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OPPORTUNITIES




Disclaimer SEGRO

The securities referred to in this presentation and which are to be offered in the rights issue also referred to herein (the “Rights Issue”) will not be registered under the U.S. Securities Act of 1933, as amended
(the "Securities Act") or under the securities laws of any state or other jurisdiction of the United States, and may not be offered, sold, taken up, exercised, resold, renounced, transferred or delivered, directly or
indirectly, in or into the United States except pursuant to an exemption from, or in a transaction not subject to, the registration requirements of the Securities Act and in compliance with any applicable
securities laws of any state or other jurisdiction of the United States.

This presentation is for information purposes only. This presentation does not constitute an offer or invitation to underwrite, buy, subscribe, sell or issue or the solicitation of an offer to buy, sell, acquire, dispose
or subscribe for securities or to take up entitlements in any jurisdiction. Nothing in this presentation should be interpreted as a term or condition of the Rights Issue. Any decision to purchase, otherwise
acquire, subscribe for, sell or otherwise dispose of any securities must be made only on the basis of the information contained in and incorporated by reference into the prospectus to be published in
connection with the Rights Issue.

This presentation contains (or may contain) certain forward-looking statements with respect to certain of SEGRO plc’s current expectations and projections about future performance, anticipated events or
trends and other matters that are not historical facts. These forward-looking statements, which sometimes use words such as “aim”, “anticipate”, “believe”, “intend”, “plan” “estimate”, “expect” and words of
similar meaning, include all matters that are not historical facts and reflect the directors’ beliefs and expectations and involve a number of risks, uncertainties and assumptions that could cause actual results and
performance to differ materially from any expected future results or performance expressed or implied by the forward-looking statement. These statements are subject to unknown risks, uncertainties and
other factors that could cause actual results to differ materially from those expressed or implied by such forward-looking statements. Statements contained in this presentation regarding past trends or activities
should not be taken as a representation that such trends or activities will continue in the future. The information contained in this presentation is subject to change without notice and, except as required by
applicable law, neither SEGRO plc, BofA Merrill Lynch, UBS, Barclays, BNP Paribas nor HSBC assume any responsibility or obligation to update publicly or review any of the forward-looking statements
contained herein. You should not place undue reliance on forward-looking statements, which speak only as of the date of this presentation. Any indication in this presentation of the price at which securities
have been bought or sold in the past cannot be relied upon as a guide to future performance. No statement in this presentation is or is intended to be a profit forecast or profit estimate or to imply that the
earnings of SEGRO plc for the current or future financial years will necessarily match or exceed the historical or published earnings of SEGRO plc. The price of shares and the income from them may go down
as well as up and investors may not get back the full amount invested on disposal of the shares. Past performance is no guide for future performance.

This presentation is directed only at persons: (i) who are investment professionals as defined in Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005, as amended (the
“Order”); (i) who fall within Article 49(2)(a) to (d) of the Order; or (iii) to whom the presentation may otherwise lawfully be communicated (all such persons together being referred to as “Relevant Persons”).
The presentation is not intended to be distributed or passed on, directly or indirectly, to any other class of persons and may not be relied upon by such persons and is therefore not intended for private
individuals. The presentation is only for Relevant Persons and must not be acted on, reviewed or relied on by persons who are not Relevant Persons.



Transaction overview SEGRO

Acquisition of Aviva's 50% interest in APP for £365m Investment in new development opportunities
(£216m cash consideration') (£340m new equity allocated)

Building scale in an attractive core market Taking advantage of strong occupier demand
* Gaining full ownership and control of unique » Opportunity for value and earnings accretion
portfolio in an attractive, supply-constrained + Strong momentum in current and near-term
market

development pipeline

* Price in line with December 2016 book value + 3.4m sq m of potential development within land

* Opportunities to add further value bank and land under option

1 for 5 fully underwritten rights issue to raise £573 million

to support acquisition and growth initiatives

1 Balance of consideration funded by disposals



Rationale for acquisition and investment in hew opportunities SEGRO

Positive market » Strong occupier demand for prime big box and urban warehouse assets in UK and

‘e Continental Europe
conditions o , . - .
 Structural tailwinds from rise of e-commerce and convenience retailing and on-going

urbanisation trends

» Limited supply driving rental growth, particularly in urban warehousing due to loss of
industrial land to alternative uses and planning restrictions on green belt land

Growth opportunities » Taking full control of APP provides additional scale and growth potential in the supply-

constrained Heathrow market
for SEGRO
* Accretive and active development pipeline

* September 2016 placing proceeds invested or allocated
* £165m of new projects identified since September 2016
* 8% yield on total development cost

» Capital discipline and strong balance sheet
* Pro-forma LTV of 28.5%, consistent with c35% once proceeds fully deployed
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Gaining full control of attractive portfolio focused on Heathrow

APP portfolio statistics
(31 December 2016)
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Greater operational flexibility; opportunities to add value

SEGRO

Asset management opportunities

* Near-term cash generation from rent-free
expiry and void reduction

*  Medium-term opportunity from capturing
reversionary rents, particularly £11m from
expiring leases on peppercorn rents in
2019

APP annualised rent at 31 Dec 2016
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Future development potential

Development underway at North Feltham
Trading Estate — 7,300 sq m of urban
warehouses, £1.2m potential rent (cE7m
cost to complete)

Further opportunities from land owned or
under option

Significant longer-term potential from re-
development of Heathrow Cargo Centre

Heathrow Airport expansion

Support from UK government for a third
runway significantly increases likelihood of
airport expansion in longer-term

879% of properties by value are in vicinity of
Heathrow, including on-airport cargo facilities

Expansion should drive demand for cargo
facilities, as well as space required by
airlines, industrial users and other airport
service companies

In line with SEGRO’s strategy of building scale in its core markets,

improving operational efficiency and delivering attractive returns




Profile of disposal assets — efficient capital recycling

SEGRO

Disposal portfolio statistics

(31 December 2016)

Gross Asset Value
Passing rent
Size

Yield profile

- Net initial

- Topped-up NIY
Vacancy (by ERV)

WAULT
- To break
- To expiry
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4.8%

2.5%

7.8 years
8.7 years
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Development momentum into 2017 and beyond... SEGRO

Significant yield premium from developments Maijority pre-let with limited speculative risk
(Development capex and yields, 2014-17e) (Letting status of development completions in 2012-16, %)
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2017e: Represents the Directors’ expectations (as at 31 December 2016) of development capital expenditure during 2017 and their estimate of the yield on cost of development projects utilising the
land bank as a whole
* The expected gross yield based on the estimated headline rent of developments when fully let. divided by the total development cost including land
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Significant development opportunities within SEGRO’s control SEGRO
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@ Current development pipeline @ Near-term development projects

* 540,480 sq m of space under construction * 522,000 sq m of space

» Current book value £162m; £171m cost £245m potential capex

to complete « » £27m potential gross rent

e £27m potential gross rent; £16m (619%)

69% rent related to potential pre-lets

secured through pre-lets
* Projected 7.8% yield on total cost

* Projected 7.7% yield on total cost §\
t* -

@ Future development pipeline! (4) Land under option

*  2.2m sq m of space * 700,000 sq m of space

* c£900m potential capex « £500m estimated capex (excl land)
* £101m potential gross rent « * £46m potential gross rent

* Projected c8% yield on total cost

1 Excludes near-term projects and potential developments on land held under option.
11



Substantial opportunity to grow rental income SEGRO

£174m from land bank and land options

Annualised gross cash rent!, £ millions
(as at 31 December 2016) 1
|
464

£93m potential from current activity
[

22.3

Passing rentat  Rent in Reversion to Vacant space ERV Current Near-term Future Land held Total
31 Dec 16 rent-free ERV (including £6.0m  (completed development development  pipeline3  under option  Potential
of spec dvpt : inali itiec2.3
X properties) pipeline  opportunities®
leted
completed In (61% let)  (69% pre-lets)

2015 and 2016)

1 Including JVs at share
2 Near-term development opportunities include pre-let agreements subject to final conditions such as planning permission, and speculative developments subject to final approval, which are expected to

commence within the next 12 months
3 Total rent potential of £128m from Near-term development opportunities and Future pipeline
4 Estimated. Excludes rent from development projects identified for sale on completion and from projects identified as “Near-term opportunities”
12
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Summary rights issue and transaction information

Rights issue terms’ Transaction structure

Proposed gross proceeds £573m Net proceeds

Rights issue terms 1 for 5 Acquisition of APP

Closing price at 9 March 2016 (cum div) 496.6p Funded by

Issue price (ex div) 345p _-Disposals —~~ £149m
Theoretical ex-rights price (TERP) 462p i - Cash consideration for APP stake

Theoretical nil-paid price (TNPP) 17p I
Issue discount to TERP 25.3% Identified development projects

New shares issued 166.0m Future development

Rights issue timetable

Announcement date
Admission of Rights Issue shares and dealings in Nil Paid Rights on London Stock Exchange
End of Nil Paid Trading (1 1am UK time)

Results of Rights Issue announced

10 March 2017
13 March 2017
27 March 2017
28 March 2017

1 New shares will not be entitled to the 2016 final dividend.

2 50% share of NAV of APP at 31 December 2016, comprising £1,097m portfolio, £340m of net borrowings and £27m of other liabilities and post year-end adjustments.

SEGRO

_ Total uses
£556m

14



Summary pro forma balance sheet! SEGRO

All figures in £m 31 Dec 2016 Acquisition Consideration? 31 Dec 2016 Net proceeds Pro forma for
pro forma  of Rights Issue3  Acquisition and

(Acquisition) Rights Issue

Investment properties 4,714.4 1,096.8 (149.9) 5,661.3 5,661.3
Investment in joint ventures 1,066.2 (363.6) 702.6 702.6
Cash 32.0 23.2 0.5 55.7 340.3 396.0
Other assets 296.1 9.5 305.6 305.6
Total assets 6,108.7 765.9 (149.4) 6,725.2 340.3 7,065.5
Borrowings (1,630.4) (363.2) (215.5) (2,209.1) 215.5 (1,993.6)
Other liabilities (297.4) (39.1) 0.3 (336.2) (336.2)
Net assets 4,180.9 363.6 (364.6) 4,179.9 555.8 4,735.7
Look-through LTV ratio 33.0% 36.7% 28.5%

1 Excluding identified and future development expenditure

2 Part of the consideration for APP will be in the form of the sale of five properties by the Group based on their book value at 31 December 2016 of £149.9m, less £0.8m rent
apportionment adjustments and tenant deposits. The total consideration for the 50% interest in APP is £364.6m. The net cash consideration is £215.5m

3 The net proceeds of £555.8 million are calculated on a 1 for 5 rights issue of new ordinary shares at 345 pence per ordinary share net of estimated expenses in connection with the

rights issue of approximately £17m.
15



Rationale for acquisition and investment in hew opportunities SEGRO

Supportive market » Strong occupier demand for prime big box and urban warehouse assets in UK and

‘e Continental Europe
conditions o , . - .
 Structural tailwinds from rise of e-commerce and convenience retailing and on-going

urbanisation trends

» Limited supply driving rental growth, particularly in urban warehousing due to loss of
industrial land to alternative uses and planning restrictions on green belt land

Growth opportunity » Taking full control of APP provides additional scale and growth potential in the supply-

constrained Heathrow market
for SEGRO
* Accretive and active development pipeline

* September 2016 placing proceeds invested or allocated
* £165m of new projects identified since September 2016
* 8% yield on total development cost

» Capital discipline and strong balance sheet
* Pro-forma LTV of 28.5%, consistent with c35% once proceeds fully deployed

16
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SEGRO portfolio at 31 December 2016 SEGRO

Customer sectors (headline rent, SEGRO share)

Portfolio by type and location (valuation, SEGRO share)
Other 7%

Higher value use, 6%

Urban warehousing
54%

Services & Utilities Food and general

Big box warehouses 8% manufacturing

0
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2016 Full Year Results Summary SEGRO

+7.1% +4.0% +5.1% +8.0% 330
Adj EPS Ifl net rental DPS EPRA NAV LTV ratio
(19.7p) income (16.4p) (500p)

= Strong results and financial position

=  Reflecting
—  Disciplined capital allocation and operational excellence
—  Favourable demand/supply fundamentals

=  High quality pipeline of growth opportunities
—  Near term underpinned by pre-leasing
—  Considerable optionality over remaining opportunities

Optimistic outlook for 2017 and beyond
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2016 performance driven by disciplined capital allocation & operational excellence SEGRO

Leasing and Asset Management

*  Low vacancy rate of 5.7%
*  4.0% like for like rental growth

e £45m contracted headline rent,
including £23m of pre-lets signed

*  5.4% uplift from rent reviews and
renewals

*  £565m of asset disposals

¢ Two conditional residential land
sales agreed

e Smaller land sites sold into SELP

Note: All figures for 2016 or as at 31 December 2016

*  £302m of development capex in
2016
* 421,600 sq m new space
completed
— 37 projects
- £29m of potential rent,
80% secured
—  8.2% yield on cost

Acquisitions

*  £90m of asset acquisitions
Added to scale in Italy, Spain and UK
big box

 £155m of land acquisitions
Including from Roxhill and East Plus
agreements

Developed and let

Acquired

)&
> |

Navigation Park; Enfield




Disciplined capital allocation central to SEGRO strategy SEGRO

Key elements of SEGRO strategy Disposal and investment activity since 1 January 2012, £bn

To be the pre-eminent owner-manager

and developer of industrial and 3.5
warehouse properties in Europe
and a leading income-focused REIT 30
2.5 Dvpt
capex
2.0 (£0.8bn)
5 Land
S I : £0.4b
Disciplined ——
Capital § Operational 1.0
Allocation § Excellence
0.5
Efficient capital and 00
Disposals Asset acquisitions Development capex

corporate structure
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Development potential from land bank

SEGRO

Geographic split of land bank, by potential ERV'
(31 December 2016)

Italy/Spain
14%

All figures include joint ventures at share.
1 Future development pipeline including near-term projects but excluding land under option.

Development land bank
(31 December 2016)

* Gdansk

.
Hamburg W s
» Poznan
Berlin odz
. ” kodz
Leipzig
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.
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Prime logistics yields vs 10 year bond yields

SEGRO

12.0

10.0

8.0

6.0

4.0

2.0

0.0

Source: CBRE, Bloomberg (data correct at 31 December 2016)

2004 2005 2006 2007 2008 2009 2010 2011

I

2012 2013 2014 2015 2016

Warsaw: 6.0%
Paris: 5. 5%
Dusseldorf: 4.9%

London: 4.5%

UK 10yr bond: 1.2%
Germany 10yr bond: 0.2%
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lllustrative rights issue effects

SEGRO

Pre Issue : 1 for 5 rights issue : Post issue
Number of shares 830.2m : 166.0m : 996.2m
Share price (ex-div, 9 March 2017)" (A) 485.4p : :
Issue price (B) : 345p :
Theoretical ex-rights price (TERP) (C) | ) 462.0p
Equity value £4,030m : £573m : £4,603m
Theoretical nil-paid price (C-B) : 117p :
Discount to TERP ( 1-(B/C) ) : 25.3% :
Indicative bonus adjustment factor? (A/C) 1 1.05 )
2016 Adjusted EPS, pence 19.7 : ; 188
2016 Dividend per share, pence 16.4 : : 15.6
2016 EPRA NAV, pence (ex-div) 489 : 1 465

t

1 Based on the share price as at 9 March 2017 and a final dividend of 11.2 pence
2 The indicative bonus adjustment is calculated from the ex-div share price at the close on 9 March 2017, divided by the TERP.
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