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STRENGTH, BREADTH & DEPTH OF OCCUPIER DEMAND
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SEG RO 1 Net new rent on existing space reflects headline rent agreed on new leases less passing rent lost from space taken back during the year; new rent contracted is total headline rent secured or (in 2
the case of developments) agreed in the year.



ABILITY OF OUR TEAMS TO SOURCE NEW OPPORTUNITIES
IN COMPETITIVE MARKETS

REPURPOSING LAND
ASSETS ACQUISITIONS

URBAN
OPPORTUNITIES
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£1.3 billion invested in asset and land acquisitions
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SIGNIFICANT PROGRESS WITH RESPONSIBLE SEGRO

A Reduced operational carbon emissions by 10%
A Increased visibility of customer energy use to 54%

A Carried out life cycle assessments on over 440,000 sq m of developed space

CHAMPIONING

LOW-CARBON
A Established the Community GROWTH Undertook a National Equality

Investment Plan (CIP) Standards audit

framework
Diversity & Inclusion as well as
Setting up our first plans in Inclusive Leadership training across
key markets such as the UK, the business
France, Germany and Poland INVESTING IN
OUR LOCAL NURTURING Established a Wellbeing Fund for

Appointed 41 Community COMMUNITIES TALENT SEGRO employees
Champions across the group AND

ENVIRONMENTS
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ENABLES EXTRAINA}RY
THINGS TO HAPPEN

Strong financial
results

Driving value
and growth
from our
portfolio

Leveraging our
operating
platform to
create new
opportunities

Confident
outlook




WE CREATE THE SPACE THAT
ENABLES EXTRAORDINARY
THINGS TO HAPPEN

Strong financial Driving value Leveraging our Confident
results and growth operating outlook
from our platform to
portfolio create new

opportunities




FULL YEAR 2021 FINANCIAL RESULTS

£356m PAAD 24.3p

Adjusted profit before tax
+20.3%

AL 1,137p  [RELL

Adjusted NAV per share3
+39.7%

Dividend per share
+10.0%

1 Average number of shares was 1,197.7 million in 2021.
2 Percentage valuation change based on difference between opening and closing valuation for all properties including those under construction and land, adjusting for capex, acquisitions and disposals.
3 Adjusted NAYV per share is in line with EPRA NTA.

SEGRO



CONSISTENTLY DELIVERING STRONG RETURNS

Passing Rent

Adjusted NAV' per share

1,300 R
550 (2% CAGR o 1990 ChG
S 1,050
HE{ 450 ;‘i .
2 < S 800
v Z a
o 320 518 z 1137
2 462 g 550 814
£ 250 350 378 5 650 700
288 324 < 556
300
150 2016 2017 2018 2019 2020 2021
2016 2017 2018 2019 2020 2021
: : Dividend per share
Ad]UStGd €arnings per share (Distribution policy of 85-95% of full year adjusted earnings)
30
30 % CAGR y
g ? g 9%o CAGR
g 25 o 25
B 20 5 20
J: 23.4 24.4 2
3 15 ] 18.8
2 188 § 15.7 E
10 10
2016 2017 2018 2019 2020 2021 2016 2017 2018 2019 2020 2021

SEG RO 1 Adjusted NAV is in line with EPRA NTA which was introduced 1 January 2020. The 31 December 2019 net asset value has been restated.




13% GROWTH IN NET RENTAL INCOME

Proportionally consolidated net rental income (excluding joint venture fees), 2020-21, £ million

Like for like NRI
£20m

Group +4.9%

£447m
CE +3.6% £(10)m

. JVs

£(5)m £100m
£395m

Group

£347m
2020 net rental income Like-for-like Completed Disposals Acquisitions Other 1 2021 net rental income 2

NRI developments

1 Other primarily includes properties taken back for redevelopment (-£4m) and impact of change of exchange rate (-£4m).
2 Proforma 2021 net rental income can be found on slide 38.
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20% INCREASE IN ADJUSTED PBT

Adjusted income statement 2021 2020
Change
£m £m SELP performance fee:
— Net £13 million recognised in the period had
Gross rental income 447 393 1.1p impact on EPS
) — Excluding that EPS would have been 28.0p
Property operating expenses (100) (88) (+10.2%)
Net rental income 347 305 +13.8% - Furt'her perfc?rmance fee may be due at 10-year
anniversary in October 2023
Share of joint ventures’ adjusted profit after tax' 56 61
Joint venture fee income 52 22 .
Total cost ratio
e — Lower at 20.2% (2020: 21.1%)
Administration expenses &2 (52) — 17.6% excl share based payments (2020: 18.8%)
Adjusted operating profit 396 336 +17.9%
Net finance costs (40) (40)
. . FX
Adjusted profit before tax 356 296 +20.3% — 2021 EUR/GBP average rate 1.16
Adjusted EPS 291 254 +14.6% — Using year-end rate of 1.19, Adjusted profit
' ' ’ before tax would have been £2 million lower
Average share count 1,197.7 1,149.8 (EPS -0.2p)

1 Net property rental income less administrative expenses, net interest expenses and taxation.
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£4.1 BILLION VALUATION SURPLUS

Portfolio UK Continental Europe
+28.8% +32.2% +22.5%
. £4,500m
g. £4,000m _ ——
§ £3.500m .
S £3,000m I
(4]
o £2,500m -
S £2,000m
8 £1,500m
)
S £1,000m
2 £500m
£0m
Total London Thames Valley UK Big Box Germany France Poland Italy Spain
Portfolio value £18.4bn £7.3bn £3.1bn £1.7bn £1.7bn £1.9bn £0.7bn £1.3bn £0.4bn
Whole portfolio (including
acquisitions, land & 28.8% 35.8% 27.4% 26.6% 22.1% 19.7% 14.7% 31.9% 27.0%

developments)

SEGRO
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DRIVEN BY YIELD SHIFT, ASSET MANAGEMENT

AND RENTAL GROWTH!

Property yield?: 3.8%

2020: 4.5%
London | AN~ 50bps
Thames |~ ~ = = = .
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SEG RO 1 Yield on standing assets at 31 December 2021; ERV growth based on assets held throughout 2021.
2 Net true equivalent yield.

ERV growth: 13.1%

2020: 2.5%

+23.5% U K.
+12.2% +18.8%
+8.9% 2020: +3.1%
+3.3% Cont.
+6.0% Eur:

+4.1%
+5.9%

2020: +1.5%
+0.2%

A

SEGRO (mainly urban): +5.0%
SELP (big box): +3.4%
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SIGNIFICANT REVERSIONARY POTENTIAL TO BE CAPTURED

Accumulated reversion to ERV in the portfolio!, £m
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1 Reversion on let space only, excludes vacancy.
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B Headline rent ERV

2022 2023 2024 2025 2026

2 Rent subject to review only, excludes expiries.
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BALANCE SHEET POSITIONED TO SUPPORT FURTHER
GROWTH
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4.2%

2013 EZRU

LTV ratio and average cost of debt

(incl share of joint ventures), 2013-21
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— Ave cost of debt
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2020 pZgl

1.5%

2021

5.0%

4.0%

3.0%

2.0%

1.0%

0.0%

1G9p JO 150D dberdny

Issued new €1bn Green Bonds:
€500m SELP 0.875%, due 2029
€500m SEGRO 0.5%, due 2031

Net debt £4.2bn
(FY 2020: £3.1bn)

Debt maturity 8.6 years
(from 9.9 years at end-2020)

£1.1bn liquidity
cash and available bank facilities

Estimated development capex:
2022: c£700 million

Disposals:
1-2% of GAV per annum
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STRONG FINANCIAL
RESULTS

Strong earnings growth driven by the capture of
reversion, lettings and development

29% increase in the value of the portfolio

£1.3bn of new financing to fund future growth

2021 full dividend increased by 10%

SEGRO

SEGRO Park Enfield, London



WE CREATE THE SPACE THAT

ENABLES EXTRAORDINARY
THINGS TO HAPPEN

Strong financial Driving value Leveraging our Confident
results and growth operating outlook
from our platform to
portfolio create new
opportunities

SEGRO



FAVOURABLE MARKET DYNAMICS

@

Record levels of take
up across Europe in 20211
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33 million sqm of space
needed over next 5 years across Europe to
support growth of e-commerce?

ddg
C
C
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Vacancy at a record low level of 3.5%3

1 Source: Savills.
2 Source: CBRE.
3 Source: Savills.

SEGRO

4 Source: Savills - €62 billion = £52 billion based on exchange rate of €1.16:£1.

£52 billion invested into industrial
assets across Europe*
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HIGH DEMAND FROM A DIVERSE RANGE OF OCCUPIERS

Contracted rent1 ®m Net new rent on existing space B New rent contracted @ m
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1 Net new rent on existing space reflects headline rent agreed on new leases less passing rent lost from space taken back during the

year; new rent contracted is total headline rent secured or (in the case of developments) agreed in the year.
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ACTIVELY MANAGING THE EXISTING PORTFOLIO

High levels of customer retention and

Capturing reversion from

continued low vacancy'’ renewals and reviews?
9 100 25
Includes impact of Heathrow
8 90 S re-gears?
80 T 20
7 . : /\
S 6 77% 70§ | E
% 60 3 5 15
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9 4 o = +12.2% . 11 79
> 40 2 S 10 .
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. ~ .00
—_— Retention 3.20, < =
2 20 S
—  Vacancy = +5.4%
1 &
N
0 0 0
2013 2014 2015 2016 2017 2018 2019 2020 2021 2015 2016 2017 2018 2019 2020 2021
1 Vacancy rate based on ERV at 31 December 2021; customer retention rate based on headline rent retained in the same or alternative SEGRO premises. 19
SEG RO 2 Uplift in 2019 and 2020 included re-gears on the peppercorn leases in the Heathrow portfolio so capture of reversion was higher - all of the re-gears have now been completed.



ASSET MANAGEMENT INITIATIVES REDUCING CARBON
EMISSIONS AND CREATING VALUE

Refurbishment driving All SEGRO procured energy now
additional value on renewable tariffs

Driving increased visibility of Adding Green lease clauses to help us
customer energy use achieve our net zero-carbon goals

SEGRO
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ANOTHER STRONG YEAR OF DEVELOPMENT
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Potential new headline rent, £m
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SEGRO

839,200 sqm

of new space completed

47

projects

£52m

potential headline rent (93% leased)

6.8%

average yield on cost

98%

targeting BREEAM ‘Excellent’ or ‘Very Good’

(or local equivalent)
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CHAMPIONING LOW-CARBON GROWTH IN DEVELOPMENT

SEGRO

Increasing the use of timber
instead of steel

Increasing our solar capacity
by adding photovoltaic
panels

81 Hoeksteen, The Netherlands

Using low carbon concrete
alternatives

Promoting biodiversity
on our estates
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COMMUNITY INVESTMENT PLANS

“We will create and implement Community Investment Plans for every key
market in our portfolio by 2025.”

EMPLOYMENT ECONOMY ENVIRONMENT

Developing training and Working with our Improving the local
employment customers to support environment
opportunities our local economies beyond our spaces

SEGRO 23



WE CREATE THE SPACE THAT
ENABLES EXTRAORDINARY
THINGS TO HAPPEN

Strong financial Driving value Leveraging our Confident
results and growth operating outlook
from our platform to
portfolio create new

opportunities




A RECORD YEAR - £2 BILLION OF INVESTMENT

DEVELOPMENT

£649m of development capex

Includes £99m infrastructure spend

ACQUISITIONS

A £997m of asset acquisitions

A £326m of land acquisitions

DISPOSALS

A Older UK assets as part of a swap
A Portfolio of urban warehouses in Italy

A SEGRO sales to SELP

FLEXIBLE INDUSTRIAL SPACE

! ' <6R.comflondon/heathrow | S
1}




£1.3 BILLION OF ACQUISITIONS — CREATING NEW
OPPORTUNITIES IN COMPETITIVE MARKETS

URBAN OPPORTUNITIES REPURPOSING ASSETS LAND ACQUISITIONS

A UK asset swap A Reacquisition of Slough office portfolio A £326m of land acquisitions across the UK

' : and Europe
A Forward-funded agreements A Former multi-level car dealership and

) ) servicing centre in unique inner city Paris
A Older assets with short-term income that location

have redevelopment potential




WE CREATE THE SPACE TF
ENABLES EXTRAORDINARY.
THINGS TO HAPPEN

Strong financial Driving value Leveraging our Confident
results and growth operating outlook
from our platform to
portfolio create

opportunities




SUPPORTIVE LONG-TERM STRUCTURAL DRIVERS
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A PRIME PORTFOLIO OF ASSETS AND A P.
OPERATING PLATFORM

Portfolio split by geography and asset type
(at 31 December 2021)

Other,
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£1.2bn -
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DEMAND-SUPPLY CONDITIONS SUPPORTIVE OF FURTHER
RENTAL GROWTH

Dernand Supol SEGRO SEGRO
Property Type Region % of portfolio! o PPy 5 year average ERV growth
conditions conditions .
ERV growth expectations
UK 55% 7.4%
Urban
warehouses Continental 129 3204
Europe 0 0
UK 8%?2 2.7%
Big box
warehouses Continental 21% 1.8%
Europe .

...with £114m of reversionary potential to capture (including £25m of vacant space)

1 Percentage of portfolio based on valuations as of 31 December 2021. 4% of the portfolio in other uses of industrial land, e.g. self-storage, car showrooms, offices.
2 Includes big box warehouses in the Midlands (within National Logistics) and South East England.

SEGRO 30



£390+ MILLION OF POTENTIAL RENTAL INCOME
FROM FUTURE DEVELOPMENT

SEGRO land bank (31 December 2021) & " - = G w
/ g ) S % = & g 5 Q>
e = o = o R Q
3 5 < SE QEgE EE e £2 8%
e P S £y SE& g8 Sz g% g2
$8 = E9T PRy s > oa X3
[ 29 o) v o
(O MIDLANDS & w o o
O AMSTERDAM BERUINO  pozNAR Q) O WARS,
LONDON & VENLO DUSSELDORF LEIPZIG £o0Z Q) O STRYKOW 1-12
v (S OiiGam o Current 801,360 3802 62 70%  60% "
(8 © Ovrracue  OGLIWICE months
Oraris Near-term 12-18
1 334,100 271 20 5.7% 97%
pre-lets months
1 1-7
LroN O A" Future 27m 1,632 149 6-7% -
years
BOLOGNA Q)
Optioned 1-10
MARSELEO) prion: cl6m 2,700  c160 6% -
" ROME land years
BARCELONA o
1-10
SIMADRID Total 54m 4,983 391 c6% -
years
Potential annualised gross rent from current, near-term and Potential annualised gross rent from current, near-term and
future pipeline3, by asset type (£231 million at 31 December 2021) future pipeline>, by region (£231 million at 31 December 2021)
. =0 .
Big box (66%) Urban (30%) §3 UK (56%) Continental Europe (44%)
SEG RO 1 Future development pipeline in the 2021 Full Year Property Analysis Report. | 2 Total development cost of £886m including opening land value and capex already incurred 31
3 Estimated average yield on total development cost | 4 Land secured by way of options or conditional on contract | 5 Excludes optioned land.



POTENTIAL >£1 BILLION RENTAL INCOME

Annualised gross cash passing rent!, £ million
(as at 31 December 2021)

Passing rent at
31 December 21

SEGRO

£257m potential from current activity

62

114 o

o -

Plus: further growth potential from
rising ERVs and indexation

20

£309m from land bank
and land options

1604

Plus: further growth potential from

redevelopment opportunities within the
portfolio

Land held

+109%

Total

Current development

Reversion (£89m) and
pipeline (60% let)

Rent in
vacant space (£25m)

rent-free

Near-term pre-let
development
opportunities?3

Future

pipeline3 under option>

1 Including JVs at share | 2 Near-term development opportunities include pre-let agreements subject to final conditions such as planning permission, which
are expected to commence within the next 12 months | 3 Total rent potential of £169m 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”

5 Land secured by way of options or conditional on contract.

Potential

32



CONFIDENT OUTLOOK

o
1]

Supportive
% structural OE
trends |
Restricted
Strong balance land
sheet availability
limits supply
RESPONSIBLE response
= o
Pan-European Prime
operating portfolio
platform @ of existing
, assets
Exceptional
landbank for
development

SEGRO




ENABLES EXTRAINA}RY
THINGS TO HAPPEN

Strong financial
results

Driving value
and growth
from our
portfolio

Leveraging our
operating
platform to
create new
opportunities

Confident
outlook




APPENDIX 1

Portfolio and Financial Data
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ADJUSTED INCOME STATEMENT
(JVS PROPORTIONALLY CONSOLIDATED)

2021 2020
Group JVs Total Group Vs Total
£m £m £m £m £m £m
Gross rental income 447 135 582 393 121 514
I (100)
Net rental income
! 22

Administration expenses (59)

Adjusted profit before tax

1 The management fees earned from joint ventures are recorded at 100% in SEGRQO'’s income statement (2021, £52 million; 2020: £22 million) - including £26 million performance fee income. As a 50% owner of the joint ventures,
SEGRO's share of JV income includes approximately half the cost of these fees in JV property operating expenses (202 1: £24 million; 2020: £10 million) - 2021 expense includes SEGRO share of performance fee of £13 million.
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