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SEGRO Administration Limitad
Directors’ report and accounts for the year ended 31 December 2012

Diractors’ roport
The Directors submit ther annual report together with the audited financial statements for the year ended 31 December 2012

which were approved by the board on 23 Apnl 2013

Business review and principal actlvitles

The princlpal activities of SEGRO Administration Limited include the provision of a central service of admunistration, secretanat,
accounts, business information systems and personnel control for the SEGRO plc group of compames (the "Group”) The
Company has performed in line with expectations and the Directors are salisfled with the year end position

These financial statements have been prepared under the going concern basis as SEGRO plc, the Company's parent undertaking
has agreed to provide continuing support to the Company, for at least twelve months after the date of approval by the Directors of
the financial statements for the year ended 31 December 2012 subject to the Company remaining 100% owned by SEGRO plc, to
enable the Company to meet its liabiilties as they fall dve See disclosure of principal nsks and uncertainties relevant to the

Company below

‘The results for the Company show a pre-tax profit of £0 6 million (2011 loss of £9 8 mllllon) The Company has total liabilities of
£18 1 million (2011 £23 0 million) Dividends of £nll were pald during the year (2011 £nfl)

Future outlook
The external environment 15 expected to reman competitive in 2013

Princlpal risks and uncortalntias
The Company, as a subsidiary of SEGRO plc, Is managed on a unified basis as part of the SEGRO plc group The ptincipal risks
faced by the Company reflect those of the SEGRO ple group and the table helow outlines the principal risks and uncertainties

faced by the SEGRO plc group in delivering Its strategic prionties in 2012

Principal uncertainties
« Changes in macre-economic conditions,
» Changes in government policies, and
= Changes in the commercial environment

Strategic risks
+ Portfolio shape and performance,

« Pace of strategic change, and
» Impact of Eurozone economic environment.

Financial risks
« Sclvency and covenant breach

Operational risks
« Health and safety incidents,
+ Environmental damage or failure to meet sustainability targets,
« Business or T system disruplion,
+ Failure to atiract, retain and motivate key employees, and
« Change or breach of regulatory requirements

Investment/ real estate risks
«  Market cycle,
» Appropriateness of investment plans, and
« Portfolio valuation

These risks and uncertainties are described In greater detail together with mitigating factors on pages 40 to 43 of the SEGRO plc
Annuaf Report and Accounts

Koy performance Indicators ("KPI's")
Given the straightforward nature of the business, the Company's Directors are of the opinion that the KPIs relevant to

understanding the development performance and posilion of the business are profit before tax and iota! liabilties The results are
disclosed above

Directors
The present Directors of the Company all of whom served throughout the year, unless otherwise stated, are as shown on page 2

Directors’ Indemnities
Directors of the Company are entitled to be Indemnified by the Company against any liabiliy, loss or expenditure incurred in

connection with their dutles, powers or office, to the extent permitted by statute
The contracts of employment of the Directors cf the Company do not provide for compensation for the loss of office that occurs

because of takeover

Charitable, political and other donations
The Company made no chantable, political or other donations duning the year (2011 £ ntl)
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SEGROQ Administration Limited
Dirgctors’ report and accounts for the year ended 31 Decernber 2012

Payment policy

It 1s the Company’s payment policy, in respect of all suppliers, to settle agreed outstanding accounts 1n accordance with terms and
conditions agreed with supplhers when placng orders Trade creditors as a proportion of amounts invoiced by suppliers
represents 24 days (2011 11 days)

Employment policy

Details of the Company’s polices on employment and on employee development are given in SEGRO plc's Pedformance Review
{P41) The Group i1s commutted to achieving a high standard of health and safety and s continually reviewing its policies and
practices to ensure that those standards are maintained We are committed to ensunng safe and healthy working conditions for
our employees and visitors

Auditor and disclosure of information te auditor

Each of the persons who i1s a Director at the date of approval of this annual report confirms that

« So far as the Dwrector 1s aware, there 15 no relevant audit information of which the company’s auditor s unaware, and

= The Director has taken all the steps he/she ought to have taken as a Director in order to make himself/herself aware of any
relevant audit information and to establish that the company’s auditor 1s aware of that information

This confirmation 1s given and should be interpreted in accordance with the provisions of S418 of the Companies Act 2006

Deloitte LLP have indicated ther willingness to be reappomnted for another term and appropnate arrangements have been put in
place for them to be deemed reapponted as auditor in the absence of an Annual General Meeting

On behalf of the Board

o

A J Pisworth
Director
23 Apnl 2013




Page 5

SEGRO Administration Limited
Statement of the Directors’ responsibilities

The Directors are responsible for prepanng the Annual Report and the financial statements in accordance with applicable law and
regulations

Company law requires the Directors to prepare financial statements for each financial year Under that law the Directors have
elected to prepare the financial statements in accordance with International Financial Reporting Standards (IFRSs) as adopted by
the European Unmion Under company law the Directors must not approve the financial statement unless they are satisfied that
they give a true and fair view of the state of the affairs of the company and of the profit or loss of the company for that period In
prepanng these financial statements, International Accounting Standard 1 requires that Directors

+ properly select and apply accounting policies,

- present information, including accounting policies, i a manner that provides relevant, reliable, comparable and understandable
information,

+ provide additional disclosures when compliance with the specific requirements in IFRSs are insufficient to enable users to
understand the impact of particular transactions, other events and conditions on the enlity's financial pesition and financial
performance, and

» make an assessment of the company's ability to continue as a going concemn

The Dwrectors are responsible for keeping adequate accounting records that are sufficient to show and explain the Company's
transactions and disclose with reasonable accuracy at any time the financial position of the Company and enable them to ensure
that the financial statements comply with the Comparnies Act 2006 They are also responsible for safeguarding the assets of the
Company and hence for taking reasonable steps for the prevention and detection of fraud and other irregutarties

By order of the Board

(e

A J Pilsworth
Director
23 Apnl 2013
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SEGRO Administration Limited
Independent Auditor's Report to the members of SEGRO Administration Limited

We have audited the financial statements of SEGRO Administration Limited for the year ended 31 December 2012 which
comprise the Income Statement, the Balance Sheet, the Cash Flow Statement, the Statement of Changes in Equity and
the related notes 1 to 17 The financ:al reporting framework that has been applied in their preparation 1s applicable law
and International Financial Reporting Standards (IFRSs) as adopted by the European Union

This report 18 made solely to the Company's members, as a body, in accordance with Chapter 3 of Part 16 of the
Companies Act 2006 Our audit work has been undertaken so that we might state to the Company's members those
matters we are required to state to them in an auditor's report and for no other purpose To the fullest extent permitted by
law, we do not accept or assume responsibility to anyone other than the Company and the Company's members as a
body, for our audit work, for this report, or for the opinions we-have formed

Respective responsibilities of Directors and auditor

As explained more fully in the Directors’ Responsibilities Statement, the Directors are responsible for the preparation of the
financial statements and for being satisfied that they give a true and far iew Our responsibility 1s to audit and express an
opinion on the financial statements in accordance with applicable law and International Standards on Auditng (UK and
Ireland) Those standards require us to comply with the Auditing Practices Board's Ethical Standards for Auditors

Scope of the audit of the financial statements

An audit involves obtaining evidence about the amounts and disclosures 1n the financial statements sufficient to give
reasonable assurance that the financial statements are free from matenal misstatement, whether caused by fraud or errer
Thus includes an assessment of whether the accounting policies are appropnate to the Company's circumstances and
have been consistently applied and adequately disclosed, the reascnableness of significant accounting estimates made by
the Directors, and the overall presentation of the financial statements In addition, we read all the financial and non-
financial information in the annual report to identify matenal inconsistencies with the audited financial statements If we
become aware of any apparent matenal misstatements or inconsistencies we consider the implications for our report

Opinion on financial statements
In our opimion the financial statements

= give a true and fair view of the state of the company's affairs as at 31 December 2012 and of its profit for the year then
ended,

« have been properly prepared in accordance with IFRSs as adopted by the European Union, and

» have been prepared in accordance with the requirements of the Companies Act 2006

Opminion on other matters prescribed by the Companies Act 2006

In our opinion the informattion given 1n the Directors’ Report for the financial year for which the financial statements are
prepared Is consistent with the financial statements

Matters on which we are required to report by exception

We have nothing to report in respect of the following matters where the Companies Act 2006 requires us to report to you
if, 1n our opinion

« adequate accounting records have not been kept, or returns adequate for our audit have not been received from
branches not visited by us, or

- the financial statements are not in agreement with the accounting records and returns, or

« certain disclosures of Directors’ remuneration specified by law are not made, or
» we have not received all the information and explanations we require for our audit

o Maow

Judith Tacon (Senior Statutory Auditor)

for and on behalf of Deloitte LLP

Chartered Accountants and Statutory Auditor
London, UK

23 April 2013
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Income statement for the year ended 31 December 2012
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2012 2011
Note £000's £000's
Revenue 2 25,859 25,628
Admunisiration expenses 3 {25,233) (35,418)
Operating profit/{loss) 626 (9,790)
Gain/{loss) on disposal of non-current assets - k1]
Profit / (loss) before tax 626 (9,754)
Tax
- current 4 - -
- deferred 4 . -
Total tax - -
Profit / {loss) for the year 626 (9,754)

All activities during the current and preceding year are denved from continuing operations

There are no other items of comprehensive ncome n the current or prior year and therefore no statement of comprehensive

mcome 1s shown




SEGRO Administration Limited
Balance Sheet as at 31 December 2012
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2012 2011

Note £000's £000's
Non-current assets
Intangible assets 5 2,133 .
Plant and equipment 5 1,639 2,017
Amounts due from Group companies 8 17,279 11,900
Total non-current assets 21,051 14,817
Current assets
Trade and other recevables 7 1,326 571
Cash and cash equivalents - -
Total current assets 1,326 571
Total assets 22,377 15,388
Non-current llablilities
Deferred tax provision 6 - -
Provision for labilites and charges g 247 247
Other payables 11 587 57
Total non-current habilites 304 304
Current llabllities
Trade and other payables 11 17,821 22,673
Total current habilites 17,821 22,673
Total liahillties 18,125 22,977
Net assets 4,252 {7,.589)
Equity
Share capital 12 10,025 25
Share based payment reserve 13 1,674 691
Retained eamings (7,447) (8,305}
Total equity 4,252 (7,589)

The financial statements on pages 7 to 22 (registered number 1087015) were approved by the Board of Directors and

authonsed for issue on 23 Apnl 2013 and signed on it behalf by

b

[

AJ Pisworth
Director




SEGRO Administration Limited

Statement of changes in equity for the year ended 31 December 2012
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Movement in
Balance FV of share Shares  Reserves Other  Profit/{loss) Balance
1January  based paymants issued  transfers - foryear 31 December

£000's £000's £000°'s £000's £000's £000's £000's
2012
Share capital 25 - 10,000 - - - 10,025
Share based payment reserve 691 732 - (232) 483 - 1,674
Retained eamings {8,305) - - 232 - 626 (7.447)
Total equity attributable to equity
shareholders (7,589) 732 10,000 - 483 626 4,252
2011
Share capital 25 - - - - - 25
Share based payment reserve 3,066 (834) - (1,297 (244) 691
Retained earnings 152 - - 1,297 - {9,754) {8,305)
Total equity altnbutable to equity
shareholders 3,243 (834) - - (244) {9,754) {7,589)
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SEGRO Administration Limited
Cash flow Statement for the year ended 31 December 2012
2012 201

Note £000's £000's
Cash inflow/(outflow) generated from operations 14 (1,900} (1.535)
Tax recovered/{paid) from Group companies . -
Dwdend receved 187 -
Net cash received/{used in) from operating activities {1,713) {1,535}
Cash flows from investing activities
Purchase of plant and equipment and intangibles {2,908) (1,696)
Sale of plant and equipment - 27
Net decrease/{increase) in loans to group companies {5,379) 3,204
Net cash (used in)received investing activities (8,287) 1,536
Cash flows from financing activities
Proceeds from the issue of ordinary shares 10,000 -
Dwidend pawd - -
Net cash (used in) financing activities 10,000 -

et movement in cash and cash equivalents
Cash and cash equivalents at the beginning of the year

Cash and cash equivalents at the end of the year

Cash and cash equivalents per balance sheet
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SEGRO Administration Limited
Notes to the financial statements

1. General

SEGRO Administration Limited (s a hmited company incorporated in Great Bntain The Company's ultmate holding company 15
SEGRO pic ("the Group") which 1s also incorporated in Great Bntain

The financia! statements have been prepared in accordance with EU Endorsed International Financial Reporting Standards
(IFRS), IFRIC Interpretations, and the Companies Act 2006 appkcable to companres reportng under IFRS The financial
statements have also been prepared in accordance with IFRS adopted by the European Union and therefore the Company's
financial statements comply with Article 4 of the EU IAS Regulations

The financal statements have been prepared on a going concarn basis  This 1s discussed i the Directors' Report on page 3

These financial statements are presented in thousands and in sterling since that 1s the currency in which the majonty of the
Company's transactons are denominated The financial statsments have been prepared under the tustoncal cost convention

Management believes that the judgements, estimates and assocrated assumptions used m the preparation of the financial
statements are reasonable, however actual results may differ from these estimates Criical judgements, where made, are
disclosed within the relevant section of the financial statements tn which such judgements have been applied

Summary of significant accounting policies

Revenue
Revenue compnses recharges to other Group companies for administration expenses and wages and salary costs and 1s

recognized on an aceruals basis

Plant and equipment
Plant and equipment comprise computers, motor vehicles, furniture, fixtures and fitaings, and mprovements to the Company's

offices These assets are stated at cost less accumulated depreciation and are depreciated on a straight-hne basis over ther
estmated useful ives

Trade and other receivables and payables
Trade and other receivables are booked at far value An impairment provision 15 created where there 1s objective evidence that
the Company will not collect in full Trade and other payables are stated at cost, since cost 1s a reasonable approximation of fair

value

Provisions
A provision 18 recognised where there 1s an obligation from past events requinng settlement by an outflow of economic benefits

Where matenal, expected outflows are discounted at rates reflecting prevatling interest rates and nsks A provision for an onerous
contract 1s recognised where the unavowdable cost of meeting contractual obligations exceeds s benefits Dilapidations are
provided for if an obligation exists at the reporting date which can be reliably estmated

Pensions - Defined benefit schemes
The schemes' assets are measured at farr value, their obligations are calculated at discounted present value, and any net surplus

or deficit 1s recognised in the balance sheet. Operating and financing costs are charged to the income statement, with service
charge costs spread systematically over employees’ working fives, and financing costs expensed in the year in which they anse
Actuanal gains and losses are recognised through equity In the Statement of Changes in Equity Where the actuanal valuation of
the scheme demonstrates that the scheme 1s m surplus, the recognisable asset 1s imited to that for which the Company can
benefit in the future Professional actuanes are used in relation to defined bensfit scheme and the assumptions are outlined in

note 17

Share-based payments
The cost of granting share options and other share-based remuneration 1s recognised i the income statement at their farr value at

grant date They are expensed straight-ine over the vesting penod, based on estimates of the shares or aphions that eventually
vest Charges are reversed if it appears that performance will not be met Options are valued using the Black-Scholes model
Own shares held in connection with employee share plans or other share based payment arrangements are treated as treasury
shares and deducted from equity, and no profit or loss 15 recogrised on therr sale, 1ssue or cancellation




Page 12

SEGRO Administration Limited
Notes te the financial statements

1 Summary of significant accounting policies (continued)

Investment in subsidiarles and assoclates

Where the Company holds investments in subsidiares and associates these are held at cost or provided against where the
recoverable amount falls below this balance The Company has taken advantage of the examption under S400 Companies Act
2008 not to produce consolidated accounts

Tax

Current tax
The current tax charge 15 based on results for the year, adjusted for items that are non-assessable or disallowable It is calculated

using rates that are enacted (or substantively enacted) by the balance sheet date

Deferred tax
This 15 the tax expected to be paid or recovered on differences between the reported value of assets and labilities and therr tax

base The company uses the balance sheet liability method, under which tax habiliies are usually recognised for all taxable
temporary differences, but fax assets are recognised only to the extent taxable profits are expected to be available against which

to utilise temperary differences

The carrying amount of tax assets is reviewed each reporbng date and reduced if full recoverability 1s not expected Tax I1s
calculated at rates expected to apply in the period the labiity setiles or the asset 15 realised, and is booked to the income
statement Where 1t relates to items accounted for in equity, however, the tax 1s also dealt with in equity Tax assets and
labiities are offset when they are levied by the same tax authornty and the Group 1s entitled to settle net

New accounting policies
In the current year, the following new and revised standards and Interpretations have been adopted by the Company, none of

which had a matenal impact on the current or prnior year reported results

» Amendments to IFRS 7, Financial Instruments Disclosures - {Oct 2010) Disclosures — Transfers of Financial Assets, and
» Amendments to IAS 12, Income Taxes - (Dec 2010) Deferred Tax' Recovery of Underlying Assets

At the date of authonsation of these financial statements, the following Standards and Interpretations which have not been appled
in these financial statements were in issue but not yet effective (and in some cases had not yet been adopted by the EU)

« IFRS 9 Financial Instruments,

« [FRS 10 Consolidated Financial Statements,

+ IFRS 11 Joint Arrangements,

« JFRS 12 Disclosure of Interests in Other Entities,

s IFRS 13 Farr Value Measurement;

» IAS 19 (revised June 2011) Employee Benefits,

« IAS 27 {revised May 2011) Separate Financial Statements,

+ 1AS 28 (revised May 2011) Investments in Associates and Joint Ventures,
« IFRIC 20 Stnpping Costs m the Production Phase of a Surface Mine,

« Annual Improvements {May 2012) to IFRSs (2009 — 2011} Cycle,
« Amendments to IAS 1 Presentation of Financial Statements - (June 2011) Presentation of ltems of Other Comprehensive

Income,
. Amendments to IAS 32 and IFRS 7 Financial Instruments Disclosures - (December 2011) Offsetting Financial Assets and

Financial Liabilities, and
« Amendments to IFRS 10 Consolidated Financial Statements, IFRS 12 Disclosure of Interests in Other Entites and 1AS 27

(revised May 2011) Separate Financial Statements — (October 2012) Investment Entities

The Directors do not expect that the adoption of the standards hsted above will have a significant mpact on the financial
statements of the Company in future perods, except as follows

The interest cost and expected return on scheme assets used in the previous version of IAS 19 are being replaced with a net-
interest amount under IAS 19 (revised June 2011), which 1s calculated by applying a discount rate to the net defined benefit

liabilty or asset.

IFRS 9 will hkely impact both the measurement and disclosuras of financial instruments

Beyond the information above, it 1 not practicable to provide a reasonable estmate of the effect of these new and amended
standards (ncluding the potential effect of the amendment to IAS 28 and intreduction of IFRS 11) until a detailed review has been

completed
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SEGRO Administration Limited
Notes to the financial statements

2 Revenue 2012 2011

£000's £000's

Administration expenses recharged to Group companies 25,672 25,628
Dividends from subsidiary undertakings 187 -

Total revenue 25,859 25,628

3 Administration expenses 2012 2011

£000's £000's

2,053 2,215

Depreciation

Employee costs 18,394 19,759

Qther 4,786 13,444
25,233 35,418

Employees
The Company bears the cost of property related UK employees of the Group and then recharges them to other Group

companies, the recharge being included in revenue

2012 2011
£000's £000's
13,738 15,911
1,708 2,005

The aggregate payroll costs of employees were

il

Wages and salanes
Social security costs
Pension costs

- defined benefits 756 693

- defined contnbutions 639 675
Share scheme costs 732 (834)
821 1,309

Termination benefits

18,394 19,759

Audit fees
A notional charge of £1,000 (2011 £2,100) 1s deemed payable to Deloitte LLP In respect of the audit of the financial

statements The actual amounts payable to Defoitte LLP are paid at group leve! by SEGRO pic

The average number of employees of the Company was 187 (2011 176 all of whom were engaged in property

management)
The Company operates pension schemes for its employees and those of the other group companies Total pension costs

for the Company were £1 4 milkon (2011: £1 4 million)

, Directors’ remuneration
The Directors received no remuneration in respect of their services as Directors of the Company
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SEGRO Administration Limited
Notes to the financial statements (continued)

4 Tax 2012 2011
£000's £000's

Current tax
Prowision for UK Corporation taxation based on gain for the year

Comoration tax credit at 24 5 per cent (2011 26 5 per cent) - -
Adjustment in respect of pror years
Total current tax

Deferred tax
Movement in temporary differences not recognised -

Total deferred tax

Total tax credit on profit on ordinary activittes

Factors affecting tax charge for the year:

The tax for the year is lower than the standard rate of corporation tax 1n the UK The differences are explained below

2012 2011
£000's £000's
Profit/(loss) on crdinary activities before tax 626 (9,754)
Profit an ordinary actvities multiplied by the standard rate of corporation tax in the UK of
24 5 per cent (2011 26 & per cent) 153 {2,585)
Effects of
Adjustment in respect of pror years - -
Ongination and reversal of temporary differences - -
{153) 2,585

Group (claim)/relief surrendered for no consideration

Permanent difference
Total tax on profit on ordinary activities

Factors that may affect future tax charges
The standard rate of UK corpeoration tax 15 expected to be reduced in stages to 21% by 2014 This 1s unhkely to impact the
Company's tax charge significantly

5 Piantand equipment and intangibles

2012 2041

£000's £000's
Cost
At 1 January 12,351 10,757
Additions 775 1,696
Disposals . (5,973) (102)
At 31 December 6,153 12,351
Depreciation
At 1 January (9,434) (7,294)
Charge for the year {2,053) (2,215)
Disposals 6,973 75
At 31 Decermnber {4,514) {9,434)
Net book value at 31 December 1,639 2,917

Depreciation method Straight Line  Straight Line
Cost Cost

Measuring basis for carrying value
Depreciafion rates used 15-33% 15-33%

Intangibles 1n the amount of £2 1 million (2011 £ntl) prmarily relate to capitaksed software costs with £ril amorhisation n
the current period {£nil)
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SEGRO Administration Limited
Notes to the financial statements (continued)

6 Deferred tax liability
2012 201

«  £000's £000's

Balance as at 1 January
Recognised in income
Balance at 31 December

Deferred tax liabiity consists of
Accelerated capital allowances
Total deferred tax Liability

At balance sheet date the Company has unused revenue losses of £nil (2011 £nil) available for offset aganst future
profits The Company has unrecognised deferred tax asset relating to capital allowances in excess of depreciatron of
£0 70 million (2011 £0 75 militon) This asset has not been recognised as its future recovery 1s uncertain or not currently

anticipated
7 Trade and other receivables
2012 2011
£000's £000's
Other receivables 1,209 549
Prepayments and accrued income 117 22
Total trade and other recewvables 1,326 571

8 Amounts due from Group companies
Intercompany loans have no fixed repayment terms and are non-interest beartng SEGRO Administration Limted has

agreed that it will not demand repayment of these loans within the next twelve months.

9 Provision for liabilities
The provision relates to the non-current portion of an unfunded retirement benefit scheme for a retired Director of the

ultimate holding company The provision 1s released to the income statement as approprate
£000's

247

Balance at 1 January 2012

_Credrted to income statement
Balance at 31 December 2012 247
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SEGRO Administration Limited
Notes to the financlal statements (continued)
10 Financial Instruments and fair value

Financial assets and Labilities

Financial assets in the Company compnse of amounts due from Group companies and trade and other recewables, both
of which are categorised as loans and recewables, and cash and cash equivalents and tax balances, both of which are
classified as other financial assets Financial liabilities compnise trade and other payables, prows:on's for liabiities and
charges and tax balances, all of which are categonsed as other financial Labilities  The carmying vaiues of these financial
assets and habilities approximate therr fair values

The Company 1s not party to any denvative instruments

Capital risk management

The capital structure of the Company 1s managed by Group Treasury as part of the overall Group position, which Is
monitored on an ongoing basis by the Treasury Risk Committee and reported quarterly to the Group Board The Group
manages its capital to ensure that entities in the Group wilt be able fo continue as going concerns and as such it aims fo
maintan a prudent mix between debt and equiy financing The current capital structure of the Group is considered
appropnate The parent entity has also indicated its intention to provide the support necessary fo ensure the Company
remains a going concem

The Company is not subject to externally imposed capital requirements

Financial risk management objectives
The Group's Treasury function procures all external funding required for the Group's UK operations |t aggregates the total

requirement and funds this from the capital markets or banks as and when necessary It finances all UK subsidiary
companies, Including the Company, on inter-company current account and manages net financial exposures on an

aggregated basis

Foreign currency risk management
The Company does not have any foreign currency exposures or financial instruments denominated in a foreign currency

Interest rate risk management

The Group's aggregate interest rate nisk 1s managed by Group Treasury The Company 1s charged interest at 0 5% above
the Group's weighted average cost of sterling The Group's policy states that around 50 to 100 per cent of borrowings

should be at fixed interest rates

Interest rate swap contracts
The Company has no interest rate swap contracts

Credit risk management

Credit Risk refers to the nsk that a counterparty will default on its contractual obligations resulting in financial loss to the
Company and the Group The main amounts due are from Group companies The Group’s parent entity SEGRO ple has
indicated its intention to provide the support necessary to ensure the Group’s companies remain going concems

At Group level, there i1s no concentration of credit nsk within the lease portfolio as the Group has a well spread diverse
customer base The Drectors are of the opinion that the quantum of outstanding debtors compared to the net assets and
operating profit of the Group 1s small and hence credit nsk assoctated with unpaid rent 1s fow Normally 95% of rent due I1s

collected within 21 days of the due date

Liquidity risk management
Liquichty nsk 1s managed on an aggregate basis for all UK Group operations (including the Company) by Group Treasury
If it 1s necessary, the Company can rely on the provision of credit through inter-company funding from 1ts parent, SEGRO

plc

Liguidity and interest risk tables
The following tables detail the Company’s remaintng contractual matunty profile for its financial labiltes The tables have
been drawn up based on the undiscounted cash flows of financial liabilities based on the earliest date on which the

Company ¢an be required to pay The tables include both interest and principal cash flows




SEGRO Administration Limited
Notes to the financial statements (continued)
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10 Financial instruments and fair value (continued)

1

12

13

Liguidity and Interest risk tables

The following tables detail the Company's remaining contractual matunty profile for its financial labilities The tables have been
drawn up based on the undiscounted cashi flows of financial iabities based on the earliest date on which the Company can be

required to pay The tables include both interest and principal cash flows

Under 1 Between Between Over
year 1-2years  2-5ysars 5 years Total
£000's £000's £000's £000's £000's
2012 '
Non interest bearing
- Trade and other payables 17,821 - 57 - 17,878
- Provision for liabilities and charges - 35 85 127 247
- Tax - - - . -
Total 17,821 35 142 127 18,125
2011
Non interest bearing
- Trade and other payables 22,673 - 57 - 22,730
- Provision for liabilitles and charges - 35 85 127 247
- Tax - . - - -
Total 22,673 35 142 127 22,977
Dernivative financial instruments
The Company Is net party to any denvative financial instruments
Trade and other payables 2012 201
£000's £000's
Current
Trade payables 1,582 1,110
Other payables - -
Other taxation and social secunty 6,259 9,135
Accruals and deferred income ) 9,980 12,428
Total trade and other payables due within one year 17,821 22,673
Non current
57 57
Other taxation and social security
57 57

Total trade and other payables due after one year

Authorised, issued and fully pald

Share capital

Shares £000's
Ordinary shares of £1 each
Balance at 1 January 25,000 25
Shares Issued 10,000,000 10,000
Balance at 31 December 10,025,000 10,026
Share based payment reserve 2012 2011

£000’s £000's
Balance at 1 January 691 3,066
Mavement in the fair value of share based payments 732 (834)
Transfer to retained eamings {232) (1,297)
Other movement 483 {244)
Balance 31 December 1,674 691

This reserve represents the farr value of the share options granted for share based payments (see note 16)
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14 Reconciliation of cash generated from operations 2012 2011
M £000's £000's
Operating profit/(loss) 626 (9,754)
Adjustments for:
Share based payments charge 732 (1,078)
Depreciation of plant and equipment 2,053 2,215
Other income reallocated {187) -
3,224 (8,617)
Changes in working capital:
{Increase)/decrease in debtors (755) 406
increase/(decrease) in creditors {4,369) 6,676
Net cash inflow/(outflow) generated from operations {1,900) (1,535)

15

Related party transactions

Duning the year the Company entered mto the foliowing transactions with related parties 2012 2011
Nature of transaction X £000's £000's
Administration recharge received from Group companies 25672 25,628
Net increase / (decrease) in loans to SEGRO plc 5378 (3,204)

Significant balances outstanding between the Company and SEGRO plc group companies are shown below
Amount receivable

2012 2011
Group company £000's £000's
17,279 11,8900

SEGRO plc

The above balance 1s not secured and is not interest bearing

The parent company 1s SEGRO plc SEGRO plc 15 also the smallest and largest group of which the Company 1s a member
to prepare group accounts Copies of the consolidated accounts of SEGRO plc can be obtaned from Cunard House, 15
Regent Street, London, SW1Y 4LR, England

Directors' and executives' remuneration
Remuneration paid to Directors and other members of key management during the year are disclosed in Note 3

The Company has an investment in one subsidiary (2011 one) The investment consists of the £1 of 1Issued ordinary share
capital of the company The company Is registered in England and Wales

Substdiaries

% holding Activity

Kwacker Limited 50 Investment
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16 Share-based payments

The Group operates a number of share-based payment arrangements Details of these arrangements 1n which employees of SEGRO
Adrministration Limited participate, are disclosed below

There are 4 share schemes in the Company the Long Term incentive Plan (LTIP), the Share incentive Plan (SIF), Sharesave and Executive
Share Option Plan (ESOP} There Is also a Deferred Share Bonus Plan (DSBP) for senior employees whereby 25 per cent of any payment
under the Bonus Scheme 1s deferred in shares The DSBP 1s described on page 80 of the group accounts On 2 Apnl 2012 awards were made
over 317,231 shares based on a share pnce of 234 8 pence, with 15,018 shares lapsing as at 31 December 2012

18{1) - Executive share option plan
The options tn the Executive share option plan are exercisable after three years but before ten years, subject to performance conditions The

employee would normally have to remain wath the Group for the three year period If the performance conditions have not been met by the third
anniversary of the date of the grant, the options lapse The performance conditions are based on an increase in adjusted ciluted earnings per
share by the Retall Pnce Index (RPI) plus 3 per cent per annum over the three-year pertod  The last grant under these schemes was made in

2005
2012 2011
Number of Number of
options options
At 1 January 114,526 143,225
Options exercised - -
Options expired/lapsed - (28,699}
At 31 December 114,526 114,526

The options outstanding at 31 Decsember 2012 were exercisable betwean 419 2p and 689 2p per share The grants made since 7 November

2002 have been falr valued using the Black-Scholes model The man assumptions are as follows
20-Mar-03 29-Apr-05

Grant date

Exercise price/market price 419 2p 689 2p
Risk-free interest 51% 48%
Dvidend vield 48% 4 0%
Volatility 21 3% 210%
Term of option 2006-2013 2008-2015
Farr value per 81p J106p
Options 10,591 103,935

* Not applicable for schemes prior to 7 November 2002

16(ii) - Save as you eam (Sharesave)
The Shareshave options are exercisable after three or five or seven years and are not subject to any parformance condiions except the

employees must remain with the Group for the term of the option  Options during the year were granted at not less that 80% of the market
price of shares on 30 Apnl 2012 Dunng 2012, movements in Sharesave options to subscrbe for ordinary shares of the Company are as

follows

2012 2011
Number of Number of
options options
At 1 January 397,332 411,248
Options granted 202,507 50,825
Options exercised {205,270} (21,363)
Options expired/lapsed {93,386) {43,378)
At 31 December 301,183 397,332

The grants made since 7 November 2002 have been fair valued using the Black-Scholes model The assumptions are as follows

Details of share options exercisable at 31 December 2012

Risk-

Number of free Fair value Fair value Fair value per

options Market Exercise interest Dividend Exercisable pershare pershare share seven

Date of grant outstanding price price rate yield Volatility between three years fiva years years
04 Apnl 2008 3257 7032p 5626p 41% 43% 465%  2011-2015 234p 252p 256p
19 May 2009 42989 227 5p 1820p 05% 87% 530% 2012-2014 61p 589p n/a*
29 Apnl 2010 28,877 3196p 25570 18% 558% 570% 2013-2015 112p 118p na'
28 April 2011 23553 3217p 2574p  18% 45% 570% 2014-2016 119p 128p n/a’
30 Apnl 2012 202,507 2353p 1882p 18% 68%_  540% 2015 67p nia? nfa’

Total 301,182

1 The 7 year option was not offered in 2009, 2010, 2011 or 2012
1 The 5 year option was not offered in 2012
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16{ifi} - Long term incentive plan (LTIP)

Awards are granted at the discretion of the Trustess of the scheme on the recommendation of the Remuneration Commitiee Employees are
granted awards which vest at the end of a three year period subject to meeting certain performance conditions The Company did not 1ssue
shares but purchased them on the open market and placed them with the Trustees Dividends were wawed

2012 2011

Number Number

At 1 January 3,111,417 2,555,016
Shares granted LTIP 2,055,723 1,687,282
Shares vested/sold {311,381) (197,263)
Shares expiredfapsed {1,119,664) {833,618)
At 31 December 3,736,095 3,111,417

The Black-Scholes model has been used to falr value the shares granted currently under award The assumptions used are as follows

Grant date 28-Apr-10  29-Mar-11 01-May-12

Exercise pnce/market price 314 7 331 3p 221 1p
Risk-free interest rate 1 8% 18% 18%
Dividend yield 4 4% 45% 86%
Volatity 57 0% 54 0% 54 0%

3 vears 3 years 3/4 vears

Term of option

Farr valye per share

16(iv) - Share Incentiva plan :
The first award under the SIP was made in May 2003 Eligible employees were awarded shares based onh a percentage of their salary, up to a

maximum of £3,000 The value of the award was also linked to the Company's prior year performance In respect of the 2012 award, the
shares are held in trust for a minimum of three years

2757p 2890p 183 0p/1710p

2012
Number 2011 Number
At 1 January 204,352 107,443
Shares granted 182,011 112,249
Shares forfeited (7,743) (4,029)
Sharas released {59,802) (11,311)
At 31 December 318,818 204,352

Of the shares outstanding at 31 December 2012 318,818 (2011 204,352) are held in parhcipants' names
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17 Retirement benefit schemes

General
The Company’s employees are either members of the defined benefit section of SEGRO Pension Scheme ("the

Scheme") or are members of the defined contnbution section of the same scheme The latter section 15 a separate
element of the entire scheme and the following notes exclude any detail relating fo the defined contnbution section
The Company has no legal liability in respect of the scheme as the entire scheme 1s i the name of the ulimate
parent company, SEGRO plc, whase accounts reflect the full outstanding labiity The Company makes specific
contributions to the scheme for both defined benefit and defined contrbution sections based on the amounts
requested by the actuanes There 1s no formal, contractual relatonship between SEGROQ plc and the Company In

regard to the Schg_zme

Defined benefit scheme
The Scheme's assets are held by trustees separately from the assets of the employer Contributions to the Scheme,

which are assessed n accordance with the advice of independent qualified actuanes on the basis of trenmal
valuations using the projected unit method of calculation, are charged to the income statement so as to spread the
cost of pensions over employees’ working lives with the Company
The valuation of the Scheme has been based on the most recent actuanal valuation at 31 March 2010 and updated
by the independent actuaries 1n order to assess the habilihes of the scheme at 31 December 2012 Assets of the
scheme are stated at their market value at 31 December 2012

1

Actuarial assumptions
The projected umit method of valuation was used for the scheme and the financial assumptions, except where

mdxcatedl to the contrary, used to calculate the scheme's liabilities are as follows

2012 2011
Yo Yo
45 48

Discount rate for Scheme liabilibes

Rate of Infiation (RPI/CPI}
Rate of mcrease to pensions in payment in excess of GMP

31125 3123

Before Apnl 2003 4.3 42
From Apnl 2003 o October 2005 29 30
After October 2005 20 21
Rate of general long-term increase n salanes 41 51
The long term rates of return at the balance sheet date were as follows
Expected Analysis of Analysis of
return assets Expected retum assets
2012 2012 2011 2011
% £m % £m
Equities 7.5 51.7 75 445
Gilts 2.7 46.1 28 44 5
Bonds 4.1 334 46 307
Other assets 0.9 0.8 10 08
Overall 4.9 132.0 5 1205
The mortality rates used were as follows : Life expectancy at age 65 (years)
Male Female
Current pensicners 238 239
249 252

Future pensioners

Both life expectancy estimates use the standard S1PA base tables with a scaling factor of 80 per cent for males and
100 per cent for females Future improvements to the life expectancy are in ine with CMI 2009 projeckions with an
assumed long-term rate of improvement of one percentp a

The expected return on plan assets 1s a blended average of projected long term returns for the vanous asset classes

Asset class retumns are based on a forward looking bulding block approach Equity retums are developed based on
the selection of an equity nsk premium above the nsk free rate which 18 measured in accordance with the yields on
govemment bonds Bond and gilt retums are selected by reference to the ytelds on government and corporate debt

as appropnate to the scheme’s holdings of these instruments
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17 Retirement benefit schemes {continued)

The most recent full formal actuanal valuation for the scheme has been updated by qualified actuaries for the financial year

ended 31 December 2012 to provide the IAS 19 disclostre below

Analysis of the Scheme’s assets at 31 December is as follows-

2012 2011 2012 2011
£m £m % %
Equitres 51.7 445 39.2 3690
Corporate Bonds 46.1 307 34.9 255
Govermnement Bonds 134 44 5 253 B9
Other 08 08 0.6 07
132.0 1205 100.0 100 0
The scheme has no investments m the Company's equity secunties or in property currently used by the Company
Fair value of the assets and liabilities of the Scheme
The amount included in the balance sheet of SEGRO plc ansing from the obligations of the scheme 1s as follows
2012 2011
Analysis of net assets/(deficits) £m £m
Market value of schemes'’ asseis 132.0 1205
Present value of funded scheme's liabilihes {140.5) (127 4)
Net liability included in the books of SEGRO plc (8.5) (69
Reconciliation of the assets and liabilities of the Scheme
. 2012 2011
’ £m £m
Movement in assets
At 1 January 120.5 107
Expected retum on scheme assets 6.1 70
Actuanal gains 4.9 05
Employer cash contnbutions 3.8 64
Member cash contributions 0.2 02
Benefits paid (3.5) (43)
At 31 December 1320 12056
Movement in liabihities
At 1 January 127.4 1192
Service cost 0.6 07
Past service cost ‘ - 09)
Interest cost 60 64
Member contnbutions 0.1 02
Actuanal (gatns)/losses 9.8 61
Benefits pard (34 (43)
At 31 December 140.5 127 4
Net deficit before related deferred fax at 31 December {8.5) (69

The actual return on the Scheme assets in the year was a gain of £11 0 millon (2011 gain of £7 5 million)

The expected regular employer's contributions to be paid in the year ending 31 December 2013 are £3 9 miliron




