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H1 2018 — Another period of delivery SEGRO

Strong financial results and capital structure

Disciplined capital allocation — improving portfolio
scale and quality, reducing risk
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Strong momentum SEGRO

Powerful structural drivers of occupational
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Modest new speculative supply in most
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Significant further income growth potential
from development and asset management

Strong capital structure




2018: Delivering on our strategy SEGRO

Strong financial results and capital structure

Disciplined capital allocation — improving portfolio
scale and quality, reducing risk

Operational excellence — delivering strong
operating results and development growth

Significant further growth opportunities




Strong financial results and capital structure SEGRO

. i
= Earnings growth +21.3% pre-?;istaer?)fit
—  Development completions Adijusted EPS

. . +11.3% ’
—  Like-for-like rental growth 10.8p
— Reduced financing costs +2.3% Like-for-like net rental

income growth

I EPRA NAV per sh

= Strong capital structure +8.5% ki
—  5.9% portfolio value growth L .

— Net investment of £251 million 290, oan to Value ratio

(FY 2017: 30%)

Interim dividend per

= 2018 interim dividend increased by 5.7% 5.55p share

(H1 2017: 5.25p)




2.3% growth in 6 month like-for-like net rental income

Proportionally consolidated net rental income (excluding joint venture fees), H1 2017-18

£130.7m
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£7.9m £2.3m £(1.00m
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Group: +2.3% Including lower share of
UK: +2.9% JV fees paid within
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£152.5m

Group
£121.2m

H1 2018 net

rental income

SEGRO

£150.8m

JVs
£31.4m

Group
£119.4m

Pro forma
H1 2018



2 1% increase in Adjusted PBT SEGRO

Adjusted income statement

H1 2018 H1 2017
£m £m
e Cost ratio of 22.5%
Gross rental income 145.1 127.3 (H1 2017: 22.9%)
Property operating expenses (23.9) (23.9) =———g—>| ¢« 19.3% excl LTIPs
. 0
Net rental income 121.2 103.4 (el 20075 20
Share of joint ventures’ adjusted profit! 24.6 22.1
Administration expenses (20.7) (17.5)
Joint venture fee income
Joint venture fee income 8.7 16.5 =———————> )
e APP feesin H1 2017
Adjusted operating profit 133.8 124.5 » Y 2018 underlying IV fee income
Net finance costs (23.2) (33.3) expected to be c£17m
Adjusted profit before tax 110.6 91.2 * c£10m net impact of SELP
performance fee to be recognised in
Tax on adjusted profit 1.5% 0.8% 2H 2018 adjusted earnings

1 Net property rental income less administrative expenses, net interest expenses and taxation



8.5% increase in EPRA NAV SEGRO

Components of EPRA NAV change, 31 December 2017 to 30 June 2018

48p
Land & dev'pt 11p

(Mp
11p
I

(11)p

31 December 2017 H1 2018 2017 final dividend Realised and Exchange rate and 30 June 2018
Adjusted EPS unrealised gains other



£488m valuation surplus SEGRO

UK: +6.4% Continental Europe: +2.6%
£500m +3.6%
+4.5% 1A%
+2.1%
£400m +3.0% —— ]
I
£200m
£100m
£0m
Total I London Slough Midlands Big  Germany France Poland Italy
| Box

Percentage change relates to properties held throughout H1 2018, including JVs at share.



Driven by asset management, yield shift and rental growth' SEGRO

Equivalent yield: 5.19%?2 ERV growth: 1.7%

London WAt 30 June 2018 +3.1% London ERV

- Change since 31 +1.6% UK: Heathrow +3.3%

Slough .
Dec 2017 +2.3% Park Royal +2.4%

Midlands Big Box +0.4% N&E London +4.7%
Germany +0.6% By owner ERV
Ital 519, SEGRO +0.9%
a +2.
/ ’ Sl SELP +0.4%
Eur.
France +0.3% +0.6%
Poland +0.2%
0.0% 2.0% 4.0% 6.0% 8.0%

1 Yield on standing assets at 30 June 2018; ERV growth based on assets held throughout H1 2018.
2 Net true equivalent yield
10



Efficient capital structure SEGRO

LTV ratio and average cost of debt (incl share of joint ventures), 2012-18

=  Average debt duration of 10
60%  4.6% 5.0% years
42%  4.2%
0
4.0% % = £500m+ estimated development
o 40% a capex (of which £100m is
= 30% » .
© 21%  2.0% P infrastructure and land)
o
> n
H . 20% o
20% a = 2018 disposals expected to be
o o . o o 1.0% & £300-350m
4 H H H E
wn < < o o
0% 0.0% )
~N ™ < n Ne) N ) = £1.2bn of cash and available
Q Q Q Q Q Q I facilities

mmm | TV ratio - Ave cost of debt
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Strong financial results and capital structure SEGRO

= Growing earnings

= Strong capital structure

= 2018 interim dividend increased by 5.7%
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2018: Delivering on our strategy SEGRO

Strong financial results and capital structure

Disciplined capital allocation — improving portfolio
scale and quality, reducing risk

Operational excellence — delivering strong
operating results and development growth

Significant further growth opportunities

San Gi%anni. 2
- Avem
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Improving portfolio scale and quality, reducing risk SEGRO

£280m of development capex £56m of acquisitions

Development capex : Continental European
and infrastructure : 7 Al A urban warehouses

London, 3%  Poland, 2%
Netherlands, 8%
Germany, 9%

aly, £50m of A S I 19% interest
Spain, 11% 7 development land ot in Sofibus

France, 20%

Land acquisitions

Big box warehouse
sales to SELP

Less core assets

Gonesse Gay Lussac
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2018: Delivering on our strategy SEGRO

Strong financial results and capital structure

Disciplined capital allocation — improving portfolio
scale and quality, reducing risk

Operational excellence — delivering strong
operating results and development growth

Significant further growth opportunities
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Driving performance through asset management.... SEGRO

Strong leasing success in 2018...! ...high levels of occupancy and ... and capturing reversion from
customer retention...2 renewals and reviews3
60 ™ New rent contracted 9 95 10
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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.
2 Vacancy rate based on ERV, customer retention rate based on headline rent retained in the same or alternative SEGRO premises.
3 Headline rent agreed on lease renewals, reviews and re-gears compared to previous headline rent.
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...and through development SEGRO

Urban warehouses Big box warehouses

Rl ks T

TEPEN P vy |

R TN

7 < e
¢ Vailog Logistics Park Castel San Giovann

SEGRO Logistics Park Aulnay

280,000

8.0%

sq m

Completed
developments
(at 100%)

1 Completed developments and buildings under construction 17

Potential Yield on cost Uplift on
rent (at share) development!
—78% secured




2018: Delivering on our strategy

SEGRO

- SEGRO Business Park Zeran, Warsaw

Strong financial results and capital structure

Disciplined capital allocation — improving portfolio
scale and quality, reducing risk

Operational excellence — delivering strong
operating results and development growth

Significant further growth opportunities




Powerful structural drivers of occupational demand

Urbanisation Technological revolution

Reduced land More demand for E-commerce Warehouse
availability goods and services growth automation

Intensification of “Green” delivery Digital data and Power and data
land use vehicles the cloud connectivity

SEGRO
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Favourable market conditions

SEGRO

Low vacancy rates across Europe
(5.0% estimated aggregate pan-European vacancy rate; source: JLL)
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Big box warehouse vacancy rate, 31 March 2018
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Structural tailwinds

Benign economic backdrop

Take-up levels remain strong, new development
mostly pre-let

Supply and availability well balanced with demand

European warehouse development remains substantially pre-let
(Logistics space under construction at 31 March 2018; source: JLL)

3.0
W Pre-let B Speculative
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Italy -

Net. [N

France
Spain

Under construction
million sqm
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Germany | EEEEEEEEENN

Belgium .
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Current development pipeline: £54m rent, 48 projects, 1.1m sq m space SEGRO

XPOLogstics

amazon
N

Rapid leasing of speculative space
(Letting status of development completions in
2014-18, %)

100% < P
* *

80%

_— 7 “urin. ltalv X
. < 1 60%
o o ssnmies@EEY o 0
» zalando e r o
- EarL P East Midlands constr -
0%

2014 2015 2016 2017 2018

.. M Pre-let m Speculative ¢ Let at 30 June 18
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Significant early progress at SEGRO Logistics Park East Midlands Gateway SEGRO

Land and infra costs'
— £139m spent

" — : = Rail Freight
= s o Terminal

- < S
NN

KUEHNE - NAGEL i “."'
m—— H

Construction costs’
— £27m spent

Total potential space
— 250,000 sg m

East Midlands under construction?

Airport

Total potential rent
— £11.8m secured
— 7% yield on cost

1 Includes costs relating to Shop Direct building which will be sold on completion

2 Includes mezzanine floors; 177,000 sq m based on footprint.
22



Development
pipeline
Estimated cost to
complete (£m)

Current 1,076,300 4262
Near-term 236,700 149
pre-lets

Future! 2.0m 894

Optioned land 908,000 n/a

Potential annualised gross rent from current, near-term and future pipeline, by

country (£162 million at 30 June 2018)

Potential
gross rent (£Em)

Estimated
development yield

7.1%

7%

7-8%

7%

Proportion
pre-let
Expected
delivery

1-12 months

12-18 months

b

ltaly (22%) Poland France

* Diisseldorf
+*Cologne
Erankfurt

Stuttgart
.

Switzerland )
__,)’" \:trw
Milan  Verona,

Bologna

1 Future development pipeline in the 2018 Half Year Property Analysis Report.

2 Total capex of £587m including capex already incurred.

Germany (20%)



Substantial opportunity to grow rental income SEGRO

£145m from land bank and land options*

Annualised gross cash passing rent!, £ million f
(as at 30 June 2018) f 1
54
£147m potential from current activity 91 -
A
f |
17
54
|
o [
2o [
1
Of which £8m
suitable for SELP
Passing rent at Rent in Reversion Current Near-term pre-let Future Land held under Total
30 June 18 rent-free (£28m) and development development pipeline3 option Potential
vacant space pipeline opportunities?3

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 £108m 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” 24



Strong momentum SEGRO

Powerful structural drivers of occupational
demand

Modest new speculative supply in most
markets

Significant further income growth potential
from development and asset management

Strong capital structure
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EPRA performance measures

SEGRO

30 June 2018

30 June 2017

31 December 2017

£m £p per share

£m £p per share

£m £p per share

EPRA' Earnings 108.6 10.8 90.5 9.7 192.8 19.9
EPRA NAV 6,126.1 603 5,035.5 504 5,607.7 556
EPRA NNNAV 5,965.1 587 4,728.8 472 5416.0 537
EPRA net initial yield 4.2% 4.7% 4.3%
EPRA topped-up net initial yield 4.5% 5.0% 4.8%
EPRA vacancy rate 4.8% 5.5% 4.0%
EPRA cost ratio (including vacant 22.5% 22.9% 24.6%
property costs)

EPRA cost ratio (excluding vacant 20.8% 20.7% 22.1%

property costs)

1 For the periods presented, EPRA EPS is the same as Adjusted EPS.
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Adjusted income statement (JVs proportionally consolidated) SEGRO

H1 2018 H1 2017

Group Vs Total Group JVs Total

£m £m £m £m £m £m

Gross rental income 145.1 36.9 182.0 1273 373 164.6
Property operating expenses (23.9) (2.0) (25.9) (23.9) (2.1) (26.0)
Net rental income 121.2 34.9 156.1 103.4 35.2 138.6
JV management fee income 8.7 (3.6) 5.1 16.5 (7.9) 8.6
Administration expenses (20.7) (0.6) (21.3) (17.5) (0.4) (17.9)
Adjusted operating profit 109.2 30.7 139.9 102.4 26.9 129.3
Net finance costs (23.2) (4.0) (27.2) (33.3) (3.4) (36.7)
Adjusted profit before tax 86.0 26.7 112.7 69.1 23.5 92.6
Tax and non-controlling interests (2.0) (2.1) (4.1) (0.7) (1.4) (2.1)
Adjusted profit after tax 84.0 24.6 108.6 68.4 22.1 90.5

1 The management fees earned from joint ventures are recorded at 100% in SEGRO’s income statement (H1 2018: 8.7 million; H1 2017: £16.5 million). As a 50% owner of the
Joint ventures, SEGRQO’s share of JV income includes its share of these fees in JV property operating expenses (H1 2018: £3.6 million; H1 2017: £7.9 million).
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Balance sheet (JVs proportionally consolidated) SEGRO

30 June 2018 31 December 2017

Group Vs Total Group JVs Total

£m £m £m £m £m £m

Investment properties 7,348.6 1,393.1 8,741.7 6,745.4 1,280.2 8,025.6
Trading properties 34.4 0.6 35.0 12.5 0.6 13.1
Total properties 7,383.0 1,393.7 8,776.7 6,757.9 1,280.8 8,038.7
Investment in joint ventures 873.8 (873.8) — 792.0 (792.0) -
Other net liabilities (64.5) (79.9) (144.4) (10.3) (45.3) (55.6)
Net debt (2,114.9) (440.0) (2,554.9) (1,954.2) (443.5) (2,397.7)
Net asset value' 6,077.4 - 6,077.4 5,585.4 - 5,585.4
EPRA adjustments 48.7 223
EPRA NAV 6,126.1 5,607.7

1 After non-controlling interests

30



Total Cost Ratio

Total cost ratio, H1 2017-18 (proportionally consolidated)

Incl. joint ventures at share H1 2018 H1 2017

£fm £m
Gross rental income (less reimbursed costs) 180.6 163.6
Property operating expenses 239 239
Administration expenses 20.7 17.5
JV operating expenses 6.1 6.1
JV and other management fees? (10.1) (10.0)
Total costs’ 40.6 37.5
Of which share based payments (5.7) (4.2)
Total costs excluding share based payments 34.9 33.3
Total cost ratio 22.5% 22.9%
Total cost ratio excluding share based payments 19.3% 20.4%

1 Total costs include vacant property costs of £3.1m for H1 2018 (H1 2017: £3.6m)

2 Includes JV property management fee income of £8.7m and management fees of £1.4m (H1 2017: £9.0m and £1.0m respectively)

SEGRO
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EPRA capital expenditure analysis SEGRO

H1 2018 H1 2017 »  Approximately 50% of completed
properties capex was for major
Group Vs Total Group Vs Total . . .
m m m m m m refurbishment, infrastructure and fit-
_— out costs prior to re-letting.

Acquisitions 77.5 53.9 1314 1,143.6 155 1,159.1
Development! 208.6 21.7 2303 184.0 31.0 215.0
Completed properties? 8.6 3.4 12.0 7.9 2.0 9.9
Other? 8.7 3.1 11.8 5.0 1.6 6.6
TOTAL 303.4 82.1 385.5 1,340.5 50.1 1,390.6

1 Includes wholly-owned capitalised interest of £3.6 million (H1 2017: £2.5 million) and share of JV capitalised interest of
£0.2 million (H1 2017: £0.3 million).

2 Completed properties are those not deemed under development during the year

3 Tenant incentives, letting fees and rental guarantees
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Look-through loan-to-value ratio SEGRO

30 June Weighted average 31 December Weighted average
2018 cost of gross debt, 2017  cost of gross debt,
£m %' £m %'
Group gross borrowings 2,156 2.2 2,063 23
Group cash & equivalents (41) (109)
Group net borrowings 2,115 1,954
Share of joint venture net borrowings 440 1.4 444 1.4
SEGRO net borrowings including joint ventures 2,555 2.0 2,398 2.1
at share
Total properties (including SEGRO share of 8,777 8,039
joint ventures)
‘Look-through’ loan to value ratio 29% 30%

1 Figures exclude commitment fees and amortised costs
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Debt maturity profile at 30 June 2018, £m SEGRO

Debt maturity by type and year, £ millions
(as at 30 June 2018)

1,200

1,000 I

800

# JV undrawn at share
mJV debt at share
600 SEGRO undrawn
SEGRO bank debt
m SEGRO PP notes
m SEGRO bonds

400

200

2029 IS

2030

2020 YR
]

2021

2025 N

2026

2027 I

2028

2037 IS

2035 N

2032 1
2036

2018
2022 N
2023
2024 1R
2031
2033
2034

o
2019 1R
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Euro currency exposure and hedging

Balance sheet, £m
30 June 2018

3,000

Assets 68% hedged

[ ] Other euro

2,500
2,000 liabilities
® Euro currency
1,500 swaps
1,000 H Euro debt
>00 B Euro gross assets

Income Statement, £m
6 months to 30 June 2018

70

o

Income 55% hedged
60 V—
50

40

30
20
10

0

® Euro income

H Euro costs

SEGRO

€1.13:£1 as at 30 June 2018
€ assets 68% hedged by € liabilities
€914m (£802m) of residual exposure — 13% of Group NAV
lllustrative NAV sensitivity vs €1.13:
e + 5% (€1.19) = - c.£38m (-c.3.7p per share)
e -5%(€1.07) = + c.£42m (+c.4.1p per share)

Loan to Value (on look-through basis) at €1.13:£1 is 29%,
Sensitivity vs €1.13:

e +59% (€1.19) LTV -0.7%-points

e -5% (€1.07) LTV +0.7%-points

Average rate for 6 months to 30 June 2018 €1.14:£1
€ income 55% hedged by € expenditure (including interest)
Net € income for the period €31m (£27m) - 25% of Group
lllustrative annualised net income sensitivity versus €1.14:

e + 5% (€1.20) = —c£2.6m (c0.3p per share)

e -50% (€1.08) = +c2.8m (c0.3p per share)
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EPRA Vacancy Rate SEGRO

Vacancy rate reconciliation, 31 December 2017 to 30 June 2018

0 0
0.6% 0.2% 4.8%
4.0% . 0.17%
0.4% ' (0.2)% |
Speculative Speculative
development! (0.1)% development!
0.6% 1.5%
Existing standing Existing standing
assets assets
3.4% 3.3%
31 December  Long-term Short-term New Acquisitions Disposals Other 30 June 2018

2017 lettings lettings developments

1 Speculative developments completed in preceding 24 months.
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A prime portfolio of modern warehouses

Portfolio split by geography and asset type
(at 30 June 2018)

Other, £0.6bn

Italy, £0.5bn -

Poland, ‘
£0.8bn

Greater London,

£3.5bn
France, AU M
£1.1bn
£10.2bn

Germany,

£1.3bn |

Midlands Logistics, Tha?fsé\b/s”ey,

£0.9bn .
Other (4%)

Urban (55%) Big box (41%)

(OMIDLANDS Q) HAMBURG
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OrARIS

MUNICH Q)
LYON II ’
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SEGRO European Logistics Partnership (SELP) headline figures

Assets under management
(as at 30 June 2018)

-
N

€999m

10 €895m
0.8
0.6
0.4

0.

N

Assets under management, €bn

0.0

Germany
Poland/
Czech

I €671m

France

B AUM at 30 June 2018

€240m

>

Ital

® AUM at inception

€231Tm
€108m
5% n
©z

98%

I;;a:ectisand Siqellgvalent
Sr?apr:tgale value ERV growth
Headline ERV

rent

%cecupancy LTV ratio

SEGRO
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Current development pipeline SEGRO

Current development pipeline Current development projects, asset type by ERV
(as at 30 June 2018) (30 June 2018)

1,076,289
sq m
£54m
ERV
£38m
rent secured Gross rent from development completions, £m
(719%) (as at 30 June 2018, including joint ventures at share)
60.0 0.9
8.9 E—
£426m 500 30
cost to complete  40.0 )
30.0 229
20.0 5.6
10.0
Yield on cost 0.0
H2 2018 H1 2019 H2 2019

m Pre-let m Speculative

All figures include joint ventures at share. 39



Future development pipeline SEGRO

Development land bank Geographic split of land bank, by potential ERV'
(30 June 2018) (30 June 2018)

N4
£y
<
‘éb /
+*Cologne D I
Erankfurt 1
' 1
I
1 Germany/
\ Austria 23%
\

All figures include joint ventures at share.
1 Future development pipeline including near-term projects but excluding land under option.
2 Excludes near-term projects and potential developments on land held under option.
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Land bank provides optionality and opportunity for growth SEGRO

Land bank value, £m

600

500

400

300

200

100

2011

2013 NN

<
o
Q)]

N O N
o o o
N N N

mmm Alternative use
mmm Future development pipeline
mmm | ong-term and residual land bank

——As % of portfolio (right hand scale)

1H18

7.0%
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%

0.0%

= £46m of land bank subject to conditional sale for
alternative (residential) use

=  Additional opportunity from land held under option
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E-commerce continues to gain market share SEGRO

Growth of pan-European retail sales via e-commerce vs

Online purchases as share of total retail sales physical stores (2015=100)
25% 180 CAGR: 9.8%
170
20% ”o 20%
L d
,° 160
15%
12% 120
‘—
0 e=o==11% 140
10% 222" 10%
- 130
5%
120 CAGR: 2.4%
0%
o o o o — — — — o —
o o o o o o o o oy N
N N N N N N N N 8 8 100

2015 2016 2017 2018F 2019F 2020F 2021F

e |JK e=—=France e=Germany ==—=Poland e E-COMMErCe e Physical

Source: Euromonitor Source: Colliers International - Online retailers and the growth of 'showrooming'
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European industrial investment volumes SEGRO

European industrial investment volumes European industrial investment volumes
By geography, €bn By quarter, €bn
45 45
40 40
35 35
30 30
25 25
20 20
15 15
10 10
S S
0 0
O N O OO —m AN O T N O N O N O OO —m AN O T N O N
O OO0 O — — — — — — — — — O OO0 O — — — — — — — — —
clReReReReReReReReReRe el cleReReReReReReReReR-R- N
AN AN AN AN N N N N N N N (N — AN AN AN AN N N AN N N N N (N —
m UK mGermany m®France m CEE mRest of Europe mQ1 mQ2 m Q3 mQ4

Source: CBRE
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Prime logistics yields vs 10 year bond yields SEGRO

12.0
10.0
8.0
6.0 \ Poland: 6.0%
France: 4.5%
4.0 UK: 4.5%
Germany: 4.4%
2.0
UK 10yr bond: 1.3%
0.0 Germany 10yr bond: 0.3%

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 1H18

Source: CBRE, Bloomberg (data correct at 30 June 2018)
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Favourable demand-supply conditions: UK supply shortage SEGRO

UK Big Box supply-demand dynamics' Speculative UK Big Box completions?
(m sq m) (m sq m)
3.0 25 3.0 14%
€ 0
g 2.0 12%
c Z
. 2.0 o = 10%
2 15 < g 2.0
= . ﬁ A §
= Y € 8% g
@ wi, )
‘ 10 ¢ S 3
=10 S k5 6% g
? < g @
g 05 § 10 2
- V) (]
0.0 0.0 7z 2%
— ~ ) < n © ~ ) Z
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mmmm Average availability N AN QANRNNQNQ= 2

mmm Take-up
) ) mmmm Construction  ###% Non-SEGRO market — emm\/acancy
e Available space as multiple of annual take-up
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Logistics space under construction’ France logistics supply-demand dynamics?
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Take-up of warehouse space >100,000 sq ft — UK! Take-up of warehouse space >5,000 sq m — France?
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Availability of Grade A warehouse space >100,000 sq ft— UK! Availability of warehouse space >5,000 sq m — France?
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Heathrow Airport cargo volumes Heathrow Airport passenger volumes
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Forward-looking statements and Disclaimer SEGRO

This document has been prepared by SEGRO plc (‘SEGRO’) solely for use at the presentation of SEGRO's results announcement in respect of the six months ended 30
June 2018. For the purposes of this disclaimer, “Presentation” shall mean this document, the oral presentation of the slides by SEGRO and related question-and-answer
session and any materials distributed at, or in connection with, that presentation.

This Presentation does not constitute or form part of and should not be construed as, an offer to sell or issue, or the solicitation of an offer to buy or acquire, SEGRO'’s
securities in any jurisdiction or an inducement to enter into investment activity. No part of this Presentation, nor the fact of its distribution, should form the basis of, or be
relied on in connection with, any contract or commitment or investment decision whatsoever.

This Presentation may contain certain forward-looking statements with respect to SEGRO’s expectations and plans, strategy, management’s objectives, future
performance, costs, revenues and other trend information. These statements and forecasts involve risk and uncertainty because they relate to events and depend upon
circumstances that may occur in the future. There are a number of factors which could cause actual results or developments to differ materially from those expressed or
implied by these forward looking statements and forecasts. The statements have been made with reference to forecast price changes, economic conditions and the
current regulatory environment. Any forward-looking statement is based on information available to SEGRO as at the date of the statement. SEGRO does not undertake
any obligation to revise or update any forward-looking statement to reflect any change in SEGRO's expectations or events, conditions or circumstances on which any
such statement is based.

Nothing in this Presentation should be construed as a profit forecast. Past share performance cannot be relied on as a guide to future performance.
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