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SEGRO is a UK Real Estate Investment Trust (RE(T),
and a leading owner, asset manager and developer
of modern warehousing and industrial property.
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The Directors present the Annuil Report for the yea ended 31 December 2021 which includes the Strategic Repors,
Governance Report and audited Financial Statements for the year. References o "SEGRO” the ‘Group. the ‘Campany’,
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We create the
space that enables
extraordinary things
to happen

SEGRO is both a creator of exceptional
buildings and an enabler for our
stakeholders, particularly our customers,
employees and local communities,

-to achieve extraordinary things.
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Proximity to major port
Road, rail, air and sea connections are vital

far the smooth movement of goods between
and within countries. Many of our big brox

. developiments are located close to motorways,
rail freight tenminals and airports to provide

! excellent access to key transport infeastructure.

E

Meeting

Xpec
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Automated spaces

, We design our buildings in close collaboration
with our custorners and in a way that allows
themn to equip the space to Meet their business
requirements. This may include a wide range of
existing and emerging automation techrologies,
from picking and high bay racking 1o specific
manyfactunng operations. .

02 SEGRO PLC | AMMUAL REPOAT & ACCOUNTS 2021
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Our modern assets are positioned

in the most desirable locations across
UK and Continental Europe. We have
a significant portfolio of big box and
urban warehouses, designed to the

. highest standards to meet our

customers’ requirements.

DAVID 5LEATH

" CHIEF EXECUTIVE

t o
Online shopping. is huge and growing.
As is consumer expectation. People want
things delivered the same or next day
with a narrow time window. Our spaces
play a vital role in making sure our clients

are keeping ahead of these expectations
in a sustainable way.

STRATEGIC REFORT GOVERNANCE FINANCIAL STATEMENTS
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Flexible space

Our developments are created to provide
maximum flexibility to suit the requirerments
of a broad range of customers, from
manufacturing and logistics ta OQ-commerce,
film and TV studios.

Image removed

Markets and Employment

We provide modern, sustainable urban
warehouse space in the heart of cities,
close to gur custerners’ markets and
to their patential emplayees.

image removed
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Creative Industries

Film, TV and online media production is
booming and our warehouses can provide
much-needed studio space that benefits rom
height, apenness and can be soundpraofed and
configured Rexibly to meet occupier dernand.

Nilde

A vast range of diverse businesses bring our

{mage removed

spaces to life with brilliant ideas and make
extraordinary things happen, from growing
strawberries and making lotlipops to brewing
beer and laundering dirty linen.

Image removed
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E-commerce Tetail

We provide e-commerce retailers with high-
quaiity, sustainabie buildings in prime locations.
Our hig box developments offer customers the
scale, [ocation and connectivily o meet their
ncreasing consumer needs and our urban
warehouse estates in and on the edges of
major cities allow them 1o respond 10 consumer
expectations for ever faster defivery times.

04 SEGRO PLC | ANNUAL REFORT & ACCOUNTS 2021
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Our customers operate in diverse sectors,
with many of their businesses being driven
by technology and major shifts in consumer
buying habits. We continually improve our

Image removed

innovation, agility and responsiveness to satisfy nformation
. H Dala centres are increasingly regarded as key
our customers Changlng nEEdS and Create the . nari:naiinrraszruczur: given the critical role
H H they play in our daily lives. OQur unrivalled

space to enable extraordinary things to happen. e o e oah oG
Europe’s largest data cenlre cluster means our

ANDY GULLIFORD . dedicated group data centre team know how

CHIEF OPERATING OFFICER 1o provide the bespoke space, security and

pawer to meet the operational requirements,

Image removed

Image removed
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Food and drink

Our warehouses provide all the ingredients
needed for feod and drink productian,
from the utilities to packing space to the
right locations, In addition, we have 3

[oint venture with SmartParc, where we're
pianeering a new asset class, dedicated

to "state of the 2rl’, sustainable food
manufactunng and distribution.

image removed

SEGRO PLC { ANMUAL REPORT & ACCOUNTS 2021 05



OVERVIEW

Image removed

Smart technology

We have fitted smart tachnalogy at some of
our units to create enerqy effident solutions
for customers. Sensors enable our customers
10 benelit from real-time data insights Lo help
monitor lemperature levels, sound pressure,
energy usage and air quality, which results in
greater levels of wellbeing and sustainability.

Biodiversity

Green walls at our devetopments help purify
air, regulate tesnperature and <réate a more
enjoyatle surrounding for occupiers. Insect

. Image remaved boxes create suitabie nesting habitats for
important native pallinaters, and we have

B aver 330 beehives across our portiolio,

Image removed
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Smart bins

We are using smart bins, which compact
rubbish, enabling mare waste to be held. Data
on the volume of waste in the bins is sent

1o estate management teams in reak-time,
enabling bins ta be emplied only when
required, reducing vehicle movements and
ensuring grealer effidency in waste collection.

Image removed

oved
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We do things in a sustainable way as part
of our Responsible SEGRO framework.
Our future success depends on our ability
to maake a positive contribution to local
customers, employees, suppliers, investors
and our communities. Being responsible
and acting with integrity has aiways been
at the heart of what we do, '

We aim to make a positive impact wherever Image remaved Image removed
we operate, ensuring we create sustainable,
high-quality developments that support
bicdiversity, enhance local environments
and champion low carbon growth. Net-zero carban ,
Our buildings are developed with high-quality
PAUL DUNMNE specifications, raising the bar of sustainable

MANAGING DIRECFOR, GROUP OPERATIONS industrial devatopment and low-carben

growth. Photovoltaic panels, sensor-activated
LED lights and air-sourced heat pumps are
used lo reduce energy consumption, while
electronic vehicle charging points are installed
to enable customers Lo use efectric vehicles.

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021 07
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SEGRO

‘ Our business at a glance

Key facts

EMPLOYEES

385

CUSTOMERS

1,471

TOTAL SPACE

9.6msqm

TOTAL AUM

£21.3bn

Graph removed
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ASSET TYPE BY VALUE
{SEGRO SHARE)

1. Urban warehausing
2. Big box warehousing
3. Other uses

67%
29%
4%

Our portfolio: we create the space...

Image removed

image removed

BIG BOX WAREHQUSES
LACATED 1N NATIONAL/REGIONAL
DISTRIBUTIGN HUBS

Big box warehcuses are lypically used for storage
and processing of goods for regional, national and
internationai gistribution by farger trucks or by rail.
The requiremment for large land plats mears that they
tendd 10 be located some distance Irom the ultimate
tustomer but Gn major tansport routes {mainly
motorways, porls, rail freight 1erminals and airports)
to allow rapid transit.

EXAMPLES OF USERS OF CLIR BIG BOX SPACE:

© Retailers [online and traditional)

O Third party togistics and transport ci)mpanles
Q Manufaclurers

© Distributers and wholesalers

URBAN WAREHQUSES
LOCATED IN OR CLOSETD
MAJOR CITIES

Urban warehouses are located in, or close 1o population
centres and business districts, They are used by a wide
variety of customars who need rapid access to their
awar customers far last mile delivery, and to labour

and are therelore close to main reads and public
transpert.Lrban warehouses tend to be smaller and
they are often dustered in estates which can comprise
terraces of smaller units {typically less than 3,50 $q m),
larger detached single-let warehouses (typically larges
than 3.500 5q m) or a mixture of the two,

EXAMPLES OF USERS OF OUR URBAN SPACE:

© Retailers and supermarkels (online and traditional)
Q Parcel defivery companies

© Food preparation companies

O Dats centre operators

+ @ Air cargd handling companies

O Wholesalers

0 Other uses induding office space, car showcooms,
self storage faciities and trade counters

Where we operate

Graph removed

Read mare about our peographies in our regicnal reviews

se€ pages 62-64
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GEQGRAPHICAL SPLIT BY VALUE
(SEGRO SHARE]

B GREATER LONDON 40% M SOUTHERN EUROPE 19%
1 Park Royat 17% 8 France - 10%
2 London Airports 3% 9 nhaly 7%
3 Rest of London - 10% 13 Spain 2%
B THAMES VALLEY 17% B NORTHERN EUROPE 10%
4 Slough Traging Estate 16% 11 Germany 9%

Rest of Thames Valley 1% 12 Nethertands 1%
W NATIONAL LOGISTICS 9% W CENTRAL EUROQPE 5%
6 Midlands 8o 13 Poland 4%
7 South East 1% 14 Czech Republic 1%
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..that enables extraordinary things to happen

tmage removed

Image removed

Our customers

Graph remocved

CUSTOMER TYPE BY HEADLINE RENT
(SEGRO SHARE)

1. Transport and logislics 21%
2. Retail {physical and online} 190
3. Food ang general manufacturing 1696
4. Technology, media and telecoms 1%
5. Wholesgle and retall distribution  10%
6. Post and parcel detivery 9%
7. Services and utilities %
8. Other 7%

QUR TOP 20 CUSTOMERS:

Qur top 20 customers represent headline
rent of £188 million in aggregate, 32%
of the Group’s total headline rent at

31 December 2021,

1 Amazon
2. Deutsche Post DHL

3. Royal Mail

4. Fedex

5 Virtus

6 GXO

7. Worldwide Flight Services
8. Geodis

9. Equinix

10. La Poste {DFD}
. 'Brilish Alrways
12. Telefonica

13, CyrusQne

14. Ocado

15. Leroy Merlin
16. Tesco Group
17, Netflix

18. Hermes

19. Menzies

20. UCB

SEGRQO PLC | ANNUAL REPORT & ACCOUNTS 2021
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STRATEGIC REPORT

SEGRO
2021 at a glance

Financial Highlights

ADJUSTED PROFIT' BEFORE TAX

£356m (#20%)

2020: €£296m

IFRS PROFIT BEFORE TAX

£4,355m

2020 £1,464m

ADJUSTED EARNINGS PER SHARE!
29.1p @150

2020: 25.4p

{FRS EARNINGS PER SHARE

339.0p

2070 124.1p

ADJUSTED NAV PER SHARE'

1,137p +aowy
2020 Bl4p
IFRS NAY PER SHARE

1,115p (+38%)

2020: 809p -

PORTFOLIO VALUE?

£18.4bn

2020: £13.00n

TOTAL DIVIDEND PER SHARE

24.3p {+10%;)

2020: 22.1p

Impertant Explanatary Notes about Alternative Performance Metrics

used in this Repart

1 EPRA and Adjusted meurlcs. The Financiat Slaiements are prepared under
IFRS. SEGRQO managemeni monitars a number of adjustad performance

they believe reflect the underlying recurring perfosmance of the praperty
rental business which is the Group's care operating acUvity. These Include
those defred by EPRA a5 part of their missfon 10 establish Congisiency

of calculation acrass the Eueapean lisied rea estawe secior. Pages 162163
ntain mare inf ign ebout the adj and the L

of thede ta IFRS aquivatenis, SEGRQ disdases EPRA aliematve metrics
ant pages 205-213. Adjusted NAY per shave Is i Yae with EFRA NTA.

2 Proporiianally cansalidated figures ang metrics: SEGRO gwris assats both
wholly itselT and through stakes in 50-50 joint veniures, In the Finandal
Swatements, the rofil lrom joint vemures is stated as 4 single fiqure in the
Income Statement and the net atset vialue &f (Gint vertures is slgted 41 &

provides the component parts oF these figures. th aperatong) Lesms,
SEGRO daes nol distingulsh between assels hetd in jaim ventures from
Ihasé assatls which ars whally-owned. Therefore, ualess spacifically Stated,

(known tommonly a1 2 ‘proportionally consalidaled” basis). Where the
Sirategic Reporl refers 16 Ihe area of 3 praperty. It is stated a1 100 per cent
of the space, {respeciive af whether 1he property is wholly-wmed ar held
in 2 foinl veniure.

[ndicalors In assetsing and managing the performante of the business which

single equily igure on the Balince Sheet Nate 7w the Financial Suremens

in the Swategic Repory, performance melrizs and Anancial figures ars siated
reflecting SEGRQ’S wholly-gwned assets and 115 share of joint venture assets

£95 million

of new headline rent signed,
including £49 million of pre-lets
to a diverse range of occupiers

Image removed

i p52

839,200 sq m

| of new space completed,

98% of which is environmentally
certified to a high standard

Image removed

p56-57
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A record ' Awarded the National Equality
‘11 Standard (NES) in recognition
£1 . 5 bl"IOﬂ of our commitment to diversity
of net investment | and inclusion
lmage. rémoved Image removed
p60 | p33
Reduced carbon Creating the framework
emissions from for our first Community
our buildings by -1 [ Investment Plans in our
1 00 /0 - key markets
Image removed Image removed
p54-55 ' p43
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Chief Executive Interview:

David Sleath answers questions
on SEGRO's performance and the
long-term outlook for the business

As you look back now how do you reflect on SEGRO’s
. performance in 20217

2021 was a very successful year for our business, despite the ongoing
pandemic, with record performance being achieved in many areas.

This performance is being enhanced by the structural drivers at play in our
sector but it is mostly down ta the hard work undertaken by our teams over
the past decade, to position our portfolio so that we have the best assets,

in the lacations that are key to our customers. It has been very satisfying

to see that play out and also how people across the business have worked
hard to capitalise on the current market conditions and secure future
growth opportunities.

What were the highlights for you?

The operational and financial perfarmance are abviously significant
highlights but alongside this we have also made fantastic progress with our
Responsible SEGRO ambitions and it has been great to see how everyone
wilhin the business has embraced these prorities and contributed to the
progress made during the year.

We have made significant progress
with our Responsible SEGRO ambitions

during 2021, which help to paosition
our business for long-term success.

DAVLID SLEATH
CHIEF EXECUTIVE

SEGRO PLC | ANNUAL REFORT & ACCQUNTS 2021
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How is SEGRO 'positioned to respond to the increased
competition in your markets?

We have been in the warehouse business for over 100 years and have

a wealth of experience and knowledge within our pperating platiorm.

This along with our reputation and the relationships that we have established
with key stakeholders and partners helps us to create cpportunities that

are not necessarily accessible to those newer to the sector. For example

the opportunities to acquire assets off-market, to access development
opportunities as a result of our reputation for adding value in focal communities,
the know-how and experience to execute on complicated projects and the
ability to innovate and come up with creative solutions to problerms.

How will Responsible SEGRO strengthen the business?

We have always taken a responsible approach to doing business so this isn't
something that is new to us and it is a part of the reason why our company
has been around far se long. Our Responsible SEGRO framework tocuses
on three areas where we feel we can make the mast meaningful difference
and that are also key in positioning our business for longer-term success.
They will help to ensure that our portfolio is fit for the future, that the
communities around our estates flourish and that we have a team of diverse,
talented and motivated people,

What are your priorities for 20227

2022 is going to be another very busy year. Continuing to embed Responsible
SEGRO acraoss the business is a huge priority as that will help us ensure that we
make further inroads towards being net-zero carbion by 2030; that we continue
tc make a positive irnpact on our local communities and environments; and that
we nurture talent, as this is key to the future success of SEGRO. We also need
to carry on seeking out profitable new oppertunities for growth to add to our
already substantial pipeline; and we'll be looking to drive further value from the
existing portfolio through active asset and customer management, capturing
the existing reversion and continuing to pursue rental growth.

Image removed

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021 13
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Chief Executive’s statement
A successful year and positive outlook

David Sleath reports on SEGRO"s
performance in the past year and
facks to the future.

2021 was an exceptionally busy vear for
SEGRO as our teams worked hard to capitalise
on the favourable market dynamics that are
currently benefitting the industrial property
sector, The pandemic brought about the
acceleration of already strong structural
drivers, resuiting in record levels of warehouse
take-up across Europe during 2021 and this
has attracted increased irvestiment into the
sector. We have worked diligently throughout,
to position our business so that we ceuld
emerge in an even stronger position and this
is already paying off, resulting in strong rental
growth and a high number of development
completions,

Responsible SEGRO is the framewaork that
we use to explain how we do business in the
best interests of our stakeholders and the
long-term success of our business. Last year
we set new priorities within this that focus on
the key areas where we believe we can rmake
the greatest business, environmental and
secial contribution (see page 87 for further
information). During 2021 we worked hard
to integrate these into the management of
our portfolic and the day-to-day running of
our business to ensure that, as we grow as

a comnpany. the value that we create for our
stakeholders also increases, and so that we can
deliver on pur Purpose of ‘creating the space
that enables extraordinary things to happen’.

Locking back on 2021, the main highlights
include:

Q A significant increase in our rent roll,
arising from a combination of active asset
management of our exisling portfolin, our
expanded development programme and
market rental growth.

0 Increased visibility an the carban emissions
from our leased buildings (improving to 54
per cent now monitored from 41 per cent
in 2021) and moving the last of our markets
onto a certified green energy tariff.

© 839,200 s m of development comipletions
creating space to be used by a wide
variety of industries indluding those
linked 10 e-commerce, data centres
and creative industries.

© Undertaking life cycle assessments on over
half of our new development projects,
equivalent to 440,000 sq m of new space,
an important step in reducing carbon
emissions from building materials.

© Achieving the National Equality Standard
{NES) accreditation following our first audit,
2 reflection of our commitment to diversity
and inclusion.

© Creating the framework for our
Community investment Plans (CiPs) and the
appointment of 41 Community Champions
across the business to lead the prajects
alongside our local community partners.

This activity has been reflected in significant
growth in all of our key operating metrics and
our balance sheet remains in good shape and
is positioned to support further growth.

The combination of a sirong set of financial
results in 2021 and our confident outlook
for 2022 and beyond means that we are
recommending a 13.¢ per cent increase in
our final dividend to 16.9 pence per share,
resulting in a total distribution of 24.3 pence
for 2021 as a whole {2020: 22.1 pence).

Reflecting on 2021, there are three things that
stand out for me;

© The strength, breadth and depth of
occupier demand and the long-term nature
of the structural trends that underpin it.

& The ability of our teams to continue to find
new opporiunities to grow the business
in very competitive markets by leveraging
their experience, relationships and thinking
creatively. and

© The progress that we have made in aur
Respansible SEGRO focus areas and the
alignment towards these goals that we are
finding with our custorners, suppliers and
ather stakeholders.

E-commerce is stil an important source

of occupier demand across Europe and
continues to cantribute significantly to our
fettings performance, but we are seeing new
names emerge in the space {for exampie
rapid grocery delivery services and other
Q-commerte businesses) and its impact

is now being felt more widely across the
portfolio, for example in our urban estates
in Germany, France and Spain.

Distribution netwerks on the Continent still
have a long way to go to be able o cope
with the increased strain that e-cornmerce is
putting them under. Even in the UK, where
e-commerce penetration is significantly shead
of most markets in Europe, retailers and
logistics operators need to take additional
space ta successfully handie e-commerce
penetration rates approaching 30 per cent.

14 SEGRO PLC ) ANNUAL REPORT & ACCOUNTS 2021

DELIVERING INCREASED DIVIDENDS

24.3 pence

Graph removed

Read more on our stralcgy
$ce pages 22-23

Due to the prime location, high quality

and flexibility of our space, we are also
seeing significant demand from other sectors,
such as the creative industries. More widely
across Eurape, take-up by businesses
involved in manufacturing has ingreased
during 2021 as a result of a renewed focys
on supply-chain resilience.

Al of this combined is leading to very high
levels of occupier demand. For many lettings,
there are multiple potential occupiers willing
to pay a premium to get the space that is
crucial to the success of their business and

this is leading to very strong rental growth,
particularly in markets where we have carefully
built strong pasitions, such as London, where
supply is very limited.

The situation in the occupier market is also
attracting more and mere investment into
our sector which has pusted up asset prices
but also resulted in compelitive bidding
situations for both standing assets and land
in every single market that we operate in.
Despite this, our teams have been able to
find opportunities to acquire unique assets
and development opportunities, often in
off-market situations, due o our reputation,
scale position, relatianships and expertise.

A good example of this is the acquisition that
we completed in South East London for a
complex redevelopment scheme where the
vendors only presented to a few potential
purchasers who they knew would have the
ability and appetite to execute on it.



Qur teams are also thinking creatively and
finding other ways to source opportunities,
for example by doing asset swaps or building
refationships with local trader developers who
have access to land plots. Once we own the
land, our development teams consider how
thay can intensify land use and maximise the
value we create from it.

integrated within the management of our
portiolio and development pipeline we have
worked hard to pragress our Responsible
SEGRO ambitions. During 2021 we have
taken steps to understand our current
position, for example through doing iife cycle
assessments on over half of our development
projects and participating in a NES audit.
These have enabled us to put the necessary,
processes and frameworks in place to ensure
that we achieve the ambitions that we set out
within our Responsible SEGRO priorities of
Championing tow-carbon growth, Investing in
our local communities and environments, and
MNurturing talent.

As expected, we are finding commen ground
with our customers, suppliers and other
stakeholders and aligning aur interests to
maximise the value created. For example,
many customers decided ta lease our space
because its environmental credentials also
helped them achieve their own sustainability
goals. In another ease a supplier decided

to apply for Living Wage accreditation after
we engaged with them in the process of
achieving cur own accreditation. We also
sponsored numerous apprentices 1o work in
local businesses and receive training to enable
long-term career progression.

| am very proud to see how everyone within
the business has embraced our Respensible
SEGRO ambitions and worked hard alongside
their already busy jobs to help make them
come to life. | would like to thank them

for this, and also for the continued focus,
dedication and commitment that they have
shown over the past two years whilst having
to endure the restrictions and limitations
that have been put on both their work and
personal lives due to the pandemic. Quite
simply, our business would not be in the
position that it is today without their efforts.

It has been a very busy year and highly
successful year and ane that has brought
much satisfaction and has really shown

how our business delfivers on its Purpose of
creating the space that enables extraordinary
things to happen.

Fa

L=
OVERVIEW STRATEGIC REPORT

GOVERNANCE FINANCIAL STATEMENTS

Loge removed .
Championing
low-carbon
growth

s¢e pages 54 to 59

Our Responsible SEGRO framework is
fully integrated into our Business and helps
us to articulate and focus on our ESG goals

Nurturing

Investing in
talent

our local
communities 2nd
environments

see pages 42 to 44 see pages 32t 38

OQUTLOOK

We enter 2022 with considerable canfidence
in the outlook for cur business and its ability
to deliver continued growth. The effects of the
pandemic are engoing and we remain mindful
of macroeconomic and geopolitical risk, but
the world is adapting quickly and tearning how
to function alongside Covid-19, with the lasting
impacts on the way that we live and work
strengthening cecupier demand. It has also
highlighted the importance of glabal supply
chains facilitated by high-quality logistics space
and we have positioned our business to take
advantage of these structural taitwinds,

Against a backdrop of strong demand from
an increasingly diverse range of businesses,
combined with historically low vacancy rates
across Europe, we expect rental growth

0 continue across our markets, We helieve
that the growth rate will be highest

where developabie land is in shortest supply,
far example in urban markels such as
Londan and Paris. This acute supply-demand
imbalance delivered record rental growth
during 2021, resulting in significant
accumulated rental reversion in the portfolio
which we will be working hard to capture
during 2022 and the coming years.

Quir record fevels of capital investment

over the past two years have resulted in a
significant number of projects currently under
construction, with a high level of pre-leasing,
and a large pipeline of future projects. This
allows us to bath provide much-needed
modern, sustainable space for our custorners
and generate additional rental income. We
continue to prioritise further opportunities to
grow our development pipeline, positioning
SEGRO to benefit from the leng-term
structural trends within the occupier market.

Inflationary pressures remain but we expect to
be able to offset these in our existing portfolic
by capturing the significant reversion in lease
reviews and renewals, whilst benefiting from
indexation provisions in cur remaining leases
which represent approximately 40 per ¢ent.
Rental growth has also allowed us to

maintain the profitability of the development
programme despite additional cost pressures
arising from increased construction and
material costs.

The unique supply-demand dynamics of the
industrial sector have attracted increasing
competition from bath investors and
developers, but we are confident in our
ability to source prefitable new opportunities
to graw, As evidenced during 2021, the
combination of our significant portfolio

of modern, assets in the most desirable
locations across Europe, together with our
well-established operating platform, provides
us with a clear competitive advantage. This,
alongside the meaningful and lasting changes
we are making through our Responsible
SEGRO focus areas will hefp us to ensure that
our business continues to prosper, creating
shared value for our customers, employees,
shareholders, local communities and all of our
other stakeholders.

DAVID SLEATH
CHIEF EXECUTIVE
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Market overview
A look at our market drivers

The performance of real estate, like all asset classes, is driven by

the interplay of demand and supply: investor demand for property
assets and occupier demand for space, with performance dependent
on the supply of properties to buy or lease to satisfy that demand.

The property market is therefore typically considered to be cyclical
but more recently our business has been driven by structural trends.
These have amplified the impacts of many positive cyclical drivers
and have offset the impact of many negative ones.

REAL ESTATE AS AN INVESTMENT ASSET: CYCL}CAL

If investor demand increases, in the absence '

of additional supply, the value of real estate D RIV ERS

will rise; if demand wanes or supply increases, . A i

the value will fall. Real estate pricing is Factors often linked to the economic cycle that
commonly expressed as a yield which is the influence supply and demand and therefore
rent payable for a buitding as a percentage . t asset values and rental level

of its value. At a constant renit, as ihe value impact as e EVEls.

of real estate rises, its yield falls (often referred
to as 'yield compression’] and vice versa.

REAL ESTATE AS AN OPERATING
MNECESSITY:

As occupier demand increases, in the
absence of additional supply, overall lease
terms will becorne more expensive for the
occupier, including {but not exclusively) an
increase n rents. If demand for space falls,
“or supply increases ahead of occupier
demand, overall lease terms, including
rent, will become cheaper.

Image removed
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GOVERNANCE FINANCIAL STATEMENTS

Image removed

Economic outlook

Economic growth is an important driver of
occupier demand for space. A supportive
economic envirenment encourages businesses
to grow and therefore to secure extra space.
In a recession, customer insolvencies and
industriat vacancy rates tend o increase.

Global economic growth was strong in 2021
but stifl remains betow pre-pandemic levels.
The outlook for 2022 is positive (IMF forecasts
4.4 per cent} but supply chain disruptions and
rising energy prices have resulted in elevated
levels of inflation. Current market forecasts
expect that it will fall back towards central
bank targets in the second half of the year,

Interest rate environment

Monetary policy across Eurape — and globally
- means that we continue to operate in a low
interest rate environment. However, recent
high levels of inflation may result in interest
rate rises as central banks seek to control it.

Prime industrial real estate yields in the

UK and Eurgpe currently range between

3 to 4.5 per cent, meaning they are still
attractive relative to their respeciive risk-free
benchmarks. If interest rates were to rise
significantly this could make industrial assets
less attractive and might limit the potential for
further yield reductions or may even result in
yields rising.

Competitive supply

The relatively short construction time for
warehousing means that the availability
of new speculatively developed buildings
can sometimes exceed demand, leading
to increased vacancy and weaker rents.

Occupier demand has been very strong across
Eurgpe during 2021 and vacancy is now at
record lows across most of our major markets.

Supply has increased in response to this but
tight planning laws and limited availability of
land are keeping supply in check and take up
is expected to remain strong throughout 2022.

WHAT IT MEANS FOR SEGRO?

O We have a very diverse customer base
covering many different sectors which
means we are not overly exposed to
challenges in particular industries.

© The pandemic has had a pasitive impact
on the structural drivers that impact ’
our business, for example increased
e-commerce penetration across Europe,
and these have resuited in record levels
of occupier demand for warehouse space.

© Infation has resulted in increased
developrent costs during 2021 but we
have worked closely with our suppliers to
moderate this and rental growth has more
than offset the impacts on our pipeline
so far, We continue to remain alert to this
going into 2022 '

© Inflation has a positive impact on the
rent roll as over 40 per cent of our rents
are index linked (with most linked to
consurmer prices).

WHAT IT MEANS FOR SEGRO?

0 Yields continued to compress during 2021
ang the yield for our portfolio is currently
3.8 per cent.

© This vield compression was enhanced by
rental growth as a result of high occupier
demand. As a result our portfolio increased
in value by 29 per cent in 2021.

O There is still a significant amount of capital
loaking to invest in industrial assets due to
the attractive long-term demand outlook
and limited supply in the sector. This should
help to support yields should interest rates
rise further.

© Greater competition for completed
assets from investors has increased their
prices, meaning we. can generally achieve
betier returns from developing than
acquiring assets.

WHAT IT MEANS FOR SEGRO?

0O Rental values have increased in most areas
of our portfolic in 2021.

a We continue to take a cautious approach
to speculative development, preferring
most of cur developmenits to be de-risked
through pre-letting,
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STRATEGIC REPORT
Market overview

A look at our market drivers
continued

STRUCTURAL
TRENDS

Changes in the way that an industry or

market functions can result in longer-term

or even permanent change. We monitor both
cyclical and structural drivers and use them

to shape our strategy and influence decisions
about the shape of our portfolio and the nature
of our investments.

lmage removed

Supply chain efficiency
and resilience

Manufacturers, retailers {both traditional
and onling) and distributors require efficient,
reliable distribution networks and supply
chains in order 1o compete effectively

to meet the ever-increasing demands

of their custormers ang to reduce costs.

To achieve this they need to invest in modern
warehouse facilities well located to serve
their customers, but also close to labour
pools to staff their facilities. They frequently
need larger buildings in central locations,
where there is space and power (0 SUPpoOrt
automation; and they need smaifer buildings
close to the end consumer to facilifate the
Nast mile” of the distribution journey.

WHAT IT MEANS FOR SEGRO?

© Increased demand for madern, well-located
warehousing for supply chain efficiency or
for resiliznce in the future.

Urbanisation

other types of properties.

industrial properties.
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The poputations of most major European cities
are forecast to grow over the next decade
leading to ambitious new housing targets
being adopied. A growing population leads

to increased demand for goods and services
and for warehouse space from which to supply
therm, particularly for “last mile” deliveries

Land previously used for industrial purposes
i and araund major towns and cities can alsa
be used for the construction of houses and

As 3 result land available to meet the need for
increased warehouse demand is being eroded
and this tends to lead to higher land prices
and increased rents for well-located urban

The pandemic has meant that cities such a5
London and Paris are currently functioning
very differently but, in the longer term, we
believe they will continue to act as centres
of commerce, innovation and culture and
therefora attract people to iive, work and
play in them.

WHAT IT MEANS FOR S5EGRO?

© Two-thirds of our portfolio is in urban
locations so we are well positioned to
benefit from this trend.

o In London, estimated rental values (ERVs)
for our urban warehouses increased
by 24 per centin 2021, reflecting the
suppfy-demand imbalance.

o The shortage of land in urban areas is
also leading us to innovate to intensify
land use, far example, by constructing
multi-level buildings.



Digitalisation of society

— ™

ot
OVERVIEW STRATEGIC REPCRT

_{and its impact on consumer behaviour)

F-commerce has been on the rise across
Evrope for a number of years and this has
been accelerated by the pandemic, with
the majority of our markets now reporting
online penetration levels above 10 per cent.
Supporting an online or omni-channel
retail model requires more and different
warehousing than is needed to service

a traditional retail store network.

There is also increased demand for data centres
to store and process the increased demand for
data arising from the growth of e-commerce,
the move to cloud computing by businesses and
the generation of more and more digital data by
businesses and consurners. The pandemic has
added ta this with mcre people working fram
home, using video conferencing and streaming
heme entertainment content,

We believe these trends will remain in place long
after the pandemic has receded and are likely fo
have been accelerated as a result of it.

GOVERNANCE

FINANCIAL STATEMENTS

WHAT IT MEANS FOR SEGRO?

o Strong occupier demand for our urban
warehouses Jacated on the edge of cities
to cater for ‘last-mile” delivery.

0 Almost 60 per cent of our lettings in 2021
were to customers linked to e-commerce.

0 We have experienced strong demand for
data cenire space during 2621 and thig
is likely to continue in 2022. We recently
acquired a site adjacent to the Slough
Trading Estate to give us further ability
to respond to this demand.

Image removed

Image removed

Need for efficient,
sustainable buiidings.

With the world around us becoming more
environmentally aware there is an increasing
focus on the impact of buildings an the
ervironment, Qur customers also want to
minimise their own carbon footprints and
reduce their overall occupancy costs. It is
important that landlords and developers

own and create buildings that are sustainable
in the long-term and that use natural
resources efficiently.

of assets.

WHAT IT MEANS FOR SEGRO?

© Qur developments are designed o meet’
our ambitious environmental targets
{see pages 58 and 90).

0 A building’s sustainability is an important
factor in our investment decisions, not

- only for potential acquisitions but also for-
deciding whether to refurbish or dispose

Q We are constantly looking at ways of
innovating using new materials and
technelogies, for example using a
CEMIll cement mix in a development in
Amsterdam, which created 50 per cent less
embodied carbon at no additional cost.
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Our purpose-led, responsible
approach to business

>

o
OUR PURFPOSE, CULTURE AND VALUES

4

c‘r
AN EFFECTIVE STRATEGY TO
MAXIMISE PERFORMANCE

We create the space
that enables extraordinary
things to happen

OUR CULTURE:

We have a strong and unique company culture that permeates
through the whole business.

This culture is underpinned by our Values, our core beliefs about
haw we do business which guide our decision making, large and
small. They are the ways in which we work tagether to make
things happen.

OUR VALUES:

SAY (T LIKEIT IS

STAND 5iDE BY SIDE

KEEP OME EYE ON THE HORIZON

I¥ THE DOQOR IS CLOSED...

DOES IT MAKE THE BOAT GO FASTER?

OPERATIONAL
EXCELLENCE

\8]
N
:-;s'D"““J

OISCIPLINED
CAPITAL ALLOCATION

EFFICIENT CAPITAL AND
CORPORATE STRUCTURE

OUR cyLTURE

Read more
see pages 22 to 23

RESPONSIBLE SEGRO

We recognise that our responsibility goes weil
beyond the space that we awn and we wark hard
to make a positive contribution to cur environment,
QUE CUstomers, our people, our partners and the
communities in which we operate.

Championing
low-carbon growth

lcon removed

20 SEGRO PLE | ANNUAL REPORT & ACCOUNTS 2021



OVERVIEW STRATEGIC REPORT GOVERNANCE " FINANCIAL STATEMENTS
- > O
A BUSINESS MODEL DRIVEN BY CREATES LONG-TERM VALUE
CUSTOMER UNDERSTANDING FOR ALL GUR STAKEHOLDERS

Customers
Employees
Communities
Suppliers
fnvestors

MARKET
ANALYSIS

OUR
CUSTOMERS

CUSTOMER
RELATIONSHIPS

PORYFOLIO
REVIEW

ACTIVE ASSET
MANAGEMENT

Read more

Read more
see pages 30 to 49

see pages 28 to 29

Investing in our -
9 e Nurturing
Icon removed Iocal Communltles leon removed
) talent
and environments

Read more
see pages 87 to 88
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Our Strategy

Generating attractive, sustainable returns

Owr goal is to be the leading
owner-manager and developer

of industrial properties in Europe
and the partner of choice for our
customers and other stakeholders.

OPERATIONAL
EXCELLENCE

DISCIPLINED
CAPITAL ALLOCATION

EFFICIENT CAPITAL AND
CORPORATE STRUCTURE

OUR cuLTURE

WE APPLY QOUR STRATEGY TO MAXIMISE THE RETURNS FROM OUR BUSINESS

1. OUR GOAL

3. DISCIPLINED CAPITAL ALLOCATION

Our goal is to be the leading owner-manager

- leon and developer of industrial properties in Eurape
removed | and the partner of choice for our customers and
other stakeholders,

2. OPERATIONAL EXCELLENCE

Using our in-depth knowlecige of our customers

leon and the rends impacting their businesses, to pick the
removed | right markets and assels to create the right portfolio
shape, actively manage its composition and adapt our
capital deployment according Lo our assessment of the
property cycie,

4. EFFICIENT CAPITAL AND CORPORATE STRUCTURE

Leveraging our operating platform to aptimise

lcon

expert asset management, development and
removed P 9 b P

operational efficiency.

Far more informatian on our KPls sec pages 24 1o 27

performance through dedicated customer service,

We aimn 1o underpin the property level returns
from our portfolio with a lean overhead structure,
an efficient capital structure and apprepriate
financial leverage.

Icon
removed
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PROGRESS
AGAINST OUR
STRATEGY

SINCE 2012:

TOTAL ASSETS DISPOSED

£3.9bn

TOTAL ASSETS ACQUIRED

£3.7bn

DEVELQPMENT CAPEX

£3.4bn

TQDAY (AS OF 31 DECEMBER 2021):

AUM

£21.3bn

{2011 £5.1bn)

PASSING RENT

£518m

(2011: £333.5m)

VACANCY

3.2%

{2011: 9.1%)

LTV

23%

(2071: 50%)

COST OF DEBT

1.5%

(2011: 4.6%)

¥ g T

W4
QVERVIEW STRATEGIC REPORT

A clear strategy that
creates shared value
for our stakeholders.

Our Stralegy operates within the context

of our Purpose and Values, our culture and
our Responsible SEGRO approach to doing
business. All these factors influencing bath
how we operate on a day-to-day basis and
when making key strategic decisions on how
to position our business for the future.

This ensures not only that we manage risk
appropriately (for more information on how
we rmanage risk see pages 74 to 83), but it
also means that the decisions we make take

into account the interests of all relevant parties.

ft is this that allows us to ‘create the space that
enables extraordinary things te happen' and
alse ensures that SEGRQ is positioned to do
s0 over the Jonger lerm.

Al the heart of it are the relationships that
we build with our customers, helped by the
fact that we manage the majority of our
portiolio internally and therefore really get

to know their businesses. The insights that
we gain from the parntnerships we build with
our customers help us to anticipate long-
term trends and make strategic decisions that
shape our portfolio and ensure the continued
success of our business.

QOur goal is to be the leading cwner-manager
and developer of industrial properties in
Europe and the partner ‘of choice” for our
customers and other stakeholders. The use
of the words ‘of choice’ refiects that we
recognise that our customers, employees

and other partners have the option to choose
whether they work with SEGRO. We need

to continuously improve and adapt to stay
relevant and ensure that they choose to work
with us not only today but alsa in the future.

GOVERNANCE FINAMCIAL STATEMENTS

At a property level our goal reflects our
ambition to create a portfolio of high-quality
industrial properties in the strongest markels
~ a portfolio that generates attractive, low risk,
income-led returns, providing ahove average
growth (both in terms of rent and capitat
values) when market conditions are positive,
and that proves to be resilient in a downturn.

We seek to enhance returns through
development, while ensuring that the short-
term income ‘drag’ associated with holding
land does naot outweigh the long-term
potential benefits.

Fundarnental to cur strategy are three key
pillars of activity which should combine to
deliver the returns that we seek:

© Disciplined Capital Allocation
© Operational Excellence
o Efficient Capital and Corporate Structure,

The combination of these elernents should
translate into sustainable, attractive returns

for our shareholders in the form of progressive
dividends and net asset value growth over
time. This is in addition to all of the other value
that is created in the process of managing and
building our portfolio {see pages 30 to 45

for further information).

Qur partfolio comprises modern big box
and urban warehouses which are well
specified and located, with good sustainability
credentials, and which should benefit from a
low vacancy rate and relatively low-intensity
asset management requirerments. Our assets
are concentrated in the strongest European
submarkets which display attractive property
market characteristics, including good
growth prospects, limited supply availability
and where we already have critical mass,

or believe we will be able to achieve it in

a reasonable timeframe,

RESPONSIBLE SEGRO AND THE UNITED SUSTAINABLE DEVELOPMENT GOALS (UNSDGs)

Our Responsible SEGRO
{ramework describes how we
do business in the best interests
of gur stakeholders and the
long-term success of SEGRO.
Last year we set new priorities

GROWTH

CHAMPIONING
LOW-CARBON

Logos removea

within this that fecus in on the
key areas whese we can make the
greatest business, environmental
and soaal contriubtion, We have
reviewed this framewark against
the UNSDGs to understand which
are most aligned to our priorities

INVESTING IN OUR
LOCAL COMMUNITIES
AND ENVIRONMENTS

Logos removed

and although elernents of our
framewarks are aligned with alt
of the Goals, we believe we can
make the greatest condribution
to the following six UNSDGs:

NURTURING
TALENT

Logos removed

For mare inlormation on Responsible SEGRC and the UNSDGs set pages 87 to 68
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Key performance indicators
Financial

We measure our success by

tracking Key Performance Indicators
(KPls) that refiect our strategic,
operational and financial progress
and performance. They drive the
internal management of the business
and some are used tc determine
how management and employees
are remunerated.

DUR STRATEGY

Read more ahout how we are defivering on our slrategy:
Que strategy pages 22-23

RISK MANAGEMENT

We recognise that the management of risk has a role
to play in the achievement of our strategy and KPIs.
Risks can hinder or help us meet our desired level
of performance,

The refationship betwaen our principal risks and our
KPls is identified in the Principal Risks on pages 78-§3

During 2021 we have reviewed our KPis to ensure that they are the

most relevant metrics for our business given our current priorities and
goals. The result of this review is that we have reduced aur financial KPIs to
six measures and introduced six new non-financial performance indicators
(see pages 26-27) that align with our Responsible SEGRO commitments,
‘We believe these 12 KPls reflect our priorities of creating shared value

for our stakeholders and ensuring the longer-term success of our business.

(Within the financial KPls we have replaced Adjusted NAV with Total Accounting
Return and removed the EPRA vacancy rate and Tota) Cost Ratio.

We will continue 1o monitor and report on these meltrics but believe that
at present they are not the mest important measures of the success of our
business for the following reasons:

0 Adjusted NAV is a static measure whereas Total Accounting Return tracks
the return on capital which we believe is mare refevant and is also used
in determining remuneration. ’

© Vacancy rates are at recard lows for both SEGRO {see page 54) and the
wider industrial market and we are now prioritising managing our portfolio
for rental growth and future opportunity versus reducing vacancy.

0 Total cost ratio (see page 71) focuses an the ratio of costs to current rental
income but doesn’t capture the fulure growth that we are looking to deliver
and the investment this requires in our operaling platform and landbank.

All of our Financial KPis are tased on proportionally consolidated metrics
incorporating our share of joint ventures.

1 The TPR has heen calculated independently by MSCH Real Estate in order to provide a consistent
comparison with an appropriate MSCIbenchmark. It s calculated as the change in capital value,
less any capital expenditure Incurred, plus net income, 2xp d a5 a of eapital
over the period concerned for slanding investrments held thraughout the year, excluding land.

TOT Al_ ' What it fs: TSR measures the change in our share price

over the year assuming that dividends paid are reinvested.

S HA R E H O LD ER This KPI reflects our commitment to delivering enhanced

returns for our shareholders through the execution of aur

R ETU R N stralegy over the medium term. TSR is & key metric used

in setting the long-term incentive plan remuneration for
(% TSR} both the Executive Directars and seniar managers.

Cur perfarmance: The TSR of the Group was 53.1 per cent, Graph removed

compared with 299 per cent tor the FTSE 350 Real Estate
0 index. This performance reflects a combination of the
0 22.6 pence dividend {15.2 pence 2020 fina) dividend and

7.4 pence 262} interim dividend) paid during the year
and an ingrease in the share price from 947.6 pence at

31 Decernber 2020 to 1,434.5 pence 2t 3) December 2021,

TOTAL
PROPERTY
RETURN

{% TPR)

33.7%

What it {s: TPR is the ungeared combined income and
capital return from our portfalic of standing investments keld
throughout the year, It is an importan: measure of the success
of our stratégy in (erms of asser sefection and managefnent.
MSC Real Estate prepares the calculation, as well as providing
penchmark TPR data for similar properties in their wider
uriiverse. We aim ta outperformm the benchmark aver the

long term. Details on how TPR impacts short- and long-term
incentives are provided on pages 140 ta 155,

Our performance: The TPR of the Group’s standing

assets held throughout 2021 was 33.7 pér cenl

{2020: 14.0 per cent). The UK porilolio generated 3

TPR af 39.t per cent, performing ahead of the benchimark
calculated by M5 Real Estate UK Al Industrial Quartery

of 36.4 per ¢ant The TPR of cur Continental Europe portiolio
was 24.0 per cent. Bernchmark data for Continental Europe
will be received lazer in the year,
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EFFICIENT CAPITAL ITEMS ARE DIRECTLY
OPERATHONAL DISCIPLINED CAPITAL AND CORPORATE CAPTURED IN SEGRO'S
EXCELLENCE ALLOCATION STRUCTURE INCENTIVE SCHEMES

TOTAL
ACCOUNTING
RETURN

3%

What it Is: TAR is the growth in Adjusted NAV per share
plus dividends paid, expressed as a percentage of Adjusted
MNAY per share at 31 December 2020. It measures the return
an capital and is a key metric used In setting the long-term
incentive plan remuneration for both the Executive Directors
and senigr Managers,

Our perfarmanee: The TAR for the Group was 42.5 per cenl
(2020: 19.3 per cent). This performance reflects a combination
of the 323 pence increase in Adjusted NAV from 814 pence
at December 2020 to 1,137 pence at 31 December 2021

and the 22.6 pence dividend (15.2 pence 2020 final dividend
and 7.4 pance 2021 interim dividend} paid during the year.

Graph removed

ADJUSTED
EPS .

(PENCE}

91p

What it is: Qur headline Adjusied earnings per share (EPS)
reflecis earnings from sur aperating business: rentzl income
less pperating, administrative and financing costs and tax.

Itis the primary determinant of the level of the annual dividend.
IFRS EPS indudes the impact of realised and unrealised
changes in the valuatior of our 2ssets which can often mask

the underlying operating perfarmance. The reconciliation
between Basic EPS and Adjusted EPS can be found in

Noie 12{) on page 194,

Qur performance; Adjusted EPS increased by 14.6 per cent
to 29.1 gence during the year, reflecting higher rensal income
from our standing assets, new income from acquisitions and
developments, and 2 1.1p contribution from a perlormance fee
received from gur SELP joint venture.

Graph removed

RENT ROLL
GROWTH

(£}

£/2m

What it is: The headline annualised rent contracted during
the year less income lost from takebacks. There are two
elements: to grow income from our standing assets by
reducing vacancy and increasing rents from lease renewals
and rent reviews, and t¢ generate new rent by developing
buildings either an 2 pre-let or speculative basis. Rent from
new acquisitions is not induded.

Qur performancte: In 1atal, we generated £72 million of
net Aew annualised rent during the year (2020: £60 milion).
The increase was driven by higher rents en review and
renewal m the UK and by the increased velume of rent from
development completions and pre-let agreements secured
during the year.

Graph removed

LOAN TO VALUE

(% INCLURING JOINT VENTURES
AT SHARE)

3%

What it is: The proportian of our property assets {including
investment, cwner-cccupier and trading properties at carrying

valuea and aur share of properties in joint ventures and excludes

head lease ROL asset) that are funded by borrowings. At this
stage in the cycle, and based on our investment plans, we aim
to maintain our LTV at around 30 per cent for the foreseeable
future. We believe that REITs with lower leverage offer a lower
risk and less volatile investment proposition for shareholders.

Qur performance: The Group’s LTV ratio was slightly lower
at 23 per cent, despite £1.5 billion of net investrment in our
business during 2021. This was mostly due ta the unrealised
gain an the value of our portfolio. The timing of investment
decisions and dispasals. as well as movementin the value

of gur assets may cause the LTV to fluctuate.

Graph removed
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Key performance indicators
Non-financial

Our non-financial KPIs help us to
measure the shared value that our
business creates and to ensure
that our business is positioned

for long-term success.

RESPONSIBLE SEGRO COMMITMENTS

Read more about our Responsible SEGRO prierilies
on pages 87-88

In establishing our non-financial KPIs we continue to measure customer
satisfaction and have aligned the remainder with the focus areas of

our Responsible SEGRO framewark: Championing low-carben growth,
Investing in our local communities and environments and Nurturing Talent.
We have identified KPls that reflect our progress in each of these areas.

Given where we are in our journey towards these goals we anticipate that
our non-financial KPis will adapt as we progress tawards our stated ambitions.
For example, we are starting with visibility of customer energy use as a KPI.
This is important in correctly determining the carbon emissions fram our

properties and visibility has been low historically due to the terms of our leases,

We are therefore working proactively with our custorners to access the data.
Once this visibility has been improved we will review the continued need for
this to be a KPI.

We will explain any changes to our non-financial KPIs as and when we decide
that it is appropriate to progress them. Some of these metrics are also used
to determine how management and employees are remunerated.

CU STO M E R What it is: The percentage of aur customers wha rate
their experience as occupiers of our buildings as ‘good’ or
SATI S FACTIO N ‘excellent’ as opposed o ‘poar’ or ‘average’. Qur customners
are at the heart of our business and we strive to ensure that
(%) we are providing the best level of service possible (9 maximise
customer retention.

Qur performance: Satisfaction as an gccupier of our
0 Buildings was rated as ‘good’ or ‘excellent’ by 30 per cent Graph removed
0 of the 247 customers whe partidpaled in the 2021 survey

(2020: 87 per cenl). The continued high satisfaction rate
refects our focus an communication, being respansive and
understanding the needs of our customneds and we intend to
target similarly high levels in the luture. 97 per cent of our
custarmers said that they would recornmend SEGRO to others,

EM PLOY EE What it is: We carry out an employee engagement survey
every two years which asks all employees to comrment

EN GAG EM ENT on various aspects of their work at SEGRO and the
resuits of this are shared with the Board and Leadership
team. The result given here is far the 2020 survey but
in Juture, we will be carrying out the survey annually.

O In 2020 we also asked employees a questian that {ocused
0 an Diversity & Inclusion and the result of this will be

integrated into rermuneration from 2022
Our performance: Our 2020 employee engagement score
was a record 94 per cent and 97 per cent af emnployees said
that they are proud to work 31 SEGRQO and care about the

luture of the Company. 95 per cent of employees felt that
SEGRO respects individual differences.
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EFFICIENT CAPITAL {TEMS ARE DIRECTLY
QPERATIONAL DISCIPLINED CAPITAL AND CORPCRATE CAPTURED IN SEGRO'S
EXCELLENCE ALLOCATION STRUCTURE INCENTIVE SCHEMES
E M B O D l E D What it is: The largest source of carbon emissions within
our control is the embaodied carben in our newly developed
CARBO N buildings, Within our verified Science Based Targels, we are
committed 1o reducing the average carbon intensity of all
EM | SS I O N S new developments by 20 per <ent by 2030 (compared to
3 2020 baseline of 400 kgCOae/m?).
(KGCOE/M?)
Cur performance: The aveeye errbodied <arixan
intensity in our development programme in 2021 was Graph removed
391 kgCC-e/m’, reflecting a 2 per cent improvement fram
the basefine. We reduced this by trialling low carbon or
recyded malerals, including concrete, steet and limber
across multiple projecis.
o PERATI N G What it is: Qur operatng carbon emissions cover our awn
operatians under Scope 1 and 2 and our cuslomer emissions
CA RBO N under Scope 3. We have visibility of just over half of the
energy use from our buildings by flaarspace snd for buildings

EM | SS | O N S where we do not receive data we have estimated energy use.

Within our verified Sdence Base Targets, we are commilted

(TONNES CO:E} X to reducing the absalute carbon emissions of our partfolio
by 42 per cent by 2030 {compared to 3 2020 baseline of
312,115 (COney, in fine with a 1.5 degree scenario,

Qur performance: During 2021 we reduced the
. emissions of our portfolio by 10 per cent to 280,575 1COze.
Vi This reduction was largely due to the transfer of the last

majer comtracts ever which we have control, in Poland
and Czech Republic, onto a Green tariff which means
that all SEGRO cantrolled eleciricity is now zero-carbon.

Graph removed

Vi SI BI LITY O F What it is: Under th_e terms of most af our leases we do
not have automatic visibitity of customer energy usage data.

CU STOM ER We recognise the importance of having goad visibility of this
data s0 we ¢an accurately assess our Scope 3 emissions and

EN ERGY USE help our customers to reduce their own carbon footprint as
well as.improving their energy elficency, We are therefore

(PERCENTAGE) praactively engaging with our custemers requesting access
to this data.

Graph removed

Qur performance: The visibility of our customer's energy
O use improved ta 54 pey cemt (2020: 41 per cent} of aur
0 . total property footprine by area.

N U M B ER O F What it is: The target for the Investing in our lacal
communities and environments pillar of aur Responsible
COM M U N lTY SEGRC) framewaork is to create and implement Community
Investment Plans (CIPs) for every key market in gur
| NV ESTM ENT porticlic by 2025 {see page 43 far further details of
our CIP programme). As we are at an early stage of this
PLA N S programme the KP! involves the number of plans that are

created, Once the plans are in place in most markets, this
KP will evalve lowards measuring the impact of them,

Our performance: During 2021 we established the
framework for our CIP programme and established teams,
led by 41 Community Investment Champions, 10 create the
first plans for our largest markets. We expect to launch these
during 2022.
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STRATEGIC REPORT

Our Business Model
Creating long-term, sustainable value

A deep understanding of our customers’ needs
lies at the heart of how we do business and
create value for our stakeholders.

O
WHAT WE NEED

O0—
WHAT WE DO (OUR BUSINESS MODEL)

@ A DEEP UNDERSTANDING OF OUR CUSTOMERS’ NEEDS

We pride ourselves on the strength of our customer relationships and use insights
that we gain from them o make better, mutually beneficial business decisions,

@ DIVERSE, MOTIVATED, TALENTED AND ENGAGED PEOQPLE

We employ 385 people with expart skitis across all aspects of real estate,
corporaie functions and also newer areas such as data analytics.

@ A PORTFOLIO OF PRIME, SUSTAINABLE ASSETS

We buy and build warehouse progerties located inside or an the edge of major
cities and key transport corridors and lagistics hubs.

(4} LAND TO FUEL THE DEVELOPMENT PIPELINE

‘We source land to enabie the future growth of our business and we leverage
our Pan-European operating plalferm to secure atiractive opportunities.

@ FUTURE-PROOFING THROUGH INNOVATION

We embrace technology and use it to make sure our business is it for the luture.
It alsa provides us with a huge appoartunity to create more efficient operations.

@ SUPPLIERS AND OTHER BUSINESS PARTNERS

We work with suppiiers and other business partriers whose aims
complement our own.

(7) AN SFRICIENT CAPITAL STRUCTURE

We forge strong relationships with our shareholders as well as our banks
and bendholders who provide equity and debt funding,

STRONG COMMUNITY RELATIONSHIPS

We aim to deliver long-term economic and social benefils 1o the communilies
that we are part of.

(9) A ZERO-TOLERANCE APPROACH TO FODR HEALTH & SAFETY

Health and Safety is central 1o alf of our business activities and we are commitied
to the prevention of harm 1o gur employees and throughout our supply chain.

DISCIPLINED CAPITAL ALLOCATION

MARKET
ANALYSIS

We 1ake into account
fang-term trends and our
custorners’ needs when
deciding where and
what to invest in,

ASSET RECYCLING -

We dispose of assets where
we believe we have
optimised returns.

ACQUISITIONS

We buy assets and land
in key strategic markets
and seurce opportunities
off-marke! where
possible.

QUR
CUSTOMERS

PORTFOLIO
REVIEW

We underiake a detailed
_ analysis of our portfolic

BVEMY year tQ ensuré we
understand the risk-return
profile of every asset.
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Head more about our strategy se¢ pages 22-23
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o
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DISEIFLINED
CAPITAL ALLOCATION
" EFFICIENT CAFITAL AND
CORPCRATE STRUCTURE

PuR uLTuRt

Falt

DEVELOPMENT

We build prime,
sustainable warehouses
in key locations.

ACTIVE ASSET
MANAGEMENT

We actively manage our
assets to strike a balance
between occupancy and
rental growth.

OPERATIONAL EXCELLENCE

CUSTOMER
RELATIONSHIPS

We aim to provide an
excellent service to, and
develap partnerships with
our cystomers,

CREATING VALUE FOR ALL OF CUR STAKEHOLDERS

FINANCIAL

ADJUSTED PROFIT BEFORE TAX
£356m +20%)

RENT ROLL GROWTH

£72m (+20%)

ADJUSTED NAY
1,137p (+40%)
TOTAL DWIDEND

24.3p (+10%)

MNON-FINANGIAL

CUSTOMER SATISFACTION
90%
CHARITABLE CONTRIBUTIONS

£1.3m

NEW DEVELOPMENTS TARGETED AS BREEAM ‘EXCELLENT
OR "VERY GOOD’ (OR LOCAL EQUIVALENT)

98%

A COMPANY WHERE PEGPLE WANT TO WGORK

97%

Full KPIs sze pages 24-27
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STRATEGIC REPORT

Relationships & Resources _
What we need to create the space that enables
extraordinary things to happen

A DEEP
UNDERSTANDING

OF OUR CUSTOMERY
NEEDS

We recognise that building
and maintaining strong and
meaningful relationships
with our customers is
essential and we look to
work in partnership

with all our customers.

ANDY GULLIFORD
CHIEF OPERATING OFFICER

HIGHLIGHTS
NUMBER OF CUSTOMERS

1,471

2020: 1,383

CUSTOMERS WHO WOULDO RECOMMEND
SEGRO TO OTHERS

97%

2020: 99%

CUSTOMER RETENTION RATE

77%

2020: B6%

Understanding our customers’ needs and
changing requirements is central to our
business. Our knowledge of our custermers’
businesses helps 1o shape our decisions on
where and what to invest in, so it is at the
heart of how we actively manage our portfolio.

We recognise that building and maintaining
strong and meaningful relationships with our
customers is essential and we look to work in
parinership with all of our customers - from
small, owner-managed start-ups 1o global
businesses. By understanding their differing
priorities and challenges we are able to offer
tailored and creative solutions to their real
estate requirements. This can include offering
additional, larger or smaller premises to align
with their own growth aspirations but also
often involves going beyond simple real
estate transactions.

In 2021, our &-commerce customers
continued 10 expenience a surge in business
fuelled by the growing habits of internet
retailing associated with increased home
working and reduced travel (o traditional
retail locations. We worked dosely with
these businesses o help provide space

for this growing demand.

We also witnessed the emergence of new
growth customers from the pandemic,
including Q-commerce businesses

{rapid grocery delivery campanies) inn urban
areas, and creative industries, such as film
production companies, requiring space

for filming studios to satisfy the increasing
demand for streaming film and TV content.

The demand for data centre space continued
o be strong in 2021 linked to the increased
use of the internet and the requirement for
‘cloud’ based technclogy.

To help us understand the changing
requirements and strategies of both our
existing and new custamers, we seek to
build close relationships with them. Qur
dedicated cross-border customer account
teams have grown in 2021 and meet
reguiarly to enable us to offer a streamlined
approach and offering across SEGRO to
our customers. Where possible, we look to
partner with our key customers on mutually
important areas such as green initiatives and
Health and Safety.
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Many of cur customers share with SEGRO

an environmental sustainability strategy as a
key focus of their business. To help assist gur
custorners achieve their own Sustainability
targets, from 2022 our new standard for
developments over 5,000 sq m is BREEAM
‘Excellent’ and where possible we look to
include solar panels and LED lighting as part
of their base design. We are also working
with customers across the business 1o install
smart sensors into their buildings to help them
better understand their building performance
and reduce energy consumption.

We have z number of customer tools to assist
in our custorner knowledge, including our
Customer App that provides important data
and updates about customers, which is easily
accessed via our mobile devices, In 2021

we have alsc added a section on customer
news, that provides a daily round up of news
gathered from across the internet that helps
keep us up to date with our customers and
their sectars.

In 2022, our Customer Futures Forum will
take place bringing together and involving
many of our strategic key customers, looking
2t providing thought leadership and sharing
views on important topics and surfacing trends
facing their industries and property that may
have significant impact in the coming years.

We continue to carry aut our customer
satisfaction surveys and in 2021, despite

the challenges provided by the pandemic,

the results demonstrated we continue to be
regarded highly by our customers with overall
satisfaction increasing by 3 per cent io 90 per
cent and custamers willing te recommenad
SEGRO 3t 97 per cent.

By working closely with our customers to
understand their needs and issues, we gim

to provide a first ¢lass consistent service and
real estate solutions long inte the fulure.

We also hope that this approach will continue
to encourage customer loyalty and help us

to generate new business.
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Image removed
CASE STUDY:

RD CONTENT

In November 2021, we welcomed
RD Content to our net-zera carbon
refurbishment at Premier Park, London.

Features of the building include a moss
wall in the impressive reception, multiple
EV charging points as well as photovoltaic
panels on the roof, making the building
carbon neutral. The buiiding also includes
facilities for rainwater harvesting, sensor
activated LED lighting and air-scurced

heat pumps to reduce energy consurnption
as well as occupancy costs.

SEGRQ assisted RD Content with a power
upgrade to the building and we continue

to work in partnership with the company by
introducing them to other creative industries
customers within the SEGRO partfolio,

as well as other customers at Premier Park.

The global video production agency intends
to make AD Studios the most sustainable
film studio development in London, using
proneering technology to help the world’s
biggest brands use the latest platforms to
rmarket their products. The building will also
help RD Content continue to grow as the
company hopeg to sublet some of the studio
space to film and TV content providers,

Ryan Dean, Founder, RD Studios, said:

“We were delighted to partner with SEGRO at
Premier Park and to be bringing to the market
a trufy warld-dlass facility, that has sustainability
atits core. The SEGRC team understand our
business and have continued to work with us
to ensure we achieve our goals”
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STRATEGIC REPORT
Relationships & Resources

What we need to create the space that
enables extraordinary things to happen

continued

DIVERSE, TALENTED,
MOTIVATED AND
ENGAGED PEOPLE

NUMBER OF EMPLOYEES

385

2020: 355

VOLUNTARY STAFF TURNOVER IN 2021

7%

2020: 2%

GENDER DIVERSITY

Graph removed

WORKFORCE

Femate (192) 509

Male (193) 50%
Graph removed

LEADERSHIP TEAM

Female (5) 33%

Male {10} 67%

For fyrther information on our Nurturing Talent prio/ites:
see pages 87-88

Althaugh real estate is a physical asset class,
the business of acquiring, developing and
rmanaging it requires great people and our
long-term success is therefore dependent on
the expertise, commitment and motivation
of our workforce. We have 385 employees
working together in small teams and located
across nine geographies, with expertise in
all aspects of real estate. During 2021 we
recruited 68 new employees to join our team,
enhancing our Property Operatiens and
Finance Operations teams.

The MNurturing Talent pillar of our Responsible
SEGRO strategy focuses on our belief that it
is our responsibility to make SEGRO a place
where pgople are fulfilled by the work that
they do, are inspired by the environment

that they work in and are supported and
developed to reach their full potential.

This in turn should enable us to attract

and retain talented people and will ensure
the future success of our business.

CULTURE AND WORKING ENVIRONMENT

Although we are one of the largest real estate
businesses in Europe, we have a culture that

is unique and is described by our ernployees
as being part of 3 wider SEGRO family. Qur
Purpose and Values, which were created with
the input of all employees, continue to guide
our decision making and the approach that we
take to running our business on a daily basis.

A company culture is inherently intangible
bt we supporl it by providing a working
environment that encourages collaberatian
and communication; taking a proactive
approach to communication; and by carrying
oul regular employee engagement surveys.

Qur culture has been a very important
factor in the performance of our business
throughout the pandemic despite the
disruption te our traditional ways of working.
We pulled together in a ‘One SEGRO' effort
to ensure that we supported each other,

our customers, and our wider stakeholders.

We believe that the Company’s culture
supparts honest and open expression
of concerns between employees and
management but in the event that an
employee wishes 1o raise a concern on
a confidential and anonymous basis,
the Company offers a whistleblowing
helpline which is operated by an
independent company.

INCLUSION AND DIVERSITY

Qne of our stated aims within the Nurturing
Talent pillar is our ambition to have a truly
diverse workforce which broadly reflects the
make-up of the population of the countries
that we operate in.

At a Group wide level we have a goad fevel
of gender diversity (S0 per cent) and at a
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UK level we exceed the ONS with regard

to BAME representation (18.4 per cent v ONS
14.4 per cent). Please refer to the National
Equality Standard section opposite for

maore information.

Looking at the breakdown in more detail,
we have a good level of female and ethnic
representation in finance and corporaie roles
but in professional roles and at a senior level
we have less diversity. We are committed

to addressing this and are working hard to
improve the number of women and ethnic
minorities in our property roles in particular.

We understand that people need to feel
comfortable and free to be themselves

and we work hard to create a working
environment which is inclusive, supportive
and free from bias with oppartunities for all.

Ta ensure that SEGRO is providing this and
to help us identify opportunities to imprave
in this area, during 2021 we participated in a
National Equality Standard {(NES} assessment.
We were delighted to receive the NES
accreditation after our first audit, which is
achieved by only 25 per cent of organisations
who take part.

The NES findings report confirmed that we
have robust policies and practices in place with
regard to equal opportunities and inclusion.
It also highlighted some areas where we could
improve our Diversity and Incdusion paolicies
and processes and we are taking steps to
make improvements in these areas including:
@ Diversity and Inclusion training for
every employee;
© Inclusive Leadership training for seniar
managers, the Leadership team and the
Executive Committee;
O reviewing our general recruitment and
talent processes;
 launching a project to collect more
comprehensive diversity data across
our Business,

We have voluntarily published our UK Gender
Pay Gap data since 2017 and have voluntarily
published our UK Ethnicity Pay Gap data for
the last two years we have seen improvemnents
in both year-on-year due to the changes we
have implemented in our recruitment and
talent processes (please see page 34 for
further details).

Like many other organisaticns the reasons for
our Gender Fay Gap and Ethnicity Pay Gap is
the fact that we have more men than women
and more white employees than ethnic
minority employees in senior reles, yet we are
committed to becoming a8 more diverse and
inclusive arganisation, thereby reducing aur
gender and ethnicity pay gap over time.

For our il Gender and Ethnicity Pay Gap disclosures:
see page 101
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NATIONAL EQUALITY STANDARD ASSESSMENT

Lego removed

During 2021 we engaged with Ernst & Young
(ERY) to assess our culture, our pracesses
and practices against the National Equality
Standard, the only nationally recognised
Equality and Diversity standard which has
been recognised by the UX Government

and the CBL Over 140 documents and data
points were reviewed by ERY and in addition,
they interviewed and surveyed a significant
proportion of employees.

We were delighted to achieve the NES
accreditation at our first attempt, which is
achieved by only 25 per cent of organisations
who are assessed. The INES findings report
confirmed that we have robust policies

and practices in place with regard to equal
opportunities and inclusion. This includes
appropriate support, retraining and facilities
for employees who are disabled or who
become disabled whilst in our employment.

As a result of the recommendations made

“in the report we are making the following
changes to our Diversity and Inclusion
policies and processes:

Data collection and reporting: Having a
base fine of diversity data across the business
is important when facusing our actions and
monitoring and reporting our progress
against our ambition to be a truly diverse
and inclusive organisation. In the UK we
have a full set of diversity data and are able
to compare our ethnicity diversity against
the UK average, against which we compare
favourably (see table below). By contrast,

in Continental Eurape, we have significant
gaps in our data, mainly due to the different
legislation across Europe which limits the
amount and type of diversity statistics

that can be callected. In 2022 we will be
launching a project aimed at collecting more
comprehensive diversity data in Continenta -
Europe. We believe that analysing diversity
data and being transparent is an important
step towards creating meaningful change.

Training: We know that the foundations

for a more inclusive and diverse business
starts with ensuring that everyone in SEGRO
understands why it is important to our future
sutcess, can appreciate the barriers that
exist to diversity and can understand the
steps we can take to remove these barriers
from our everyday working lives, Te this

end, we embarked on a series of Inclusive
Leadership training rmodules for our seniar
managers, Leadership team {direct reports
to the Executive Committees) and members
of the Executive Committee themselves. We
alse developed a series of online Diversity
and Inclusion training modules which all
employees in SEGRO have completed and
are now compulsory for new employees who
join us. In addition to this specialist training,
we are also scoping general management
training modules for our middle management
group which will be launched in 2022,

Recruitment and talent processes:

We know that ta achieve our ambitian (¢ be
a more diverse business, we need to ensure
that our talent and recruitment processes
are free from bias and that we broaden

our thinking to ensure we are recognising
future potential (which widens the pool

of employees) rather than only facusing

on previous experience. With regard te
recruitment, we have reviewed the agencies
that we use and our agreements with them,
our recruitment tools and methods and how
we scope role profiles and the language we
use. This year, in addition to reviewing our
general recruitment and talent processes,
we have completely changed how we scoped
and managed our graduate recruitment
process (see page 34).

In nsder to effectively communicate the
outturns from the NES assessment, we
developed an engagement plan, with one
of the new communication channels —
our SEGRO *Sofa Series’ — being launched
for the first time with the NES findings.

During the live video call with employees,
the CEO and Group Human Resaurces
Director were ‘on the sofa’ whilst ernployees
voted in real time for the questtons they most
wanted to be answered (with the questions
being put forward by employees).

We communicated with employees regulariy
during the course of the year and used

the Sofa Series as an opportunity to share
updates on our plans, for example, we invited
Arun Batra, the CEQ of the NES, to join us
as one of our guests ‘on the sofa’ to share

his compelling story about his experience

of diversity and inclusion from an early

age through to his journey to becaming

a Partner at E&Y. .

Image removed

Image removed

ALL UK SEGRO ETHNICITY vs OFFICE FOR NATIONAL STATISTICS

UK Total SEGRO Office for National Statlstlcs
Ociober 2021 G %
twhite B1.7% 85.6%
Asian (Asian other/Indian/Chinese/Pakistan} 129% 8.1%
Black {African/Caribbeans/Cther) 2.5% 349
Mixed 1.5% 1.8%
Other 1.5% 1.1%
Total 100% 100%
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What we need to create the space that
enables extraordinary things to happen

continued

The graduate scheme

at SEGRO is a fantastic
opportunity to work
hands-on with our assets
and custormers from

day one and benefit

from excellent professional
training experience with

a huge amount of support
from across the business.

JO JACKSON
OIRECTOR, THAMES VALLEY

CASE 5TUDY:

Image removed

GRADUATE PROGRAMME

For our graduate programme, we have
traditionally recruited candidates with
some priar property experience either
through RICS accredited degrees or RICS
accredited post-graduate schemes. For our
2021 recruitment process we took onboard
recommendations from our NES assessment,
hoping to attract a more diverse range of
candidates, whilst also continuing ta build
on the relationships we have with RICS
affifiated universities.

We choose to partner with Sanctuary
Graduates (2 graguate scheme specialist with
a specific fFacus on diversity) for our attraction
campaign and selection process, as we

felt their company values compiemented
SEGRO's and we would be able to quickly
establish a strong working relationship. We
were also able to use their analytics to gain
an understanding of how bread our reach
could be in introducing students to SEGRO,
as well to help target certain groups that
have been under-represented previously.

Throughout the camoaign, we focused

on attracting the best people for the roles
and avoided anything that required a

prior knowledge of the property industry.
For example, when we built our micro site
far applicants, we specifically avoided any
progerty language to ensure that all patential
candidates were able to understand what

is important to SEGRO and feel aligned

to the Company.

As part of wider changes, we also appointed
o Jackson (Chrector, Thames Valley) as a
senior sponser of our graduate scheme,
who has experience working with the
graduate training scheme for CBRE and
Deloitte. Jo co-chairs our Early Careers
Advisory group and supports our approach
to our training scheme as well ensuring

we continye to meet gavernance standards.

We had over 400 applicants for the graduate
programme ang Sanctuary Graduates

then undertook an inilial screening in line
with our requirements, reducing this down
to 30 applications that were reviewed by
SEGRO assessors via a "blind” screening

{i.e. with no knowledge of applicants’
educational or work experience).
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The final stage of the process was an

assessment day which took place in our

tandan office, attended by 20 applicants,

and included interviews, group exercises

and informal lunches. We ensured that all

elements of the selection process were in

no way property related, providing a far '
greater level playing field for candidates

toming from either property or

non-property backgrounds.

From this process, we were detighted

ta select four graduates who we now

Yook forward 10 welcoming to SEGRO
in September 2022.

The result of the changes we made is that

our graduate recruitment process captured

a more diverse group of candidates and is

now more structured. We also feel that cur

scheme now also allows better support for .
our graduates, with clearer expectations

and guidance.

We will continue to work on increasing
diversity within SEGRO and the property
sector and the recruitment process is one of
our key areas of focus. 1n the future, we hope
to increase awareness of our business and
the sector by warking with young adults in
sixth forms and in early years of universities
10 ensure there is a better understanding

of what it means 10 work in our industry.



REWARDING AND RETAINING TALENT

Every permanent employee is entitled to
variable compensation which is based on their
own and the business performance against
targets and objectives. From 2022 onwards
this will also include metrics that link to our
Responsible SEGRO focus areas.

SEGRO aiso operates share incentive plans
through which shares are awarded to
employees based on profit targets against
budget being met (see page 145 for more
details). in 2021, 97 per cent of eligible
employees chose to participate in the UK and
Continental European plans, each receiving
SEGRO shares worth £3,600.

in addition to fixed and variable compensation
we also provide a generous benefits package
which includes health insurance and is
refiective of market compelitive packages

in each of our geographies.

Logo removed

CASE STUDY:

WELLBEING FUND
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TRAINING AND DEVELOPMENT

We want our Pegple to achieve great things
during their time at SEGRC, supported by

appropriate resources, training and coaching.

Every employee has an interim and full
year appraisal, at which their performance
is reviewed, objectives are set and training
needs are identified to help them achieve
their objectives.

Employees are encouraged te set personal
as weil as professional objectives and
training is available to support both. We also
sponsor our employees to study professional
qualifications that are relevant to their role.

During 2021, employees carried out
4,656 hours of training and this induded
mandatory training on Anti-Bribery

and Corruption, Diversity and Inclusion
and Cybersecurity as well as their own
personal development training.

We reviewed our Wellbeing strategy during 2021 and
the result of this is the Wellbeing Fund, which racognises
that wellbeing is personal and rieeds to be taitored to

individual needs.

This was launched in January 2022 and is a personal
allowance of up to £500 for employees to spend on

their wellbeing during the course of the year.

This can be spent on whatever matters to them, in line
with policy guidance, whether that be memberships
and gym equipment, education and courses, events,

or complementary and alternative health care.

GOVERNANCE FINANCIAL STATEMENTS

HEALTH AND WELLBEING

The wellbeing of our employees is very
important to us and one of our key priorities
das a business is to ensure that our employees
can work in a healthy, safe and secure
environment. This has been particularly .
important during the pandemic and we have
continued to adapt and respond to ensure
that everyone felt supported and connected,
despite spending long periods of time working
from home.

We have a comprehensive Health and Safety
training programme which starts when an
employee joins SEGRO and is refreshed
regularly depending on the requirements

of their role. .

We are committed to raising the profile

of mental health and wellbeing within the
workplace, ercouraging others t¢ recognise
those who may need help and creating an
environment that enables employaes te talk
openly about their own mental health. We
have trained Wellbeing ambassadors across
the Group and this year we worked with
them to create a new Wellbeing strategy, the
outcome of which is the SEGRO Wellbeing
Fund which allows our People to tailor their
wellbeing benefits to their own requirements.

This is in addition to our comprehensive
wellbeing hub, containing a wealth of
support and information. Qur enhanced
benefits package also includes access to a
24/7 confidential external helpline offering
caunselling support.

We believe that the approach we take to
rewarding, developing and looking after

our people is reflected in 3 low employee
turnover of seven per cent. We also believe
that by investing in this we are investing in the
longer-term success of our business as it helps
us to ensure that SEGRO is the employer

of chaice for a diverse range of, talented,
motivated and engaged people.
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As a result of our portfolio
shaping over the past
decade and our active
development programme,
we are now proud owners
of one of the most modern
and sustainable warehouse
portfolios in Europe.

A PORTFOLIO OF PRIME,
SUSTAINABLE ASSETS

DAVID SLEATH
CHIEF EXECUTIVE

ASSETS UNDER MANAGEMENT

£21.3bn

2020: £15.3bn

ASSET DISPOSALS ( SINCE 2012)
£3.9bn

ASSET ACQUISITIONS {SINCE 2012)

£3.7bn
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We buy and build warehouse properties
located on the edge of major cities as well a5
in key transportation corridors and logistics
hubs and actively manage £21.3 biliion of
assets. This prime, modern portfolic is &

result of an ambitious portfolio reshaping
programme that we embarked on in late 2011,

Since then we have disposed of £3.9 billion
of assets {excluding sales to our joint venture
SELP) in markets of sub-sectors that we
identified as non-core. We now own what we
believe to be the best portfolio of industrial
property in Europe.

With that reshaping now complete, our
dispasal activity has stowed but we still
continually review and refine the portfolio,
carrying out an annual asset review process
which looks at the opportunities, risks and
potential returns for every single asset. As a
result of this we identify assets (and sometimes
markets} where we believe we have
maximised the potential or where we believe
the risk of holding an asset outweighs the
potential benefits. The assets that we identify
through this process form the basis of our
disposal list.

During the same period we acquired over
£3.7 billion of assets in key markets, taking
advantage of our market knowledge and local
networks to source gpportunities off-market
where possible and therefore achieve

better pricing.

We continue 1o make strategic asset
acquisitions when they offer attractive returns,
but increased competition for industrial *
assets has meant that our development

1 programme has been the main focus of our

investment over recent years. This includes
building modern, sustainable space on

our existing fandbank and also expanding
the pipeline of opportunities through the
acquisitian of new land plots or, more
recently, assets with shart-term income
and redevelopment potential.
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This has aliowed us to gain competitive
advantage by leveraging the skills, local
knowledge and technical expertise of aur
teams across Europe. 1t has also helped us to
generate superior returns than from buying

.dry assets with limited growth potential and

given us access to opportunities that would
not be avaifable on the investment market.

Since fate 2011 we have built over 5.2 rmillion
sg m of new space, adding £295 milion o the
rent roll. We have been able to do this whilst
keeping cur development yield at around a
150 basis point margin over the equivalerit
investment yields.

In addition to building new asseis we

are atso continually refurbishing and
redeveloping existing warehouses that we
believe are prime in terms of their location
but perhaps need rodernising to meet

our ¢UsStomers” ever changing requirements,
Increasingly this involves the retrafitting

of sustainability features to improve their
performance and help our customers to
reduce their energy consumption.

50 per cent of our assets by value (at share)
and 98 per cent of our eligible completed
developments during 2021 have high
environmental certifications. From 2022 we
are targeting a cating of BREEAM “Excellent’
{or the equivalent focal standard) on all our
larger developments,

The constant refinement and modernisation of
the portfolio aims to ensure that our assets are
the warehouses of choice for cur custormers,
hetping us to grow rents, keep vacancy low
and mean that in the long terr our portfalio
should outperform the benchimark and

create value.



LAND TO FUEL
THE DEVELOPMENT
PIPELINE

AN

Despite competitive markets,
we have continued to add

to our fand bank during
2021, securing future growth
opportunities.

ANDY GULLIFORD
CHIEF OPERATING OFFICER

LAND ACQUIRED IN 2021

£326m

2020: £286m

LAMD UTILISED IN 2021

£325m

2020: £185m

POTENTIAL DEVELOPMENT
FROM LAND BANK

3.1 sqm

2020: 2.8msqm
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Qur extensive landbank is a significant
competitive advantage and an important
source of growth for our business, both in -
terms of the physical assets that it allows us
to develop and the rental income that those
buildings generate.

We have been building out this land bank over
a humber of years, aligned with the expansion
in our development programme from capital
expenditure of less than £200 million per year
in 2016 to almost £650 million in 2021. At the
start of this period the majority of investrnent
into our sector was being directed towards
built assets, but high levels of demand and the
resulting increased asset values have meant
that more of this capital is being directed
towards development.

The rise in ocecupier and investor demand for
industrial land has meant that developable
land has become both harder to source

and more expensive to buy. This makes our
landbank a rare and very valuable asset.

It currently consists of 680 hectares of sites
in the most attractive logistics markets and
urban conurbations across Europe, capable
of supporting approximately 2.1 million sq m
of mew space and generating rental income
of £169 million. In addition to this we have
land options that support almost another

1.6 million sq m of new space, equating to
almost £160 million of potential new rent.

At the current rate of development spend
our land bank should last us 3-5 years it is
therefore important that we replenish it to
enabie us (o meet anticipated future demandg
from customers.

NET LAND UTILISATION, 2015-2021

GOVERNANCE FINANCIAL STATEMENTS

We invested £326 million in development land
during 2021 and utilised £325 million of land.

Sourcing industrial land is not easy and
requires both in-depth knowledge of the
markets and geod relationships with local
planning authorities and communities to
ensure that our plans meet their expectations
and ambiticns for the area.

Our teams on the ground in each region

do extensive research and think creatively

10 saurce opportunities such as acquiring
older assets with short-term incorme and
redevelopment potential and repurpasing
assets. Increasingly we are also looking at ways
to create additional space from redevelopment
opportunities within our existing portfolia.

Qur operating platform in eight countries
across Europe, and the local relationships that
have been created as a result of this, alse helps
to access off-market opportunities. This has
been particularly true aver the past two years
when restrictions have limited travel and made
the physical presence of our teams in key
markets particularly important.

Where possible we acquire land under
option until it is zoned for industrial usage
and we can progress with our developrment
plans, The land bank currently accounts for
4 per cent of GAV.

(BASED ON OPENING BOOK VALUE OR ACQUISITION VALUE)

Graph remaoved
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FUTURE-PROOFING
THROUGH
INNOVATION

Technology is not just

important in terms of making

sure our business is fit for
the future, there is also the
potential for SEGRO to
achieve significant advantage
for its customers from

digital assets.

JAMES POWER
DIRECTOR QF DIGITAL AND TECHNOLOGY

The world around us is changing at 3 rapid
pace, We are in continuous dialogue with
our customers as we seek to understand and
position ourselves 1o take advantage of the
longer-term trends within the €conomy.

We have embedded a culture of continuous
improvement within SEGRO and are
constantly guestioning how and why we do
things while pushing ourselves to do better.

This means we are constantly refining not
just our existing porifolio and how we
manage it bul aiso how we design, build
and plan our assets, with technology and
digitalisation as weli as placing sustainability
at the heart of our thinking.

TECHNOLOGY AND DIGITALISATION

Technalogy and digitalisation cortinue to
drive ever-accelerating change for ourselves
and our customers. As well as challanges,
this presents opportunities for businesses
that anticipate and adapt to these changes.

Qur belief is that digital assets and
capabilities will play ar increasingly
important role in our business and that we,
our employees, our customers, and other
stakeholders will benefit,

We have long recognised the value of
technology and our proactive investment
over a number of years has created the
strong foundations of our digital strategy
which focuses on the following areas:

o Digital skills, tools and processes
enable our peaple to be effective,
First and foremost, the roie of our
Digital and Technology function is to
enable everyone at SEGRO to contribute
to our success by providing them with
the digital tools, information and skills
that they need, This has enabled our
people to work effectively without
interruption during the pandemic and has
allowed us to adapt to the ever-changing
requiremments far remaote and hyorid
working across nine countries. The launch
of our Digital Academy has also helped ta
improve the skills and understanding of
peopie across the business.
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o Data and analytics provide
actionable insights that enable
better decisions. We have grown
aur Data and Analytics team in recent
years and further strengthened it during
2021, enabling us to deliver several
decision-support analytics 1ools that
were developed in partnership with the
end-users across the business. The prime
focus has remained on enhancing oyr
understanding of our customers and
locations because we see particular value
in augmenting our existing strength of
market knowledge with rich and detailed
analysis of location data. As we do more
with, and expect more from, our data we
have enhanced our approach to managing
data guality to ensure that it remains fit
for purpose.

© Digital i differenti
our assets and services to custamers.
We have continued our Smart Building
initiative. Building on valuable iessons
learned in our initial pilot programme,
we have selected a preferred deployment
partner for a simplified product that can
be rolled out widely.

© Secure and scatable digital
infrastructures enable all of our
digital services. We cantinue to
invest to upgrade our infrastructure
and to ensure that it can support the
business. During 2021 we cormpleted the
migration to the ‘doud’, extended our
work on document management and
continued with cur financing systern
re-engineering programme.

We contribute (o a number of industry-wide
collaboration initiatives, including the

British Property Federation’s Technology
and Irnovation Working Graup, the
LandAid Tech Netwark and being active
participants in and supporters of open
source technology communities.

We also maintain active partnerships with
the PropTech’ firms Fifth Wall and Concrete
Ventures. In 2021 we committed a further
investment with Fifth Wall in their European,
Tech Fund, and a first investment with
Concrete. Both provide valuable access to

the tech-led innovation ecosystem, as well

as fellow innovators in the sector.



INNOVATION IN DEVELOPMENT

To ensure that our portfalio is fit for

the future and meets the ever changing
needs of our customers we are also
continually innovating within our
development programme.

Thig is also crucial to us meeting vu
net-zero carbon targets as a significant
part of our emissions result from our
development activity. This is leading to
innovations such as using glue laminated
timber beams and concrete replacements
(see page 58 for mere information on our
efforts to reduce embaodied carbon in our
development pipeline}.

Qur cross border technical group ensures
that ideas, successes and learnings are
shared across the Company.

In response to the changing use of our
buildings by customers from a wide variety
of industries we have also started to buifd
more Wellbeing features into our new
developments such as on-site showers and
changing facilities, running tracks, sports
facilities and outdoor gyms. These additions
help aur custemers to attract and retain
employees which in turn makes our assels
maove desirable.

Finally, with land in short supply in most
of our markets and particulacly in urban
locations such as London or Paris, we are
increasingly having to innovate to maximise
the space that we can create. For example
the introduction of mezzanine levels over
loading bays areas to create additional
flexible space; going up rather than out
and develeping multi-level warehousing
such as our Air2 development in Paris and
thinking creatively by re-purposing assets
such as underground rail terminals for
inner city logistics,

.

-
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CASE STUDY

DIGITAL
ACADEMY

During 2021 we launched our Digital
Academy to offer ail of our employees
improved education resources on a
range of digital topics with a variety
cf depths an offer,

This included in-depth training for
over 60 members of staff in our new
data analysis and visualisation tool to
empower them to make better use
of data.

At the ather end of the scale were
short introductory “What the Tech
Is..?" briefings by expert speakers ¢n
topics including the ‘internet of things,,
drones, agile methadologies, and
artificial intelligence.

Image removed
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CASE STUDY:

LOCATION
SCORING TOOL

Our geal is to be the leading owner,
manager and developer of industrial
propersties in Europe, and the partner
of choice for our custorners and
other stakeholders.

This requires a deep understanding of our
customers’ needs, a deep-understanding
of lncations, and how the two intersect.

For our custorners, as well as the availability
of good modern industrial property,

we know that good locations are a result
of many diverse factors including the
availability of labour, the proximity to
consumers, transport distances and tires,
digital connectivity, and connectivity with
the rest of their supply chain.

To ensure that we cantinue to make

the best possible investment and asset
management decisions, and to understand
our customers better, our property and
analytics teams have joined forces to

create a proprietary data science tool
which scores millions of locations in Europe
for their suitabiiity for different uses of
industrial property.

The tocl complemnents the existing in-depth
market and customer knowledge of our
property teams by bringing additional data
and new perspectives, analysed at a scale
impassible without powerful computing
and advanced data science, and presented
in an accessible way.

The tool is already used te support the
appraisal of eur existing portfolio locations,
to evaluate new land and property
acquisition opportunities, and to help

us farm our regional location strategies,
and its use with continue to evalve in the
COMINgG years.
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Owr relationships with our suppliers and other
business partners are key to helping us create
value. We invest a lot of time in developing
these and trying to ensure that our aims and
objectives are aligned and mutualiy beneficial,

SUPPLIERS AND OTHER
BUSINESS PARTINERS

QUR SUPPLIERS

We work with over 3,000 suppliers across
the Group, ranging from smal! iocal
businesses o multinationa) companies, and
spent over £850 million with them in 2021.

We want to work with suppliers who share
our values and our approach to matters such
as health and safety, compliance, anti-bribery
and corruption and modern slavery, To help
achieve this, we have introduced a Supplier
Cade of Conduct which consolidates and sets
out in full the principles and standards that we
expect from our suppliers and other business
partners working on our behalf and outlines
how we can work side by side with one
another to create real change.

We are committed to ensuring that our
supply chain is safe, secure and efficient.
We follow a strict supplier assurance process
which enables us ta be confident that

our supply chain is maintained to a high
standard and impravements can be made
whenever possible.

Qur comprehensive supplier assurance
process is onfing, 50 it is easy for suppliers
ta access, use and update information.

It requires all suppliers to provide information
appropriate to their service, including health
and safety policy, evidence of insurance

and confirmation of skills and experience.
They need o provide this data before they
become an accredited supplier. We re-test
and re-assess our suppliers, and regularly
update the lisi of assured suppliers.

We have service review sessions with

many of the professional services suppliers
(for example, with our lawyers and agents),
while those involved in construction activities
have reguiar visits from our Health and Safety
team. We also have a rolling programme

of meetings with our suppliers’ senior
management teams to discuss in more

detail their compliance with our approach

to anti-bribery and corruption, and maodern
slavery, There were no concerns or issues
arising out of the meetings conducted
during 2021,

We want 1o work in partnership with suppliers
and we value long-term refationships where
they understand us, our standards and

our preferred ways of working. This has

been particularly important during the last

18 manths and has helped us to ensure
business continuity and a'so 1o help our

key suppliers thraugh this difficult time.

We also expect our suppliers to work with

us to support local business and economies
by contributing to their lang-term viability.
This includes proactively sourcing labour,
goods and services from the local community
where possible

In the spirit of partnership, we treat our
suppliers well and ensure that they are paid
on time. We are a sighatory to the UK Prompt
Payment Code and, in 2021, aver 95 per
cent of UK invoices were paid within 30 days
of receipt, with an average payment time of
16 days.

In the UK we are an accredited Living Wage
employer and are working with our suppliers
to help ensure everyone working in our
suppiy chain 1o support us is paid a real
Living Wage by the end of 2022.

SELP

The maijerity of aur portfolio is wholly-

owned but we have pne main joint venture,
the SEGRO European Logistics Partnership
(SELP). owned 50-50 by SEGRO and PSP
Investments. This joint venture focuses solely
o big box warehouses in Continental Europe
and has allowed us to achieve scale in this
market at a much faster pace than we cauld
have done as sole owners and in a more
capital efficient manner. The partnership
started in 2013 with €1 billion of assets and
now owns almast €7 billion of (and and assets
in seven Curopean countries.

SELP has as a Board comprising four directars,
two representing each parent company and it
meets at least quarterly in Luxembourg.

SEGRO manages the joint venture and advises
the Board on investment and financial matters,
with decisions taken by the Board of SELP at
these meetings.

More infarmation on SELP can be found at
www.seipiu,
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CASE STUDY:

HESTON GENERAL
CLEANING
CONTRACTORS LIMITED

Heston has provided cleaning services

to SEGRO’s Greater London and

Thames Valley portiolios since 2009.

This leng-standing partnership has

been very successful thanks to excellent
communication, cooperation and continuity
of secvice.

During the pandernic, we increased our
cantact, holding regular calls to understand
how they were managing and to establish
if there was additional support that could
be provided. The calls were also beneficial
as a discussion forum for new ideas on
how best to adapt to and manage any

new chatlenges.

During 2021, inspired by the values and
efforts of SEGRO, Heston investigated
becoming an accredited Living Wage
employer and by the end of the year
achieved an accredited status with the
Living Wage Foundation. Both parties see
this as a pasitive accomplishment and an
example of where close collaboration and
shared values can strengthen our supply
chain and serve for the long-term interests
of both businesses.

“We appreciate that SEGRO genuinely
cares about our business. By working in
partnership, Heston and SEGRQO have
been able to achieve a deep understanding
of each other’s businesses which will help
continue to support our relationship into
the future”

DAVID JACKMAN

MANAGING DIRECTOR, HESTON GENERAL
CLEANING CONTRACTORS LIMITED

mage removed




AN EFFICIENT
CAPITAL STRUCTURE

@
QO

We have strong relationships
with our investors thanks

to our proactive investor
relations programme,

SOUMEN DAS
CHIEF FINANCIAL OFFICER

NEW FINANCING IN 2021

£1.3bn

2020: €1.1bn

LTV

23%

2020: 24%

NUMBER OF INVESTOR MEETINGS IN 2021

190

2020: 194

™
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We fund our investment activities through a
combination of equity, debt and the proceeds
of disposals. In 2021 we raised aimost

€1 billion of capital as a result of our first
Green bond issuances for SEGRO and SELP.

In addition to this we disposed of £515 million
of assets and |and, which was higher than our
normal level as we sought to capitalise on

the strangth of the investment markets and
crystallise some profit from assets where we
felt we had maximised returns.

The combination of this activity and the
increase in value of our portfolio has meant
that our LTV has remained low at 23 per cent,
which provides us with the flexibility to take
advantage of investment opportunities arising.

We forge strang relationships with our
shareholders as well as with our banks
and bond holders who provide our equity
and debt Funding. As 2 listed company we
have a responsibility to those individuals
and institutions who have invested money
in our business either through equity

{our shareholders and joint venture partners)
or debt (our banks and bond holders) to
deliver long-term and sustainable returns
on their invesiment.

We ensure regular communication with our
investors through an extensive programme,
mainly managed by a dedicated Investor
Relations teamn, This includes roadshow and
other ad hoc meetings {most of which were
done virtually in 2021), attendance at investor
conferences as well as site visits.

Due to the ongoing pandemic we had to
cancel the majority of our planned site visits

in 2021 but are looking forward 10 resuming a
normal programme as soon as is safe to do so.

The Annual General Meeting (AGM) normally
also provides an excellent oppertunity to
meet many of our retail shareholders and
answer their questions about the business.
Unfortunately due to the pandemic we had

to ask shareholders not to attend the meeting
last April in person and instead held a hybrid
meeting {see page (15 for more detaii}.

We hope to hold the 2022 AGM in person.

GOVERMANCE FINANCIAL STATEMENTS

Qur website contains comprehensive
information about our strategy and
perlormance, requlatory news and press
releases as well as information about our debt
and our appraach lo Environmental, Social
and Governance (ESG) issues {including
Responsibte SEGRQ). The Investors section
of the site also includes the presentations
made during the investor tours, 3 summary
of the analysts’ financial forecasts (consensus)
and webcasts of the Chiefl Executive, Chief
Financial Officer and Chief Operating Officer
presenting the full year and half year results.

During 2021, the Executive Directors and
the Invester Relations team held meetings
with representatives from over 300 institutions
(including 14 of our top 20 shareholders -
the remaining six are passive institutions)
across over 190 meetings {most of them
virtual) to update them on our performance
and to provide an opporiunity for them to
ask questions. We also held a series of one
on one and group meetings with our lending
banks and investors in SEGRO and SELP's
bonds during the year.

These investor interactions not only update

our investors on our business but also ailow
us to understand their priorities and any
concerns. This feedback is vital to help shape

+ our strategy and our communications and

disclosure to make sure that we are meeting
their expectations of us.

SEGRO PLLC | ANNUAL REPORT & ACCOLINTS 2021 41



STRATEGIC REPGRY
Relationships & Resources

What we need to create the space that
enables extraordinary things to happen

continued
STRONG
COMMUNITY
RELATIONSHIPS

By working with local
stakeholders we are

able to provide a range

of benefits to our local
communities, ensuring that
we have a positive impact
beyond our space.

NEIL IMPIAZZ)
PARTNERSHIP DEVELOPMENT DIRECTCR

TOTAL CONTRIBUTION TO CHARITY IN 2021

£1.3m

2020; £1.5m

NUMBER OF DAYS OF GllVING

234

For fyrther information on our commitment to Invest
i aur lotal commuitiet and eavirgrimenty:
see pages B2.89

2021
TOTAL

£1,310,989

Graph removed

As a3 long-term investor, we are committed

to contributing to the long-term virality of the
areas in which we operate and one of our
three Responsible SEGRQ priorities s to Invest
in our local communities and environments.

To do this effectively, we collaborate

with local stakeholder partners to better
understand the needs of a local community
5o we can contribute positively to its growth
and development.

Some of the ways that we create value within
aur lacal communities include:

© Warking closety with focal authorities in our
key markets to ensure we understand their
priorities and support these with our own
plans. This is aiso key to our understanding
of the challenges around 2oring ang
planning and forms an important part of
our decision on where to invesl.

© Regenerating older industrial sites and
brownfield land to attract new businesses
investment into focal areas, creating diverse
and high-quality employment opportunities
and driving economic prosperity.

© Encouraging inngvation and the growth
of small local businesses by offering
flexibile space with all-inclusive leases in
our Enterprise Quarters and providing
additional support services to help them
to develop their networks, learn from
each ather and grow together.

© Seeking to go beyond cur section 106
agreerments {or equivalent) to improve
employability opportunities for the local
commumity as well as upgrading local
road networks and infrastructure and
contributing to improvements in local
public transport that benefit everyone
in the surrounding area.
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© (reating outdoor spaces ciose to both
our urban ang big box parks to help
improve bicdiversity and benefit the local
environument as well as to promote health
and wellbeing. For example amenity space
far custorner employees and cauntry parks
that local residents can also enjoy.

© Working with our suppliers to help create
opportunities for local businesses, for
example ercouraging contractors to
source services and materials from local
suppliers and to use local labour during
the construction stages of our projects.

o Collaborating with our customers and
lacal authorities to create employment
opportunities and investing in the provision
of training to help local residents access
job vacancies created through qur
new developments.

© Supporting local charities to helg improve
the lives of vulnerable members of the local
community and funding a range of training
. and education programmes that help
these mernbers of society on the pathway
into ermployment.

Investing in and supporting our local
communities is not new to SEGRO, it is
something that aur business has been doing

for aver 108 years. As part of aur commitrnent

to Invest in our local communities and
environment we are now thinking more
strategically 2bout the way we appreach this
50 that we can maximise the impact of our
efforts and the value created.



SEGRO CENTENARY FUND AND
COMMUNITY INVESTMENT PLANS {CIPS)

In 2020 we established a £10 million
Centenary Fund to be invested over a decade
to make a positive impact within communities
across the UK and Continental Europe.

The first year’s funding was allocated to
provide emergency aid and support for those
most affected by the pandemic, however

the primary aim of the fund is to provide
training and help peopie in our communities
to develop the skills required to enter
sustainable employment.

To ensure we continue to help our
communities to thrive and deliver the
commitments in our Responsible SEGRO
framework we are creating Commuaity

P o S—
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Investrent Plans {CiPs) for every key market
in our portfolio by 2025,

CIPs are our long-term commitment to

help those communities that live close to
our estates that face health, sbdial, economic
and inequality challenges.

By introducing them we aim to improve

the lives, and prospects, for thousands of
people. To make the greatest impact, we

will work with a wide range of stakeholders;
from suppliers to.customers; charity partners
to lacal government; to deliver a range of
employability, economic and environmental
programmes bespoke to our different markets.

Going forward our CIPs will become the
primary focus for investment from the
Centenary Fund, While these important

COMMUNITY INVESTMENT PLANS (CIPs)

GOVERMANCE FINANCIAL STATEMENTS

foundations are being put in place, we are
continuing to work with our local legacy
charity partriers to deliver vital community
programmes. We are partnering with
LandAid to launch a new training and
emplayability fund that will help homeless
young people in temporary accommodation
to find employment. We are also providing
warehouse and logistics space to foodbanks,
one of which is City Harvest, Since our
partnership began in 2016, the charity has
delivered nearly 30 million meals through
their network of over 35Q charity partners,
to peaople living in poverty in London. Finally,
we continue to champion diversity within the
real estate sector through our support for
Pathways to Property, helping to promate
and deliver its 2021 summer school which
welcomed 103 participants.

© working in partnership with local stakeholders such as charity

Each CIP will set out how SEGRO will invest in its local communities
and environments through a range of programmes designed to
improve training and employment opportunities, enzble the economy
to thrive and enhance the environment to support biodiversity as well
as the health and wellbeing of lacal peogle.

The CIP framework is designed to provide a structure for each of
our regions to deliver a range of highly impactful community and
environmental programmes by:

@ creating a strategic and coherent approach across SEGRO;
0 empowering the local teams to respond to local neads;

@ maximising the impack by putting cellaboration with custormners
and suppliers at the heart of the programme;

EMPLOYMENT ECONOMY

partners, local government, business groups and the community;

O delivering excellence with the support of our Partnership
Developrnent Teamn.

We have already started to identify and put in place profects and
warking with charity partrers that are leaders in their field, who can
help provide the knowledge and expertise needed {o maximise the
positive impact of our community prograrmmes.

To help embed the CIPs into our business and drive engagement
with customers and suppliers we asked employees (o put themselves
forward as Community Champions. We have so far appointed

41 Community Champions, each of whom will support and help

to ensure the success of projects within their region.

ENVIRONMENT
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Heiping local people ta benefit [rom skills, training
and job brokerage programmes, especially those

that are unemployed ar face 2 barvier to emplayment.
Inspiring young people about the warld of work
thraugh a range of career talks, work experience

and mentoring programmes. Far example:

Franzfreude - Investment in new IT infrastructure at
a shelter in Ddsselderf 1o support hameless people
1o participate in & skills and training programme,
CV wriling and job searches.

Innowatorium Foundation — 300 young people from
seven schools in £4d2 and Poznan tock part in the
SEGRO Academy which delivered a range of interactive
and simulation experiences 1o promote careers in the
industriat and logistics sectors whilst helping to improve
their English Language skills.

Supporting the growth of the focal economy to
thrive by helping lacal businesses to cennect to our
customers, suppliers and partner with stakeholders
ta deliver programmes that help ta enhance
productivity and innavation. For example:

Future Cute - a dedicated centre created in partnership
with the Mayer of Landon, London Borgough of Havering
and the Manufaciuring Technology Centre (MTC) that
will help srmall to medium sized businesses to grow
through a programme of technology, innovation and
produclivity improvemerts.

Delivering environmental projects that improve
the biodiversity of the local area and the heaith
and wellbeing of the community. For example:

Day of Giving (UK} - 18 employees tleamed up with one
of our suppliers, Whiting Landscape, 1o create an guldoar
space for the Bradby Club in Rugby, which has been
supporting the local community for 100 years offering
arange of services and aclivities to suppori young

pecple in their journey into adulthood.
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Relationships & Resources

What we need to create the space that
enables extraordinary things to happen

continued

INVESTING IN OUR PEOPLE'S PASSIONS

We also support causes close to the hearts
of our own people and the wider real estate
sector. We encourage all employees to
participate in charitable activities, providing
their time and skills.

Qur company-wide Day of Giving’ allows
our employees t0 volunteer to support a
cause close to them or their team, or to work
with one of the lacal charities that SEGRO
supports corporately. In 2021, 234 employees
took part, undertaking a wide range of
activities including planting trees, collecting
rubbish, packaging food parcels, riverside
and enviranmenial ciearances and painting
haspitat gardens.

Away frorn the Dy of Giving, our people
run, cycle, swim, skydive, walk and sleep out’
overnight to raise money for a wide range of
great causes for which SEGRO will match the
funds raised.
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CASE 5TUDY:

PLANT-MY-TREE

One of our CIP partners in Germany is
Plant-My-Tree, an organisation that plants
trees whilst supporting other forest-focused
activities such as conservation, protection,
and regeneration, Since faunching in
August 2020, Plant-My-Tree has planted
more than 500,600 trees around the warld,

CASE STUDY:

SUPPORTING
APPRENTICESHIPS
IN THE UK

Employment is ene of the three focus areas
under our CIP framework. During 2021

we pledged £50,000 of our Apprenticeship
Levy fund, a UK government scheme,

to support the London Progression
Collaboration's ‘Reskilling the Recovery’
Campaign.

Our funding enabled three young people
o move into sustainable, meaningful jobs
and enable ionger-term career prograssion.
Two apprentices in Hillingdon are studying
for a qualification in Plumbing and
Domestic Heating lastallation (Level 3)

and a further young persen in Newham

is studying to become an Early Years

Care Educalor {Level 4). .

Dyring 2020, SEGRO built 1,430
columns to support 144,000 sq m of
space across eight schemes in Northern
Europe. Therefore, as part of our 2021
Oay of Giving, our team waried with
Plant-My-Tree to plant 1,430 trees

near Hamburg.

Logo removed

We are also using this fund to wark
with Langley College in Slough to fund
apprenticeships on the Siough Trading
Estate and in addition we are using our
Centenary Fund to support a Finance
{Level 3} apprenticeship at Leicestershire
and Rutland Community Foundation.

Through these apprenticeships, talented
young people are earning qualifications
ang finding employment, whilst smail
businesses are benefiting from the ability
16 take them on and build capacity

with all of the training fees covered.



A ZERO-TOLERANCE
APPRCACH TO POOR

HEALTH AND SAFETY

We are commiitted to the
prevention of harm to our

employees and throughout
our supply chain.

PAUL DUNNE
MAMNAGING DIRECTOR OF GROUP OPERATIONS

Health and Safety is central to all of our
business activities. It is our responsibility
to ensure that we provide and promote a
healthy, safe and secure environment in
which our employees and customers can

work, extending throughout our supply chain,
and in particular en our development projects.

We aim to achieve these high standards
through a combination of risk mitigation,
training and promoting a widespread
awareness and culture of Health and Safety.

In 2021, our Accident Incidence Rate for
employees remained low at 0.13. Whenever
incidents occur, we fully investigate to
understand the causes, involving external
consultants where appropriate. Findings
and learnings are disseminated across the
Group, including to the Board and Executive
Cornmittee, to ensure that we (and where
appropriate, third parties) respond and
improve our processes where necessary.

The Health and Safety team supported the
business throughout 2021 with practical
guidance on the changing governmental
requirements in response to the pandemic.

We continue to be recognised for our
safaty parformance through the RaSPA
(Royal Society for the Prevention of
Accidents) Awards. tn 2021, we were
awarded Gold for the ninth consecutive
year. These awards recagnise our Group
commitment and practical application
of Health and Safety procedures across
all of our business operations,

Fa¥
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HEALTH AND SAFETY DURING DEVELOPMENT

We only want to work with businesses who
share our approach of zero-tolerance of poor
healtty and safety practices. We require all

of gur suppliers to confirm that they meet
our Health and Safety Standards, and we
undertake particularly rigorous assessments
of those companies warking on our
development sites.

We encourage our contractors to innevate and
work with us to ensure that health and safety
considerations on our development sites are
pararmount, The contractor workshops that
we held in 2020 showed a need to improve
contractor near miss reporting and this has
been a focus of throughout 2021 It has

been very successful and has enabled early
interventions to be made preventing health
and safety hazards becoming incidents.

We have, and continue ta, support our
contractors by providing additional guidance,
signage and health and safety visits to our
development sites throughout each project.

Specific to the Covid-19 pandemic, all of
our construction sites are monitored and
checked far Covid compliance and we have
regular communication of Construction
Leadership Council Covid documents with
key UK contractors.

Qur Health and Safety commitment does not
end when we cormnplete a project but extends
to the ongoing day-to-day life af our estates.
Many of our estates are accessed by both
our customers and the public and there are

a wide variety of risks which we assess and
mitigate. By providing training and raising
awareness we ensure our custorners and
communities are well informed and able to
make appropriate decisions when necessary.

GOVERNANCE

FINANCIAL STATEMENTS

CASE STUDY:

REMOTE VISITS TO
CONSTRUCTION
PROJECTS

Construction work in all countries has
continued throughout the pandemic,
howevers, the implementation of travel
restrictions prevented SEGRO's Health and
Safety team and UK based external safety
consultants from travelling to Europe and
had the potential to limit our cversight

of compliance on our censtruction sites.
Our zero-tolerance approach to poor
health and safety performance meant that
we needed to respond quickly to ensure
we could provide assurance of compliance.

As a result we implemented a systern

of ‘remote visits” This includes all major
parties involved in the construction project
and is mandatory across the Group.

The remote visit process includes:

@ The setling up of webcams at all

construction sites to enable remaote
viewing of operations;

© Drone footage of the construction site
and operations;

O Site overview and statistical presentation
by the site contractors;

© Review of previous actions;

© Presentation of footage review findings
by the external safety consultant;

© All party discussion on mitigation of risks
created by upcoming warks;

O Actions are added to the online
Salety Matters log to ensure tracking
and closure.

Logo removed
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Review of 2021
Delivering on our Strategy in 2021

Our Strategy has successfully
positioned our business to
benefit from the structural trends
that are driving both occupier
and investor demand in our
markets. We continue to apply

it to maximise our returns in
increasingly competitive markets.

OPERATIONAL
EXCELLENCE

Qur well-established operating platform is one of aur key
competitive advantages and our focus on Operational Excellence
across this platform is crucial to the ongoing success of our business.
It has helped us to develop strong customer relationships and

to deliver excellent returns from the execution of our expanded
development pipeline.

Graphic removed

Woe have continued 1o actively manage our portfalio throughout
2021, resulting in a recard rent roll growth, a strong set of
operational metrrics and opportunities to create value from

our standing portfolio.

Our focus on Operational Exceflence has also been important

in keeping our development pipeline on track despite the
well-documented supply chain issues that cur industry faced guring
the year. Our close working relationships with our contractars meant
that we were able to complete the projects scheduled for delivery
this year with minima! disruption,

Fropased
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CASE STUDY:
CREATING VALUE THROUGH
REDEVELOPMENT ON THE
SLOUGH TRADING ESTATE

In the first half-of 2021 we signed 2 lease with Global Technical -
Realty for three-rmulti level data centres, equating to over 40,000 sq m

of space. These will be built on Ajax Avenue, the site of a former row
of 19605 multi-let terraced warehouses that were coming to the end

of their practical life. Qur asset management team waorked closely

with the customers who leased these former units to achieve vacant

possession and we were able to re-locate many of thern to other
parts of the portfolie. This allows us to redevelop the site, resulting
in a significant increase in rent and lettable area.

Image removed
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OVERVIEW

DISCIPLINED APPROACH
TO CAPITAL ALLOCATION

Given the strong investor interest in our sector and the
competitiveniess of investment markets it has been more
important than ever this year to maintain a disciplined
.approarch w rapital allocation.

Graphic removed

We continue to focus the majority of our investment into our
development prograrnme and to create future opportunities
for development (for example land acquisitions and assels with
short-term income and longer tetim redevelopment potential),
as we see better returns from this than investing our capital in
completed assets.

The investment acquisitions that we did make in 2021 were

in key strategic markets, helping us to increase our presence

in North and South London. The majority were also off-market
opportunities that we were able to create, leveraging on our
reputation and the relationships of our local teams.

We also decided to capitalise on the strength of the investment
markets to dispose of a number of assets that we Had identified

as having maximised their returns through our annual asset review
process. The proceeds from these sales will be recycled into our
future investments.

W
STRATEGIC REPORT
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CASE STUDY:

MATRIX PARK - LEVERAGING
OUR REPUTATION AND
RELATIONSHIPS TO ACQUIRE
ASSETS OFF-MARKET

Where possible we try to make investment acquisitions off
market, leveraging our relationships and reputation to find
opportunities that are not widely marketed and therefore
more competitively priced.

In October we completed a UK assel swap with a
counterparty from whom we-bought an asset off-market
in 2020. This asset swap allowed us to acquire a significant
multi-let estate in Park Roya), offering strong rental growth
potential and a medium to longer term re-development
opportunity, in return for smaller, more disparate haldings,

GOVERNANCE FINANCIAL STATEMENTS

EFFICIENT CAPITAL AND
CORPORATE STRUCTURE

As we continue to invest in the growth of our business it is
impaortant to take steps to maintain our Efficient Capital and
Corporate Structure.

Graphic removed

We aim 1o balance operatianal and financial risk by keeping

the loan to value ratic (LTV’) at an appropriate level, making
sure that, should the property cycle wrn, we can absorb lower
valuations whilst giving us the capacity to take advantage of any
resulting investment opportunities. The strong investor appetite
for mdustrial assets in 2021 resulted in record portfelio valuation
growth and means our LTV is below our target of 30 per cent
at 23 per cent as of 31 December 2021.

In terms of our new financing during 2021 we raised €500 million
via our inaugural Green euro bond in September at a low coupon
of 0.5 per cent as well as a further €500 millian for our joint
venture SELP.

CASE STUDY:

LAUNCH OF SEGRO GREEN
FINANCE FRAMEWORK
AND INAUGURAL GREEN BOND

In May 2021 we launched our Green Finance Framework
which applies to SEGRO and our joint venture SELP. It aligns
with our Responsible SEGRO commitments and ensures
that investors can have confidence that the proceeds of

debt issuances will be spent on financing or re-financing
acquisitions, developments, refurbishments and other
discrete projects which will generate attractive returns whilst
minimising the impact on the [ocal and global environment,

Image removed
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Review of 2021

Portfolio update

Significant valuation growth

Our portfalio comprises
two main asset types:
urban warehouses and
big box warehouses.
The demand-supply
dynamics in both asset
classes continue to

be positive.
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Image removed

URBAN WAREHOUSES

Urban warehouses account for 67 per cent

of our portfolio value. They tend to be smaller
warehouses, and are located mainly in and on
the edges of major cities where land supply

is restricted and there 15 strong demand for
warehouse space, particularly catering for

the needs of fast mile delivery and, around
London, from data centre users.

Qur uran portfolio is concentrated in London
and Sauth-East England (82 per cent} and
maijor cities in Continental Europe (18 per
cent), including Paris, Disseldorf, Frankfurt,
Berlin and Warsaw. These locations share
similar characteristics in termms of limited
{and shrinking) supply of industrial land and
growing populations, while occupiers are
attracted 10 modern warehouses with plenty
of yard space to allow easy and safe vehicle
circulation. We befieve that this enduring
eccupier demand and limited supply bodes
well for future rental growth.

BIG BOX WAREHOUSES

Big box warehouses account for 29 per cent
of our portfolio value. They tend to be used
for storage, processing and distribution of
goods on a regional, national or international
basis and are, therefore, much larger than
urban warehouses.

They are focused on the major logistics

hubs and corridors in the UK {South-East
and Midlands regians), France {the logistics
‘spine’ finking Lille, Paris, Lyon and Marseille)
Germany {Dosseldorf, Berlin, Frankfurst

and Hamburg) and Poland (Warsaw, Eddz,
Poznar, and the industrial region of Silesia).
29 per cent of our big box warehouses are
in the UK and the remaining 71 per cent

are in Continental Europe.

Occupier demand has been very strong acrass
the UK and Continental Europe during 2021,
helping drive vacancy to record low levels,
leading to above average rental growth in
most of our markets.
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The nature (and typical location) of big box
warehouses tends to mean that, over time,
supply is able o increase more easily to satisfy
demand, as there is more land available in out
of town locations. We therefore believe that
the prospects for significant rental growth in
big box warehouses ¢n a longer-term basis
are, and have always been, more limited

than for urban locations but this asset class
brings other benefits including lower asset
management intensity and long leases which
help to ensure a sustainable level of income.

In addition, by hoiding the majority of our
Continental Eurepean big box warehouses
in SELP. we receive additiona! income from
managing the joint venture which increases
total returns. -




VALUATION GAINS FROM MARKET-DRIVEN
YIELD IMPROVEMENT, RENTAL GROWTH,
ASSET MANAGEMENT AND DEVELOPMENT

Warehouse property values across Eurcpe
in¢reased significantly during the year,
Investrment votumes also hit record levels
in both the LUK and Continental Europe.
Both investar and occupier demand for
the asset class remained strong.

The Group's property portfolio was velued
at £18.4 billion at 31 December 2021
(£21.3 billion of assets under management).
The portfolio valuation, including completed
assets, Jand and buildings under construction,
increased by 28.8 per cent {adjusting for

" capital expenditure and asset recycling during
the year) compared to 10.3 per cent in 2020.

This primarily comprises a 29.0 per cent
increase in the assets held throughout the
year (2020; 9,5 per cent), driven by strong
yield compression in most markets (70 basis
points across the whole portfolio) and a

13.1 per cent increase in our valuers estimate
of the market rental value of our portfolio
{ERV. In total, our porttolio generated

a total property return of 35.6 per cent
{2020: 14.6 per cent).

- Assets held throughout the year in the
UK increased in value by 34.5 per cent
{2020: 9.2 per cent), outperforming the MSC!
Real Estate UK All Industrial Quarterly index
which increased by 31.2 per cent ovér the
“same period. The performance was due to
“yield compression and the continued capture
of reversionary potential in lease reviews and
renewals, particularly in London. The true
equivalent yield applied to our UK portfclio
was 3.7 per cent, 60 basis points lower than
at 31 December 2020 (4.3 per cent) reflecting
strong rental growth, yield compression and
the impact of newly completed developments.
Rental values improved by 18.8 per cent
{2020: 3.1 per cent). :

Assets held throughout the year in
Continental Europe increased in value
by 18.7 per cent {2020: 10.2 per cent)
on 3 constant currency basis, reflecting
a combination of yield compression

to 4.0 per cent (31 December 2020:
4.8 per cent) and rental value growth
of 4.1 per cent {2020: 1.5 per cent).

More details of our property portfolio can be
found in Note 27 to the Financial Statements
and in the 2021 Property Analysis Report
available at www.segro.com/investors.

Fos

—

O
OVERVIEW STRATEGIC REPORT

VALUATIONS: WHAT TO EXPECT [N 2022

Capital growth forecasts are notoriously
difficuit given the muititude of drivers
{particularly interest rates and credit spreads)
rmost of which are outside our direct control.

MNevertheless, the prospects for our portfolio
of big box and urban warehouses remain
strong, supported by structural drivers of
occupational demand and relatively limited
amounts of new supply. This means that we
are optimistic about the potential for further
rental value growth, particularly in our urban
warehouse portfolio.

Prime yields continue to appear attractive
campared to government (risk-free) bond
yields and although recent interest rate rises
have narrowed this premium, the volume of
capital looking to invest in industrial assets
should continue to be suppartive of valuations.

We believe that our high-quality portfolio and
focus on asset management will enable us to
outperform the wider market.

GOVERNANCE FINANCIAL STATEMENTS

ASSETS UNDER MANAGEMENT

£21.3bn

2020: £15.3bn

FORTFOLID VALUATION

£18.4bn

2020: £13.0bn

PORTFOLIO VALUATION CHANGE

+28.8%

2020: +10.3%

ERYV GROWTH

+13.1%

202¢: 2.5%

UNREALISED GAINS AND LOSSES ON WHOLE PORTFOLIO

Image rermoved
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Chief Operating Officer Interview:
'Andy Gulliford discusses rental
growth, development and sourcing
new opportunities.

What were the highlights of 2021 for you?

One of the highlights of 2021 for me was being able to get back on the
road again and visit our offices across Europe. The progress that has been
made during the pandemic is quite staggering, particularly in Spain where
we now manage almost £600 million of assets. It was also great to bring
the Slough offices back into the portfolio as that creates a really exciting
reclevelopment opportunity.

Vacancy is now at record lows across your key markets.
Can too little vacancy be a bad thing?

Low market vacancy is generally paositive as it allows our asset managers

to focus on driving rents forward rather than managing the portiolio for
occupancy, and we have seen the results of this in the strong rental growth
delivered during 2021, A lack of available space does present challenges in that
it means there are less frequent opportunities to create new rental levels and
sometimes that means we have to be prepared to hold out for longer on letting
space. However, we have a significant develapment programme and the current
shortage of supply has given us the canfidence to push ferward a number of
speculative urban schemes which are letting very well.

Given the strength of rental growth across the sector
during 2021, do you have any concerns about the
affordability of rents?

We have a very diverse customer base and for the majority their warehouse
rents are still a small part of their total cost base. In London, where rental
growth has been strongest, we have a very broad portfolio with various rental
paints so we generally find that customers will find the space that works for
them. Where it is less important to a custorner’s business model to be in a
central location, that sometimes means they make a decision to move further
out and therefore pay lower rents. In general though, we are finding that for
the majority of lettings that there are a number of customers from gifferent
industries willing to pay the going market rents so rent affordability does not
seem to be a problem at the moment.
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Has the development programme been impacted by
supply chain issues and resulting cost inflation? Da you
have any concerns about this in 20227

We have been working very closely with our contractors on these issues since
the supply problems started to become evident and have been securing
materials well ahead of time. It has certainly heen chalienging but the proactive
approach of our development team meant that we avoided any major delays to |
our development programme during the year. There have also been increases
in costs, quite significant increases for some materials, but the rental growth we
are experiending has more than offset these so the development pragramme
remains highly profitable. It is uncertain when these pressures might alleviate,
our contractars believe it will be towards the end of 2022, but we are keeping

a close eye on things and will act accordingly.

Competition for land is becoming as strong as for
standing assets, are you confident in your ability to
keep the land bank topped up?

We acquired £326 million of land during 2021 so we're still doing a very good
jeb of finding it even in competitive markets. We have experienced teams on
the ground in all our geographies with established local networks and we're
also not afraid to take on more complex developrment projects that others with
less experience might not have the appetite for. We are also thinking about
how we can create opportunities from our existing portfalio, for example
redeveloping and intensifying land use. So there is plenty to keep us busy

and we are confident that we can leverage our operating platform to cantinue
1o find growth opportunities.

What are your priorities for 2022?

The strong market rental growth that we have seen over the past 18 months
means that there is a lot of reversion in the portfolio to be captured over the
corming years. Our asset management teams will be working hard on this as
leases come up for rent review. We will also be facusing on the delivery of

- somne large scale development projects and continuing to lock for opportunities

to grow the portfolio. And last, but by no means least, we'll be launching cur
first Community Investment Plans across some of our major markets,
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. Review of 2021

Creating value through Operational Excellence
Asset management update

PROGRESS
AGAINST OUR
STRATEGY

WHAY WE SAID WE WOUL.D DO

We expected occupier demand to remain
strong in all of our markets and expected
vacancy rates to remain low. With supply
also remaining limited we expecied
customer retention to remain high and
rental growth to continue.

WHAT WE ACHIEVED IN 202!

We contracted a record level of rent
during 2021 reflecting a strong
perforrnance in rent reviews and renewals
and continued momentum in pre-lettings.
The vacancy rate remained low, aided by

a strong performance in letting up recently
completed speculative developed space.

We also made good progress with reducing
our operating carbon emissions and
increasing the visibility that we have of

our custemers’ emissions.

WHAT TO EXPECT IN 2022

Al of the indicators point to continued
strong demand from occupiers in 2022
and with market vacancy rates at record
low tevels and new supply constrained
by the availability of land, particularly in
urban markets, we expect rental growth
to continue.

Our continued focus on
Operational Excellence

has helped us to deliver a
record level of rental growth
in 2021 and ensured the
successful execution of our
expanded development
programme.

GROWING RENTAL INCOME FROM
LEYTING EXISTING SPACE AND NEW
DEVELOPMENTS

At 31 Decernber 2021, our portfolia

generated passing rent of £518 million, rising
to £579 million once rent free periods expire
(headline rent’). During the year, we contracted
£95 million of new headline rent, an increase
aof more than 20 per cent on 2020. New pre-let
agreements continue to contribute strongly

to this number but we also grew rent on our
existing space significantly.

Our customer base remains well diversified,
reflecting the multitude of uses of warehouse
space. Qur top 20 customers account for

32 per cent of total headline rent. Amazon
remained as our largest customer during 2021,
accounting for 7 per cent of the total,

Almost half of our customers are invelved in
businesses affected by e-commerce, including
third party logistics and parcel delivery
businesses, and retailers. These businesses
accounted for almost 60 per cent of our
take-up during the year.

Strong occupier demand and
low levels of vacancy across
our markets created the
perfect conditions for rental
growth during 2021.

ANDY GULLIFORD
CHIEF GPERATING OFFICER
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© £15 million of net new rent from
existing assets. We generated £26 million
of headline rent from new leases on existing
assels {2020: £16 million) and £9 million
from rent reviews, lease ranewals and
indexation (2020: £13 million). This was
offset by rent from space returned of
£20 million {2020: £13 million) including
£2 million of rent lost due to insolvency
{2020: £2 miliion).

© Rental growth fram lease reviews and
renewals. These generated an uplift of
13.0 per cent {2020: 19.1 per cent) for the
portfalio as a whole compared to previous
headline rent. During the year, new rents
agreed at review and renewal were 18.7 per
cerd higher in the UK {2020. 28.2 per cent}
as reversion accumulated over the past five
years was reflected in new rents agreed,
adding £5 million of headline rent. The
2020 comparator included the peppercorn
lease re-gears at Heathrow which are
now all complete. In Continental Europe,
rents agreed on renewal were 1.5 per
cent higher {2020: 0.5 per cent higher),
strengthening once again as market rental
growth continues to outpace the indexation
provisions that have accumulated over
recent years,
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© Continued strong demand from
customers for pre-let agreements.
In addition to increased rents from existing
assets, we contracted a record £49 million
of headline rent from pre-let agreements
and-lettings of speculative developments
pricr ta completion (2020: £41 miltion}).
Included within this is a large data centre
re-development on the Slough Trading
Estate, two units on some of the last
remaining plots at SEGRO Logistics Park
East Midlands Gateway (SLP-EMG), our first
development at the recently anncunced
SmartParc in Derby, projects for a leading
global online retailer in the UK, Italy
and Spain as well as big box space for
retailers, third party logistics providers and
manufacturers across Continental Europe.

o Rent roll growth increased to
£72 million. An important element
of achieving our gaal of being a leading
income-focused REIT is to grow our rent
roll, primarily threugh increasing rent
from our existing assets and then from

generating new rent through development.

Rent roli growth, which reflects net new
headline rent from existing space {adjusted
for takebacks of space for development),
take-up of developments and pre-lets
agreed during the period, increased to
£72 rillion in 2021, from £60 million

in 2020.

HIGHLIGHTS

PORTFOLIO PASSING RENT

VACANCY RATE

——t

FINANCIAL STATEMENTS

£518m

2020; £462m

RENT CONTRACTED
PCURING THE YEAR

3.2%

2020 3.9%

PROPORTION OF PORTFOLIO
EPC RATED '8' OR ABOVE

£95m

2020: £78m

CUSTOMER SATISFACTION

55%

2020; 49%

CUSTOMER RETENTION

90%

2020: 87%

QOPERATING CARBON EMISSIONS

77%

2020 B6% .

280,575 tonnes
CO,e

2020:l312,l15 tannes CO-e
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Creating value through Operational Excellence

Asset management update
continued
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EXISTING PORTFOLIO CONTINUDES TO
PERFORM WELL AND DELIVERED ANOTHER
SET OF STRONG OPERATING METRICS

We monitor a number of asset management
indicators to assess the performance of our
exisiing porifolio:

© High levels of customer satisfaction.
Although the quality and focation of our
portlolio is important to our customers,
we believe that the service we provide
is crucial to maintaining high customer
retention and low vacancy. We carry out
a rolling survey of our custormer base
throughout the year to identify and rectify
issues promptly. In 2021, 247 customers
responded (a 25 per cent increase on
2020} and 97 per cent s¥id that they
wauld recommend SEGRO to athers
{2020: 99 per cent) and $0 percent
said they rated their exparience with
SEGRO as 'Excellent or “Very Good’
{2020: 87 per cent).

© Vacancy has remained low. The vacancy
rate at 31 December 2021 was 3.2 per cent
{31 December 2020: 3.9 per cent). This
reduction was mainly due to a very strong
performance in letting recently completed
speculatively developed space across the
portfolio. The vacancy rate on our standing
stock remains low at 2.7 per cent {2020: 2.5
per cent). The vacancy rate is now at the
bottom end of our target range of between
four and six per cent. The average vacancy
rate during the period was 3.8 per cent
{2020: 4.8 per cent).

& Customner retention cate of
77 per cent. Approximately £55 million
of headiine rent was at risk from a break
or tease expiry during the pericd of which
we retained 74 per cent in existing space,
with & further three per cent retained but
i new premises. We value the long-
term relationships that we build with our
customers and always try to work with
them to meet their changing requivements.
However, with vacancy at such low levels
we do also take the cpportunity 1o create
space for reletting and the capture of
market rental growth. We have also
actively taken space back during 2021
lo enable redevelopment.

© Lease terms continue to offer
attractive income security. The level of
incentives agreed for new leases (excluding
those on developments completed in the
period) represented 6.3 per cent of the
headline rent (2020: 6.8 per cent). The
portfolio’s weighted average lease length
was maintained with 7.2 years to first break
and B.5 years fo expiry (31 December
202Q: 7.5 years to first break, 8.8 years' to
expiry). Lease terms are longer in the UK
{8.2 years to break] than in Continental
Eurape (5.9 years to break), reflecting the
market convention of shorter leases in
countries such as France and Poland.
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A REDUCTION LN OUR OPERATIONAL
CARBON EMISSIONS AND INCREASED
VISIBILITY OF THE ENERGY USAGE
QOF OUR CUSTOMERS

Alongside the day-te-day management of

qur partfolio aur teams alsa warked hard
during 2021 on our Responsible SEGRO
commitment 1o Champion law-carbon growth
and be a net-zero carbon business by 2030,

Within the asset management of our existing
portfolio, the greatest contribution that

we can make towards this is by reducing

the operational carbon emissions from

our warehouses {incuding those made by
the activities of our customers operating
within them).

Our new targets, approved by the Science
Based Targets Initiative {SBT), include the

airn to reduce the absolute operating carbon
emissions from pur portfolio by 42 per cent
by 2030 (compared ta & 2020 baseling), in line
with the 1.5 degree scenario. This incfudes aif
custorner emissions and captures the organic
arowth of the business.

One of the most meaningful changes that we
can make is to procure energy far-our own
operations, and for those markets where we
procure energy on behalf of our customers,
in 3 way which reduces the operational
emissions. We have been moving our
controlied portfolio on to renewable energy
tariffs over the past years and in 2021 we
moved the last major contracts, in Poland and
Czech Republic, an to Green tarifls, which
means that all SEGRO controfled electricity

is now zero-carbon. This was one of the

main drivers of the 10 per cent reduction

in operating carbon emissions during 2021,
equating to 31,500 1onnes of CO,e saved.

This certified renewable energy hetps SEGRO
and our custormers reduce their operating
carbon footprint. Transitioning away from fossit
fuels for warehouse heating on to electricity,
particularly generated on site, or aiternative
sources of energy is an important next step

in this strategy.

Qur net-zero carbon goal includes Scope 3
emissions from our customers. Due Yo the
nature of typical lease terms we do not have
operational control over the majority of our
buiidings and therefore have fimited visibility
of how much energy is used and how it

is procured.



Where this is the case we are engaging

with our customers and trying to positively
influence them but an important first step

is to get a full picture of their'energy usage.
During 2021 we have improved our visibility
and we have collected data on 54 per cent of
our total property footprint by area {(up from
41 per cent during 2020).

Improving visibility allows us to better identify
oppertunities to help our customers operate
their buildings more efficiently, saving them
both carbon emissions and money. We are
also increasingly requiring custormners to use
renewable energy within the terms of their
leases (a ‘Green lease’) to ensure that our
portfolio carbon faotprint improves.

On the Slough Trading Estate, for example,
we have 33 data centres {including two under
construction) which are significant consumers
of power. Qur data centre customers source
their own electricity ta power their buildings
and most have stated publicly that they
source through renewable energy contracts,
They, along with several other major data
centre operators formed the Climate Neutral
Data Centre Pact in 2020 and SEGRO fully
supports the leadership shown in this self
regulated initiative. During 2021 we signed
our first data centre Green lease, requiring the
operator to commit te sourcing their energy
on a renewable tariff.

We are also making irmprovements to the
carbon footprint of our portfolio through
the ongoing maintenance and refurbishment
of our warehouses. Due to our active asset
recycling and new development the majority
of our partfolio is modern and built to the
highest sustainability standards but there are
still some older assets where we can make
improvements. When the apportunity arises,
normally due to a lease expiry, we refurbish
our assets and upgrade their sustainability
credentials before letting them to a new
custorner. This not only helps with our

" progress towards our net-zero carbon targets
but also makes the space more attractive to a
potential customer (see RD Content case study
on page 31) and we are starting to see it make
a difference ta rental levels achieved.

Changes that we make include installing
LED tighting, solar panels, air source heat
pumps and smart metering. We aim to

have the entire portfolic at least an Energy
Performance Certificate {EPC) of a 8 rating
ar equivalent. Al the end of 2021, 55 per
cent of the portfolio now has an EPC rating
of B or better and we expect that proportion
1o increase,
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CASE STUDY:

CARBON NEUTRAL
REFURBISHMENT
AT HEATHROW

To meet our dimate change ambitions, we must
continue to improve the sustainability performance

of our existing buildings and in 2021 we completed
another EPC A+ refurbishment at Southern Approach,
Heathrow. The energy efficient refurbishment included
a number of sustainability upgrades resulting in the
building achieving carbon neuiral status.

© We installed 143 kW of new photovoitaic panels,
which are estimated to provide 131,200 kWh
of electricity,

© We upgraded the LED lighting to provide dynamic
lighting within the building. Dynamic lighting
mimics the natural rhythm of night and day so can
positively affect users of the building by stimulating
wellbefng and keeping people feeling alert,
refreshed and more productive.

O A green wall was {itted externally and a moss wall
was installed internally. These features improve the
sense of wellbeing and increase productivity and
creativity within the building. The walls also help
to remove air pollutants and reduce naise as well
as providing biodiversity ta the building.

Image removed
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STRATEGIC REPORT
Review of 2021

Growing through development
Development update

HIGHLIGHTS

PROGRESS DEVELOPMENT COMPLETIONS

DEVELOPMENT CAPEX

AGAINST OUR
STRATEGY 839,200 sq m

2020: 835900 sqm

WHAT WE SAID WE WOULD DO CURRENT PIPELINE POTENTIAL RENT
We expected te continue developing
at an increased pace during 2021 £62m

and anticipated investing araund
£700 million in development capex,
including infrastructure.

2020: £54m

CURRENT PIPELINE YIELD ON CO57T

£649m

2020: £53Im

EMBODIED CARBON

391kgCO,e/m?

2020: 100kgCQzefm*

ON-SITE RENEWABLE ENERGY CAPACITY

WHAT WE ACHIEVED IN 2021
2021 has been another year of record 7.00/0
development cornpletions, the majority of
which have been cornpleted as scheduled
despite the wider market supply chain
issues. Our development capex spend was

2020: 6.5%

POTENTIAL RENT FROM FUTURE PIPELINE

slightly lower than anticipated due to the
delaved start of some larger pre-lets due £1 69m

ta planning delays and changes to our

) 2020: £157m
custarmers’ requirements.
We carried out life cycle assessments on DEVELOPMENT ACTIVITY
more than half of our new development . . .
projects which is important in our aim During 2021, we invested £975 million in
to reduce embodied carbon in our our developrnent pipeline which comprised
development programme. £649 million {2020: £531 million) in -

development spend, of which £99 million was

WHAT TO EXPECT IN 2022 for infrastructure, and a further £326 million
We have 801,400 sq m of development to replenish our Jand bank to secure future
projects under way capable of generating development-led growth opportunities.
£62 million of new headiine rent, of which
60 per cent has been secured. DEVELOPMENT PROJECTS COMPLETED
We expect lo invest approximately We completed 839,200 sq m of new space
of £700 million in development during the year, with the majority of our
capex including £150 million of projects completing on time despite wider
infrastructure expenditure. market jssues with the supply of construction

materials and labour. These projects were

82 per cent pre-let prior to the start of
construction and were 93 per cent let as at

31 December 2021, generating £48 million of
headline rent, with a3 potential further £4 miliion
to come when the remainder of the space is fet.
This translates into a yield on total development
cost (including land, construction and finance
costs) of 6.8 per cent when fully let.

We completed 677,800 sq m of big box
warehouse space, including four units at
SLP-EMG. Also within this was 560,800 sq m
of big box warehouses across all of our major
European markets, let to third party logistics
operatars, anline retailers, food retailers and
manufacturers among others.

We completed 161,400 sq m of wban
warehouses, the majority built on a speculative
basis of which over three quarters is already

let. It the UK this included the secand phase

of SEGRC Park Rainham, new units at SEGRO
Park Fairway Drive and two new data centres
on the Slough Trading Estate. On the Continent
we completed further phases of urban
warehouse parks in the key markets of Berlin,
Cologne, Madrid, Warsaw and Paris, including
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354 MW

2020: 26.8 MW

the first of our developments on the fand that
we acquired as part of the Spfibus Patrimoine
acquisition at the start of 2021,

Supply ¢hain issues made development more

challenging during 2021 but we proactively |
warked with our contractors to secure materials

abead of schedule and were therefore able

to avoid any major delays. We also avoided

any significant increases in construction costs

as the majority of our developmernt projects

are on fixed price contracts and development

completions were therefore unaffected.

CURRENT DEVELOPMENT PIPELINE !

At 31 December 2027, we had development
projects approved, contracted or under
construction totalling 801,400 sq m, representing
£380 million of future capital expenditure to
complete and €62 million of annualised gross
rental income when fully let. 60 per cent of

this rent has afready been secured and these
projects should yield 7.0 per cent on total
development cost when fully occupied.

0 In the UK, we have 195,200 sq m of space
approved or under construction. Within
this are urban schemes in West and North
London, two new data centres on the
Slough Trading Estate, a pre-lat for a global
online retailer in the Thames Valfley and big
box warehouses in SLP-EMG and our new
development, SmartParc Derby.

o In Continental Europe, we have 523,100 sqm
of space approved or under construction.
This includes pre-let big box warehouses
for a variety of different occupiers, from
retailers ta manufacturers, across all of our
European markets, We are also developing
further phases of our successful urban
warehouse parks in Berlin and Paris and a
new scheme in Ingoalstadt, close to Munich,



image removed

0O In addition to the projects that we are
developing ourselves, we also have
85,100 sq m of space under construction as
part forward-funded agreernents with lecal
developers. This is proving to be a very
effective way to get access to opportunities
in competitive markets where accessing
land is more difficult,

We continue to focus our speculative
developments primarily on urban warehouse
projedts, particutarly in the UK, France and
Germany, where modern space is in short
supply and occupier demand is strong. in the
UK, our speculative projects are focused in
Landon and on the Slough Trading Estate. In
Continental Europe, we continue to build scale
in Germany and Paris.

Within our Continental European development
programme, approximately £8 million of
potential gross rental income is associated
with big box warehouses developed outside
our SELP ioint venture. Under the terms of
the jeint venture, SELP has the option, but not
the obligation, to acquire these assets shortly
after completion. Assuming SELP exercises its
option, we would retain a 50 per cent share
of the rent after disposat. In 2021, SEGRQ
sold £231 milion of completed assels to SELP,
representing a net disposal of £116 million.

We have factored increased construction costs
into the development returns for our current
and future development projects. However,
increased rental values are more than offsetting
any additional costs and our development
returns therefore remain highly attractive.

Further details of our completed projects
and current development pipeline are
available in the 2021 Property Analysis
Repaort, which is available to download at
wwav.segro.comfinvestors.

£
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FUTURE DEVELOPMENT PIPELINE
NEAR-TERM DEVELOPMENT PIPELINE

Within the future development pipeline are a
number of pre-let projects which are close to
being approved, awaiting either final conditions
to be met or planning approval o be granted.
We expect to commence these projects within
the next & to 12 months.

These projects total 334,100 sq m of space,
equating to approximately £271 million of
additional capital expenditure and £20 million
of additional rent.

LAND BANK

Our land bank identified for future
development {including the near-term
projects detailed above) totalled 683
hectares at 31 December 2021, valued at
£783 million, roughly four per cent of our
total portfolio value.

This land bank includes £326 million of land
acquired during 2021, including land associated
with developments already underway or
expected to start in the short term. Over

£90 million was spent on sites in the supply
constrained London market and we also
acquired plots suitable for urban development
in Paris, Lyan, Milan, Madrid, Cologne ard
Warsaw. The remainder of the land was for big
box projects in Italy, Poland, Spain and the UK.

We astimate that our land bank can support
3.1 million sq m of develcpment over the next
five years, The prospeclive capital expenditure
associated with the estimated future pipeline
is approximately £1.9 billian. It could

generate £169 million of gross rental income,
representing a yield on total development cost
(including land and national finance costs)

of around 6-7 per cent. These figures are
indicative based on our current expectations
and are dependent on cur ability to secure

ANNUALISED RENT POTENTIAL
as at 31 December 2021 [£millign}

GOVERNANCE FINANCIAL STATEMENTS

pre-let agreements, planning permissions,
construction contracts and on our outlook
for occupier conditions in local markets.

CONDITIONAL LAND ACQUISITIONS AND
LAND HELO UNDER OPTION AGREEMENTS

Land acquisitions {contracted but subject ta
further conditions) and land held under option
agreements are not incduded in the figures
above but together represent significant further
development opportunities. These inciude sites
for big box warehouses in the UK Midlands

as well as in Germany, ltaly and Poland. They
also include urban warehouse sites in East and
West London.

The options are held on the balance sheet at

a value of £24 million {including joint ventures
at share). Those we expect to exerdse over the
next two to three years are far land capable

af supporting almost 1.6 million sq m of

space and generating almost £160 million

of headline rent for a blended yield of
approximately six per cent.

IMPACT OF OUR DEVELOPMENT PIPELINE
ON OUR RENTAL INCOME

Our development pipeline added a potential
£52 million of rent ta our income in 2021 and
this has a meaningful impact on our earnings
and dividend growth.

The chart below outlines how we can grow our
rent roll over the next four to five years through
asset management of our existing assets and
the execution of our current, near-term and
future pipeline as welt as through our land
options, [t does nat reflect the impact of future
rental growth, acquisitions or disposals.

Graph removed
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STRATEGIC REPORT
Review of 2021

Growing through development
Development activity and pipeline update

continued

Image removed

CASE STUDY:

REDUCING
EMBODIED
CARBON

Hoehkstean 81, Netheriands

Cur (atest development in the Netheriands
utilised an improved concrete specification
in the foundations and floor slab, reducing
the embodied carbon of the building by
around TJ per cent.

This required careful planning to deliver
the project on time as the lower carbon
concrete takes longer to cure.

FOCUSING ON REDUCING EMBODIED
CARBGN IN OUR DEVELOPMENT
PROGRAMME TO HELP US ACHIEVE
NET-ZERO CARBON BY 2030

We recognise that our planet is facing a climate
emergency and that we need to play our part

i helping to combat the challenge of dimate
change and natural resource depletion. As a result,
we have joined mary of our sector peers in signing
a pledge to be Net-Zero carbon by 2050, and last
year announced that we will be going further and
faster by reaching that aim by 2030. We have also
joined to Race ta Zero, signed the Climate Pledge
and took part in a Better Buildings Partnership
panel at COP 26 titled ‘Commercial Buildings:

A real assetin addressing Climate Change’.

It is our responsipility, as a long-term investor,

to use the latest technologies and construction
technigues to ensure that our buildings are
effident to use and stand the test of time.
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We continudusly monitor and, where appropriate,
adopt new approaches, technologies and
technigues to reduce the environmental foolprint
of our existing properties and our developments.
The [nveskment Committee considers the
environmental impact of all capital investrnent
dedisions to ensure that they are consistent.

with our environmental targets and ambitions.

We take a materiality-based approach to our
environrnental strategy, focusing on the areas
where gur faotprint is greatest.

One of the largest sources of carben emissions
from our own activites is the embodied carbon
from our development programme. For our
existing buildings, we can work to improve their
effidency in operafional terms (see page 54 for
further information) bat it is 10 our development
programme, where we can make the greatest
impact. In many cases, once we hand a building
over ta a custormer, they controt all operational
aspects so it is our responsibility to provide them
with an efficient building and the tools to operate
it efficiently.

Our targets, approved by the Sdence Based
Target Initiative (SBT1), indude a goat to
reduce the embodied earpon intensity of our
development programme by 20 per cent by
2030, compared to a 2020 baseline.




MATERIALS

Our sustainability strategy in development
requires that we target the upfront carbon
footprint of cur developrments, related to the
construction materials and transportation
emissions attributed to every new development.
This is in line with the methodology used by the
UK Green Buildings Coundl (UXBCGC) in thair
Whole Life Carbon roatimap.

During 2021 we worked with two of our largest
contractors to discuss how best to reduce embodied
carban in our buildings and are working towards
a Sustainable Materials Brief for the UK and
intend to adapt this for Continental Europe.

We camry out life cyde assessments an our larger
development projects to identify the potential

to reduce a building’s carbon footprint over its
full life cyde both by utilising altemative, more
sustainable materials during construction and

by considering the emissions related to the
deconstruction at the end of the building’s

useful life, We believe this holistic 2pproach to
embodied earban is the most impactful,

I 2021, we conducted life cyde assessments
on over 440,000 s m of new developments,
covering over half of the development footprint
by area in the year. Going forward, we aim to
carry out life cyde assessments on all projects
greater than 5,000 sq m {representing 98 per
cent of complete floorspace in 2021) and apply
lessons leamed across the wider development
programime as we progress against our target.

We are increasingly using Building Information
Management (BIM) in our development projects,
a technology which facilitates three dimensional
modefiing of the proposed building. Ik allows us
to assess rmore accurately the amaount of material
needed for the construction {(redudng waste) and
the carbon emissions from the materials, [t also
aflows us to model the building across its whole
fife, making it an important centributor to our
target of reduding the levet of whole life-cyde
embodied carbon in our developments. In 2021
we were able to use BIM models to undertake the
life ¢ycle assessments, and this has led to more
finishas and components being included in our
assessments than before, giving us better visibility
of the carbon within our buildings.

™ rm—.
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The average embodied carbon intensity in

2021 was 391 kilograms CO,e per sq m of
delivered floor space, representing a iwo per cent
reduction fram the recalculated 2020 baseline

of 400 kg CO,e persq m.

We have trialled sustainable concrete
spedifications across multiple projects in 2021.

T hus 15 the most effective way to impact the
embodied carbon emissions, as concrete can
comprise up to 59 per cent of the total embodied
carbon in some projects.

We will continue to adopt the [atest techniques to
reduce embodied carbon within our developments,
including low-carbon concrete and timber or
recyded steet beams which we are already using
in a number cf our current developments. The
availability of such materials is not yet consistent
across our markets and they are nat always
suited ta the design of eur buildings. but we are
determined to continue to reduce the emboedied
carbon within our developrment pipeline to
achieve our saence-based target.

WASTE

While waste generated across our own offices
(where we have control) is monitored, tracked and
reported, the majority of our waste is created as a
result of our construction and demolition projects.
Qur target is to send zero waste to landFill by 2025,

For demoliticn waste, which makes up the bulk
of our tatal waske, we re-use as much as possible
on-site to avoid the carbon emissions related to
transportation of waste off-site and the impaort of
new materials from elsewhere.

We undertake pre-demolition audits to identify
waste materials taking into consideration the
quantity and quality of waste to be re-used on
site as aggregate. e also re-use on site where
rmatenials are non-hazardous and wilk not have a
detrimental effect on the envircnment. Hazardous
waste is treated differently and is not included
within these figures. Hazardaus waste is dealt
with in the appropriate manner, fdly in line with
relevant regutation.

In 2021, 97 per cent of construction, demolition
and operational waste controlled by SEGRO was
diverted from landfill.

GOVERNANCE FINANCIAL STATEMENTS

BIODIVERSITY

We think carefully about the spaces outside our
existing and new buildings to ensure that they
are pleasant environments for people to work
in, meet the needs of our local communities
and have a positive impact on local biodiversity.

Where possible we create green spaces within
our estaies, induding woodland areas with public
walking trails around our big box parks or small
‘pocket parks’ and green walls in our urban
estates. We plant indigenous trees and have even
renatured stream beds, On many of cur estates
we have introduced bee hives and now have
335 of them across our portfolio encouraging
pollination of local plants and crops. We have
also added bird boxes, bat boxes and other
locally-appropriate biodiversity features that help
contribute to a healthy ecosystem.

On land that is awaiting development in Itaty we
pay local farmery to manage the plots and graze
livesteck which have yielded risotto rice, buffalo
mozzarella and wool whilst also keeping the grass
well maintained.

BUILDING CERTIFICATIONS

The sustainability credentials of a building are
increasingly important for potential custorners
making a decision on where to locate their
businesses. '

We target BREEAM "Very Good' {or equivalent)
certificatton for developments and in 2021 98 per
cent of our development completions have either
been, or in the process of being, aceredited at
that level, From 2022 cnwards we have raised we
have raised the minimum standard to ‘Excellent’
unless local dreumstances {such as supply chains)
prevent it. .

RENREWABLE ENERGY CAPACITY

Qur development and refurbishment activity also
allows us to increase our on-site renewable energy
capacity. During 2021 we inareased this capacity
by over 30 per cent bringing it to 35.4 MW, and
generating enough energy to power aver 2,100
homes for a year.
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£1.5 billion of investment for growth

PROGRESS

AGAINST
‘OUR

STRATEGY

Graphic
removed

WHAT WE SAID WE WOULD DO

We expected demand far warehouse
assels 10 remain strong and said that we
would continue to trinn the portfolio and
sell assets where we believe we have
maxirnised our returns to release funds
far other oppaortunities offering a better
risk-return profite.

We intended 10 continue the focus of our
investment activity on development, while
taking advantage of oppostunities to acquire
incorme-producing assets offering attractive
risk-adjusted returns if they arose.

WHAT WE ACHIEVED IN 2021

2021 was a very active year on the
investment front. We spent a record amount
on our development pipeline, responding to
strong levels of accupier demand, and once
again created a number of interesting land
and asset acquisition oppostunities, meaning
that spend in this area was much higher
than in recent years.

Net investment during the year was
£1.5 billion and this included a relatively
high number of disposals as we decided
to bring forward some planned asset
recycling 1o take advantage of the strong
investment markess.

WHAT TG EXPECT IN 2822

We will continue our disciplined approach
1o capital allocation, focusing the majority
of our investment on the development
pipeline (through development capex,
fand acquisitions and acquiring assets
with future redevelopment potential} but
making strategic asset acquisitions when
the opportunity arises.

While investor dernand for industrial
propérties remains sirong, we expect to
continue to recycle assets where we believe
we can generate Hetter returns from
deploying our capital in other opportunities.
We typically expect to recycle 1-2 per cent
of the portfolio per year.

HIGHLIGHTS

ACQUISITIONS OF ASSETS

£997m

2020 £603m

ACQUISITIONS OF LAND

£326m

2020: £286m

DEVELOPMENT CAPEX

£649m

2020 £531m

D15POSALS OF LANRD & ASSETS

£3515m

2020: £13%m

We invested almost £2 bilion in our portfofio
during 2021: development capital expenditure
of £649 million, £997 million of assets and
£326 million of land. This was partly offset by
£515 million of dispesals.

ACQUISITIONS FOCUSED ON BUILDING
SCALE IN URBAN WAREHOUSING

Despite extremely competitive investment
markats we have been able to leverage our
market position, reputation, relationships
and expertise to complete some unique
acquisitions in 2021,

We acquired assets totalling £997 million,
reflecting 2 blended topped-up initial yield
of 3.8 per cent. This included:

o the acquisition of an office portfolio in
Slaugh, providing us with additional
space for redevalopment on the
Slough Trading Estaie;

© an off-market UK asset swap that resulted in
us acquiring a significant urban warehouse
park in West London (Matrix Park) that

perfectly complements our existing portfolio

in Park Royal and also has a medium term
redevelopment apportunity.

© urban assets in MNorth, East and South
London with redevelopment potential,
helping us to increase our presence in these
key strategic markets;

© a farmer car dealership and car servicing
centre with existing underground access
over multiple levels in 8 unique inner-city
Paris location;

© an older urban industrial estate in Madrid
with short-term income that helps us to
unlock a larger redevelopment opportunity.
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In addition to the asset acquisitions we also
acquired £326 million of land to create future
development opportunities (see page 57 for
further information).

ASSET RECYCLING TO IMPROVE
PQRTFOLIO FOCUS

During 2023, we sold £515 million of land

and assets, taking advantage of strong investor
demand to realise profits and release capital

10 reinvest in our business,

The asset dgisposals tolalfed £474 million,
reflecting 2 blended topped-up initial yield
of 4.0 per cent, and were significantly
ahead of 31 December 2020 baok values.
They intluded;

o the portfolio of UK assets that we swapped
far Matrix Park. All of these were older,
mostly stand-alone assets that had been
identified for medium-term disposal
through our annual asset recycling process;

© a portfolio of urban warehouses in Italy,
in locations that we regard as non-core,
that we had developed Jor 3 leading online
global retailer to assist them with their
expansion plans;

0 a car showroom in Reading; and
0 stand-alone big box warehauses in ltaly
and Spain.

As in previgus years, we sotd  portfolia of
Continental Eurepean big box warehouses
developed by SEGRO to SELP for which we
received £116 million net proceeds from an
effective sale of a 50 per cent interest.

Additionally, we disposed of £41 million

_ of land, primarily comprising plats in

non-core markets,



ot

OVERVIEW

U
STRATEGIC REPORT GOVERNANCE FENANCIAL STATEMENTS

Image removed

CASE STUDY:

SLOUGH OFFICE
PORTFOLIO

Our largest acquisition in 2021 was the reacquisition
of the Slough office portfolio that berders the Stough
Trading Estate.

We sold the offices in 2016 as part of our strategy to
dispose of non-core assets and invested the proceeds
into our development pipeling, enabling us to create over
96,000 sq m of new space on the Slough Trading Estate,
including 58,000 sq m of data centres.

Since then, the nature and level of occupier demand

for industrial, data centre and other uses of space has
transformed. With vacancy on the estate {excluding the
offices) at 2.8 per cent at 31 Decermnber 2021 there was a
limited amount of space left to meet this continued strong
demand frem occupiers.

Parts of the office portfolio are older, with relatively short
lease terms and this acquisition therefore provides us with
an exciting redevelopment opportunity. This will allow us
to expand the estate and respond to the increased and
changing accupier requirements in the local area.
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GREATER LONDON
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CREATING OPPORTUNITIES IN COMPETITIVE MARKRETS TO
INCREASE OUR PRESENCE IN STRATEGIC CORRIDORS

2021 was a great year for our London portfolio with our
strategy delivering strong returns on every level.

Our existing asset base and established operating platform
provide us with a strong compelitive advantage and we
continue to utilise this to create apportunities for growth.
This is helping us 1o achieve critical mass in the Morth,
East and South, ensuring that we can offer our customers
even mare choice.

THAMES VALLEY

QPERATING SUMMARY OF THE YEAR

@ Strong rental growth in ait of our markets as a result of high levels of
occupier demand from a very diverse range of customners, for example
those in the Q-commerce and creative industries sectors.

o Strong take-up of recently developed space as well as space currently
under construction.

© Let our first net-zero carbon refurbishment at Premier Park in West
London and completed a further one at Southern Approach, Heathrow.

0 Off-market acquisition of Matrix Park in West London as part of an asset
swap and further large acquisitions of assets and land in other areas
of London, helping us to grow our portfolio in key strategic corridors.

OPPORTUNITIES FOR THE YEAR AHEAD

0 Capturing the significant accumulated reversion in the portfolio from
recent strong levels of market rental growth at upcoming lease reviews.

@ Creating value from our existing portfolio through redevelopment and
intensification of land use.

© Seeking to grow with our customers in new parts of London and
enhancing our ability to meet the requirerments of all parts of their
businesses.

RISKS FOR THE YEAR AHEAD

O Market competition is strong for both built assets and land, which could
in theory constrain grawth, but we are confident in our ability to secure
opportunities as a result of our existing portfolic and well-established
operating platform which provide us with the experience and ability
lo execule on complex projects.

Image remaved

SECURING FUTURE GROWTH OPPORTUNITIES
IN THE THAMES VALLEY

The Slough Trading Estate is the location of choice for both
large and small businesses within the Thames Valley. The
acquisition of adjoining land during 2021 will help us to create
further modern, sustainable space suitable for a wide variety
of customers.

Along with our newest estate SEGRQ Park Bracknell this
provides us with a market leading position in this key
strategic corridor,
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QPERATING SUMMARY OF THE YEAR

© Strong rent roll growth arising from high levels of letting activity
on existing stock and the signing of significant pre-lets an both the
Slough Trading Estate and SEGRO Park Bracknell.

© Development completions included two further data centres and an
extension for one of our longest standing customers on the estate.

© Successful reacquisition of the Slough office portfolio to create furthar
development opportunities and to help us provide space for data centre
operators, creative industries, life sciences and other potential users of
industrial space.

OPPORTUNITIES FOR THE YEAR AHEAD

© Starting the first phase of the office redevelopment during 2022 and
iooking for opportunities to intensify 'and use in other parts of the estate
by introducing multi-level warehousing

© Looking for further opportunities to expand our presence in the wider
Thames Valley.

RISKS FOR THE YEAR AHEAD
© Sourcing new land and growing the partfolio is hugely competitive and
opportunities are [imited.

@ The Slough office acquisition adds some additianal risk given the
ageing older offices but we are confident in the customer demand for
this space once vacant possession is achieved and the sites are converted
to industrial.
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SIGNIFICANT PROGRESS tN BUILDING OUT OUR
UK BIG BOX PIPELINE

We continue to see high levels of interest for our well-located

logistics parks and have almost completed our flagship scheme
SEGRO Logistics Park East Midlands Gateway (SLP-EMG).

~ Woe have made goocd progress with the large infrastructure
projects at SEGRO Park Coventry Gateway (SP-CG) and
SEGRO Logistics Park Northampton Gateway (SLP-NG).

NORTHERN EUROPE

(GERMANY AND THE NETHERLANDS)

OPERATING SUMMARY OF THE YEAR

0 Delivered more than £10 miflion of rent roll growth, mainly from securing
new pre-lets on major development sites.

o Completed four morc units at SLP-EMG, leaving one further unit under
construction and one final large plot remaining. This included EMG 220,
a speculative net-zera carbon in operation building which was let prior
1o completion.

© Made significant progress with infrastructure works at our large

development sites and have already started discussions with
potential occupiers.

© Launched our partnership with SmartParc to develop a high-tech food
and manufacturing campus near Derby and signed our first pre-lat.

OPPORTUNITIES FOR THE YEAR AHEAD

© Working hard to secure our last major pre-let at SLP-EMG and starting
to negotiate pre-lets on cur next large sites (SP-CG and SLP-NG).

o Continuing 1o work to bring further sites forward for redevelopment,

RISKS FOR THE YEAR AHEAD

o Development of large-scale sites bring with them a certain amount of
execution risk but we are confident in our ability to ranage this given
our strong developmenit track record and our success at SLP-EMG.

© Continued volatility {e.g. shortages, lead times, inflation} in the supply
chain for both materials and labour - we are working proactively with
our contractors to manage this. .

Image rermoved

STRONG DEMAND FOR OUR RECENTLY COMPLETED SPACE

QOccupier demand continues to be very strong across our
key markets as increased e-commerce penetration resulis

in additional dermand for both big box logistics and last mile
warehousing.

We now have significant scale in the Berlin, Frankfurt and the
key markets of the Rhine-Ruhr region and are focusing on
inereasing our presence in the Northern and Southern markets
as well as in the Netherlands.

OPERATING SUMMARY OF THE YEAR
0 Completed seven new schemnes during 2021, equating to over
130,000 sq m of new space, all were finished to budget and on time.

0 Strong lettings performance helped by strong demand for recently
completed space with almost two-thirds of it let prior to completion,
resulting in a low vacancy rate in Northern Europe of 4.4 per cent.

© Started our largest speculative logistics development in Oberhausen
(50,000 5q m af space) where we are seeking a DGNB ‘Platinum’
and ‘Climate Positive’ certification.

© Planted over 1,400 irees as part of our Day of Giving (each tree
represents ane concrete or steel column frem our completed
2020 developments).

OPPORTUNITIES FOR THE YEAR AHEAD

© Demand continues to be high across all of our assets but we see a
particular opportunity in responding to the growing demand for ‘last-mile”
from online retaiters and food grocers.

© We will be lacking to let the remaining space in our recently cormpleted
developments in Berlin and Cologne.

o Securing lettings on our 2022 speculative development projects in
Frankfurt, Ingolstadt, Oberhausen and Verray.

RISKS FOR THE YEAR AHEAD

@ Currently challenging to acquire land to add to the future pipeline Hu
we are confident in the ability of our teams to secure new opportunities.
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SOUTHERN EUROPE

(FRANCE, ITALY AND SPAIN) _
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L

DEVELOPMENT DRIVING STRONG GROWTH IN
OQUR PORTFOLIO

Our Southern Europe business continues to be one of our
maost rapidly growing regions as we respond to high levels
af accupier demand, driven by increased e-commerce
penetration and other structural drivers.

We continue ta focus our efforts un key markets within each
country and this has resulted in strong levels of rental grawth
and low vacancy rates across our portfolio.

Our Spanish business is rapidly approacthing a scale position

as we work our way through a recently acquired land portfalio.

CENTRAL EUROPE

{(POLAND AND CZECH REPUBLIC)

QPERATING SUMMARY OF THE YEAR

0 Strong letting activity on both existing and newly developed assets and
rental growth across all our markets.

o Sofibus Patrimonie SA has now been fully integrated into SEGRO and
we have already achieved lettings and significant growth at SEGRO
Parc des Petits Carreaux.

0 A very active year of development with almost 500,000 5q m of space
built across France, Spain and ltaly.

© Leading the way in the installation of photovoltaics on new developments,
with 3.7 MW of additional capacity added across Southern Europe
during 2021.

QPPORTUNITIES FOR THE YEAR AHEAD

© E-commerce continues 10 be a big driver of demand for warehouse
space and our customers are looking to further expand their distribution
networks across Southern Europe.

O Increasing our presence in newer markets such as Southern ftaly, inner
city Paris and the Southern French corridor” ’

© Developing our exceptional land bank in Barcelona and Madrid.

RISKS FOR THE YEAR AKEAD

o It continues to be challenging to secure land and building permits in
markets such a5 Paris, Lyon, Milan, Rome, Barcelona and Madrid.

0 Speculative development has increased in Italy but the majarity of it is in
secondary markets where we do not invest and we continue to devefop
the majority of our big box development on a pre-iet basis.
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ESTABLISHING A STRONG POSITION IN CENTRAL EUROPE

We continue 10 facus our investment into the key logistics
markets in Central Europe: Gliwice, kodz, Poznas, Warsaw
and Wroctaw in Poland and Prague in Czech Republic.

Qccupier gemand in Czech Republic continues to be strong,
particularly fram customers linked to e-commerce, logistics
and manufacturing.
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OPERATING SUMMARY OF THE YEAR

o Completed 57,000 sq m of new big box and urban warehouse space -
in Poland.

0 Acquired a significant amount of land in key markets to secure
opportunities far future growth, including three new land plots in Warsaw.

© Moved the energy that we procure for ourselves and on behali of our
custorners in Peland and Czech Republic onto a fully ‘Green’ tariff which
is significant for cur Group carbon operating emissions.

QPPORTUNITIES FOR THE YEAR AHEAD

© Over 130,000 sq m of big box and urban warehouses under construction
in Warsaw, Poznan, and Wrodaw.

RISKS FOR THE YEAR AHEAD

& Competition far customers in Paland remains strong, particutarty from
trader-developers, which continues 1o limit rental growth in Poland.



SELP

SEGRO EUROPEAN LOGISTICS
PARTNERSHIP (SELP)

SELP is our Continental European big box
joint venture with PSP Investments, one

of Canada's largest pensicn investment
managers. SELP started in 2013 with

€1 billion of assets. At the end of 2021,

it has a portfolio worth just under €7 hillion.
It generates €277 million of headline rent
with an occupancy rate of 98 per cent.

This partnership continues to be a vital
element of our strategy to build scale In
Continental European big box warehousing
in a capital efficient manner. By sharing the
‘capital investrment with PSP Investments,
we have been able to grow the portfelio
further and faster than we could have done
on aur own. Both partners benefit from

the attractive yield on the portfolio, the
development potentiat from the land and
from the ecanarnies of scale we can extract
from this high-guality, modern collection

aof big box warehouses.

As a result, SEGRO now has in excess of

€1 billion assets under management in

each of Germany, France, italy and Polang,
and we are building scale in the smaller
markets of Spain, Czech Republic and the
Netherlands. The appetite for investing in

big box warehousing in strategic focations

in Continental Eurape remains strong from
both partners and we look forward to further
successful collaboration into the future.

ASSETS UNDER MANAGEMENT

g
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1. Germany £1,950m
2. Paland/Czech Republic €1,478m
3. ltaty §1,327m
4. France €1,266m
5. Spain €471m
6. Netherlands €414m
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The strong interest
in our Green bond
debut showed the
importance of our
Responsible SEGRO
framework”

SOUMEN DAS
CHIEF FINANCIAL OFFICER

Chief Financial Officer Interview:
Soumen Das talks about interest
rates, leverage and capital
investment plans.

What were the highlights of 2021 for you?

We invested over £1.5 billion of new capital across our business in 2021

which will provide new opportunities for further growth. We also launched our
Green Finance Framework and issued our first Green bonds for both SEGRO
and our joint venture SELP. Issuing a bond with a coupen of just 0.5 per cent
was an amazing result, really demonstrating the strong interest for our bonds
from the investor base, which reinforces the importance of our Responsible
SEGRO framework.

How could SEGRO be lmpacted by potential interest rate
rises across Europe?

In terms of our balance sheet, 46 per cent of our debt at 31 December 2021
was fixed so this gives us sore protection against interest rate rises and we
hedge much of the remainder. We aiso have one of the longest debt maturities
in the sector of just under nine years, so we are noi subject to any refinancing
risk should rates rise. There is also a potential impact on the appetite for real
estate as an asset class. Higher rates mezns that rental growth becomes more
important, which we think our portfolio is well poised to deliver. There is also
stil a very heafthy gap between prime property yields and the risk free rate,

How do you think about leverage? Loan-to-Value {LTV)
is currently below your target range so what does this
mean for the funding of future investment activity?

We've seen significant growth in the value of the pertfolio over the past

- 18 months which has brought the 1TV down to the low 20s. We are targeting

an LTV of around 30 per cent, which we believe is appropriate at this point in
the cycle and given the increased operational risk we are taking through our
expanded development programme. We have limited control over the V' and
think it's wise to ke prudent in terms of financiai leverage when you are taking
operational risk through the substantial levels of development. The LTV at

the current level gives us significant headroom to continue to invest ta grow
our business.

You have dropped the cost ratio from your KPls
going forwards, what was the thinking behind this?

Rest assured we remain very focused on managing our cost base. For us

it's about having the right costs — which are mainly people refated - for the
nature of cur business. The cost ratio focuses on cne aspect, the ratio of costs
to current income, but doasn’t capture the future income growth that we are
looking to deliver as a business through development and other initiatives.
That means investing in our people to ensure we have a wide range of skills -
across the group. We therefore don't think it’s appropriate to have cost ratio
as a KPl as it could hald the business back and isn't a metric that reflects the
long-term success of SEGRO.
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You also head up strategy, investment and innovation
at SEGRO. The Company has been a beneficiary of the
rise in data usage across Europe but how are you using
data yourselves?

We have been working hard to build up our digital capabilities over the past
two years and now have a sizeable in-house team working on projects across
the business {as described on pages 38-39). These range from looking at how
we can use data (0 make more informed decisions in terms of investment to
enhancing our knowledge of our customers’ businesses. Data can also help us
to anticipate upcoming trends and is therefore important in making sure that
our business s well-positioned for the future.

What are your plans for capital investrment in 20227

We were very pleased to have been able to invest capital in record volumes
over the past two years. It has allowed us to take advantage of the positive
structural trends that we see in terms of occupier demand across a larger set
of opportunities. Going farward, the care of our capital investment will continue
to take place through our development pregramme. We regard our ability to
source well-located land, to build modern sustainable new buitdings and our
relationships with our customer base as key differentiators in an increasingly
competitive market. We will also continue to search for attractive transactions
to deplay further capital in our most strategic markets, for example investment
purchases, or opportunities to reposition or redevelop properties — some of
which may not currently be industrial or logistics — that we believe will appeal
to the evalving occupier market,
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Financial Review

An active year of financing
and strong financial results

PROGRESS [~
AGAINST OUR|rroves
STRATEGY

WHAT WE SAID WE WOULD DO
We intend ta keep our LTV at around
30 per cent.

WHAT WE ACHIEVED LN 2021

The impact of increased borrowings
financing nvestment, affset by strong
valuation increases meant that LTV

has fallen slightly fram 24 per cent to
23 per cent at 31 December 2021, Gur
cost of debt remains low at 1.5 per cent,

WHAT TO EXPECT 1N 2022

We aim to maintain our LTV at around
30 per cent, taking into account our
investment plans. We believe this ensures
significant headroom Yo our tightest gearing
covenant should property values decline,
as well as providing the flexibility to take
advantage of investment opportunities
which may arise. We have cash and
available facilities of £11 biflion {including
our share of joint ventures) on which we
can draw to fund our investment pians.

During 2021 we have taken
advantage of favourable
financing conditions

to continue improving
SEGRC's capital structure.

FINANCING

SEGRO took the opportunity in 2021 to
extend the duration of both syndicated

and bilateral revolving credit facilities.
Commitnents for both syndicated and
bilateral facilities total €1,2 billion and they
mature in May 2026, in September, SEGRO
issued a debut green €500 million 10-year
unsecured euro bond with a very attractive
coupon of just 0.5 per cent. Proceeds were
used ta finance and re-finance eligible green
projects i accordance with SEGRO's Green
Finance Framewark. In December, SEGRO
entered into an additional €750 million
syndicated term lean faclity due to mature
in December 2023.

SELP combined two separate syndicated
revolving credit facifities into a singfe facility

of €500 millian. It 2lso 1ok the apportunity to
extend the maturity to May 2025. SELP also
issued its debut green €500 million eight-year
unsecured euro bond. Proceeds of the bond
were used to finance and re-finance eligible
green projecis cutlined in SEGRO's Green
Finance Framewark.

Both SEGRQO and SELP had positive credit
rating changes during the year. SEGRO's Fitch
senior unsecured debt rating increased by a
notch fram A- to A. SEGRQ)'s issuer default
rating also increased by a natch from BB8+ to
A-. SELP"s Fitch senior unsecured debt rating
increased by a notch from BBB+ to A- In
addition, Moody's affirmed SELP's long-term
issuer rating of BaaZ.

As at 31 December 2021, the gross
borrowings of SEGRO Group and its

share af gross borrowings in joint ventures
totalled £4,268 million (31 December 2020:
£3,201 million), of which only £8 million

{31 Decamber 2020; €17 million) are secured

FINANCIAL PQSITION AND FUNDING

by way of legal charges over specifi¢ assels.
The remainder of gross borrowings are
unsecured. Cash and cash equivalent balances
were £67 million (31 December 2020: £113
miikion). Average debt maturity was 8.6 years
(31 December 2020: 9.9 years) and average
cost of debt (excluding non-cash interest

and commitment fees} was 1.5 per cent

(31 December 20206 1.6 per cent).

Funds available to SEGRO Group (including its
share of joint venture funds) at 31 December
2021 totalled £1,105 miiliion (31 December
2020: £1,18% million), comprising £67 million
cash and short-term investments and £1,038
million of undrawn credit facilities of which
only £8 million was uncornmitted. Cash and
cash equivalent balances, together with the
Growp’s interest rate and foreign exchange
derivatives portfofio, are spread amongst a
strong group of banks, ail of which have a
credit rating ol A- or better.

MONITORING ANT MITIGATING
FINANCIAL RISK

As explained in the Risks section of this Annual
Report, the Group manitors a number of
financial metrics to assess the level of inandal risk
being taken and to mitigate that risk.

TREASURY POLICIES AND GOVERNANCE

The Group Treasury function operates within
a formal policy covering all aspects of treasury
activity, incleding funding, counterparty
exposure and management of interest rate,
currency and liquidity risks. Group Treasury
reports on compliance with these policies on
a quarterly basis and policies are reviewed
regularly by the Board.

GEARING AND FINANCIAL COVENANTS

We consider the key leverage melric for
SEGRO to be propertionally consolidated
(look-through’) Joan to value ratio {LTV) which
intorporates assets and net debt on SEGRO’s
balance sheet and SEGRO's share of assets
and net debt on the balance sheets of its joint
ventures. The LTV at 31 December 2021

on this basis was 23 per cent (31 Decemnber
2020: 24 per cent).

31 December 2021 31 December 2020

SEGRO  SEGRO Group SEGRO Graup

Group and JVs st share SEGRQ Group  and I1Vs a share

Net borrawings {£m) 3,261 4,201 2,323 3,088
Available cash angd undrawn facilities {Em) 893 1105 1,061 1,189
Balance sheel geanng {ot) 15 NiA 24 N/A
Loan 1o value ratio %) 12 23 22 24
Weighted average cost of debt' {%) 1.5 1.5 17 1.6
Interest cover? (timesy 7.0 5.9 &.6 6.5
Average duration of dett lyears) 9.6 8.6 1.7 9.5

1 Based on grass debt, excluding commitment fees and non-cash interest.
2 Nel renial incomelAdiusted net finance costs (before capiialisation).
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SEGRO's barrowings contain gearing
covenants based on Group net debt and

net asset value, excluding debt in joint
ventures. The gearing ratio of the Group at

31 December 2021, as defined within the
principal debt funding arrangements of the
Group, was 25 per cent {31 December 2020:
24 per cent). This is significantly lower than
the Group’s tightest financial gearing covenant
within these debt facilities of 160 per cent.

Property valuations would need to fall oy
around 63 per cent from their 31 December
2021 wvalues to reach the gearing covenant
threshold of 160 per cent. A 63 per cent fall in
property values would equate to an LTV ratio
of approximately 62 per cent.

The Group’s other key financial covenant within
its principal debt funding arrangements is
interest cover, requiring that net interest before
capitalisation be covered at least 1.25 times by
net property rental income, At 31 December
2021, the Group comfortably met this ratio
seven times. Net property rental income would
need to fall by around B2 per cent from 2021
levels to reach the interest cover covenant
threshald of 1.25 times, On a proportionally
consolidated basis, including joint ventures, the
interest cover ratio was seven times.

We mitigate the risk of over-gearing the Company
and breaching debt covenants by carefully
monitoring the impact of investment dedsions on
our LTV and by stress testing our balance sheet to
potential changes in property values.

Qur intention for the foreseeable future s to
maintain our LTV at around 30 per cent. This
provides the Rexibility to take advantage of
investrment opportunities arising and ensures
significant headroom compared against our
tightest gearing covenants should property values
dedine. The weighted average maturity of the
gross borrowings of the Group (induding joint
ventures at share) was 8.6 years.

The Group’s debt has a range of maturities. The
nearest of which is SEGRO's syndicated term

toan fadifity and that matures in December 2023.
There are no material Group bond maturities until
2024. This long average debt maturity transiates
into a favourable, well spread debt imding maturity
profile which reduces future refinancing risk

INTEREST RATE RISK

The Group’s interast rate risk policy is
designed to ensure that we limit our exposure
to volatility in interest rates. The policy states
that between 50 and 100 per cent of net
borrowings (including the Group’s share of
borrowings in joint ventures) should be at
fixed or capped rates, including the impact

of derivative financial instruments.

At 31 December 2021, including the impact
of derivative instruments, 45 per cent
(2020: 70 per cent) of the net borrewings

o

- 4
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of the Group (including the Group's share
of borrowings within joint ventures) were at
fixed or capped rates.

The fixed only level of debt is 46 per cent
at 31 December 2021 (31 December 2020:
44 per cent}

As a result of the fixed rate cover in place,

if short-term interest rates had been 100
basis points higher throughaut the year to
31 December 2021, the adjusted net finance
cost of the Group would have increased

by approximately £17 million representing
around five per cent of Adjusted profit

after tax.

The Group elects not ta hedge account jts
interest rate derivatives paortfolio. Therefore,
mavements in its fair value are taken to the
income statement but, in accordance with
EPRA Best Practices Recommendations
Guidelines, these gains and losses are
eliminated from Adjusted profit after tax.

FOREIGMN CURRENCY TRANSLATION RISK

The Group has minimal transactional foreign
currency exposure, but does have a potentially
significant currency translation exposure arising
on the conversion of its substantial foreign
currency denominated assets (mainly euro) and
euro denominated earnings into sterling in the
Group consolidated accounts.

The Group seeks to limit its exposure to volatility
in foreign exchange rates by hedging its foreign
currency gross assets using either borrowings

or derivative instruments. The Group targets a
hedging range of between the last reported LTV
ratic {31 Decernber 2021: 23 per cent) and 160
per cent. At 31 December 2021, the Graup was
62 per cent hedged by gross foreign currency
denominated liabilities (31 December 2020:

61 per cent),

Including the impact of forward foreign
exchange and cuimency swap contracts used

to hedge foreign currency denominated net
assets, if the value of the other currencies in
which the Group operates at 31 Decemiber
2021 weakened by 10 per cent against sterling
{to €131, in the case of euros), net assets
would have decreased by appraximately £183
million and there would have been a reduction
in gearing of approximately 1.5 per cent and
in the LTV of 1.1 per cent

The average exchange rate used to translate
euro denominated earnings generated during
2021 into sterling within the consolidated
income staternent of the Group was €1.16: £1.
Based on the hedging position at 31 December
2021, and assurning that this position had
applied throughout 2021, if the euro had been
10 per cent weaker than the average exchange
rate (€128 £1), Adjusted profit after tax for the
year would have been approximately £12 million
(3.4 per cent) lower thar reported. If it had been

‘GOVERNANCE FINANCIAL STATEMENTS

ADIUSTED PROFIT BEFORE TAX

£356m

2020: £296m

[FRS PROFIT BEFORE TAX

£4,355m

2020: £1,464m

NEW FINANCING DURING THE YEAR

£1.3bn

2020: £1.1bn

LOAN TO VALUE RATIO

23%

2020: 24%

10 per cent stronger, Adjusted profit after tax for
the year would have been approximately £15
million {4.3 per cent) higher than reported.

GOING CONCERN

As noted in the Financal Position and
Financing sections above, the Group has
significant available liquidity to meel its capital
commitments, a long-dated debt maturity
profile and substantiat headreom against
financial covenants.

0 In 2021 the Group has extended the term
of its €1.2 billion of bank facilities to 2024
and secured an additiona! €750 millicn
two-year bank facility to finance acquisitions.

0 The Group executed its inaugural euro
bend, opening a further deep pool of
debr capital,

0 Group cash and available committed
facilities at 31 December 2021 were
£886 million.

0 The Group continuously monitors its
liquidity position compared to committed
and expected capital and operating
expenses on a rolling forward 18-month
basis. The quantum of committed capital
expenditure at any point in time is typically
low due to the short timeframe to construct
warehouse buildings.

© The Group also regularly stress-tests its
financial covenants. As noted above, at
31 December 2021, property values would
need to fall by around 63 per cent before
breaching the gearing covenant. In terms
of interest cover, net rental income would
need to fall by 82 per cent before breaching
the interest cover covenant. Both would
be significantly in excess of the Group’s
experience during the global financial crisis
and its experience in 2021,
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An active year of financing
and strong financial results
continued

Having made enquiries and having considered
the principal risks facing the Group, including
liquidity and solvency risks, and material
uncertainties, the Directors have a reasonable
expectation that the Company and the

Group have adequate resaurces bo continue
in operatipnal existence for the foreseeable
future (a period of at least 12 months from the
date of approval of the financial staternents).
Accordingly, they continue to adopt the

going concern basis in preparing these
financial statements.

INCOME STATEMENT REVIEW
PRESENTATION OF FINANCIAL INFORMATION

The Group Finandal Staternents are prepared
under IFRS where the Group’s interests in joint
ventures are shown as a singte line item on
the income statement and balance sheet and
subsidiaries are consolidated at 100 per cent.

The Adjusted profit measure reflects the
undertying financial performance of the
Group’s property rental business, which is

our core operating activity. It is based on

EPRA, earnings as set out in the Best Practices
Recommendations Guidelines of the European
Public Real Estate Association (EPRA) which
are widely used alternate metrics to their

1FRS equivalents within the European reat
estate sector [further details can be found at
www.epra.com). In calculating Adjusted profit,
the Directors may also exclude additional items
considered to be non-recurting, unusual, or |
significant by virtue of size and nature. In the
current and prior periads there have been no
such adjustrmenits and therefore Adjusted profit
and EPRA earnings are the same.

A detailed reconciliation between Adjusted profit
after tax and IFRS profit afier tax is provided in
Note 2 to the Financial Staternents. This is not
on a proportionally-consolidated basis.

Reconciliations benveen SEGRO Adjusted
metrics and EPRA metrics are provided in

the Supplementary Notes to the Financial
Staterments, which also indude EPRA metrics

as well as SEGRO’s Adjusted income statement
and balance sheet presented on a proportionally
consolidated basis.

SEGRO monitors these aliernative metrics,

as well as the EPRA metrics for vacancy rate,
net asset value, capital expenditure and total
cost ratio, as they provide a iransparent and
consistent basis to enable comparison between
European property companies.

O—>
@——>

@

O—>
O—>
®—>

ADJUSTED PROFIT (NOTE 2}

2021 2020
£m im
GROSS RENTAL INCOME a4y 393
PROPERTY QFERATING EXPENSES (100} (a8}
NET RENTAL INCOME 347 305
IOINT VENTURE FEE INCOME 52 22
ADMINISTRATION EXPENSES {59) (52)
SHARE OF JOINT VENTURES® ADJUSTED PROFIT! 56 61
ADJUSTED OPERATING PROFAT BEFORE INTEREST
AND TAX 396 336
NET FINANCE COSTS (indluding adjustmerirs} 40} (40}
ADJUSTED PROFIT BEFORE TAX 356 296
TAX ON ADJIUSTED PROFIT () 0}
ADJUSTED PROFIT AFTER TAX 338 292

1 Comprises net property rénlal income less administration expenses,
net interest expenses and taxalion.
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MNET RENTAL INCOME ®

ADMINISTRATIVE
AND OPERATING COSTS ®®

TAXATION @

£42m higher

Cost ratio: 20.2%

Effective rate: 2.2%

Net rental income increased by £42 million to
£347 miflion (or by £38 million to £423 million
induding joint ventures at share), reflecting the
positive net impact of like-far-like rental growth,
development completions and investmem
aclivity during the period, offset by the impact
of dispasals.

©On a like-for-like basis!, before other items
{primarily corparate centre and other casts

not specifically allocated to a geoagraphic
Business Unit), net rental income increased by
£17 million, or 4.9 per cent, compared to 2020

This i due to strong rental perfarmance across
our portfolio. UK: 5.6 per cent increase, in
particular in Greater London; and Continental
Europe: 3.6 per cent increase, in particular in
Northern Europe.

INCOME FROM JOINT VENTURES @@

£25m higher

Joint venture fee income increased by

£30 million to £52 million in 2021. This
increase is primarily due to the recognition

of a perfarmance fee of £26 million in respect
of the SELP jeint venture {as detailed further
in Note 7).

SEGRO's share of jint ventures” Adjusted

profit alter tax decreased by £5 million from
£61 milfion in 2020 1o £56 million in 2021,

This inctudes a performance fee expense (at
share) of £13 million. Excluding performance fee
expense, the Adjusted joint venture profit afier
fax increased by £8 million compared to 2020
as net rental income it the SELP joink venture
has continued to grow.

The Group is focused on managing its cost
base and uses a Total Cost Ratio (TCR} as 2
measure ol cost management. The TCR for
2021 has improved to 20.2 per cent compared
to 21.1 per ceni in 2020. The calculation is set
out in Table 8 of the Supplementary Notes to
the Financial Staterments.

Excluding share-based payments, the cost ratio
would be 17.6 per cent, an improvement from
18.8 per cent in 2020.

The ¢ost ratio calculation is detailed in Table 8
in the Supplementary Motes, which shews that
the reduction in the ratio has been primarity
caused by the increase in grass rental income
used in the TCR, by £56 miilion to £504 million
reflecting the growth through develapment
and like-for-like income discussed in the Net
Rental Income section above. Total costs in
respect of the TCR of £103 million increased

by £8 million compared to 2020. Administration
expenses have increased by £7 million (as
detailed in Note &), as & result of increased

staff costs following headcount increases and
ingreased deprediation and IT costs reflecting
our continued investment in technology
Property operating expenses in the
wholly-owned portfolio have increased in

2021 Irom £88 million to £100 million,

as the portfolio has grown in size.

Total costs (see Nowe 5) have increased by
£36 million to £140 million. This balance
includes trading property cost of sa'es which
have increased by €24 million which de not
forrn part of the TCR calculation.

The tax charge on Adjusted profit of
£8 million (2020: £4 million) reflacts
an eftective tax rate of 2.2 per cent
{2020; 1.3 per cent).

The Group’s effective tax rate reflects the
fact that aver three-quarters of its assets

are located in the UK and France and qualify
for REIT and SIIC status respectively in those
countries. This status means that incame from
rental profits and gains an disposals of assets
in the UK and France are exempi from
corporation tax, provided SEGRO meets

a nuember of conditions induding, but not
limited to, distributing 90 per cent of UK
taxable profits.

ADIUSTED PROFIT @

£60m higher

Adjusted profit before tax increased by
20.3 per cent to £356 million (2020: £295
million) during 2021 as a resuli of the above
movernents primarily growth in rental
income and recognition of a perfarmance
fee Irom the SELP joint venture (£26 million
income) offset by the performance fee
expense recognised in the share of joint
veniures profits (£13 million cost) which has
3 £13 million net impact on profit.

Adijusted prafit is detziled further in Note 2.

NET FINANCE COS5TS @

ADMISTED EARNINGS PER SHARE

Flat

29.1p, +15%

Met finance costs (including adjustments)
remained flat at €40 million compared to
2020. Average interest rates during the year
are slighily lower offsatting the impact of
higher gross debt during 2021 compared

lo the prior year.

Adjusted earnings per share are 29.1 pence
compared to 25.4 pence in 2020 due to
the increase in Adjusted profit slightly offset
by the 47.9 million increase in the average
number of shares in issue compared to the
prior year.

Excluding the impact of the performance
fee recognised in the period the Adjusted
earnings per share would be 28.0 pence,
2 10 per cent inarease compared 1o 2020.

1 The like-[or-like net rental growth metric is based on properties held throughou! both 2021 2nd 2020 on a prapartionally consolidated basis. This provides detzils of underlying net rental
income growth excuding the distortive impact of acquisitians, disposats and deveiopment completions. Where an asset has been sofd inlo 3 joint venhwre (sates to SELP, for exampie) the
50 per cent share owned throughout the periad i induded in like-for-like calculation, with the balance shown as disposals. Furiber details are given in Table 10 of the Supplementary Naies,
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An active year of financing
and strong financial results
cantinued

IFRS PROFIT

IFRS profit before tax in 202y was £4,355
rmillion {2020: £1,464 million), equating to
basic post-tax IFRS earnings per share of
339.0 pence compared with 124.1 pence for
2020, reflecting significant property vaiuation
gains in the year.

A reconciliation betwesn Adjusted profit before
tax and IFRS prafit before tax is provided in
Note 2 to the Financial Statements.

Realised and unreglised gains on wholly-
owned investment properties of £3,670
million in 2021 {202¢: £976 million) and
realised and unrealised gains on trading and
other property interests of £6 million (2020:
£14 million) have been recognised in the
Income Statement as the value of our portfolio
increased during the year. These primarily
relate to an unrealised valuation surplus on
investment properties of £3,617 miftion (2020:
£971 mitlion) following a 30.6 per cent growth
in valuation of the wholly-owned property
portfolio (28.8 per cent change including joint
ventures at share) in the year as discussed
further in the Strategic Report page 49.

SEGRO's share of realised and uprealised
gains on properties held in joint ventures was
£497 million {2020: £216 million) largely in
respect of a 19.9 per cent vaiuation uplift in
the SELP portfolio during the year. Further
analysis of the gains are detailed in Note 7,
LFRS earnings were also ¥mpacted by a net
fair value loss on interest rate swaps and
other derivatives of £82 million (2020: gain
of £14 million) primarily as a result of adverse
movernents on interest rate expectations.
There was no cost of dlosing out debt during
the year {2020: £11 million).

In addition, SEGRO recognised a tax charge
in respect of adjustments of €280 million
{2020 £31 million) of which £145 million
(2020: £nil) relates ta withholding tax

in France as detailed further in Note 10,

£38 million (2020: £nil) relates o the SIC
entry charge for Sofibus Patrimaine S.A.
{'Sofibus’) and detailed further in Mote 10 and
£97 million {2020: £31 million) arises primarily
in relation to property valuation movements.

ADJUSTED NET ASSET VALUE

Graph removed

BALANCE SHEET

At 31 December 2021, IFRS net assets attributable
to ordinary shareholders were £13,436 milion

{31 Dacember 2020: £9,659 million), reflecting
1,115 pence per share (31 Decesmber 2020:

809 pence) an a diluted basis.

Adjusted NAV per share at 31 December 2021
was 1,137 pence (31 December 2020: 814
pence). The 39.7 per cent increase primarily
reflects property gains in the period. The chart
above highlights the other principal factors
behind the increase. A reconciliation between
IFRS and Adjusted INAV is available in Note 12
to the Financial Statements.

CASH FLOW AND NET UEBT
RECCNCILIATION

Cash flows fram operating activities of £347
million are £114 milfion higher than the prior
year. This is primarily due to inareased rental
ingome received during the year, the impact of
wrading properties, for which there was an inflow
of £12 miffion in the current year, foitowing
dispesals in the period compared to an outflow
of £20 million in the prior year. In addition there
were tax payments of €17 million primarily in
France, as discussed in mare detail above.
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The Group made net investments of

£1,266 miltion of investrment and development
properties (induding other investments and loans
to joink ventures} during the year on a cash flow
basis {2020: £1,301 miltion). This is princpally
driven by expenditure of £1,706 million (2020:
41,216 million) to purchase and develop
investment properties o deliver further growth
in line with our strategy, the largest of which
was the purchase of a portfolio of offices in the
Thames Valley Business Linit in December 2021
as discussed further on page 61.

Disposals of investrnent properties increased
by £332 million to £491 million compared to
the prior period (2020: £159 millon). Disposals
include £231 miflion to the SELP joint venture
and £75 million cash received in respect of
deferred consideration from a prior period
disposal. Other significan cash flows indude
dividends paid of £180 millior (2020: £179
million) where cash flows are lower than the
total dividend due ta the level of scrip uptake;
an inflow frorm setlernent of fareign exchange
derivatives of £40 million (2020; cutfiow

£55 miltion); and £12 million to purchase the
remaining non-contrafling interest in Sofibus
following the initial acquisition in 2020.

Overall, net debt has increased in the year
feam £2,325 million to €3,361 million.
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CAPITAL EXPENDITURE

Table 9 in the Supplementary Notes sets out
analysis of the capital expenditure during the
year. This includes acquisition and development
spend, on an accruals basis, in respect of the
Group's wholly-owned investment and trading
property portfolios, as well as the equivalent
amounts for joint ventures, at share.

Total spend for the year was £2,166 million,
an increase of £619 million compared to 2020.
More detail on developments and acquisitions
can be found in the Portfclio Update on

pages 56 lo 61.

Development capital expenditure of £64% miliion
* was spent in the year (2020: £531 million) across
all our Business Units, particularly Southem
Europe and National Logistics, reflecting our
development-led growth strategy. ’

Developrment spend incorporates interest
capitalised of £10 milion (2020: £8 million)
induding joint ventures at share.

Spend on existing cormpleted properties,
tatafled £45 millior {2020: €46 million},

of which £30 millior {2020: £24 million) was
for major refurbishment, infrastructure and fit-
out costs prior 1o re-letting. The balance mainly
comprises more minar refurbishment and
fit-out costs, which equates o four per cent

of Adjusted profit before tax and less than
one per cent af total spend. Qf the total
spend on completed properties £5 million
{2020: £3 million) increased leliable space.

DIVIDEND INCREASE REFLECTS
A STRONG YEAR AND CONFIDENCE
FOR THE FUTURE

Under the UK REIT rules, we are required to
pay out 90 per cent of UK-sourced, tax-exempt
rental profits as a *Property Income Distribution’
(PID). Since we also receive income from our
properties in Continental Europe, our total
dividend should normally exceed this minimim
level and we target a payout-ratio of 85 to 95
per cent of Adjusted profit alfter tax, We aim to
deliver a progressive and sustainable dividend
which grows in line with our profitability in
ordler to achieve our geal of being a leading
income-focused REIT.

The Board has concluded that it is appropriate
to recommend an increase in the final dividend
per share by 1.7 pence to 169 pence (2020:
15.2 pence) which will be paid as a PID. The
Board’s recommendation is subject to approvat
by shareholders at the Annual General Meeting,
in which event the final dividend will be paid

on 4 May 2022 to shareholders on the register
at the close of business on 18 March 2022.

in considering the final dividend, the Board
took into account:

© the policy of targeting a payout ratio of
between 85 and 95 per cent of Adjusted
profit after tax;

© the desire to ensure that the dividend is
sustainable and progressive throughout
the cycle; and

© the results for-2021 and the outlook
for earnings.

The total dividend for the year will, therefore,
be 24.3 pence, a rise of 10 per cent versus
2020 (22.1 pence) and represents distribution
of 84 per cent of Adjusted profit after tax.

The Board has decided to retain a scrip
dividend option for the 2021 final dividend,
allowing shareholders to choose whether to
receive the dividend in cash or new shares.

In 2021, 36 per cent of the 2020 final dividend
and 31 per cent of the 2021 interim dividend
was paid in new shares, equating to £94 million
of cash retained on the balance sheet.
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Managing risks

Effective risk management

Image removed

Dynamic risk management
is embedded within our
‘business and enables us to

be responsive to new issues
as they arise”

SQUMEN DAS
CHIEF FINANCIAL QFFICER

For SEGROQ., effective risk management

is a cornerstone of how we operate in

order to deliver our strategy of growth in a
sustainable way, both now and in the long
term. Against the backdrop of the continually
evelving pandemic, coupled with fluidity

of the geopolitical and macroeconomic
environment, the business has continued to
perform strongly, in demanding operating
circumstances. This is due, in no small

part, to the underpin provided by our risk
process, which is embedded throughout ous
business, to enable appropriate and responsive
dedsion making.

ACTIVITY IN THE YEAR

The Group Risk Committee is made up of
members of senior management and has met
three times during the year. The members

af the Committee have detailed knowledge
of, and expertise in operational, finandal,
legal and corporate aspects of our business,
ensuring we ave welt positioned to undertake
our responsibility of overseeing the work of
the risk management function on behalf of
the Executive Committee. '
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The Head of Risk and his team report on
updates to the risk register following a tull

risk review process which includes meetings
with each risk manager and executive risk
owner, consideration of changes to risk policy
and appetite (see below), scrutiny of the
external and internal aperating environments,
coordination of the risk management process
and consequential external reporting. During
the year the team has benefitted from input
from the newly appointed Group Insurance
Manager which has enabled a fresh pair of eyes
to provide additional rigour and challenge. We
have also taken the opportunity to review our
internal Key Risk Indicators to ensure they are
proportionate and appropriate for the business
today. As a consequence we have deemed it
appropriate to increase our acceptable appetite
for appropriate land holdings in light of the
favourable market conditions,

The pracess has identified risks whose profife
is increasing, in particular environimentai
sustainability and major event (including
cyber] as detailed further befow. in addition,
the disruptive Brexit risk was removed as a
Principal Risk following evoiution of events
during the year.

Details of particular areas of interest to
the Risk Commitiee are detailed below:

MAJOR EVENT/BUSINESS DISRUPTION

The impact of the pandemic continues

to evolve and influence our risk landscape.
Whilst the risk of virus variants and further
restrictions remain, we have adapted aur
business both from an employee perspective
and operationally to adjust to a 'new normal’
and remain agile in our response to the risks
as they arise. Qur experiences over the last twa
years will be invaluable should there be further
chailenges due to the pandemic.

During the year, the Group's Beard and
relevant committees continued to meet
reqularly o identify, consider and discuss
Cavid-19 related risks and mitigations as they
arose and evolved. Areas of particular concern
inctuded not only our aperations but our
pecple. This included changes to the working
environment whilst both in the office and
working fromi home which gccurred at various
points during the year across our lecations,

In addition to the pandemic, we remain vigilant
to cyber and other IT related issues which
could result in disruption to our business, oss
of data and/or reputational darmage. We use
both in-house resources and external specialists
to review and test our controls and processes.
Employees are given regular updates and
mmandatory lraining to maintain vigilance and
awarenass, We also have in place detailed
business continuity and disaster recovery plans
which are regulacly tested and reviewed which
are enacted should a significant event oceur,



ENVIRONMENTAL SUSTAINABILITY AND
CLIMATE CHANGE

Environmental sustainability is an increasingly
important risk far the business.

The risk includes the short to medium-

term impacts including transitional changes
{for example, legislation and financial) which
we closely monitor, as well as the long-term
emerging risk of climate change {for example,
physical changes indfuding the increased
likelihood of flaading evenis) for which we
have undertaken extensive research. Failure to
identify and mitigate risks at this stage could
result in a reduction in the attractiveness of
aur assets to our current and prospective
tenants; reputational damage and higher
obsolescence and a reduction in value of

our partfolio in the future.

The environmental and climate change
related risks are overseen by the Sustainability
team and local Business Units, reporting to
the Executive Committee and ultirmately the
Board. The activity during 2021 and looking
ahead to 2022 and beyond is described in
more detail on pages 92 to 98.

TECHNOLOGY

The Group remains alert to the risks and
opportunities that potentiaily disruptive
technology could have on the business.

We continued to engage with a number of
external organisations ~ both in the property
sector and in the wider technology realm

- to assist us in identifying and assessing
potentially disruptive technelogies, none of
which is currenily believed to present an
imminent significant risk to the Group.

We remained cornmitted to invasting in our
Strategy, Investment and Innovation function
which continues to assess the potentia
impacts of a wide range of technologies and
evolves our digital and technology strategy,
as described on page 38.

—_— c_
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LOOKING AHEAD

As detailed further below, we have robust
processes in place to identify and review
emerging risks. By their rature emerging risks
may not be fully understood or their impacts
readily assessable. e remain vigilant as to
how quickily and to what extent they right
impact the Group.

A key emerging risk is the impact of climate
change {as detailed above); others inciude,
inter alia, the long-term impacts of the
pandemi¢, including on urbanisation and
working practices; idemtifying and adapting to
technological advances and societal attitudes
to air travel and consumerism and how these
impact our business model. Each emerging
risk is assigned an owner and is closely
monitored and assessed as it evolves.

Looking forward to 2022, whilst thers is

still much uncertainty, it is anticipated that
Covid-19 will still be prevalent in society, and
its direct and indirect impacts are still evolving.
Therefore, risk management and controls, and
the Group's continued flexibility in responding
10 the risks presented, will be fundamental to
our ability to continue to operate successfully.

SOUMEN DAS
CHIEF FINANCIAL QFFICER AND
CHAIR OF RISK COMMITTEE

FINANCIAL STATEMENTS

SEGRO PLC | ANNUAL REFORT & ACCOUNTS 2021 75



STRATEGIC REPORT

Our risk appetite

The Group recognises that its ability to
manage risk effectively throughout the
organisation continues o be central to

its success. Risk management ensures a
structured approach to decision making that
seeks to reduce uncertainty over expected
outcomes and to bring controllable risks
within our appetite, thereby balancing
uncertainty against the objective of creating
and protecting value for our stakehalders,
now and in the long term.

The Group's risk appetite is reviewed annually
and approved by the Board in order to

guide the business. As well as qualitative
descriptions, the risk appetite defines
tolerances and targets for key metrics. It is
equally applicable to wholly-owned operations
and joint ventures,

Our risk appetite is dynamic rather than static,
it will vary over time and during the course

of the property cycle. In general, the Group
mazintains a reasonably fow appetite for rigk,
appropriate o our strategic objectives of
delivering long-term sustainable value.

PROPERTY RISK

We recognise that, in seeking outperformance
from our portfolio, the Group must accept a
balanced level of property risk-— with diversity
in geographic Jocalions and asset types and
an appropriate mixture of stabilised income-
producing and opportunity assets — in order
to enhance opportunities for superior returns.
This i balanced against the backdrop of the
macroecenomic climate and its impact on the
property cycle,

Our target portfolio should deliver attractive,
fow risk income returns with sirong rental
and capital growth when market conditions
are positive and show relative resilience

in 8 downturn. We aim to enhance these
returns through a development strategy,
which requires appropriate levels of land
holdings to support the pipeline. We seek

0 balance the risk of holding tog much

land which might be a drag to earnings, by
acquiring land in appropriate locations with
the required planning or zoning. Additionally
we closely monitor the churn and duration of
our lang holdings. We also seek to mitigate
the risks — including letting, construction
and contractor covenant risks — that are
inherent in development. Also mindful of
aur environmental responsibilities, we seek
to also develop buildings which meet and
exceed minimum regulatory requirernents
and achieve high environmental certification
standards, 10 be attractive to occupiers both
now and in the fisture.

In line with aur incorme facus, we have a low
appetite for risks to income from customers.
Accordingly we seek a diverse occupier
base with strong covenants and avoid over-
exposure to individual accupiers in specialist
properties. We encourage tenants to share
energy usage, operate in a low carbon way
and actively encourage the use of green
energy where possible in our buildings.

FINANCIAL RISK

The Group maintains a low 1o moderate
appetite far financial risk in general, with a
very low appetite for risks to solvency and
gearing covenant breaches.

As an income-focused REIT we have a low
appetite for risks which threaten a stable
progression in earnings and dividends over
the Jong-term. We are, however, prepared
to tolerate fluciuations in dividend cover as
a consequence of capital recycling activity.

We also seek long-term growth in net asset
value. Our appetite for risks to net asset value
from the factors within our controf is fow,
albeit acknowledging that our appetite for
moderate leverage across the cycle amplifies
the impact of market driven asset valuation
movements on net asset value. '

CORPORATE RISK

We have a very low appetite for risks ta our
good reputation with our customers and wider
stakeholders, including investors, requlators,
employees, business pariners, suppliers,
lenders and the communities in which

we gperate.

Qur responsibilities 1o these stakehalders
include compliance with all relevant laws;
accurate and timely reporting of financial and
other regulatory information; safeguarding
the health and safety of employees, suppliers,
custamers and other users of our assets; aur
impact on the envirohment; to assess the
impact of new and evolving technologies;
compliance with codes of conduct and ethics;
ensuring business continuity, and making a
positive contribution to the communities in
which we operate.
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CUR INTEGRATED AND ROBUST
APPROACH TO RISK MANAGEMENT

The Board has overall responsibility for
ensuring that risk is effectively and consistently
managed across the Group. The Audit
Committee maonitars the effectiveness of the
Group’s risk managerent process on behalf of
the Board. Further information on compliance
with the risk management provisions of

the UK Corporate Governance Code ¢an

be found in the Governance sectian on

pages 116-117

The risk management process is designed

1o identify, evaluate and respond to the
significant risks {including emerging risks)

that the Group faces. The process aims

to understand and mitigate, rather than
elirminate, the risk of fallure 1o achieve business
objectives, and therefore can only provide
reasonable and not absolute assurance.

The identification and review of emerging
risks are integrated into Qur risk review
process. Emerging risks are those risks or a
cambination of risks which are often rapidly
evalving and for which the impact and
probability of accurrence have not yet been
fully understood and consequently necessary
mitigations have not yet fully evolved. Al risk
owners and managers within the business are
challenged to consider emerging risks and this
is supplemented through formal twice-yearly
horizon scans with the Executive Commiitiee.

The Board recognises that it has limited
control over many of the external risks it
faces, such as global events as well as the
macroeconpmic, geopolitical, and regulatory
environmens, but it reviews the potential
impact of such risks on the business and
consequential decision making.

Internal risks are monitored by the Board
to ensures that appropriately designed
controls are in place and operate in order
to manage them,

The Board has performed a robust assessment
of the principal and emerging risks facing the
Group. It formally reviewed the principal and
emerging risks twice during the year and aiso
completed its annual review and approval of
the Group's risk appetite, and the Group's risk
management palicy. The Audit Committee
reviews the process over how the Group

Risk Register has been compifed, twice a year.
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OUR FRAMEWORK FOR RISK GOVERNANCE

BOARD

AUDIT COMMITTEE

the Group.

© Overall responsibility for entusing
that risl is effectively managed across

contro! systems.

and policy.

© Determines the Group's risk appetite

STAGE 1

© Conducts robust assessment of current
and emerging risks.

d

STAGE 2

© Monitors effectiveness of the Group's
risk management process and internal

l

STAGE 3

EXECUTIVE RISK OWNERS

[

1L

EXECUTIVE COMMITTEE

INTERNAL AUDIT

Il

© Own risks in area for which they are responsible.

O Assign accountabllity for mitigating individual
risks to risk managers.

© Ensure that risks are identified, assessed and
adaquately controlled and mitigated.

© Cversees execution of risk management across
the business.

© Agrees intemnat audit programme in
€anjunction with the Group Risk Register.

© Formally considers risks, induding emerging risks,
bwice a year.

© Conducts internal audit pragramme
and reports 1o Audit Commitlee,

© Directly oversees strategic risks.

0 Review and identify existing and emerging risks
with the risk management function at least twice
Per year.

O Delegates accountability for risk management and
monitors perfanmance of risk controls.

O Assigns Executive Risk Owners to each risk,

© Continues to be responsive to issues as they
arise and amend their programme accordingly.

RISK MANAGERS

[

MONITORING COMMITTEES

| [

© Responsible for ensuring the risk is
within appetite.

© Regularly identify and monitar the significant risks
and comresponding controls within their domains.

© Drive design and implementation of contrgls,

© Review, identily and assess existing and
emerging risks with the risk management
function ax least twice per year.

© Risk management function attends regularly.

GROUP RISK COMMITTEE

]

"Q Coordinates the risk managerent process
on behalf of the Executive Committee.

© Develops risk policy.

© Oversees the work of the Risk Management
function, which in turn:
- Manages, maintains and reparts an the
Risk Register,
« Assesses and documents risks and controls.
— Provides quality essurance and challenge
t risk owners and managers.

The Group adopts the ‘three lines of defence’
moadel of risk management. Operational
management, the individual risk manager
" and executive risk owner provide the first
line of defence. The Executive Committee,
other maonitoring committees (such as the
Investment Committee and the Technalogy
Commitiee), and the risk managemert
function gverseen by the Group Risk
Committee provide the second line of
defence. Finally, Internal Audit provides

the third line of defence.

Risks are considered within each area of the
business to ensure that risk management is

fully embedded within the Group's operations,

culture and decision-making processes,

Accountabilities for the Group's risk
management are outlined in the
diagram above.

We have put risk appetite at the heart of our
risk management processes. It is integral both
to our consideration of strategy and to our
medium-term planning process. Risk appetite
adlso defines specific tolerances and targets for
key metrics and the criteria for assessing the
potential impact of risks and our mitigation

of them,

The most significant risks and mitigating
controls are detailed in the Group Risk
Register. Risks are assessed in both inherent
{assuming that no controis are in place) and
residual (with ritigating controls cperating
normally) states. As part of the assessment,
sk impact is directly measured against risk
appetite so that it is clear whether each risk
is comfortably within appetite, tolerable,
intolerable or below appelite. We also
formally assess the velacity of the most
significant risks to determine haw quickly
they might become intclerable.

A Key Risk Indicator [KR)) dashboard is
produced and monitored regularly to show
actual and forecast performance against risk
appetite metrics, allowing informed decision
making. KRIs are considered regularly by
the relevant monitoring committees in their
decision making as well as being integral

to the Group's Medium Term Plan.

Mitigations for each risk are documented
and monitored in the Group Risk Register.
The Register is used as a key input to
determine priorities for the Group's internal
audit assurance programme. Furthermore,
management’s annual assessment of control
effectiveness is driven by the Group's

Risk Register.
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Principal risks

The principal risks have the potential to

affect SEGRO's business materially. Risks are
classified as ‘principal’ based on their potential
to intolerably exceed our appetite (considering
both inherent and residual impact} and cause
material harm to the Group.

Same risks that may be unkaown at present,
as well as ather risks that are currently
regarded as immaterial and therefore not
detailed here, could turn out ta be material
in the future,

The current principal risks that the Group
is aware thal it is facing are summarised

in the diagram betow and described across
the following pages.

RESIDUAL RISK

The descriptions indicate the potential areas
of impact on the Group's strategy: the
time-horizon and probability of the risk; the
principal activities that are in place to mitigate
and manage such risks; the committees that
provide second line of defence oversight:
changes in the level of risk during the course
of the year; whether the residual risk is
within our appetite (after the application of
our mitigations); and link to further relevant
information in this report.

The disruptive Brexit risk previously reported
has been removed as a principal risk as it

was at least partially mitigated by the trade
agreement between the UK and EU and
subsequently no material impacts on the
Group have arisen. The relevant consequences
of Brexit are now being managed within

each applicable risk, such as political and
regulatory risk.

Furthermore, our environmental sustainability
and clirnate change nsk has increased during
the year for reasons described in more detail

below, whilst the others have remained in line
with the prior year.

Operational delivery
and cormpliance

Macroeconamic impact on market cycle

Major event/business disruption @ @ Portfolio strategy andg execution

@ Development plan execution
 Financing strategy =~ 4+ -wesemee s

rental sugtaimability
and climate change

~ L
£ :
=y !
I :
>
=
= {
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() MACROECONOMIC IMPACT ON MARKET CYCLE

(2) PORTFOLIO STRATEGY AND EXECUTION

The praperty market is cyclical and there is a continuous risk that the
Group could either misread the market or fail to react appropriately to
changing market and wider geopolitical conditions. This could result in
capital being invested or disposals taking place at the wrong price or
time in the cycle.

MITIGATIONS

‘The Board, Executive Committee and Investment Committee
monitor the property market cycle on a continual basis and adapt
the Group’s investrment/divestment stance in anticipation of changing
market conditions. '

Multiple, diverse investment and occupier market intelligence is
regularly reviewed and considered, both from internal ‘on the ground’
sources and from independent external sources.

Upside and downside scenarios are incorparated inte Investment
Committee papers to assess the impact of differing market conditions
and inform our portfolio strategy (see separate principal risk).

CURRENT YEAR ACTIVITY

During the year, we have continued to regularly monitor and

assess the economic outlook. This includes a wide range of external
forces, such as inflation, which has increased in the period with
consequential impact on a number of areas including rental income,
construction costs and interest rates.

The Group’s Total Property and/or Shareholder Returns could
underperform in absolute or relative terms as a result of an
inappropriate portfolic.strategy. This could result from:

© Holding the wrong balance of prime or secondary assets;

@ Holding the wrong amounts or types of land, reducing returns
and/or constraining opportunities;

o Holding the wrong mix of risk assets {for example, between higher
risk ‘opportunity’ assets and lower risk ‘core’ assets} or too many
old or obsolete assets;

0 Holding assets in the wrong geographical markets, missing
opportunities in new markets or lacking critical mass in existing
markets; and

© Qverpaying for assets through inadequate due diligence or price
pressures from competitors.

MITIGATIONS

The Group’s partfolio strategy is subject to regular review by the Board
in order to consider the desired shape of the portfolio so as to meet the
Group's overall obijectives and to determine our respense to changing
opportunities and market conditions.

The Greup's disciplined capital allecation is informed by comprehensive
asset plans and independent external assessments of market conditions
and forecasts.

Reguler portfolia analysis enables the portfolio to be carrectly
positioned in terms of location and asset type and to retain the right
mix of core and opportunity assets. The annual asset planning exercise
provides a bottom-up assessment of the performance and potential
for all assets so that underperforming assets can be identified and
considered for sale. Asset plans are prepared annually for all estates

to deterrmine where to invest capital in existing assets and to identify
assels for disposal. Locally based property investiment and operational
teamns provide market intelligence and networking to source attractive
opportunities. Policias are in place ta govern the evaluation, due
diligence process, approval, execution and-subsequent review of
investment activity. Investment hurdle rates are regularly reappraised
taking into account estimates of our weighted average cost of capital.
Maijor capital investment and disposal decisions are subject to Board
approval in line with portfolio strategy,

CURRENT YEAR ACTIVITY

During the year, external impacts discussed in the Macroeconornic
Impact on Market Cycle risk, has influenced our porifolio strategy.
Whilst we continue to closely moniter the situation, we have taken
advantage of appropriate opportunities as they arise (as discussed
further on pages 60 to 61).

IMPACT ON STRATEGY

CHANGE IN 2021

2 14

‘RESIDUAL RISK WITHIN APPETITE? /

OVERSEEN BY: EXECUTIVE COMMITTEE

FURTHER INFORMATION: THE MARKET OUTLOQK 15 DEVAILED
IN THE CHIEF EXECUTIVE'S STATEMENT ON PAGES 16-19

IMPACT ON STRATEGY

CHANGE IN 2021

o

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIWE COMMITTEE ; INVESTMENT COMMITTEE

FURTHER INFORMATION: THE MARKET QUTLOOK 15 DETAILED
IN THE CHIEF EXECUTIVE'S STATEMENT ON PAGES 16-19
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(3) MAJOR EVENT/BUSINESS DISRUPTION

(4) HEALTH AND SAFETY

Unexpected global, regional or national events result in severe
adverse disruption to SEGRO, such as sustained asset value or
revenue impairment, salvency or covenant stress, liquidity or business
continuity challenges. A global event or business disruptor rmay
include, but is not limited to a global financial crisis, health pandemic,
civil unrest, act of terrorism, cyber-attack or other IT disruption.
Events may be singular or cumulative, and lead ta acute/systermic
issues in the business and/or gperating environment.

MITIGATIONS

The Group pasitions itself to withstand a globat event and business
disruption thraugh its financing strategy {see separate principal

risk), portfolio strategy (see separate principal risk} induding

holding a diverse set of property assets, staying close to customers

to understand their changing needs, property insurance and

itrong customer base; organisational resilience of the wark force;

and detailed business continuity and disaster recovery plans.

Gaing cancera and vighility is assessed thraugh a detailed bottom-up
medium-term planning process including a business stress test and
downside scenarios.

We use third parties to supplement internal expertise when testing
our resilience to cyber attack and other business disruption alongside
regular training.

CURRENT YEAR ACTIVITY

The Group has continued to maintain a robust financing and portfolio
strategy to leave it well positioned and provide flexibility given the
continued uncertainty caused by the pandemic. As discussed in more
detail on page 74, whilst we remain vigilant to the continued risk from
the pandemic, we seek to operate with a degree of normality,

Health and safety management processes could fail, [eading to a loss
of life, litigation, fines and serious reputational damage to the Group,

This risk is heightened by the continued scale of the Group's
development activity.

MITIGATIONS

The Group manages an active health and safety management system,
with a particular focus on managing the guality of and compliance
with good health and safety practice of all our suppliers,

A published health and safety policy is supporzed by site inspections
of existing assets, as part of proactive management, and development
project inspections in line with SEGRQO's Health and Safety
Construction Standard.

SEGROQ seeks to improve health and safety standards on our
development sites and continue to work closely with aur suppliers
and health and safety consultants to increase understanding and
implementation of SEGRO's requirements.

The Health and Safety Working Group is responsible for overseeing
the implementation of, and compliance with, the Health and Safety
Policy and Safety Management System. We undertake continuous
rmonitoring of health and safety practices, including incidents,
inspections and training tracked across the Group. Legal guidance and
further suppart is provided through lacal health and safety consultants
who provide regulatory assurance suppert to the Group alongside our
internal expertise,

CURRENT YEAR ACTIVITY

During the year, the health and safety team have continued to
priaritise the safety of the internal workforce whilst working away
from the office and the management of available office space to the
extent permitted by tocai regulations, in the context of the pandemnic.
Furthermore, the team has also worked with our contractors to ensure
that work on our development sites was undertaken in a safe and
compliant marnner,
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(5) ENVIRONMENTAL SUSTAINABILITY AND CLIMATE CHANGE

(&) DEVELOPMENT PLAN EXECUTION

Failure to anticipate and respond to the impact of both physical and
transitional risks from climate change on the sustainability of our
environment as both a principal and emerging risk. Laws, regulations,
policies, taxation, obligations, customer preferences and social attitudes
relating to dimate change continue to evolve. Non-compliance with
laws and regulations, reparting requirements, increased costs of tax
and energy could cause loss of value to the Group. Not keeping pace
with social attitudes and customer behaviours and preferences could
additionally cause reputational damage and reduce the attractiveness
and value of our assets. A lack of strang environmental credentials
may reduce access to capital or increase cost as these are increasingly
important criteria to investors and lenders.

Climate-related risks, their time horizon and the corporate strategy
and financial planning response are detailed further an pages 92 to 97.

MITIGATIONS

The Responsible SEGRO Framework sets out our corporate
responsibility strateqy, as well as medium and [ong-term commitments.
The Responsible SEGRO Driving Group is responsible for overseeing
the delivery of the strategy and regularly report to the Executive
Committee and Board on implementation of strategy and progress
against gur stated sustainability targets. Qur dedicated Sustainability
team is in place to support the operations teams in managing our
day to day response to environmental risks including the Technical
Implementation Group {who are responsible for developments).

Each significant investment appraisal includes environmental
cansiderations such as measures taken to increase gnergy efficiency
and reduce carbon emissions. A climate resilience study has been
undertaken to assess the medium and tong-term physical risks to
our portfolio as detailed further on page 95. Group and local teams
are constantly kept up to date with new laws and regulations as

they become relevant through regular training and use of a panel

of expert advisors.

CURRENT YEAR ACTIVITY

During the year, the Board agreed the new ‘Responsibie SEGRO’
framework including the target to be net zero by 2030, Furthermaore,
we reduced the carbon emissions fram our Polish partfolio through

a certified sustainable energy tariff. Both SEGRO and our most
significant joint venture, SELP, issued Green Bonds assaciated with our
environmental credentials. See page 97 for details of further actions
during 2022.

The Group provide disclosures in fine with those required by the
Task Farce on Climate-Related Financial Disclosures (TCFD) framework
recommendations on page 98.

The Group has an extensive current programime and future pipeline of
developments. The Group could suffer significant financial losses from:

@ Cost over-runs on larger, more complex projects, for example,
due to contractor default or poor perfermance and management;

@ Increased construction costs (for example from labour market
changes or supply chain pressures) leading to reduced or uneconomic
development yields;

0 Above-appetite exposure to non-income producing land,
infrastructure and speculatively developed buildings arising from
a sharp deterioration in occupier demand and/or inappropriate
land acquisition due diligence; and

© Market competition reducing access to suitable land bank and/or
increasing acquisition costs.

MITIGATIONS

Qur appetite for exposure to non-income producing assets
{including land, infrastructure and speculative developments) is
monitored closely, for example, when acquisition decisions are being
made by the Investment Committee.

We retain a high level of optionality in our future development
programme including at the point of land acquisition, commitment to -~
infrastructure and commitment to building. Pricing of land acquisitions
and the consequential impact on returns are considered by the
Investment Committee when assessing appraisals.

The development programme remains weighted towards pre-let
opportunities,

The risk of cost-overruns is mitigated by using our experienced
development teams and the use of trusted advisors and contractors.

The risk of contractor default is mitigated by using a diversified selection
of campanies wha have been through a rigorous onboarding process
and dosely monitoring their financial strength.

Qur short development lead-times enable a quick response to changing
market conditions.

CURRENT YEAR ACTIVITY

During the year, the Group continued to spend a significant amount
on our development programme with each significant project appraisal
required to meet detailed pre-set criteria and subject to approval

by the Investment Committee. We continue to regularly monitor the
performance and financiat strength of our contractors as contracts

are awarded through the year.

IMPACT ON STRATEGY

CHANGE IN 2021

RESIDUAL RISK WITHIN APPETITE?

QVERSEEN BY: EXECUTIVE COMMITTEE: OPERATIONS COMMITTEE
FURTHER INFORMATION: ESG DiSCLOSURES ON PAGES 92-97

IMPACT ON STRATEGY

CHANGE IN 2021

L 14

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE: QPERATIONS COMMITTEE
FURTHER INFCRMATION: DEVELOPMENT UPDATE ON PAGES 56-5%
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. CORPORATE STRUCTURE

(7) FINANCING STRATEGY

POLITICAL AND REGULATORY

The Group could suffer an acute liquidity or solvency crisis,
financial loss or financial distress as a result of a failure in the design
or execution of its financing strategy.

Such an event may be caused by a number of factors including

a failure to obtain debt or equity funding (for example, due to
market disruption or rating downgrade); having an inappropriate
debt structure {including leverage level, debt maturity, interest
rate ar currency exposure); poor forecasting; defaulting on loan
agreements as a result of a breach of financial or other covenants;
or counterparty default.

MITIGATIONS

The Group’s financing strategy is aligned with our long-term business
strategy, the Medium Term Plan and our risk appetite. The Treasury
policy defines key policy parameters and contrals to support execution
of the strategy.

The Group regularly reviews its changing financing requirements
in light of opportunities and market conditions and maintains a
good long-term relationship with a wide range of sources of finance,

Liquidity remains strong and there is substantial headroam on all our
financial covenants.

CURRENT YEAR ACTIVITY

During the year. financing activity has maintained a balance sheet.
increased average debt maturity, lowered the average cost of debt,
and demonstrated our ability 1o agcess a range of debt capital markets
(see pages 68 to 69).

The Group could fail to anticipate significant political, legal, tax or
regulatory changes, leading 1o a significant untoreseen financial or
reputational impact.

In general, regulatary matters present medium- to long-term risks
with a medium likelihood of causing significant harm to the Group.

Political risks could impact business confidence and conditions in the
short and longer terms.

MITIGATIONS

Legal and requlatory risks are reviewed regularly by the Executive
Committee. Carporate heads of function consult with external
advisers, attend industry and specialist briefings, and sit on key
industry bodies such as EPRA and the British Property Federation.

As the economic impact of the pandemic affects global economies,
the likelihood of changes to taxation regulations increases, We
continue to closely monitor the taxation regulations with our advisofs
to ensure changes which may impact the Group or our customers,
are identified and addressed accordingly, in a timely fashion.

CURRENT YEAR ACTIVITY

The regudatory environment has been somewhat dynamic for a
number of reasons including the UK leaving the EU and the impact
of the pandemic. The Group continues to work closely with advisors
to monitor changes in relevant legislation and regulations to ensure
that they are identified and addressed appropriately.

IMPACT ON STRATEGY

CHANGE IN 2021

<

RESIDUAL RISK WITH!N APPETITE?

OVERSEEN BY. EXECUTIVE COMMITTEE
FURTHER INFORMATION: FINANCE REVIEW ON PAGES 68-5%

IMPACT ON STRATEGY

CHANGE IN 2921

212

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE

FURTHER INFORMATION: OUR GOVERNANCE FRAMEWORK ON
PAGES 116-118
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(5) OPERATIONAL DELIVERY AND COMPUIANCE

The Group’s ability 1o protect its reputation, revenues and shareholder
value could be damaged by operational failures such as: failing to
attract, retain and motivate key staff; major customer default; supply
chain failure or the structural failure of one of our assets.

Compliance failures, such as breaches of joint venture shareholders’
agreements, loan ageeerments or tax legislation could also damage
reputation, revenue and sharehalder value.

MITIGATIONS

The Group maintains a strong focus on Operational Excelience.
The Executive, Operations, and Technology Committees regularly
monitor the range of risks to property management, compliance,
organisational effactiveness and customer management.

The Group's tax compliance is managed by an experienced internat
tax team. REIT and SIIC tax regime compliance is demonstrated

at least bi-annually. Compliance with joint venture shareholder
agreements is managed by experienced property operations,
finance and legal employees. The SELP joint venture additianally has
comprehensive governance andg compliance arrangements in place,
including dedicated management, cperating manuals, and specialist
third party compliance support.

Our HR team is responsible for gur organisational resilience
ensuring the correct organisational structure and culture is in place
1o suppart the business and attract, retain and motivate 2 suitably
talented workforce.

CURRENT YEAR ACTIVITY

During the year, the working life of stafi has continued to be
impacted and we have continually monitored the organisational
resilience to respond to this, for example, ensuring that staff have
the ability and resources to work away from the office for sustained
periods, and that the rasilience and the security of our technology
systems is fully maintained.

IMPACT ON STRATEGY
CHANGE IN 2021 '

‘ O
RESIDUAL RISK WITHIN AF;PETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE: TECHNOLOGY COMMITTEE;
QPERATIONS COMMITTEE

FURTHER INFORMATION: QUR PEOPLE SECTION ON PAGES 99-100
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Viability statement

CAONFIRMATION OF VIABILITY

The Directors have considered the Group’s
prospects, including reference to the
Group's principal risks, to form the basis of
our assessment of short-term and longer-
term viability. The process for conducting
this assessment is summarised in the

Audit Committee’s report on page 132,

The Directors confirm that they have a
reasonable expectation that the Group will
be able to conlinue in operation and has
adequate resources to meet its liabilities

as they fall due over the next five years.

The assessment of viability is splitinto
short-term and longer-term time harizons.

SHORT-TERM ASSESSMENT

The short-term assessment included
censideration of our going concern
assessment and a review of key controfs
around liquidity management.

Management regularly review the Group’s
liquidity position and operating results. n
addition, key treasury metrics including
financial covenants are reviewed by the
Executive Commitiee on a guarteriy basis.

LONGER-TERM ASSESSMENT

The period assessed for the ionger term is the
same five-year time horizon as covered by
the Group’s anmual ralling five-year strategic
financial plan. This is considered to be the
aptimun balance between our need to pian
far the lang term, recognising that property
investment is a lang-term business, and the
progressively unreliable nature of forecasting
inr later years, paricularly given the historically
cydiical nature of the property industry.

The Directors confirrn that they have no
reason Io expect 3 step-change in the Group's
viability immediately following the five-year
period assessed.

in addition to the robust ongaing assessment

and managerment of the risks facing the Group,

as already set out in this section, the Group

has stress tested its five-year strategic financial

plan. This siress test has considered the risks

that could either individually, or in aggregate,

threaten the viabitity of the Group. Tha process
* for conducting the Graup’s assessrment is the

respansibility of the Chief Financial Officer

and is overseen by the Audit Commiltee,

In particular the stress test has considered the
potential impacts of.

O A systernic crisis, such as 3 major dislocation
or failure of capital markets or 3 fallure of
the insurance market,

© An acute deterioration in occupier or
property investment market conditions;

© 10 per cent rmovement in interest rates and
foreign exchange rates;

& An inability to refinance maturing debt;
and.

O A systained interruption to the Group's
business continuity,

In stress testing we assessed the limits at
which key financial ratios and covenants
would be breached, causing a threat to

the Group’s viability. We then assessed the
likelihood of that limit being reached as a
resuylt of the individual event or combination
of events occurring, using a combination of
historic data (for example the acute property
valuation decline in 2007-2009) and forward-
locking probability analysis where available.

I aur modelling none of the financial
covenants were breached with gearing
remaining comfortably below 160 per cent
and interest cover well above 1.25 times.

Reverse stress testing was undertaken over
the period under review. In isolation, it would
take at least a SO per cent fall in property
values during the five-year assessment period,
to breach the gearing covenant. A decrease
in rental income of over 76 per cent or an
increase in interest rates by over seven per
cent, during the five-year assessment period,
wouild be required to breach the interest
caver covenant. This assumes that the current
lavels of fixed rate debt are maintained.
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tn addition, we have undertaken two downside
risk scenarios, The first is a severe economic
shock {consistent with the financial crisis

of 2007-2009 crisis} at 3 point when the
Group is most exposed with its development
programme. The second is an occupier
slow-down scenario. Whilst both reduced

the headroom on the financial covenants

the Group is able to continue in operation
under either scenario, Under the severe
ecanamic shock scenario, focused an the
fmpact on gearing from a sharp fall in capitat
values, the gearing ratic increased, peaking at
40 per cent. Under the occupier slow down
scenario, focused on the impact of reduced
take up and rental growth on capital values
and earnings, the gearing ratic decreases

and the interest cover increases due 1o the
mikigaiing actions taken.

The scenarios set out are hypothetical and
severe for the purpose of creating outcornes
which have the ability to threaten the viability
of the Group. We also nate that, in the

event of a severe threat to liquidity, various
aptions are available to the Group (¢ maintain
viability. These aptions include reduction of
any non-cornmitted capital expenditure and
acquisitions, selling assets, or reducing cash
dividends (inciuding the use of scrip dividends).

We are optimistic about the lenger-term
prospects of cur business based on, amongst
other indicators, a weighted average iease
length of 7.2 years to break {UK: 8.2 years;
Continental Europe: 5.9 years), enduring
high fevels of customer retention (77 per
cent of customers retained in existing or
new SEGRQO space} and positive custormer
feedirack fram our rofling custormer surveys.
These are supported by the lang-term trends
in the warehouse and industrial real estate
sector of growing e-carnmerce share of retail
sales and increasing urbanisation across
Europe [see Market Drivers on page 16

for more information).
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Section 172 Statement
Companies Act 2006 (s172)

Each of the Directors is mindful of their duties under 5172 to run

the Company for the benefit of its sharehoiders, and in doing sa,

to take into account the leng-term impact of any decisions an
stakeholder relationships and the impact of the Company’s activities

on the environment whilst maintaining its reputation for high standards
of business conduct at all time.

The Company cannnt operate in a vacuum. We can only succeed
if we conduct ourselves in a responsible manner and have positive
relationships with all of our stakeholders.

WHC ARE QOUR STAKEHOLDERS AND HOW ARE THEY RELEVANT
TO OUR STRATEGY?

The Board has identified the Company'§ key stakeholders as thase
who we have an impact on — employees, suppliers, communities —
and those who have an impact on us — customers and investars.

Withaut any of these key stakeholders, we simply would not have & business:

@ our people deliver our strategy, nothing would happen without their
hard work and dedication; ’

© our suppliers provide us with everything we need to offer buildings and
services to our customers and to keep the Company running efficiently;

© our relationship with our local communities means that we are good
neighbours and support each other. We need the support of local
communities to gain approvals for our developments. We deliver long
term economic and sodal benelils in the communities where we operate;

© our investors rely an us to invest their money wisely, to grow the
business and deliver good returns;

O our customers are at the heart of our business purpose. The space
we provide enables them to deliver an extraordinary range of goods
and services to their customers.

- Underpinning these stakehclder relationships is a culture which

promotes high standards of business ethics, is focused on a long-term
sustainable strategy and which recognises our responsibilities to
the environment,

HOW DOES THE BOARD ENGAGE WITH STAKEHOLDERS?

There are many engagement mechanisms with these stakeholders
within the business, as well as at Board level. The Directors engage
directly with as many stakeholders as they can but given the'number
of stakeholders, who are spread across nine geographies, engagernent
often takes place at the operational level.

We explain how the business engages with our stakeholders
throughaut the Annual Report, the page references are included
on this page, while in the Governance section on pages 110 to 113
we explain the Board's involvement.

O—
STRATEGIC REPORT

GOVERNANCE

WHERE ELSE YOU CAN READ ABOUT STAKEHOLDER
ENGAGEMENT AND OUR APPROACH TQ S172

FINANCIAL STATEMENTS

EMPLOYEES Chief Executive’s statement 12-15
Relationships and Resources 32-35
Govermance 112-13
CUSTOMERS Relationships and Resources 30-31
Governance 112-113
SUPPLIERS Relationships and Resources 40
Governance 112-113
INVESTORS Our approach to business 20-21
Relationships and Resources 41
Governance 112113
ENVIRONMENT Review of 2021 54-55, 59
HIGH STANDARDS  Health and safety 45
OF CONDUCT Business ethics and 929
modern slavery
Govérnance 15
COMMUNITY Responsible SEGRO 42-43
Governance 112-113
LONG TERM Our strategy 22-23
Disciplined capital allocation 47, 60
Efficient capital and corporate 41
structure
Risk management 74-83
Viability statement 84
Governance, Strategy Day 108
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Non-finandial information statement

This table signpasts related non-financial information in this report and further reading on our website.

I—Repnﬂing reguirement Palickes ‘Website [www. SEGRQO.com] Reference In 202G Annual Repon_]
1. ENVIRONMENTAL Responsible SEGRO — Environment — Environmental Sustainability
MATTERS Environmental Sustainabitity: Jur Vision 54-59 and 90-98
2. EMPLOYEES Code of Business Conduct Respansible SEGRO — Policies and CSR Governange — Responsible SEGRO Disclosures
and Ethics Code of Business Conduct and Ethics 99-100 and Governance 105
Our Purpose & Values Responsible SEGRO — Our People — Culture Relationships & Resources 32:35
and Govertance 99
Diversity & Inclusion Policy Responsible SEGRO — Palicies and TSR Gevernance —
Diversity & Inciusion Policy
Group Health. & Safety Policy Responsible SEGRO — Palicies and C5R Gavernance — i
Group Health & Salety Policy Health and Safety 45
3. HUMAN RIGHTS Anli-Slavery and Human Responsible SEGRO — Policies and CSR Governance — Respeonsible SEGRO Disclosures
Trafficking Policy Anti-Stavery and Human Trafficking Poficy 100 and Governance 105
Modern Slavery and Labour Responsible SEGRO — Pelicies and CSR Gowernance —
Standards Supplier Code Modem Slavery and Labour Standards Supplier Code
Human Rights Policy Responsible SEGRO - Policies and CSR Governarnice -
Human Righis Policy
4, SOCIAL Modern Slavery Responsible SEGRO — Palicies and CSR Gavernance — ‘Responsible SEGRQ Disclosures
Group Health & Satety Policy Modern Slavery and Labour Standards Supplier Code 40 and 100 and
Supplier Code of Conduct Responsible SEGRO — Policies and CSR Governance — Governance 105
Group Health & Salety Policy Health & Safety page 45
Responsible SEGRG - Palicies and C5R Governance —
Supphier Code of Condutt ' Health & Safety page 40
5. ANTI-CORRUPTION Code of Business Conduct Responsible $EGRC — Poticies and CSR Governance — Responsible SEGRO Disclosures
AND ANTI-BRIBERY and Ethics Code of Business Conduct and Ethics 100 and Governance 105
6. BUSINESS MODEL About Us — Our Business — What We Do — Our Business Model 28-29
Our Business Model
7. PRINCIPAL RISKS AND Effective Risk Management on
UNCERTAINTIES pages 78-83
8. NON-FINANCIAL . About Us — Our Business — What We Do — KPls Key Perlormance Indicators an
KEY PERFORMANCE pages 24-27
INDICATORS
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STRATEGIC REPORT

Responsible SEGRO Disclosures

continued

QUR THREE LONG-TERM PRIORITIES

Icon
removed

Championing
low-carbon growth

lcon
removed

investing in cur local
communities and environments

SEGRQ is an integral part of the

lcon
removed

Nurturing
talent

= SEGRO recognises that the world faces 2 SEGRO's people are viial to and
W climate emergency and we are committed communities where it operates, and we inseparable from its success, and we
g to playing our part in tackling climate are committed Lo contributing to their are committed to attracting and retaining
O change by limiting global temperature long-teren vitality. a diverse range of talented individuals in
rise to less than 1.5 degrees, in tandem our business.
with growth in our business and the
wider economy.
n We will be net-zero carbon by 2030. We will create and implerment Community We will increase the overall diversity
] Investment Plang for every key market in of our own workforice throughout
= our portfolio by 2025, the arganisation.
b
4 We will aim to reduce carbon We wili work with our customers We will provide a healthy and
o emissions from our development and suppliers to support our local suppottive working environment,
t activity and the operation of our businesses and economties. develop fulfilling and rewarding
< existing buildings, and eliminate We will help i the skills careers, foster an inclusive culture
them where possible. e will he'p improve K and build a2 mare diverse workforce,
of local peaple to enhance
We will implement plans to absorb their career and employment
any residual carbon, opportunities by investing in local
We will research and implement training programmes.
fitovative appraaches to absorb Equaily, we will enhance the spaces
or affset residuat carbon. arountd our buildings, warking with
tocal partners to ensuce we imeet the
needs of our communities.
ALIGNMENT WITH THE UNITED NATIONS SUSTAINABLE DEVELOPMENT GOALS
We have reviewed the United Nations Sustainable Development Gpals against our Responsible SEGRO framework to understand which
goals are particularly significant to pur business and the three core priorities that we have outlined above. Elements of this framework
are aligned with all of the Goals, but we believe that we are able to make the greatest contribution to the following six:
Logos removed Logas removed Logos removed
SEGRO is committed to championing SEGRO is commiited to supporting local SEGRO is committed to being a good
low-carbon growth and has set a target communities with a focus on praviding neighbiour and to enhancing the spaces
to be netzero carbon by 2030. We will training and helping people build the beyond our buildings. We will work to
reduce the embodied carbon in our new skills they need to gain employment. accelerate green transport solutions
developments as wel as reducing the We will work together with our partners thraugh promoting better public transport
carbon-intensity of our properties through to reach more people and help them back links and cydling infrastructure and
initiatives such as increasing our solar into education, training or empioyment. installing electric vehicle charging points.
generation capacity. We want to play our We want to play our part in reducing We want to play our partin ensuring
part in tackling the increasingly evident inequalities and ensuring that more people that our buiidings are part of thriving,
challenge that climate change presents. have the right skills to be able to access sustainable communities.
meaningful work,
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INTEGRATING RESPONSIBLE SEGRO

Our Responsible SEGRO

framework is fully integrated into our
Business and helps us to articulate
and focus on our ESG goals

Image removed

We recognise that our responsibility goes well beyond the space that we own and we work OUR PEOPLE Pages 32-35
hard to make a positive contribution ta our environment, our custorners, our people, our I

partners and the cornmunities in which we operate. OUR SUPPLIERS Pages 40
Understanding the needs and priorities of these various stakeholder groups is embedded OUR CUSTOMERS Pages 30-31
in the way we do business and in recognition of that we integrate this information into the

StraiegicyRepm[ ? . 9 QUR COMMUNITIES Page; 42-45
The index to the right indicates where you <an find additional information on each OUR INVESTORS ! Pages 41
of the relevant areas and we have provided some additional disclosures within this section. HEALTH & SAFETY Page 45

furi inf tion, in [ i ithi i
You can also find further information, including further case studies, within the Responsible OUR ENVIRONMENT Page 5458

SEGRQ section of our website.

ESG METRICS

We monitor our performance across various Environmental, Social and Governance {(ESG) indices and review trends to ensure our approach
and the informatton we disclose meets the needs of our stakeholders.

There are a number of different organisations and structures for reparting on our wider ESG metrics, and we report against the following either
in this Annual Report or on the Responsible SEGRO area on our website:

Reporting Frameworks:
Global Reporting Initiative (GRI) L.ogo removed Logo removed
Task Force on Climate-related Financial Disclosure project (TCFD)
Better Building Partnership - Climate Change Commitment
Worklorce Disclosure lnitiative — 98%

Rating Agencies: Logo removed

MSCI - AAA

Eurepean Public Real Estate Assodation (EPRA) - Gold
Garbon Disclosure Project (CDP) - B

Global Real Estate Sustainability Benchmark (GRESB)
© Standing Investments — Rated three-star

© Development - Rated four-star .
O Public Disclosure — A Logo removed
Daw Janes Sustainability Index (DIS1) — B&th Percentile
FTSE4GOOD - 1.2 (sub-sector average 2.4)

Logo removed
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STRATEGIC REPORT

Responsible SEGRO Disclosures
continued

ENVIRONMENT

ENVIRONMENTAL PERFORMANCE METRICS

{n 2021, as part of our Responsible SEGRO Framework comrsiitenent, we reviewed our carbon esmissians tangets which have been validated by the Saence Based Targats Initiative
(SBTi}. We have therefore updated cur formal carbon reguction targats 1o be in fine with the sdience-based carbon emissions reduction pathway, using our 2020 performance as a
benchmark. These targets, set out in the table below, are considered to be a required minimum for SEGRO and we wil nead to act faster to become 2 net-zero company by 2030,

{Basetine} 2020 2021

Gperational Carbon (SBTT vaiidated target} 312,115 tonnes 312,115 tonnes 280,575 tonnes
We will reduce the absolute COze emissions from our portfolio by 42 per cent by 2030 against a 2040

baseline. The 2020 baseline has been re-staied lo reflect actual recorded fuel use {54 per cent of the

partfolio by Roorspace] and an estimation for the portfolio for which we have no visibility (46 per cent

of the portfolia). it includes Scope 1, 2 and Scope 3 Downstream Leased Assets.

Operational Carbian Intensity 37.5%gCOze/sq m 279 kgCO:e/sqm
This metricis based on the COze emissions of the portfolie for which we have visibility of the data. .
This reflects 54 per cent of the porifolia floarspace under management.

Embodied Carbon (SBTi validated target) 400kgCOyelsq m 400 kgCOefsg m 391 kgCOu/sg m
We will reduce the embodied carbon intensity of new developments by 20 per cent by 2030, against

2 2020 baseline, The 2020 baseline and the embedied carben intensity figure has been recalculated to

encampass more of the carbon embodied within our development pipsline. in 2024, SEGRO underrook an

embodied carbar assessment of 33 per cent of completed devetapments by floarspace. We are working

to have embadied carbon data for all developments containing over 5,000 sq m of floorspgace.

Energy Efficienty - ) -

We are canscious of demands by our custemers and by governments to provide energy-efficient

buildings t¢ reduce both carban emissions and operating costs. We monitor these by use of Energy

Parformance Certificates (EPC). We are aiming for évery building 10 have an EPC rating of B' or berter

Group Roorspace rated B ar better 49. 3% 54.6%
Group Roorspace rated E ot lawer ’ 0.5% 1%
Group foorspace nat rated 21.2% 17.2%
QOn-site Renewable Energy Generation Capacity 268 MW 35.4 MW
With significant roef space, our portfolio is capable of supperting on-site renewsble enargy capacity Generated 20.976 Mwh 24,781 MWh

through the use of pholovaliaic (sofar) panels, We intend to increase this by instaliing solar paneis on
our new developments and on appropriate existing assets,

Off-site Renewable Energy Procurement % 53%
Where on-site rengwable energy is either unavailable of insulficient, we are working towards ensuring

that alt off-site etectricity supplies are sourced from 100 per cent certified renewables. This data reflacts

the portlolio aver which we have visibility of electricity supply.

! Germany and Poland express EPC ratings as numerical primary energy demand Rgures and are therglore inconsistent with SEGRO's ather markels. For the purpose of treating 2 group
EPC metric 3 B rating Is equivalent to a primary energy dzmand of 150 kWh/m2 or Jess for Germany and Paland.

STREAMLINED ENERGY AND CARBON REPORTING [SECR)
Global GRG Emissions data in metric tonnes CO,¢

Emlasions frem: UK {LE 2020 UK CE 2021
Scope 1 emissions ~ combustion of fuels 279 ' 1122 ) 1,401 187 1,091 1,278
Scope 2 emissions — purchased energy (location based)” 618 1,739 2,357 517 2,342 2,859
Scope 2 emissions - purchased energy (market based)** 323 1.765 2,088 345 3,597 2942
Scape 3 emissions — business travel 42 3 45 57 18 a3
Gross COz# footprint (using tocation based} 919 2,864 3,803 m 3,450 a2
Responsibie floor area (sg m) ARRFAN]] 1,445,334
Carben intensity per sq m laar space (gl Oae/sq m} 34 29
Total Energy Use {kwh} 15,607,448 18,216,350

*  Electricity emissions aré caiculated using Hahdged national conversion Factors {(location bated)
** Eiectncily emissians are calculated using Supplier specific comversion tacrors wheve we: are reducing our ¢arban loatpring by pracuring a law-carban elecrricity tanih, znd ‘residual’ laciars
where we have not yet moved 1o a low-carbon tanilf [market based)

Corparale Citizenship prowide fimited indepengent assurance (o ASAE3D0G. See www segro cotm/respansibiesege far more details of the independent assurance.

S0 SEGRO PLC } ANNUAL REPORT 8 ACCOUNTS 2021
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GOVERMNANCE FINANCIAL STATEMENTS

STREAMLINED ENERGY AND CARBON REPCRTING (SECR) CONTINUED

REPORYING METHODOLOGY

The greenhouse gas (GHG) section has been prepared
in accardance with our regulatory obligation o repon
greenhouse gas emissions pursuant to section 7 of the
Companies Act 2006 (Strategic Report and Directors’
Report) Regulations 2013 and the Companies (Directors’
Report), and Limited Liability Partnerships {Energy and
Carben Report) Reguiations 2018; the latter commonly
referred i as streamiined energy & carben reparting.

As well as fulfilling these mandatory greenhouse gas

reporting requirements, SEGRO is committed to following

EPRA best practice recommendations for sustainability
reporting. We repart our data using an operational
control appraach 16 define our organisationat boundary,
as per the greenhouse gas protocel. The market-based
methodology has been applied to caloulate the scope 2
emissions where they are available; where they are not
available the IEA residual emission factors have been
applied. We have chosen lettable floar space as our
chasen intensily metric, using total floor area with scope
1 and 2 ermissions in the reporting year. Business travel
covers the grey flaet only, which is expensed mileage for
employee owned vehides, air and rail ravel.

CARBON FOOTPRINT - SCOPE 3 REPORTING

The total energy use covers the electricty, fuels

and district heating converted 10 XWh units.

The Responsible SEGRO Data Pack contains a

detailed desaiption af our methodology can be faund at
www.segro.comiresponsiblesegrofreports. Greenhouse
gas emissions and energy use dalta for the period 1
Oaober 2020 1o 30 September 2021. This period is
referred to as 2021. The intrease in scope 2 emissions
relates to 2 large development completed in'the reporting
year, where there was high energy consumption during
the construction period, contributing 1,168 TCOze
location-based (1,654 TCO:ze market-based) emissions

in the reponiing year, This fell into SEGRO responsible
emissions up until the bulding was completed.

Due to the nature of our operations the maijority of our carbon footprint falls outside our direct control and are reported in the Scope 3
table below. The operating carbon reflects the carbon emissions associated with the energy consumption of the portfolio, and includes sites
where we have no visible data in accordance with our Science Based Target initiative (SBTi) approved targets. The embadied carbon of our
developments is our second largest carbon impact, where gross emissions vary depending on the amount of floorspace delivered in the
reporting year. The Scope 3 greenhouse gas reporting year is 1 Oclober 2020 to 30 September 2021, this period is referred to as 2021,
For these two Scope 3 categories we report intensity metrics within our Net Zero Carbon Metrics table opposite.

GREENHOQUSE GAS (GHG]} REPORTING

- 2021 Tannes Net Zero
. GHG Protaca! Reporting Category 2020 COie 46 Commitment
Scope 1 - Qperating carbon 1,401 1,278 0.2 Yes
Scope 2 — Operating carbon (market-based) 2,088 2,942 0.5 Yes
Scope 3 - Downstream Leased Assets
{market-based) 308,626 276.355 48.2 Yes
Total Operating Carbon 312,115 280,575 48.9
Scope 3 emissions:
Capital goods 285,975 197,166 34.4 Yes
Upstream transportation and distribution 3,039 16,033 28 Yes
Total Embodied Carbon 285,975 213,199 ar.2
Purchased goods and Services 36,471 34,103 59 Yes
Fuel and Energy related activities 22,181 38,915 6.8 No
Waste generated from pperalions 1,304 4,243 Q.7 Yes
Use of sold products 2,651 1913 0.3 Mo
Business travel 45 84 o0 Yes
Commuter travel 202 94 0.0 No
Upstream leased assels 96 55 0.0 Yeas
Downstream transportation and distribution N/A, N/A
Processing of sold products N/A N/A
End-of-life treatment of sold praducls N/A MNfA
Franchises NiA N/A
Investments MN/A N/A
Total 664,079 573,181 100.0%

* Downstream leased assets has been re-stated for 2020 to cover 100% of the partiofio using the estimation methodelogy

approved by 58Ti.

*r Methodotegy for reporting upstream (ransportation and gistibution changed in 2021. This s reporied as stage A4 in the

life cycle assessments under EN 15978,

Graph removed

NET ZERC CARBON

1. Qperating Carbon 53%
2. Embodied Carbon 40%
3. Supply chain emissions 69%
4. Corporate emissions 1%
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STRATEGIC REPORT

Responsible SEGRO Disclosures

continued

CLIMATE-RELATED FINANCIAL DISCLOSURES

As a leading owner, manager and developer
of industrial and warehouse assets in Europe,
our sustainability and financial strength is
reliant upon an effective and rigorous risk
management framework. Our properties
span the UK and Continental Europe and
are therefore exposed ta a variety of effects
from climate change. We believe that these
climate-related risks, if unmitigated, present
a threat to society as we'l as to our business
operations and finandal strength over the
coming decades.

We believe this disclosure addresses all of

the recommendations and recommended
disclosures of the Taskforce an Climate-related
Financial Disclosures {TCFO).

It sets out how SEGRQ incorporates
climate-related risks and opportunities into
governance, strategy. risk management,
metrics and targets, and how we are
responding to stakeholder expectations,
national regulations and sector-wide

best practice.

GOVERNANCE

Governance plays a key contributing role to
the effective delivery of strategy and SEGRO
has a clear governance structure with a

single unity Board comprising an independent
Chair, six independent Non-Executive
Directors (as at 31 December 2021) and

three Executive Directars.

BOARD OVERSIGHT OF CLIMATE-RELATED
RISKS AND OPPQRTUNITIES

The Board is responsible for setting the
strategic direction of the Company to ensure
its long-term success which includes the
delivery and integration of Responsible
SEGRQ and its targets. Specifically, the Board
has oversight of climate-related performance,
risks and opportunity.

The Chief Executive has overall responsibility
for the Responsible SEGRQ strategy. The
Chief Operating Cfficer is responsible for
climate-related risks and opportunities as
may relate to the porifolio,

The Executive Comimittee, comprising the
Executive Directors, the Group HR Direcior
and the General Counsel, supports the
Chief Executive in the delivery of strategy
and reviews the operation and financial
performance of the business. !t is this
Committee which sets the climate
change-related strategy and targets.

Both the Board and the Executive Committee
are updated on Responsible SEGRO
throughout the year, including discussions

of climate-related issues and the Company’s
progress towards achieving its targets.

The Risk Committee, chaired by the

Chief Financial Officer and which reports
to the Executive Committee and the Board,
monitors the Group Risk Register. within
which Environmental Sustainability and
Climate Change is a Principal Risk.

The Board takes into censideration all
elements of Responsible SEGRO when
reviewing and guiding on major strategic

and investment decisions. The Remuneration
Committee, which is comprised entirely of
independent Non-Executive Directors has
decided that, from 2022, the annual bonus for
all employees will include 1argets relating to
environtnental sustainability and the mitigation
of, or adaptation to, climate change.

MANAGEMENT'S ROLE IN ASSESSING
AND MANAGING CLIMATE-RELATED RISKS
AND OPPORTUNITIES

SEGRO's approach to climate related risks
and oppartunities is manifested in the
following ways:

Asset Management and Development:
The Operations Committee, which is chaired
by the Chiaf Operating Officer and comprises
the Managing Directors of Group Operations
and the six Business Units and the Operations
Finance Director, meets monthly to discuss
‘operating performance and to review and
agree asset management and development
policy. The Director of Sustainability reguiarly
attends the Operations Commiittee to
provide updates on environmental issues,
performance and paticy and {o discuss any
recommended changes in approach. From
2022, enviranmental sustainability metrics will
be incorparated into the monthly Operations
Report to provide greater visibility and
granularity of performance against targets.

The Operations Committee also receives
reports from the Technical Implementation
Group {mainly comprising senior
representatives of the development tearns)
and the Operational Implementation Group
{mainly comprising senior representatives of
the asset management teams) which meet
regularly to discuss and recommend changes
in palicy and approach to development and

92 SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021

management of standing assels respectively.
The Director of Sustainability regularly attends
these meetings to update on environmental
regulation and best practice.

Capital expenditure: The Investment
Commitiee, comprising the Executive
Directors and chaired by the Chief Executive,
considers larger capital expenditure
applications from the business. Every
application must provide expecied financial
returns, the impacts on key stakeholders

and alignment o the Responsible SEGRO
framework, including measures taken to
improve the energy efficiency of buildings and
to reduce the operating and embodied carbon
emissions from the building in design and
operation (see case study on page 58),

Strategy: Day-to-day oversight of climate-
related issues and the implementation of

. the wider Responisible SEGRO framework is

carried out by the Responsible SEGRO Driving
Group (RSDG) which is co-chaired by the
Director of Operations and the Commercial
Finance Director. It is attended by the Director
of Sustainability, members of the Executive
Committee and the Leadership team and

the Communications team. The RSDG met

on a monthly basis during 2021 and expects
to continue to do so.

GOVERNANCE:
ACTION DURING 2021

© The Board agreed the new Responsible
SEGRO strategy, including the target
to be net-zero carbon by 2030;

o The Board received two formal updates
on Responsible SEGRO actions from
members of the RSDG, including
progress on reducing carbon emissions,
during the year, in addition to updates
on specific projects throughout the year;

© The Board received training on climate
change from a senior representative of
Carporate Citizenship, the company
which reviews and provides assurance
on SEGRO's carbon-related disclosure;

© The Board were briefed on SEGRO's
new Science Based Targets for carbon
erission reductions; and

© The Rermuneration Comnmittee appraved
the introduction of annual bonus
metrics for Executive Directors and
alt employees to support Responsible
SEGRO targets, of which half are
related to reducing carbon emissions
throughout the business,
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GOVYERNANCE OF CLIMATE RELATED RISKS AMD OPPORTUNITIES

THE BOARD ]

Oversight of climate-related sirateqy
and performance

l

EXECUTIVE COMMITTEE

Setting climate change-related
strategy and targets

)

P T Y T T T T I NP URp A PR

QPERATIONS COMMITTEE

ENVESTMENT
COMMITTEE

RISK
COMMITTEE

RESPONMNSIBLE SEGRO
DRIVING GROUP

Implementation
of climate-related process
ang policy

) .

Ensuring capital

expenditure is consistent

with climate-related

Monitoring climate

. change-related risks

and emerging risks

Monitoring of delivery
of Responsible
SEGRO strategy

TECHNICAL OPERATIONAL
IMPLEMENTATION (| IMPLEMENTATION
GROUP GROUP
Focus on Focus on policy
development and improvement
policy and of existing assets

improvement

STRATEGY

As a long-term property owner, we need to
ensure that our buildings are fit for purpose
for the future. One of the ways we do this is
to build relatively generic buildings, suited
to mare than one customer. This ensures

a longer lifespan for the building as well

as reducing the risk of vacancy and future
refurbishment costs.

The Responsible SEGRO Framework,
adopted in 2021, sets out how we integrate
environmental and social considerations into
our corporate strategy. The first pillar of the
Framewaork sets out our approach to reducing
carbon emissions from our business activities,
committing SEGRO to being net-zero carbon
by 2030.

targets

STRATEGY: ACTION DURING 2021

SEGRO completed a number of projects
to mitigate a number of climate-related
transition risks:

0 We are responsible for energy provision
to our customers in Poland. The Polish
energy infrastructure is very carbon
intensive rmaking it a material element
of our visible Scope 3 emissions.

At the.start of 2021, we introduced

a certified sustainable enerqy tariff for
our customers in Poland, significantly
reducing the operating GHG emissions
from this pertfolio.

o We launched the Responsible SEGRO
Framework with the commitment to be
a net-zero carbon company by 2030

0 Associated with the Framework, we

published two further documents: our
Pathway to Net Zero setting out how we
intend to achieve the commitment and
our Green Finance Framework setting
out investment criteria for future ‘Green’
financing instruments, We issued two
€500 million Green Bonds during the
year, ong for SEGRO and one for SELP.

© We refreshed our carbon emissions

targets and timeline and achieved
validation from the Science Based Targets
Initiative (SBT#),

O We established an internal shadow price

of carbon of £100 per tonne which will
be applied to capital investment dedisions.
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CLIMATE-RELATED FINANCIAL DISCLOSURES CONTINUED

94

IDENTIFICATION OF CLIMATE-RELATED RISKS AND OPPORTUNITIES OVER THE SHORT, MEDIUM AND LONG TERM
AND THEIR IMPACT ON SEGRO'S BUSINESS, STRATEGY AND FINANCIAL PLANNING

MATERIALITY ANALYSIS OF PHYSICAL RISK

We have undertaken a climate resihance study to assess the medium-term [defined as the period to 2040) and long-term {beyond 2040)
physical risks to our portiolio by geography. For this study, the impact of Representative Concentration Pathway (RCF) 4.5 {3C warming
by 2100) and RCP 8.5 (4-5C warming by 2100) were modelled on our postfolio countries at high level to assess different thieats from

climate thange.

The level of risk was judged based on the likelihcod of the specific threat and the severity of the impact on our assets in terms of their
ability to be used by an occupier. This analysis is not assel-specific but is designed to identify the material risks to be incorporated into

investment decisions in different geographies.

The table below identifies the medium-term risks (defined as the peried to 2040) in our major gecgraphies associated with six main
climate change threats. 8ased on this analysis, rising lemperatures {including extreme heat events) and flood risk are most material to
our gecgraphies. Water stress and extreme weather are not raterial risks to our main markets.

Climare Impact High risk

Medlum Risk

Low Risk

Prlority Assets

Extreme heat events Italy, Spain

UK. France, Poland,
Czech Republic,
Germany, Netherlands

Chronic increase in
avetage temperature

Italy, Spain, France

Germany

Netherlands, Poland,
UK

Sites which are more axposed
to higher wind speeds, in open
terrain, andfor cdose to the

ses front.

Fioad risk Poland

UK, ftaty, Spain

Germany, Netheriands,

Czech Republic

Change in precipitation
pattems

Germany, Poland

Netherlands, Czech
Republic, UK

France, italy, 5pain

Sites where city infrastructure
is reaching capacity and on-site
attenuation is critical.

Water stress ~

Iraty, Spain

Polang, UK
Czech Republic,
France, Germany

Large kogislics sites with landscaping
stralegy in place, including
biadiversity elernents.

Sites in sauthern regions {depending
on the country this becomes 2 priority
mostly mid-century).

Extreme weather -

Metherdands, Germany,
Czech Repubiic, Poiand

UK, France, ltafy,
Spain

Sites which are more exposed to
higher wind speeds, in open terrain
and/ar dase to the sea front.

In addition, RCP 2.6 (<2C warming by 2100) was considered within this study. The physical risks fram this level of warming were
considered low based on the location and quality of our assets. The risks in this ingtance relate primarily to the transition to a low

carbon economy and business.

MATERIALITY ANALYSIS OF TRANSITION RISK

We believe that there are three main climate change transition risks, associated with the need to reduce carbon emissions as a business
and achieve our ambitien of becoming net-zero carbon by 2030,

0 Environmentai legisfation: [egislation surrounding the sustainability performance of commercial and non-commercial real estate
is fikely to tighten in future as governments pursue their commitments under the Paris agreement. We expect this to take the form
of regulations but afso increasingly some form of carbon tax ta encourage the use of lower carbon materfals and precesses.

© Customer behaviours and preferences: our customers, particularly our largest, international customers, increasingly expect their
premises to display high levels of energy efficiency. Energy efficiency not onty reduces the operating costs of the building but also helps
them with their own environmental and carbon reduclion targets.

0 Access to capital: investors are increasingly discriminating between investment opportunities based an sustaimability credeatials,
risking less availability and higher cost of capital far comparies which do nat show strang performance and/ar progress in this area.
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Following on from the physical risk materiality analysis opposite, in 2021, we have conducted scenario analysis Lo assess more precisely
the physical risk to our assets of a 4.5C increase in global temperatures {the ‘business as usual’ outcome and in line with RCP 8.5, 2040).
We prioritised analysis based an this scenario as it is the most appropriate current “worst case’ scenario. In 2022, we intend ta carry out
a ‘best case’ scenario analysis in line with RCP 2.5, equivalent to a 1.5C increase in global temperatures.

The table below shows the potential Physical Climate Risk Exposure metrics and cutcomes based on percentage flaor area and percentage rental
value at risk,

PHYSICAL CLIMATE CHANGE RISK EXPOSURE.AT ASSET LEVEL

Risk ‘ Metrle Floorspace (at 100%) ERV (at share)

Flooding 1in 100 year foad risk > 0 15% 14%
Water Stress ‘Very High' Water Stress Risi 8% 58
Sea Level Rise Coastal flood frequency > 0 : Ot% 0%
Wildfires Days with high wildfire scere > 10 5% 4%
Heat Stress . Energy Demand Score > 50 2% 1%

The data above does not take into account the mitigation measures that have already been carried out in the development or refurbishrment
cycles. As part of our sustainable development objectives, assessments are carried put prior to development and adaptation measures,
indluding but not limited to those listed below, are carried aut accordingly.

Risk ' Adaptatlon Technigues

Floading © Flood risk assessment to be carried out on development ar retrespectively.
O Sustainable urban drainage systems.
© Retention schernes — ponds/basins.

Water Stress © Rainwaler harvesting systems for internal building use ang landscaping.
O Water efficient fixtures in line with BREEAM,

Wildfires O Sprinkler symmsfwamiﬁgs designed to deal with wildlires.
© Demonstrate good vegetation/habitat managernent.

Heat Siress O Thermal modelling undertaken and orientation/window positioning of the building reviewed.
© Onsite renewable energy generation installed to manage additional cooling requirements.
O External planting shading, brise soleil, louvres, window linting.

APPLYING THE ANALYSIS TO STRATEGIC PLANNING

In terms of decision-making, we consider climate-related issues within the following time horizons:

S —_—— e+ ()

Short term: up to 12 months; in line with Medium term: up to 5 years, in fine with the Leng term: up to 1G years, in line with
the budget setting carried out annually Medium Term Planning carried out annually capital investment appraisal cash flows.
in the autumn; in the autumn; We assume a §0-year Jife span for our

newly-developed properties.
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TIME HORIZONS

Short term: up (o 12 months —_—
Medium térm: vp to 5 years —_—
Long term: up to 10 years ———{)

CLIMATE-RELATED FINANCIAL DISCLOSURES CONTINUED

CLIMATE-RELATED RISKS

Risk

Risk Horizan

Corporate Strategy

Financlal Plansilng

Chrenic physical risk
Rising lemperatures

{inciuding extreme heat

events}

—eee s

Medium-term risks:

© Higher aperating costs for customers and
SEGRO frem increased cooling demand

© Greater investment in cooling measures
inside and eutside byildings

O Reduced weilbeing and productivity
of workfarce

Miligations integrated into developments

and refurbishments in praperties in high-nisk
qeographies, induding water conservation
throught recydling of rain water and measures
ta rafiect heat and imprave shading externally.

Measures incoljporaled inta finandal appraisals
of devetopments and refurbishments.

Acute physical risk
Flood and precipitation

—

Short-tenm nisks:

@ Increased insurance qosts from growing
fload #isk

O Ingreased mainlenance and repair costs

0 ingreased investment in drainage
solulions and flood detences

O Negative impact on asset valuations

All new investments [both acquisitions

and developments) incorporate Nood risk
assessments.

Mazzsures Laken to mitigate flood nisk indude
ryinwater recyding and landgscaping lo
minirnise run-cff, and balanang pools to
cater tor run-off frarm hard-slanding areas.

Measuras incorporated ints financial
appraisals of acquisitions, refurbishments
and developments.

Valuers review assets for short-term physical
risks as part of twice-yearly appraisals.

Policy & legaf
transition risk

Environmental
legislation

—_— O

Medium-term risks:

in the UK, the MEES (Minimum Energy
Efficiency Standard) regulations require
buildings to achieve a tertain standard of
energy performance for them to be leased.
At a high level, by 2030, praperties will ne¢d
1o achieve a minkmum Energy Performance
Certificate rating of ‘B’ befere they <an

be leased.

Properties which are unrated or have an EPC
below B ane expected to be upgraded when
they become vacant (appraximatefy haff af
such buildings in the UK are expected to be
vacated by 2027).

Capex assodated with refurbishment,
induding improving energy effidency,

is factared into short-term budgets and the
five-year Medium Term Plan.

The estimated cost to upgrade the UK estate
to EPC rating "B’ or better is approximately
£72 miflion by 2030, much of which

will be absorbed within nomal course
refurbishment capex.

Market transition risk

Customer behaviours

—O0—0—

Short- and medium-term risks:

Customers expect lo pperate their properties
efficenty. There is graowing evidence of
rental discount asscdciated with buildings
which display poor sustainability credentials.

New developments and refurbishments
incerporate sustainability technologies suited
to their use and lacation, induding (but nat
limited tg) solar panels (for customer use),
electric vehicle charging facilities, low-carbon
heating and initiatives to promote local
bindiversity and worker wellbeing.

Capex assodated with refurbishment,
induding improving energy effidency, is
factored into short-lerm budgeis and the
Fuve year Medium Term £lan,

Reputation
transition risk

Access to capital

The Sustainable Finance Disclosure
Regurlatian {SFOR} impases mandatory ESG
disdosure obligations lor asset managers and
other finanda) markets parlidpants,

We have established & Green Finance
Framewark which comphies with Intemationa)
Capital Market Association and the

Loan Marke! Association principles. The
Framework sets out the investment crileria
for deploying and allocating the proceeds

of green finance instruments, induding in
energy-elfident and low-carbon buildings.

When a dedision is made to raise capital,
consideralion is gqwven to whether the
issue should fall under the Green Finance
Framework {e.g. 3 Green Bond),

CLIMATE-RELATED OPPORTUNITIES

Opportunity

Risk Horizon

Corporate Strategy

Finanziat Planning

Energy & fuel

Onsite renewable
energy generation

Shert- and medium-term opportunity:
revenug and zero-emission energy
potential from installing PY panels

on buitding rasfs.

PV panels are instalied on roofs where
feasible and all new developments are
constructed with roofs to suppart PV
panels if a full array is not installed during
construction. Energy saving from solar PV
is an important element in creating net-zero
carbon buitdings on a full life basis.

The costs of solar panels are incorperated in
new development and refurbishment capex,
We estmate an gverage 4 per cent yield

on cost for solar acqross cur portfolio, with
higher yields in Southern European countries.
Revenues and cost savings, which are currently
a small praportion of overall revenues, are splt
between being incorporated intoe rents and

—_— separately identified.
Adaptation & Medium- and long-1erm ppportunity: We are reviewing more stralegic use The cost of landscaping s incorporated
mitigation nature-based carbon capture and storage. af estate landscaping to plant additianal within development and refurbishment
Landscaping trees and srj\rubs u? act asrlcng-rerm carboh  capex and is immaterial compared to
capture while alsa improving he local overall spend
envirpnment for the banefit of our customers
—_— 0 and communities,
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RISK MANAGEMENT

Climate-related risks are identified and assessed
using our risk management framework set cut
on pages 74 to 77, Principal risks are defined as
thase which could intolerably exceed our risk
appetite, considering both inherent and residual
impact, and cause material har to the Group.

ENGAGEMENT WITH 5TAKEHOLDERS

We engage with our stakeholders throughout
the year on many different topics, although

the subjects of clirate change and the need

to reduce GHG emissions have featured

more praminently over the past year. We

have two major sources of GHG emissions

in pur business: ernbodied carbon from our
develcpments and operating carbon from the
properties we |ease. Therefore, engagement with
our development contracters and our customers
i vital to achieving our carbon reduction
ambitions and, therefore, cur management

of the risk of climate change.

OQur investors and employees are also key
stakeholders in this pursuit, listering to both
about their concerns and priorities, and initiating
necessary action. We rely on the support of
these stakeholders to provide capital and internal
" expertise to develop more sustainable buildings
and to improve the energy efficiency of our
existing portfolio.

IDENTIFYING AND ASSESSING
CLHMATE-RELATED RISKS

Climate Change has been recognised as being
a potential for both risks and opportuntties
acrpss the business for some tirme but in light of
SEGRO's recagnition: of the Climate Emergency,
Climate Change is recognised as a Principal
Risk within Environmental Sustainability and
Climate Change on the Risk Register. Climate-
related risks are also considered within other
principal risks including Political and Regulatory,
Developrnent plan execution and Major event/
“Business disruption.

For eachi risk, our Risk Register tracks:

© Description of the risk and the potential
effects;

o [dentifies the Executive Director with
overall ownership and the Risk Manager
respansible for monitoring and managing
the risk:

@ An annual probability and potential impact,
to enable prioritisation;

© Mitigations in place as well as the owner of
each mitigating action.

At the current time and based on the asset-level
scenario analysis opposite, no material capital
expenditure has been ideniified beyond normal
course development and refurbishment costs
associated with mitigating assets in high risk
locations against climate change-related risks.
Such risks, and related capital expenditure, are
considered as part of the annual asset planning
process associated with the five yaar Medium
Term Plan.

MANAGING AND MITIGATING
CLIMATE-RELATED RISKS

Our process for recognising, monitoring and
mitigating Principal Risks, including climate-
related risks, is set out on pages 78 to 83 of
the Annual Report. The Board has overall
responsibility for ensuring that risk is effectively
and consistentty managed across the Group.
The Audit Committee monitors the effectiveness
of the Group's risk management process on
behalf of the Board. Each year, the Board twice
reviews the principal and emerging risks, and
reviews and approves the Group’s risk appetite
at feast annually. The Audit Committee reviews
the process of how the Group Risk Reglster has
been compiled twice a year.

In its Responsible SEGRO Framework, SEGRO
has committed itself to becoming net-zero
carbon by 2030, with minimum Science

Based Targets for redudng Scope 1, 2 and 3
emissions, incduding operating and embodied
carbon to ensure compliance with a less than
1.5C increase in global temperatures by 2050.
A key risk surrounding these targets is that we
cannot be certain to achieve them given the
lack of visibility and control over the Scope 3
emissipns relating to customers’ energy use

in our buildings and the embedied carbon
ermnissions in developrnents. Metrics associated
with these which are monitored indude portfolio
operating carbon emissions, development
embodied carben intensity, renewable

energy as a proportion of total energy use,
ar-site generation of renewabile energy and
sustainability certification of standing assets and
development completions {which camprise our
‘Green portfolie’).

RISK MANAGEMENT: ACTION
DURING 2921

We have established new investment
appraisal policies and set internal targets
associated not only with reducing emissions
but also working with our customers and
supply chain to achieve greater visibility

of those emissions. These targets wilt,

from 2022, be integrated within 3 new
Responsible SEGRO element of the bonus
metrics throughout the erganisation.

o Cuslomer engagement: We continually
"engage with our custormers and have

undertaken pilot studies of motion-sensor
technology in a number of buildings to
provide data on how to improve energy
efficency. We have agreed to retrofit solar
panels to a number of existing buildings in
2022 1o provide on-site renewable energy
to aur customers.

© Supplier engagement: We engaged with
two of our development contractors in the
UK and Continental Europe about how
to reduce the embadied carbon of our
development pipeline, These meetings
focused on how to exploit the oppertunittes
and overcome the barriers Lo build new
properties which emit meaningfully less
embodied and operating carbon to meet
our commitment to be net-zero carbon
by 2030.

© Investor engagement: As part of the
process to establish new Responsible
SEGRO metrics in the annual bonus, we
engaged with our main sharehelders to
explain our approach and to seek their
feedback. We also launched two Green
Bonds, one in each of SEGRQ and SELP,
as part of which we conducted roadshows
with investors.

© Employee engagement: We conducted a
virtual meeting dedicated 1o explaining the
Responsible SEGRO dimate commitments
and the actions we are taking as a business.
Every employee update incorporates case
studies and progress reports on how we
are reducing our carbon emissions.
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ITEMS ARE DIRECTLY
CAPTURED 1N 5EGRO'S
INCENTIVE SCHEMES

METRICS AND TARGETS

To enable our stakeholders to consider
and compare our reporting, we contribute
to a nurnber of externally-recognised
initiatives including GRESB, CDP, DJSI
Sustainability Index and the FTSE4Good
tndex. We also disclase metrics in lirre with

externally-recognised frameworks including
Sustainability Accounting Standards Board
(SASH), Global Reporting Initiative {GRI) and
the EPRA Best Practices Recommendations
on Sustainability Reparting.

I order to ensure that we also report on
those issues that we can have a direct impact

upon, we use our materiality assessment to
identify the key metrics that are material to
the business. Below are the climate-refated
metrics and targets which we monitor,
Thase in bold will be incorporated into the
Responsible SEGRO elements of the annual
bonus of alt employees from 2022.

Ciimate-
Finanzial Related Mettic 2021 2030 Narratlve
Assels Location  Portfotio at risk of 1 in 106 year food 14% nr New metric for 2021,
{86 of ERV at share]
Assels Policy EPCs rated below E (based on flourspace) 1%  05%  New atquisitions are often un-rated or of law quality.
and EPCs un-rated (based on fioorspace) 172% 21.2%  Un-rated space tends to be space subjed to refurbishment so will be rated
Legal over time.
EPCs rated B or beiler (based on floosspace) 54.6% 49.3%
Assets Risk Portlafio with high enviranmental certificatian £8.3 nr New metric for 2021, comprising whally-owned assets of £5.3 billian and
Adgptation  (BREEAM: Very Good or better lor equivalent) billient asiels held in joint venturas of £2.0 billion 3t share.
and and/or EPC certilicate of B or better (% of value {S0%)
Mirigation  al share) {Green portfglic’)
Liabilities Risk Percentage of net borrowings ind J¥s at sharej 15% e MNew melric for 2021. SEGRO and SELP each issued ane £500 million
Adaptation dassed as Green finance Instrumeniis under green band under the Green Finance Framewark during the year.
and the Green Finance Framework
Midgation G reer Finance Instruments as % of 8% nr MNew metric for 2021, Green Finance insiruments should not exceed ihe
Green Portfaiio (including joint venture assets total of the Green Partfofio.
and debt at share}
Expenditures GHG Visibility: % of portlolio space 54% 41%  New maetric for 2021, Many customers are not obliged ta discinse energy
: Emissions {sq m of AUM] for which we have use data 10 us. Without it, however, we cannot accurately measure our
energy data Scope 3 Downstream Leased Assets GHG emissions. The increase during
202i reflects nagadation with austemens agrass our partiolis,
Tonnes CO: emissions 280,575 312115 Verified Scence Based Target.
2030 Seience Based Targe! - Incorparates Scope 1, 2 {marker-based) and 3 (Downsirearn Leased Assels)
42% reduction vs 2020 baseline emissions [rom the portfolio. .
{312,115 tonnes) 10% ceduction in emissions achieved through switching Poland portlolic
energy provision 1o a certified green energy waniff as well as wider
energy saving measures in existing buildings through development
and refurbishment.
Vistikity: % of compigted 53% 35%  Covers 444,000 sq m of compieted developments in 2021. Growing use
develapments (sq m of delivered of Bullding Infarmatian Madelling {BiM} and Lite Cyde Assessment within
floarspace) with Life Cyde Assessiment the business ensure that we have goed visibitity of embodied carbon in
Tarqet: 100% of a§ developments development and we can larget areas for reduction.
over 5000 sqm
Embodied carban intensity 351 400 Based on completed developments for which we have Life Cydle
(kg Cxe per sqm of completad space) Assessments.
2030 Science Based Target ~
20% reduction vs 2020 baseline
{400 kgCOre per sq m)
Revenues Energy/ Onsite solar power capacity {based on AUM) 54 26.8 9 MW capadity added during the calendar year primarily as part'of new
- Fuel MW Mw  development compietions.
Solar power genérated on-5ite dunng the year 24,78y 20,976 1B percenti in on-site r ble energy mainly due 1o
[based on AUM) MWh  MWh  increase in capadly Dver the past bwo years.
G of visibie Scope 3 Downstream Leased Asdets 53% 1t Based an the partfolig for which we have visibility. Whare we have not been
energy use from certified renawable sources providad with the source of energy, we assume & aon-renewable tarill
“The increase during the year was primanly due te providing a cerified
green 1anff for our Poland customers.
Revenue from safe of on-site renewable energy £2.4m nr MNew metrc for 2021

o customers (Em}

“This revenue reflects cases where SEGRO owns PV panels. This metric reflects
cases where SEGRO owns PV panels and sefls the energy 10 the custemer
at a discounted rate compared 10 the grid. In other cases, PY-generated
energy is provided (o customers 3s part of thefe rent. This revenue fs not
recarded here as it & nar possible ro disaggregate it from undedyfng rent.

nr {not reparied}
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BUSIMESS CONDUCT AMD ETHICS

In everything we do at SEGRQ, we recognise
that we need ta behave morally, ethically and
lawfully. This is core to the way in which our
business is run, and the work that we do.
Acting responsibly and in the interests of all
of our stakeholders is therefore a principal part
of SEGRCO's make-up. Qur Code of Business
Conduct and Ethics, which was updated and
refreshed during the year, sets cut the high
ethical standards expected of all employees

in their daily work and gives guidance on how
to put those standards into practice to enable
Us to act with honesty and integrity. The Code
of Business Conduct and Ethics incorporates
policies on bribery and corruption {including
fraud, tax evasion and money laundering);
gifts and hospitality; political and charitable
donations; canflicts of interest; insider trading
and market abuse; confidenliality and data
protection; anti-slavery and human trafficking;
and our whistleblowing procedure.

Compliance with the Code of Business
Conduct and Ethics is 3 condition of

each employee’s employment and we

are committed to building our employee
awareness on ethical business practices.

Our peaple and others who work with SEGRO
are encouraged to speak up without recourse,
either by talking fo their line manager,

a member of the Executive Committee

ar through the independent confidential
whistleblowing reporting service. Details of
this service are available on the Company’s
intranet, as well as on posters in each office.
Anyone who works with us or on any of our
sites, may report issues confidentially through
the service too. :

Training is provided on the subject matters
covered in the Code of Business Conduct
and Ethics to raise awareness and to help

all ernployees understand what behaving
ethically means in practice. We updated our
online training module on bribery, corruption
and fraud and launched 2 new modern
slavery training module during the period,
which were compulsory for all employees to
complete. The bribery, corruption and fraud
maodule included information to ensure that
the Company and its employees have nof,
and are not, facilitating tax evasion. As part
of their induction, in 2021 alt new employees
received information on the Code of Business
Conduct and Ethics and completed the
compulsory training.

Any breaches of the Code of Business
Conduct and Ethics are fully investigated and
managed by the General Counsel or Group
HR Director as appropriate. There were no
material reported incidents of breaches of the
Code of Business Conduct and Ethics during
the year. .

COMBATTING MODERN SLAVERY AND
HUMAN TRAFFICKING

We have long recognised the importance

of respecting the human rights of our
stakeholders including our own employees,
our suppliers and the wider communities in
which we operate. We take that responsibility
seriously and, as a real estate company
involved in construction, are particularly aware
of the risks of slavery and human trafficking
within our own organisation and throughout
our supply chain. Modern slavery and human
trafficking is a crime and a violation of
fundamental human rights. It has no place in
rmodern society, in our organisation or in our
supply chain. We are committed to ensuring
that we maintain systems and controls
throughout the business to prevent modern
slavery from taking place anywhere within
SEGRO or in any of our supply chains.

During the year, we infroduced a Human
Rights Pclicy which brought together a
number of our existing poficies that relate to
human rights such as ocur Modern Slavery
and Labour Standards Supplier Code, and
Anti-Slavery and Human Trafficking Palicy.

Throughout 2021, we delivered targeted
modern slavery awareness training to
colleagues who regularly deal with suppiers,
vigll sites and meet contractors as they are
best placed to more effectively uncover
instances of modern slavery and hurnan
trafficking. This training was designed to

help these colleagues identify the signs of
modern slavery displayed by possible victims,
equip them with the right questions to ask
suppliers, contractors and other business
partners, and be clear on what actions to take
if they have any concerns. We also asked all
employees to complete mandatory online
training on modern slavery and human
trafficking in January 2022, We produced
modern slavery awareness posters, which are
now on displayed SEGRO constructian sites
and offices. These provide informaticn an key
signs of medern slavery, and how and where
to access help, for every person attending
these sites. We publish an annual transparency
statement in compliance with the UK Modern
Savery Act 2015 oullining the steps we have
taken during the financial year to prevent
modern slavery and human trafficking taking
place in any of our supply chains, or any parts
of our business. The Board approved aur latest
statement in June 2021.
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Responsible SEGRO Disclosures

continued

QOUR PEOPLE CONTINUED

We ensure that all of our applicable suppliers,
contractors and business partners are aware of
our approach o modern slavery and human
trafficking and adhere to the principles in

our Modern Siavery and Labour Standards
Supplier Code and Supplier Code of Conduct,
in accordance with our Human Rights Policy.
Our Supplier Code of Conduct also outlines
our expectations on suppliers and contractors
1o pay workers at least a rate that reflects the
cost of living. Ensuring a living wage rate is
paid to workers throughout our supply chain
reduces the likelihood that such workers

will be victims of madern slavery. In the UK,
we are an accredited Living Wage employer.

These policies can be found an our website
(https.//www.seqro.com), together with aur
latest annual Modern Slavery statement
(https./www.segro.comimodern-slavery}.

All relevant suppliers must also undertake
the annual screening checks described below.

Our Modern Slavery policies are supported
by a clear statement that any person with
concerns about modern slavery or human
trafficking, either within SEGRO or within our
supply chain, may report their concerns on

a confidential basis to our General Counsel,
our Group HR Directar or to our whistle-
blowing reporting service. As detailed above,
we have reinforced this support by displaying
the modern slavery awareness posters at

our construction sites and affices in the UK
and across our offices in Continental Europe
which details how to report concerns.

Any employee who breaches our Anti-Slavery
and Human Trafficking Policy or Human
Rights Policy will face disciplinary action,
which could result in dismissal for misconduct
or gross misconduct. We reserve the right

to terminate our relationship with other
individuals and organisations working on our
behalf if they do not comply with our Modern
Slavery and Labour Standards Supplier Code,

WHAT WE EXPECT FROM THIRD PARTIES
WHO WORK FOR US

We are committed to implementing systerns
and controls to ensure anyone who warks with
us is appointed and managed responsibly,

in accordance with the Code of Business
Conduct and Ethics and our Supptlier Cade

of Conduct.
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We have 3 long-term appraach to business,
and are keen to build lasting stakeholder
relationships. We therefore want 1o ensure that
our suppliers not only understand our stance
on business ethics, particulaily with regards
10 bribery, corruption and fraud, and modern
slavery and human trafficking, but also share
our views on these matters, consistent with
our Purpose and Values. We introduced our
Supplier Code of Conduct which consolidates
and sets out in full the principles and
standards that we expect from our suppliers
and other business partners working on

our behalf, including with respect to ethical
business conduct, labour practices, modern
slavery and human rights, whilst outlining
how we can work collaboratively to create
real change.

As part of cur supplier screening pracess,

all new suppliers are required to provide
infarmation about their polices and answer
questions about how they ensure bribery,
corruption and fraud is not taking place in
their organisation or in their supply chain,
Suppfiers must also provide information on
the work that they carry out to safeguard
against modern slavery and human trafficking
occurring in their own supply chains, before
they can be approved as a SEGRG supplier,
This screening exercise is repeated every other
year in respect of bribery, corruption and
fraud, and every year in respect of modern
slavery and human trafficking. We also check
that thase UK businesses who are required

to publish a statement in accordance with

the Modern Slavery Act 2015, have done so.

In addition, each year our Legal team meet
with 3 number of suppliers in both the UK
and Continental Europe to discuss their
approach to bribery, corruption and fraud, as
well as modern slavery and human trafficking.
When selecting which suppliers to visit, we
generally adopt a risk based approach, taking
account of the risks asseciated with their
sector and how material the impacts they
have gn our behalf would be, as indicated

by our annual spend with them, but we

will also visit 2 supplier if we have a specific
concern, During the period, seven meetings
with suppliers from the construction, IT
support, facilities management and security
sectors tack place, virtually. It continued to
be a valuable exercise as it allowed us to
develop an impression of their culture as
well as understand how they have adapted
to the difficulties wrought by the pandermic
and the pressures, if any, it had on themn and
their supply chain. Afl suppliers we spoke to
remained SEGRC suppliers.
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Any findings that raise material concerns
from our due difigence processes would

be communicated to the Board and acted
upon swiftly. We continue to monitor the
effectiveniess of the steps we have taken to
prevent bribery, corruption and fraud, as well
as modern slavery and human trafficking
from taking place in our business and supply
chains. We adapt our processes where
necessary in response to evolving guidance
and industry action.

LOOKING AHEAD TO 2022 AND BEYOND

As a responsible business, we are always
locking at ways ta promote robust business
ethics and strengthen our relationships with
suppliers and ather stakehalders. In 2022, we
will continue to review our supplier screening
pracess to ensure it remains suitable for cur
busingss and reflects best practice. We will
continue to promote awareness training to all
of our colleagues to help them identify when
madern slavery ar human trafficking might be
taking place, as well as remind them about cur
policies and procedures in this area.

We will be looking at how 1o keep raising
awareness of the modern slavery helpline

and our confidential whisdeblowing reporting
service in all of our UK developments. We will
work with our calleagues in Continental
Europe with their local equivalent helplines
and ensure that the modern slavery awareness
posters are displayed at the rest of our

offices, and at construction sites, across
Continental Europe.

We wiil maintain open and constructive
dialogue with our suppliers, contractors and
other business partners about our Supgplier
Code of Conduct. We will continue to work
with our operations team to foster stronger
supplier relationships and will seek to carry
out more meetings with them to discuss the
common topics which affect our industry,
and look to share and understand ideas and
best practice.
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UK GENDER AND ETHNICITY PAY
GAP REFORTING

We believe that analysing diversity data and
being transparent is an impaortant step towards
creating meaningful change. This is why we
have voluntarily published our Gender Pay
Gap data since 2017 and our Ethricity Pay
Gap data since 2020. Please note that this
data covers our employees in the UK only:

.0 In 2021, our mean Gender Pay Gap was
46.2 per cent, an improvement from 50.9
per cent in 2020, The Gender Bonus Pay
Gap was 74.5 per cent, an improvement
from 77.3 centin 2020.

0 In 2021, our mean Ethnicity Pay Gap was
25.3 per cent, an improvement from 26.9
per cent in 2020. The Ethnicity Bonus Pay
Gap was -36.0 per cent, in favour of BAME
employees, explained by our BAME prafile
at plc level. .

Like mary other organisations, particularly in
the property sector, the reason for our Gender
Pay Gap and our Ethnicity Pay Gap is the fact
that we have more men than women and
more white emiployees than éthnic minority
employees in senior roles.

In SEGRO, our employees are paid equally
for doing equivalent jobs across our business
and our reported Pay Gaps are a direct
result of our emplayee profile and do not
represent pay discrimination. The bonus pay
gap, which includes share scheme paymenits,
is a reflection of share schemes being part
of the remuneration package of senior roles
in SEGROC.

A care element of our Responsible SEGRC
framework is to improve the diversity of our
business, throughout the organisation at

all levels of seniority. This is crucial for the
enduring success of our business but should
also be reflected in reducing our Gender and
Ethnicity Pay Gaps over time.

PAY QUARTILES

Graph removed

Graph removed

UK GEMDER AND ETHNICITY PAY GAP Mean Medlan
Gender Pay Gap 46.2% 45,40h
vs 2020 -4.7% -3.3%
Gender Bonus Pay Gap 74.5%: 78.0%
vs 2020 -2.8% +1.1%
Ethnicity Pay Gag 25.3% 34.1%
vs 2020 . -1.6% 0.0%
Ethnicity Bonus Pay Gap -35.0% 65.1%
vs 2020 +94.0% +3.6%
Notes

SEGRO has fewer than the 250 UK employee threshold required for statutory UX Gender Pay Gap and we are
therelore reporting this information on a voluntary basis.

The UK Ethnicity Pay Gap is being voluntarily reported as there is no currenily no requirement for any organisation
to publish ethnicity pay gap information. We have therefore used the Gender Pay Gap methodology.
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GOVERNANCE

Governance at a glance

2018 UK CORPORATE
GOVERNANCE CODE
{THE CODE)

The Code is the key governance guidance
to which we referred during the financial
year to 31 Pecember 2021, and can be
found at www. frc.org.uk.

The Board considers that it has complied
with the Principles and Provisions of the
Code in all respects, except Provision 38
which requires that pension contribution
rates for Executive Directors, or payments
in liew, are aligned with those avaitable to
the workfarce, as outlined in the Directors
Remuneration Report on page 138.

Full compliance will be achieved by the end
of 2022.

Further details on how we comply with the
Code are outlined in this Governance Report.

Leadership and purpose

Our Board is responsible for leading
the business in the way which we
believe is most likely to lead to
long-term sustainable success. This
includes effective engagement with |
our stakeholders and particularly
our colleagues,.

Image removed

p108-115

HIGHLIGHTS OF THE YEAR
O Hybrid AGM
© Shareholder consultation

O Workforce engagement sessions

© Baard Strategy Day

) b

“Chair’s introduction

Division of responsibilities

Qur Board ensures we have the
right combination of Executive
and Non-Executive Directors
without any individual or group
of individuals dominating the
decision making.

Image removed
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p116-121

HIGHLIGHTS OF THE YEAR

o Composition of the Board and its
Committees

© Major acquisitions, disposals and
development decisions

© Green Finance Framework and launch of
inaugural SELP and SEGRO Green bonds

D

Governance framework
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Composition, succession
and evaluation

Our Nomination Committee ensures that we have: a
balanced Board with the appropriate skills to govern the
business; an effective evaluation; and a succession plan.

p122-129

HIGHLIGHTS OF THE YEAR
‘o External Board evaluation
© Appointrment of twp Independent Non-Executive Directors

© Search for a further Independent Non-Executive Director

Image removead

Remuneration

Qur Remuneration Committee determines the
Remuneration Policy which aims to incentivise
strong performance whilst avoiding excessive

" risk taking. The Committee oversees the Policy
implerientation and is mindful of pay across
the business.

Image remaved @
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Audit, risk

and internal control .
Our-Audit Committee monitors the integrity
of the Financial Statements and oversees the

risk management process and internal
control environment.

Image removed

p130-135

HIGHLIGHTS OF THE YEAR

© Monitoring development of and responding to the BEIS audit
reform consultation .

© Compliance with new TCFD and ESEF reporting requirements

p136-161

HIGHLIGHTS OF THE YEAR
© Welcomed new Committee Chair

© Alignment of remuneration and strategy, particularly Responsible
SEGRO ambitions

© New Remuneration Policy for 2022
© Shareholder and proxy advisory agency consultations

© Executive Remuneration workforce engagement session

Directors’
Remuneration Report
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GOVERMNANCE
Chair's introduction

Another year of excellent performance for SEGRO

Image removed

This is my final Governance
Report to shareholders

as Chair of SEGRO .. tve
thoroughly enjoyed working
here and wish SEGRO every
success in the future”

GERALD CORBETT
CHAIR

Read more about our strategy and performance
in the Strateqic Report See pages 22 to 101

As Chair of SEGRO, I'm pleased to present
this Governance Report for 2021,

it has been another year of excellent
performance for SEGRO. Along with achieving
record numbers in many areas we have also
made significant process with our Responsible
SEGRO ambitions.

2021 remained a busy year, the Board met
on numerous occasions in addition to our
regularly schedufed meetings, and often at
short notice, and the Board's participation and
engagement has played a huge part in our’
achievements this year.

The Covid-19 pandemic continued to play

a part in how we operated during the

year. Having moved to holding Board and
Committee meetings virtually in 2020, the
Board was well equipped to cantinue this
until June 2021 when we returned to the
affice for our first face-to-face meeting in over
a year. The technology in place enabled us

to continue to operate searnlessly, maintain
strong governance, and manage our robust
decision making effectively, however we were
glad to be able to return to some normality

- engaging with our colleagues and the
management team, as well as visiting some
af our sites.

BOARD CHAMNGES

There have been a number of changes to the
Board and Committee memberships during
the year. Simon Fraser and Linda Yueh joined
the Board s Independent Nan-Executive
DOirectors and members of the Audit,
Nomination and Remuneration Committees
in May 2021.
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Sue Clayton was appointed to the Audit

and Remuneration Committees, and Mary
Barnard to the Audit Committee. Simon
succeeded Christapher Fisher as Chair

of the Remuneration Cormmittee in June
2021, Christopher stepped down from the
Nomination Committee in June and remained
a member of the Audit Committee and the
Board until his retirement in September.

Directors’ biagraphies are set out on pages
106 andg 107 and further information on the
Board changes is discussed in the Nomination
Committee Report on pages 124 to 129,

Additionally, during the year, the Nemination
Committee cornmenced a search to appoint
an Independent Non-Executive Director with
the relevant skills and experience to succeed
me as Chair, In January 2022, | confirmed my
intention to retire with effect from 30 June
2022. Andy Harrison will join the Board on

1 April 2022 and succeed me as Chair of the
Board and Nomination Committee on my
retirement. Further details of this process are
described by cur Senior Independent Director,
Martin Moare, an page 129.

| would like to extend my thanks to
Christopher for his valued and insightful
contributions and wish himn well for the future.

Please join me in welcoming Simon and Linda
1o the Board. We look forward to working with
Andy when he joins us in April.

BOARD EVALUATION

As Chair, I've always found the Board
evaluation feedback invaluable. This year, the
independent extermnal review cancluded that
the Board and its Committees continue to
operate effeciively and were well led.

Full details of the process and the outcomes
are set out on pages 122 and 123,

PURPOSE, CULTURE, STAKEHDLDERS
AND 5172

We have tong been aware of the importance
of considering stakehoiders in our dedsion
making, and we recognise our responsibility

to make a positive contribution to wider society,
not just focusing exclusively on financial refums
for shareholders.

Last year we announced the SEGRO Centenary
Fund and Responsible SEGRO. The Board
received regular updates on the Company's
progress against the three Responsible SEGRO
priorities. Thess include championing low
carbon growth and our ambition to be net-
zero carbon by 2030; investing in our local
communities and environments; and nurturing
talent throughout the organisation.

Set gut cn page 20 is a description of our
Purpose and our culture.



We have reported our compliance with 5172 on
page 85 of the Strategic Report, and on pages
110 to 113 of this Report we explain how the
Baard has engaged with its five key stakeholders
and how we have considered 5172 in our
decision-making process.

GOVERNANCE AND THE DELIVERY
DF STRATEGY

Pages 120 and 121 describe the key activities
of the Board during the year.

In accordance with the Schedule of Matters
Reserved for Decision by the Board, we
considered and approved some strategic
acquisitions, disposals and developments.

When debating these transactions we

. considered the potential impacts on the
Company's stakeholders inciuding job
creation in the local communities, how they
fit within our Rasponsible SEGRO strategy
and sustainable returns for investors.

Qur teams are required to report on this
inforration as part of the capital approval
process and our Responsible SEGRO
ambitions are at the forefront of our minds
during the decision-rmaking process and when
waorking with our local communities and partners.

As part of our continual and regular reviews
of our governance processes supporting
our growth strategy, we have increased

the Board's delegation of authorities relating
to capital investment decisions whilst
ensuring that there remains appropriate
Beard level aversight.

As ever the Board Strategy Day was 3
highlight of the year and you can read
mare about this on page 108.

ENVIRONMENTAL, SOCIAL
AND GOVERNANCE (E5G)

The Board continues to be mindful of ESG
as an important area for its stakeholders,
including investors, custorners and employees.

We dedicated time at the Strategy Day to
cur sustainability strategy review and, during
the year, received a number of updates

from the Responsible SEGRO Driving
Group on progress against our ambitions,
including our target to be net carbon-zero
by 2030. Corporate Citizenship attended the
September meeting to provide a briefing on
Climate Change.

In May, we published our Green Finance
Framewark integrating our Responsible
SEGRO commitments with our financia!
strategy, and subsequently launched the first
Green bord for SELF, followed by SEGRO's
inaugural Green bond in September 2021,

We are delighted to have achieved
accreditation with the National Equality
Standard and the Living Wage Foundation
during the year.

o

OVERVIEW STRATEGIC REPORT

ANNUAL GENERAL MEETING (AGM)

We had hoped to welcorne shareholders

back to the 2021 AGM in person, having
conducted the 2020 AGM as a closed
meeting due to the UK Government’s stay

at home restrictions that were in place at

the time. Unfortunately, due to the Covid-19
pandemic many restrictions remained in place
in April 2021 and regrettably, shareholders
could not attend in person. We held the 2021
AGM as a ‘hybrid’ meeting and invited our
shareholders to attend the meeting online. We
put in place measures to allow questions in
advance of the meeting, via email, and during
the meeting, both via the electronic AGM
platform and through a telephone line.

At the time of writing, we are aptimistic that
we will be able to return to an in-person AGM
in Aprit 2022 and the Directors look forward
to welcoming shareholders to the meeting.
Please check our 2022 Notice of Meeting for
the most up to date infarmation as we will
continue to follow Goverament guidance.
Shareholders are advised to check our website
which will be updated if there are any changes
to the arrangements.

In addition to the usual business at the AGM,
we are seeking sharehoider approval for a new
Remuneration Policy, with the current policy
having been approved in 2019 far three years,
and an amendment to the accompanying
rules of our Long Term Incentive Plan,

which will aflow us to implement the new
Policy. The Remuneration Committee has
consulted extensively with stakeholders in the
development of the new Remuneration Palicy,
as detailed further on pages 156 to 161.

The Board believes that the Policy is in the
best interests of the Company and we hope
that we can count on shareholder support in
passing these resolutions.
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LOOKIMG FORWARD

This is my final Governance Report to
shareholders as Chair of SEGRO, as | will be
retiring from the Board on 30 June 2022,
and will hand the reins to Andy Harrison,

My six years at SEGRO have coincided with
2 period of growth and much success for the
Company and the business is in great shape.

We have multiplied the development
programime by over four times and have
increased assets under management

from £5.7 billion to £21.3 billion whilst
simultaneously funding ourselves prudently,
maintaining a strong balance sheet,
lengthening the maturity of our debt and
raising equity when appropriate.

| am delighted to be succeeded by someone
of Andy’s calibre, who brings a wealth of
experience across several different industries
and public company boards. We look forward
to welcoming him to SEGRO.

| would like to thank my Board <olleagues and
the Executive team for their cornmitment and
support in my time as Chair. I've enjoyed a
close ang effective working relationship with
our Chief Executive, David Sleath. We were

2|l delighted at his award in the New Year's
Honours List, particularly as he was proposed
by the employees of the Company.

| take the opportunity to say a heartfelt thank
you to all our employees for their dedication
and hard work in extraordinary circumstances
during the year. |'ve tharoughly enjoyed
working here and wish SEGRO every success
in the future.

GERALD CORBETT
CHAIR
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GOVERNANCE
Leadership and purpose

Board of Directors
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GERALD CORBETT
CHAaIR

DAVID 5LEATH OBE
CHIEF EXECUTIVE

S5OUMEN DAS
CHIEF FINANCIAL QFFICER

Appointed:; 1 March 2016 (Chair; 22 April 2015)

Skills, experience and contribution

Gerald's extensive experience as a director and a chair
across various sectors brings indispensable strategic
insight to the boardroom. Throughout his career he has
been a directer of 13 public companies, seven of which
he has chaired.

Current appointments
Chairman, St Albans Cathedral Foundation | Trustee,
National Churches Trust

Previous appointments

Chair, Marylebane Cricket Club | Chair, Betlair | Chair,
Britvic plc | Chair, Moneysupermarker.com | Chair,
Numis Corporation plc | Chair, S5L International plc |
Chair, Woolworihs Group plt | Non-Executive Director,
MEPC | Non-Executive Director, Greencore Group |
Nen-Executive Director, Burmah Castrol | Finance
Director, Redland and Grand Metropalitan | Chiel
Executive, Railtrack

Appointed: 1 lanvary 2006
{Chief Executive from 28 April 2011; Firance Director
from 1 January 2006 to 28 April 2011)

Skills, experience and contribution

David has considerable board level experience of lisied
companies and has extensive know!edge of the real
estate, manufacturing and distribution sectors and

the Company. His finandial and general management
experience has helped lead the successful design and
implementation of the Company's strategy during his
tenure as Chief Executive.

David is 2 Fellow of the Institute of Chartered
Accountants in England and Wales.

Current appointments
Senior Independent Director, Electrocomponents ple |
Board member, Eurapean Public Real Estate Association

Previous appointments

Senior Mon-Executive Director, Bunzi plc | Finance
Director, Wagcen ple | Partner, Arthur Andersen | President
and board member of the British Property Federation

Appointed: 16 January 2017

Skills, experience and contribution

Soumen combines leadership, of the finance functions
with a wider contributicen te the business through
strategy, investment and innovation. He brings his
extensive board-level experience znd deep knowledge
of capital markets 1o the Group, having been Chief
Financial Officer of Yisted companies for over 11 years
and with a background as a corperate finandier.

Current appointments
Non-Executive Director, NEXT plc

Previous appointments

Managing Director and Chief Financial Officar,
Capital & Counties Properties plc (Capco) | Partner,
Mountgrange Investment Management LLP |
Executive Director, UBS
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ANDY GULLIFORD
CHIEF OPERATING OFFICER

MARY BARNARD
INDEPENDENRT NON-EXECUTIVE DIRECTCR

SUE CLAYTON
INDEPENDENT NOMN-EXECUTIVE DIRECTOR

Appointed: 1 May 2013

Skills, experience and contribution

Andy has worked in a vanety of real estate roles and
brings extensive knowledge of the Company and

the real estate sectar in both the UK and Continental
Europe. He joined SEGRO in 2004 ang has been
influential in the successful delivery of a recard number
of development completions for the Company as well
as for its strong cperational performance.

Andy is a member of the Royal Institution of Chartered
Surveyors {MRICS),

Current appointments
Director, LandAid Charitable Trust Limited

Previous appointments

European Director, Jones Lang LaSalle | Cirector of
Corparate Acguisitions; Business Development Director;
Managing Director for Continental Eurape, SEGRO
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Appaolnted: 1 March 2019

Skills, experience and contribution

Mary has extensive commerdal and general
management expedience and a deep understanding
of customer needs and trends through her various
intematienat roles in sates and marketing. She has a
strong knowledge of the operation of the retail market
and supply chain.

Current appointments
Chief Cernmerdial Officer, Mandelez International Inc

Previous appointments

President, European Chocolate Category, Mondelez
Internatianal Inc | Senier Vice President and General
Manager, Pepsi-Lipton Partnership | Non-Executive
Director, Poundiand Group plc | President CAOBISCO |
Chair, Cadbury Foundation | EXCO member, Food &
Drink Federation and Institute of Grocery Distribution
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Appointed: 1 lune 2018

Skills, experience and contribution

Sue brings a wealth of properly market knowledge
to the Board, with over 30 years of experience in
property investment markets, having worked in the
UK commerdial praperty market for her whole career.
She is active in promoting diversity including through
her former role as the Chair of Women's Network at
CBRE and as co-founder of Real Estate Balance.

Sue is a Fellow of the Royal Institution of Chartered
Surveyors (FRICS).

Current appeintments

MNon-Executive Director, Helical plc | Member of the
Cominittee of Management, Hermes Property Unil
Trust | Chair, Barwood 2017 Property Fund | Trustee,
Reading Real Estate Foundation

Previous appeintments

Head of Mational Investment; Managing Director of
Capital Markets, CBRE | Board member, CBRE LiK
Management and Executive Boards, CBRE Graup Inc
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AUDIT COMMITTEE MEMBER

NOMINATION COMMITTEE MEMBER

REMUNERATION COMMITTEE MEMBER

CHAIR OF COMMITTEE
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CAROL FAIRWEATHER
INDEPENDENT NON-EXECUTIVE DIRECTOR

S1IMON FRASER
INDEPENDENT NON-EXECUTIVE DIRECTOR

MARTIN MOORE
SENIOR INDEPENDEMT NOM-EXECUTIVE DIRECTOR

Appointed: 1 January 2018

Skills, experience and contribution

Caro! has recent and relevam finance experience and
brings commercial knowledge to the Board. Her prior
experience as Chief Financial Officer of the retailer
Burberry Group is valuable to the Company in her
understanding of retait and digital commerce trends.

Carol is a Fellow of the Institute of Chariered
Accountants in England and Wales,

Current appolntments
Neon-Executive Director, Smurfit Kappz Group plc |
Trustee, Somerset Howse Trust

Previous appointments

Chiel Financial Officer, Burberry Group | Director
of Finance, Mews Inlernational Ltg | UK Regional
Controller, Shandwick plc

Appointed: 1 May 2021

Skills, experience and contribution

Simon has extensive knewledge of working on
remuneration commiltees, having previously chaired
the remuneration committees at Derwent London and
Lancashire Holdings. He is a former investrent banker
with a wealth of financial experience, having spent the
maijarity of his career with Bank of America Merrill
Lynch where he was appointed Managing Director and
Co-Head of the Corporate Broking division in 2004,

Current appointments

MNon-Executive Director, Legal & General Investment
Management (Holdings) Ltd | Senior Independent
Director, Lancashire Holgings L1d | Non-Executive
Direcior, Lancashire Syndicates Limited

Previous appointments

Senior Independent Director, Derwent Londen pic |
Managing Director/Division Co-Head, Corporate
Braking, Merrift Lynch/8ank of America

Appointed: 1 july 2014

Skills, experience and centribution

With over 40 years’ experience of real estale and the
property sector, Martin brings industry knowledge and
breadth of practice to the Board.

He is a member of the Royal Institetion of Chartered
Surveyors (MRICS}).

Current appointments
Chairman, Secure Income RE ple

Previous appointments

Chatrrean, BMO Commercial Property Trust | Senior
Adviser, Kahiberg Kravis Roberts & Co LLP ] Chief
Lxecutive and Chair, MG Real Estate | Adviser and
Commissianer, The Crown Estate | Board member and
President. British Property Federation | Board member
and Chair, Investment Property Forum | Commissiener,
Historic England | Non-Executive Directar, M8G Asia
Property Fund
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LINDA YUEH
INDEPENDENT NON-EXECUTIVE DIRECTOR

JULIA FOO
COMPANY SECRETARY

Appointed: 1 May 2021

Skills, experience and contribution

Linda brings a broad range of skills 1o the Beard,
including robust commercial experience and a strong
background in economics, as a Fellow in Econamics at
St Edmund Hall, Oxford University, Adjunct Professor
of Ecanomics at London Business School ang Visiling
Professor a1 London School of Economics and

Political Science.

Current appointments

Non-Executive Director, Rentokil Initial plc ) Senior
Independerst Director, Fidelity China Special Situations
pic ] Chair, Baillie Gifferd's The Schiehallion Fund Ltd |
Adviser, UK Board of Trade | Member, Independent
Review Panel on Ring-lencing and Proprietary Trading

Previcus appointments -

Non-Executive Director, Baillie Gifford's Scottish
Morrgage plc | Men-Executive Director, JP Morgan
Asian Growth and Income pic | Chiel Business
Correspondent, BBC News | Economics Editor,
Bloamberg News | Comporate Lawyer, Paul Weiss
Rifkingd Wharton & Garrison LLP

Appointed: 7 lune 2021

Skills, experlence and contribution

lulia provides advice and support on corporate
governance best practice, listing and compfiance
requirements 1o the Board and its Committees.
She has aver 19 years of wide-ranging experience
in the industry, and leads the Company Secretariat
teamn respansible for SEGROs listed and subsigiary
compliance and govemance across the Group.

Julia is a Fellow of the Chartered Gaovernance
Institute (FCG).

Previous appointments

Deputy Company Secretary, J Sainsbury ple | Deputy
Company Secretary, Currys pic {previously Dixons
Carphone ple) | Deputy Comparny Secretary, Halma plc
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ANDY HARRISON
INDEPENDENT NON-EXECUTIVE DIRECTOR

Andy will jain the Board on 1 April 2322, and
subject to election at the 2022 AGM he will
become Chair on 30 June 2022.

Skills, experlence and contribution

Andy is an experienced chair having held the
position at Dunetm Group plc for over six years.
He is atso a former CEQ wha has led multiple
large consumer facing organisations-with strong
service oHerings. His leadership and business
understanding will prove invaluable.

Current appointments
Chair, Dunelm Group pic

Previous appointments

Chief Executive, Whitbread plc | Chiel Executive,
easylet ple | Chiel Executive, RAC ple | Mon-
Executive Director and Audit Committee Chair,
EMAP plic

Further details on Directows skills and the composition
of the Board, inckeding diversity and tenure, are available
In the Nomingtion Committee Report starting on page 124,
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GOVERNANCE
Leadership and purpose

Board leadership
and Company Purpose

CASE STUDY:

STRATEGY DAY

Each year, the Board 1akes an apportunity to step
away from the routine of the corporate calendar
to spend some time reflecting on strategy,

the wider business and macroecanomic
environment.

Maving conducted the 2020 Strategy Day
remolely, the Board was pleased to return to an
in-person approach for 2021 and we spent a
day and a half offsite. Whilst a full pack of papers
was provided covering a wide range of tapics

to ensure Directors were tully briefed, on the
day the focus was on a small number of items.
This enabled the Board to step back from the
usiral Board agenda items and ensure that each
strategic area received a more detailed focus.

We spent the first part of the offsite considering
the macroeconomic outicok within the
jurisdictions in which we operate, with a
presentation delivered by the Chief Economist,
Eurape, from UBS. We then considered how
these trends may impact our markets as wel|

as the investment outiook far the businass,
followed by an informal debrief discussion.

Cin the second day. upon refiection on the
discussions from day one, we dedicated

an entire sessian to debate our investment
strategy. We covered the assumptions, strategic
choices and gutputs underlying the Group's
Medium Term Plan, We considered the annual
portfolio review which, alongside our view of
the property cycle and a detailed analysis of the
sectors in which we operate, will form the basis
of our investment decisions in future years,

We further considered our ey strategic
priorities for the future, and concluded that our
strategy remains appropriate despite the macro
and geopolitical uncertainty. We recognised the
growth and scale of the business, the challenges
and opportunities present and there was a
consensus reached on the Group's pricrities

for 2022,

There was a sessian on diversity and inclusion,
talent management and succession planning,
as part of our wider Responsible SEGRO
Nurturing Talent strategy review. We were
pleased \o see our progress over the past year
against our identilied priarities. We reviewed
improved diversity metrics, future employment
and talent management trends for the Group,
and proposals for continued momentum and
progress planned for 2022:
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AM EFFECTIVE AND
ENTREPRENEURIAL BOARD

The Board is responsible for creating and
delivering shareholder value by setting the
strategic direction of the Group. The Execulive
team has day-to-gay responsibility for
implementing this strategy and it is the Board's
rofe to hold management to account for
ensuring that it is delivered. The werk of the
Buoard should and does complerment, enhance
and support the work of the Executive team.

information about our strategy is on pages 22
and 23. You can read more about the annual
Strategy Day in the case study on the left.

The Board is made up of talented individuals,
with a depth of commercial experience from

a range of industries. This diversity of thought
helps create an effective and entreprenewrial
Board as each member has a fresh perspective
to bring to discussions. See pages 106 and
107 for more information about the Directors
and the contribution they bring to the Board.

During the year, we welcomed two new
independent Non-Executive Directors. Further
information on the recruilment process

and their induction to the Company and

the Board can be found in the Nomination
Committee report on page 125. These new
appointments bring with them expertise in
finance, remnuneralion, commercial experience
and economics, complementing the skill set of
the existing Directors.

PROMOTING LONG-TERM
SUSTAINABLE SUCCESS

SEGRO's principal duty is to deliver lasting,
sustainable success and generate value for
shareholders and cther investors, whilst
being mindful of cur impact on stakeholders
and wider society. 2021 was another year of
financiat and aperational cutperformance.
Once again, earnings grew strongly,
supperted by record levels of new contracted
rent and development compleations. Looking
ahead, the combination of new rental income
from the development programme, and the
benefits of active asset management of our
existing portfolio, should enable us to drive
sustainable growth in both earnings and
dividends. The Chief Executive’s Statement
an pages 12 to 15, alang with the Finandial
Review on pages 66 to 73, sets out in much
more detail our strategy and the reasons for
our continued success.
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The TSR chart on page 146 tells this story.
Sharehalders have benefited from strong
retums with £100 invested in our shares on
31 December 2011 having returned £947
(including dividends, which have increased
every year for the [ast nine years] by the
end of 2021. At the end of 2021, SEGRO
was the Jargest REIT on the London Stock
Exchange and the 33rd largest company in
the FTSE 100.

This financial strength ensures that we have
the ability to provide employment and support
businesses in the areas in which we operate.

INVESTING FOR THE LONG TERM

Much of the Board's decision making is
focused around ensuring that the Company is
sustainable in the long term.

© Each year, the Board considers our Medium
Terrn Plan, which assesses the opportunities
and risks for the Company over the following
five years, and forms the basis of our
viability statement.

a Once a year, the Board takes time to
consider the long-term strategy of the
business, incorparating presentations and
discussions on longer-termm opportunities
and threats to the business.

o Throughout the year, the Board has overall
responsibility for the Company’s approach
to risks and ensures they are effectively
and consistently managed. It reviews the
measures in place lo mitigate the near- and
longer-term risks (induding emerging risks)
to the business.

Real estate is inherently a leng-term ingustry,
and the Board therefore takes this into
congideratian in al of its decision making.
The Board approved the current strategy in
2011, which included the repositioning of the
portfaio. The results have been felt over the
past few years, and are reflected in the strong
share price performance, high custarmer
retention rates, low vacancy and strong
employee engagement scores which have

all contributed to our business performance.

The Board is responsible
for creating and delivering
shareholder value by setting

the strategic direction of
the Group.”




CULi’URE. PURPOSE AND VALUES

Culture is the character and personality
of a business. It is what makes us unique
and is the sum of our Purpose and Values,
behaviours and traditions. kit guides our
relationships not just with our employees
buk with our other stakeholders as well.
Our culure js unique and permeates
throughout the whole business. It sets

the tone for good governance.

We are proud of our Purpose {0 create the
space that enables extraordinary things to
happen and our five Values. In 2015, aur
Executive Committee invested in a significant
programme to engage everyone in the
business in creating our Purpose and Values.
We wanted to develop a unifying purpose
which aligned with our strategy ana a set of
principles to guide the development of our
Juture culture, Six years on, our Purpose

and Values are now well embedded in the
‘business and form the basis of our workforce
pelicies. They help to unify employees and
describe the core beliefs about how SEGRO
does business, They are a universal language
across our business and the countries in which
we operate,

WHY
WE EXIST

WHay
WE WANT
TO ACHIEVE

HOW
WE WORK

WHY

Gur Purpose is our carmpelling,
mernorable and differentiating statement
that energises us as a team, beyond
money or profit.

HOW

Qur Values are our core belefs about how
we do business, which guide our decision
making, large and small.

WHAT

Our Strategy is the goal we are aiming for.

Py

OVERVIEW STRATEGIC REPORT

It is essential that the Directors lead by
example and live the Values. The Executive
Directors are obviously mare visible leaders
around the business and help to set the
tone. When the Directors are together, they
live the Values in the boardroom as follows:

SAY ITLIKEIT IS

The Directors are honest and transparent
in dealings with each other and those
who interact with them both in and cut
of the boardroom. The Chair encourages
constructive debate and challenge
during meetings.

STAND SIDE BY SIDE

The Ncn-Executive Directors bring

to the Board their knowledge and
experience from other businesses.
The Directors are supportive and take
collective responsibility for decisions.

KEEP ONE EYE ON THE HORIZON

The Directors look to the long term in
their decision making. They want to
understand future trends and how the
Company can use them for the benefit
of itself and others.

IF THE DOOR IS CLOSED...

The Non-Executive Directors support
the Executive Directars to find solutions
to more complex transactions and
provide assistance where more difficult
judgement calls and decisions need to
be made.

DOES IT MAKE THE BOAT GO FASTER?

The Directors look at different ways of
working to create effective relationships
and discuss regularly where they can
best add value.

Read more about our Furpose
see page 87
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GOVERNANCE FINANCIAL STATEMENTS

Within the boardroom, the consistent feedback
from all of the recent evaluations is that all of
the Directors feel they can contribute, speak
freely and do not feel constrained. The Chair
encourages open debate and no one individual
dominates, The seasoned redationships of most of
the Board members mean they can say it like it
is and have their thoughts heard in a challenging
yet supportive environment. The Board has
adjusted well to the new members who joined
during the year, who bring a fresh perspective
to discussions and debate. This cufture has
helped us remain focused and cohesive during
the year. This dose understanding arnongst the
Directors has meant that whiist meetings were
held remately until June 2021, the Board has
continued to aperate effectively and efficiently.

The Board considers that the Company's culture
can be defined by the following characteristics:

© a strong desire to create a successful
business we can be proud of;

© trust and strong professional integrity —
we deliver on promises;

© pragmatism — a ‘sleeves up’ approach
regardless of status;

© thoughtful, detailed and measured
decision making;

© respect and transparency; and

O caring about people and taking an interest
in their welibeing.

The Board continues to monitor the
culture of the Company through indicators
which serve as a temperature check.

They consider:

o employee engagement survey results;

o workforce engagement sessions;

o feedback from office and site visits by

Executive Directors and the Board as
a whole;

© data on employee turnover;
© Health and Safety incident statistics;
© customer satisfaction surveys;

0 breaches of the Code of Business Conduct
and Ethics;

o internal audit reports; and

© whistleblowing incidents.
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GOVERNANCE
Leadership and purpose

Stakeholder engagement
from the Board’s perspective

We have identified our key stakeholders —
those important groups that are an integral
part of our business modetl.

STAKEHOLDERS

Our 5172 statement is on page 85 together with additional information
about our key stakeholders and why they are important 1o us.

Set aut an the following pages is how the Beard has considered the

5172 requirements and applied them in its decision making and ils
engagement with stakeholders during the year, Stakeholder engagement
is an irtegral part of the Board’s decision-making process and all
prapasals to the Board relating to major decisions must demonstrate
that the impact on stakeholders has been considered.
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SLOUGH TRADING ESTATE BOARD TOUR
The Sfough Trading Estate team gave

a presentaltion and guided tour of the
Slough Trading Estate, showing pragress
on some of SEGRO's current developments
and discussed Juture plans.

GREATER LONDON BOARD PRESENTATION *

Image removed

GREATER LONDON BOARD TOUR
The Greater London team organised a tour of a
number of sites across our West London portfelio.
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Leadership and purpose

Stakeholder engagement from the Board's perspective

continued

WHO THEY ARE

HOW DID THE BOARD ENGAGE WITH THEM IN 20217
DIRECT ENGAGEMENT

EMPLOYEES

... deliver SEGRO’s strategy in line with our
Purpose and Values, and cuiture,

© Reviewed the resulis of the biennial Employee Engagement Survey in
January 2021.

O Held five workforce engagement sesstons with Non-Executive Dirgctors and
3 cross section of employees from across the business.

Q@ Visited assets in the Thames Vafley and Grealer London portfaiios with the
local leams.

© Encouraged the Leadership team and their reports to present at Board
meetings.

CUSTOMERS

... are our occupiers and SEGRO wants to
hear about what they want from our assets 50
the Company ¢an continue to create the space
that enables extraordinary things ta happen.

© Met with a key custemer during their tour of Greater London assels.
O visited SEGRO’s first carban neutral relurbishment in Landon.

© Visited the safe walkway at Shoreham Road, Heathrow Airport, where
improvements had been made tg the site based on customer and visitor
leedback Lo enhance pedesirian safety and reduce traflic cangestion.

SUPPLIERS

... include all the advisers, construction firms
and everyone involved in SEGRO's supply
chain. Our suppliers are key to the creation
of the space for occupation by our customers.

O Received presentations from the Company's brokers (USB and BAML) and
valuers (CBRE).

@ Approved the Modern Slavery and Human Trafficking s@temenit and poiicy.

< Prioritised suppher engagement in 2G22, as the 2021 wisits weére postponed
due to Covid-19.

COMMUNITIES

... are the people who live and work in
the areas where the Company's assets are
located and incluge local residents, locat
government and community groups. They
can also be members of any of our other
stakeholder groups.

O Executive Directors, together with employees from 3% areas aof the Business,
participated in the Group-Wide Day of Giving.

© Received preseniations on Business Unit aciivities from Managing Directors
and their teams, including their respective Community Investenent Plans,

INVESTORS

... provide the capital through equity or

debt which finances SEGRO's business and its
future growth. Shareholders, both institutional
and retail, are the owners of our business.
They are also the finandial institutions who
pravide debt and our joint venture partners.

© Chair wrote to the Company's largest shareholders, offering a meeting
with himself, the Seniar [ndependent Directar and the Committee Chaics

© Remuneration Commiittee consulied with approximately 65 per cent of our
shareholder tiase and key proxy advisory agencies during 1he developrnent
of the new Remuneration Policy.

© Hybrid AGM.

© Approval of the Green Finance Framewark and launch of the inaugural SELP
and SEGRO Green Bonds.

© The Company has an extensive Investor Relations programme, and during
the year hald 190 meetings witht investors.
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INDIRECT ENGAGEMENT

HOW DID THEY INFLUENCE THE BOARD’S DECISION MAKING IN 2021?

Q Received updates from the Group HR Director on topics
such as talent and succession planning, diversity and
inclusien in the workforce.

O Achieved atcreditation with the Nationaf Equality Standard
in recogailion of our sirong and inclusive culture,
see page 33, and became an accrediled Living Wage
UK emplayer.

© Kept informed on progress agaiast Respansible SEGRO
ambitiens, including the Nuriuring Talent piliar.

©Q Executive Directors delivered regular employee webinars
and briefings with Q& A sessians. -

O Reviewed take up rates of all-employee share schemes.

© Feedback frem the Execulive Remuneration worklesce engagement session u{a's benefictal in
shaping the new remuneration framework and the proposed 2022 Remuneration Palicy.

© Feedback frem the other workfarce engagement sessions was considered when a range of
company-wide decisions, topics, pedicies and disciosures were 2pproved by the Bnard throughout
the year. Examples of these indude the Code of Business Conduct and Ethics, talent management
and succession planning.

O Continved to entourage employee share ownership in the Company through awards of all-
employee share schemes.

© Discussed results of the Annual Customer Satisfaction
SUrVEy. .

© Noted KPis on vacancy and customer retention.

0 Provided ongoing support and cancessions an an
ad hoc basis to customers who continue to be impacted
by the pandernic,

@ Customer site visil was greatly appreciated by the Board in furthering its understanding of what
customers value in SEGRO’s developments.

Q In approving investment decisions, including redevelopment, the Board is mindful of 1he value that
customers place on lower-carbon growth and sustainability investments, and regeneralion within
the wider portfolio,

© Feedback from the Carbon Emissions workforce engagement session, heightened the Board's
awareness of some of the challenges faced by some cusiomers and the support they need to drive
sustainability initiatives.

O Feedback from the Customer Accounts workforce engagement session further highfighted what
was important 1o customers.

Q The Board supported innovative ways of providing services to customers through digital solulions
as explored in the Digital/PropTech strategy sessiaa.

O Received updates on Responsible SEGRO progress,
including the SEGRO Park Rainham supply chain initiative.

O Launched a Supplier Account Managemeni
Prograrnrneé pilot.

Q Noted the Moadern Slavery and Human Traflicking
training previded ta all employees.

& Kept infarmed of the review of dadding products used
in developments across the Group.

© Executive Direclors, together with the operational tearns, work closely with key suppliess to ensure
that SEGRO continues ta deliver the best assets and services to rmeet the needs of customers.

- © The Board encourages regular engagement with principal suppliers and censiders high

ethical standards as integral to SEGRQ's Code of Business Conduct and Ethics and Modern
Slavery pulicies.

© The Board maintains oversight of key Health and Safety developrnents, including fire safety.

© Updated an pregress against ambitions of the Cemmunity
pillar of Responsible SEGRO,

© Donated £1.3 million to charity during the year, including
donations made through the SEGRQ Centenary Fund,
with a maove from praviding emergency Covid-19 relief
in the community towards working strategically with
community partners to fund longer-term initiatives.

© Progress against the objectives of the Community pillar of Responsible SEGRO was considered,
including the impact that the SEGRO Centenary Fund has had in local communities.

O The Roard is mindful of potential impacts to local residential areas where property development
and re-developmenits are being cansidered, induding during the approval of the acquisition of the
Bath Road office portfolio in Slough.

O Requests for capital appraval include consideration of how the development ¢ould beneli the local
cammunity, such as the creation of over 7,500 {obs during the delivery of SEGRO Logistics Park
Northampton Gateway.

© The Rermuneration Commitiee considered the metrics and weighting of the Responsible SEGRQ
measures in the annual Bonus, and its alignment to the Community aspect of Responsible SEGRO.

O Weekly updates from the Head of Invester Relations.

© Our brokers, UBS and BAML, aitended the April
board meeting to present on investor feedback.

O The Remuneration Committee considered the feedback from the investars which resulted in the
formulation of the 2022 Remuneration Policy. The feedback was broadly suppartive from the cutset
but based on sorme of the feedback received, the Remuneration Committee made some changes
ta the weightings for the annual Bonus proposals.

© We understand the importance that investors place on sustainable invesiments and have implemented
the Green Finance Framework as a result.
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Leadership and purpose

Stakeholder engagement
continued

CASE STUDY:

WORKFORCE
ENGAGEMENT SESSIONS

During 2020, Martin Moore and | held a series of informal virtual
meetings with employees 10 gain feedback on how they felt about
warking at SEGRO. For us, they provided valuable insight into life at
SEGRO and a first-hand look at the culture within the organisation.

| was pleased to hear that the sessions weré also well received by the
employees who ok part. We proposed to the Board that not only
should we continue with these meetings imo 2021 but we should
do mare of them,

We agreed that pairs of Non-Executive Directors should host
sessions with groups of employees from across the business.

As the meetings were virtual, it meant that we could meet employees
from all around the Group. We also felt it was important to hear
from a range of employees in different roles and grades so that we
heard a broad cross-section of views and from peaple of different
cultures. We requested that the Leadership team members should
not be invited to these meetings, so we could hear from the teams
themselves and encourage apen and transparent discussions.

Building on aur experience in the first year, we thought the meetings
might flaw mare naturaily if there was a theme for each session

and included participants who would be able to talk about or had
expressed particular interast in that topic. However, we did make
sure that the meetings were sufficiently flexible to be used as a
farum for anything else which employees wished ta raise.

We held five sessions, each with a different theme, which were:

© Digital and PropTech strategies,
O Mental health;

O Customer accounts;

@ Carbon emissians; and

© Executive Remuneration.

The Directors agreed that the meetings should be cpen and we
should encourage two-way dialogue. In the meetings | joined,

we spent some of the time explaining our roles as Independent
Nan-Executive Directors and gave the employees a flavour of the
sorts of things which we were discussing in the boardroom and,

in return, we heard about people’s experiences about working
day-to-day in the business. Empioyees shared with us their views on
the theme for the meeting as well as how they felt about the Group's
culture and Values, the remuneration framework, sustainability
challenges and the positive impacts of Responsible SEGRO. | was
particutarly impressed with people’s enthusiasm for the business,
their understanding of what was happening outside their own areas
and their commitment.

Non-attributable feedback from the sessions was refayed to the
Board for discussion at the December meeling. ) think that each
of the Non-Executive Directors really valued the transparent
conversations and the spportunity 1o hear first-hand, candid
feedback from employees.

SUE CLAYTON
INDEPENDENT NON-EXECUTIVE DIRECTOR
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EMPLOYEE ENGAGEMENT

The Board has a tailored approach to its adoption of Provision 5 of
the Code on workforce engagement mechanisms. The Group has a
non-unionised business with a headcount of 385 people spread across
offices in mine geographies. The Board felt that it was important that
its approach should mirror the Company’s Values of openness and
transparency for the engagement to be authentic, meaningful and
received positively. Against this backdrop, it was agreed that alternative
arrangements as permitted Dy the Code were more appropriate to
the business. This involves a three-stage approach which continues to’
evolve as we implement i, recognising that it should be appropriate
and add value to our business as well as encompass the spirit of the
provision, which is to enable the voice of the employee 10 be heard

in the boardroom.

1) INDIVIDUAL MEETINGS WITH THE DIRECTORS

There are many formal and informal occasions when the Non-Executive
Directors meet with employees, including through the induction of a Non-
Executive Diirector, or where a Mon-Executive Director makes an ad hoc
asset visit or otherwise rmeets with individuals to discuss a particular topic.

The Committee Chairs have individual meetings with employees in
relation to the business of their Committee meetings.

Following the success of last year's workforce engagement sessions the
Board agreed a similar approach for 2021, and expanded the sessions
to indude more Non-Executive Directors, more employees and more
focused topics for discussion {as detailed on the left). Feedback from
these meetings was discussed during the year, and will continue to

be used to develap policies for the future and underpin the Board's
discussions and decision making in the boardroom.

2} PRESENTATIQNS AT BOARD AND COMMITTEE MEETINGS

The Executive Directors encourage their teams to present at

Board meetings and join asset tours. This year, the Board received
presentations from: the Centrat Europe and National Logistics teams,
who delivered updates on recent activities in their business units; the
Director of Digital & Technology, who provided updates on digital
strategy, data centre strategy and PropTech; the Managing Director,
Group Investment, wha discussed the Company's growth strategy and
investment stance; as well as the Group Health and Safety Manager,
the Head of Risk and the Head of Tax, whe all provided regular
updates on their areas. The Responsible SEGRO Driving Group
attended several board meetings during the year to keep the Board
well informed of progress against our Responsible SEGRO ambitions.

1) INFORMAL MEETINGS WITH THE WHOLE BOARD

Since March 2020, the usual formal and informal occasions where
Non-Executive Directors meet with employees have been restricted

due to the pandemic. These were able to resume to seme extent from
June 2021 and the Baard met with ernplayees whilst visiting the office
for Board meetings, during their asset tours and at the Strategy Day.

We hope to resume informal lunches with employees during the Board's
office visits in 2022.

In June 2021 the Board joined the Thames Valley tearn for an open-top
bus tour of the Stough Trading Estate. The team gave a presentation
and guided tour of some of our assets, showed the Board aur progress
on some of our current developments and discussed future plans, In
Septernber, the Board visited a number of sites across our West London
partfalio, including the Heathrow and Park Royal properties, Premier
Park, Perivale, Greenford Park, and the Heathrow Cargo Centre, as part
of a tour organised by the Greater Longon team. In addition to meeting
with ane of our larger customers during the Greater Londan tour, the
Board enjoyed the opportunity 1o spend time with many members of
the Thames Valley and Greater London teams,
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OUR SHAREHOLDERS

STRATEGIC REPORT”

NUMBER OF INSTITUTIONS NUMBER OF MEETINGS

2,032 190

994 of issued share capital

NUMBER OF INDIVIDUALS

4,630

19 of issued share capital

More Information
sce page 41

CONSULTATIONS WITH SHAREHOLDERS

Each year, the Chair writes to our larger shareholders offering them
a meeting with him, our Senior Independent Director and the
Chairs of our Audit and Remuneration Committees. No meetings
were requested. The invitation also noted that there would be

a further consultation with shareholders on the proposed new
Remuneration Policy, see pages 137 and 138.

The Board will continue to engage with shareholders as well

as representative bodies ta make sure that there is an ongoing
dialogue about the Company’s approach to govemnance, including
remuneration, and to ensure alf views are fully understood

and considered.

The feedback from sharehalders is shared with the Board,

SCRIP

SEGRO offers a SCRIP dividend scheme which enables our
shareholders to opt to receive dividends in shares rather than cash
with no dealing costs or stamp duty. The scheme was approved by
shareholders for a further three years at the 2021 AGM. Full details
are available on our website,

ANNUAL GENERAL MEETING (AGM)

The Board had hoped to hold the AGM as normal in 2021, but as
many of the restrictions implemented by the UK Government in
Tesponse to the Covid-19 pandemic were still in place in April 2021,
regreitably, shareholders were not permitted to attend in person.

The 2021 AGM was held on 22 April as a "hybrid’ meeting,
broadcast from our London office, and shareholders were invited to
attend virtually through an electronic platform called "Lumi AGM'.

The Chair, Chief Executive, and the General Counsel and Group Company
Secretary attended in person, with all other directors joining remotely.

Shareholders received all reqular communications for the AGM,
were invited 1o ask questions (gither by email ahead of the meeting,
or during the meeting via the Lumi AGM website or the telephone
line} and were able to vote on the resolutions (either by appointing
& proxy, by submitting their votes electronically ahead of the
meeting, or voting during the meeting via the Lumi AGM website).
All the resolutions proposed at the 2021 AGM were passed with
80 per cent of the issued share capital voted (2020: 81 per cent).

The Directars hope te hold our usual AGM in 2022 and

look forward to welcorning shareholders in persan, subject to
Government guidance. They are optimistic that they will be able
to meet and talk with shareholders at the AGM,
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IDENTIFYING AND MANAGING CONFLICTS
OF INTEREST

The Board operates a policy to identify and, when appropriate,
manage aciual or patantial conflicts of interest affecting Directors,
Prior to taking on any additiona) external commitments, Directors

are required to submit any actual or potential conflicts of interest

they may have with the Company ta the Chair or Senior independent
Director for approval. Any conflicts of interest are recorded and
approved by the Board at each meeting. Directors have a duty

to keep the Board updated about any changes to these conflicts.

EFFECTIVE CONTROLS AND NECESSARY RESOURCES

The Beard has a responsidility to ensure that appropriate controls
and resources are in place ta enable the Company to achieve

its long-term goals. We have a Schedule of Matters Reserved

for Decision by the Board, which was reviewed and updated in
December 2021. This includes financial decisions, such as the
annual budget and reviewing the Medium Term Plan, major capital
expenditure, the approval of the financial staternents, the dividend
policy and complianice with the Code.

You can read about the Company’s approach to risk and risk
management on pages 74 to 83, whilst page 135 contains further ‘
details about the Audit Committee's role in ensuring that robust
processes have been putin place to ensure risks are identified,
evaluated and managed. The Board regularly discusses the
Company’s principal risks, along with new and emerging risks, and
considers how they rmay impact on the Company’s long-term goals.

The Board is ever mindful of the need to balance the pursuit of
opportuniiies without taking unacceptable or excessive risk and
ensures that the Company has the appropriate resources, in terms
of time, people and funding to do so.

CODE OF BUSINES5 CONDUCT AND ETHICS

The Board has taken an active interest in ensuring that appropriate
policies and practices are in place, consistent with the Company’s Purpose
and Values. One such policy is the Code of Business Conduct and
Ethics {Code of Ethics) which is core to the way in which our business

is run, the waork we do, and to our reputation.

The Code of Ethics sets out the high ethical standards expected of
all employees in their daily work to enable us to act with hanesty
and integrity. The Code of Ethics covers various policies on a

wide range of activities and any breaches would be thoroughly
investigated with appropriate action taken. The Board receives
regular reports on cormpliance with the Code of Ethics and the
Company's policy on whistleblowing which sets out the procedure
by which employees and any third parties can use a confidential
external service to raise concerps. Mo matters of concern were
raised during 2021.

The Code of Ethics also sets out our approach 1o human rights of all
our stakeholders. Our due diligence to combat slavery and human
trafficking is set out in our Modern Slavery Statement which is
approved by the Board and available on our website. See page 99.

The Audit Committee receives an anti-bribery and corruption report
at each meeting since it is responsible for ensuring that appropriate
safeguards are in place for the detection of fraud and prevention

of bribery, including overseeing and monitaring the Group's
Anti-Bribery and Coerruption policies and procedures. Details of how
matters of concern can be reported, and will be investigated are set
out on page 99. No matiers of concern were raised during 2021.
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GOVERNANCE
Division of responsibilities

Our governance framework

The Chair is responsibfe for the
leadership of the Board and its
overall effectiveness in directing
the Company and promuoting an
open envirohment for challenge
and debate.

He is also responsible for encouraging
participation by all of the Directors, facilitating
canstructive relations and creating the right
atmosphere to promote a culture of ocpen
discussion. Along with the other Non-
Executives, he is responsible for halding

the Executives to account against agreed
objectives. Further information about the
Directors is available on pages 106 and 107,
while pages 124 and 125 explain how the
MNomination Committee considers the skills
and diversity on the Board and Non-Executive
Director independence.

The Board retains responsibility for the
approval of certain ratters which include:
Group strategy; the annual budget; the
dividend policy, major investiments and
dispasals; and the financial structure. There is
an approved Schedule of Matters Reserved
for Decision by the Board, which is reviewed
periodically. The Board has delegated a
number of its responsibilities 1o the Audit,
Nomination and Remuneration Committees.
The Terms cf Reference of these Committees
can be found at www.SEGRO.com. Further
details an the roles and responsibilities of
these Committees are set out ppposite.

The division of responsibilities of the Chair,
Chief Executive and Senior Independent
Director are clearly established in writing and
approved by the Board. Martin Moore, as
the Senior Independent Director, provides a
spunding board for the Chair and serves as an
intermediary for Directors and sharehoiders
should communication through the normal
channels fail. Martin aiso leads the appraisal
of the Chair's performance each year (see
page 119) and has responsibility for leading
the recruitment process for an Independent
Non-Executive Director with the skill set

ta succeed the Chair in due course. For
further infermation on the responsibilities

of each Board member, see the Governance
Framework cpposite.

The day-to-day running of the Group is
delegated by the Board to the Chief Executive
who is supported by the Executive Committee.

The Executive Committee supports the Chief
Executive in the delivery of strategy and
reviews operational and financial performance.
The Committee carries out a pre-approval
review of items requiring Board authorisation.

It also acts as a primary appraval channel for
miatters delegated by the Board at each of
its meetings.
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THE BOARD

Image removed

CHAIR
GERALD CORBETT

CHIEF EXECUTIVE
DAVID SLEATH

EXECUTIVE DIRECTORS
SOUMEN DAS
ANDY GULLIFORD

Sets the agenda, style and ione

of Board discussions o promeote
constructive debate and effective
decision making.

Ensures that the corporate governance
of the Group is maintained in line with
current best practice

Ensures effective communication with
shareholders and stakeholders and
makes sure that the members of the
Boarg develop an understanding of the
views of major investors.

Ensures Directors receive the
information they require to fuffil

their duty to promote the success

of the Company.

Recommends the Group's
strategy to the Board

and is responsible for the
implernentation of that
strategy and {or the Group’s
overal| performance.

Manages the business
of the Group.

Ensures that the inlerests
of the Group’ stakehoiders
are taken into account with
regard to the long-term
impaci which the Group's
decisions may have on
various stakeholder groups.

Manage the business
operations within

each Director's area of
responsibility in accordance
with the Group’s strategy.

l

LEXECUTIVE COMMITTEE

Assists the Chief Executive with the
development and implementation
of Group strategy, the management

of the business and the discharge of
responsibiiities delegated by the Board.
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image removed

SENIOR INDEPENDENT
NON-EXECUTIVE DIRECTOR
MARTIN MQDRE :

INDEPENDENT MON-EXECUTIVE DIRECTORS
MARY BARNARD

SUE CLAYTON

CARQL FAIRWEATHER

SIMON FRASER

LINDA YUER

COMPANY SECRETARY
JULIA FOO

Acts as a sounding board to

the Chair and serves as an
intérmediary for other Directors
when necessary.

Available to shareholders should
the occasion arise where there is
a need to convey concerns to the
Board other than through the
Chair or the Chief Executive.

Leads the annuai appraisal of
the Chair by the Non-Executive
Directors.

Chairs the Nomination
Committee when i considers
the succession of the Chair.

Bring independent judgement and scrutiny to the decisions taken by the Board.

Monitor the success of management in delivering the agreed strategy within the risk
appetite and control framework set by the Board.

Responsible for advising

the Board and guiding the
Company on all matters of good
governance.

Ensures timely and appropriate
information Aows within the
Board, the Board Committees
and between the Directars and
senior management,

Ensures compliance with
relevant statutory and regulatory
requirements.

Provides detaited practical
support and guidance to
Girectors both individually

and collectively.

———)I_ BOARD COMMITTEES

LAUDIT

l LNOMINATION

I [REMUNERATIO N

_
]

Monitors the ikegrity of the Group’s Financial
Staternents, reviews the relatipnship with the
auditor and the role and effectiveness of the
internal audit functien. Qversees the risk

management process and intermnal
contro enviranmerd.

Ensures that the Board, its Committees and

the Leadership leam have the appropriate skills,
knowledge, diversity and experience 10 operate
effectively and to oversee the defivery

of the strategy.

Determines the reward strategy for the
Executive Directors 1o align their interesls
with those of shareholders and ernployees.

MANAGEMENT COMMITTEES

QPERATIONS

l LRISK

| LlNVESTM ENT |

Assists the Chief Operating Officer to manage
the operations of the Group and to discharge
- the responsibilities delegated to him by the

Chief Executive.

l

Establishes, monitors and reports to the
Executive Committee and ultimately the Board
and Audit Committee on the Group's approach
to risk management.

[ HEALTH AND SAFETY COMMITTEE _i

Develops and manages the implementation of
Health and Safety policies, reviews the cutcomes
of the Health and Safety Working Group as well
as any other Health and Safety matters.

Manages the aliocation of capital across the
Group and oversees all major invesiment
and divesiment decisions on behalf of the
Executive Committee.
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GOVERNANCE
Division of responsibilities

EFFECTIVE AND EFFICIENT FUNCTIONING
OF THE BOARD

During 2021, there were seven scheduled
meetings and two ad hac Board rmeetings.

The Baard has the flexibility to meet in person,
by telephone or by videc conference as the
need arises oF on an ad hoc basis.

Each Director has committed to attending al)
scheduled Board and Committee meetings,
and would not do so only in exceptional
circumstances. Similarly, every effort is made
by Directors to attend ad hoc meetings. On
the rare occasion that a Director cannot attend
a rmeeting they are still provided with the
papers in advance of the meeting and are-
given an opportunity to discuss them with

the Chair or Chief Executive.

Further details on Director attendance at
scheduled Board and Committee meetings
during the year can be found below. This is
kept under review 1o ensure that Directors are
fulfilling their commitments to the Campany.

From March 2020 1o May 2021, all Board
and Committee meetings were held virtually
as a resuit of the Covid-1% pandemic. The
pandemic has meant that there has been a
greater use of technology for Board meetings,
and ane of the advantages to virtual meetings
was the ability to invite other employees to
join to present on a particular topi¢ or provide
backgraund to a discussion,

This was particularly useful for our colleagues
based outside of the UK, who were able to
contribute by simply joining an online meeting
rather than travelling to London to attend a
physical meeting.

As the Covid-19 restrictions eased, from June
onwards we were able to resume Board and
Cammittee meetings at the office, a5 well

as taking a tour of Thames Valley assels in
lune, Greater London assets in September
and helding the Strategy Day face-to-face

in November,

Whilst the Board welcomed the return of
physical meetings, the Directors were keen pot
to lose the benefit of inviting some colieagues
to present virtually, arnd will continue to do so
in some circumstances,

Directors receive accurate, timely and clear
information on the matters to be cansidered.
Electronic Board packs are available to the
Directors a week before a meeting. During the
Board evaluation pracess, the Non-Executive
Directors cammented positively on the quaiity
of the papers received from the Company
and in particular, the Chief Executive’s review
paper which sets the scene for the Board
meetings and signposts the important aspects
for consideratian. Everyone agreed that the
Board meetings were well managed and
facilitateds open discussion of the appropriate
topics and focus areas.

ATTENDANCE AT SCHEDULED BOQARD AND COMMITTEE MEETINGS

Regular meetings betweep the Chair, the
Chief Executive and the Company Secretary
help further ensure that Board meetings
contain the appropriate mix of strategy,
cuiture, regufatory and financial matters.

The Directors value meeting and hearing from
different people in the business who are close
tg the Company’s markets and who can tell
the Board what they are seeing and hearing
on the ground, as well as from external
sources who give a wider perspective on
market trends. During the year, presentations
were given by a number of Business Units,

as well as updates on digital strategy, data
centre strategy and Responsible SEGRO, see
pages 120 and 121. This allows the Directors
to gain further insight on market trends

and provides the context for them to make
strategic decisions about acquisitions, disposals
and the development pipeline.

AVALLABILITY OF THE CHAIR,
CHIER EXECUTIVE AND THE
COMPANY SECRETARY

‘The Chair, the Chief Executive and the
Company Secretary are always available for
the Directors to discuss any issues concerning
Board meetings or other matters. All Directars
have access to the advice and services of the
Company Secretary, who is responsible for
ensuring cormpliance with Board procedures.
Diractors also have the right to seek independent
professional advice at the Company's
reasanable expense should they so wish.

Audiz R

Board Committea Committee Commitee AGM
Mary Barnard' 7 212 11 212 mn
Sue Clayton? W7 212 11 2{2 11
Geraid Corbetlt 77 - 11 - 11
Soumen Das i - - 1/1
Carol Fairweather 77 3 " 12 i
Simon Fraser* 4/5 212 n 11 -
Christopher Fisher* 5/5 252 - " 171
Andy Guliiford T - - - T
Martin Moore "7 33 1N 272 itAl
David Steath 7 - - - 11
Linda Yueh* 5/5 272 11 M -
Total number of scheduled meetings in 2021 7 3 1 2 1

All the Board and Commiltee members altended cach scheduled meeting they wefe efigible to attend, with one exception as set out below, Details of additional 2d hor meetings are set out in the
Audit, Nomnination and Remuneration Comminee Reports. Due to gévertment restrctions in place al i€ time, the AGM was held as 2 hybrid meeting. Furiher details can be found on page 115.

1 Mary Barnard joined the Audit Cormmittee on 15 June 2021.

Sue Clayton joined the Audit £ and the

G L on 15 June 2021,

2
3 Simon Fraser joined the Boand on 1 May 2021. He was unabie to attend one Board meeting due to 4 priar commitment made batore he joined the Board.
F)

Christopher Fisher stepped gown from the Nomination and Rer

art 30 Seprember 2621
Linda Yizeh joined the Board on 1 May 2021,

w

ns
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INDEPENDENCE AND COMMITMENTS OF
THE NON-EXECUTIVE DIRECTORS

Details of the Directors, including the skills
and experience that they bring to the Board,
are set out on pages 106 and 107. As at

31 December 2021, the Board comprised

a Non-Executive Chair, three Executive
Directors, and six Independent Non-Executive
Directors, all of whom are equally responsible
for the effective stewardship and leadership
of the Group. Christopher Fisher stepped
down from the Board at the end of his third
term on 30 September 2021. For the period
"1 May to 30 September, the Board comprised
seven Independent Non-Executive Directars.

Each of the Non-Executive Directors is
considered independent in character and
judgement. The Chair was considered
independent on appointment and the Board
still considers him to be so, By having a
majority of Independent Non-Executive
Directors, the Executives are held to
account and are not able to dominate Board
decision making, which promotes the good
governance of the Company.

In addition to the external Board evaluation
which is detailed on page 122 and 123 the
performance of each of the Directors is
reviewed annually, The Senior independent
Director led the appraisal of the Chair
incorporating feedback from the other

Board members, and concluded that he

was effective in his rofe. The Non-Executive
Directors agreed that the Chief Executive
continued to perform his role with energy and
commitment and leads an eflective executive
team. The performance of the other
Non-Executive Directors is appraised by

the Chair and Senior Independent Director,
whilst the Chief Executive gives feedback
about the Executive Directors,

Far further details on how the Board has
reached its conclusions on Non-Executive
Director independence, see page 124

of the Composition, Succession and
Evaluation section.

The Nomination Committee considered
the commitments of all of the Company’s
Non-Executive Directors and concluded
that each of them has sufficient time to
commit to the Company, and are not
overboarded. Their individual contributions
are, and continue to be, important to the
Company's long-term sustainable success.
For wansparency we disclose all external
appointments held by our Directors in their
biographies on pages 106 to 107, however
many of these appointments do not require
the same time commitment as appointrments
to publicly listed companies.

Y

QVERVIEW STRATEGIC REPORT

Our Executive
Committee
and Leadership team

The Executive Committee has

its own Terms of Reference.

This Committee meets formally
each month and during the year
there are dedicated sessions tc
discuss strategy as well as ad hoc
meetings to keep the Committee
up to date with day-to-day
operational issues.

In addition to the development and delivery
of strategy, as approved by the Board, the
Executive Committee has a wide range of
responsibilities including:

Q oversight of the Group's risk management
process; business continuity plans; anti-
bribery and corruption, modern slavery and

. data privacy policies and processes; and
the Group’s talent programme and overall
training and development plan;

Q biannual review of the litigation register,
overseeing any actual or potential material
litigation, and

© approval of the Group's Health and Safety
policies; delegation of authorities: Group's
susstainability strategy: insurance strategy;
material contracts; and charity policies and
community engagement work.

The Executive Committee delegates
some of its responsibilities to three
management Carmmittees:

o the Investment Committee;
© the Operations Committee; and
© the Risk Committee,

These Committees also have their own
Terms of Reference and membership
in¢ludes at least one member of the -
Executive Committee and members

of the Leadership team.

There is also the Health and Safety
Committee, which focuses on Health and
Safety activities within the organisation.

GOVERNANCE FINANCFAL STATEMENTS

LEADERSHIP TEAM

SEGRO's | eadership team comprises the
members of the Executive Committee and
their senior direct reports, each of whom has
responsibility for the Group's operations in a
particular geagraphy, or for one er more of
the Group's main functional areas.

The day-to-day management of the Group’s
activities and the governance and aversight
of them are carried out under the structures
described on pages t16 and 117.

The Leadership team serves as a discussion
forum and sounding board with which the
Executive Directors can share knowledge

and ideas, gain a better understanding of

the local market outlook as well as share
cross-functional and cross-border information.
The Leadership team normally meets twice
per month to review areas such as:

© market conditions and competitor activity;

@ future trends affecting our customers'
businesses and which may impact SEGRO;

© interests of the Group’s stakeholders;

@ horizen scanning for emerging topics
which might impact on our business in
the medium to long term;

O the Group's asset plans and Medium
Term Plan;

0 development and implementation of the
Group's culture and Values including our
approach to diversity and inclusion in its
broadest sense; and

o the results of the Group's Employee
Engagement Survey.

The Leadership team is also consulted

and kept informed about Company-wide
activities and performance through dedicated
conference calls.

Further details on the gender balance of the
Leadership team are on page 127.
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GOVERNANCE
Division of responsibilities

Key activities of the Board during 2021

STAKEHOLDER ENGAGEMENT J I GOVERNANCE J
MATTERS CONSIDERED MATTERS CONSIDERED
O Respaonsible SEGRC updates 0 Compliance with the requirements of the UK Corporate Governance
. . - Code ang updates on corporate and regulatory changes and
© Broker presentations on shareholders/analysts’ attitudes 1o the Company reporting requirements

and investor feedback
© External Board evaluation process for 2021, including progress against

© Results of the annuat Custorner Satisfaction Survey actions from the 2020 interna) evaluation
© Workforce engagement © Chair and Non-Executive Director fee review
O Report on sT72 activities © Appointment of new Campany Secretary
0 Madern Slavery and Hyman Trafficking Statement O Principal risks and risk appetite, risk control and framewark
© Update on Anti-Bribery and Corruption policies © Refresher training on Markel Abyse Regulation
© Shareholder and employee consultation for the 2022 Remuneration Policy © Remuneration Policy and Iramework
OUTCOME ) O Succession planning for Board and Leadership team
O Considered the impact of Board decision making on the Company’s OUTCOME
stakeholders. c
. , . © Ensured compliance with the Code through robust ernance
© Ensured compliance with the Code cf Business Conduct and Ethics and procedures, Pl g governan
Anii-Bribery and Corruption policies and noted no reporls from the i
externally-managed whistleblowing line. @ Cencluded that the Board and ils Committees continued Lo operate
fectivety.
© Reviewed Customer Satisfaction Survey results to ensure excellent service effectivety
is provided to maximise customer retention. © Approved the Principal Risks and risk appetite of the Company.
© Engaged with shareholders, key proxy advisory agencies and employees O Commenced the search lor three new Non-Executive Directors.
i the development of the 2022 Remuneration Pelicy. .
Read more aboul stakeholders see pages 85 and 11¢ to 115 Read more about our govemnance see pages 102 to 121
[ STRATEGY J OPERATIONAL
MATTERS CONSIDERED MATTERS CONSIDERED
O Prasenation from Cushman ang Wakefield on the real estate secior in the © Fresentations by the Central Europe, Thames Valley, Greater London and
post-pandemic economy National Logistics teams
© LIBS presentation on the macroeconomic environment and outlpok © Tours ol the Slough Trading Estate and Greater Londen assets and a

virtual tour of National Logistics assets
O Asset disposal plan for 2021 and 2022

© Heathrow strategy update
© Data centre strategy update

. Iy inch
O Stretegy Day O Review of the Annual Heatth and Safety report and monthly incident reports

© parket outlook for the ooccupier and investment markezs OUTCOME

© Digital/PropTech update Q Kept up to date on tne operational aspects of the business by the local teams.
© Review of the 2021 praperty returns © Had visibility of key cuslomers and engagement through the business unit
© Review of SEGRO's growth sirategy presentations.

O Approved significant transactions over £/€50 million induding

© Post investment review of acquisitions and disposals iy
acquisitions, disposals and developmenis.

OUTCOME O Monitored performance against the Company’s Zero Tolerance approach
i to Health and Safety breaches, and reviewed findings and leamings
© Received regular updales from advisers, indusiry experts and employees from incidents.

to ensure the Board is kept up o date with markel trends and implement
this knowledge in its decision making.

© Deployed proceeds of fund raising in strategic acquisitions.

© Considered post-pandemic recovery, the wider macroeconomic oullook
and geopelitical uncertainty and their impacts on the business.

O Concluded that the current investment sisategy and Mediuvm Term Plan
remained fit for purpose.

Read more about our sirategy see pages 22 to 49 Read mare about our operitions see pages 50 to 65
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TIMELINE:

KEY MILESTONES
DURING 2021

LFINANCIAL

| o

MATTERS CONSIDERED
© Resulls and dividends

O Presentation from the Company’s independent valuers on the 2020
Full year and 2021 Half year valuation

© Launch of the first Green Bonds for SELP.and SEGRC
0 2022 budget

O Tax strategy

O Treasury update

OUTCOME

© Approved the Haif and Full ear Financial Staterments and Annual Report
and Accounts.

© Approved dividend payments throughout 2023,

Q Launched the Green Finance Framework followed by the first SELP and
SEGRO Green Bonds.

© Approved the 2022 budget.
O Approved the Tax Strategy and Treasury Policy.

Read more abaut our Financial Review see pages 66 to 73

19 FEHRUARY 2021
2020 FULL YEAR RESULTS
The Board approved the 2020
Full Year Resuilts.

22 APRIL 2021
HYBRID AGM

SEGRO held a hybrid AGM

which was broadcast to shareholders
from its L.ondon office.

1 MAY 2021

BOARD CHANGES

Simon Fraser and Linda Yueh
were appointed as fndependent
Non-Executive Directors.

4 MAY 2021
2020 FINAL DIVIDEND
A Final Dividend of 15.2 pence per

PEOPLE AND CULTURE

share was paid to sharehalders.

MATTERS CONSIDERED

© Responsible SEGRO updates on Nurturing Talent
O Talent, diversity and inclusion

O Succession planning

O Warkforce engagement sessions

OUTCOME
© Oversight of, and input into, the people aspecis of the business.

© Expanded the remit of the Non-Executive Directars’ workforce
engagement sessions which proved to be valuable and insightful.

Read more about aur people see pages 99 to 101

29 IULY 2021

2021 HALF-YEAR RESULTS
The Board approved the 2021
Half-Year Results.

16 SEPTEMBER 2021
LAUNCH OF €500M SEGRO
GREEN BOND

Fallowing the launch of the Green
Finance Framework, the Company
launched its inaugural Green bond.
See page 47

SUSTAINABILITY

24 SEPTEMBER 2021

MATTERS CONSIDERED

© Responsible SEGRO updates on Charmpioning low carbon growth and
Investing in focal communities

0 Presentation on the developments in the Company’s programme 1o
increase on-site generation of solar energy.

© Launch of SEGRO Green Finance Framework
O Briefing on Climate Change from Carporate Citizenship

QUTCOME

O Monitored progress against the Responsible SEGRO ambitions and target
of net-zero carbon emissions by 2030,

© Ensured proceeds of debk issuances are spent on projects which
minimise the ilnpact on the local and global environement through
the Green Financa Framewark.

Read mare aboul Respansible SEGRO see pages B7 to 98

202t INTERIM DIVIDEND
An Interim Dividend of 7.4 pence per
share was paid to shareholders.

30 SEPTEMBER 2021
BOARD CHANGES
Christopher Fisher retired
from the Board.

17 NOVEMBER 2021

STRATEGY DAY

The Board spent a day and a half
offsite at the annual Strategy Day.
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GOVERNANCE
Compositian, succession and evaluation

External Board Evaluation

YEAR 3 YEAR 1
INTERNAL EXTERNAL

YEAR 2
INTERNAL

The last external Board evaluation was
facilitated in early 2018. In line with the
provisions of the Code, the next externaily
facilitated evaluation was due to be
undertaken in 2021. n the twe intervening
years, intemnal teviews were led by the Chair,

The Board was cognisant of the recent
Non-Executive Director appointments in
May and the need for them to spend time
familiarising themselves with the Board, its
Committees and the Company in order for
an interview-based exiernal evaluation to be
truly beneficial,

The timing and approach of a formal external
evaluation was considered and the Board
appointed a Committee consisting of the
Chair, Gerald Corbett; Senior Independent
Oirector, Martin Moore; and Company
Secrelary, Julia Foo to lead the process, with
input from the Chief Executive, David Sleath.

The Committee, recognising the value and
independerit insights provided by an external
board evaluation whiist being mindful of the
lirmited and valuable time the Board would

be able to spend together in person, agreed
that it would be best to conduct an externafly
facilitated questionnaire-based evaluation this
year. The Board agreed that this approach was
the most suitable at this lime.

There were a number of stages to the evaluation
process as set out in the following pages.
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STAGE 1

An initial review of potential external board evaluators was undertaken, with .

feedback received from the Board. The Company Secretary engaged directly with
the fongtist of providers to understand their approaches to the various evaluatian

methods and fit to SEGRO. This review, together with insights from the Directors,
helped shape the shortlist.

' STAGE 2

Following a review af the shartlist, Independent Audit was appointed to undertake
the Board and Committee evaluations.

Independent Audit fully complies with the new Code of Practice for Board
Reviewers recommended by the Chartered Governance Institute in their
January 2021 report on the effectivenass of independent Board evaluation in the
UX listed sector and aside from having conducied the last externally facilitated
Board evaluation in 2018, has no connection with the Company or any of the
individual Directors. -

STAGE 3

Independent Audit held an initial briefing session with Gerald, Martin and Julia, and
prepared questionnaires for the Board and its three Committees using their online
seff-assessment service, Thinking Board. The questions were reviewed and adapted
to focus on areas which were most relevant and appropriate 1o SEGRO,

Sorne key themes identified for the questionnaire were:

o the eilectiveness, role and priorities of the Board and its Committees;
o the Board's composition, skills, succession and culture;

o the alignment of Purpose and Values, and strategy,

o the {eadership of the Board and the business;

© broader risk management; and

© engagement with stakeholders.

STAGE 4

Independent Audit attended the September Board and Remuneration Committee
meetings to observe first-hand how these meetings were conducted and the
interactions amongst attendees.

STAGE 5

The Board members, the Executive Committee. and the Company Secretary
completed the questionnaires following the Strategy Day.

Independent Audit analysed the results of the questionnaires and in conjunction
with their observations from the September meetings, compiled a draft report
which was shared with Gerald and Martin, There were no significant revisions
made to the report before it was issued to the Board.

STAGE 6

The findings of the external Board evaluation were presented by Independent
Avdit at the Decernber 2021 Board meeting, and suggested recommendations
were reviewed, discussed and agreed by the Board.




CONCLUSIONS OF THE 2021 REVIEW

The averall picture from the review was
positive, noting that SEGRQO benefits from a
strong, weli-functioning, and inclusive Board
with good dynamics, The report confirmed
that the Board and its Committees continue
to operate effectively and highlighted, in
particular, that:

'@ there were constructive relationships
amongst Board members;

0 these relationships, combined with the
Board's strong relationship with the
Leadership team, allowed the Board to
work well despite the challenges of the
Covid-19 pandemic;

0 the Board and Committee meetings were
well managed, efficiently run and provided
the right environment for open discussion
and constructive debate, with the Board
members able to centribute effectively
based on their diversity of skill sets
and experiences;

0 the Committees managed their respective
duties in the right way, and .

O the Board was effective in setting goals and
strategic objectives, and ‘thinking ahead".

ACTIONS FROM THE 2021 REVIEW

As ever, the evaluation process provided a
helpful opportunity for the Directors to stand
back and reftect, consider how they work,
how to maximise the Board's strengths, and
hightight areas for future development.

Areas to be considered/continued during
2022 include:

© inviting external expert speakers to share
their views on key strategic matters to
stimulate out of the box thinking and
enhance Board discussion;

© maintaining the pragramme of regular
" stakeholder engagement;

O rigarously maintaining focus on key
strategic agenda items and succinct

summaries in Board and Commitiee papers;

© creating more oppaortunities to visit first-
hang the Company’s assets and operations
in Continental Europe and meet with
colleagues, when appropriate, given the
pandemiic recovery.

Actions against these objectives will be
reportad in the 2022 Annual Report.

GERALD CORBETT
CHAIR

e Y
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REVIEW OF THE CONCLUSIONS OF THE 2020 REVIEW‘

In December 2021, the Board also revisited the conclusions of the 2020 internal review
to ensure that during the year it had satisfied its goal to spend more time considering the

topics identified:

Topics the Directors said
they would like to spend
more time considering

When they were discussed by the Board
during the year

FINANCIAL STATEMENTS

Responsible SEGRO strategy

‘The Board received regular updates from the

Responsible SEGRO Driving Group in February,
July, Novermber and December and were pleased
to hear about the progress that has been made
against the Responsible SEGRO obijectives during
the year.

Clirmate Change

Corparate Citizenship briefed the Board on
Climate Change at the September Board meeting,
which allowed the Board Directors to expand their
knowledge on this extensive topic which is a key
area of focus for stakeholders.

Diversity and Inclusion,
and a diverse pipeline

As part of the November Strategy Day, time was
spent discussing diversity and inclusion, tatent
management and succession planning which are
also key features of the Nurturing Talent pillar of
Responsible SEGRO.

Hearing from the management
tearn more regulariy

During the year, a number of employees were
invited to join Board meetings to present on key
topics in their areas.

As detailed further on page 100, the Managing
Director Group Investment, Group Health

and Safety Manager, Head of Risk, Head of
Tax, the Responsible SEGRO Driving Group
and the Managing Directors of Central Europe,
Thames Valley, Greater Landon and National
Logistics and their teams, were welcomed to
present on their areas.

Qutside the box thinking:
external stimulus and
external presentations

A number of presentations from key advisers
during the year provided background to shape
Board discussions.

Cushman and Wakefield attended the April Board
meeting to present on the real estate sector in the
post pandemic ecanomy. Alsc in April brokers UBS
and BAML delivered their annual presentation

on shareholders’ and analysts’ attitudes to the
Company and investor feedback, and as part of the
November Strategy Day the UBS Chief Economist
for Europe presented on the rmacroeconomic
environment and outlook.

Technology and disruptors,
including digital

The Director of Digital & Technology joined Board
meetings in January and December to provide
updates on Digital and PropTech. Additionally, the
Head of Technology provided an annual Cyber
Security update to the Audit Committee.
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Composition, succession and evaluation

Nomination Committee Report
Skills, experience and size of the Board

Image removed

COMMITTEE MEMBERS 2021 HIGHLIGHTS

Gerald Corbett (Chair) © Reappointment of Sue Clayton and
Mary Barnard Mary Barnard each for further
Sue Clayton three-year terms

C_arol Fairweather © Recruitment of Simon Fraser and
Simon Fraser

Martin Moore Linda Yueh
Linda Yueh © Recruitment of Andy Harrison as
successor ta the Chair

KEY RESPONSISILITIES 0 Review of composition of the Board

© Compaosition of the Board and its Committees
Committees

© Manage the Director appointment
process and make recomrmendations
to the Board

© Succession planning for the Board and
Leadership team

© Oversight of the policy on diversity
and inclusion

MEETINGS

0 1 scheduled

@ 6 ad hoc

0 See page 118 for attendance at
scheduled meetings
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| am delighted to
present the report of the
Nomination Committee.

The Committee fulfilled its role of overseeing
the compaosition of the Board and its
Committees, and monitoring the balance

of skills, experience, independence, and
knowledge as well as the diversity of its
members in its broadest sense.

It has been a busy year for the Committee,
with the main areas of focus being the
appointment of two new Independent
Non-Executive Directors, Simon Fraser and
Linda Yueh, the search for my successor as
Chair of the Compary {as detailed in the
case study on page 129) and the triennial,
exiernally facilitated Board evaluation (as
detailed in on pages 122 and 123). The
search for my successor was led by our Senior
Independent Director, Martin Moore.

INDEPENDENCE

The Committee considers each of the
MNon-Executive Directors and me ta be
independent, in accordance with the criteria
set out in the Code.

COMPOSITION, SKILLS AND EXPERIENCE

The Committee comprises the Independent
Non-Executive Directors. During the year, the
Committee reviewed the skills and expertence
of the Board members, as well as the size of
the Board as a whole and determined that

it remained appropriate. The Committee
reflected on the skill sets of Board members as
part of the Board’s medium and longer-term
succession planning.

Additionally, given the changes on the Board,
we carried out a review of the compuosition of
the Committees and made recommendations
for changes to their memberships.

Christopher Fisher stepped down from

the Committee on 15 June 2021. He

served as Chair of the Remuneration
Committee until 30 June 202t when he was
succeeded by Sieon Fraser. Christopher
remained a member of the Audit Committee
until his retirement from the Baard on

30 September 2021,

Sue Clayton was appointed a member of
the Audit and Remnuneration Committees,
and Mary Barnard also joined the Audit
Committee with effect from 15 June 2021,



BOARD DIVERSITY POLICY

The Commitiee is responsible for monitoring
the effectiveness of the Board Diversity
Policy, available o view on the Company's
website, www.SEGRO.com, which sets out the
Commpany’s approach to diversity in respect of
the Board of Directors.

The Board Diversity Policy was considered at
the November meeting, where the Commitiee
determined that it was appropriate and in line
with best practice, which was then formally
approved by the Board.

DIVERSITY

The Directors are committed ta having a
balanced Board which recagnises the benefits
of diversity in its broadest sense and the value
that this brings to the organisation in terms of
skills, knowladge and experience.

The composition of the Board exceeds the
criteria of the Hampton-Alexander review
on gender balance and the Parker Review
on ethnic diversity. As at 31 December
2021, 40 per cent of the Board were female
and 20 per cent were from an ethnic
minority background.

The Board aspires 1o promote greater diversity
across the business. When searching for

an additional Non-Executive Director, the
Caommittee is cognisant of the benefits a
diverse Board brings, and it ensures that in
its selection and briefing of executive search
firms, the search factors of diversity and
inclusion are included at the outset. The
Committee considers how it describes the
skifls and experience needed for the roles as
it recognises this process is an important part
in attracting as wide a pool of candidates as
possible. The Commitiee will only use the
services of executive search firms who have
signed up to the Voluntary Code of Conduct
for Executive Search Firms.

In the final selection decision, all Beard
appointments are made on merit and relevant
experience, against the criteria identified by
the Committee with regard to the benefits

of diversity, including gender and ethnicity.

The 2020 Employee Engagement Survey,
which was discussed by the Board in 2021,
contained a section on employees’ views
about diversity and inclusion. For further
information about the Company’s approach
to diversity and inclusion, see pages 32 to 35.
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REAPPOINTMENTS DURING THE YEAR

Sue Clayton reached three years’ service in

June 2021 and Mary Barmard will reach three
years' service in March 2022. Following their
confirmation that they were willing to continue to
serve as Independent Non-Executive Directors
for a further three-year terrn, their re-elections
were considered at the September meeting and
December meeting respectively. The Committee
gave due regard to their performance and ability
to continue to contribute to the Board, as well as
their time commitment.

Neither Sue nor Mary were present when their
reappointments were considered.

The Cormmittee conduded that bath Swue and
Mary were valuable members of the Board, who
bring expertise in the property and retail sectors
respectively and dermnanstrate cornmitment to
their roles. [t was agreed that their terms should
be extended for a further three years, subject to
annual re-election by shareholders at the AGM.
Their biographies are set out on pages 106

and 107,

APPOINTMENTS DURING THE YEAR

The Committee has a thorough and robust
search process for the selection of new
Independent Non-Executive Directors. The
Committee commenced the search for two
new Independent Non-Executive Directors in
2020 as part of the planned process to ensure
the orderly succession of Directors who had
reached nine-years’ service on the Board.
Three ad hoc Committee meetings dedicated
to this search were convened in Q1 2021,

The role specification was agreed, the
Committee identified the required skills

and experience and external search agency,
Russell Reynolds Associates, who are not
connected to the Company or any SEGRO
Directors, were appointed to undertake the
search. Russell Reynolds Associates are a
signatory to the Voluntary Code of Conduct
for Executive Search Firms, as required by the
Board Diversity Policy, and having previously
worked with the Company understand the
business, culture and the type of individual
that would work well with the Board.

Due consideration was given to the fact

that one af the new appointees would likely
succeed Christopher Fisher as Chair of

the Remuneration Committee and would
therefore need to meet the Code requirement
of having served on & remuneraticn
committee for at teast 12 months.
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initial meetings with longlist candidates were
attended by the Chair, Senior Independent
[Director and Chief Executive, Fallowing which
feedback was provided to Russell Reynolds.
Subsequent interviews with those shortlisted
were arranged with the rest of the Cormmittee
and the Executive Directors. Simon Fraser and
Linda Yueh were identifred as the preferred
candidates and the Committee considered
the new and complementary skills they would
bring to the Board. Their biographies are set
out on pages 106 and 107,

The Committee further considered any
potential canflicts of interest and confirmed
that, in their opinion, both Simon and Linda
were independent as defined by the Code.
Simon’s experience as the Remuneration
Committee Chair for Derwent London ple
and Lancashire Haldings Ltd was noted.

Following a formal recommendation made
by the Committee, Simon and Linda were
appointed as Independent Non-Executive
Directors on 1 May 2021, and are subject to
election by shareholders at the 2022 AGM.

During the year, the Committee commenced
the search process for a further Non-Executive
Director, with the appropriate skills and
expertence to be a potential successor 1o me
should | decide to retire. In January 2022, we
announced the appointment of Andy Harrison,
who will join the Board on 1 April 2022 and
take on the role of Chair on 30 June 2022 He
will work closely with me during this Mandover
period to ensure there is a smooth transition
of Board leadership. Andy brings with him
extensive executive and board leadership
experience, and indispenisable strategic insight.
The process that the Committee followed in
respect of this appointment is described by
Martin on page 129.

NON-EXECUTIVE DIRECTOR
SUCCESSION AND RE-ELECTION

The Committee monitors the tenure of Directors
to ensure that it plans sufficiently in advance of
retirements frorm the Board to ensure orderly
succession of Non-Executive Directors, All of
the Directors stand for election or re-election
at each AGM. The Committee considers their
skills and performance and, having concluded
that each Director continues 1o be effective
and demonstrates commitment to their role,
makes a formal recommendation to the

Board that they are re-slected. Non-Executive
Directors are appointed by the Board for
three-year terms. At the condusion of each
term, the Committee undertakes a review of
their performance and contribution before
making any recommendation to the Board for
their reappointment. All the Directors, with the
exception of Simion, Linda and Andy who will
be standing for election for the first time, will
therefore submit themselves for re-election at
the 2022 AGM.

125



GOVERNANCE
Composition, succession and evaluation

Nomination Cormmittee Report
continued '

INDUCTION OF NEW INDEPENDENT
NON-EXECUTIVE DIRECTORS

QOn joining the Baard, Simon and Linda
participated in a comprehensive induction
programme designed to familiarise new
Non-Executive Directors with the Company,
its assets, policies and procedures, and

to intreduce them to employees and key
advisers, in order to assist them in becoming
effective in their role as quickly as possible.

As part of their induction, they were
provided with detailed information an

the Group, its policies and its governance
structure by the General Counsel and Group
Company Secretary.

They met with the Executive Directors and
the Heads of Function covering all aspects of
the business. As part of the Board meetings
in June and September, they toured the
Company’s Thames Valley and Greater
London assets, meeting one of the Group’s
larger customers and many members of both
teams. They also met with the Company’s
valuers, brokers, and the internal and
external auditors.

Simon succeeded Christapher Fisher as

Chair of our Remuneration Commitiee in
lune. As part of an orderly handover period,
Christopher remained on the Board until
September. In preparation for this transition,
Simon had a meeting with Korn Ferry, advisers
to the Remuneration Commitiee, Christopher
and the Group HR Director.

The Committee will report on Andy’s
tailored induction programme in next year’s
Annual Report,

CONTINUING DEVELOPMENT
AND TRAINING

To ensure the Board continually updates and
refreshes its skills and knowledge, ongoing
training and development suppork is provided
1o the Board during the year. The Board is
regularly briefed on business-related matters,
governance, investor expectations, legal

and regulatory impacts. Both the Audit and
Remuneration Committees received updates
on relevant accounting and remuneration
developments, evolving market trends and
changing disclosure requirements from
exterpal advisers and management.

Directors may also request training on specific
issues with some attending external courses
{which is often provided by the Company's
professional advisers). From tirme to time,
meetings with specialists in the business

are arranged for Directors who may wish

1o gain a deeper insight into a particular
topic, The Directors may also raise any
training needs with the Chair which helps to
ensure that the training programme meets
the needs of the Board, Directors and the
business. The Directors also have access to
the advice of the Company Secretary and
independent professional advice is available
at the Company’s expense, if necessary,

in fulfilling their duties and responsibilities.

- Corporate Citizenship attended the

September Board meeting to deliver a
Clirnate Change session to the Directors.
The Directors recognise the importance
of this wide-ranging topic and were keen
to expand their knowledge. The Board
also received an annual refresher training
on the UK Market Abuse Regulation from
the Company Secretary.
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EXECUTIVE SUCCESSION PLANNING

Along with considering Board succession
regufarfy, the Committee also reviews the
quality of the Leadership team and senior
managers as it recognises the importance of
creating and developing a suitably talented,
diverse pipeline of leaders ready to serve as
the next generation of Directors,

The Chief Executive, supported by the Group
HR Director, presents to the Committee on
Leadership team succession planning and
the talent development programme for the
wider workforce. For Executive Directors and
for roles in the Leadership team, plans are in
place for both sudden, unforeseen absences,
and for longer-term succession. These form
the basis of development plans for ocur rmost
talented people and will ensure that, looking
forward, we have the right people to deliver
our strategy. We encourage regular contact
between management and the Board.

This may be by way of a Board presentation,
a tour of assels or a one-to-one session

with Non-Executive Directors to discuss

a specific issue.

COMMITTEE EFFECTIVENESS

As part of the external Board evaluation
process, the operation of the Board
committees was considered (see page 122
and 123).

The Committee continues to operate
effectively and provides updates on its
activities at each subsequent Board meeting.
LOOKING AHEAD

In 2022, the Commiitee will focus on:

© the induction of Andy Harrison;

a facilitating the smaoth transition of the
Chair; and

© succession planning for the
Senior Independent Director role.

GERALD CORBETT
CHAIR OF THE NOMINATION COMMITTEE
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GENDER BALANCE

Throughout the year, the.Comrnittee has
had responsibility for:

© recruiting Simon Fraser and Linda Yueh
as Independent Non-Executive Directors;

© recruiting Andy Harrison as an
Independent Nan-Executive Director
and successor for the Chair;

o revfewing the reappointment of
Sue Clayton and Mary Barnard,
each for a further three-year term;

© reviewing succession planning for
the Directors and the Leadership team;

0 reviewing the size and composition of
the Board and its Committees, including
the independence of the Directors;

© reviewing the skill sets and diversity
of the Board members;

© reviewing-the talent across the Group;

© recommending Simen, Linda and
Andy stand for election at the
2022 AGM;

© recommending all other Directors stand
for re-election at the 2022 AGM; and

© reviewing the effectiveness of
the Committee.

The composition of the Board exceeds the ¢rileria of the Hampton-Alexander review on
gender balance and the Parker Review on ethnic diversity.

As at 31 December 2021, the gender balance of:
O the Board Directors was 60 per cent male {6 men) and 40 per cent female (4 women;

© the senior management was 50 per cent male (3 men) and 50 per cent female
(3 womenj’; ‘

© the senior management’s direct reports {who include members of the Leadership team)
and who are the next layer of management below senior management, was 72 per cent
male (13 men) and 28 per cent female (5 women); and

0 the total workforce was 50 per cent male (192 men) and 50 per cent female (193 women).

1 As defined by the Code, the Executive Cammittee and the Company Secretary are considered to be the
Company's senias management. .

BOARD SENIOR MANAGEMENT

Graph removed Graph removed

Fernale (4) 40%  Fernale (3} 50%
Male (6) &0%  Male (3) 50%
SENIOR MANAGEMENT'S DIRECT REPORTS TOTAL WORKFORCE

Graph removed Graph removed
Female (5} 28%  Female (193) 500%
Male (13) 72%  Male (192} - 50%
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Nomination Committee Report
continued

All charts reflect the composition of the Board as at 31 December 2021

TENURE INDEPENDENCE

Graph removed

1. Chair (i} 10%
Graph removed 2.. Independent Non-Executive Directors (6) 60%
’ 3. Exetutive Directors (3) 30%
ETHNICITY
Graph removed
SKILLS AND EXPERIENCE
1. Non-Ethni¢ Minority background (8) 80%
2. Ethai¢c Minority background (2) 20%
AGE
Graph remaved Graph removed
1. 45-50(2) 205%
2. 51-55 (1} 10%
3 56-60 (4) 405
4. 61-85 (2) 20%
5 66-70 (1} 10%
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As moted in the 2020 Nomination
Committee Report, the Committee
commenced the search for a Non-Executive
Director in 2021, with appropriate skilts

and experience to succeed Gerald Corbett
as Chair, to prepare for the possibility

that he confirms his intention to retire. In
January 2022, the Company announced the
appointment of Andy Harrison.

Andy will join the Board and the
Committee as an Independent Non-
Executive Director on 1 April 2022 and
will become Chair on 30 June 2022, with
Gerald stepping down from the Board on
that date. -

As Senior Independent Director, | led the
process to identify and appoint Gerald's
successor and chaired the four Committee
sessions where this was considered. Gerald,
as the current Chair, was not involved

in this progess, nor did he attend any
Committee meetings where his succession
was discussed. |, along with the rest of the
Committee, ook forward to welcoming .
Andy to the Board and would also like

to extend our thanks to Gerald for his
leadership over the past six years.

L
GOVERNANCE FINANCIAL STATEMENTS

JUNE 2021

Russell Reynolds Assodiates, who are not connecled lo the Company ar any SEGRO Directors, were
appointed to lead the search for a new Independent Executive Director with appropriate skills and
experience to be a potential successor of the Chair in due course,

As discussed earlier in this report, Russell Reynolds is a signatory to the Voluntary Cade of Conduct for
Executive Search Firms and, having previously worked with the Campany, understand the business and
the Company’s culture.

The Committee discussed the desirable qualities for the potential candidate including their knowledge
and experience, the time commitment af Lhe role and their cultural fit into the arganisation. Whilst
Gerald was not direcily involved in these discussions, the Committee drew upon his experience of the
rale in developing its view of the dasirable skills and characteristics, and framing the role spedification
which was provided 1o Russell Reynalds, In agreeing this, due regard was given 1o the skills and
compaosition of the Board as a whole as well as the Board Diversity Policy.

A panel comprising Chair of the Audit Committee, Caral Fairweather and myself was constituted

to prograss the recruitment, with leedback frem Chiel Executive, David Sleath.

SEPTEMBER 2021

An update on the recruitment process was delivered at the September meeting and a tonglist of
candidates, identified by Russell Reynalds, was presented to the Committee for cansigeration.
NOVEMBER 2021

We updated the Commitiee on the outcome of the firs! round of interviews and, follawing a discussion,
the Committee identified a shorllist of candidates for the pasition.
NOVEMBER/DECEMBER 2021

Second round candidate interviews, with several Board members, were carried out 3nd references were
obtained.

DECEMBER 2021

Andy Harrison was identified as'a high calibre candidate, with considerable experience of leading large,
consumer facing grganisations, sirong plc experience and proven business understanding.

The Committee conduded that he would be a valuable addition to the Board ang would bring a
balanced and experienced view to the decision-making process.

The Commitlee also considered his other commitmants, including his chairmanship of Dunelm Group
plc, and noted that he was not overboarded. During the interview pracess, the Commitlee was satisfied
that he would be able to balance his time commitments and dedicate the necessary time and focus to
this rele, On balance his experience fram Dunelm would enable him to fulfil the rale of Chair effactively.
We also considered him to be independent, in acgordance with the criteria set out in the Code.

The Cammittee made a recommendation to the Board that Andy be appointed as an Independent
Non-Executive Director and member of the Commitiee on 1 April 2022 and Chair with effect from
30 lune 2022, subject to his election at the 2022 AGM.

JANUARY 2022

The Board accepied confirmation of Gerald’s retirement as Chair on 30 lune 20622 and approved the
appuointment of Andy.

MARTIN MOORE
SENICR INDEPENDENT DIRECTOR

| am delighted to join SEGRO and look forward to
working with David, the SEGRO team, and my new
Board colleagues to build on the tremendous growth
the Company has achieved in recent years.”

ANDY HARRISON

Image removed
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Audit Committee Report

Letter from the Chair of the Audit Committee

Image removed

COMMITTEE MEMBERS

Carol Fairwaather (Chair)
Mary Barnard

Sue Clayton

Simon Fraser

Martin Moore

Linda Yueh

KEY RESPONSIBILITIES

© Oversight of internal and external
audit processes and independence
of the external auditor

© Monitorng the integrity of the
finandal staterments of the Group
including reviewing significant
judgements

0O Reviewing internal controls and risk
management systems

0 Advising the Board on the staternents
made in the Annual Report and Half

Year Report on viability, going concern,

risk and conirols and whether the

statements are, when taken as a whale,

fair, balanced and understandable

MEETINGS
@ 3 scheduled
© 1 ad hoc

© See page 118 for attendance at
scheduled meetings

2021 HIGHLIGHTS

Q Intemal control environment remained
strang throughout the year, following
the move to remate and hybrid working
as a resuit of the pandemic

© Maintaining high-qguality and timely
external reporting

Q QOversight of new reporting
requirerments, including TCFD and
ESEF

© Monitoring development of and
responding to the BEIS audit reform
consultation

© Welcoming Mary, Linda, Simon and
Sue to the Committee
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As Chair of the Audit
Committee, | am pleased
to present the Committee’s
report for 2021.

During the year, the Committee has acted in
accordance with its Terms of Reference, which
<an be found at www,SEGRO.com.

Over the following pages you will see how the
Committee has discharged its responsibilities,
as well as other areas which it has focused on.

COMPOSITION

The Committeg is made up entirely of
Independent Non-Executive Directors and
each Committee member has considerable
commercial knowledge and broad industry
expertise. | satisfy the requirement to bring
recent and relevant financial experience to
the Commitiee, whilst Martin Moore brings a
wezlth of property experience and during the
year, there have been some changes to the
composition of the Committee which further
strengthen its expertise:

© Simon Fraser and Linda Yueh joined the
Board and the Committee as {ndependent
Mon-Executive Directeors in May. As a
former investment banker, Simon brings
experience of the public equity markets and
Linda brings robust commercial experience
and a strong background in econemics.

©Q In June, following a review by the
Nomination Committee of the
composition of the Board Committees
that recommended that all Independent
Non-Executive Directors should sit on the
Audit Committee, we welcomed existing
Independent Non-Executive Directors,
Mary Barnard and Sue Clayton, who
bring extensive commercial and general
management experience, and property
market experience respectively.

© Having served nine years as an
Independent Non-Executive Director,
Christopher Fisher stepped down from the
Board and the Committee in September.
Christopher brought much financial acumen
to the Committee and | would like to extend
my thanks to him for his valuable work on
the Committee over the past nine years,
and formally welcome the new members.

The Board is satisfied that the Committee
as a whole has the relevant competence to
properly discharge its duties.
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GOVERNANCE FINANCIAL STATEMENTS

The Committee has;

© reviewed and monitored the integrity
of the Financial Statements including
reviewing significant financial reporting
judgements and estimates made by
management, to ensure that the quality
of the Company's finandial reporting is
maintained, in the Company’s Half and
Full Year Financial Staternents;

© assessed the objectivity, independence ang
competence of the external valuer of the
Group's property portfolic and gaining
assurance around the valuation process;

0 ensured compliance with applicable
accounting standards, monitoring
developments in accounting regulations as
they affect the Group and reviewing the
appropriateness of accounting polices and
practices in place;

© ensured compliance with further legislative
requirements, such as the introduction
of TCFD and ESEF reporting in 2021;

0 overseen matters relating to tax and any
potential impact tax matters may have on
the integrity of the Financial Statemenits,
incduding the recognition of a tax
charge for the possible withholding tax
due in France;

MEETINGS

We met formally three times during the year,
and also had one ad hoc meeting to consider
the BEIS consultation. The Committee
provides updates to the Board on its activities
at each subsequent meeting.

QOutside of the scheduled meetings, we can
also use time set aside for Board meetings
to discuss any matters that arise in real time,

As usual, our external and internal auditors
joined the meetings throughout the year,
together with a number of erployees from
across the business. We continue to find
this incredibly valuable as it aliows us to see
the pool of talent within the Company, and
facilitates a greater depth of discussion and
debate on some specialist topics.

In 2021, we were joined by the Group
Financial Controller and Head of Financial
Reporting to consider the accounting
judgements and treatments that have been
adopted for particular transactions, The Head
of Tax provided an update on movements

in the current tax landscape, the Group’s

tax strategy and an averview of significant

o reviewed the recagnition of the
performance fees due from SELP, which are
highly sensitive to valuation movements
creating estimation uncertainty;

0 monitored the effectiveness of the Group’s
risk management systems and considered
the adeguacy of the process being
undertaken to iderdify risks and mitigate
the exposure of the Group to thern;

© reviewed cyber security processes and
the continued investment in this area to
respond to increasing trends in cyber
threats and the move to hybrid working;

O ensured appropriate safequards are
in place for the detection of fraud and
preventian of bribery. This extends
to responsibility for overseeing and
monitoring the Group's Anti-Bribery
and Corruption policies and procedures
contained in the Company’s Code of
Business Conduct and Ethics;

o reviewed the adequacy of internal
financial controls and broader internal
control systemns;

© examined the performance of the external
and internal auditors, their cbjectivity,
effectiveness and independence, as well as
the terms of their engagement and scope
of audit and agreed the annual internal
audit plan;

tax issues or changes that could potentially
impact the Group's tax charge. The Head of
Technalogy defivered his annual update ta the
Committee an developmerits in cyber security
threats, the continued investments by the
Company in response, and the current status
of cyber security defences. Further updates
were also provided to the Committee on the
risk management process, internal controls,
and anti-bribery and corruplion.

In addition to scheduled meetings, | speak
regularly with the CFO and Group Financial
Controller to discuss any topical issues

that should be brought to the attention of
the Committee.

In the second half of the year, as the Covid-12
restrictions eased, we were thankful to return
1o the office for face-to-face meetings, but
recognise the benelits of having Committee
members or quests attend virtually as required
and have continued to allow this.
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o recommengded that the provision of the
internal audit services should be subject
to a tender process in 2022; .

O reviewed the Policy for Approval of
Nan-Audit fees;

© monitored the ratio and level of audit
to non-audil fees paid to the external
auditor and agreed their remuneration
for the year;

© analysed and challenged the results of
internal audit reviews and management's
plans to resolve any actions arising
from them;

© advised the Board on whether the
process supporting the preparation of
the Annual Report taken as a whole, is
appropriate to allow the Board to condlude
that the Annual Report is fair, balanced
and understandable and provides the
informatian necessary to shareholders to
assess the Group’s position, performance,
business model and strategy; and

0 ensured the process foliowed to support
the making of the going concern and
viability staterments remained robust
and was correctly followed.

BEIS CONSULTATION "RESTORING TRUST
iN AUDIT AND CORPORATE GOVERNANCE"

As a Committee, we follow closely all
regulatory developments and are committed
to responding appropriately to any regulation,
guidance or recommendations.

An inforrmal sessiorn was held it May with

the Company’s external auditor, PwC, who
delivered a briefing to the Committee

and a selection of employees on the BEIS
Consultation Document “Restoring Trust in
Audit and Corporate Governance”. in july,
the Company responded to the consultation
expressing broad support for the proposats
to strengthen high-quality, trusted audit and
corporate governance in the UK, and provided
feedback on certain recommendations where
we had specific views worthy of comment.

The Committee will continue to closely
monitor the developments in audit reform and
the impact of any other regulatory changes,
which may impact auditing and reporting
requirements in the future. ’
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CLIMATE RELATED DISCLOSURES

The Committee considered the newly
introduced requirement for companies to
disciose, on a comply or explain basis, against
the recommendations of the Task Force On
Climate-related Financial Disclosure (TCFD)
and, has received updates on the Company’s
progress against this requirement.

ESEF

We also considered the new requirement to
prepare the Company’s consolidated financial
statements in digital form under the European
Single Format regulatory standard (ESEF RTS).
The Committee is satisfied that all necessary
procedures have been completed, including
the appointment of a qualified pravider

far the preparation of the ESEF Annual

Report and interim walkthrough procedures
performed by the external auditor.

COMMITTEE EFFECTIVENESS

As part of the external Board evaluation
process, the operation of the Committee was
considered (see pages 122 and 123) and
was deemed to be operating effectively.

DISCHARGE OF RESPONSIBILITIES

It has been another successful year for the
Company highlighted by the strong set of
results you will have read about elsewhere
in this Annual Report.

The quality of debate and challenge amongst
the Committee, management and the intermal
and external audit teams, together with the
comprehensive information provided to the
Committee, has assisted us in appropriately
discharging our responsibility.

| would fike to thank all those who have
contributed to the Committee this year for
their efforts.

LOOKING AHEAD

In 2022, the Committee will continue to follow

- developments on audit reform and evolving

best practice, including on Climate Change
reparting, and respond as required to any new
regulations, guidance or recommendations.

CAROL FAIRWEATHER
CHAIR CF THE AUDIT COMMITTEE

B

FAIR, BALANCED AND UNDERSTANDABLE

The Code requires the Board to confirm

that they consider, taken as a whole, that

the Annual Report is fair, balanced and
understandable and provides the infarmation
necessary for shareholders to assess the
Company’s position, performance, business
model and strategy.

In order to enable the Board to make this
confirmation, the Audit Committee has
oversight of the precess which the Company
has followed, where the section owners and
independent reviewers confirm that in their
apinion and against a list of criteria the Annual
Report is fair, balanced and understandable.
These include: is the whole story presented,
with key messages and sensitive material
appropriately reflected?; does the Report
properly.provide the necessary information,
with a good level of consistency, for
stakeholders to assess SEGRO as a business?;
and is the Report presented in straightforwerd
language, easy to understand and within a
clear framework?

The Committee reviewed the process that
managerment had undertaken to make the
staternent and confirmed to the Board that the
processes and controts around the preparation
of the Annual Report are appropriate, robust
and consistent.

The fair, balanced and understandable
statement is made on page 164.

VIABILITY STATEMENT AND GOING
CONCERN

The Commiltee is responsibte for ensuring
that the process put in place to allow the
Board to make the viability staternent on
page B4 remains robust, in line with market
practice and is carrectly and properly followed.
The Comimnittee reviewed the process and

is comfortable with the process followed

to make the viability sratement and has
confirmed this to the Board. The Committee
reviewed the recommendation setting out the
support for adopting the going concern basis
in preparing the financial statements. The
Committee confirmed to the Board that the

recommendation was appropriate. The Board’s

statement is set out on page 69.
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FINANCIAL REPORTING PROCESS

The Graup has established internal controls
and risk management systems in relation
to the process for preparing the Financial
Staterments. Various checks on internal
financial controls take place throughout the
year, including internal audits, Developments
in accounting regulations and best practice
in financial reporting are monitored by the
Company and, where apprapriate, reflected
in the Financial Statements. Training is

2also provided to the finance teams and the
Committee is kepl appropriately informed.

The financial reporting from each Business
Unit is subject to review by a local finance
director prior to being submitted to the
Group Finance function. The results of each
Business Linit are subject to further review by
the Group Finance function. The results are
then ¢onsolidated by Group Finance and are
subject to various levels of review including by
senior members of the Finance team.

The draft consolidated statements are reviewed
by various individuals including those
independent of the preparer. The review
includes checking consistency internally,

with other staternents and with internal
accounting records.

The Committee and the Board review the
draft consolidated Financial Statements.
The Committee receives Reports from
management and the auditor on significant
judgements, changes in accounting policies,
and other relevant matters relating to

the consalidated Financial Statements.

The Financial Statemenis are alse subject

to external audit
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THE SIGNIFICANT JUDGEMENTS MADE BY THE COMMITTEE IN 2021

Significant matter

The action taken

Valuation of the property portfolio

Valuation is central to the business performance and is a significant
estimate for the Committee as it is inherently subjective, because
the valuer must make assumptions and judgements in reaching its
conclusions. This is a recurring risk for the Group as it is key to its
IFRS profitability, balance sheet portfolio value, net asset value, total
property return, and employee incentives. It also affects investment
decisions and the implementation of the Company’s Disciplined
Capital Alocation policy. It is included on the Risk Register and

the process risk map as a potential key business risk.

The Cormmittee ensured that there was a robust process in place

to satisfy itself that the valuation of the property portfolio by CBRE,

a leading firm in the UK and Continental European property
markets, was carried out appropriately and independently. Given the
significance, the full Board met twice with CBRE to review, challenge,
debate and consider the valuation process; understand any particular
issues encountered in the valuation; understand the impact of climate
change and sustainability requirements on valuations; and discuss the
pracesses and methodologies used.

The Chair of the Audit Committee alsa met separately with CBRE
to discuss such matters which allowed the Committee to scrutinise
the valuation process, to consider the impact of remote warking on
the process and ensure the valuer remained independant, abjective
and effective.

The auditors also meet with the valuers, and they use the services of
their own in-house property valuation expert to test the assumptions
made by CBRE. They report to the Audit Committee an their findings.

The Committee confirmed that it was satishied that the valuation was
not subject to undue influence and had been carried out fairly and
appropriately, and in accordance with the industry valuation standards,
and therefore suitable for inclusion in the Financial Statements,

For details of the Group’s properties and related accounting policies
see Note 13 and Note 1 of the Finandial Statements. For details of the
results of the valuation see Note 13 of the Financial Statements.

Significant matter

The action taken

Accounting for significant acquisitions, dispoasals and transactions

During the year, the Company made a number of property
acquisitions and disposals and carried out other transactions, which
were large and/or complex. Certain transactions were considered to
be significant because of the level of materiality involved and/for any
unusual terms of conditions of judgements, and because of the risks
inherent in the accounting process, including when a transaction or
revenue should be recognised, and what the appropriate accounting
treatment should be.

The accounting treatment of acquisitions, disposals and transactions
themselves, is a recurring risk for the Group and is considered

to be significant, since an inappropriate approach could cause

a misstaterment of the Group’s financial position and/or resulls.

The application of the accounting treatment for each particular
transaction is judged on its own particular facts and circumstances.

The Committee considered the accounting treatment of key, complex
transactions during 2021 including the accounting treatment applied to
acquisitions and disposals of various properties, such as the acquisition
of the office portfolio in Bath Road, Slough in December, by reviewing
and challenging management’s papers on accounting treatments

and judgements.

Following a review of the accounting treatment for these significant
Iransactions, in particular the point at which each transaction should
be recognised, the Comimittee was satisfied that all relevant matters
had been fully and adequately addressed and that the approach
adopted by the Company was appropriate in each case, and in
accordance with IFRS.

The Committee challenged the application of accounting policy and
intermal controls relating to revenue recognition and reviewed reports
from the external auditor and management.

For further details of the accounting treatment applied to such
significant transactions, see MNote 1 of the Financial Statements.

Significant matter

Recognition of performance fee income

The action taken

A performance fee is payable from the SELP joint venture to

SEGRO, subject to meeting certain criteria, at the end of the 10 year
performance period to October 2023. The ealculation to determine
the fee is an estimate dependent on a number of factors including the
probability and magnitude of future changes in property values over
the remaining performance peried. Determining whether, and the
extent to which, a performance fee should be recagnised gives rise

to significant estimation uncertainty.

The Committee considered the recognition of the performance

fee in 2021, by reviewing and challenging management’s papers

and judgements. The Committee was satisfied that the accounting
treatment and related disclosures met the revenue recognition criteria
in accordance with IFRS 15. For further details of the accounting
treatment, see Note 1 and Note 7 of the Financial Staternents.
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EXTERNAL AUDITOR

The Committee has continued 10 have

a constructive working relationship with
PricewaterhouseCoopers LLP (PwC).

John Waters is the lead audit partner. The
Committee Chair has had discussions with
John and his colleagues to discuss matters
as they arise throughout the year. The
Committee also regularly meets privately
with John to discuss their work and PwC's
observations on the Company. Na areas of
concern have been raised,

QVERSIGHT

PwC presented their audit plan for the

year which the Committee considered and
approved. PwC highlighted the key areas of
risk, which were primarily identified as areas
of judgement and complexity, and were
cansistent with thase areas identified by the
Cammittee. The level of audit materiality was
alse discussed and agreed.

PwC presented a detailed report of their audit
findings at the year end, which were reviewed
and discussed. A simifar review of the external
auditor’s report was undertaken by the
Committee at the Half Year. As part of this
review the Committee probed and challenged
the work undertaken and the findings and
the key assumptions made, with particular
attention to the areas of audit risk identified.

EFFECTIVENESS

The Cammittee assesses the effectiveness of
the external audit pracess on an annual basis,
by taking account of the views of management
involved in the audit and by reviewing a
number of factors;

0 performance in discharging the audit and
half year review,

© independence and objectivity;

© robustness of the audit process, including
bow the auditor demonstrated professional
scepticism and challenget management’s
assumptions particularly in relation to the
valuation of the Group's partfolio, the
provisions of withholding tax in France and
the recognition of performance fees from
the SELP joint venture;

© the guality of service and delivery, including
appropriate resources ang skills for the
complexity of SEGRO's audit; and

9 reappointment and remuneration.

The Committee also noted the results of the
PwC Audit Quality Review inspection resuits
2020/21.
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The Company tomplies with the Competitian
and Market Authority Order 2014 relating to
audit tendering and the provision of non-audit
services. There are no contractual obligations
which restrict the Comemittee’s choice of
external auditor or which put in place a
minimum period for their tenure, The externai
audit was last tendered in 2015 following
which the auditor changed in 2016 from
Delaitte LLP to PwC.

The Committee has no current plans to
re-tender the services of the externaf auditor
before it is required in 2025, as stipulated
by current reguiation that requires a tender
every 10 years. foha Waters is in his third
year as fead audit pactner; he will be required
1o ratate alter five years, The Committee
believes that the audit quality and process
benefits from the continuity, stability and
undersianding of the business by the PwC
team, with an appropriate level of challenge.

The Committee was satisfied with the
performance of PwC on the basis of the
above and recommended to the Board that it
propose to shareholders that PwC should be
reappointed for the 2022 financial year

REMUNERATION AND INDEPENDENCE

The Committee considers the remuneration
of the external auditor at feast on a semi-
anhual basis and approves its remuneraticn.
It also keeps under close review the ratio of
audit 1o non-audit fees to ensure that the
independence and objectivity of the external
auditor are safeguarded.

In 2021, fees for audit services amaunted
o £1.14 million and the non-audit fees
amounted to £0.20 million.

The increase in non-audit fees from 2020

to 2021 can be attributed to a combination

af the debt offering consent procedures
performed by PwC in conjunction with the
2021 debt offering, as well as a fee increase
for the half year review. It is standard practice
for a Company's external auditor to undertake
these tasks.

The non-audit fee for 2021 equates to seven
per cent of the average audit fees of the fast
three years.

The chart below sets gut the ratio of audit to
non-audit fees for each of the past three years.

2021 2070 2019
Audit fees (£n} 1.14 G99 088
Non-audit fees (£m] Q.20 a.10 Gg.ir
Ratio of non-audit fees 18 1a 1z
& audit fees (36}
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The Commiitee has concluded that PwC
remains independent and abjective, and
that the level of non-audit to audit fees is
acceptable for 2021. PwC has provided
written confirmation of its independence
1o the Committee.

We have voluntarily provided details on

the fees relating 1o the audit of the Group's
SELP joint venture with PSP Investrents,
for which PwC is the auditor, in Note 6(ji}
to the Financial Staternents. The Committee
has no oversight or control over these fees
as the SELP joint venture operates totaily
independently and is not controlied by the
SEGRO Group or the Cammittee. The fees
are provided solely for infarmation purposes
and do not form part of the audit fees

nor are they included in the calculation to
determine the ratio of audit to non-audit
fees on an annual or three-year basis for
the SEGRO Group.

POLICY FOR APPROVAL OF NON-AUDIT FEES

The Company’s policy on non-audit

services, which is available on pur website

at www.SEGRO.com, was updated in 2020

to reflect the Financial Reporting Council’s
Revised Ethical Standard 2019 and re-approved
by the Committee in December 2021,

The policy s&ts out the very limited
circumnstances where PwC may be appoinied
to carry out non-audit services but only with (i}
the prior consent of the Chief Financial Cfficer
or (i) the Chair of the Commitiee.

There must be an obvious and compelling
reason why they should be appointed and
thare should be no threat te the independence
of PwiC.

The impact on non-audit to audit fees
muyst also be considered, and fees incurred far
non-audit work must not exceed 70 per cent

-of the average of the audit fees paid for the

last three cansecutive years. Afl non-audit fees
are reported to the Committee.

INTERNAL ALDIT

The Committee believes that given the
Company's size and structure using a third
party to perform the internai audit function
continues to be the most appropriate madel.
This provides independent challenge of
rmanagement and gives access to 3 wide
range of expertise. KPMG has performed
the role since its appointment in 2007 and
reappointment in 2014 following a tender.

Curing their tenure, there has been a number
af rotations of lead partners and audit
managers to ensure that a fresh perspective
is given, and their independence and sgrutiny
are maintained,



Topics included in the internal audit plan for
2021 were selected based on a review of
the Group's principal risks, the timing of the
previous audit and advice on market insights
from KPMG. Significant areas are subject to
internal audit on a cyclical basis.

The proposed internal audit programme

for 2021 was considered and approved by
the Committee in December 2020. Internal
audits during 2021 included the following:
cyber security; acquisitions and disposals; the
asset planning, forecasting and budgeting
processes; the sales, invoicing and credit
control report; service charge and recavery:
legal compliance {including GDPR); insurance;
Health and Safety compliance; and a small
country audit.

The Committee believes that both the process
fer determining the internal audit programme,
and the programme itself, are appropriate
and effective, and as in previous years the
programme will be amended to react to
events, new information and situations which
come to light if required.

Each internal audit during 2021 confirmed
that no significant control issues were
identified. However, a number of pracess
and minor control improvement points
were identified with follow up actions and
timelines which were regularly monitored
by the Committee.

Feedback on each internal audit is given by
the Company and was largely positive and na
areas of particular concern have been brought
to the Committee’s attention. The lead KPMG
partner alsc attends Committee meetings to
present its report and the Committee also
meets privately with him during the year.

The Committee is satishied that the internal
audit Function continues to perform effectively.
However as the provider of Internal Audit
services was last considered in 2014, it was felt
that 2022 is an appropriate time to undertake
a tender process with 3 change in provider,

if required, commencing in 2023.

VALUERS

The single most important judgement that the
Committee and the Board has to make is the
value of the Group’s portfolic. The Committee
is assisted in reaching this judgement by

its external valuer CBRE, who has held this
position since 2012, As detailed on page

121 of the 2020 Audit Committee Report,
CBRE was reappointed in 2021 for a further
four-year term, and the Committee believes
that they continue to be effective in their role.
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The effectiveness of the Group’s valuers is
assessed through regular meetings during the
year with the Chair of the Audit Committee
and supplemented by additional sessions with
management, and fecused on the following:

© independence and objectivity;

© experience and qualification of the valuation
tearry

0 consistency of approach across the eight
countries in which the Group operates; and

0 quality of data and materials, including the
two presentations to the Board.

As a result, the Committee concluded that the
external valuers performed to a high standard,
were independent, and that the well-run
process delivered a robust set of valuatiens.

We are reviewing the recommendations

of the RICS Independent Review of Real

Estate Investrment Valuations report, which
was published in December 2021, and will
respond as appropriate once they are finalised.

RISK

Risk management is 2 key priority for

SEGRO. The Board recognises that effective
risk management is key to the long-term
sustainable success and future growth of the
business and the achievement of the Group’s
strategic objectives (see pages 74 to 78). It is
ever aware of the need to ensure that new and
emerging risks, as well as the mare established
principal risks, are adequately managed and
mitigated. Risk management is therefore
embedded in the Company’s decision making
and culture, and robust systems have been put
in place to ensure this remains the case,

There is an ongoing process for identifying,
evaluating and managing the principal risks
faced by the Group, which has been in place
during the year, together with the means
for identifying those emerging risks which
may impact the Group in the future. These
emerging risks are discussed throughout
the business by the appropriate working
qroups, conducting both herizon scanning
and discussions at a more granular level,
The Group Risk Management Committea
monitars and reports on the Company’s
approach to risk management as detailed
further on page 74.

The Board assumes responsibility for the
effactive management of risk across the
Group, determined by its risk appetite,

as well as ensuring thak each business area
implements appropriate internal controls.

The Cammittee reviews regularly the
effectiveness of the risk management process
on behalf of the Board and is satisfied that

it remains robust for the financial year in
question and up to the date of this Report.
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INTERNAL CONTROLS

The Commiittee is responsible for reviewing
the adequacy and effectiveness of internial
control systems, {covering all material controls
including financial, operational and compliance
controls and risk management systems) on
behalf of the Board.

The Committee has reviewed the adequacy
and effectiveness of the Group's internal
control systems regularly through various
activities including:

0 reviewing the effectiveness of the risk
management process;

0 reviewing and challenging management’s
self-assessment of the internal controls
framewaork;

o reviewing the work undertaken by the
internal and external auditor, in refation
to internal contrals; and

© the regular reparting on any control or
fraud-related whistleblowing issues,

The process supports ongoing improvements
inciuding the faunch of a new online expenses
system which enhanced internal controls,

particularly in a remote working environment.

On the basis of the Committee’s work, it
confirms that it has not been advised of, or
identified. any faifings or weaknesses which
it regards to be significant in relation to

the Group’s internat control systems. It also
confirms that the Group's internal control
systems have been in place for the year
under review and up to the date of approval
of this Annual Report and are in accordance
with the Guidance on Risk Management,
Internal Control and Related Financial and
Business Reperting issued by the Financial
Reporting Council.
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Directors’ Remuneration Report
Letter from the Chair of The Remuneration Committee

Image removed

COMMITTEE MEMBERS

Simon Fraser {Chair)
Mary Barnard

Sue Clayton

Carol Fairweather
Martin Moore
Linda Yueh

KEY RESPONSIBILITIES

© Determine the remuneration for
Executive Directors, the Leadership team

. and the Company Secretary, and set the
Chair's fees

© Ensure Executive remuneration is aligned
to the Company’s Purpose and Values
and the delivery of its long-term strategy

© Oversee workforce remuneration and
policies

@ Consider individual remuneration
outcomes for the Executive Directors

MEETINGS AND ATTENDANCE

0 2 scheduled

0 5 ad hoc

O See page 118 for attendance at
scheduled meelings

2021 HIGHLIGHTS

0 Linda, Sue and Simon joined the
Comimittee

0 Simon succeeded Christopher as Chair of
the Committee

© New Remuneration Policy and stakeholder
consultations

O Integration of Responsible SEGRO targets
into the annual Bonus structure

On behalf of the Board,

| am pleased to present my
first Directors’ Remuneration
Report as Chair of the
Committee.

The role of the Remuneration Committee

is to determine the rermuneration policies
and practices which promote the long-term
sustainable success of the Company, which
are aligned with the Company’s Purpose and
Values and its strategy.

in the following pages you will see how the
Committee has discharged its responsibilities
as well as other key areas of focus in 2021,

COMPOSITION

The Committee is made up entirely of
Independent Non-Executive Directors.

| jpined the Board and the Committee as
an Independent Non-Executive Director in
May and succeeded Christopher Fisher as
Committee Chair in June. Having previously
chaired the remuneration committees at
Lancashire Holdings Ltd and Derwent
London plc, | satisfy the Code requirement
for remuneration committee chairs to have
at least 12 months experience. On behalf
of the Committee, | would like to thank
Christopher for his excellent leadership
over the past four years.

During the year, the Committee atso
welcomed Independent Non-Executive
Directors Linda Yueh and Sue Clayton.
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AREAS OF FOCUS IN 2021

In addition to welcoming new members and
my taking on the role of Chair in the summer,
the Committee approved Executive Directors’
variable remuneration and annual salary
increases, approved all-employee awards
under the Company’s SIP, GSIP and Sharesave
schemes {further information is on page 149)
and reviewed the remuneration of the wider
workforce to ensure it remained aligned

with the structure of remuneration for the
Executive Directors.

A major area of focus for the Committee was
the development of the new Remuneration
Policy (the 2022 Folicy), which we are
recommending to shareholders for approval
at the 2022 AGM. The 2022 Policy was
developed internally with help from our
remuneration advisers and employees and
was further refined following an extensive
consultation process with approximately

&5 per cent of the Company's shareholder
base and key proxy advisory agencies.

| discuss this further overleaf and the full 2022
Poiicy can be found on pages 156 to 1671.

The Commiitee considered remuneration
arrangements for the potential successor

to the Chair. We instructed Korn Ferry, the
Committee’s Remuneration advisers, to carry
out an independent review of fees payable
to the chairs of similar sized companies.

The Committee considered benchmarking
data frorn both FTSE100s and FTSE real
estate peers, the current marketplace, and

the increased size and complexity of the
organisation since the appeintment of the
current Chair. We concluded that, in order

to remain competitive, there should be an
increment in the range of fees for an incoming
Chair which should also be commensurate
with their skills and experience.

COMPANY PERFORMANCE IN 2021

Shareholders can find a summary of the
Group's key hnancial metrics which relate to
remuneration in the Remuneration at a glance
summary on page 140.

2021 was anather year of strong operating
and financial performance for SEGRQO. The
struciural drivers that were accelerated by the
pandemic have continued to drive high levels
of occupier demand for modern warehouse
space and this in turn has attracted a record
level of investment into the sector. The

active asset management of our portfolio,

our expanded development programme

and market rental grewth all helped us

to increase the rent roll, leading ta strong
earnings growth. Alengside this we also made
significant pragress with our Respansible
SEGRQ ambitions,



Adjusted profit before tax is up 20 per cent to
£356 million and adjusted earnings per share
are up 15 per cent to 29.1 pence. Adjusted
NAV per share has risen by 40 per cent to
1,137 pence. The batance sheet remains in
good shape with loan-to-value ratio of 23

per cent. The Board is recommending 2 final
dividend of 16.9 pence per share, making
the full year dividend 24.3 pence per share,
an increase of 10 per cent. TSR was 55.1 per
cent versus the FTSE 350 Real Estate index
of 29.9 per cent.

Further information on these activities can be
found in the Chief Executive’s statement on
pages 12 to 15 and the Strategic Report.

REMUNERATION IN 2021

Directors’ Remuneration in 2021 was

paid in line with the Company's existing
Remuneration Policy (the Palicy), which was
approved by shareholders at the 2019 AGM.

The fundamental principles which underpin
the Policy are:

© alignment with our strategy and the success
of the business in the short and long term;

O performance orientation;
© ease of understanding;
© consistency of application; and

© transparency io the executives, the
workforce and shareholders.

The remuneration framework for both our
Executive Directors and the wider workfarce
is aligned with the strategic direction and
performance of SEGRO as well as in the
interests of our sharehelders, and this is

set aut in the charts on pages 147 and 148,

VARIABLE REMUNERATION

Taking account of our strong results and our
continuing outperformance of the peer group
over the year, the Commitiee has confirmed
the following performance-related payments
to the Executive Directors:

0 2021 ANNUAL BONUS

The annual Bonus payrment will be 100 per
cent of their maximum award (subject to the
final TPR data being available) (see page 142).

© 2019 LTIP PERFORMANCE

Vesting is calculated by reference to three
equally-weighted performance conditions.
The awards will pay out 100 per cent (subject
to the final TPR and TAR data being available}
{see page 144). These awards are subject to a
two-year post-vesting holding period. The net
amount of shares will be held in a norminee
account and subject to restrictions until 2024,

OVERVIEW STRATEGIC REPORT

© 2021 LTIP AWARD

Each of the Executive Directors received an
LTIP award in March 2021 with three equally-
weighted perforrmance conditions in line with
the Policy.

o DISCRETION

Shareholders have benefited from strong
returns with £100 invested in our shares on
31 December 2011 having returned €947
{including dividends, which have increased
every year for the last nine years) by the end
of 2021

Given the returns for shareholders and the
Company's performance during the year,

the Committee considered that it was entirely
appropriate that the variable components

of pay for the Executive Directors pay out in
accordance with their respective performance
conditions having been met.

When approving these payments and awards,
the Commiittee considered whether or not
they represented a fair reflection of the
underlying performance of the business and
the impact of Covid-19. It was satisfied that the
performance conditions were reflective of the
business performance and that the impact of
Covid-19 had been minimal, so no overriding
adjustment would have been appropriate.

REMUNERATION IN 2022

Since the last Palicy was approved by
shareholders in 2019 we have announced the
introduction of post-cessation shareholding
guidelines, requiring Executive Directors to
retain the minimum amount required by the -
shareholding guidelines for a period of 24
months from ceasing t0 be a Director. We
have mechanisms in place to ensure that
shares are retained for the period and you
can read how this has been applied on page
150. Furthermore, we have anngunced our
intention to align Executive Directors’ pension
entitlement to that of the wider UK workforce
by the end of 2022, see overleal.

© 2022 POLICY

The existing Palicy is up for renewal at the
2022 AGM and in developing the 2022
Policy the Committee has conducted a review
of both its alignment with the shareholder
experience and its continuing suitability for
the next three years, ensuring that it reinforces
our business strategy and aligns with the
rernueneration of the wider workforce. The
fundamental principles which underpin our
existing Policy remain the same and the
Committee also addressed the criteria set out
in Provision 40 of the Code as detailed on
page 156,
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We also feel that it is important to consider
that, since the last Policy review, the

business has continued tc grow in size and
complexity. SEGRO is Europe’s leading owner,
asset manager and developer of madern
warehousing and industrial property and
the largest European REIT by market value.
Al the end of 2021, we were ranked 33rd in
the FTSE1Q0, following a doubling in market
capitafisation over the period, and we have
seen an over 50 per cent increase in our
property portfolic {valued at £18.4 biliion as
at the year end). Our strong performance
has transiated into significant returns for our
shareholders.

An independent review carried out by the
Committee’s remuneration advisers, Korn
Ferry, concdluded that the remuneration
packages for the Chief Financial Officer and
Chief Operating Officer were appropriate.
However, rernuneration for the Chief
Executive is significantly behind the FTSE100
and large RE{Ts market. The Committes

is also concerned that effective succession
planning is inhibited unless SEGRO is able to
offer a broadly competitive and appropriate
remuneration package for its size, complexity,
and growth trajectory.

The Committee has valued the constructive
feedback we have received from two rounds
of shareholder consultation via virtual
meetings, emails and letters to help shape

the Committee’s development of the 2622
Policy. On the basis of the broadly supportive -
feedback, the Committee feels that extensive
changes to the Policy are not required as it is
already aligned with investor expectations and
fuifils the requirements of the Code. However,
to ensura that the 2022 Policy has sufficient
fiexibility for the next three years we will be
asking shareholders to approve the following:

1) LONG TERM INCENTIVE PLAN (LTIF)

© an increase in the limit for LTIP awards to
300 per cent of salary {from 250Q per cent).

Our intention would be to implement this
increase, for the Chief Executive only, from 2022.
The Committee feels that an increase in the
long-term variable remuneration opportunity,
which will be subject to performance
conditions ang a post-vesting holding period,
is the most appropriate way to move the

Chief Executive’s total remuneration package
marginally above the tower quartile.

We currently have no intention of increasing
the LTIP opportunity for the other Executive
Directors and would not do so without a prior
consultation with shareholders. The LTIP for all
Executives will continue to be subject to three
equally-weighted performance conditions:
TAR, TPR and TSR (as described further on
page 139), and will be subject to a compulsory
two-year, post-vesting holding period,
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continued

2) ANNUAL BONUS

© replacement of the TPR performance
condition with ESG rmetrics

Shareholders will by now be familiar with
Responsible SEGRO, which was Jaunched
in early 2021 and has been repaorted on in
the Strategic Report on pages 87 to 92.

Our target of becoming net-zere carbon

by 2030, as well as investing in our local
communities and nurturing talent, underpin
and reinforce our business strategy. This is
an important area of focus for the Company,
our employees and our stakehofders,

and the Committee feit it right that this
shauld be reftected in Executive Directars’
variable remuneratian,

After careful consideration, and having
reflected on feedback from investors and
our remuneration advisers during the
consultation process, we have concluded
that having TPR as a repeated measure in
both short-term annual bonus and Jong-term
incentive schemes was not best practice.
Therefore, we have removed TPR from the
annual Bonus and replaced it with a set of
ESG measures, whilst retaining TPR in the
LTIP. TPR remains a key performance measure
far SEGRO {with an unchanged weighting of
33.3 per cent in the LTiP} and will continue
to be measured independently by MSC|

and compared to a henchmark.

Following shareholder consuliation, we are
proposing further changes to the initially equal
weighting of the annual Bonus performance
rneasures, with Adjusted PBT against target
and rent roll growth now comgprising

37.5 per cent each and ESG measures
responsible for the remaining 25 per cent.
Performance conditions and weightings will be
determined annually, but any non-guantitative
measures will be limited to 20 per cent of

the opportunity.

There is no proposed change to the maximum
Bonus apportunity for the Executive Directors
which wilt remain at 150 per cent of salary.

3) SALARY AND OTHER
@ no change in 2022 Policy to previous Policy.

The Committee will continue to review salaries
annually having regard to increases awarded
to the workforce. Additionally, there will be no
changes to taxable benefits, pensions {other
than the planned reduction to the same level
as the UK workforce by the end of 2022) ar
cutrent shareholding guidelines, including
post-cessation requirements.

138

STAKEHOLDER ENGAGEMENT

Stakehoider views are taken seriously by the
Committee and we have engaged extensively
on the development of the 2022 Policy. We
initiated the first round of consuitation by
writing to 2 sharehoiders in October 2021
with our draft praposai. Further to feedback
fram key shareholders, proxy advisory
agencies and employees, we modified aur
initial propasal. We were asked to consider
the weighting of ESG measures in the Bonus,
sa we reduced this from 33 percent to

25 percent. Far the final consultation in early '

2022, we reached out to mare shareholders.
Iny total, we scught views on the proposed
2022 Policy from holders of approximately
65 per cent of our share capital.

We also sought the views of our own
warkiorce during a dedicated worlkforce
engagement session carried out by our
Senior Independent Director, Martin Maogore,
and myself, details of which can be found in
the case study on page 150,

AGM VOTING

The Direcrors’ Remuneration Report and the
2022 Policy will be subject to shareholder
voltes at the 2022 AGM, as will an amendment
to the rules of the LTIP to allow us to
implement the 2022 Policy. We believe that
these changes are in the best interests of the
Company and we hope that we can count on
shareholder support at the AGM.

COMMITTEE EFFECTIVENESS

As part of the external Board evaluation
pracess, the operation of the Board committee
was considered (see pages 122 and 123).

The Committee continues to operate
effectively and provides updates on its
activities at each subsequent Board meeting.

LOOKING AHEAD

The key areas of focus for the Committee in
2022 will be:

@ the implementation of the 2022 Policy,
subject to shareholder approval at the AGM;

© monitering the progress against and
continued appropriateness of the ESG
targets; and

© monitoring ernerging trends in remuneration
and corporate governance as a whole,
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CONCLUSION

If you have any questions about remuneration
generally, ar the cantents of this Report or
the proposed 2022 Policy, do cantact me at
simort.fraser@SEGRO.carm.

We are hopeful that we will be able 10 hold

our 2022 AGM as narmal, in which case my
fellow Directors and | plan to attend and will
be pleased to answer any questions that you
may have about the work of the Committee,

STMON FRASER
CHAJR OF THE REMUNERATION COMMITTEE

WHAY THE COMMITTEE D10 1N 2021

Key areas of focus for the Comnmittee were:

0 the approva! of the Executive Directors’
annual salary increases, the approval
of the 2020 Bonus payments and the
outturn of the 2018 LTIP awards, along
with the approval of the 2021 Bonus and
2021 LTIP targets;

@ the approvai of the 2021 SIP and GSIP
awards and approval of the new targets
far these schemes in 2021,

0 annyal review of the incumbent Chair's
fees and a review of the range of fees
for a potential successor, with the
appropriate skills and experience to take
an the role of the Chair in due course;

@ a review of workforce pay to ensure
that it continues lo be aligned with
the structure of remuneration for the
Executive Directors;

0 noting the Group-wide all-employee
2021 salary review and the salary
increases, Bonus and (TP awards for
the Leadership team;

© receiving a governance update from
Korn Ferry on emerging themes
and best practice;

© change to membership of the
Committee - Linda, Simon and
Sue [oined and Simon succeeded
Christopher as Chair when he
stepped down;

© consultation on the 2022 Policy; and

@ propased changes to Bonus
methodology - integrating
Responsible SEGRO targets
into the annual Bonus structure,
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Directors” Remuneration Report _
How we intend to apply the 2022 Policy in 2022

EXECUTIVE DIRECTORS

SALARY —I i BONUS

From 1 April 2022, ali Executive Directors The maximum Bonus opportunity in 2022 is 150 per cent of salary as at 31 December 2022
will receive an increase in salary in line with and is subject to the following three performance conditions:
the average UK employee increase: © Profit — Adjusted PBT against target (37.5%)
Base salary with elfect fram i
1 Apri} 2022 © Rent Roll Growth (RRG) against target (37.5%)
DAVID SLEATH £745,205 0 £5G {25%)
SOUMEN DAS £554,140

Any payments to be made under this Bonus will be payable in 2023. As targets are

ANDY GULLIFORD £487.705 A - ) - B N ; c
commercially sensitive, they are not disclesed at this time but will be in next year's Report.

50 per cent of the 2022 Bonus will be deferred into shares under the DSBP. The 2022

Read more sboul the 2022 Palicy DSBP will vest in Aprit 2026, on the third anniversary of the payment of the 2022 Bonus.
see pages 156 to 161

PENSION )

All Executive Directors will receive cash in lieu of pension ta the value of 20 per cent of their base salaries. This will reduce to 12 per cent by
31 December 2022.

|TI'IP AWARD .

The 2022 LTIP award for Executive Directors will be subject to the following equally-weighted performance conditions:

R

Total Shareholder Return (TSR} Total Property Return (TPR} Total Accounting Return (TAR)
This benchmark is based on the weighted mean TSR This benchmark is based on the MSCI All Industrial This benchmark is based on the market capitalisation
of other FTSE 350 RES, Country benchmarks weighted ta reflect the approximate  weighted TAR of other FTSE 350 REITs.

geographical mix aof the Group’s portlolio.

20 per cent of this element vests if the Company’s TSR 20 per cent of this element vests il the Company's TPR 20 per cent of this element vests if the Company's

over the performance period is in kne with benchmark  over the performance period is in line with the MSC) TAR over the performance period is in ine with
TSR, rising on a straight-line basis to 100 per cent Benchmarlk, rising on a straight-line basis to 100 per benchimark TAR, rising on a straight-line basis to
vesting if the benchmark is exceeded by & per cent ¢ent if the MSCI Benchmark is exceeded by 1.5 per 100 per cent vesting if the benchmark is exceeded
per annum, cent per annum. by 2.5 per cent per annum.

These awards will be calculated as a percentage of Executive Directors’ salaries as at 31 December 2021 and will be granted during 2022.
They will be made in line with the 2022 Policy, subject to shareholder approval at the 2022 AGM. The Chief Executive will receive a
maximum LTIP award of 300 per cent of salary and the gther Executive Directors will receive a maximum award of 250 per cent of salary.

During the performance period, dividends will accrue on the gross number of LTIP shares which are released. The Committee will decide
whether the payment will be made in cash or shares.

NOMN-EXECUTIVE DIRECTORS

FEES

Fees for the Chair and Nan-Executive Directars are reviewed on an annual basis. The review of the fees paid to the Chair is within the remit
of the Committee, whilst the review of Non-Executive Directors fees is a matter for the Board in the absence of the Non-Executive Directors.
With effect from 1 January 2022, the Chair received a base fee of £287,500 and the Non-Executive Directors received 2 base {ee of £66,400,
with an additional £16,600 per annum for chairing a Board Committee or for filling the role of the Senior Independent Director. This
represents an increase of 3 per cent, in line with the average UK employee increase.

Andy Harrison will join the Board an 1 April 2022 as a Non-Executive Director and will be paid £66,400 pro rata, and following his
appaintment as Chair on 30 June 2022 he will be paid £350,000 pro rata.

Tolal fees with elfect from 1 January 2022

GERALD CORBETT £287500
MARY BARNARD ) £66,400
SUE CLAYTON £66,400
CAROL FAIRWEATHER £83,000
SIMON FRASER £83,000
MAARTIN MOORE - £83.000
LINDA YUEH ) £66,400
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Remuneration at a Glance

GROUP PERFORMANCE METRICS

PORTFOLIO TOTAL DIVIDEND ADJUSTED EARNINGS ADJUSTED Nav
VALUE PER SHARE PER SHARE PER SHARE
£18.4bn 24.3p 29.1p 1,137p
2020: £13.0bn +10% +15% +40%

BREAKDOWN OF EXECUTIVE DIRECTORS" TOTAL REMUNERATION IN 2021

Graph removed

2021 BOMNUS PAYMENT 2019 LTIP AWARD PAYOUT

Adjusted PBT 1005 TAR 100%
RRG 100% TFR 100%
TPR 100% TSR 100%

Graph removed

p142 - pl44

CHIEF EXECUTIVE WORKFORCE REMLUINERATION

Graph removed

£5,216k c1.5% 4.2%

2021 Single Figure Salary increase received by The average employee
the Chief Executive in 2021 salary increase in 2021

1,579% a7:1 100%

of salary held in SEGRO plc CEQ Pay Ratio of eligible employees

shares by Chief Executive {(Median Pay Ratio) received a Bonus in 2021

{Policy: 3009%)
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£3,600

worth of free shares received by
all eligible employees in 2021

79%

of employees participate in one
or mare ali-employee share
scheme
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Directors’ Remuneration Report
How we applied the Policy in 2021

EXECUTIVE DIRECTORS’ SINGLE TOTAL FIGURE OF REMUNERATION (AUDITED}

CHART 1: EXECUTIVE DIRECTORS’ SINGLE TOYAL FIGURE OF REMUNERATION FOR 2021

Between May and July 2020, all Directors waived 25 per cent of their salaries and the Cornpany matched a donation equivalent to this amount to
the SEGRO Centenary Fund. Actual salaries reported for 2020 reflect this waiver.

In April 2021, the Executive Directors received a salary increase of circa 1.5 per centt in line with the average all employee increase.

DAVID SLEATH SOUMEN DAS ANDY GULLIFORD TOTAL

200 2020 200 2020 2021 2020 2021 2020

{€bo0) (£CCO) {€000) (€000} {E000} (£000) (£000) (£000)

SALARY 2 663 536 470 472 434 1,729 1,567
TAXABLE BENEFITS 2 20 20 20 21 20 &2 80
PENSION BENEFITS 144 150 107 160 9.4 93 345 343
TOTAL FIXED 886 833 663 590 587 547 2,136 1970
;g“,fJ: l‘:’f&t;ﬂg‘c‘;ﬁ' - 1.085 975 807 691 710 637 2,602 2,303
MULTIPLE YEAR VARIABLE'? - LTIP 3,230 2,094 2,408 1,555 2,122 1,371 7,770 5,021
OTHER - SIP AND SHARESAVE s 4 5 a . 5 4 15 12
TGTAL VARIABLE 4,330 3,073 3,220 2,251 2,837 2,012 10,387 7336
TOTAL 5,216 3,906 3,883 2,841 3,424 2,559 12,523 . 9306

1 The Single Year Variable and Mulliple Year Variable fguras for 2020 have baen updated since the 2020 Annual Repare as same values were estimaled. For lurther information, see pages 143

2angd 144 respeciively.
2 For further infarmation on the 2021 Mulliple Year Variable figure and share price appreciation on the 2019 LTIP Award, see Chart 6 on page t44

Ii‘\LARY -_]

CHART 2: SALARY

Base salary as at 1 Aprit 2021

DAVID SLEATH .£723,50D0
SOUMEN DAS £538.000
£473,500

ANDY GULLIFORD

TAXABLE BENEFITS (AUDITED) I

Taxable benefits include private medical healthcare, plus a cash aliowance in lieu of a company car. Executive Directors are entitled to life
assurance which is not a taxable benefit.

| PENSION BENEFITS (AUDITED)

Each of the Executive Directors received cash in lieu of pension as detailed in Chart 1.

In April 2019, the Chief Executive’s cash in lieu of pension entittemnent was reduced fraom 30 per cent of base salary to 25 per cent, and in April
2020 was further reduced to 20 per cent of base salary. The other Executive Directors received a cash allowance of 20 per cent of base salary.

As detailed on page 124 of the 2020 Annual Report, the cash allowances far all existing Executive Directors witl reduce to 12 per cent by
31 December 2022 and newly appointed Executive Directors will receive a pension or cash allowance in line with the UK workforce,

There are no contractual arrangements that would guarantee a pension with limited or no abatement on severance or early retirement.

During the year, the Company completed the buy-out pracess on the defined benefit pension scheme, the SEGRO Pension Scheme.
Further details are set out in Note 18 to the Financial Statements on page 207.
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continued

I SINGLE YEAR VARIABLE - BONUS, INCLUDING DSBP (AUDITED}

_

The Bonus is paid 50 per cent in cash with the remainder awarded as shares under the DSBP. Shares will vest in three years subject to continued

employment or good leaver statys,

| 2021 BONUS

The 2021 Bonus comprised three equally-weighted components: Adjusted Profit Before Tax (PBT); rent roll growth (RRG); and relative TPR,
each accounting for one third of Executive Directors’ Bonus.

The 202§ Bonus payment will be 100 per cent of the maximum award {(subject to the final TPR data being available).

CHART 3i: PROFIT - ADIUSTED PBT
AGAINST TARGET

CHART 3ii: RENT ROLL GROWTH {RRG)
AGAINST TARGET

CHART 3iii: TPR - RELATIVE TPR
AGAINST THE MSCt BENCHMARK

Graph removed

For this element, a Bonus is earned for Adjusted PBT
perforrnance against target. 54 per cent is earned
on achieving the threshald 1arget (£336.2 million
for 2021), rising to 100 per cent lor achieving the
maximum target (£361.4 million for 20213,

100 per cent of this elernent was achiaved in 2021,
with Adjusted PBT performance for Banus purposes
of €374.2 millian.

Graph removed

For this element, a Bonus is earned if the rent

roll growth from the existing standing stock plus
the impact of development RRG is positive {the
threshald). A sliding payout scale rising from O per
cent for fAat total RRG through to 190 per cent for
achieving the maximum increase (£48.7 milfion in
2021).

tn 2021, RRG from standing stock was positive, thus
ensuring the threshold was achieved. Total RRG
including the contribution fram developmenits was
£74.7 million for Bonus purposes andg, accordingly,
100 per cent of this element was achieved.

The performance period for Adjusted PBT and RRG start frarn 1 January. The auttums were calculated using
2 consistent exchange rate and also include adjustments for spetific items (induding acquisitions and disposals
made during the year) in accordance with the Bonus scheme rules as approved by the Commitiee.

The Adjusted PBT and RRG element of the 2021 Bonus are expected be paid in April 2022, less a 50 per ceat

deferral for the DSBP.

Graph removed

For this element, a Bonus is eamed if the Company’s
TPR is in line with the TPR of a comparable externally
calculated Benchmark, rising en a straight-line basis
to 100 per cent when the Company's TPR exceeds
the Benchmark by 1.5 per cent. The Company's

TPR performance excludes tand. The Benchmark is
calculated by MSCl based on All lndustrial Country
benchmarks weaighted ta reflact the approximate mix
of the Camnpany’s portfolio.

The actyal TPR performance for the Company's
assets for Bonus purposes in 2021 was 36.8 per cent,
being 41.2 per cent for the UK and 29.3 per cenmt

for Continental Europe. Al the date of this report

the MSCI Benchmark was only available for the UK,
at 36.5 per cent.

Cn the basis of the perfermance of the Company's
assets against the M3CI Benchmark as noted abave,
and fer the purposes of this Report, the Commitiee has
esumated that 100 per cent of the overall TPR will be
achieved for 2021 Banus payments. The TPR higures
stated above are different Lo those stated in the KPls on
page 24, which relate to standing investments only,

Payment of the TPR etement wil be deferred patentially
until Summer 2022, when the European MSCI
Benchmarks become available. Accordingly, the actyal
payment made under the TPR element of the 2021
Bonws, legether with the deferral under the DSBP. may
differ from the amount gisdosed in this Report. Any
differences will be disclosed in next year's Report.

The DSBP award will be made once the European MSC| Benchmarks becomne available and final Bonus figures can be calculated.

Bonus payments are calculated as a percentage of Executive Directors’ salaries as at 31 December of the previous year.

As explained on page 137, the Committee assessed the underlying performance of the business and concluded that no discretion should be

exercised in respect of the 2021 Bonus.

The 2021 DSBP will be awarded in summer 2022, This award will vest in April 2025, on the third anniversary of the payment of the Adjusted PBT
and RRG element of the 2021 Bonus. Details of the DSBP awards granted to Executive Directors are set out in Chart 13 on page 152.
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UPDATED 2020 BONUS (ESTIMATED IN 2020 ANNUAL REPORT)

As previously reported on page 130 of the 2020 Annual Report, 73.5 per cent of the Adjusted PBT and 100 per cent of the RRG elements
were achieved for the 2020 Bonus and it was estimated that 100 per cent of the TPR element would be achieved.

The MSCI TPR Benchmark has since been confirmed at 10.0 per cent, whilst the Company's TPR was 15.4 per cent, The Company’s
outperformance of the Benchmark by 540 basis points per cent resulted in 100 per cent of the TPR element being achieved and therefore
there has been no change in respect of the estimates made i, lhe 2020 Annual Repart,

The Adjusted PBT and RRG elements of the 2020 Bonus were paid in April 2021. The TPR element was paid in fune 2021 and shares were
awarded under the DSBP on 28 June 2021.

CHART 4i: BONLIS PAYMENT 2020.— ESTIMATED CHART 4ii: BONUS PAYMENT 2020 - ACTUAL

Graph removed Graph removed
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EM.ILTIPI.E YEAR VARIABLE - LTiP (AUDITED) ' ‘!

LTIP awards are subject to a three-year performance period ang a compulsory two-year post-vesting holding period for Executive Directors.

[ 1.TIP VESTING IN 2022 ‘]

The 2019 LTIP Award will vest on 29 May 2022, subject to relative TSR, TPR and TAR over the three-year performance period to 31 December 2021.
The 2019 LTIP Award will pay out 100 per cent (subject to the final TPR and TAR data being available)

CHART 5: 2019 LTIP

The Company’s TSR over the performance period was 136.3 per cent
and the benchmark TSR was 6.4 per cent. The Company’s TSR target
is 6 per cent per annum above the benchmark, which equates to
TSR of 26.7 per cent for this element to fully vest

The Company's TSR outperformance of +6 per cent per annum
compared with the benchmark will lead 10 100 per cent of the
TSR element vasting for this award.

Graph removed
rapnr v The estimated TPR calculation is based on the Company's actual

annualised TPR between 2019 and 2021 of 21.2 per cent and an
estimated MSCI Benchmark over the same period of 17.3 per cent.

©On this basis, the Company’s three-year TPR to 31 December 2021
has exceeded the estimated M5C) Benchmark by mare than 1.5 per
cent which would lead to 100 per cent of the TPR element vesting.

100 per cent of the TAR element will vest if the benchmark is
exceeded by 2.5 per cent per annum. The benchrmark will be available
in Q2 2022 and based on the information available at the time of this
Report the Committee has estimated that 100 per cent of this element
will vest. Any differences will be disclosed in next year's Report.

The Committee has the discretien to adjust awards downwards at vesting if it is not satisfied that the ouicome is a fair reflection of underlying
performance, or in the event of excessive risk taking or misstatement, As explained on page 137, the Cormnmittee assessed the underlying
perforrmance of the business and concluded that no such discretion should be exercised in respect of the vesting of the 2019 LTIP.

Once vested, the net number of shares will be subject to a further two-year post-vesting holding period. The Executive Directors will be the
beneficial owners of the shares and will be entitled to any dividend payments and have voting rights at any general meeting aof the Company
during the holding period, however, during this tirne, they will nat be able to sell or transfer this number of shares. The Company has a nominee
mechanism in place to prevent this number of shares from being scld or transferred until they are free of the restrictions.

CHART &: 2019 LTiP AWARD

Percentage Esti Estirmited Extil Value in Chart 1 Total dividend

Share price on of salary Percentage of shareprxe on  share price share pnee attributable to share Dividend on vesting

award awarded Mumber of  award vesting vesiing apprecistion  Japprecialion  price appreciation  (pence per shares

{pence} {38) shareg vesting (&1 {pence}’ {pencet {96} € sharef (Gross™ {£)

DAVID SLEATH 691.0 250 230,680 100 1,337.6 6466 935 1,491,577 671 154,786
SOUMEN DAS 6910 250 17,418 100 1,337.6 646.6 93.6 1,108,389 671 115,021
ANDY GULLIFORD 6910 250 151,036 100 1,337.6 646.6 93.6 976,599 67.1 101,345

1 The vesting share price has been estimated as lhe three-manth average share price ending on 31| December 7021,
2 The figure in Chart 1 includes 3 cash value of 47.1 pence per shace, equivalent la the dividends that the Executive Diredlars wauld have received on the 2019 LTIP shares Iram the award date.
3 This amount is subject Lo Income Tax and Mational insurance deduclions

UPDATED LTIP VESTING 1N 2021 (ESTIMATED IN 2020 ANNUAL REPORT)
The 2020 Directors’ Remuneration Report estirmated that the TPR element far the 2018 LTiP would vest at 100 per-cent.

The Company’s actual TPR over the performance period was 14.9 per cent and the MSCl Benchmark was 11.6 per cent. The Company’s
TPR outperformance of 2.9 per cent compared with the MSC) Benchmark led to 100 per cent of the TPR elerment vesting.

Overall, this resulted in a total payout of 100 per cent for the 2018 LTIP as estimated  In the 2020 Annual Report-the estimated vesting
share price for the 2018 LTIP was 523.90 pence, and the figure in Chart 1 has been re-presented to refiect the actual vesting share price
of 1,001.77 pence.
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2021 LTIP AWARD J

The 2021 LTIF Award was granted on 29 March 2021 and is subject to the following equally-weighted performance conditions:

Total Shareholder Return {TSR) Total Property Return (TPR) Total Accounting Return {TAR)
This benchmark is based on the weighted mean TSR This benchmark is based on the M5CI All industrial “This benchmark is baseg on the market capitalisation
of gther FTSE 350 REMs. Country benchmarks weighted (o reflect the approximate  weighted TAR of other FTSE 350 REITs.

geographical mix of the Group's portfalia.
20 per cent of this element vests if the Company's 20 per cent of 1his element vests if the Company’s TPR 20 per cent of this element vests if the Company’s TAR
TSR over the performance pericd is in tine with over the perfarmance periad is in line with the MSCI aver the performance period is in fine with benchmark
benchmark TSR, rising on a straight-line basis to 100 Benchmark, rising on a straight-line basis to 100 per TAR, rising an a straight-line basis to 100 per cent
per cent vesting il the benchmark is exceeded by 6 cent if the MSC| Benchmark is exceeded by 1.5 per vesting if the benchmark is exceeded by 2.5 per cent
per cent per annum. cent per annum., per annurm.

Executive Directors were awarded 250 per cent of salary in respect of the 2021 LTIP and further details can be found in Chart 14 on page 152.

MALUS AND CLAWBACK

Malus and clawback provisions apply to the Bonus and awards made under the DSBP and LTIP over the time periods detailed below and may
apply in the following circumstances:

© fraud or serious misconduct on the part of the participant;

© a setious misstatement in the Company’s financial results;

© an eyror in assessing performance conditions, resulting in an overpayment;

@ when Company performance was achieved as a result of excessive risk taking;
© sericus reputational damage; or

©O corporate failure.

MALUS CLAWBACK
BONUS - Up to three years irom the payment date
DSSP E : Until the award(s) vest -
LTIP until the award(s) vest Up to two years from the vesting date

OTHER - 5I1P AND SHARESAVE (AUDITED)

The ‘other” figure in Chart 1 comprises SIP and Sharesave:

SHARE INCENTIVE PLAN (SIP) SHARESAVE (SAYE)
This is calculated as the number of shares awarded multiplied by the  This is the discount used to calculate the Option Price, multiplied by the
award price, Executive Directors” annual savings.
During the year, SIP free share awards of £3,600 were made to All eligible UK employees are invited to join the SAYE annually, and can
eligible UK employees and Global Share Incentive Plan (GSIP) save up te a maximum of £500 a month across all open schemes.
a‘;v;:ds ?1‘53'600 were made to efigible employees based outside At the end of the three-year savings period they can purchase shares
.0 € UK. at the Option Price, based on a 20 per cent discount to the share price
The number of shares awarded was calculated using a share price on award.

of 1,004.34 pence, based on the five-day average share price prior w0 (o160 Price for the 2021 SAYE was 742.72 pence.
to the date of award. . .

All eligible employees, including the Executive Directars, received
358 shares in respect of the 2021 SIP and GSIP.
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CHIEF EXECUTIVE

Chart 7 below shows the TSR far the Company over the last 10 financial years compared with the FTSE 350 REIT Index and the FTSE 100 Index.
The Cormnmittee has determined that these indices provide useful comparators as the Company and its peers are constituents of them.

CHART 7: COMPOSITE 10-YEAR TSR CHART AND 10-YEAR CHIEF EXECUTIVE SINGLE TOTAL FIGURE OF REMUNERATION

Graph removed

Chief Executive single DAVID SLEATH 1,194 1,370 2,043 2,388 3,788 4,125 3947 6,611 3,752t 5,216
figure of remuneration

(£000) .
Short-term incenlive DAVID SLEATH 56.7 75.4 66.7 100.0 99.2 100.0 94.3 100.¢ 912 100

payout against maximum

opportunity (%)

Long-term incentive DAVID SLEATH 2.6 00 42.9 42.3 100.0 100.0 100.¢ 100.¢ 100.0 100
payout against maximum

opportunity %)

1 Asdetailad on page 107 of the 2019 Annual Report, the above average increase o the Chiel Execulive’s single total figure of remuneratian was a resutt of the vesting of both the 2016
and 2017 LTIP Awards in 2020, which was an exceplional even with a subsequeni one-ali impact.

2 This figure has been updated since the 2020 Annual Repart as some values were previously estimated, Fer further information see Chart 1,

CEO PAY RATIO

The table below shows how CEQ pay compares to employees at the lower, median and upper quartiles. The ratios have been calculated in
accordance with Option A of the The Compantes {Miscellaneous Reporting} Regulations 2018, though the disclosure is made here on a voluntary
basis as SEGRO falls below the qualifying threshold of 250 UK employees as determined by the Regulations. We have again opted for Option A
as the preferred method of calculation, as it is the most statistically accurate as recommended by the legislation,

CHART 8: CEQ PAY RATIO
25th percentile Median 75th percentile

Year Method pay ratio pay ratlo pay ratlo
zo ) A 80:1 471 27
2020 - A 64:1 EYS 23
2019 A mn 701 400
2018 A 651 ° 411 - 241

The Chiel Executive’s single total figure of remuneration for 2021, detailed further In Chart 1, has been vsed for the purpases of Lhis catculation,

The CEQ Pay Ratio has increased comparatively to the previous year, however, in 2020 the Chief Executive waived 25 per cent of his salary for
a three-month period which is not indicative of a normal reporting cycle. The salary increase received by the Chief Executive in April 2021 was
circa 1.5 per cent, which was in line with the average all-employee increase in the same period.

As detailed on page 107 of the 2019 Annual Report, the above average increase 1o the 2019 CEC Pay Ratio was largely attributable to the vesting
of both the 2016 and 2017 LTIP Awards in 2020, which was an exceptional event with a subsequent one-off impact.

SEGRO's median CEQ Pay Ratio is 471, which remains below the 2020 FTSE 100 median of 86:1 (source: High Pay Centre).

CHART 9: RELATIVE IMPORTANCE OF SPEND ON PAY

wn 2020 M Increase
{Em) (£m) (%)
Total dividend 169.9 2401 12.4
Total employee expenditure 50.5 45,7 8.1
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REMUNERATION AND STRATEGY

Variable remuneration is aligned with KPis on pages 24 and 25 that measure performance against our strategy, as set aut below:

QUR GOAL AND STRATEGIC PILLARS HOW OUR PERFORMANCE MEASURES ALIGNED TO QUR STRATEGY IN 2021

OUR GOAL " 2021 KPEs PERFORMANCE MEASURES

J— T e S

T OURGOACTS TO BE THE BEST

: al
" OWNER-MANAGER AND DEVELOPER EPRA vacancy rate
. OF WAREHOUSE PROPERTIES IN . N
EURGPE AND A LEADING P Customer satistaction
. INCOME-FOCUSED REIT.
e < ) Total property return

OPERATIONAL
EXCELLENCE

BOMNUS {SEE PAGES 142-143)

Adijusted PBT (33.3%)

Redt roll growth (33.3%)

Adjusred NAV per share Relative TPR over 1 year (33.3%}

Loan te value ratio LTIP (SEE PAGES 184.145)

DISCIPLINED CAPITAL
ALLOCATION

Relative TSR aver 3 years (33.3%)}

Total shareholder return

Adjusted EPS Relative TPR over 3 years (33.3%)

EFFICIENT CAPFITAL &
CORPCORATE STRUCTURE

Total cost ratio Relative TAR aver 3 years {33.3%)

Rent roll growth SIP (SEE PAGE t45)

PBT v budget

All of the above performance measures are integrated directly into both Executive Directors’ and employees’ remuneration. See page 148 for a
comparison of Executive Director and employee remuneration components. ’

WORKFORCE REMUNERATION

CHART 10: PERCENTAGE CHANGE IN DIRECTORS' REMUNERATION COMPARED TO AVERAGE EMPLOYEE

Between May 2020 and July 2020, all Directors waived 25 per cent of their salaries and fees and the Company matched a donation equivalent
to this amount to the SEGRO Centenary Fund., This waiver is reflected in the 2020 numbers and accounts for appearance of the above average
increase in 2021,

Salary/Fees ' Taxable benefits Annual variable pay
(38 change) (% change) (% change)

2021 2020 2021 2020 2024 2020
AVERAGE PER EMPLOYEE' 4.2 6.0 12.4 - 2.0 9.4 -2.0
DAVID SLEATH 8.7 32.2 4.8 00 1.3 -6.1
EXECUTIVE MRECTORS SAUMEN DAS 14.1 3.4 -0.2 0.0 16.8 -6.1
ANDY GULLIFORD -~ 8.8 -2.3 1.8 . 00 11,4 -6.1
GERALD CORBETT? 8.0 ER - - - . -
MARY BARNARD? 8.0 -06 - - - -
SUE CLAYTON B.O -0.8 - - - -
NON-EXECUTIVE DIRECTORS® CAROL FAIRWEATHER* 8.0 -0.6 - - . - -
' $IMON FRASER’ - - - - - -
MARTIN MOORE 8.0 -0.6 - - - -
LINDA YUEH® - - - - - -

I The average per employee figure Is based an UK employee1 who have been condnually emplayed for the entirety of 2020 and 2021 and entitled to recelve anmual variable payment UK employees represen approxmately 51 per cent
of the workioroe.

2 The 2020 (e increase Jar Gerald Carbatr reflects ihe perod berween 2014 and 2020 and repracants A threa per cenit Incrrage per annum, whith is aligned with the average all empdoyee increase aver the same periad.

3 Mary Barnard was appointed 23 4 Ditector on | March 2019 and her fees have been annualived.

4 Carol Fairweather was sppointed s €halr of the Audit Cammittes on 13 Agnl 2019, and the Inciease in her [zes 1 reflect ihe 3ddiional respongbifides of this pasitan have been annualised.

5 Simor Fraser and Linda Yueh were 2ppbinted &3 Nan-Exscuiive Diroctars o F Miy 2021, acrordingly there is ne remparator Jor the previous yasr.

& Nan-Executive Divectars de not receive any taxable benefits and da not pardipate in the Banyg scheme. )
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WORKFORCE REMUNERATION (CONTINUED)

ALL EMPLOYEES

EXECUTIVE DIRECTORS

Increases approved by : SALARY —‘ ise in Ti i
the Remuneraticn Committee é'—l AL —_—> Pay rise in line with employee pay
All employees are eligible for a Bonus i
Targets: TPR, RRG, Profit, e—-' BONUS 1 —> Targ’:‘?%amp‘;fgqgmm

Personal performance

Leaderstup team 25%
Deferred for 3 years

(———I DEFERRED SHARE BONLIS PLAN l——)

50%
Deferred for 3 years

Leadership team and senior managers
3-year performance period.
No holding period
Targets: TSR, TPR, TAR

€_| LONG TERM INCENTIVE PLAN ,___)

Maximum 250%
3-year performance pericd,
2-year hotding period
Targets: TSR, TPR, TAR

{UK)
12% matched contributton

PENSION BENEFIT

—

J—>

20% cash, reducing to
12% by 31 December 2022

Maximum £3,600
Minimum 3-year hold

L L SHARE INCENTIVE PLAN —l —_—

Maximum £3,600
Minimum 3-year hold

(UK)
£500/month
3-year savings period

SHARESAVE

«—

]—

£500/menth
3-year savings period

148
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CASE STUDY:

EMPLOYEE SHARE OWNERSHIP

o 5EGRO is proud o operate two types of ali-employees share schemes. This encourages employees to own shares in the Company,
aligning their interests with our sharehalders: ’

@ SIP/GSIP: all eligible employces can reccive an dward of up Lo £3,600 worth of SEGRO shares each year. [hese are held in Trust
on their behalf for a minimum of three years, following which they can be released subject to continued employment. In order (o
achieve the maximum payout in respect of the 2022 awards, PBT for the period 1 January 2021 to 31 December 2021 needed to
exceed budget by 107.2 per cent. We are pleased that we achieved the targets, and ali eligible employees will be awarded £3,600
warth of SEGRO shares in May 2022,

@ Sharesave: all UK employees are invited 1o join Sharesave on an annual basis, where they can save up to £500 a month across alf open schemes.
After three years, they can use their savings te buy SEGRO shares at a 20 per cent discount to the share price when they started saving.

As at 31 December 2021,

In May 2021, all eligible 6 50/0 there Wfre .
790/0 smployess received the of UK employees participate in 5 . 5 mI"Ion

maximurmn award of
of SEGRO employess Sharesave, saving on average SEGRO shares under award

in employee share schernes,

participate in one or more £3,600 £369 each : representing

all-employee share scheme,
as at [;1 )E‘.‘recember 2021. worth of SEGRO shares

through the SIP ar GSIP. - month. 0.460/0

of our issued share capital.
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STAKEHOLDER ENGAGEMENT

The Committee has three primary stakeholders:

The Chair is committed to ensuring that
there is always an open dialogue with

our sharehoiders. The Committee values
shareholder engagement and the Chair is
available shoulid shareholders wish to discuss
the Company's approach to remuneration
or share their views on current practice or
emerging issues. In 2021, the Committee
consulted with approximately 65 per cent
of the Corpany’s shareholders on the new
Remuneration Policy as detailed further on
pages 137 and 161.

SHAREHOLDERS

After each meeting of the Remuneration
Committee, the Chair reports 1o the
Board on any significant decisions which
will impact on the Company generally or
on the principles of remuneration for the
Executive Directors.

DIRECTORS

The Committee’s remit includes considering
the remuneration framework for the
warkforce and monitoring the remuneration
arrangements for the Executive Committes
and the Company Secretary. It ensures

that workforce remuneration is structured
to reward everyone fairly and, in a year of
strong Company performance, to ensure
that everyone shares in its success. The
reward framework for the workforce is
based on the Policy and mirrors the structure
which applies to the Executive Directors

a5 shown on page 148.

The Company offers all-employee share schemes
o encourage employee share ownership as
described on page 149.

Each year, when cansidering pay increases,
Bonus awards and targets for the Executives,
the Committee receives a report from the
Group HR Director on remuneration for every
member of the Leadership team and 2 more
general report an pay across the Group.

To ensure that all emiployees are kept up

to date with Company performance and
informed about the impact this has on their
variable remuneration, the Executive Directors
held quarterly bifebngs where they deliver
updates and communicate outturns for
Bonus, SIP/GSIP awards and LTIP vestings 1o
all employees. At these briefings, employees
have the opportunity to ask questions on
any topic. During 2021, these briefings were
delivered remotely.

Further details on how we engaged with the
waorkforce on remuneration during the year
¢an be found in the case study.

THE COMPANY'S
WORKFQRCE
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CASE STUDY:

WORKFORCE ENGAGEMENT ON
EXECUTIVE REMUNERATION

As detailed on page 114, during the year the Non-Executive Directors
held a series of workforce engagernent sessions with a cross-section
of employees from across the business. in November, Remuneration
Committee Chair, Simaon Fraser, and Senior Independent Director,
Martin Moore, hosted a virtual session to discuss Executive
Remuneration.

They discussed the existing remuneration structure and the
employees agreed that workforce remuneration was well aligned

* with the structure of executive pay. They felt that employee benefits

were well communicated throughout the business and that they

had a good understanding of the target performance criteria for the
variable elements of remuneration {such as the Bonus and LTiP), and
that the Company’s achievernents against these targets were clearly
explained to employees in 3 straightforward and transparent manner.
All-employee share schemes, such as the SIP and GSIP, which allowed
all employees, regardless of their level, to benefil from owning shares
in the Company, were also valued and appreciated.

The NEDs heard that, in some cases, certain groups of employees
felt the performance criteria for their annual Bonus was subject ta
elements that they did nat have a direct influence over. This feedback
was laken into account by the Executive Commitlee when developing
the workforce remuneration framewark for 2022 particularly the
personat element of Bonuses, which will account for a larger percentage
of the performance measures in the future.

Simon detailed the proposed structure and changes of the 2022
Policy and tosk questions from the group. The employees were
supportive of the proposed changes, which continued to align the
structure of executive and workforce pay, and were particulariy
suppartive of ESG measures being considered as a performance
condition for the Banus, as this supparted their own values as weall as
the SEGRO Purpase, Values and the Responsible SEGRO framework. -

" The Nen-Executive Directars felt that the session was invaluable

in understanding employees’ views on Executive Remuneration,
and appreciated the insightiu), open and honest leedback from the
group. The employees really valued the opportunity to share their
views ahead of finalisation of the 2022 Policy. Feedback from the
session was relayed to the Board and discussed at the December
Remuneration Committee and Board meeting which helped the
Committee shape their thinking on the 2022 Policy.
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EXECUTIVE DIRECTORS’ SHAREHOLDINGS (AUDITED)

CHART 11: EXECUTIVE DIRECTORS” QVERALL INTEREST IN SHARES
Value of shares

Subjectto Shares which which contribute

Benelicial interests'  Beneficlal interesis! achievement of Options Total contribute to 10 sharehalding

{including SIP (including SIP Subject performance outstanding wverall interest shareholding guidelines as at
shares) ag at shares) as at to deferral conditions under n shares as at guidelines as at 3022020

01.01.2021 piRFard] uynder DERP . wedo LTIP Staresave 31.12.202% 31.12.20217 {E)

DAVID SLEATH 701,795 702,155 169,815 641,543 2919 1,516,432 792,156 11,379,321
SOUMEN DAS 299,220 Irrazz o 122,500 462,574 2919 965,115 442,047 6,350,005
ANDY GULLIFORD 624,138 694,627 111,099 419 718 2,670 1,228.114 753,509 10,824,164

. Beneficial intecests represent shares benelicially held by each Executive Director, Including any sharas heneficially held by spouses as well as shares held on 1heir behalf by the Trustees of the 3P,
Berween 31 Derember 2021 and 17 February 2022, (here were no changes in respect of the Executive Directors’ sharehotdings. The Trusteas of the SIP held a non-beneficial interest In 457,337
shares as at 1 Janwary 2021, 455,342 shares as at 31 December 2023 (2020: 457.337) and 454,874 shares 25 at 17 February 2022. The Truslees of the SEGRO ple Emplovees’ Benefit Trust held
75,820 shares as a1 1 January 2021 and 12,120 shares a3 at 31 December 2021 (2020: 75.820). There was no change In their holding between 31 December 2021 and 17 February 2022. As with
olher employees, Executive Direciars are deemed 1o have a potenlial interesi in these shares, being banefidaries under these rwo Trusts. The Trustees of the SEGRO pfc Employees’ Benefit Trust
have waived the right to receive dividends on these shares.

The number af shares which contribute towards the shareholding requirement comprise beneficial interests {including SIP shares) and shares subject o deferral under CSBP, nel of Income tax
and Mationa! Insyrance, but exclydes shares subject o achievement of performance conditlans under LTIP and options outstanding under Sharesave.

Valug of shares calculated using a share price of 1,436.5 pence, as at 31 December 2021,

»

w

POLICY ON SHAREHOLDING GUIDELINES

The Chief Executive is expected to build a shareholding in the Company equivalent to 300 per cent of the value of his base salary which is
calculated each year by reference to the share price as at 31 December. If the level of LTIP grant is increased to 300 per cent of his base salary,
the expected level of sharehelding for the Chief Executive will increase to 400 per cent of his base salary. The other Executive Directors are
expected to hold shares equivalent to 250 per cent of their base salaries.

Shares which gualify towards the shareholding guidelines comprise: beneficial holdings; LTIP awards which have vested and are subject to

a two-year post-vesting holding period; and unvested shares in the DSBP, net of income tax and National Insurance,

Executive Directars are required to retain half of their LTIP and DSBP shares post vesting until the above guidelines have been met and are
then maintained, .

CHART 12: EXECUTIVE DIRECTORS' SHAREHOLDING AND SHAREHOLDING REQUIREMENTS

Graph removed

Value of shares calculated using a share price of 1,436.5 pence, as at 31 Decemnber 2021.

The shareholding guidelines were updated in 2018 to include a post-cessation requirement for Executive Directors to retain their shareholding,
up to the amount required by the shareholding guidelines, for two years after leaving the Company.

As detailed on page 139 of the 2020 Annual Report, Phil Redding stepped down from the Board with effect from 31 January 2020. He is required
to hold shares equivalent to 250 per cent of his salary until 31 January 2022, calculated by reference to his salary and the chare price on

31 January 2020,

The Company has a Global Nominee mechanism in place to restrict the sale or transfer of vested LTIP shares that are subject to a two-year,
post-vesting holding period. This mechanism, along with his DSBP shares which have not yet vested, allows the Company to confirm that he
continues to comply with his post-cessation shareholding requirements.
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EXECUTIVE DIRECTORS” SHARE SCHEME HOLDINGS {AUDITED)

CHART 13: DSBP AWARDS QUTSTANDING

Mg, of shares
aver which Face valye of
Mo. ol shares awards were Share price  award made Mg of shares  Share price on Mo, of shares End of
under award granted during on grant in2W21 released during  date of release  under award halding
Date of Grant .01.01.21 ihe year! (pencel? £ the year (pence) Iz period
DAVID SLEATH 2017 DSBP 28.06.18 69,920 - 664.0 - £9920 L0172 - 28.04.21
2018 DSBP 28.06.1% 62,730 - 718.6 - - - 62,730 28.04.22
2019 DSBP 28.04.20 £3,200 - 821.2 - - 63,200 28.04.23
2020 D5SBP? 28.06.2) - 43,885 1,110.50 487,343 - - 43,885 20.04.24
TOTAL 195,850 169,815
SOUMEN DAS 2017 DsSBP 28.06.18 51,957 - 664.0 - 51,957 1,001.77 - 28.04.21
2018 D5SBP 28.06.19 46.615 - 7i8.6 - - - 46,615 28.04.22
201% DSBP 28.04.20 44 786 - B821.2 - - - 44,786 28.04.23
2020 DSBP? 28.06.2) - 31,099 1,110.50 345,354 31,069 28.04.24
TOTAL 143,358 122,500
ANDY GULLIFORD 2017 DSBP 28.06.18 45,779 - 664.0 - - - 45,779 28.04.21
2018 DSBP 28.0619 41,072 - FALR - - - 41,072 78.04.22
2019 DSBP 28.04.20 41,329 - 821.2 - - - 41,329 28.04.23
2020 D58P* 28.06.21 - 28,698 1.110.50 318,691 - - 28,698 28.04.24
TOTAL 128,180 11,099
1 Awards are granted in the torm ol a provistonal allocation of shares.
2 The share price oo grant is based on the share price for the day before the award.
3 Ezccuhvc Directors were avarded 150 per cent of salary in respect of the 2020 Bonus, 50 per cent of which was deferred into shares under the 2020 DSBP.
CHART 14: LTIP AWARDS QUTSTANDING
End of
performance
No of shares periad
over which Face valye of over which
No, of shares awards were Share price  award made No. of shares  Share price on Mg, of shares perlormance
under award  grented during on grant in 2021 released during  date of release  under award condltions have
Date of Grant 01.01.21 the year* (pence)? {£) the year (pence) ez 10 ke met
DAVID 5LEATH 2018 LTIP 26.04.18 196,892 - 628.8 156,892 1.001.77 3112.20
2019 LYIP 29.05.19 230,660 - 691.0 - - - 230,680 3z
2023 LTIP 26.03.20 219,877 - 786.8 - - - 219,877 31.12.22
2021 LTIP? 29.03.21 - 190,986 933.0 1,761,899 - = 190,986 31.12.23
TOTAL 647,449 641,543
SOUMEN DAS 218 LTIP 26.04.18 146,310 - 628.8 - 146,310 1,001.27 - 31.12.20
2012 LTIp 29.05.99 171,418 - 691.0 - - - 171,418 32
2020 LTiP 26.03.20 155,815 - 786.8 - - - 155,815 Haz2.22
2021 LTIp? 26.03.2y - 135.341 933.0 1,262,732 -~ - 135,341 3132.23
TOYTAL 473,543 462,574
ANDY GULLIFORD 2018 LTIP 26.04.78 128913 - 628.8 - 128,913 1,0M.77 - 31.12.20
2017 LTIP 29.05.1% 151,038 - 691.0 - ~ - 151,036 3z
202C LTIP 256.03.20 143,788 - 786.8 - - - 143,788 311222
2021 LTiP? 29.03.21 - 124,894 $33.0 1,165,261 ~ = 124,894 31.12.23
TOTAL 423,737 419,718

W =

Awards are granted in the form of provistonal allocatian of shares.
The share price an grant is based on the share price for the gay before the award.
Executive Directors were awarded shares (o the vatue of 250 per cent of salary in respect of the 2021 LTIP. These ewards are subject to three equally-weighted performance cenditions, TSR,

TPR and TAR, over a three-year parfarmance periad and are subject 10 3 two-year post-vesting haiding period. As explined on page 137, the Cammiltee assessad the ynderlying performance
of the business and conduded that no such discretion shoukd be exercised in respect af the award of the 2021 LTIF
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CHART 15: SHARESAVE OPTIONS DUTSTANDING
- QOptions Ogtians Share price
No. of shares granted Cplion exercised on date of  No. of shares
under option during price during exercise  under option Period in which oplions
Dare of grant 1.0 ihe year [pence) the year {pence) 311221 can be exercised
DaviD SLEATH 2020 Sharesave 22.04.20 2919 - 616.48 - — 2,918 01.06.23 - 30.11.23
TOTAL 2919 2,919
SOUMEN DAS 2020 Sharesave 22.04.20 2,919 — 616.48 - = 2,919 01.06.23 — 30.11.23
TOTAL 2919 2,919
ANDY GULLIFORD 2018 Sharesave 18.04.18 - 1,808 - 49776 1,808 141750 - Qr.06.21 — 30.11.21
2020 Sharesave 22.04.20 1,459 - 616.48 - - 1,459 01,06.23 - 30.11.23
2021 Sharesave 23.04.21 = 1,211 742.72 - - 1,211 01.06.24 — 30.11.24
TOTAL . 3,267 2,670

1 There are na shares under option which have matured but have not been exercised.

CHART 16: S1P SHARES HELD IN TRUST

™o, of shares in trust

Shares awarded

Mo. of sharex in trust

01.01.29 during the year 31.42.21
DAVID SLEATH 8,695 358 2,053
SOUMEN DAS 1,276 58 1,634
ANDY GULLIFORD 9,512 358 9,870

Further information about the share schemes can be found in Note 19 to the Financial Statements on pages 207 and 208.

DILUTION HEADROOM

As the LTIP, SIP and Sharesave schemes are approved by shareholders, they may be satisfied by the issue of new shares in the Company, up
to the dilution limits set by the Investment Association (IA). The chart below shows the tatal number of shares under award or option for both

Executive and ali-employee schemes in comparison to the 1A limits.

CHART 17: DILUTION HEADROOM

Graph removed
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Directors’ Remuneration Report
continued

CHAIR AND NON-EXECUTIVE DIRECTORS

NON-EXECUTIVE DIRECTORS’ SINGLE TOTAL FIGURE OF REMUNERATION [AUDITED)

in 2021, the Chair's annual fee was £279,125 (2020: £275,000), Non-Executive Directors’ annual fee was £64.500 (2020: £63,600}, with an
additional £16,100 per annum {2020: £15,900 per annum) for chairing a Board Committee or for filling the role of Senior Independent Director.
The Chair and Non-Executive Directors do not participate in any of the Cormipany’s share-based incentive schermmes nor do they receive any other
benefits or rights under the pension scheme,

CHART 18: INDEPENDENT NON-EXECUTIVE DIRECTORS’ SINGLE TOTAL FIGURE OF REMUNERATION FOR 2021 (AUDITED)

Between May 2020 and July 2020, all Directors waived 25 per cent of their fees for three months and the Company matched a donation
equivalent to this amount to the SEGRO Centenary Fund. Actyal feas reported for 2020 reflect this waiver,

TOTAL FEES
2021 2028
{£000) (£000)
GERALD CORBETT' Chair 279 259
MARY BARNARD &5 60
SUE CLAYTON 65 60
CARQL FAIRWEATHER Chair of the Audit Committee 81 75
CHRISTOPHER FISHER® Chalr of the Remuneration Committee {until 3G June 2021) 56 75
SIMCN FRASER! Chair of the Remuneration Commitiee {since 30 June 2027} 51 -
MARTIN MOC;RE Senior Indepengent Diractor 8 75
LINDA YUEN* ) 43 -

Gerald Corett will retire from the Board on 30 June 2022 and! will receive no further cemuneratian fram the Company aftes this gae.

Christopher Fisher stepped dawn as Chaie of the Remuaeration Committee o 30 June 2521 and retired at a Directar an 30 September 2021. He received no luriher remuneration from the
Company after this date.

3 Simon Fraser was appointed 23 a Direclor oh | May 2021 and succeeded Christopher Fisher as Chair of the Rernuneration Comminee on 30 June 2021.

Linda Yueh was appointed as a Director on 1 May 2021,

~

s

NON-EXECUTIVE DIRECTORS’ SHAREHOLDING GUIDELINES

Non-Executive Directors are expected to own shares equivalent to 100 per cent of their annual fees calculated by reference 1o the share price
as at 31 December.

CHART 19: NON-EXECUTIVE DIRECTORS' BENEFICIAL INTERESTS IN SHARES AND SHAREHOLDING REQUIREMENTS
BENEFICIAL INTERESTS SHAREHOLOING REQUIREMENTS

Value of shares held Sharsholding as 2 percentage

01.01.2021 3nazzon 31.12.2027" ol annual fees as at 31.12.2021 Sharehalding

Ordinary §0p shares Qrdlnary 10p shares (£} (%) requirements met

GERALD CORBETT 63,960 63,960 918,785 329 v
MARY BARNARD 8,543 8,543 122,720 19G v
SUE CLAYTON 7,660 7400 160,555 156 b4
CAROL FAIRWEATHER 12 608 12,000 172,380 214 v
CHRISTOPHER FISHER? 20,592 20,592 295,804 367 v
SIMON FRASER? - 11,440 451,636 560 4
MARTIN MOORE 17.442 17.442 250,554 n v
LINDA YUEH? - 4716 67745 105 v

There was no change in Directors” holdings between 31 December 2021 and 17 February 2022,

Value of shares calculated using share price of 1,436.5 pence as at 31 December 2021,
Christagher Fisher redred from the Baard with effect lram 30 September 2021 ang his haldings are reflectad a5 ot that date,
Simon Fraser and Linda Yueh wére gppointed as Directors an 1| May 2021 and Simon was appointed Chair of the Remuneration Cammittes on 30 June 2021. For the purpose of thiy calculatian,

wN -

their fees have been annualised.

-
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EXTERNAL APPOINTMENTS
Executive Directors are permitted to hold one external directorship, approved by the Board. Fees payable may be retained.
David Sleath is a Non-Executive Director of Electrocompenents Plc and he received a fee of £75,858 for this role in 2021 {2020: £80,000).

Soumen Das was appointed as a Non-Executive Director of NEXT plc on 1 Septemnber 2021 and he received a fee of £19,780 for this role
during the year,

EXIT PAYMENTS AND ARRANGEMENTS (AUDITED}
Save for the disclosure made about Phil Redding on page 143 of the 2020 Annual Report, no exit payments were made to Directors during the year.

FORMER DIRECTORS {AUDITED)

The 20615 LTiP will vest on 29 May 2022, subject to performance conditions, as detailed on page 144. We estmate that Phil Redding’s pro-rated
payout for this award will be 50,345 shares valued at £673,415 based on the three.month average share price ending 31 December 2021, In Aprii
2021, he received 89,522 shares valued at £896,805 which was the piro-rated vesting of shares awarded to him under the 2018 LTIP.

Justin Read, a former Director of the Company, was appainted as Chair of the Trustees of the SEGRO Pension Scheme on 21 March 2017.
During the year, he received a fee of £23,333 from the Company for this role. lustin resigned from this position an 21 July 2021, therefore
no further fees will be paid to him in respect of this role.

REMUNERATION COMMITTEE ADVISERS

The Committee has access to sufficient resources to discharge its dutiés, which include access to independent remuneration advisers, the
General Counsel, the Company Secretary, the Group HR Direclor and other advisers as required.

The Committee is responsible for appeinting its external advisers and in 2018, following a competitive tender process, Korn Ferry was appointed.
During 2021, Korn Ferry provided advice on the 2022 Palicy, Executive Direclors” remunération, and market and best practice guidance, induding
the provisions of the Code. its tatal fees for advice ta the Cornmittee in 2021 were £95,793 (2620: £34,422), caloulated on a lime-cost basis.

The Committee determined that Ko Ferry provided independent remuneraticn advice and does not have any connections with the Company or
its Directars or provide any ather services which may impair its independence, Karn Ferry are a signatory to the Code of Conduct for Remunieration
Consultants in the LK.

SHAREHOLDER VQOTING

CHART 20: SHAREHOLDER VOTING AT THE AGM

Vales for (including For Vales Against Total vates Vales
discretionary} (%) against (96} cast withheld'
To approve the Directors’ Remuneration Repart for the fiancial year ended .
31 December 2020 . 906,495075 9545 43,189,251 4.55 949,684,326 5,098,746
_ To approve the Directors’ femuneration Policy contained in the Directors’
Remuneration Report for the financia) year eaded 31 December 2018 713,030,591 82.92 146,916,256 17.08 859,946,847  2.293,478

1 A withheld vote is not 3 vate in law and is not caunted in the calculation of the proportion of votes cast for and against a resolution.

This report was approved by the Board on 17 February 2022 and signed on its behalf by

'
51MON FRASER l
CHAIR OF THE REMUNERATION COMMITTEE Py
° [ ¥
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Directors’ Remuneration Policy

The key aimn of the Directors’ Remuneration Policy is to align the interests of Executive Directors with those of the sharehofders by supporting
the delivery of strategy. The structure af the remuneratien framework is designed to reflect the strategic direction of the business and to align
it with the Company’s KPls. In setting the Directors'’ Remuneration Policy, the Committee takes into consideration, amongst other matters,
investor guidelines and the maximum amount of remuneration the Executive Directors could receive should all targets be met. The Executive
Directors’ remuneration is set within a remuneration framework which applies to all employees across the Group. Each of the key elements of
the remuneration package is designed to drive the creaticn of long-term shareholder value, without encouraging Executive Directors to take
inappropriate risk.

In order to avoid any conflict of interest, remuneration is managed through well-defined processes ensuring that no individual is involved in the
decision-making process related to their own remuneration. In particular, the remuneration of all Executive Directors is set and approved by the
Committee; none of the Executive Directors are involved in the determination of their own remuneration arangements.

Each year, with the support of external advisers, the Committee undertakes a review of the remuneration of the Executive Directors. It has
oversight of the reruneration of the Leadership teamn, who are the senior managers immediately below Board level, and the Company Secretary.
It considers the responsibilities, experience and performance of the Executive Directors and pay across the Group.

Changes to the Policy since approval at the 2019 AGM are cutlined in the Chair's letter on pages 136 to 138 and are detailed below. The
Committee also has the discretion to amend the Policy with regard to minor or administrative matters where it would be, in the apinion of the
Committee, in the best interests of the Company, and disproportionate to seek or await shareholder approval.

Subiect to approval by shareholders at the 2022 AGM, this policy will be effective for the 2022 performance year and will apply to incentive
awards with performance periods beginning on | January 2022, Paymenits to Oirectors can only be made if they are consistent with a
shareholder approved Policy or amendment to the Policy.

In determining the 2022 Policy, the Committee considered the following as set out in Provision 40 of the Code:

CLARITY AND The Comemittee is af the opinicn that the 2022 Policy and the remuneration framework for the wider workfarce is transparent, simple
SIMPLICITY and easy 10 understand. We believe that the framewaork is clearfy communicated to and understoad by our kay stakehotders and our
employees. Remuneration far our Executive Direclars consisis of the follawing elements as set out in Chart ¥:
Q satary;

) pension benefits;

O Bonus;

O DSBP:

[+ RIEA

© Sharesave;

O 5P and

© oiher benefits.

The Commitiee has engaged extensively with Key stakeholders, such as shareholders and represgntatives from the workforce, who have
confirmed this view.

RISK The Company’s remunecation arrangements discaurage both the Executive Directors and the wider warkfarce from excessive risk
taking in the pursuit of achieving objectives, The Bonys, DSBP and LTIP incdude malus andfor clawback provisicns that apply when the
Commitiee considers that performance is achieved as a result of excessive risk taking, as well as in other circumstances as sel Gut on
page 145 of the Directors’ Remuneration Report.
Executive Directors are required 10 hold @ percentage of their base safary in shares in the Company {as described further on page 15T}
Additionally, they are subiject to post-cessation requirement to continue holdings shares in the event that they leave the Company.

Part of their annual Banus is subject to deferral under the DSBP and a compulsary post-vesting holding peried for LTIP shares,

The Committee has the discretion to override farmulaic putturns to ensure incentive payouts reflect underlying busines: performance,
and is aligned to shareholder experience.

PREDICTABILITY Potential values of rewards 10 the Execulive Oirectors under the 2022 Policy are clearly stated in Chart 5 on page 161, which sets out
the minimum, maximurn and on target scenarigs, This chart also demonstrates the impact of share price appreciation on the 2022 LTIP
award, Polential outcomes are reguiariy reviewead by the Committee.

PROPORTIONALITY In order to ensure outcomes do not reward poor performance, a significant portion of ow remuneration framework is nerformance based
and requires challenging performance targets and metrics to be achieved.

ALIGNMENT TQ There is strong linkage between the structure of the Company’s incentive schermes, its Purpose and Values, end strategy. The Company's

CULTURE Responsible SEGRO ambitions have identified net zero-carbon by 2030 as a key strategic objective, and the indusion of ESG measures

in the new annugl Banus structure reinforces its impartance. The chart or page 147 Mustrates how variable remuneration is aligned with
KPIs that measure performance against the Company's strategy.

MAIN CHANGES TQ THE POLICY

If approved at the 2022 AGM the following changes will be made to the Policy approved in 2019:
© the maximum opportunity under the LTIP will increase to 300 per cent of salary for the Chief Executive only; and

o TPR will be replaced by ESG metrics in the annual Bonuws, with target ranges related to {i) reducing our operating carbon emissions,
{il) reducing embaodied carbon in developments and (i) customer, community and employee obijectives. ESG metrics will account far
25 per cent of the averall Bonus, whilst existing Adjusted PBT and RRG metrics cornprise 37.5 per cent each,
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CHART 1: REMUNERATION POLICY TABLE: EXECUTIVE DIRECTORS

Elernent

Strategic purpose

Operation

STRATEGHC REPORT

-
GOVERNANCE

Maximum potential value

FINANCIAL STATEMENTS

Performance metrics

SALARY

To attract and molivaie
high-calibre leaders in
a competitive markaet
and to recognise their
skills, experience

and contribution to
Group performance.

The Committee reviews
Executive Directors’ base salaries
each year in the context of total
remunerasicn, taking into account
the Directars’ responsibilities,
experience and periprmance,

pay across the Group and market
competitiveness.

The maximum annual salary increase
will not normally exceed the average
increase which applies across the
wicter workforce, However, larger
increases may be awarded in certain
circumstances including, but not
limited to: an increase in 5¢ope or
responsibilities ol the rale; szlary
progression for a newly appointed
Director; and where the Director’s
salary has fallen significantly befow
the market positioning.

Not applicable.

PENSION
BENEFITS

To provide a
market compelitive
remuneralion package.

Retirement benefits are availahle
to all UK employees and
employees in certain Continental
European jurisdictions dependent
on local market practice and
gecgraphical differences.

Currently, the Executive Directors
receive 2G per cent of salary in lieu
of pension, this will reduce o the
same level as the UK workfarce by
31 December 2022,

Future Executive Directors will

receive the lavel received by the
majority of the UK workforce

{currently a contribulion to their
pensicn plan of 12 per cent of salary). ~
The cash allowance for Dirgctors is
offered in lieu of membership of the
defined conlribution Groug Personal
Pension Plan,

Nene.

BONUS

To focus on the
delivery of annual
goals, o sirive for
superior performance

. and to achieve specific

targets which suppart
strategy, in particular
for income generation,
ESG ambitions and
recurring profil.

Benuses are awarded annually
and paid for performance over
the finantial year.

The Bonus is reviewed each
financial year 1o ensure
performance measures and
targels are appropriate and
suppert the business strategy.
Payment is based on the
achievement of performance
targets.

The Committee retging discretion

to reduce the amount of the Bonus

award in the light of underlying
performance during the year.
The nules of the Bonus contain
clawback praovisions.

The maximum Bonus appartunity for
Executive Directars is 150 per cent
af salary.

The Bonus Scheme is based on three
elements which the Committee
may review from time-to-time. o
ensure that they continue o reflect
the Company’s strategic priorities;
Adijusted PBT against budget,
which supports the objective of
delivering a sustainable, progressive
dividend; rent roll growth which
focuses on driving the Juture reatal
income of the business; and ESG
rmetrics comprising target ranges
related ta (i) reducing our operating
carbon emissions, {iil reducing our
embodied carben in developments
and (iii} customer, community and
employee obijectives.

The performance measures wili
initially be weighted as follows:
Adjusted PBT 37.5 per cent; RRG
37.5 per cent; and ESG 25 per cent.

Threshold perfarmance will result in
vesting of no more than 25 per cent
of the relevant portion of the Bonus
(where the nature of the performance
metsig allows such an approach},

DEFERRED SHARE
BONUS PLAN
('DSBP’}

To encourage retention
of senior managers
and provide 3 long-
term link between

the Bonus and share
price growth 5o as 10
encourage long-term -
decision making.

50 per cent of any Bonus
awarded in the year is deferred
into shares in the DSBP for three
years befare vesting. The award
does not carry any entitlement
to dividends, however the
Committee may, at the time of
the release of the shares, deliver
shares or a cash surn equivalent
1o the value of the dividends that
would have been paid over the
three-year holding period.

The ryles of the DSBP contain
malus pravisions.

For Executive Directors, 50 per cent
af the Banus earned in respect of
the previous year’s performance.

Vesting of shares is dependent on
continued employrment or good
leaver status.
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Directors’ Remuneration Policy

continued

CHART 1: REMUNERATION POLICY TABLE: EXECUTIVE DIRECTORS CONTINUED

Element

Strategic purpose

Operation

Maximum potential value

Perlermance metrics

LONG TERM
INCENTIVE PLAN
(LTIP}

To reward the
execution of strategy
and drive long-term
returns for shareholders,
The performance
measures are selected
tts align with business
Strategy. The awasrds
are designed to

align the most senior
managers” goats

with the creation of
sustainable growth

in shareholder value
The awards will also
increase retention of
these senior managers.

Faor LTIP awards, dividends will
accrue on the LTIP shares which
are released on vesting and

will be paid in shares or cash,
The Committee has discretion

to adjust awards downivards at
vesting if itis not satisfied that
the gutcome is a fair reflection of
underlying performance, or in the
event ol excessive risk taking or
misstatement.

The rules of the LTIP contain
malus and dawback provisions.

Maximunn 300 per cent of salary
in performance shares,

The Commirtee’s intention is te
increase the LTIP opportunity

to 300 ger cent of salary for the
Chief Execulive only, other Executive
Directors will continue to receive
250 per cent of salary and the
Caommittee would not increase

this without prior consultation

with shareholders.

LYIP awards are subject {0 stretching
perfermance conditions, which

are measured over a three-year
performance period. A two-year
compulsory holding period applies
to these LTIP shares after vesting
and subject to payment of tax and
statutory deductions,

Awards to be granted in 2022 will
be subject o equally weighted Total
Shareholder Return, Total Property
Return and Total Accounling Return
performance conditions.

Subsequent grants may be subject
to different performance conditions
lollowing cansultation with
shareholders.

Threshold performance will result in
vesting of no more than 20 per cent
of the refevant partion of the LTIP
{where the nature of the perfermance
metric allows such an approach).

SHARESAVE

Yo provide a

markel competitive
remunerafion package
and (o encourage
amployee share
awnership across the
Group.

Sharesave is a HMRC approved
scheme open to all UK employees.
Savings can be made over 2
three-year peried ta purchase
shares in the Company at a price
which is sel at the beginning of
the savings period. This price

is usually set at a 20 per cent
discount te the market price.

Employees may save up ta
the HMRC iimit acrass all
Sharesave granis.

None.

SHARE INCENTIVE
PLAN {'SIP') AND
GLOBAL SHARE
INCENTIVE PLAN
(GsIPYy

To provide a

market campetitive
remuneralion package
and 10 encourage
employee share
ownership across the
Group.

SIP is a HMRC appraved scheme
open to ail UK employees, subject
lo service, Eligible employees

aré awarded shares annually

up to the HMRC limits. G5/P is
designed on a similar basis 10 SIF,
but is not HMRC approved and is
operated for nen-UK employees.

The maximum award is subject 1 the
HMRC fimir,

Award may be based on achievernent
of a target and is subject 10 a
three-year holding period.

OTHER BENEFITS

Ta provide a
market competitive
remuneration package.

Other benefits currenily indude:
car allowance; life assurance;
disability insurance; privase
medical insurance; and health
screening. The Committee retains
the discretion to oifer additional
benelits as appropriate, for
example, assistance with relocation,

None.

ADDITIONAL NOTES

Remuneration Policy: the policy for the Executive Directors is designed with regard to the pay and benefits for employees across the Group.
All employees are eligible for an annual Bonus on the same performance measures which are consistent with those of the Executive Directors,
save that those below Board level have a fourth target based on their personal performance. The maximum Bonus opportunity is fixed
according to seniority banding across the Company. The LTIP performance conditions are the same for all participants and the size of awards
ara determined by seniority.

The Committee retains certain discretions in respect of the operation and administration of the incentive pl

discretions described elsewhere in the Policy.

lans under their rules, in addition to the

Subject to consuitation with maijor shareholders, the Committee retains the ability to adjust and/or to set different LTIP and Bonus performance
measures if events occur (such as a change in strategy, a material acquisition and/or divestment of a Group business, or change in prevailing
market conditions} which cause the Committee to determine that the measures are no longer appropriate and that amendment is required

50 that they achieve their eriginal purpose.
Payments from existing awards: Executive Directors are eligible 10 receive payment from any award made prior to the approval and implementation
of the 2022 Policy. Any outstanding share gwards made in accordance with a previous Remuneration Palicy will remain in effect and will vest

in accordance with the terms under which they were granted.
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CHART 2: REMUNERATION POLICY TABLE: CHAIR AND NON-EXECUTIVE DIRECTORS

Element Strategic purpose

Qperation

Maximum potential value Perfarmance metrics

FEES To attract high-caiibre
MNon-Exequiive
Drirectors and
provide market

appropriate fees.

Fees are reviewed annually laking
into account relevant market
data. Additional fees are payable
1o reflect the time commitments

" and additional responsibilities.

I he tee paid to the Chair is ser
by the Commitiee while the

fees paid to the Nop-Executive
Directors are set by the Board.

No Director is invalved in setting
their awn remuneration.

Non-Executive Directors do not
participate in any performance
related remuneration and they
do rot receive any bemeaiits ather
than reimbursement of business
related expenses and any tax thar
might be charged therean.

Any increases in the fees of the Chair -
ar the Non-Executive Directors will

be based upon changes in roles and
responsibilities and market data.

POLICY ON SHAREHOLDING GUIDELINES

The Company requires Executive Directors to build, hold and retain, after leaving employment, a certain level of shareholding. The way the
shareholding guidelines are currently operated is set out on page 151,

POLICY ON SERYICE CONTRACTS

EXECUTIVE DIRECTORS

The Company may terminate the Executive Directors’ service contract on up to 12 months’ notice, with no liquidating damages provisions,

MON-EXECUTIVE DIRECTORS

The Chair and the Non-Executive Directors have letters of appointment which set out their duties and anticipated time commitment to the
Company. They are required to disclose to the Board any changes to their ather significant commitments. The Non-Exacutive Directors are
appointed for an initial term of three years. The appointments may be extended for further three-year periods on the recommendation of the
Nomination Committee and subject to the Board's agreement. The Non-Executive Directors’ letters of appointrnent contain a three-month
notice period and the Chair’s contains a six-month notice period, Further details are set outin Chart 3.

CHART 3: DATES OFf APPOINTMENT AND CONTRACTUAL NOTICE PERIOD

Name

Date of appointment

Notice period

GERALD CORBETT'
DAVID SLEATH?
SOUMEN DAS

ANDY GULLIFORD
MARY BARNARD

SUE CLAYTON
CAROL FAIRWEATHER
SIMON FRASER
MARTIN MOORE
LINDA YUEN

1 March 2016

1 January 2006
16 January 2017
1 May 2013

T May 2019

1 June 2018

1 January 2018
1 May 2021

1 July 2014

"1 May 2021

- 6 manths
12 months by Comgpany, 6 months by Director
12 months by Company, 6 months by Director
12 months by Company, 6 manths by Director
3 menths
3 months
3 months
3 months
3 months

3 maonths

1 Appointed as Chair en 22 April 2006,
2 appointed as Chlef Executive an 28 April 2011,

3 Andy Harrison wil join the Board on 1 April 2022, alter year end. and therefore is not included in this table. He will succeed Gerald Corbett as Chair on 30 June 2022 and has a é month notice period.
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Directors’ Remuneration Policy
continued

POLICY ON RECRUITMENT

in determining appropriate remuneration for 3 new Executive Director, the Committee will take into consideration all relevant factors 1o ensure
that arrangements are in the best interests of both the Company and its shareholders. The Comrnittee may make an award in respect of a new
appointment to ‘buy out’ incentive arrangements forfeited on leaving a previous employer. In doing so, the Committee will take account of
relevant factors, including any performance conditions attached to these awards, the likelihood of those conditions being met, and the proportion
of the vesting period remaining, and will seek to do no more than match the fair value.of awards foregone. In limited circumstances where
employees are awarded benefits for which Executive Directors are not eligible, such as share retention awards, the Committee would consider
honauring existing awards should these emplayees be appointed to the Board.

CHART 4: RECRUITMENT POLICY

Component Approach ! Maximum opportunity
BASE SALARY The base safaries of new appointees will be determined taking inte account the experience -
and skills of the individual, pay across the Group, retevant market data and their previous salary.
BONUS The structure set out in the Remuneration Palicy table will apply to new appaintees with the 150 per cent of salary.
" relevant maximum being pro-rated for their lirst year of employment.
DSBP The strurture set oul in the Remuneration Policy table will apply 1o new appoiniges. 50 per cent of the Bonus awarded
will be deferred.
LTie New appointees will be eligible tor awards under the LTIP on the same termis as the other Maximum 300 per eent of salary
Executive Directors. in performance shares.

The Committee’s intention Js lc increase
the LTIP opportunily to 300 per cent

of salary for the Chiel Executive only,
other Executive Directors will continue
to receive 250 per cent of salary and
the Committee would nof increase

this without prior cansultation with
shareholders.

PENSION MNew appointees will be affered membership of the SEGRO plc Group Persanal Pension Plan The level provided to the majority
or 3 cash aliernative, of the UK warkforce.

POLICY ON TERMINATION PAYMENTS

The Company retains the right 1o terminate the service contract of any Executive Director subject to contractually agreed payments in lieu of
notice which are limited to annual salary plus any specified benefits. Payments are normally phased over the 12-maonth notice period, based on
the principle of a Director’s duty to seek alternative employment and thereby mitigate their loss.

The Committee reserves the right to make additional exit payments where such payments are made in good faith, for example: in discharge of
an existing legal obligation {or by way of darnages for breach of such an abligation); or by way of settlement or compromise of any claim arising
in connaction with the termination of a Director’s office or emplayment. In determining compensation, the Committee will take into account
the circumstances of the departure, best practice and the provisions of the Code, and will take lega) advice on the Company's liability to pay
compensation.

Under the rules of the LTIP and the DSBP, the Committee has discretion to declare a Director feaving the Company to be a ‘good [eaver” as
defined under the respective rules of the schemes, In respect of LTIP, this would normally allow the Directors, wha the Committee determines to
be good leavers, to receive their shares at the end of the hoiding period, subject to the achievement of perfarmance conditions, with any vesting
pro-rated in accordance with the proportion of the vesting period served. In respect of DSBP, this would normally allow the Directors, who the
Committee determines to be good leavers, ta receive their shares, in full, at the end of the holding period.

Where 3 Director may be entitied to pursue a claim against the Company in respect of their statutory employment rights or 2ny other claim
arising from the employment or its termination, the Company will be entitled to negotiate setlerment terms {financial or otherwise) with the
Director that the Committee considers to be reasonable in all the circumstances and in the best interests of the Company and ta enter into a
Settlement Agreement with the Director to effect both the terms agreed under the Service Agreement and any additional statutory or other
daims, including bonus and/or share awards, in line with the policies described above.

In the event of a change of control of the Company, the Emplayee Benefit Trust, in consultation with the Company, has the discretion to
determine whether, and the extent to which, awards vest. Financial performance and institutional guidelines would be taken into account
in exercising this discration.

MNon-Executive Directors are nat entitled o any compensation on loss of affice.
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POLICY ON EXECUTIVE DIRECTORS EXTERNAL APPOINTMENTS

Wiith the support of the Chair and Chief Executive, the Executive Directors may normally be permitted to take one non-executive directorship
outside the Group, as these roles can broaden the expesience brought to the Board. Such appointments require Board approval and the time
commitment the appointment will require is taken into consideration. Executive Directors may retain fees for external appointments.

PERFORMANCE SCENARIOS

Chart 5 below sets out an indication of the level of remuneration that would be received by each Executive Director in accordance with the
incentive opportunities outlined in this policy on the basis of the latest salary information.

CHART 5: INDICATION OF FOTENTIAL REMUNERATION IN FIRST YEAR OF POLICY APPLICATION

Graph removed

The minimum remuneration payable camprises salary payable during 2022, benefits and cash in lieu of pension contributions. The maximum
paysble assumes full payout under the Bonus and full vesting of the LTIP. On target remuneration assumes a payout of 50 per cent of the
maximum Bonus and a 20 per cent vesting of the LTIP. The impact of a 50 per ¢ent share price growth on the maximum available opportunity
has been indicated for the 2022 LTIP, which will vest in 2025 and then be subject to a two-year holding period.

CONSIDERATION OF CONDITIONS ELSEWHERE IN THE GROUP

The Remuneration Policy for the Executive Directors is designed with regard to the policy for the workforce as a whole. The Committee also
approves the remuneration of the Executive Committee and the Cempany Secretary. The Committee is kept updated through the year on
general empioyment conditions and it approves the budget for annual salary increases. In formulating the 2022 Policy, the Committee engaged
with the workforce as detailed in the case study on page 150 of the Directors’ Remuneration Report.

CONSIDERATION OF SHAREHOLDER VIEWS

The Committee remains committed to open dialogue with shareholders on remuneration. When determining remuneration, the Cornmittee
takas into account the guidance of investor bodies and shareholder views. In 2021 and 2022, it consulted extensively with shareholders on the
proposed changes to the 2022 Policy as covered in the Chair's letter on pages 137 and 138.

The Chair of the Remuneration Committee is available for meetings with shareholders should they have any concerns about remuneration
" matters which they wish to discuss.
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Directors’ report

DIRECTORS’ REFORT DISCLOSURES

Certain Directors’ Report disclosures, which have been incorporated into the Directars’ Report by reference, can be found on the following pages:

DISCLOSURE SECTION REFERENCE
Culture, Purpose and Values Strategic Report . Page 20
Employee engagement Strategic Report Page 26
Diversity Strategic Report Pages 32
Employment, training and advancement of disabled persons Strategic Reporl Page 33
Approach to investing in and rewarding the workforce Strategic Report Page 35
Charitable donations Strategic Report ) Page 42
Review of the Group's business during the year and any future developments Strategic Report Pages 46-65
Principal risks ' - Strategic Report Pages 78-83
Section 172 statement Strategic Report Page 85
Greenhouse gas emissions ’ Strategic Report Pages 90-91
Corporate Governance Govemance Report Pages 102-164
Details of the Directors who served during the year Governance Repert Pages 106-107
Stakeholder engagement Governance Report Pages 110-115 and 138
Financial instruments and certain financial risks Financial Statements Pages 159-206

SHARE CAPITAL
The Company is listed on the London Stock Exchange and, as of 24 November 2020, has a secondary listing on Euronext, Paris.
The issued share capital for the year is set out on page 207.

There is one class of shares in issue and there are no restrictions an the vating rights attached to these shares or the transfer of securities in the
Company, and all shares are fully paid.

The Compary made no purchases of its own shares during the year. The Company was granted authority to make market purchases of its own
shares at the 2021 AGM. This authority will expire at the conclusion of the 2022 AGM and a resolution will be proposed to seek further authority.
DIVIDENDS

Subject to approval by shareholders at the 2022 AGM, a final dividend of 16.9 pence per share will be paid (2020: 15.2 pence) bringing the total
dividend for 2021 to 24.3 pence {2020: 22.1 pence). The final dividend will be paid as a Property Income Distribution. The Board proposes to affer
a scrip dividend option for the 2021 final dividend.

The ex-dividend date for the final dividend will be 17 March 2022, the record date will be 18 March 2022 and the payment date will be
4 May 2022, .

CHANGE OF CONTROL
0 Contracts and joint venture agreements

There are a number of contracts and joint venture agreements that could allow the counterparties to terminate or alter those arrangements
in the event of a change of control of the Company. These arrangements are commercially confidential and their disclosure could be seriously
prejudicial to the Company.

© Borrewings and other finandal instruments

The Group has 4 number of borrowing facilities provided by various lenders. These fadilities generally include provisions that may require
any outstanding borrowings to be repaid or the amendment or termination of the facilities upon the occurrence of a change of control
of the Company.

0 Employee share plans

The Company’s share plans contain provisions as a result of which options and awards may vest or become exercisable on change of control
of the Company, in accordance with the rules of the plans.
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EMPLOYEES AND DIRECTORS

There are no agreements between the Company and its Directors or employees providing for compensation for loss of office or employment
that occurs specifically because of a takeover bid, with the exception of provisions of the Company’s share schemes as detailed above.

© Directors’ authorities in relation to shares

The Directors’ authorities in refation to issuing, allotting or huying back shares are governed by the Company’s Articles of Association and
the resolutions passed by shareholders at a general meeting. These documents do not form part of this Report.

@ Process for appointment/removal of Directors

The Company is governed by its Articles of Association, the UK Corporate Govermnance Code, the Companies Act 2006 and related legislation
with regards to the appointment and removal of Directors. Directors are appointed by the Board and elected by shareholders. Directors may
be removed by the Board or shareholders as applicable

SUBSTANTIAL INTEAESTS IN THE SH:ARE CAPITAL OF THE COMPANY

Information provided to the Company under the Disclosure Guidance and Transparency Rules (DTR 5) is published on a Regulatory Information
Service and on the Company’s website. As at 31 December 2021, the Company had been naotified of the following hoidings.

Number of Percentage of Issucd
Shareholder shares Share Capltal
BlackRock, Inc 119,019,188 5.90
APG Asset Management NLV. 65,185,877 . 5.42
Norges Bank 60,284,703 5.01

On 10 February 2022, the Company was natified by BlackRack, Inc that their holding in the Campany had increased to 120,314,774 shares
representing 10.00 per cent of the issued share capital. No further announcements were made to the Company between 31 December 2021

and 17 February 2022.

ARTICLES OF ASSOCIATION i
Shareholders may amend the Company’s Articles of Association by special resaiution.

POLITICAL DONATIONS
No political donations were made by the Company or its subsidiaries during the year.

DIRECTORS' INDEMNITIES AND INSURANCE

The Company'mainrains directors’ and officers’ liability insurance which is reviewed annually and is permitted under the Company’s Articles
of Association and the Companies Act 2006. The Company indeminifies each Director, under a Deed of Indemnity, against any liability incurred
in relation to acts or omissians anising in the ordinary course of their duties. The indemnity applies only to the extent permitted by law.

No Company Directors were indemnified during the year.

OVERSEAS BRANCHES
The Company has a branch in Paris, France.

AUDITOR OF THE COMPANY
A resolution to reappoint PricewaterhouseCoopers LLP as auditor of the Company is o be proposed at the 2022 AGM.

DISCLOSURE OF INFORMATION TO THE AUDITOR
Each of the persons who is a Director at the date of approval of this Report confirms that:

0 so far as the Director is aware, there is no relevant audit information of which the Company's auditor is unaware; and

@ each Director has taken all the steps that they ought to have taken as a Director in order to make themself aware of any relevant audit
information and to establish that the Company’s auditor is aware of that information.

This confirmation is given and should be interpreted in accordance with the provisions of section 418 of the Companies Act 2006.

The Djpectors’

eport has been approved by the Board and signed on its behalf by

SECRETARY
ARY 2022
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Statement of Directors’ responsibilities
in respect of the Financial Statements

The Directors are responsible for preparing the Annual Report and the Financial Statements in accordance with applicable faw and regulation.

Company law requires the Directors to prepare Financial Statements for each finandial year. Under that law the Directors have prepared the
Group and the Company Financia) Statements in accordance with UK-adopted international accounting standards.

The Directors have also prepared the Group and the Company Financial Statements in accordance with international financial reporting standards
adopted pursuant te Regulation (EC) No 1606/2002 as it applies in the European Unicn.

Under carmpany law, Directars must not approve the Financial Statements unless they are satisfied that they give a true and fair view of the state
of affairs of the Group and Company and of the prafit or foss of the Group for that period. In preparing the Financial Stataments, the Directors
are required to:

© select suitabfe accounting policies and then apply them consistently;

O state whether applicable UK-adopled international accounting standards and internatianal financial reporting standards adopted pursuant
to Regulation (EC) N 1606/2002 as it applies in the European Union have been followed, subject to any material departures disclosed angd
explained in the Financial Statements;

© make judgernents and accounting estimates that are reasonable and prudent; and

© prepare the Financial Statements on the going concern basls unless it Is inappropriate to presume that the Group and Company will continue
in business.

The Directors are also responsibie for safeguarding the assets of the Group and Company and hence for taking reasonable steps for the
prevention and detection of fraud and ather irregularities.

The Directors are responsible for keeping adequate accounting records that are sufficient to show and explain the Group’s and Company’s
transactions and disclose with reasonable accuracy at any time the financial position of the Group and Company and enable thern to ensure that
the Finahcial Statements and the Directars’ Remuneratior Repart comply with the Companies Act 2006.

The Directors are responsible for the maintenance and integrity of the Cempany’s website, Legislation in the United Kingdom governing the
preparation and dissemination of Financial Staternents may differ from fegisfation in other jurisdictions.
DIRECTORS' CONFIRMATIONS

The Directors consider that the Annual Report and Accounts, taken as a whale, is fair, balanced and understandable and provides the information
necessary for shareholders to assess the Group's and Company's position and performance, business mode! and strategy.

Each of the Directors, whose names and functions are listed in the Governance section of the Annual Report confirm that, to the best of their
knowledge:

© the Group and Company Financial Statements, which have been prepared in accordance with UK-adopied international accounting standards
and international financial reporting standards adepted pursuant to Regulation (EC) Mo 1606/2002 as it applies in the Eurapean Union, give a
true and fair view of the assets, liabilities and financial position of the Group and Company, and of the profit of the Group; and

0 the Strategic Repart includes a fair review of the development and performénce of the business and the position of the Group and Company,
together with a description of the principal risks and uncertainties that it faces.

By order of the Board

DAVID SLEATH SQOUMERN DAS
CHIEF EXECUTIVE CHIEF FINRANCIAL OFFICER
17 FEBRUARY 2022 17 FEBRUARY

USRS~ —,
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Financial Statements

In this section we present our Financial Statements for the year, presented in accordance with
UK-adopted International Accounting Standards and with the requirements of the Companies
Act 2006 and International Financial Reporting Standards adopted pursuant to Regulation (EC)
No 1606/2002 as it applies in the European Union.

Independent Auditors’ Report : '
to the members of SEGRO plc p166

Group Income Statement p174
Group Statement of Comprehensive Income p174
Balance Shgets ) - pl75
Statements of Changes in‘Equity p176
~ Cash Flow Statements | p178
~ Notes to the Financial Statements p179
Five-year financial results : p227
Fur.ther information - p228
Shareholder information o | p229
Glossary of terms | , p230
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Independent auditors’ report to the members of SEGRO plc

REPORT ON THE AUDIT OF THE FINANCIAL STATEMENTS

Opinion
In our apirion, SEGRO ple’s Group financial statements and Company financial statements {the "financial statements*):

© give a true and fair view of the state of the Group's and of the Company’s affairs ss at 31 December 2021 and of the Group’s profit and the
Group’s and Company’s cash flows for the year then ended;

© have been properly prepared in accordance with UK-adopted international accounting standards; and
© have been prepared in accordance with the requirements of the Companies Act 2006.

We have audited the financial statements, included within the Annual Repart & Accounts 2021 (the “Annual Report™}), which comprise: the

Group and Company Balance Sheets as at 31 December 2021; the Group Income Statement and the Group Statement of Comprehensive
Income, the Group and Company Cash Flow Statements, and the Group and Company Statements of Changes in Equity for the year then ended;
and the nates to the financial statements, which include a description of the significant accounting policies.

Qur opinion is consistent with our reporting to the Audit Committee.

Separate opinion in refation to international financial reporting standards adopted pursuant to Regulation (EC) No 1606/2002
as it applies in the Eurapean Unian

As explained in note 1 to the financial statemertis, the Group and Company, in adadition ta applying UK-adepted international accounting
standards, have also applied international financial reporting standards adopted pursuant to Regulation (EC) Mo 1606/2002 as it applies in
the European Union.

In our opinion, the Group and Cbmpany financial statements have been properly prepared in accordance with international financial reporting
standards adopted pursuant to Regutation (EC) No 1604/2002 as it applies in the European Union,

Basis for opinion

We conducted our audit in accordance with nternational Standards on Auditing (UK) ("ISAs (UK)™), international Standards on Auditing
issued by the International Auditing and Assurance Standards Board {"ISAs") and applicable law. Our responsibilities under ISAs {UK) and
{SAs are further described in the Auditors” responsibifities for the audit of the financial staternents section of our report. We believe that the audit
evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Independence

We remained independent of the Group in accordance with the ethical requirements that are relevant to our audit of the finandial statements
in the UK, which includes the FRC’s Ethical Standard, as applicable to fisted pubfic interest entities, and the International Code of Ethics for
Professional Accountants {including International Independence Standards) issued by the International Ethics Standards Board for Accountants
{IESBA Code], and we have fulfifed our other ethical responsibitities in accardance with these requirerments.

To the best of our knowledge and belief, we dedlare that non-audit services prohibited by either the FRC's Ethical Standard or Article 5(1)
of Regulation (EU) No 537/2014 were not provided.

Other than those disclosed in Note & to the Financial Staternents, we have pravided no non-audit services to the Company or its controlled
undertakings in the period under audit.

Our audit approach
Overview
Audit scope

© Audit procedures on Rental Incorme and Valuation of Investment Properties are performed centrally by the Group audit team from the UK.
@ Full scope audit of the SEGRO European Logsstics Partnership (SELP) Joint Venture by component auditors.
© In addition, component auditors performed the audit of specific balances and transactions in Certain territories.

© Due to the restrictions on travel and social distancing measures, enacted in response to Covid-19, the Group engagement team used video
conferencing to oversee the component auditor work and had remote discussians with the management of each business unit.

© Over 90% coverage of Assets, Liabilities, Income and Expenditure of the Group.

Key audit matters

© Valuation of investment properties (Group)

© Large and/or complex transactions (Group and Company)

o Estimation of variable performance fee income (Group)

Materiality

© Overall Group materiality: £179m (2020: £127m) based on 1% of total assets.

© Overall Company materiality; £95m (2020; £89m) based on 1% of total assets.

© Performance materiality: £134m (2020: £95m) (Group) and £71m (2020: £67m) (Company}.
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As part of designing our audit, we determined materiality and assessed the risks of material misstaternent in the financial statements.

Key audit matters

Key audit matters are those matters that, in the auditors’ professional judgement, were of mest significance in the audit of the financial statements of
the current peried and indude the most significant assessed risks of materizl misstatemnent (whether or not due 1o fraud) identified by the auditors,
including those which had the greatest effect on: the overall audit strategy; the allocation of resources in the audit; and directing the efforts of the
engagement team. These matters, and any comments we make on the results of our procedures thereon, were addressed in the context of our
audit of the financial statermenls & g whiole, aud in forming our opinion thereon, and we do not pravide a separate opinion on these matters.

This is not a complete list of all risks identified by our audit.

The estimatian of variable performance fee income is a new key audit matter this year. Covid-19, which was a key audit matter last year,
is no longer included because of the limited impact it has had an the Graup and Company’s business and aperations. Otherwise, the key

audit matters below are consistent with last year.

Key audit matter

How our audit addressed the key audlt matter

Valuation of investment propertiet (Group)

Refer to the Audit Committee Report ang the Financiak
Statemnents {including notes to the Financial Siatements;

Mate 1, Significant accounting palicies; Mote 13, Properties; ang
tate 27, Property valuation techniques and related quantitative
information). The Group’s investment praperties were carried

ar £15,492 miltion as at 31 December 2021 and a total (realised
and unrealised) property gain of £3,669 million was recoghised
in the Group Income Staternent.

We focused on this area due ta the existence of significant
fudgement, coupled with the fact that only small differences in
individual property valuations when aggregated could result in
a material misstatement. The portfolio incjudes warehouses and
light industsial buildings, inctuding data centres and for logistics
apesations. These are concentrated in the UK, France, Germany
and Italy. The remainder of the portlolio is located acrass other
European countries including Peland, Spain, the Netherlands
angd the Czech Republic.

The portfolic includes completed investMents and properties
under canstruction. The vatuation of the Group's portfolio is
inherently subjective due to, among other factors, the individual
nature of each property, its location and the expected future
rentals for that particular property. The wider challenges
currently facing the real estate sector as & result of Covid-19
and the impact of climate change further contributed o

the subjectivity at 31 December 2021, Fer development sites,
factors include projected costs to complere, time until practicat
completion and the ability to let if no pre-let agreement is

in place. Valuations are carried out by third pearty valuers,
CBRE (the 'Valuers). The Valuers were engaged by the
Directors, and performed their work in atcordance with the
Rayal Institution of Chartered Surveyers ('RICS') Valuation —
Professional Standards. The valuations take into account the
property-specific information including the current tenancy
agreements and remial income, condition and location of the
property, and future rental prospects, as well as prevailing
market yields and market transactions. The valuation of
investment properties may also impact the carrying value

of investment in the subsidiaries within the Financial Statements
of the Campany.

Given the inherent subjectivity involved in the vatuation of investment properties, the need for deep
market knowledge when determining the most appropriate assumplions, and the technicalities of

the valuation methodalogy, we engaged our internal valuation experts (qualified chartered surveyars)
to assist us in our audit of this matter.

Assessing the Valuers’ expertise and objectivity

We assessed the Vatuers' qualifications and expertise and read their terms of engagement with the
Group to determine whether there were any matters that might have affected their objectivity or
may have i posed scope limitations upon their work. We also considered fees and other contractual
arrangements that might exist benseen the Group and the Valuers, We found na evidence to suggest
that the objectivity of the Valuers was compromised.

Testing the valuations

Assumptions ond capital movement:

Qur work cavered the valuation of every material property in the Group. We obliined and read the
CERE valuation reports covering every property. We held meetings with management and the Valuers,
at which the valuations and the key assumptions therein were discussed. We focused on the largest
properties and any outliers (where the assumptions used and/or year on year capital value movement
were out of line with externally published markel data for the relevant sector). To verify that the
valuation approach was suitable for use in determining the carrying value for investment properties
in the Financial Statements, we:

© Confirmed that the valuation approach was in accordance with RICS standards;

O Obtained valuation details of every property heid by the Group and set an expected range for

yield and capita! value movernent, determined by relerence to published benchmarks and using our
experience and knowledge of the markel. Compared the investment yields used by the Valuers with
the expected range of yields and the year on year capital movernent to gur ¢xpected range;
© Assessed the reasanableness of other assumptions that are not so readily comparable with published
benchmarks, such as Estimated Rental Value;
© With the support of our internal valuation experls, we also questioned the external valuers as 1o
the extent to which recent market transactions and expected rental values which they made use
of.in deriving their vatuations took into account the impact of cimate change and related ESG
considerations; and
O Verified where there could be alternative use spportunilies, that this had been appropriately taken
inte account. i
Where assumplions were outsice (he expected range or otherwise appeared unusual, andfor
valuations showed unexpectad movements, we undertoek further investigations and, when necessary,
held further discussions with the Valuers and obtained evidence 1o support explanations received.
The supporting evidence and valuation commentaries provided by the Valuers, enabled us 1o consider
the property specific factors that had or may have had an impact on value, incuding recent comparable
transactions where appropriate.
Information and stonding dota:
We tested the standing data the Group provided 1o the Valuers for use in the performance of the
valuation. This involved re-performing controls on a sample basis over the input of lease data for leases
and testing the accuracy of lease and other property information. For development properties, we also
confirmed thal the supparting information far canstruclion contracts and budgets was consistent with
the Group's recards, for example by inspecting construction contracts. For development properties,
capitalised expenditure was tested on a sample basis to invoices, and budgeted costs to complete
were compared with sypparting evidence (for example construction contracis) to support the inputs
included within their valuation at the year end. We agreed the amounts per the valuation reports ta the
accounting records and from there we agreed the related balances through i the Financial Statements.

Overall cutcome

We conduded that the assumptians used in the valuations by the Valuers were supporisble in Eght of
the evidence oblained and the disdosures within the Finandal Statements are suflicient and appropriate.
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Independent auditors’ report to the members of SEGRO plc
continued

Key audit matter How our audit addressed the key audit matter

Large and’/ar complex transactions (Group and Compony)  For each large and/sr complex transaction identified, we made inquiries with managerent in grder
to understand their nature and obtained supporting documentation as necessary to verify the
transactions. We assessed the proposed accounting treatment in relation to the Group's accounting
policies and relevant IFRSs.

Reler 1o the Audit Committee Report and the Financial Statements
{including notes to the Financial Statements; Note 1, Significant
accounting paolicies; Note 13, investmeant properties; and

Note 16, Met borrewings). Acquisition of Bath Road, Siaugh office portfolio
Group We lested the acquisition by examining:
There was a large as5¢t acquisition of a porthalic of offices on © The purchase and sale agreement;

Bath Road, Slough, in the current year. This warranted additional g pong, statements 1o agree funds paid;

audit focus due to the size and nature of the transaction ) § . e
O Management's 2ssessment af the concentration test in IFRS 3 to support judgments applied in

Group and Company canduding on asset acquisition accounting; and

in September 2021, the Group raised the Group raised © Completion accounis 10 agree the amounts recorded.
€500 million {£435 million as 21 31 December 2021) through
a green bond issue. The Company was the guargnior far the
issue and received the proceeds as part of the Aow of funds Bond issue

intg the Group. This warranted additional audit focus due to We tested the bond issue by exarining:
the magnitude of the transaction and proceeds generated.

We also tested management’s analysis of the purchase price to assets acquired and liabilities assumed.

@ The subsoription agreement and praspectus, including assessing whether there were any conditions
which would result in further accounting entries and disclosures being required;

© Third party data to canfirm the security details such the nomina! value, coupor rates and maturity
dates; and .

© Bank statements to agree funds received in the Compary.

Qverall outcome .

Mo material issues were identified as a resuli af aur testing.

Estimation of variable performance fee income (Group) We understood and evaluated the key controls in place around performance fee income.

Refer ta the Audit Committee Report and the Financial Given the performance fee estimation calcwiation is perfarmed by SELP which is subject to a full scope

Statements {including notes to the Financial Statements: Note 1, audit by component auditers, we engaged with our compeonent auditor team during the audit process

Significant accounting policies; and Note 7, Investments in joint ta direct the nature, timing and extent of procedures.

ventures and subsidiaries). Perlarmance fees are payable from  phis coyered testing of the key data input into the calculation, testing of the mathematical accuracy

the SEL? ioint venture o SEGRO. The fee is based on thg joint of the calculation, an assessment of key assumptions used and performing sensitivity analysis.

venture’s performance over the 10 year performance period and gy jnyatvement in the component audilars work incorporated a review of theis workpapers

payable subject to meeting certain criteria and hurdle rates 3 50y ging those related to the audit procedures on the performance fee cakulation.

the end of the peried. The variatile nature of the consideration

gives rise to significant estimation uncertainly which is sensitive

to movements and assumplions in property valuations over the

We assessed the proposed accounting treatment in felation to the Group's accounting policies and
IFRS 15 Fevenue from coniracls with customers.

remaining performance period ro Octeber 2023, Performance We challenged management on the estimation of the performance lee income recarded and the

fee income of £26m has been recarded in the year representing  basis of their conclusion of the threshold at which they cansider the highly probable criteria to have
the estimated amount that is highly probable will not resultin been met. We debated possible aiternative views that the threshold could reascnably be at a higfer
a significant future reversal. or lower level resufting in lower or higher performance fee income being recognised for the year to

31 December 2021,

We have assessed the appropriateness of financial reporting disclosures related to the performance
fee including the amount recorded based on management’s judgment of the not highly probabie
of significant reversal threshold, the range of the potential fae and the sensitivity of the tee to the
potential property value fluctuations, highlighting it as an area of significant estimation uncertainty.
We have agreed the performance fee income per the calculation to the amount recorded in the
Income Statement.

Overall outcome

No material issues were identified as a result of our testing. We consider the additional disclosures
within the Financial Statements, including the range of potential income receivable and sensitivities
to properly value fuctuations to be appropriate.

How we tailored the audit scope
We tailored the scope of our audit to ensure that we performed enough wark to be able to give an apinion on the financial statements as a whale,
taking into account the structure of the Group and the Company, the accounting processes and controls, and the industry in which they operate.
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The Group’s reportable segments are the geographical Business Units: Greater London, Thames Valley, MNational Logistics, Northern Europe,
Southern Europe and Central Europe. In establishing the overall approach to the Group audit, we determined the type of work that needed
to be performed al reporting companents by us, as the Group engagement team, ar component auditors operating under our instruction,

The Group operates a common IT environment, processes and controls for rental income and payroll across all its reported segments,

The Group's valuation and treasury functions are also based at the corporate centre in the UK. The related balances were therefore largely
audited by the Group audit team from the UK. Additional specified procedures were performed by audit teams on location in each business unit,
such that the total testing programme provided sufficient audit evidence aver all financial statement line items.

The SELP Joint Venture was included as being in scope for 2 full scope audit. As above, the work on rental income and valuation of investment
properties for the Joint Venture was performed by the Group audit team. We determined the level of invalvement we needed to have in the
component auditor’s work to be able to conclude whether sufficient appropriate audit evidence had been obtained as a basis for our opinion on
the Group financial staterments as a whole. We issued formal, written instructions ta the compaonent auditors setting out the work to be performed
by each of them. Although we have not been able te visit our component teamns or perform site visits this year due to the pandemic, threughout
the audit process, the Group audit team has had various interactions through the use of video call technology with the audit teams on location
in each business unit to oversee the audit process. Senior team members alse attended via video conference the clearance meetings for each
component. During the clearance meetings, the results of the work performed by all component teams were discussed. The Group engagement
team zlsc evaluated the sufficiency of the audit evidence obtained by component teams. Taking into account the components and Joint Veniures
subject to a full scope audit, the centralised and ather testing performed, coverage over the Group Balance Sheet and Group Income Staternent
was as lollows:

Assers 92%h coverage
Liabilities §0% coverage
Income 90% coverage
Expenditure 90% coverage

The audit of the Company Financial Statements was performed entfirely by the Group audit team in the UK, leveraging on the work performed
on the Group audit where appropriate with additional audit procedures performed an ather Company specific balances. As part of our audit we
made enquiries of management to understand the process they have adopted to assess the potential impact of climate change on the financial
statements. Management considers that the impact of climate change does not give rise to a material financial statement impact. We used our
knowledge of the Group to evaluate management’s assessment. We particularly considered how climate change risks could impact the assumptions,
such as capital expenditure, made in the valuation of investment property. We also considered the consistency of the disclosures in relation

to climate change made in the ather information within the Annual Report with the financial stataments and our knowledge fram our audit,

Materiality

The scope of our audit was inluenced by aur application of materiality. We set certain quantitative thresholds for materiality. These, together
with qualitative considerations, helped us to determine the scope of our audit and the nature, timing and extent of our audit procedures on
the individual financial statement line items and disclosures and in evaluzting the effect of misstatements, both individually and in aggregate
on the financial statements as a whole.

Based on our praofessional judgemient, we determined materiality for the financial statements as a whole as follows:

Financlal statements - Group Flnan<lal statements -~ Company

Overalf materiality £179m (2020: £127m). £95m (2020: £89m).

How we determined it 1% of total assets 1% of total assets

Rationafe for benchmark applied  The primary measurement attribute of the Group is the The primary measurement attribute of the Company 15 the
carrying value of property investments. On this basis, carrying value of investrnents in subsidiaries. On this basis,

we set an overall Group rnateriality level based on tolal assets.  we sei an overall Campany materiality level based on total assels.

In addition to overall Group materiality, a specific materiality was also applied to Income Statement line items that impact EPRA Earnings,
which is based on profit before tax, adjusted to exclude fair value gain/(losses} an investment property and derivatives. We set a specific
materiality level of £17.1 million (2020: £14.8 million), equating to 5% of EPRA Earnings. In arriving at this judgernent, we considered the
fact that EPRA Earning is 3 secondary financial indicator of the Group {refer 1o the Strategic Report where the term is defined in full).

For each companent in the scope of our Group audit, we allocated a materiality that is less than our overall Group materiality. The range of
materiality allocated across components was between £85m and £160m. Certain components were audited to a local statutory audit materiality
that was also less than our overall Group materiality.

We use performance materiality to reduce to an appropriately low level the probability that the aggregate of uncorrected and undetected
misstaternenls exceeds overall materiality. Specifically, we use performance materiality in determining the scope of our audit and the nature

and extent of our testing of account balances, classes of transactions and disclosures, for example in determining sample sizes. Our performance
materiality was 75% {2020; 75%) of overzll materiality, amounting to £134m (2020: £95m)} for the Group financial statements and £71m
(2020: £67m) for the Company financial statements.

In determining the performance materiaflity, we considered a number of factors — the history of misstatements, risk assessment and aggregation
risk and the effectiveness of controls — and concluded that an amount at the upper end of our normal range was appropriate.

We agreed with the Audit Committee that we would report to them misstatements identified during our audit above £8.9m (Group audit)
{2020; £6.3m) and £4.7m {Company audit) (2020: £4.5m) as well as misstatements below those amounts that, in our view, warranted reporting
for qualitative reasons.
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Conclusions relating to gaing contern
Our evaluation of the directors’ assessment of the Group's and the Company's ability to continue to adopt the going concern basis of
accounting included;

0O Procedures to identify events or conditions that may cast significant doubt on_the ability to continue a5 a going concern and whether or nat
a material uncertainty related to going concern exists;

© Obtaining the directors’ assessment of going concern and assessing the current impact of severe, but plausible, downside scenarios and the
basis for the downside stress scenarios that have been applied;

© Evaluation of mznagement’s significant assumptions used to assess going concern, including whether or not they are appropriate in the
context of changes from prior periods, maintain adequate support, and align with our understanding of the entity and other relevant areas
of the entity’s business activities;

© Review of potential financial or non-financial debt covenant defaults leading to acceleration of repayment; and

© Assessing the Group and Company’s liquidity and whether the entity has adequately disclosed all required going concern events
and conditions.

Based an the work we have performed, we have not identified any material uncertainties relating te events or conditions that, individually
or collectively, may cast significant doubt on the Group's and ihe Company’s ability to continue as a going concern far a period of at least
twelve months fram when the financial statements are authorised for issue.

In auditing the financial statements, we have concluded that the directors’ use of the going concern basis of accounting in the preparation of the
financial statements is apprapriate.

As not all future events or conditions can be predicted, this conciusion is nat a guarantee as (o the Group's and the Company's ability to contlinue
as a going concern.

In relation to the directors’ reporting on how they have applied the UK Corporate Govemnance Code, we have nothing material to add or draw
altention 10 in relation to the directors’ stalement in the financial statemments about whether the directors considered it appropriate to adopt the
going roncern basis of accounting.

Our responsibilities and the responsibilities of the direciers with respect to going concern are desaribed in the relevant sections of this repart,

Reporting on other information

The other information comarises all of the information in the Annual Report other than the financial statements and our auditors’ report thereon.
The directors are responsible for the other information, which inciudes reporting based on the Task Force on Climate-refated Financiai Disclosures
(TCFD) recommendations. Our opinion on the financial statements does not cover the other infermation and, accordingly, we do not express

an audit opinion or, except ta the extent otherwise explicitly stated in this report, any form of assurance thereon.

I connection with our audit of the financial statements, our responsibility is to read the other information and, in doing so, consider whether
the ather information is materially inconsistent with the financial statements or our knowledge obtainad in the audit, or otherwise appears to
be materially misstated. f we identify an apparent material inconsistency or material misstatermerst, we are required o perform pracedures to
conclude whether there is a material misstatement of the financial statements or a material misstatement of the other information. If, based on
the work we have performed, we conciude that there is a material misstatement of this other information, we are required to report that fact.
We have nothing to report based on these responsibilities.

With respect to the Strategic report and Directors’ Report, we also considered whether the disdosures required by the UK Companies Act 2006
have been included.

Based on our work undertaken in the course of the audit, the Companies Act 2006 requires us also to report certain opinions and matters
as described below.

Strategic report and Directors’ Report

In our apinion, based on the work undertaken in the course of the audit, the information given in the Strategic report and Directors’ Report
far the year ended 31 Dacernber 2021 is consistent with the financial statemenlts and has been prepared in accerdance with applicable
legal requirements.

In light of the knowledge and understanding of the Group and Company and their environment obtained in the course of the audit, we did not
identify any material misstatements in the Strategic report and Qirectors” Report.

Directors’ Remuneration
in our opinion, the part of the Directors’ Remuneration Report to be audited has been property prepared in accordance with the Companies
Act 2008,
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Corporate governance statement

The Listing Rules require us to review the directors’ statements in relation to going concern longer-term viability and that part of the corporate
governance statement relating to the Company's compliance with the provisions of the UK Carporate Governance Code specified for our review.
Our additional responsibilities with respect to the corporate governance statement as other information are described in the Reporting on other
information section of this report.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corporate governance
statement is materially consistent with the financial statements and our knowledge obtained during the audit, and we have nothing material
to add or draw attention to in relation to:

O The directors’ confirmation that they have carried out a robust assessment of the emerging and principal risks;

O The disclosures in the Annuat Report that describe those principal risks, what procedures are in piace to identify emerging risks andg an
explanation of how these are being managed or mitigated;

O The directors’ statement in the financial staternents about whether they considered it sppropriate to adopt the going concern basis of
accounting in preparing them, and their identification of any material uncertainties to the Group’s and Company’s ability to continue to
do so over a period of at [east twalve months fram the date of approval of the financial statements;

9 The directors’ explanation as to their assessment of the Group’s and Company’s prospects, the period this assessment covers and why the
period is appropriate; and

© The directors’ statement as to whether they have a reasonable expectalion that the Company will be able 1o continue in operation and meet
its |iabilities as they fall due over the pericd of its assessment, including any related disclosures drawing attention to any necessary qualifications
O assumptions.

Our review of the directors’ statement regarding the longer-term viability of the Group was substantially less in scope than an audit and only
cansisted of making inquiries and considering the directors’ pracess supporting their statement; checking that the statemnent is in alignment with
the relevant provisions of the UK Corporate Governance Code; and considering whether the statement is consistent with the financial statements
and our knowiledge and understanding of the Group and Company and their environment obtained in the course of the audit.

In addition, based on the work undertaken as part of our audit, we have concluded that each of the following elements of the corporate
govemance statement is materfaily consistent with the financial staterments and our knowledge obtained during the audit:

© The directors’ statement that they consider the Annual Report, taken as a whole, is fair, balanced and understandable, and provides
the infarmation necessary for the members to assess the Graup’s and Company’s position, performance, business model and strategy;

© The section of the Annual Report that describes the review of effectiveness of risk management and internal control systems; and
© The section of the Annua! Report describing the work of tha Audit Committee.

We have nothing to report in respect of our respaonsibility to report when the directors’ statement relating to the Company’s compliance with the
Code does not properly disclose a departure from a relevant provision of the Code specified under the Listing Rules for review by the auditors.

Responsibilities for the Financial Statements and the audit

Respaonsibilities of the Directors for the Financial Statements

As explained more fully in the Statement of Directors’ responsibilities in respect of the Financial Statements, the directors are responsible for the
preparation of the financial statements in accardance with the applicable framework and for being satisfied that they give a true and fair view.
The directors are also responsible for such interna! control as they determine is necessary to enable the preparation of financial statements that
are free from material misstaternent, whether due to.fraud or error.

In preparing the finandial statements, the directors are respansible for assessing the Group’s and the Company’s ability to continue as a going
concern, disclosing, as applicable, matters related to going cancern and using the going concern basis of accounting unless the directors either
intend to liquidate the Group or the Company or to cease operations, or have no realistic alternative but to do so,

Auditors’ responsibilities for the audit of the Financial Statements

QOur objectives are to abtain reasonable assurance about whether the financial statements as a whole are free from material misstatement,
whether due to fraud or error, and to issue an auditors’ report that includes our opinion. Reasonable assurance is a high level of assurance,

but is not a guarantee that an audit conducted in accordance with 15As (UK} and I15As will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, they could reasonably be expected
to influence the economic decisions of users laken on the basis of these financial statements.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in fine with our respensibilities,
outlined above, to detect material misstatements in respect of irregularities, including fraud. The extent to which our pracedures are capable
of detecting irregularities, incduding fraud, is detailed below.
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continued

Based on our understanding of the Group and industry, we identified that the principal risks of non-compliance with laws and regulations

related to compliance with the Real Estate Investment Trust (REIT) status and SIIC regime, and we considered the extent to which nan-cormnpliance
might have a material effect on the financial statements. We also considered those laws and regulations that have a direct impact on the financiat
statements such as the Companies Act 2006, We evaluated management’s incentives and opportunities for fraudulent manipulation of the
financial statements {including the risk of override of cantrols), and determined that the principal risks were related to journal entries to increase
revenue or reduce expenditure, and management bias in accounting estimates and judgemental areas of the Financial Staternents such as
valuation of investment properties. The Group engagement team shared this risk assessment with the compenent auditors se that they could
include appropriate audit procedures in response to such risks in their work. Audit procedures performed by the Group engagement team
and/or component auditors induded: '

© Discussions with management and internal audit, including consideration of known or suspected instances of non-compliance with laws and
regulations and fraud, and review of the reports made by internal audit;

© Understanding management’s internal contrels designed to prevent and detect irregularities;

O Assessment of matters, if any, reported on the Group’s whistleblawing helpline and the results of management's investigation of such matters;
© Reviewing the Group’s litigation register in so far as it related to non-compliance with laws and requlations and fraud;

0 Reviewing relevant meeting minutes, including those of the Board of Directors and the Audit Committee;

© Designing audit procedures (¢ incorporate unprediclability around the nature, liming and extent of our testing;

© Review of tax compliance with the involvement of our tax specialists in the audit;

© Pracedures relating to the valuation of investment properties described in the related key audit matter above; and

& Identifying and testing journal entries, in particular any journal entries posted with unusual account combinations or posted by users posting
a low number of journals in the period.

There are inherent [imitations in the audit procedures described above. We are less likely to become aware of instances of non-compliance with
laws and regulations that are not closely related to events and transactions reflected in the financial statements. Also, the risk of not detecting

& material misstaternent due to fraud is higher than the risk of not detecting ane resulling from error, as fraud may involve deliberate ¢oncealment
by, for example, forgery or intentional misrepresentations, or through collusion.

Qur audit testing might include testing complete populations of certain transactions and balanees, possibly using data auditing techniques,
Hawever, it typically involves selecting a limited number of items for testing, rather than testing complete populations. We will often seek to target
particular items for testing based on their size or risk characteristics. [n other cases, we will use audit sampling to enable us to draw a conclusion
about the population from which the sample is selected.

A further description of our responsibilities for the audit of the financial statements in accordance with ISAs {UK) is lacated on the FRC's website
at: www.frcorg.uk/auditorsresponsibilities, This description forms part of our auditors’ report.

As part of an audit in accordance with ISAs, we exercise professional judgement and maintain professional scepticism throughout the audit,
We also:

© Identify and assess the risks of material misstatement of the consolidated financial statements, whether due to fraud or errar, design and
perform audit procedures responsive ta those risks, and obtain audit evidence that is sufficient and appropriate to provide a basis for cur
opinion. The risk of not detecting a material misstatement resulting from fraud is higher than for ene resulting from error, as fraud may
involve collusion, fergery, intentional omissions, misrepresentations, or the override of internal control.

© Obtain an understanding of internal control relevant to the audit in order to design audit procedures that are appropriate in the circumstances,
but not for the purpose of expressing an opinion on the effectiveness of the Group's and Company's internal contrel.

© Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates and related disclosures made
by management.

© Conclude on the appropriateness of management’s use of the going concern basis of accounting and, based on the audit evidence obtained,
whether a material uncertainty exists related to events or conditions that may cast significant doubt on the Group’s and Company’s ability to
continue as 3 going concern. If we ¢onclude that a material uncertainty exists, we are required to draw attention in our auditors' report to the
related disctosures in the cansolidated financial statements or, if such disclosures are inadequate, o modify our opinian. Our conclusions are
based on the audit evidence obtained up to the date of our auditors’ report. However, future events or canditions may <ause the Group to
cease Lo continue as a going concern,

© Evaluate the overall presentation, structure and content of the cansolidated finandial statements, including the disclosures, and whether the
consolidated financial statements represent the underlying transactions and events in a manner that achieves fair presentation.

© Obtain sufficient appropriate audit evidence regarding the financial information of the entities or business activities within the Group and
Company to express an opinion on the consolidated financial statements. We are responsible for the direclion, supervision and perfarmance
of the Group and Company audit. We remain solely responsible for aur audit opinicn.

We communicate with these charged with gevernanice regarding, among other matters, the planned scope and timing of the audit and significant
audit findings, including any significant deficiencies in internal control that we identify during our audit,
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We also provide those charged with governance with a statement that we have complied with relevant ethical requirements regarding
independence, and to communicate with them all relationships and other matters that may reasonably be thought to bear on our independence,
and where applicable, actions taken to eliminate threats or safeguards applied.

From the matters communicated with those charged with governance, we determine those matters that were of most significance in the audit of the
consolidated financial statements of the current period and are therefore the key audit matters. We describe these matters in our auditors’ report
unless law or regulation precludes public disclosure about the matter or when, in extremely rare circumstances, we determine that a matter should
not be communicated in our report because the adverse consequences of daing so would reasonably be expecied to outweigh the publlc interest
benefits of such communication.

Use of this report

This repart, including the opinions, has been prepared for and only for the Company’s members as a boedy in accerdance with Chapter 3

of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these opinians, accept or assurme responsibility for any
ather purpose ar to any other person to whom this report is shown or into whose hands it may come save where expressly agreed by our priar
consent in writing.

. OTHER REQUIRED REPORTING

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required to report to you if, in our opinion:

© we have not obtained all the information and explanations we require for our audit; or

0 adequate accounting records have not been kept by the Company. or returns adequate for our audit have not been received from branches
not visited by us; or

0 certain disclosures of directors” remuneration specified by law are not made; or

© the Company financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreement with the accounting
records and returns.

We have no exceptions to report arising from this responsibility.

Appointment

Follawing the recammendation of the Audit Committee, we were appointed by the members on 22 April 2016 1p audit the financial statements
far the year ended 31 December 2016 and subsequent financial periods. The period of total uninterrupted engagement is six years, covering the
years ended 31 December 2016 to 31 December 2021.

Other matter

In due course, as required by the Financial Conduct Authority Disclosure Guidance and Transparency Rule 4.1.14R, these financial statements will
form part of the ESEF-prepared annual financial report filed on the National Storage Mechanism of the Financigl Conduct Autherity in accordance
with the ESEF Regutatory Technical Standard {ESEF RTS"). This auditors’ report provides no assurance over whether the annual financial repart -

will be prepargd using the Wc format specified.in the ESEF RTS.

JOHN WATERS (JEMIOR STATUTORY AUDITOR}
FOR AND ON BEJALF OF PRICEWATERHOUSECGOPERS LLP
CHARTERED ACGOUNTANTS AND STATUTORY AUDITORS

17 FEBRUARY 2022
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Group Income Statement

For the year ended 31 December 2021

awon 2020
Notes £m £m
Revenue i 4 546 432
Costs 5 (140) {104)
) 406 328
Administration expenses 6 {59) (52)
Share of profit from joint ventures aftar tax 7 461 236
Realised and unrealised property gain 8 3,669 289
Operating profit 2,477 1,501
Finance incame 9 35 50
Finance costs 9 1s7) 87)
Profit before tax . 4,355 1,464
Tax 10 (288) {35)
Profit after tax 4,067 1.429
Attributable 1o equity sharehoiders 4,060 1,427
Attributable t¢ non-contralling interests 7 2
Earnings per share (pence) .
Basic 12 339.0 1241
Diluteg 12 1351 123.6
Group Statement of Comprehensive Income
For the year ended 31 December 2021
2021 2020
£m £m
Prefit for the year 4,067 1,429
ftems that may be reclassified subsequently to profit or loss
Foreign exchange movemant ansing on translatien of interpational operations {(134) 12
Faiv value movements on derivatives and borrowings in effective hedge relationshins 74 {52)
(t10) 60
Tax on components of other comprehensive [expense)/income — -
Other comprehensive {expense)/income {110) 60
Total comprehensive income for the year 3,957 1,489
Atwributable 1o equity shareholders . 31949 1,487
Attributable 1o non-controlling interests ! 8 2
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Balance Sheets
For the year ended 31 December 2021
GROUP COMPANY
00 2020 2021 2020
MNotes £m £m £m £m
Assets
Non-current assets
Intangible assets . 9 2 . - -
Investment properties 13 15,492 10,671 - -
Ciher interests in property - . 24 16 - -
Property, plant and equipment 1z 27 - 1
Invesiments in subsidiaries 7 - - 9,378 8,815
Investments in joint ventures 7 1,795 1,423 - -
Qther investments 5 2 - -
Other receivables ' 14 35 37 - -
Derivative financial instruments 37 50 63 50 63
17,432 12,241 9,428 8,880
Current assets '
Trading properlies 13 45 - 52 - -
Trade and other receivables . 14 247 270 2t L
Derivative financial instruments 177 .14 15 14 15
Cash and cash equivalents * 16 45 89 12 20
s 426 ar 43
Total assets 17,783 12,667 9,475 8,923
Liabilities
Non-current fiabilities
Borrowings 1& 3,406 2,413 2,989 2,400
Deferred tax liabitities 10 - 274 . 87 - -
Trade and other payables LE 75 1a 1,498 1,930
Derivalive linancial instrumenis 17 56 5 56 5
Tax lizbilities 10 19 - - -
3,830 2,615 4,543 4,335
Current liabilities
Trade and other payables : 15 463 372 n 29
Barrowings 16 - 1 - -
Derivaiive financiak instruments 17 - 5 - 5
Tax liabilities 10 54 3 16 -
517 3 47 34
Total li.ahilities } 4,347 2996 4,590 4,369
Net assets - ) 13,436 9,671 4,885 4,554
Equity
Share capital ' 19 120 19 120 19
Share premium 20 3,371 3,277 3,371 ©o32r
Capital redemption reserve ’ 20 114 14 114 14
Own shares held 21 1) ) n 0]
Other reserves 149 253 225 224
Retained earnings brought farward 5,897 4,703 821 934
Profit for the yaar aitributable 1o owners of the parent ’ 4,060 1,427 506 123
Other mavements (265) (233) 271) (236)
Relained eamings 9,692 5,897 1,056 821
Total equity attributable to owners of the parent 13,436 9,659 4,885 4,554
Non-controlling interests - 12 - -
Total equity 13,436 9.671 4,885 4,554
Net assets per ordinary share {pence)
Basic 12 1118 811
Diluted 12 1,115 809

The Financial Statements of SEGRO pic (registered number 167591) on pages 174 to 220 were approved by the Board of Directors and
authorised for issue on 17 February 2022 and signed on its behall by:

DJR SLEAT) S DAS
DIRECTQR
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Statements of Changes in Equity

For the year ended 31 December 2021

Attributable to owners of the parent

Other resarves

Share- Translatien, Total equity
Qrdinary Capital Cwn nased hedging anributable Non-
share Share redemptlon  shares payments and other Merger Retsined te gwnersof controlling Total
capital  premlum reserve’ held reserves' reseryes’' reserve' eamings the parant Interests’ equity
Group . €m £m £m £€m £m £m £m £m £m £m £m
Balance at 1 January 202% 119 3,277 114 (1 22 62 169 5,897 9,659 12 9,671
Prafit far the year - - - - - - - 4,060 4,060 7 4,067
Other comprehensive (expenselfincome - - - - - {111} - - {(111) 1 {110)
Totai compreliensive {expense}/
income for the year - - - - — {111) — 4,060 3949 8 3,957
Transactions with owners of the
Company
Issue of shares - 1 - - - - - - 1 - 1
Own shares acquired - - - (3) - - - - (3} - (3)
Equity-settied share-based transactions - - - 3 {2) - - 6 7 - 7
Dividends 1 93 - - - - - (270} 176) O] {180)
Movement in non.controlling interest? - - .- - - - - (1 (1) {18) 17
Total transaction with owners of the ’
Company 1 94 - - (2) - = (265} 172) {20) {192}
Balance at 31 December 2021 120 3,371 114 {1 20 (49) 169 9,692 13,436 - 13,436
! See Note 20 .
2 Non-cantrolling interests at 31 December 2021 relate 10 Vailog S.rl. During the year the non-cantrolling interests held in Safibus Patrimoine SA were acquired by the Group.
For the year ended 31 December 2020
Antributable to awners of the parent
Other reserves
Share- Translatlon, Total equity
Qrdinary Capiltal Qwn hased hedging attributable Non-
. share Share redemptlon  shares payments and other Merger Retalned to owners of controlling Total
capltal  premium reserve' held reserves' reserves' reserve' eamings the parent interests® equity
Group £m £m £m £m £m £m £m £m £m £m £m
Bakance at 1 fanwvary 2020 109 2,559 14 {3) 29 2 16% 4,703 7677 - 1677
Profit for the yaar - - - - - - - 1,427 1,427 2 1,429
Other comprehensive income - - - - —- 60 - ~ 60 - 69
Total comprehensive income for the .
year - - - - = &0 - 1,427 1,487 2 1,489
Transactions with owners of the
Company
issue of shares 9 663 - - - - - - &72 - &72
Own shares acquired - - - {2) - - - - {2) - (2)
fquity-settled share-based transactons - - - 4 (7} - - g 6 - 6
Dividends 1 60 - - - - - (240) (179) - (179)
Movement in non-contrelling interest? - - - - - - - {2) (2) 10 8
Total transaction with owners of the
Company 10 723 -~ 2 (7) - - {233) 495 10 505
Balance at 31 December 2020 19 3,277 114 (1} 22 52 169 5,897 9,659 12 9.671

t See MNaote 20

2 Mon-controlling interests relate 1o Vallog 5.rf and Safibus fatimolne SA. During the year nan-controlling interests of €12 million wese recognised upan the acquisition af Sofibus Parimgine SA.
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Share-  Transiation, Tatal equity
Ordinary Capltal Own based hedging attributable
share Share redemption  shares payments and other Merger Retalned ta equity
capltal premium reserve’ held  reserves reserves reserve' earnings shareholders
Company £m £m £m £m £m £m £m £m £m
Balance at 1 January 2021 19 3,277 114 {1) 8 47 169 a21 4,554
Profit tor the year - - - - - - - 506 506
Other tomprehensive income - — = - - - = - -
Total comprehensive income far the year - - - - - - - 506 506
Transactions with owners of the Company - - - - - - - - -
Issue at shares - 1 - - - - - - 1
Own shares acquired - - - (3} - - ~ - (33
Equity-setiled share-based transactions - - - 3 1 - - (1) 3
Dividends 1 93 - - - - - (270) {176),
Total transaction with owners of the Company 1 94 - - 1 - - (271} (175)
Balance at 31 December 2021 120 1,3n 114 1) 9 47 169 1,056 4,885
1 See Note 20.
For the year ended 31 December 2020
Other reserves
Share- Transiatlon, Total equity
Qrdinary Capital Own based hedging attributable
share Share redempt| shares pay s and ather Merqer Retained to equity
capltal premium reserve’ . held reserves reserves reserve’ earnings shareholders
Company €m £m £m £m £m £m £m £m £m
Balance at 1 January 2020 109 2,554 114 (3) 10 47 169 934 3,934
Profit for the year - - - - - - - 123 123
Qther comprehensive income - - - - - - - - -
Total comprehensive income for the year - - - - - - - 123 123
Transactians with owners of the Company
Issue of shares L 663 - - - - - - 672
Cwn shares acquired - - - (2) - - - - 2)
Equity-settled share-based transactions - - - 4 (2) = - 4 6
Dividends 1 60 - - - - - {240) (19
Total transaction with awners of the Company 10 723 - 2 (2} - - (236} 497
Balancge at 31 December 2020 19 3,277 114 [4}] [:] 47 169 821 4,554

1 See Note 20

SEGRO PLC | ANMUAL REPCRT & ACCOUNTS 2021

177



FINANCIAL STATEMENTS

Cash Flow Statements

For the year ended 31 December 2021

GROUP COMPANY
2021 2020 2021 2020
Nates tm £m £m £m
Cash flows from cperating activities 260) 347 233 (20 (14}
Interest received 48 42 18 140
Dividends received 33 34 3,230 174
Interest paid {100} (94) {97 [C2))]
Cost of pew interest 7ate derivatives transacied - {12 - )
Proceeds from early close out of interest rate derivatives - 12 - 12
Cost of early close out of debt - (1) - {11y
Tax paid (1'.” (5) - -
Met cash received from sperating activities 3N 199 1,231 198
Cash Aows fram Investing activities
Purchase and development af investment properties’ {1,708} {1.218) - -
Sale of investment properties M 159 - -
Acquisition of other intarest in property (8) (4 - -
Purchase of plant and equipment and intangibles {n {5) - -
Acquisition of other investments (a} - - -
Investrnent in subsidiary undertakings - - {83} {59)
Loan advances paid o subsidiary undertakings - - {1,689) (1,045)
Investment and loans o joint ventures {r4) {40) ~ ~
Divestinient and repayment of loans from foiat ventures 35 - -~ -
Net cash used in investing activities {1.273) (1,108) (1,772} {1.404)
Cash Rows fram financing activities
Dividends paid2 {1890} (79 (176) (179)
Proceeds from Darrowings 1,214 551 799 531
Repayment of borrowings {140} (122) (128) (122}
Principal element of lease psyments (2} 2) - -
Setdement of foreign exchange derivatives 20 {55) 40 (55)
Purchase af nan-contralling interest (12)_ - - -
Praceeds from issue of ordinary shares 1 672 1 672
Purchase of ardinary shares (3} (2) (3) {2)
Net cash generated from financing activities 918 863 533 865
Net decrease in cash and cash equivalents (aa) (a4) (8) (41)
Cash and cash equivalents at the beginning of the year 89 133 20 "6t
Effect of fareign exchange rate changes - - - -
Cash and cash equivalents at the end of the year 16 . 45 89 12 20

Group cash payment for the purchase and development of investment properties of £1,706 million (2020: £1,216 millien) represents total ¢osts for pruperty scquisitions and additions to.
&Xisting investment properties per Note 130) of £1,878 million (2020: £€1,329 milllon) adjusted for the following cash and non-cash movements: deducls interest capitalised of £9 million
{2023 £7 miflion]: deducts net movement in capital accruals and prepayments of €23 miifion (2020: £3¢ millien); deducts gther nofi-cash movements of £144 millian {2020 £76 millian)
frgm asset swaps In 2021, in 2020 other hon-Cash mavemants were mainly for (ransfers oM oiher inkeresis in properties and investments and the acquisition of Sofibus Patrimoine SA.
Group dividends paid in 2021 of £280 milliar {2020 £179 milian} includes £174 millign {2020 £179 milion} paid 1o srdinary sharehelders and £4 millian {2020 £aH) paid 1o
non-controlling interest,

N
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Notes to the Financial Statements

For the year ended 31 December 2021

1. SIGNIFICANT ACCOUNTING POLICIES

General information
SEGRO plc (the Company) is a public limited company, limited by shares, incorporated, domiciled and registered in England in the Unlted
Kingdom under the Companies Act. The address of the registered office is given on the inside back cover,

The principal activities of the Company and its subsidiaries {the Group) and the nature of the Group's operations are set gut in the Strategic
Report on pages 22 to 23.

Ihese Financial Statements are presented In pounds sterhing to the nearest million because that is the currency of the primary economic
environment in which the Group operates and is the functional currency of the Company. In prior periods the Financial Statements were
presented in millions to one decimal place, as a result the comparative figures for the year ended 31 December 2020 have baen represented
to the nearest million.

Basis of preparation ’

The Financial Statements have been prepared in accordance with UK-adopted International Accounting Standards (IAS) and the requirements
of the Companies Act 2006 as applicable to companies reporting under those standards and Intemational Financial Reporting Standards
(IFRS} adopted pursuant to Regulation {EC} No 1606/2002 as it applies in the European Union. On 31 December 2020 EU-adopted IFRS was
brought into UK law and became UK-adopted International Accounting Standards, with future changes to IFRS being subject to endarsement
by the UK Endorsement Board. The consolidated financial statements transitioned to UK-adopted internaticnal accounting standards for the
financial period beginning 1 January 2021. There was no impact or change in"accounting policies from the transition. UK adopted International
Accounting Standards differs in certain respects from International Financial Reporting Standards as adopted by the EU. The differences have
no material impact on the Financial Statements for the periods presented, which therefore also camply with International Reporting Standards
as adopted by the EU. In addition, the Group has also disclosed additional measures relating to the Best Practice Recornmendations Guidelines
issued by the European Public Real Estate Association (EPRA] as appropriate, as discussed further in Naote 2 and Note 12,

The Financial Statements have been prepared on a going concern basis. As discussed in the Finandial Review on pages 62 and 70, the Directors
have a reasonable expectation that the Company and Group have adequate resources.to continue in operational existence for a period of

at least 12 manths from the date of approval of the Financial Statements. At 31 December 2021 the Group held cash and available facilities

of £893 million long-dated debt maturity profile. This provides significant liquidity to meet the Group’s operational requirements and capital
commitments for the foreseeable future. The financial covenants have been stress tested and substantial headroom exists against the gearing
and interest cover covenants at 31 December 2021 and the covenants are not expected to be breached in the foreseeable future.

The Directors have taken advantage of the exernption offered by section 408 of the Companies Act 2006 not to present & separate income
staternent and statement of cormprehensive income for the Company. The Financial Statements have been prepared under the historical cost
convention as madified by the revaluation of properties and certain financial assets and liabilities including derivatives.

The accounting policies set out below have, unless otherwise stated, been applied consistently to aII periods presented in these Group
Financia! Staternents.

New and amended standards adopted by the Group
The Group has applied the following standards and amendments for the first time for their annual reporting period commendng 1 January 202t:

0 [nterest Rate Benchmark Reforim — Phase 2 {(Amendments to IFRS 9, 1AS 39, IFRS 7, IFRS 4 and IFRS 16)
O Amendment to IFRS 16, ‘Leases’ — Covid-19 related rent concessions, extension of the practical expedient

The amendments did not have any impact on the amounts recognised in prior period and are not axpected to significantly affect the current or
fuhure periods.

New standards and amendments not yet adopted
Certain new accounting standards and amendments are effective for annual periods beginning after 1 January 2021, and have not been applled

in preparing these Financial Statements:

© Amendments to |AS 1, ‘Presentation of finandial statements’, on classification of liabilities

© Amendments to |AS 8, ‘Accounting policies, Changes in Accounting Estimates and Errors’, definition of accounting estimates
© Amendments to 1AS 1, ‘Presentation of Financial Statements, disclosure of accounting palicies

© Annual Improvement to IFRS Standards 2018-2020

© Amendments to IFRS 3, ‘Business Combinations’, IAS 16, ‘Property. Plant and Equipment’ and |AS 37, 'Provisions, Contingent Liabilities and
Contingent Assets’

0 Amendments to |AS 12 — Deferred taxes related to assets and liabilities anising from a single transaction

The amendments that are not yet effective are not expected to have a material impact on the Group in the current or future reporting periods
and on the foreseeable future transactions. .

Basis of consolidation
The consclidated Financial Stalements comprise the Financial Statements of the Company and the Subsidiaries (the Group’), plus the Group's

share of the results and net assets of the joint ventures.
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Notes to the Financial Statements
continued .
For the year ended 31 December 2021

1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Subsidiaries

Substidiaries are entities controlled by the Group. The Group controls an entity when it is exposed to, or has rights to, variable returns from its
involverment with the entity and has the ability to affect those returns through its power over the entity. In assessing control, the Group takes
into consideration patential voting rights. The acquisition date is the date ¢n which centrol is transferred to the acquirer. The Financial Statements
of subsidiaries are included in the consclidated Financial Statements from the date that control commences until the date that control ceases.
Losses applicable to the non-controlling interests in a subsidiary are allocated te the non-controliing interests even if doing so causes the
nan-cantralling interests to have a deficit balance.

Investments and loans in subsidiaries held by the Company
Investments and loans in subsidiaries held by the Company are stated at cost less any impairment. Impairment of loans is calculated in accordance
with 1IFRS 9 and impairment of investments is calculated in accordance with IAS 36 with further details provided in Note 7{iv).

Joint ventures
A joint venture is a contract under which the Group and other parties undertake an activity or invest in an entity, under joint control. The Group uses
equity accounting for such entities, carrying its investment at cost plus the mavement in the Group’s share of net assets after acquisition, less impairment.

Transactions eliminated on consolidation

Intra-group balances and transactions, and any unrealised income and expenses arising from intra-group fransactions, are efiminated. Unrealised gains
arising from transactions with equity-accounted investees are eliminated against the investment to the extent of the Group’s interest in the investee,
Unrealised losses are eliminated in the same way as unrealised gains, but only to the extent that there Is no evidence of impairment on the asset transferred.

Business combinations

The acquisition of subsidiaries is accounted for using the acquisition method. The cost of the acquisition is measured at the aggregate of the

fair values of assets given, liabilities incurred or assumed, and equity instruments issued by the Group in exchange for control of the acquiree.
Acquisition related costs are recognised in the Income Statement as incurred. The acquiree’s identifiable assets, liabilities and contingent liabifities
that meet the conditions for recognition under IFRS 3 are recognised at their fair value at the acquisition date, except for non-current assets {or
disposal groups) that are dassified as held for sale in accordance with IFRS 5 'Non-Current Assets Held for Sale and Discontinued Operations’,
which are recognised and measured at fair value less costs to sell.

Goodwill arising on acquisition is recognised as an asset measured at cost, being the excess of the cost of the business combination over the
Group's interest in the net fair value of the identifiable assets, liabilities and contingent liabilities recagnised. If, after reassessment, the Group's
interest in the net fair value of the acquiree’s identifiable assets, liabilities and contingent liabilities exceeds the cost of the business combination,
the excess is recognised immediately in the Income Statement.

The interest of non-cantrolling interest shareholders in the acquiree is initially measured at their proportion of the net fair value of the assets,
liabilittes and contingent liabilities recagnised.

When the consideration transferred by the Group in a business combination includes a contingent consideration arrangement, the contingent
consideration is measured at its acquisition-date fair value. Changes in fair value of the contingent consideration that qualify as measurement
period adjustments are adjusted retraspectively, with corresponding adjustments against goodwill. Measurement period adjustments are
adjustrnents that arise from additional information obtained during the ‘measurement period’ (which cannot exceed one year from the acquisition
date} about facts and circumstances that existed 3t the acquisition date.

Contingent consideration that is classified as an asset or a liability is re-measured at subsequent reporting dates in accordance with IFRS 9,
as appropriate, with the corresponding gain or loss being recognised in the Income Statement.

If the business combination is achieved in stages, the acquisition date carrying value of the acquirer's previously held eguity interest in the
acquiree is remeasured to fair value at the acquisition date. Any gains ar losses arising from such remeasurement are recegnised in the lncome
Statement within realised and unrealised property gain. The same treatment is applied for acquisitions of a subsidiary achieved in stages that meet
the IFRS 3 concentration test to be treated as an asset acquisition.

For acquisitions of a subsidiary that meet the IFRS 3 concentration test to be treated as an asset acquisition, the Group allocates the cost between
the individual identifiable assets and liabilities in the Group based on their relative fair values at the date of acquisition. Such iransactions do not
give rise 1o goodwill, generally no deferred tax is recognised on initial temporary differences and transaction costs are capitatised. The Group has
elected to initially measure the interest of non-controlling interesk shareholders in the acquiree at their proportion of the acquisition date net fair
value of the assets, liabilities and contingent liabilities recognised.

Foreign currency transactions

Foreign currency transactions are translated to the respective functional currency of Group entities at the foreign exchange rate ruling on the
transaction date. Foreign exchange gains and losses resulting from settiing these, or from retranstating monetary assets and liabifities held in
foreign currencies, are booked in the Income Statement. The exception is for foreign currency loans and derivatives that hedge investments in
fareign subsidiaries, where exchange differences are booked in equity until the investment is realised.

Consclidation of foreign entities

Assets and liabilities of fareign entities are translated inte sterling at exchange rates ruling at the Balance Sheet date. Their income, expenses
and c¢ash flows are translated at the average rate for the period or at spot rate for significant items. Resultant exchange differences are booked
in Other Comprehensive Income and recognised in the Group Income Statement when the operation is sold.

The principal exchange rates used to translate foreign currency denominated amounts in 2021 are:
Balance Sheet: £1 = €1.19 {31 Decernber 2020: £1 = €1.12). Income Statement: £1= €1.16 (2020: £1 = €1.13).
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1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Investment properties

These properties include completed properties that are generating rent or are available for rent, and development properties that are uncer
development or available for development. Investment properties comprise freehcld and leasehold properties and are first measured at cost
{inchuding transaction costs), then revalued to market value at each reporting date by professional valuers. Lease liabilities associated with
leasehold properties are accounted for under IFRS 16, see the Leases accounting policy. IF a valuation obtained far a property held under a lease
is net of all payments expected to be made, any related lease liability recognised separately in the Balance Sheet is added back to arrive at the
carrying value of the investment property for accounting purposes. Valuation gains and losses in a period are taken to the Income Statement.

As the Group uses the fair value model, as per 1AS 40 ‘lnvestment Property’. no depreciation is provided. An asset will be classified as held for
sale within investment properties, in line with IFRS 5 ‘Non-Current Assets Held for Sale and Discontinued Operations’, where the asset is available
for immediate sale in their present condition and the sale is highly prabable.

Investment properties are transferred Lo trading properties when there is a change in use and the property ceases to meet the deflnltlon of
investment property.

Other interests in property
Other interests in property include the cost and related fees in respect of land optiens, which are initially capitalised and regularly tested for
impairment, The impairment review includes consideration of the resale value of the option and likelihood of achieving planning consent,

Other investments
Other investments are initially measured at cost, and then revalued to fair value. Gains and losses arising from valuation are recognised in the
Income Staterment within realised and unrealised property gain.

Trading properties
These are properties being developed for sale ar being held for sale after development is complete, and are shown at the lower of cost and net

realisable value. Cost includes direct expenditure and capitalised interest.

Trading properties are transferred to investment properties when there is a change in use usually evidenced by the commencement of an
operating lease to another party, tcgether with the intention to hold the property to generate rent, or for capital appreciation, or for both.

Property acquisitions and disposals

Properties are treated as acquired at the point when the Group assumes the control of ownership and as disposed when ransferred to the buyer.
Generally, this would occur on completion of the contract. Any gains of loss arising on de-recognition of the property, which Is calculated as

the difference between the net disposal proceeds and the carrying amount of the asset at the commencement of the accounting period plus
capital expenditure in the period, is included in profit or loss in the period in which the property is derecognised. Gains or losses on disposal

of investment properties are shown in the Income Statement within realised and unrealised property gains.

Leases
At inception, the Group assesses whether a contract is or contains a lease. This assessment invalves the exercise of judgernent about whether the
Group obtains substantially all the econemic benefits from the use of that asset, and whether the Group has the right to direct the use of the asset.

The Group recognises a right-of-use {ROU) asset and the lease liability at the commencement date of the lease.

Lease liabilities include the present value of payments which generally include fixed payments and variable paymentis that depend on an index
(such as an inflation index). When the lease contains an extension or purchase gption that the Group considers reasonably certain to be exercised,
the cost of the option is included in the lease payments.

Each lease payment is allocated between the liability and finance cost. The lease payments are discounted using the interest rate implicit in the tease

if that rate can be readily determined or if not, the incremental borrowing rate is used. The finance cost is charged to prafit or loss over the lease
period 50 as to produce a constant rate of interest on the remaining balance of the liability for each period.

Cash payments relating ta the principal portion of the lease liabilities are presented a5 cash Rows from financing activities and cash payments far
the interest portion are presented as cash flows from operating activilies.

The ROU asset is measured at a cost based on the amount of the initial measurement of the lease liability, plus initial direct costs and the cost of
obligations to refurbish the asset, less any incentives received.

The ROU asset {other than the ROU assets that relate to land or property that meets the definition of investment property under IAS 40) is
depreciated over the shorter of the lease term or the useful life of the underlying asset. The ROU asset is subject to testing far impairment if there is
an indicator of impairment. ROU assets are included in the heading property, plant and equipment, and the lease liability included in the headings
current and non-current trade and other payables on the Balance Sheet.

Where the ROU asset relales to land or property that meets the definition of investment property under [AS 40, after initial recognition the RQU
asset is subsequently accounted for as investment property and carried at fair value {see Investment properties accounting policy). Valuation gains
and losses in a period are taken to the Income Statement. The ROU assets are included in the heading Investrnent properties, and the lease liability
in the headings current and non-current trade and other payables on the Balance Sheet.

The Group has elected not to recognise ROU assets and liabilities for leases where the total lease term is less than or equal to 12 moenths, or for low
value leases. The payments for such leases are recognised in the Incgme Staterment on a straight-line basis over the lease term,

Revenue
Revenue includes gross rental income, jeint venture management and performance fee income, income from seevice charges and other
recoveries from tenants and proceeds from the sale of trading properties.
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continued .
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1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Rentat income

Rental income fram properties let as operating leases is recognised an a straight-ling basis over the lease term. Lease incentives and initial costs to
arrange leases are capitalised, then amortised on a straight-line basis over the lease term {rent averaging’). Surrender premiums received in the
period are included in rental income.

Changes in the scope or the consideration for a lease, that was not part of the original terms and conditions, which raight arise as a result of
jease concessians, are accounted as a lease modification. Lease modifications are accounted far as a new lease from the effective date of the
modification, considering any prepaid or accrued lease payments relating to the original lease as part of the lease payments for the new lease.

Service charges and other recoveries from tenants

These include income in refation to service charges, directly recoverable expenditure and management fees. Revenue from providing services
is recognised in the accounting period in which the services are rendered. Revenue from services is recognised based on the actual service
provided to the end of the reporting period as a proportion of the total services to be provided and recognised over time. The Group generally
acts as the principal in service charge transactions as it directly controls the delivery of the services at the point they are provided to the tenant.
Where the Group acts as a principal, service charge income is presented gross within revenue and service charge expense presented gross
within costs.

Joint venture management and performance fees .

Joint venture maragement and performance fees are recognised as income in the period (o which they relate. Management fees are recognised
in the accounting period in which the services are rendered. Revenue from services is recognised based on the actual service provided to the
end of the reporting period as a praportion of the total services to be provided and recognised over time. Performance fees are based on the
joint venture’s performance over the performance period and payable subject to meeting certain criteria and hurdle rates at the end of the period
(further details are given in Note 7). Performance fees are recognised during and at the end of the performance period to the extent that it is
highly probabie there will not be a significant future reversal and the fee can be reliably estimated.

Sale of trading properties
Proceeds from the sale of trading properties are recognised at the point in time at which control of the property has been transferred to the
purchaser. Therefore, revenue is recegnised at a point in time and generally accurs an completicn of the contract.

Property, plant and equipment
Plant and equipment are stated at historic cost less accumulated depreciation. Cost includes purchase price and any directly attributable costs.

Depreciatian is recognised so as to write off the cost or valuation of assets {other than investment properties} less their residual values, using the
straight-fine method, on the following bases: ’

Plant and equipment 20% per annum
Solar panels 5% per annum

The estimated useful lives, residual values and depreciation method are reviewed at the end of each reporting period, with the effect of any
changes in estimate accounted for on a prospective basis.

Property relates to the ROU asset recognisad for office Jeases entered inta by the Group. The ROU asset is initially measured based on the
present value of lease payments, plus initial direct costs and the cost of obligations to refurbish the asset, less any incentives received. The ROU
asset is depreciated over the shorter of the lease term or the useful life of the underlying asset.

Financial instruments

Borrowings

Borrowings are recognised initially at fair value less attributable transaction costs. Subsequent Lo initial recognition, borrowings are stated at
amortised cost with any difference between the amount initially recognised and the redemption value being recognised in the Income Statement
over the period of the borrowings, using the effective interest rate method. .

Gross borrowing costs relating to direct expenditure on properties under development or undergoing major refurbishment are capitalised,
The interest capitalised is calculated using the Group's weighted average cost of borrowing for the relevant currency. Interest is capitalised from
the commencement of the development work until the date of practical completion. The capitalisation of finance costs is suspended if there are
prolonged periods when development activity is interrupted.

Derivative finandial instruments

The Group uses derivatives (principally interest rate swaps, currency swaps, forward foreign exchange contracts and interest caps) in managing
interest rate risk and currency risk, and does not use ther for trading. They are recarded, and subsequenily revalued, at fair value, with
revaluation gains or losses being immediately taken to the income Statement {fair value through profit or lass ‘FVPL). The exception is for
derivatives qualifying as hedges, when the treatment of the gain/loss depends upon the item being hedged, and may go tc other comprehensive
income within the Statement of Comprehensive income (fair value through other comprehensive income ‘FVOCI).

Derivatives with a maturity of less than 12 months or that expect to be settled within 12 months of the Balance Sheet date are presented as
current assets or liabilities. Other derivatives are presented as non-current assets or liabilities.

Trade and other receivables and payables
Trade and other receivables are booked at fair value and subsequently measured at amortised cost using the effective interest method. Trade and other
payables are witially measured at fair value, net of transaction costs and subsequently measured at amortised costs using the effective interest method.

The Group applies the IFRS 9 simplified approach 1o measuring expected credit losses (ECLs) which uses a lifetime expected loss allowance for all trade
receivables. Note 17{vi) details the Group’s calculation for measuring ECLs.
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1. SIGNRIFICANT ACCOUNTING POLICIES CONTINUED

Pensions ~ Defined benefit scheme

The Scheme’s assels are measured at fair value, their obligations are calculated at discounted present value, and any net surplus or deficit is
recognised in the Balance Sheet. Operating and financing costs are charged to the Income Statement, with service costs spread systematically

over employees’ working lives, and financing costs expensed in the periad in which they arise. Actuarial gains and lasses are recognised in other
camprehensive income within the Statement of Comprebensive Income. During 2021 the pension buy-out process was competed which discharged
the Scheme and the Group of the liabilities for members as detailed further in Mote 18.

Share-based payments

The cost of granting share options and other share-based remuneration is measured at their fair value at the grant date. The costs are expensed
straight-line gver the vesting period in the Income Statement, based on estimates of the shares or optians that will eventually vest. Charges are
reversed if it appears that non-market-based performange conditions will not be met.

The fair value excludes the effect of non-market-based vesting conditions.

At each Balance Sheet date, the Group revises its estimate of the number of equity instruments expected to vest as a result of the effect of non-
market-based vesting conditions. The impact of the revision of the original estimates, if any, is recognised in the Income Statement such that the
cumulative expense reflects the revised estimate, with a corresponding adjustment to equity within the share-based payment reserve.

Share capital
Ordinary shares are classified as equity. Incremental costs directly attributable to the issue of new shares or options are shown in equity as a

deduction, net of tax, from the proceeds.

When shares recognised as equity are repurchased, the amount of the consideration paid, which includes directly attributable costs, is recognised
as a deduction from equity. Repurchased shares are classified as treasury shares and are presented in the treasury share reserve. When treasury
shares are sold or reissued subsequently, the amount received is recognised as an increase in equity and the resulting surplus or deficit on the
transaction is presented within share premium.

Shares held by Ocorian Limited and Equiniti Limited to satisly various Group share schemes are disclosed as own shares held and deducted from
contributed equity.

Income tax

Income tax an the praofit for the year comprises current and deferred tax. Current tax is he tax payable an the taxable income for the year and
any adjustment in respect of previous years. Current tax is calculated on the basis of the tax laws enacted or substantively enacted at the end of
the reporting period in the countries where the Company’'s subsidiaries and associates operate and generate taxable income.

Deferred tax is provided in full using the Balance Sheet liability method on temporary differences between the carrying amounts of assets and
liabilities for financial reporting purposes and the amounts used for taxation purposes. Deferred tax is determined using tax rates that have been
enacted or substantively enacted by the reporting date and are expected to apply when the asset is realised or the liability is seitied.

No provision is made for ternporary differences (i) arising on the initial recognition of assets or liabilities, other than a business combination, that affect
neither accounting nor taxable profit and i) relating to investments in subsidiaries to the extent that they will not reverse in the fareseeable future.

Deferred lax assets are recognised to the extent that it is probable that suitable taxable profits will be available against which deductible
temporary differences can be utilised.

Critical accounting judgements and key sources of estimation uncertainty

In the application of the Group’s accounting policies, the Directors are required to make judgements, estimates and assumptions about the
carrying amount of assets and liabilities that are not readily apparent from other sources. The estimates and assodiated assumptions are based
on historical experience and other factors that are considered to be relevant. Actual results may differ from these estirmates. The estimates and
underlying assumptions are reviewed on an ongaing basis. Revisions to accounting estimales are recognised in the period in which the estimate
is revised if the revision affects cnly that period, or in the period of the revisions and future pericds if the revision affects both current and

future periods. .

Significant areas of estimation uncertainty

Property valuations

Valuation of property is a central component of the business. In estimating the fair value, the Group engage a third party qualified valuer to
perform the valuation, Infermation about the valuation techniques and inpuls used in determining the fair value of the property portfolio is
disclosed in Note 27 property valuation techniques and related quantitative information.

Performance fee
As detailed further in Note 7, performance fees are payable from the SELP joint venture to SEGRO. The fee is based on the joint venture’s

performance over the 10 year performance period since inception and payable subject to meeting certain criteria and hurdie rates at the end
of the period. Performance fee income is recognised during the performance period to the extent that the fee can be reliably estimated and
that it is highly probable there will not be a significant future reversal.

The internal rate of return (IRR’} calculation to determine whether the hurdle rates will be met, and if so to what extent, at the end of the
performance period in October 2023 is currently an estimation and sensitive to mavements and assumptions in property valuations over
the remaining performance period. As detailed above, property vatuations is an area of significant estimation uncertainty.
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1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Determining whether iy is highly probable there will not be a significant future change in the performance fee is dependent on the probability and
magnitude of future changes in property values over the remaining performance period, Note 7 provides details of the estimated performance
fee due in October 2023 and sensitivity of this estimation to movements in property values from 31 Oecember 2021 to the end of the
performance period.

The corresponding performance fee expense recognised by SELP is a significant estimate for the same reasons as detailed above. The SELP
performance fee expense is accounted for under the equity method within share of profit from joint ventures after tax.

Significant areas of judgements in applylng the Group's accounting policies

Accounting for significant property transactions

Property transactions are complex in nature, Management considers each material transaction separately, with an assessment carred out to
determine the most apprapriate accounting treatment and judgements applied. The judgements include whether the transaction represents an
asset acquisition or business combination and the cut-off for property transactions on recognition of property asseis and revenue recognition.
In making its judgement over the cut-off for property transactions, managerment considers whether the control of ownership of the assets
acquired or disposed of has transferred to or from the Group (this consideration includes the revenue recognition criteria set out in IFRS 15

for the sale of trading properties).

In making its judgement an whether the acquisition of property through the purchase of a corporate vehicle represents an asset acquisition er
business combination, management considers whether the integraied set of assets and activities acquired cantain both inputs and processes along
with the ability to create outputs. Management also applies the optional ‘concentration test’ allowed under IFRS 3. When applying the optionat test,
management considers if substantially afl of the fair value of gross assets acquired is concentrated in a single asset (or a group of similar assets).
Where management judge that substantially all of the fair value of the gross assets acquired are concentrated in a singte asset {or a group of similar
assets} and the ‘concentration test’ met, the assets acquired would not represent a business and the purchase would be treated as an asset acquisition.

REIT Status

The Company has elected for UK REIT and French SHC status. To continue to benefit fram these tax regimes, the Graup is required to camply
with certain conditions as outlined in Note 10. Management intends that the Group should continue as a UK RET and a French SIIC for the
foreseeable future.

Uncertain tax positions

The Group is subject to periodic challenges by local tax authorities on a range of tax rratters during the normal course of business. The tax
impact can be uncertain until a conclusion is reached with the relevant tax authority or through a legal process. Management judgement is
required in assessing the likelihood of whether a liability will arise and the most significant assessment during the year relates to the recognition
of withhalding tax in France and is discussed further in Note 10.

2. ADJUSTED PROFIT

Adijusted profit is a non-GAAP measure and is the Group’s measure of underlying profit, which is used by the Board and senfor management to
measure and monitor the Group's income performance.

it is based on the Best Practices Recommendations Guidelines of European Public Real Estate Assaciation (EPRA), which calculate profit excluding
irvestment and development property revaluations and gains or losses on disposals. Changes in the fair value of financial instruments and
associated close-out costs and their related taxation, as well as other permitted one-offitems, are also excluded. Refer to the Supplementary
Notes for all EPRA adjustments.

The Directors may also exclude from the EPRA profit measure additional items {gains and losses) which are considered by ihern 1o be
non-recurring, unusual or significant by virtue of size and nature. Mo nan-EPRA adjustments to underlying profit were made in the current
or prior period.
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2. ADJUSTED PROFIT CONTINUED
2021 2020
Mates £m £m
Gross rental income 4 . 447 393
Property pperating expenses 5 (100} (88)
Net rental income ) 147 105
loint venture fee income 4 52 22
Administeation expenses . 6 (59) {52)
Shara of joint ventures’ Adjusted profit after tax' ) 7 56 &1
Adjusted aperating profit before interest and tax 396 336
Net finance costs {including adjustments) g {40) (40)
Adjusted profit befare tax ) 356 296
Adjustments to reconcile to IFRS:
Adjustments to the share of profit from joint ventures after tax’ 7 4035 175
Realised and unrealised property gain 8 3,669 989
Prafit on sate of trading properties . ‘ 13 7 1
Cost of earfy Qlose oul of debt 9 - {1y
Net fair vatue {Inss}/gain on interest rate swaps and other derivatives 9 {82) 14
Total adjustments 3,999 1168
Profit hefore tax 4,355 1,464
Tax
On Adjusied profit 10 @) @
In respect of sdjustments 10 {280) {31)
Total tax adjusiments {288} (35)
Profit after tax before non-controlling interests 4067 1,429

Mon-centrolling interests:
Less: share of adjusted profit attributable to non-controlling interests - -

share of adjustments attributable te non-contralling interests 7) (2}
Praofit 2lter tax and non-centrolling interests 4,060 1,427
Of which:

Adijusted profi after tax and non-conirolling interests ’ 348 292
Tota) adjustments afier tax and non-coniralling interests 3,712 1,135
Profit atiributable ta equity shareholders 4,060 1,427

1 A detailed breskdown ol the adjustments to the share of arofil from joint ventures is included in Note 7.

3. SEGMENTAL ANALYSIS

The Group’s reportale segments are the geographical Business Units: Greater London, Thames Valley, National Logistics, Northern Europe
{principally Germany), Southern Europe (principally France and Haly) and Central Europe {principally Poland), which are managed and reported
to the Board as separate distinct Business Units.

Share of jolnt

Gross Net ventures’ Tatal directly Investments
reatal rental Adfusted Adlusted awned propecty 1 folnt Capital
income Income profit FPBIT2 assets ventures expenditure?
31 December 202t £m £m £m £m £m £m £m
Thames Yalley BB 8t - Kk 3,102 - 454
Mational Logistics 37 33 - 343 1,717 - 213
Greater London 182 164 - 161 7,325 8 678
MNorthern Eurape 31 19 26 52 928 213 93
Southern Europe 99 58 as 100 2,285 1,178 443
Central Europe 10 4 22 n 180 559 22
Other - (13)' (2n {51 - (861} 7
Toral . 437 347 ' 56 396 15,537 1,795 1,910

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021 185



FINANCIAL STATEMENTS

Notes to the Financial Statements

continued
For the year ended 31 December 2021

3. SEGMENTAL ANALYSIS CONTINUED

Share of joint Toial direcuy

Gross Net ventures” owned Investments
rental rental Adjusted Adjusted praperty in joint Capital
income income profit PBIT? assets ventures expenditure’
31 Decembar 2020 £m £m £m £m £m £m £m
Thames Valley B84 78 - 76 1,997 - 57
National Logistics 34 34 - Ek} 1,223 1 267
Greater London 160 140 - 138 4,867 - 454
Northern Europe 29 18 25 48 682 803 29
Southern Europe 75 44 30 7% 1,803 914 566
Central Europe n 4 22 10 151 - 496 4
Qther - {13y {16)' (68} - {791)* 5
Fotal . 5 353 305 61 336 10,723 1.423 . 1,382

1

w oA

a

"Othes” calegory includes the corporate <entre, SELP hotding companies and costs refaling to the operational business which are not specifically allocaled wa a geographical Business Unit.
Addilionally, in 2021 the impact of the SELP perfgrmance fee {detailed in Mate 7) an Share of joint ventures Adjusted profit (being the performance fee expense recagnlsed by SELP of
£13 milion) and Adjusted PBIT (being the net profit impact 1o the Group of £13 millian) is shawn within Other.

A racondhiation af tolal Adjusied PBIT 1o the |FRS profil belare zax s provided in Note 2.

Capital expend; includes itions and acquisitions of inw nt and trading properties but does not include teaant incentives, letting fees and rental guararuess, Part 6l the capital
expenditure incurred 8 In response to chimate change induding the reduction of the carbon laotprint af the Group's existing investiment properties and developmerits. The environmental
sustainahility within the Group's property portiotio is discussed in more detail on pages 54 1o 55 and 58 to 59. The "Other’ category includes non-property related spend, primarity IT.
tncludes the bongs held by SELP Finance 5.3 r.l, 3 Luxembourg entity.

Revenues from the most significant countries within the Group were: UK £374 miillion (2020; €278 million), France £71 million
(2020: £56 millior), italy £35 million (2020: £3% million}, Germany £38 million (2020: £34 million) and Poland £15 million (2020: £15 mikon).

4. REVENUE
2021 2020
£m £m
Rental income from investmeni and trading properties 386 336
Rent averaging . 13 18
Service charge income® 42 35
Management fees” . 3 3
Surrender premiums and dividend income frorn property related investments : 3 1
Gross rental income’ . 447 393
Joint venture fee income - management fees” 26 22
— performance fees* 26 -
Joint venture fee income - 52 22
Proceeds fram sale of trading properties” a7 17
Total revenue ’ 546 432

The above income siréams reflect revenue secognition under IFRS 15 "Revenue frarm Cantracts with Customers” and tofal £144 million (2020: €77 million),
Net renta! income of £347 millien {2020. £305 million} is caleulated #s gross rental income of £447 miltion (2020: £393 milkion) less totat propeny operating expenses of £100 million
(2020: £88 million} shown in Note 5,

5. COSTS
2021 2020
£m £m
Vacant property costs 5 3
Letting, marketing, legal and prefessional fees ' " 10
Loss allowance and impairment of receivables' . T 4
Servite charge expense 4z 35
Other expenses 12 9
Property manageméent expenses 70 61
Property administration expemses? a9 36
Costs capitafised’ . [L:3] {9
Total property aperating expenses ’ 100 88
Trading properties cost of sales 40 16
Total costs . 140 104

1

See Note 17{vi) Credit risk management far jurther details an loss allowance and impairment of receivables,

2 Propetty sdministration expenses predominantly relale to the employee 1311 costs of personnel directly involved in managing the property partichio.
3 Costs capitalised primarily relaie to internal employee stalf costs directly invotved in developing the property portialio,
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5. ADMINISTRATION EXPENSES
6(i) — Total administration expenses
021 2020
£m £m
Oirectors’ remuneratian g 8
Depreciation and amortisation 5 4
Other administration expenses 45 40
Total administration expenses 59 52

Other administration expenses include the cost of services of the Group’s auditors, as described below.

6{ii) — Fees in relation to services provided by the Group’s auditors

2021 2020
£m £m
Audit services:
Parent company 0.8 o7
Subsidiary undertakings 0.3 0.3
Total audit fees 1.1 10
Audit related assurance services a1 0.1
Audit and audited related assurance services 1.2 11
Other fees:
Other 0.1 -
Total other fees 0.1 -
1.3 1.1

Total fees in relation te audit and other services

As detailed further in the Audit Committee Report on page 134, PwC are the auditors of the SEGRO European Logistics Partnership {SELP) and were
paid audit fees of £0.7 million in respect of the year ended 31 December 2021 (2020: £0.7 million). There were £0.1 million of non-audit fees paid in
respect of SELP (2020: £nil). The appointment of the SELP auditors and agreement of their fees is a matter for the SELP Board acting independently
from the SEGRO Group. The fees do not farm part of the SEGRO Group audit fees detailed in the table above nor are they included i in the ratio of
audit to non-audit fees detailed on page 134 on the Audit Committee Report.

&(iii} — Staff costs
The table below presents staff costs of the Group (mcludmg Directors) which are recognised in both property operating expenses and

administration expenses in the Income Statement.

2011 2020

£m £&m

Wages and salaries 45 41
Social security costs 6 5
Pension costs 2
Share scheme costs 13 10
Terminalion benefits - 1
Total &6 59
Average number af Group employees 372 350
- Direct property 239 21
133 129

- Indirect property and administration

Disctosures required by the Companies Act 2006 on Directors’ remuneration, including salaries, share options, pension contributions and pension -
entitlement and thase specified by the Listing Rules of the Financial Conduct Authority are included on pages (36 to 155 in the Remuneration
Report and form part of these Financial Statements. .
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7. INVESTMENTS IN JOINT VENTURES AND SUBSIDIARIES

7(i} ~ Profit from joint ventures after tax

The table below preserts a summary Income Statement of the Group's largest joint ventures, all of which are accounted for using the equity
method as set out in Note 1. SEGRO Eurcpean Lagistics Partnership (SELP] is incorperated in Luxembourg and owns logistics property assets

in Continental Europe. The Group halds 50 per cent of the share capital and voting rights in the material joint ventures.

At 100% AL 10D% At 50% At 50%
SELP Other 2021 2020 2021 2020
£m £m £m £m £m £m
Revenue' 270 - 270 249 " 138 125
Gross rental income ) 270 - 270 242 135 121
Property operating expenses:
- underlying property operating expenses (12) - {12) (m (6} 5
-~ vacant property costs (2} - (2) 3} ) @
- property management fees? (22) - (22) (200 (1) (10}
- service charge expense {56) - {s6) {48) {28) (24)
- performance fees? {26) - - (26) - {13} -
MNet rental income . 152 - 152 160 76 8o
Administration expenses ) - 3} (3 2} 2)
Finance costs (26} - {26) (25} {13) {13)
Ad|usted profit before tax 123 - 123 ¥32 61 [
Tax . {11} - (11) {10} (5) {S)
Adjusted profit after tax . 112 - 12 i22 56 61
Adjustments:
Profit on sale of investiment properties 19 - 19 2 10 1
Valuation surplusf{deficit) on investment properties 975 {1 974 424 487 212
Other investmen: income - - - 5 - 3
Tax in respect of adjusbments (183) ~ (183) (81} (92) {an
Total adjustments 811 ) 310 350 08 175
Prafit/(loss) after tax : 923 () 922 472 461 236
Other compeehensive income - ~ - ~ - -
Total comprehensive incomes{expense) for the year 923 {1) 922 472 461 234

~N

Prgperty management [ees paid to SEGRO.
Performance fees recagnised by SEGRO.

[

Trading properties held by joint ventures were externally valued resulting in no increase in provision (2020: £nil). Based on the fair value at

Tolal revenue 2t 100% of £270 million (2020: £249 million) includes: Gross renta) income £270 million (2020: £242 million) and proceeds.rom sale of trading properties £nil {2020: £7 million).
Proceeds fram t3le of trading praperties is prasented net of cost of sale and shown within adjusiments in the table above. Prafit on sale af trading praperiies was £nil in 2021 and 2020.

31 December 2021, the Group's share of joint ventures’ trading property portfolio has unrecognised surplus of £nil {2020: £nil). There was no
other comprehensive income included in the Group Staternent of Comprehensive Income (2020: £nit).

SELP is 3 SPPICAV in France, and does not pay tax on its French property income or gains on property sales, provided that at least 85 per cent
of the French subsidiaries’ property income is distributed to their immediate shareholder In addition, SELP has to meet certain conditions such
as ensuring the property rental business of each French subsidiary represents more than 60 per cent of its assets. Any potential or proposed

changes to the SPRICAV fegislation are monitored.
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7. INVESTMENTS IN JOINT VENTURES AND SUBSIDIARIES CONTINUED

7{ii) - Summarised Balance Sheet information in respect of the Group's joint ventures

At 100% AL 100% At 50% Al 50%
SELP Other 2021 2020 2021 2020
£m £m £m £m £m £m
Investment praperties’ 5,804 19 | 5,818 4,695 2,909 2,348
Tatal non-cutrent assets 5,804 19 - 5.818 4,695 2,909 2,348
Uther recevates 75 3 . 78 115 39 57
Cash and cash equivalents . 43 - 43 48 . 22 24
Total current assets 18 3 121 163 61 81
Total assets . 5922 17 5,939 4,858 2,970 2,429
Borrewings? (1,723) - {1,723} (1,574) {862) {787)
Deferred tax (504) - {504) (346) (252} - {173}
Total non-current liabilities (2,227) - (2,227} (1,920 (1.114) (950
Other liabilities )} (122) - (122) (92) {61) (a6}
Total current |jabilities {122) - {122) {92} (61} {46)
Total liabilities {2,349) - (2,349) (2,012} 1,175) (1,006}
Net assets 3,573 17 3,590 2,846 1,795 1,423

1 Invesiment properiies held by SELP include assets held for sale of £97 million (at 1009%} a1 31 Decemnber 2021 (2020: €nil). i

2 The external borrowings of the folnt ventures are nen-recourse 1o the Group. At 31 December 2021, the fair value of £1,723 million (2020: £1,574 million) of borrowings was £1,766 miliion
(2020 £1,651 million). This results in a fair value adjustment decrease in EPRA NDV of £43 million (2020: £27 million decrease), at share €22 million {2020: £38 million), see Table 5 of the
Supplementary Notes.

Fees

SEGRO provides certain services, including venture advisory and asset management, to the SELP joint venture and receives fees for doing so.

Performance fees, denominated in euros, are payable from SELP to SEGRQ based on SELP’s internal rate of return {‘IRR’} subject to certain hurdle
rates. The first IRR calculation was conducted in October 2018, the fifth anniversary of the inception of SELP, and a payment of €59 million

(£52 million) was made to SEGRO, of which 50 per cent was subject to clawback based on performance over the remaining period to October
2023, SELP’s tenth anniversary. If performance has improved by the tenth anniversary, additional fees might be triggered. The IRR caiculation to
determine whether the hurdle rates will be met when the performance period ends in October 2023 is currently an estimation and sensitive to
movements and assumptions in property valuations over the remaining performance period.

In 2018 SEGRQ recognised a performance fee of £26 millior in its Income Statement {representing the 50 per certt of the perfarmance fee
paid in 2018 not subject to clawback) and relates to the five-year performance period to October 2018 {an equivalent performance fee expense
of £26 millian (£13 million at share) was recagnised within the share of profit from joint ventures).

In 2021 SEGRO has recognised a performance fee of £26 million (€29 million} in the Income Statement and represents the additional
50 per cent of the performance fee paid in 2018 subject to future clawback.

Performance fee income is recognised during the performance period to the extent that it is highly prabable that there will not be a significant”
future reversal and the fee can be reliably estimated. None of the £26 million performance fee recognised in 2021 will be reversed if property
values fall by 17 per cent (the equivalent of 9 per cent per annurm) between 31 December 2021 and the end of the performance period in 2023.
If property values fall by over 19 per ¢ent {the equivalent of 10 per cent per annum) all of the £26 million performance fee would be reversed.
Based on SEGRO management’s assessment of market conditions at the year end, market outlook and the track record of property market trends,
management considers a potential decrease in property values in excess of 17 per cent by October 2023 as highly improbable and so meets the
criteria that there will not be a significant reversal'of the performance fee recognised.

When censalidating the SELP Group financial statements into the SEGRO Group, an equivalent performance fee expense of €26 million
{£13 million at share) has been recognised within the share of profit from joint ventures and reflected in table 7{j) above.

Sensitivity

Based on current estimates of the IRR of SELP between inception in October 2013 and 31 December 2021, an additional performance fee due to
SEGRQ in 2023 could be in the region of €276 million (€138 million at share after accounting for the corresponding performance fee expense
recognised in SELP). However, this is dependent on future events, in particular property valuation movements, to the end of the performance
period in October 2023. The current estimates of the IRR is based on property values as at 31 December 2021: a 10 per cent decrease in
praperty values would result in a €160 million decrease in the estimated fee and a t0 per cent increase in property values would result in a
€160 million increase in the estimated fee. If property values decreased by 17 per cent no additionat performance fee would be due. A further
performance fee above the £26 million recorded during the year has not been reccgnised as management has not concluded that it is highly
probable that there will not be a significant reversal
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7. INVESTMENTS IN JOINT VENTURES AND SUBSIDIARIES CONTINUED

7(iii) — Investments by the Group

021 2020
£m £m

Cost or valuation at 1 January 1,423 1122
Exchange movement i ’ (95) 62
Additions . 8 -
Netinvestmems' n 40
Disposals ’ ' - (3
Dividends received? (33) (34)
Share of profil after tax ) ’ 461 236
Cost or valuatlon at 31 December 1,795 1,423
| Net investmends represent the net movement of capital injections, loans and divestments with joint ventures during the period.
2 Dividends received from SELP of £32 million (2020. £34 milion) and other joint ventuses of €1 million (2020: £nil).
7(iv) - investments by the Company

2021 2020

£m £m

Cost or valuation of subsidiaries at 1 January 8,816 7,517 |
Exchange movernent {67} 47
Additions! 2,840 5¢
Loan mavement! . {1.501) 1,226
Increase in provision for investments in and loans to subsidiaries? (710) {33)
Cost or valuation at 31 December 9,378 8,816

1 Quring 2021, €2,757 million of non-current laans were recaphtalised and canveried inlo equily. This is refected within additiens and a reduciion in loan movemeni in the rable abave.

2 %n 2021 a capital reduclion process was carried out far a number of subsidianies. The capital reduction Increased the distributable reserves of the subsidiaries resulting in dividends being paid to
the Company. The payment of the dividend reduced the net assets and the recoverable amount of the subsidiaries triggering a £730 million impairment of investments held by the Company.
There were other nes impairment reversals of £20 millien in the year, mainly due to the valuation uplift of investment praperties held by the subsidiaries, resulting in an increase to net asset value.

Included in cost or valuation of subsidiaries at 31 December 2021 are investments of £4,863 million (2020: £2,753 million) and non-current loans

of £4,515 million (2020: £6,063 million). Loans held with subsidiaries are classified as non-current as there is no intention from the Company to

require the loan to be repaid, in whole or in part, within 12 months.

Subsidiary entities are detailed in Note 28.

In measuring expected credit losses (ECLs} of the intercompany leans under IFRS ¢ the ability of each subsidiary to repay the loan at the reporting date
if demanded by the Company is assessed. For the purpose of the impairment review the manner for recovering the loan is assumed to be through

the sale of the investment properties held by the subsidiary. Investment properties are held at fair value at each reporting date and the assumptions
and inpuls used in determining their fair value are shown in Nate 27. Therefore, the net asset value of the subsidiary is considered to be a reasonable
approximation of the availabke assets that could be realised to recover the loan balance and the requirement to recognise expected credit losses.

The requirement for impairment of investments under I1AS 36 follows the same assessment and the net asset value of the subsidiary is considered to

be a reasonable approximation of the recoverable amount.

8. REALISED AND UNREALISED PROPERTY GAIN

2021 2020

€m £m

Profit on sale of investment properties 53 5
Valuation surplus on investment properties! - 1,617 971
Increase in provision for impairment of trading properties {1} -
Increase in provision far impairment of other interests in property - {1)
Valuation surplus on other investments - t4
Total realised and unrealised property gain . L. 3,66% 989

1 Includes £3.618 million valuatian surplus on investment properties (2020: £972 million) less €1 million valuation loss an head lease ROU asset (2020: €1 million).

Total valuation surplus on investment and trading properties tatal £4,103 millien {2020: £1,183 million). This comprises £3,617 million surplus
from investment properties (2020: £971 million), £1 million impairment from trading properties {2020: £nil) and £487 million surplus from
joint ventures at share (2020: £212 million).

Details of profit on sale of trading properties are given in Note 13(ii).
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2021 2020
Finance income £m Em
Interest received on bank deposits and related derivatives 3 27
Fair value gain on interest rate swaps and other derjvatives " 23
Total finance income 35 50

2021 2020
Finance costs +m £m
Interest on overdrafts, loans and related derivatives (67) (68)
Cos1 of early close out of debt - an
Amartisation ol issue costs 3) (3)
Intarest an lease liabilities (3] (3)
Total bosrowing costs {73} (85)
Less amounts capitalised on the development of properties 9 7
Net borrowing costs (68) {78)
Fair value loss on interest rate swaps and other derivatives {93) (9)
Total finance costs (157) 87)
Net finance costs (122 37)

Net finance costs (including adjustments) in Adjusted profit {(Note 2} are £40 million (2020: £40 million). This excludes net fair vatue gains and

lasses on interest rate swaps and ather derivatives of £82 million loss (2020: £14 million gain) and the cost of early close out of debt of £nil

(2020: £11 million).

The interest capitalisation rates for 2021 ranged from 1.85 per cent to 2.15 per cent (2020: 1.85 per ¢cent to 2.15 per cent). Interest is capitalised
gross of tax relief. Further analysis of exchange differences is given in Nate 17 withint the fareign exchange and currency swap contracts section.

10. TAX
10(i) — Tax on profit
00 2020
£m £m
Tax:
On Adjusted profit (8} {1}
In respect of adjusiments;
~ French withholding tax {145) -
— SNC entry charge | (38) -
— Other (primarily in respect of preperty valuation movements) (97) 31)
Tatal tax in respect of adjiustments {280) (31
Tatal tax charge {288) [35)
Current tax
United Kingdem
Current tax credit 4 1
Total UK current tax credit 4 i
Overseas
Current tax charge (a0) )
Adjustments in respect of earlier years - 4
French withholding tax (16) -
SIIC entry charge {38) -
Tota! overseas current tax charge (94) {4)
Total current tax charge {90) {3)
Deferred tax
Qrigination and reversal of temporary differences (34} 3}
Released in respect of properly disposals in the year 22 3
On valuation movements (173} (39}
Total deferred tax in respect of investment properties {185} {37}
Other deferred tax {13} 5
Total deferred tax charge {198) {32}
Total tax charge on praofit on ordinary activities {288) (25)
SEGRD PLC | ANNUAL REPORT & ACCOUNTS 2021 19N



FINANCIAL STATEMENTS

Notes to the Financial Statements

continued
For the year ended 31 Decemmber 2021

10. TAX CONTINUED

10(ii) - Factors affecting tax charge for the year
The tax charge is higher than (2020: lower than) the standard rate of UK corporation tax.

The differences are:

202 2020

£m £m

Prafit an ordinary aclivities before tax 4,355 1,464
Exclude valuation surplus in respect of UK properlies not taxable (2.9a1) {690)
1.414 774
Multiplied by standard rate of UK corporation tax of 19 per cent (2020: 19 per cent) {(269) {147)

Effects of:

REIT & SIHC exemption on income and gains &4 76
Non-deductible items 3) -
Jeint venture tax adjusiment’ a8 45
Higher tax rates on internationat earnings (36) {14)
French withholding tax (100) -
Adijustment in respect of prior years - 5
Adjusiment in respect of assets not recognised {3} 2
SIEC entry charge (29) -
Total tax charge an profit on ordinary activities (2a8) (35)

1 The joint venture 13x adjustmeni is required because the profic on ardinary activiiies belore tax includes share of profi from iuini veniures alier tax, whereas the 10tal tax balance excludes

joint ventures.
10(iii) — REIT and SHC regimes and other tax judgements
SEGRO is a Real Estate Investment Trust (REIT) and does not pay tax on its UK property income or gains on property sales, provided that at feast
90 per cent of the Group’s UK property incorne is distributed as a dividend to shareholders, which becomes taxable in their hands. In addition,
the Group has to meet certain conditions such as ensuring its worldwide property rental business represents more than 75 per cent of total
profits and assets. Any potential or proposed changes to the REIT legislation are monitored and diseussed with HMRC, It is management’s
intention that the Group will continue as a REIT for the foreseeable future.

SEGRO is also a SIIC in France, and does not pay corporation lax an its French praperty income or gains on property sales, provided that at
least 95 per cent of the French subsidiaries’ property income is distributed to their immediate shareholder. In addition, the Group has to meet
certain conditions such as ensuring the property rental business of each French subsidiary represents more than 80 per cent of its assets,

Any potential or proposed changes to the SIIC legislation are menitored. Mt is management's intention that the Group will continue as a SiIC for
the foreseeable future,

A tax charge on adjustments of £145 million in respect of withholding tax in France has been recognised in the year, of which £16 million
relates to current tax and €129 million relates to deferred tax (reflected within line items ‘French withholding tax” and 'On valuation movements’
respectively in table 10{}). The charge relates to probable withhelding tax due on profits distributed from the French business, This has been
recognised in light of an ongoing discussion with the French tax authorities, following the receipt of formal tax assessments during the second
half of 2021.

During April 2021, the Group elected Sofibus Patrimoine 5. A_ into the SIC regime in France. The entry cost ta the regime was €45 million
(€38 million) and is payable over a period of four years, of which the first payment of €12 million (€10 million) was made during 2021. The entire
entry cost has been recognised in the Income Staternent for the year ended 31 December 2021,

The Group operates in a number of jurisdictions and is subject to periodic challenges by local tax authorities on a range of tax matters during
the normal course of business, The tax impact Can be uncertain until a conclusion 1s reached with the relevant tax authority or through a legal
process. The Group uses in-house expertise when assessing uncertain tax positions and seeks the advice of external professional advisors
where appropriate. The Group believes that its accruals for tax liabilities are adequate for all open tax years based on its assessment of many
factors, including tax laws and prior experience. The most significant assessment relating to the recognition of withholding tax in France is
discussed above.
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10. TAX CONTINUED
10(iv) — Deferred tax liabilities
Movement in deferred tax was as follows: -
Halance Exchange Acq ! Rec d Balance
1 January 1t P in Income 31 Decermnber
Group - 2021 £m £m £m €m £m
Valuation surpluses and deficits an propertiesfaccelarated tax allowances B4 (10} - 185 259
Others 3 {1) - 13 15
Total deferred tax liabilities 87 {t1) - 198 74
Balance Exchange Acquisitions/ Recognised Balance
1 January movement disposals in income, 31 December
Group - 2020 £m £m €m £m £m
Valuation surpluses and deficits on properties/accelerated tax allowances 51 4 (2) 3 84
Others ) 2 - - 1 3
Tatal deferred tax liabilities 53 4 {2) 32 87

The Group has recagnised revenue tax lasses of £10% million (2020 £114 million} available for offset against future profits {reflected in "Valuatian
surpluses and deficits on propertiesfaccelerated tax allowances’ in the table above). Further unrecognised tax losses of £766 million also exist at
3 December 2021 (2020; £745 million} of which £4 million {2020; £50 million) expires within nine years, The majority of the unrecognised tax
toss balance relates to historic capital losses that arese on property disposais and on losses generated from debt close-out costs. The Directors do
not consider it probable that there will be sufficient future taxable profit for the relevant losses to be utilised and so no deferred tax asset has been

recognised for unused tax losses.

For the purposes of measuring deferred tax liabilities or deferred tax assets arising from investment properties that are measured using the fair
value model, the Directors have reviewed the Group's investment property portfolios and concuded that the Group's investment properties
are not held under a business model whose objective is 1o consurne substantially all of the ecanomic benefits embadied in the investment
properties over time, rather than through safe. Therefore, in determining the Group’s deferred taxation on investment properties, the Directars
have determined that the presumption that the carrying amounts of investment properties- measured using the fair value model are recovered
entirely through sale is not rebutted. As a result, the Group has recognised deferred taxes on changes in fair value of investment properties for
ali jurisdictions, with the exception of the UK, where the Group is not subject to any corporate income taxes on the fair value changes of the
investment properties on disposal due to its REIT status,

10(v) — Tax liabilities

Total tax liabilities at 31 December 2021 of £73 million (2020: £3 million) being £54 million due under one year (2020; £3 million) and

£19 million due after one year {2020: £nil) consists of; £28 million (2020: £nil} liability for SIIC entry charge {of which £19 million is due after
one year), £16 million Hability for French withholding tax (2020: €nil), £28 million (2020: £2 million) Yiability for property disposals and £1 million
{2020: £1 million} other tax liabilities.

10(vi) — Factors that may affect future tax charges
Qther than France no deferred tax is recognised on the unremitted earnings of international subsidiaries and joint ventures. In the event of their

remittance to the LK, no net UK tax is expected to be payable. As detailed in Note 10(iii} a tax charge for. probable withholding tax due on
resuits generated from the French business has been recognised, this includes withholding tax on unremitted earnings.

11. DIVIDENDS

2021 2020
£m £m

Crdinary dividends pald
Interim dividend for 2021 @ 7.4 pence per share ay -
Final dividend for 2020 @ 15.2 ;.aence per share 181 -
Interimn dividend for 2020 @ 6.2 pence per share - 82
Final dividend for 2019 @ 14.4 pence per share - 158
270 240

Total dividends

The Board recommends 2 final dividend for 2021 of 16.9 pence which is estimated to result in a distribution of up to £203 million. The tatal
dividend paid and proposed per share in respect of the year ended 31 December 2021 is 24.3 pence (2020: 22.1 pence).

The total dividend in 2021 of £270 million (2020: £240 million) was paid: £176 million as cash (2020: £179 million} and £%4 million in scrip
dividends (2020: £61 million). For details on scrip dividends see Notes 1% and 20.
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12. EARNINGS AND NET ASSETS PER SHARE

The earnings per share calculations use the weighted average number of shares in issue during the year and the net assets per share calculations
use the number of shares in issue at year end. Earnings per share calculations exclude 0.2 million shares (2020: 0.4 million) being the average
number of shares held on trust for employée share schermes and net assets per share calculations exclude 0.2 million shares (2020: 0.3 mitlion)
being the actual number of shares held on trust for employee share schemes at year end.

12{(i}) - Earnings per ordinary sharg (EPS)

piril 2020
Earnings Shares Pence Earnings Shares Pence
£m milllon per share £m mlllion per share
Basic EPS 2,060 1,197.7 139.0 1,427 1,149.8 124.1
Dilution adjustments:
Share and save as you earn schemes - 3.3 {0.9) -~ 4.7 {0.5)
Diluted EPS 4,060 1,201.0 . 3381 1,427 1.154.5 123.6
Basic EPS ) 4,060 15977 33%9.0 1,427 1.14%.8 1241
" Adjustments lo profit before tax' (3,999) (3339} (1.168) ' (101.6)
Tax in respect of Adjustments 280 234 31 27
Non-controlling interest on Adjustments 7 0.6 2 0.2
Adjusted Basic EPS 348 1.197.7 29.1 262 1.149.8 25.4
Adjusted Diluted EPS 348 1,201.0 29.0 292 1,1545 5.3

1 Details of adjustments are included in Note 2,

12{ii} — Net assets per share (NAV)

The EPRA Net Tangible Assets (NTA) metric is considered to be most cansistent with the nature of SEGRO’s business as a UK REIT providing
long-lerm progressive and sustainable returns. EPRA NTA acts as the primary measure of net asset value and is also referred to as Adjusted Net
Asset Value {or Adjusted NAV).

A reconciliation from IFRS NAV to Adjusted NAV is set out in the table below along with the net asset per share metrics.

Table 5 of the Supplementary Notes provides a reconciliation from tFRS NAV for each of the three EPRA net assel value merics.

2021 2020
Equlty Equity
ateributable attributabte
to ordinary to ordinary
shareholders Shares Pence shareholders Shares Pence
£m mililion per share £m million per share
Basic NAV 13,436 1,202.3 1,118 $,659 1,191.3 811
Difution adjustments: : ’
Share and save as you earn schemes - 3.2 {3) - 34 {2)
Dilured NAV 13,436 1,205.5 1,115 9,659 1194.7 809
Fair value adjustment in respect of intesest rate derivatives - Group 24 2 {61) {5}
Fair value adiustrment in respect of trading prapecties - Group 1 - ! c-
Deferred tax in respect of depreciation and valuation surpluses ~
Group! 129 11 42 3
Deferred tax in respect of depreciation and valuaticn surpluses — ’
Joint ventures' 123 10 86 7
Intangible assets {9 L} 2 -
Adjusted NAV 13,704 1,205.5 1,137 9725 1,194.7 B14

1 50 per cent of deferred tax in respect of deprecialion and vatuation surpluses has been excluded in calculating Adjusted NAV in line with option 3 of EPRA Best Practices
Recommendations guidelines.
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13. PROPERTIES
13(]) - Investment properties
Completed Development Tatai
£m £m £m
At 1 January 2020 7,407 BOB 8,215-
Exchange movement 76 21 97
Property acquisitions 564 260 824
Additions to existing invesiment properties 34 471 505
Disposals {140} {15) {155)
Transfers on completion of development 620 (620) -
Transter from trading properties - 1 1
Revaluation suiplus during the year 836 136 972
At 31 December 2020 9,397 1,062 10,459
Add tenant lease incentives, letting fees and rental guarantees 136 - 136
Investment properties excluding head lease ROU assats at 31 December 2020 9,533 1.062 10,595
Add head lease liabilities (RQU assets)' 76 - 76
Total investment properties at 31 December 2020 9,609 1.062 10,671
Completed  Develop Yotal
£m £m £m
At 1 January 2021 9,397 1,062 10,459
Exchange movement {145} {25) {(170)
Property acquisitions 983 289 1,272
Additians t¢ existing inves(ment_pmperties 35 n 606
Disposals (a91) [e2] (498}
Transters an completion of development 926 (928) -
Transler 1o trading praperties - (11) (141
Revaluation surplus during the year 1,110 508 3,618
At 31 December 2021 13,815 1,461 15,276
Add tenant lease incentives, letting fees and rental guarantees 146 - 146
Investment properties excluding head lease ROU assets at 31 December 2021 13,961 1,461 15,422
Add head lease liabilities {ROU asseis)' 70 - 70
Total investment properties at 31 December 2021 14,031 1,461 15,492

3 At 31 December 2024 investment properties induded £70 million {2020: £76 million) lor the head lease liabifities recognised under IFRS 16.

Investment properties are stated at fair value as at 31 December 2021 based on external valuations performed by prefessionally qualified,

independent valuers. The Group's wholly-owned and joint venture property portfolio is valued by CBRE Ltd on a half-yearly basis. The valuations

conform to International Valuation Standards and were arrived at by reference to market evidence of the transaction prices paid far similar

properties. In estimating the fair value of the properties, the valuers consider the highest and best use of the properties. There has been no

change to the valuation technique during the year.

CBRE Ltd also undertakes some professional and agency work on behalf of the Group, although this is limited relative to the activities pravided by

other advisors to the Group as a whole.

Completed properties include buildings that are occupied or are available for occupation. Development properties include land available for

development {land bank), land under development and construction in progress.

The carrying value of investment properties situated on land held under leaseholds is £ 206 million (excluding head lease ROLU assets)

(2020; £179 million).

Further details on property valuation techniques, sustainability and climate change considerations and related quantitative information is set out in

MNote 27.
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13. PROPERTIES CONTINUED

13(ii} — Trading properties

2021 2020

£m £m

At 1 January 52 20
Exchenge moveaent {2) 1
Property acquisitions 8 34
Additions to existing trading properties 17 14

Disposals’ (a0) (18}
Increase in provision far impatrment during the year (1} -

Transter from/(to) investment properties 1 [L)]
At 31 December 45 52

1 Prafit on sale of trading properiies &f £7 mitlion in the year {2020: €1 million) have been ganerared from tatal proceeds of £47 milion {2020; £17 millien), see Nate 4, less casts of €40 million

(2020: £16 million], see Nate 5.

Trading properties were externally valued, as detailed in Note 13(f), resulting in an increase in the provision for impairmerit of £1 million

{2020: £€nil). Based an the fair value at 31 Decernber 2021, the portfolio has unrecognised surplus of £1 million (2020: £1 million).

Further information on valuation techniques and related quantitative information is given in Note 27.

14. TRADE AND OTHER RECEIVABLES -

Group Company
2021 2020 2021 2020

£m £m £m £m
Current
Trade receivables® 48 49 - -
Other receivables™ 183 204 21 8
Prepayments 10 13 - -
Amounls due from related parties L] 4 -~ —
Total eurrent trade and other receivables 247 270 FAl Il
Non-current
Other receivables* ) s 37 - -
Total non-current other receivables 35 37 - -

Note t7{vi) details the Group's credit risk management and loss allowances heid for trade receivables.

~

investment properties of £75 million which were received duting 2021,
Other current receivables include tax recoverable of £2 miflion (2020; £2 million)
Group non-current other receivables refaie to an advance payment for the Tuture acquisition of land of £35 miilion {2020. £37 millian).

o w

15. TRADE AND OTHER PAYABLES

Group ather curreat receivables indudes VAT recaverable, tenant gepasits and capital receivables. Other receivables at 31 December 2020 induded delerred proceeds from the disposal of

Group Company
2021 2020 2021 2020

£m £n £m £m
Due within one year
Trade payables 5 5 - -
Other payables ’ 14 79 2 r4
Mon-capital accruals! Bo n 29 27
Capital creditors and capital accruals R 178 144 - -
Rent in advance 84 75 - -
Lease liabibties 2 1 - -
Total trade and other payables due within one year 463 72 11 29
Due after one year
Contract fiabilities - 25 - -
Other payables 1 2 - -
Lease liabilities ’ 74 B2 - -
Loans due to subsidiaries - - 1,498 1,930
Total other payables due after one year 75 tg 1.498 1930

1 Inciudes accrued interest payable on borrowings for Group and Company of £20 n’\‘ll"ﬂﬂ (2020: £19 million),
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16. NET BORROWINGS
16{i) — Net borrowings by type
Group Company
2021 2020 021 2020
£m £m £€m £m
Secured borrowings:
Euro mortgages z 14 - ~
Tutal secured {on land, bulldings and other assets) 2 14 - -
Unsecured borrowlngs:
Bonds
6.75% bands 2024 82 82 82 82
2.375% bonds 2029 a8 347 348 347
0.50% bonds 2031 415 - - -
5.75% bonds 2035 199 19% 99 199
2.875% bonds 2037 396 396 3196 396
1.440 1,024 1,025 1,024
Private placement notes
1.77% nates 2027 a3s 357 335 357
1.82% nates 2028 es 89 34 89
2.009% nates 2029 126 134 126 134
2.27% notes 2032 84 89 a4 89
1.35% naotes 2032 125 133 125 133
2.37% notes 2033 167 178 167 178
1.45% nates 2035 2 44 42 44
1.83% nates 2040 (Series Cj 158 168 158 168
1.83% notes 2040 (Series D) 50 53 50 53
1171 1,245 1174 1,245
Bank loans and overdrafis T93 131 793 131
Total unsecured 1,404 2,400 2,989 2,400
Total barrowings 3,406 2,414 2,989 2,400
Cash and cash equivalents {a5) (8%} (12) (20
Net borrowings 3,361 2,325 2977 2,380
The maturity profile of borrowings is as follows:
Group Company
202t 2020 2071 2020
Matuniy profile of berrowings £m £m £m £m
In one year or less - 1 - -
In mare than one year but less than two - t - -
In mare than twa years but less than five ary 218 875 213
In more than five years but less than ten 1,308 934 893 927
In mare than ten years 1,221 1,260 1,221 1,260
In more than one year 3,406 2.413 2,989 2,400
Tatal borrowings 3,406 2,414 2,989 2,400
Cash and cash eguivalents {45} (a9 {12) {20)
3,361 2,325 2,977 2,380

Net boregwings

Cash and cash equivalents comprise cash balances, call deposits held with banks and highly liquid short-term investments that are readily

convertible to known amounts of cash within three manths from acquisition and subiject to an insignificant risk of changes in value.

There are no early settlement or call cptions on any of the borrowings. Financial covenants relating toa the borrowings include maximum
limits ta the Group’s gearing ratio and minimurn limits to permitted interest cover. Financial covenants are discussed in more detail in the

‘Gearing and financial covenants' section in the Finandial Review on pages 68 and 69.

Bank loans and overdrafts indude capitalised finance costs on cormitted facilities.

During the year the Group issued a €500 million (£415 million as at 31 December 2021) senior unsecured green bond with a 0.5 per cent

coupon and ten year maturity. Proceeds of the bond were used to finance or refinance eligible green projects outlined in SEGRO's Green Finance
Framework {further details on SEGRO’s Green Finance Framework can be found on the Company’s website), The debt refinancing is discussed in

mcre detail in the Finance Review on page 68.
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16. NET BORROWINGS CONTINUED

Group Company
2021 - 2020 2021 2020
Maturity profile of undrawn borrowing ladilities £m £m £m £m
In one year or less a 114 8 9
In maore than ane year but less tharn two 620 - 630 -
In maore than pwo years but tess than five 210 953 210 953
Total available undrawn borrowing facilities 848 972 848 962
16{ii} ~ Net borrowings by interest rates
The weighted average interest rate profile of Group and Company net borrowings after derivative instruments is as foliows:
N
Fixed Fixed Fixed Capped Capped Varlabie

rate period debt strike debt debi/cash Total
Interes; rate prolile — Group o . years £m % £m £m £m
Barrowings Weighted average after derivative instruments
Steding 6.42 10.2 926 2.00 150 an 617
Euros 1.30 8.4 958 1.33 630 1,201 2,739
Yotal borrowings 1.77 3.6 1,053 1.46 780 1,572 3,406
Cash and cash equivalents
Sterting (31} 31}
Euros {14) (14)
Total cash and cash equivalents . {a5) (a5)
Net borrowings 1,054 780 1,527 3,361

2020
Fied Fixed Fixeg Capped Capped Variable

rate period debt strike debt debtfcash Total
Interest rate profile - Group L) years' £m % £n £m £m
Borrowings Weighteg average after derivative instruments
Sterling 548 10.2- 96 2.00 150 (66) 180
Euros 150 a.l 589 1,33 670 975 2,234
Total borrowings 254 8.4 685 1.46 820 909 2.414
Cash and cash equivalents
Sterling 61} 61)
Euros (28) (28}
Total cash and cash equivalents (89) {8%)
Net borrowings 685 820 820 2,325
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16. NET BORROWINGS CONTINUED

2021
Fixed Fixed Flxed Capped Capped Variable

rate perlod debt strike debt debt/cash Total
Interest rate profile - Company Yo years £m L) £m £m £m
Barrowings A Weighted average after derivative instruments .
Sterling 6,42 10.2 96 2.00 150 in 617
Euros 2.4 7.2 542 1.33 630 1,200 1,372
Total borrowings 3.01 7.6 . 638 1.46 780 1,571 2,989
Cash and cash equivalents
Sterling (12} {12}
Total cash and cash equivalents (12) {12)
Net borrowings 638 780 1,559 2977

. 2020
Fixed Fixed Fixed Capped Capped Variabte

rate pericd . debt strike debt debticash Total
interest rate profile ~ Company % years' £m el £m £m £m
Borrowings Weighted average after derivative instruments
Sterling 6.48 102 9% 2.00 150 (66) 180
Euros 192 8.2 575 1,33 670 975 2,220
Totat borrowings 2.57 8.5 5671 146 820 909 2,400
Cash and cash equivalents
Sterling ' {20) (20)
Total cash and cash equivalents (20) (20)
Net borrawings &7t 820 a8% 2,380

1 The fixed period years for slerling borrowings for 2020 have been represented wiing an alteraative calculation method so as ta provide more meaningful discosure. The previaus balance for
sterfing was 1123 years [or the Group and for the Company and for total borrowings was 22.6 years lor Group and 23.0 years lor Company.

17. FINANCIAL INSTRUMENTS AND FAIR VALUES

170i) Derivative instruments
The Group and Company holds the following derivative instruments:

Derivative assets

Group Company
2021 2020 2021 2020

£m £m £m £m
Curvent
Fair value of interest rate swaps - non-hedge 3 - 3 -
Fair value of ferward foreign exchange and currency swap cantracts - non-hedge & 15 1 15
Fair value o ferward foreign exchange and currency swap contradts - hedge ’ 5 - - -
Tatal current derivative assets 14 135 14 15
MNon-current
Fair value of interest rate swaps - non-hedge 20 61 20 &1
Fair value of interest rate caps — non-hedge 9 2 9 2
Fair value of forward foreign exchange and currency swap coniracts — non-hedge 21 - 21 -
Total non-current derivative assets 30 63 50 63
Derivative liabilities

Group . ) Company

2021 2020 2021 2020

£m £m £m f{m
Current
Fair value ol forward fgreign exchange and currency swap contracts - non-hedge - 5 - 5
Tatal current derivative liabilities - 5 - 5
Non-current
Fair value of forward foreign exchange and currency swap tontracts ~ non-hedge - 3 - 3
Fair value ol interest rales swaps - non-hedge 56 2 565 2
Total non-current derivative liabilities 56 5 56 5
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

17(ii} Carrying amount and fair values of financial assets and liabilities
The Group and Company holds the following financial instruments:

Group Campany
021 2020 : 2024 2020
Notes £m £m £m £
Financial assets
Financial assets at amortised cost
Loans due from subsidiaries 7 -~ - 4,515 6,063
Lease incentives' 13 124 na - -
Trade receivables 4 48 49 - -
Other current receivables? (8 104 150 3l 8
QOther non-currenr receivables i4 35 3r - -
Cash and cash equivalents 16 45 B9 12 20
Financial assets at fair value threugh profit ar less {FVPL)
Other investments 5 2 - -
Derivative financial instruments
Used for hedging at FvOCI 17 5 - - -
Non-hedge at FVPL 17 59 78 64 78
428 523 4,612 6,169
Financial liabilities
Liabilities at amartised cost
Trade and other payables® 15 453 406 1,529 1959
Borrowings 16 3,406 2.414 2,989 2,400
Derivative finandial instruments
MNon-hedge at FVPL - 17 36 0 56 10
3915 2,830 4,574 4,369

Aepresents the carrying value of tenant lease incentives and rental guarantees held in Investment properties at the year #nd. This amount Is Included within the tenant lease Incentives, laing fees
and rental guarantees’ balance in Note 13(})

Group excludes non-Anancial assets of £95 million {2020: £71 million) included within tota) other receivables pes Nate 14 and non-financial liabilities of £85 millian {2020 £76 million) includeg
wilhin total trade and other payables per Note 15

The carrying values of these financial assets and liabilities approximate their fair value, with the exception of unsecured bonds and unsecured

US Private Placement notes classified as borrowings. At 31 December 2021, the fair value of £1,440 million of unsecured bands issued was
£1,610 million (2020: £1,024 million compared with £1,303 million fair value). At 31 December 2021, the fair value of £1,171 million of
urtsecured US Private Placement nates was £1,261 million (2020: £1,245 million compared with £1,433 mithion fair vaiue). This results in

a [air value adjustment decrease in EPRA NDV of £260 millian (2020: £467 million decrease), see Table 5 of the Supplementary Notes.

¥

The fair values of financial assets and financial liabifities are determined as foliows:

© Forward foreign exchange contracts are measured using quoted exchange rates and yield curves derived from quoted interest rates with
maturities matching the contracts.

O Interest rate swaps, currency swap contracts and interest rate caps are measured at the present value of future cash flows estimated and discounted
based on the applicable yield curves derived from quoted interest rates and the appropriate exchange rate at the Balance Sheet date.

© The fair value of non-derivative financial assets and financial liabilities traded on active liguid markets is determined with reference to the
quoted market prices.

o Financial guarantees are issued by the Company to support bank borrowings of 100 per cent owned subsidiary compantes domiciled overseas.

Fair value measurements recognised in the Balance Sheet

The Group and Company finandial instruments that are measured subsequent to initial recagnition at fair value are listed equity investments,
forward exchange and currency swap contracts, interest rate swaps and interest rate caps as detailed above. Investments in equity securities
traded in active liguid markets are classified as level 1. All other financial instruments would be dassified as level 2 fair value measurements, as
defined by IFRS 13, being those derived from inputs other than quoted prices (included within level 1) that are observable for the asset or liability,
either directly (i.e. as prices) or indirectly {i.e. derived from prices). There were no transfers between categories in the current or prior year.

17(ii)) Capital risk management

The Group manages its capital to ensure that entities in the Group will be able to continue as a going concern and as such i aims to maintain a
prudent mix between debt and equity financing. Our intention for the foreseeable future is to maintain our LTV {including joint ventures at share) at
around 30 per cent. This provides the flexibility to take advantage of investrment oppartunities arising and ensures significant headroom compared

to our tightest gearing covenants should property values decline. The current capital structure of the Group consists of a mix of equity and debt.
Equity tomprises issued capital, reserves and retained earnings as disclosed in the Statement of Changes in Equity and Notes 19 to 21. Debt primarily
comprises long-term debt issues and drawings against medium-term committed revolving credit facilities from banks as disclosed in Note 16.

The Group is not subject ta externally imposed capital requirements.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

17(iv) Foreign currency risk management

The Group’s transactional foreign exchange exposures mainly arise as a result of treasury financing and hedging activities. These activities are
carried out in SEGRO plc on behall of the Group and the resulting exposures to ewro are not routinely hedged. The Group does not have any
significant transactional foreign currency exposures resulting from cross-border flows in the operating business. The Group does however have
operations in Continental Europe which transact business denominated mostly in euras, hence there is currency exposure caused by translating
the local trading performance and iocal net assets into sterling for each financial period and at each Balance Sheet date.

The Group's approach to managing Balance Sheet translation exposure is described in the Foreign Currency Translation Risk section in the
Financial Review on page 69.

The Group’s and Company’s Balance Sheet translation exposure to euros (including the impact of derivative financial instruments) is
summarised befow:

2021 2020
Yotal Total
£m £m
Group
Gross currency assels i 5,363 4,425
Gross cuiréncy liabilities {1,329) {2,691)
Net exposure 2,014 1,734
Company
Gross currency assels 1,424 1,576
Gross currency liabilities (2,944) (2,604)
Net exposure ) (1,520) (1,028

2021 Group gross currency liabilities include €1,809 million (£1,520 million) designated as net investment hedges.
2020 Group gross currency liabifities include €1,152 million (£1,028 million) designated as net investment hedges.

The remaining gross currency liabilities of the Group shown in the table above that are not designated as net investment hedges are either held
directly in a euro functional currency entity or passed down to such an entity from a sterling functional currency company through inter-company
funding arrangements.

Foreign currency sensitivity analysis

The Group's main currency exposure is the euro. The sensitivity of the net assets of the Group to a 10 per cent appreciation in the value
of sterling against the eura would decrease net assets by £183 million {2020: £158 million). The sensitivity of the Group to a 10 per cent
depreciation in the value of sterling against the euro would increase net assets by £224 million (2020: €193 million).

The 10 per cent sensitivity rate is used when reporting foreign currency risk internally to management and represents managerment’s assessment
of the reasonably possible change in foreign exchange rates. The sensitivity analysis adjusts the transkation of net assets (after taking account

of external loans, currency swap contracts and forward foreign exchange cantracts} at the period end for a 10 per cent change in the value

of sterling against the euro. A 10 per cent appreciation in the value of sterling against the euro would decrease the Group's profit for the year
ended 31 December 2021 by £87 million {2020: £51 million decrease). A 10 per cent depreciation in the value of sterling against the euro would
increase the Group's profit for the year ended 31 December 2021 by €107 million (2020: £62 million increase). .

For the Company, the sensitivity of the net assels to a 10 per cent appreciation in the value of sterling against the eurc wauld decrease net assels
by £138 million (2020: £94 million decrease). The sensitivity of the net assets to a 10 per cent depreciation in the value of sterling agalnst the
eura would increase net assets by £169 mﬂllon (2020: £114 million increase).

Forward foreign exchange and currency swap contracts

Some of the forward foreign exchange and currency swap contracts held by the Group are designated as net investiment hedges of euro
denominated subsidiaries, where exchange differences are booked in reserves and recognised in the Income Statement when the operation is
sold. The remaining fareign exchange and currency swap contracts are effectively economic cash flow hedges, for example using surplus cash
in one currency to provide (typically through intercompany debt funding arrangements with overseas subsidiaries) funds to repay debt, or to
fund development expenditure or acquisitions in another currency. These instruments have not been designated as hedges. As a consequence,
exchange movements in respect of these instruments are taken through the Income Statement. Offsetting these movements are net exchange
loss of £69 million (2020: £46 million gain} arising on intercompany debt funding arrangements {discussed above) and exchange movements
arising from external barrowings naot designated as hedges. This has resulted in exchange differences of £nil (2020: £nil} within net finance costs
in Note 9.

The Group seeks to limit its expasure to volatility in foreign exchange rates by hedging its foreign gross assets using either borrowings or
derivative instruments. The Group targets a hedging range of between the last reported LTV ratio (23 per cent at 31 December 2021) and
100 per cent. At 31 December 2021, the Group had gross foreign currency assets, which were 62 per cent hedged by gross foreign currency
denominated liabilities (2020: 61 per cent).

Further details are provided within the Foreign Currency Translation Risk section of the Financial Review on page 69.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

The folfowing table details the forward foreign exchange and currency swap caniracts outstanding as at the year end:

Average exchange rates Currency cantract flaca) currency) Contract value Fair value
2021 2020 2021 2020 2021 2020 2021 2020
lud m £m £m £m £m

Group
Economic cash flow
hedges '
Sell euros {buy sterling) 1.15 110 943 976 816 883 27 12
Buy euros {seli steriing) 119 1.09 28 236 24 216 - {5}
Net investment hedges
Sell euros {buy sterling) 117 112 409 202 349 180 5 -
Tatal 32 7
Lompany
Econamic cash flow
hedges
Sell euros (buy sterling) 116 m 1,352 1178 1,165 To1083 32 12
Buy euros (sell sterling} 119 1.09 28 236 24 218 - {5}
Total ) 3z 7

Effects of net investment hedge accounting on finandial position and performance
The effects of the foreign currency related hedging instruments on the Group’s finangial pasition and performance is detailed below.

Forward foreign exchange contracts
The Group designated euro dencminated forward foreign exchange contracts as net investment hedges during 2021 {2020: no contracts).

There was no ineffectiveness to be recorded from net investments in foreign entity hedges in 2021 where the hedging instrument was forward
foreign exchange contracts. This is because the critical terms of both the net investment in foreign entity and the hedging instrument match,
and at each Balance Sheet date both are revalued to the closing spot rate. Any forward points in the foreign exchange contract are taken to the
Income Statement.

Eura forward forelgn e:;change Group
2021 2020
£m £m
Carrying amount 5 . -
Notianal amount 349 -
Maturity date . Jan 2022 -
Hedge ratio . 1:1 -
Change in discounted spot value of hedging instruments since 1 Janyary - gain . 9 -
Change in value of hedged item used 1o determine hedge eHectiveness — 1055 ) -

Weighted average hedged rate for the year (including forward points) 1.16 -
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

Currency swap contracts

The Group uses crass currency swaps with two floating legs as designated net investment hedges. Although these instruments are expected to
have a high degree of effectiveness, some ineffectiveness may arise due to the hedging instrument having periodic interest payments, which net
investment does not. The ineffectiveness recorded from net invesiments in foreign entity hedges in 2021 and 2020 from currency swap contracts
is shown in the table below.

Euro currency swaps . Group
291 2020
£m £m

Carrying amount

MNotional amaunt - 180
Maturity date - May 2021
Hedge ratio 11, [H
Change in discounted spat value of hedging instruments since 1 January ~ gain/(loss) 13 {9)
Change in value of hedged itern used lo determine hedge effectiveness - (loss)/gain ay 9
Weighted average hedged rate for the year (including forward points) 1.14 1.15

US private placement notes

There was no ineffectiveness to be recorded from net invesiments in foreign entity hedges in 2021 and 2020 where the hedqging instrument was
US private placement nates. This is because the critical terms of both the net investrnent in foreign entity and the hedging instrument match, and
at each Balance Sheet date both are revalued to the closing spot rate.

Private placement notes Group
‘ 2021 2020
£m £m
Carrying emount of Private placement notes (Nate 16) 1171 1,245
Carrying amount of Private placement notes designated as net investment hedging instruments 1171 848
Hedge ratio -1 11
Change in carrying amount of USPP notes as a result af loreign currency movemnent since 1 January, recognised in OCl - gain/(loss) 52 {43)
Change in value of hedged item used to determine hedge effectiveness - (loss)/aain {52) 43
Weighted average hedged rate for the year {including forward points} 1.19 1.4

17(v} Interest rate risk management

The Group is exposed to interest rate tisk as entities in the Group borrow funds at both fixed and floating interest rates. The risk is managed

by mainiaining an appropriate mix between fixed and floating rate borrowings. The current Group policy states that 50 to 100 per cent of net
borrowings should be at fixed rate provided by long-term debl issues attracting a fixed coupon or from floating rate bank borrowings converted
into fixed rate or hedged via interest rate swaps, forwards, caps, collars or floers or aptions on these products. Hedging activities require approval
and are evaluated and reported on regularly to ensure that the policy is being adhered to. The Board reviews the policy ¢n interest rate exposure
annually with a view to establishing that it is still relevant in the prevailing and forecast etonomic environment,

Interest rate sensitivity analysis

The sensitivity analysis below has been determined based on the expaosure to interest rates for both derivative and nen-derivative instruments
at the Balance Sheet date. For floating rate liabilities, the analysis is prepared assuming that the amount of Kability outstanding at the Balance
Sheet date was oulstanding for the whole year. A one per cent increase or decrease is used when reporting interest rate risk internally to key
management personnel and represents management’s assessment of the reasonably possible change in interest rates.

If interest rates had been ‘one per cent higher/lower and all other variables were held constant. the Group’s prafit for the year ended

31 December 2021 would decrease/increase by £17 million {2020: decreasefincrease by £13 million). This is attributable to the Group’s exposure
Io interest rates on its variable rate borrowings and cash deposits, Fixed rate debt issues are held at amortised cost and are not re-valued in the
Balance Sheat to reflect interest rate movements.

Interest rate swap contracts )
Under interest rate swap contracts, the Group agrees to exchange the difference between fixed and floating rate interest amounts calculated on
agreed notional principal amounts. Such contracts enable the Group to manage the interest rate risk of the Group’s borrowings. The fair value
of interest rate swaps it the reporting date is determined by discounting the future cash flows using the yield curves at the reporting date and
the credil risk inherent in the contract, and is disclosed below. The average interest rate is based on the outstanding balances at the end of the

financial year.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

The following tables detail the notional principal amounts and rermaining terms of interest rate swap contracts, based an their contractual
maturities, outstanding as at the reporting date:

Average contract —

fixed Enterest rate Notlonat pringipal amount Falr valug
202 2020 2021 2020 2024 2020
% % £y €m £m £m

Receive fixed, pay Aoating contracts:
Group
In one year or kess 2.38 - 3so - 3 -
In mote than one year but less than two 3.ar 2.38 578 350 (3} 10
In mare than two years byt less than five - 3.87 - 578 - "
|l more than five years 5 .04 © 203 989 1,020 {33) 38
Total 1,908 1948 (33) 59
Company
In one year or less 2.38 - 350 - 3 -
In more than one year bul less than twa 3.87 238 578 350 3) i0
In mare than two years byt less than five - 3.87 - 578 - Ll
In more \han five years 2.04 2.03 980 1,020 {33} 38
Total 1,908 1,948 {33) 59

The above are effective economic hedges although the Group has not elected to adopt hedge accaunting for them, hence their change in fair
valug is taken direct to the income Statement.

The interest rate swaps seme ot either a three-manth or six-manth basis with the flaating rate side based an the EURJ'BOR sterling LIBOR or
sterling SONIA rate for the relevant period. The Group will settle or receive the difference between the fixed and foating interest rate on a
net basis.

Interest rate cap contracts
Under interest rate caps, the Group agrees 1o receive floating rate interest amounts calculated on agreed notional principal amounts, should
prevailing market rates rise above a specified strike rate,

Such contracts enable the Group to manage the interest rate risk of the Group’s floating rate borrowings. The fair value of interest rate caps at the
reporting date is determined by discaunting the future cash flows using the yield curves at the reparting date and the credit risk inherent in the
contract, and is disclosed below. The average interest rate is based on the outstanding balances at the end of the financial year.

The following tabies detail the notional principal amounts and remaining terms of interest rate cap contracts, based on their contractual maturities,
outstanding as at the reporting date:

Average strike price Motlonal principal amount Falr value
2021 2020 2024 2020 201 202¢
% % £m £m . £m £m
Group ,
In cne year or less 1.42 - . 360 - - -
In more than Sne year but less than two - 1.40 - 373 - ~
In mare than two years but less than five - - - - - -
In more than five years 1.50 1.50 420 447 9 2
Total 780 820 9 k3
Company '
In one year or less 1.42 - 360 - - -
In more than one year but Jess 1than hwo - 1.40 - 373 ’ — -
In more than two years but less than five . - - - - - . -
in mare than five years 1.50 3.50 420 447 9 2
Total 780 820 ? 2

The above are effective economic hedges although the Group has not efected to adopt hedge accounting for them, hence their change in fair
value is taken direct to the Income Statement.

The interest rate caps settle on either a three-month or six-month basis based on the EURIBOR, sterling LIBOR or sterling SONIA rate for the
relevant period. The Group will receive the difference between the floating rate and the specified strike rate.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

IBOR reform

The Group is exposed to two benchmark interest rates, sterling Overnight Index Average (GBP SONIA) and the Euro Interbank Offered Rate
(ELSRIBOR]. Thiese interest rates are found in the Group’s floating rate borrowings, and certain derivative contracts. Given the geography of the
Group, there are no exposures to other benchmark interest rates.

There are no changes in respect of EURIBOR within the Group's financing or risk management activities.

In respact of sterling London Interbarik Offered Rale (GBP LIBOR), transition arrangements are complete and there is no remaining exposure
to GBP LIBOR.

The Group's €1,200 million of bank facilities reference GBP SOMNIA or EURIBOR, depending on the currency of utilisation.

In respect of derivative contracts, the final interest periods for contracts bearing a GBP LIBOR exposure were fixed prior to LIBOR cessation
on 31 December 2021. SEGRQO has adhered to the ISDA 2020 IBOR Fallbacks Protocol, and as such these contracts will reference GBP SONIA
from their next fixing date. This means that all contracts will reference GBP SONIA interest only from 30 June 2022.

17(vi) Credit risk management

Credit risk refers te the risk that a counterparty will default on its contractual obligations resulting in financial loss to the Group.

Potential customers are evaluated for creditworthiness and where necessary collateral is secured. There is no cancentration of credit risk within
the lease portfolic to either business sector or individual company as the Group has a diverse customer base with no one customer accounting
for more than seven per cent of rental income. Trade receivables were less than one per cent of total assets at 31 December 2021 and at

31 December 2020.

Ageing of past due gross trade receivables and the carrying amount net of foss allowances is set out below.

20 2020
Net carrylng Net carrying
Gross amaunt  Loss allowance amount Gross amount Loss aflowance amount
. £m £m £m £m £m £m
0~30 days F - 2 1 {n -
30-60 days 1 - 1 1 - 1
60-90 days 3 (1 2 3 - k)
9G-180 days 4 (2) 2 & {3} 3
>180 days 3 {2) 1 3 (2} 3
Past due 13 (5) ;] 16 8 10
Net due 4z {2} a0 40 ) 39
Total trade receivables 55 {7) 48 56 (7) 49

Gross trade receivables mainly consists of amounts invaiced for rent, service charge and managernent fees, which form part of ‘Gross rental
income’ (see Note 4) and are incdusive of VAT. Trade receivables at 31 December 2021 includes amounts due for 2021 rent and amounts billed
in advance for 2022 rent. Both amounts have been considered in measuring expected credit losses {FCLs) detailed further below. The amounts
billed in advance for 2022 rent are induded within the ‘Naot due’ category in the table above.

Total gross trade receivables ‘past due’ at 31 December 2021 were £13 million, three per cent of total gross rental income for the year.

Trade receivables are presented in the balance sheet net of toss allowances. The Group applies the IFRS 9 simplified approach to measuring
expected credit losses (ECLs) which uses a lifetime expected loss allowance for all trade receivables. Expected loss rates are based on the historic
credit loss experienced and adjusted for current and forward information affecting the ability of the individual customers to settle receivables.

in the currert and prior reporting period, the current and forward information considers the impact of Covid-19. Trade receivables are written off
when there is no reasonable expectation of recovery. .

In determining the £CLs an analysis of various factors has been performed on a custorner by customer basis and considers the impact of Covid-19
and econamic conditions. These factors include an assessment of the customer’s default risk based on: industry and geographic {ocation; and
payment record, which includes how many days past due the receivabie is, payment concessions granted and credit rating. ECLs are recognised
net of securities held for the customer.

As at 31 December 2021, the Group held a loss allowance provision for trade receivables of £7 million (2020: £7 million) and the impairment risk
remains low with the loss allowance of £7 millicn representing two per cent of total gross rental income for the year (2020: two per cent).  ~
Total impairment losses of £nil were recognised in the Income Statement for the year ended 31 December 2021 (2020; £4 million).

The impairment losses include the net impact from foss allowances, receivables written off and recoveries of receivables previously written off and
are presented within operating profit (see Mote 5).

The other financial assets and lease incentive balances held by the Group have been considered for impairment based on historical default rates
over the expected life and are adjusted for forward-logking information. Based on that analysis, no material loss allowances are held against these
assets in the current and prior period.

Investment in financial instruments is restricted to banks and short-term liquidity funds with a good credit rating. Derivative financial instruments
are transacted via lnternational Swaps and Derivatives Association (ISDA) agreements with counterparties with a good investment grade credit
rating. The Group’s exposure and the credit ratings of its counterparties are continuously monitored and the aggregate value of transactions
concluded is spread among approved counterparties.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

12{vii) L

iquidity risk management

Ultimate responsibifity for liquidity risk management rests with the Board, which has built an appropriate liquidity risk management framewark for
the management of the Group's shart, medium and lang-term funding and liquidity management fequirerments. The Group manages liquidity
risk by requiring that adequate cash and committed bank facilities are available to cover and match all debt maturities, develapment spend, trade
related and corporate cash flows over a rolling 1 8-month period. This is achieved by continuously monitaring forecast and actual cash flows and
miatching the maturity profiles of financial assets and fiabilities. Liquidity risk managemant is discussed in more detail in the Financial Review an

page 68,

Liquidity and interest risk tables
The foliowing tables detail the Group's and Company's remaining contractual maturity prefile for its financial instruments. The tables have been
drawn up based an the undiscounted cash flows of financial liabilities based on the earliest date on which the Group and the Company can be

required t¢ pay. The tables include both interest and principal cash flaws.

2021 2020
Welghted Weighted
average auragg
Interest Under 1-2 z-5 Qver interest Under -2 2-5 Ques
rate 1 year years years 5 years Total rate [ year ¥ears years 5 years Totaf
L £m £m £m £m £m % £m £m £m £ £m
Gtoup
Non-derivative
financial liabilities:
Trgde and other payables* 357 - - - 157 278 - 26 - 304
Lease liabilities 39 5 5 13 122 145 39 5 5 14 137 18
Variable rate debt instruments .23 10 10 823 - 843 105 ] 2 137 - 140
Fixed rate debt instruments .32 61 61 251 2,920 3,293 2.62 61 62 259 2403 @ 2785
Derivative financiat
instruments:
Net seitled interest rate swaps {0.40) 1 9 19 13 62 {©.27] 18} 2} (5} 3} {1}
Gross settled foreign exchange '
— Forward and currency
swap contracts
— Inllowing (13} - - - 13 210} - - (411) (621)
- Cutlawing 13 — - - 13 215 - - 350 605
Total 434 85 1,106 3,075 4,700 349 67 431 2,516 3,383
2021 2020
Welghtad Weighred
average average
Interest Under 1-2 2-5 Qver interest Under 1-2 2-5 Gver
rate 1 year years years 5 years Total rate 1 year years years 5 years Total
o £m £m £m £m £m % £m £m £m £m £m
Company
Non-derivative
financial liabilities:
Trade and other payables® 17 1,498 ~ - 1,509 10 1,930 - - 1,940
Variable rate debt instruments 1.23 10 10 821 - 843 1.05 1 2 137 - 140
Fixed rate debt instruments 2.87 59 59 243 2,490 2,851 264 60 61 253 2,395 2,769
Derjvative financial
instrements:
Net settted interest rate swaps (0.9) 1 9 19 33 62 (0.2%) (1) {2 () (3) {11}
Gross settled foreign exchange
- Farwarg and currency
swap contracts
~ infawing {13} - - - {13} (210} - - “n {521}
- Qutllawing 13 - - - 13 215 - - 390 605
Total a1 1,576 1,085 2,523 5,265 75 1,991 385 2,371 4,822

1 Group trage and other payabies dischysed as financial iabilities in Note 171} of €453 million (2020: €406 miltion) includes, accrued interest of £28 miflian (2020. £1% milhon} and lease tiabitities
of £74 million (2020 €83 millian). Accrued interest is shown in fixed rate debt instrurnents in the table above,
2 Company 1sade and other payables discinsad as financizl liabifities in Mole (7() of £1.529 million [2020: £1,95% million] indudes dccrued interast of £20 million (2020: €19 million).
Actcrued Interast is shawn in fixed rate debt instruments in the 1able above,
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18. RETIREMENT BENEFIT SCHEMES

The Group previausly had one defined benefit pension scheme, the SEGRO Pension Scheme ('the Scheme), a trust-based final salary scheme.
in this arrangement, the assets of the Scherme were invested separarely from those of the Group and the Scheme was run by an independent
Trustee Board.

In 2018, the Trustees of the Scheme fully insured members’ benefits with a third party specialist insurance company (and committed to a
process known as a pensian buy-aut). Fallowing the finalisstion of a data verification process, the Scheme commenced winding up and, in 2021,
the Trustees amranged for individual polidies 10 be issued by the third party specialist insurance campanies to all Scheme members, therefare
completing the full buy-out process and discharging the Scheme and the Group of the fiabilities for these members.

A High Court Judgment in November 2620 decided that pension scheme trustees were responsible for equalising the guaranteed minimum
pension {GMP) for certain farmer members who had previously transferred out of defined benefit schemes. This liability has not been passed to
a third party insurer. The process to calculate any potential liability to equalise past transfers out is underway and has delayed completion of the
wind up of the Scheme. However, based on current estimates, this is unlikely to result in a material liability, and no additional accruals, beyond
those provided at the commencement of the pracess in 2018, have been required as a result of this process to date.

The independent Trustee Board retired as a whole in July 2021 following the completion of the buy-out. A new smaller Trustee Board was
appointed with the responsibility for completing the equalisation process {discussed above) and other administrative tasks in order to complete
the winding-up of the Schemae. This is expacted to ocour in 2022

There was no charge or credit recaognised in the Group Income Staternent or Statement of Comprehensive Incorne for the year ended

31 December 2021 (2020: £nil). The retirement benefit asset/liability recognised in the Balance Sheet as at 31 December 2021 was £€nit
{2020: £nil). In kght of the completion of the buy-out process described above there are no fair value of assets and labilities in the scheme
to disclose or related assumplions and sensitivilies, The relevant disclosures for the prior period were disclosed in the 2020 Annual Report.

The Group &ls0 has a number of defined contribution schemes for whuch £2 million has been recognised as an expense in the Group Income
Statement (2020: £2 million).
19. SHARE CAPITAL AND SHARE-BASED PAYMENTS

Share capital
GROUP AND COMPANY

Numbrer Par value

af shares of shares
Issued and fully patd milllian £m
Qrdinary shares of 10p each at 1 January 2021 1,192 119
Issue of shares — scrip dividend - 9 1
Issue of shares - other 1. -
Ordinary shares of 10p each at 31 December 2021 : 1,202 120

Share-based payments
The Group operates the share-based payments schemes set out below.

19(i) - Deferred Share Bonus Plan (DSBP}

The DSBP is for Executive Directors and senior managers. A percentage of any payment made under the Bonus Scheme is deferred to shares
and held in trust for three years. The percentage subject to deferral for Executive Directors is 50 per cent of the Bonus payment. This scheme is
detailed in the Remuneration Report on page 157. If a participant ceases to be emplayed by the Group, the award will lapse unless the participant
is deemed to be a ‘good leaver’, in which case the award will be released on the vesting date,

2021 - 2020

number number

At 1 January 968,499 1,086,742
Shares granted DSBP . 283,957 323,453
Shares vested ' {384,662) {441.696)
At 31 December 867,794 966,499

The 2020 DSBP grant was made on 28 June 2021, based on a 27 June 2021 closing mid-market share price of 1,110.5 pence,

19{ii} — Long Term Incentive Plan [LTIP)}

The LTIP is a discretionary employee share scheme for Executive Directors and senior managers. Vesting of awards is subject to three-year
performance condittans and is at the discretion of the Remuneration Committee. The perfermance conditions of the LTIP are detailed in the
Remuneration Report on page 158.

If a participant ceases to be employed by the Group, the award will lapse, unless the participant is deemed to be a ‘good leaver’, in which case the
award will be reduced pro-rata on length of empfoyment in relation to the award date. From 2017 cowards, a mandatory two-year holding period
after vesting was intraduced for the Executive Directors. .
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19. SHARE CAPITAL AND SHARE-BASED PAYMENTS CONTINUED

200 2020

number number

At 1 January . 3,999,942 6,532,839
Shares granted LTIP . 1,760,170 1,303,169
Shares vested (1,285,563) {3,606,610}
Shares expiregflapsed : {83,259) (229,456)
At 31 December 31,791,289 3,999,942

The 2021 LTIP award was made on 29 March 2021. The calculation of the award was based on a share price of 933.0 pence, the closing

mid-market share price on 26 March 2021. No consideration was paid for the grant of any award.

The Black-5choles model has been used to fair value the shares granted currently under award, apart from the TSR elements of the award which

uses the Monte Carlo model. The assumptions used are as follows: )
Date of grant 26 April 2018 29 May 2019 26 March 2020

29 March 2021
Market price used for award 628.8p &691.0p 786.8p 933.0p
Risk-free interest rate 0.9% 0.6% * 0.12% 0.13%
Dividend yield 2.6% 27% 2.6% 2.4%
Volatility 20.6% 15.7% 17.1% 22.3%
Term 3 years 3 years 3 years 3 years
Fair value per share 401.0p 482.1p 654.4p 375.3p

19(jii} = Other share schemes
The Group also operates the fgllowing all-employee share schemes.

© Share Incentive Pian {5IP)
O Global Share Incentive Plan (GSIP)
© Sharesave

Further details of these schemes are set out in the Remuneration Report on page 158, The total share-based payment charge for the schemes
recognised in the 2021 Income Statement was £1 million (2020: £1 million). The total number of outstanding options for these schernes as at

31 December 2021 was 851,364 (2020: 879,975).

20. SHARE PREMIUM AND OTHER RESERVES

Share premium

. 2021 2020
GROUP AND COMPANY £m £m
Balance at 1 January ’ 3,277 2,554
Premium arising on the issue of shares - equity placing - 663
Premium arising o the issue of shares - scrip dividend 23 40
Premium arising on the issue of shares - other 1 -
Balance at 31 December ’ ) 13N 3,277

' Capital redemption reserve

The capital redemption reserve of £114 million arose in 2009 where shares were reclassified, cancelled and consalidated in connection with a

Rights Issue.

Other reserves :
Other reserves shown ¢n the Group Balance Sheet of £140 million (2020: £253 million) is made up of the following reserves:

The merger reserve of £169 million (2020: £169 million) arose in 2009 in connection with the acquisition of Brixton plc where the Group

acquired 100 per cent of the vating equity of Brixton plc in a share for share exchange,

The Group translation, hedging and other reserves of €49 million deficit (2020: £62 million surplus) comprises all foreign axchange differences
arising from the translation of the Financial Statements of foreign operations, as well as from the translation of liabilities that hedge the Group’s

net investment in foreign denominated subsidiaries. *

The Group share-based payment reserve of £20 millian (2020: £22 million) reflects the increase in equity in connection with share-based

payment transactions accounted far under IFRS 2.
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21. OWN SHARES HELD
. . z20z¢1 2020
GROUP AND COMPANY £m £m
Batance at 1 January 5 3
Shares purchased 3 2
Disposed of on exercise of options . {3) (1)
Balance at 31 December ‘ . L] 1

These represent the cost of shares in SEGRO plc bought in the open market and held by Ocorian Limited {formerly Estera Trust {Jersey) Limited)
and Equiniti Limited, to satisfy various Group share schemes.

22. COMMITMENTS

Contractual obligations to puschase, construct, develop, repair, maintain or enhance assets are as follows:

2021 2020
GROUP : £m £m
Properties 626 604

In addition, commitments in the Group's joint ventures at 31 December 2021 (at share) amounted to £42 miltion {2020: £35 million). The Group
also has a £10 million commitment to a property related investment fund at 31 December 2021 (2020: £6 million).

23. CONTINGENT LIABILITIES

The Group has given performance guarantees to third parties amounting to €82 million (2020: £80 million) in respect of development contracts
of subsidiary undertakings. It is unlikely that these cantingencies will crystallise.

The Company has guaranteed loans and bank overdrafts of subsidiary undertakings and has indicated its intention to provide the necessary
support required by its subsidiaries.

The Group and joint ventures are subject to claims and litigation generally and provides guarantees, representations and warranties arising in
the ordinary course of its business. Provision is made when liabilities are considered fikely to arise and the expected quantum of the exposure
is estimable. The risk in relation to such items are menitored on an ongoing basis and provisions amended accordingly. It is not expected that
contingent liabilities existing at 31 December 2021 will have a material adverse effect an the Group’s financial position.

24, LEASES

The Group as a lessor
The investrment properties are leased to tenants under operating leases with rentals payable on a monthly or quarterly basis. Lease payments for
same contracts include inflationary index increases, but there are no significant levels of variable lease payments that do not depend on an index
or a rate. Where considered necessary to reduce credit risk, the Group may obtain bank guarantees or tenant deposits for the term of the lease.
The Group is exposed ta changes in the residual value of properties at the end of current lease agreemnents. The residual value risk born by the
Group is mitigated by active rnanagement of its property portfolio and discussed further in the Asset Managernent update on pages 52 to 55.
- The Group does not hold significant finance leases as a lessor.

Future aggregate minimum rentals receivable under non-cancellable operating leases are:

Jolnt ventures

Group at share 2021 2020

£m £m Em £m

Not later than one year ars 101 476 ez
Later than one year, nc\ later than two years 338 92 430 338
Later than two years, nat later than three years 288 17 155 302
Later than three years, not later than four years ’ 237 63 kL4D] 264
Later than four years, not later than five years 204 52 256 218
Later than five years 1.597 192 1.789 1,481
Balance at 31 December 3,039 577 3,616 2,990

There are no significant levels of contingent rent in the current or prior year,
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Z5. RELATED PARTY TRANSACTIONS

Group
Transactions during the year between the Group and its jcint ventures are disclosed below:

2023 2020

£m £m

Dividends received a3 34
Assets sold to joint ventures® 230 92
Management fes income 26 22
Performance fee income 26 -

t Duning fhe yesr investment groperties with & carrying value of £231 million wene sold ta SELP {2020: £92 million). Tora! proceeds {and tatal carh procoeds) received by SEGRO were £231 million
(20320: £93 millian). The Iransactions resulied in the net assets ol the Group increasing by £nil {2020: €1 million increase). The net cash impact on 2 proportionally consolidaied basis was an inflow
of £116 million {2020: £47 rnillion) once the $0% ownership in SELP is taken into account.

Amounts due from joint ventures are disclosed in Note 14, Investments in joint ventures at 31 December 2021 of £1,795 million disclosed in

Note 7 (2020: £€1,423 million) includes shareholder loans of £86 million {2020: £114 million).

Transactions between the Company and its subsidiaries eliminate on consolidation and are nat disclosed in this Note.

Transactions between the Group and the pension scheme are set out in Note 8.

Company
Amounts due from subsidiaries are disclosed in Note 7 and amounts due to subsidiaries are disclosed in Note 15.

MNone of the above Group or Company balances are secured.

Remuneration of key management personnei
Key management personnel for the Group and Company comprise Executive and Non-Executive Directors, s outlined in the Gavernance
Report on pages 106 and 107. Xey management personnel compensation is shown in the table below:

2021 2020

£m £m

Salaries and short-term benefits 5 5
Share-based paymenls 4 3
Total remuneration L g

More detailed information concerning Directors’ remuneration, shareholdings, pension entitlements, share options and cther long-term incentive
plans, as required by the Companies Act 2006, is shown in the Remuneration Report on pages 136 10 155,

26. NOTES TO THE CASH FLOW STATEMENTS

26(i) — Reconciliation of cash generated from operations

Group Company
2021 T 2020 2024 2020
£m £m £m £m
Operating profic 2,477 1,501 501 123
Adjustments for: ' )
Depreciation of property, plant and equipment and amoriisation of intangibles 5 4 1 -
Share of profit lrom {gint vertures after 1ax {a61) {236) - -
Profit on sale of investment properties {53) {s) - -
Revaluation surplus on investment properlies - {3,617) 971} - -
Valuation gair on other invesiments - {14] - -
Dividends and other income - - (1,230) {174)
Other provisions ‘9 4 3 4
Increase in impairment of subsidiaries = - 710 33
360 283 (15} 1)
Changes in working capital:
Decreasef(increase} in trading propécties 12 {20} - -
Increase in debtors and tenant incentives (49} (52) {9) 1)}
Increase in creditors 24 22 4 1
Net cash inflow/loutflow) generated from operations 347 233 {20) {14}
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26. NOTES TO THE CASH FLOW STATEMENTS CONTINUED

26(ii) — Deposits
Term deposits for a period of three months or less are included within cash and cash equivalents.

26(iii) ~ Analysis of net debt
Management defines net debt as total borrowing less cash and cash equivalents.

Cash movements Non-cash movements
! Other At
ALY January Cash Cash Exchange non-cash 31 December
2021 inflow’ outfiow’ " i us? on
£m £m £m £m £m £m
Group
Banik loans and toan capital 2,431 1,214 {140) (81} ' 5 3,429
Capitalised finance costs (17) - 4) - ) [ied] (23)
Total borrowings 2,414 1,213 {144) (81) 3 3,406
Cash in hand and at bank (89) - 44 - - (45)
Net debt 2,325 1,214 {100} {a1) 3 3,361
Company
Bank loans and loan capital 2,416 799 (128} (a1) - 1,006
Capilalised finance cosls AL - @3) - 2 17)
Total borrowings 2,400 799 (131) {81) 2 1,989
Cash in hand and at bank {20) - B8 - - {12}
Net debt 2,380 799 (123) {81) 2 2977

1 Proceeds from borrowings of £1,214 million.

2 Group cash autflow ol £144 million {Company: £131 millicn), comprises the repayment of borrawings of £140 million (Company: £128 million) and ¢agitalised costs of £4 million (Company:
£3 million}.

3 Other non-cash adjustments includes £5 million of issue costs arising {rom new borrowings in the year, the cash proceeds received Irom the borrowings were received net of the issue costs.
The total other non-cash adjustment of £3 milion (Company: £2 milion) refates to the amortisation of issue costs. See Mote 9.

26(tv) ~ Analysis of financial liabilities and assets arising from financing activities
For the year ended 31 December 2021

Cash movements . Mon-cash movements

Al Ne fair Other At 31

January Cash Cash Exchange value  non-cash December

4 2021 inflow aulflow movernent’ changes® adjustments 2021

Group £Em £m £m £m £m £m £m
Total borrowings {(Note 16) ’ 2,414 1,214 (144} 81} - 3 3,406

Derivatives; (Net) Fair value af lorward foreign exchange and currency swap

cantracts (Note 17) (7) 40 - {62) - 3) - (32)
Lease liabilities (Note 15)? a3 ~ (5) 4 - 2 76
Total net financial liabilities arising from financing activities 2,490 1,254 (149) {147) (3) 5 3,450

1 Exchange mavement of €143 miltion from borowings and lerwasd foreign exchange and curiency swap contracts consists ol: Foreign exchange gain on eflective hedge relationships recognised
in O of €74 miltion and foreign exchange gain recagnised within ifhe Income Staternent of £6% milion. See Note 17(v}.

2 TYotal net Fair vatue loss of £82 miblion arising [rom derivalives per Note 9 also indudes Tair value loss [rom interest rate swaps and caps of £85 miliian,

3 Lease liabilivies cash sutfiows of £5 millian <consists of: £3 million Interest payment and £2 millian principal efements payment.

For the year ended 31 December 2020

Cash movements Non-cash movements

) AL

A1 Cost of Other n

lanuary Cash Cash early cdose  Exchange Falrvalue  non-cash  December

2020 Acquired’ Inflow autfllow out of debt  movement'  changes? adjusiments 2020

Group £m £m £m £m £m £m £m €m £m
Total borrowings (Noté 16) 1,943 12 551 (137) 1 3 - 3 2.414

Derivatives: {Net) Fair value of forward foreign exchange and '

currency swap contracts (Note 17) {16) - - (55) - 67 {3) - N
Lease liabilities {Mote 15)* 78 3 - (s) - 4 - 3 83
Total net financial liabilities arising frorm financing activities 2,005 15 551 (197) i1 102 3 & 2,490

1 Exchange mavement of £98 milllan [rom borrowings and forward foreign exchange and currency swap ¢oniracts consists of: Foreign exchange loss on ellective hedge relationships recognised in
. OC! ol £52 million and loreign exchange loss recagnited within the Income Statement gl £45 millipn. See Note V7{v).

2 Total net fair value gain of £14 million arising frem derivatives per Note 9 alsa inchudes fair value gains from interest rate swaps and caps of £1§ million.

3 Acquired represents borrowings and lease liabilities assumed from the acquisition of Sofibus during 2020

4 Lease liabliities outfow of £5 milfon consists of: £3 milllon interast payment and £2 milion principal element paymen.
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Notes to the Financial Statements
continued
For the year ended 31 December 2021

26. NOTES TO THE CASH FLOW STATEMENTS CONTINUED

Company
The Company’s financial liabilities ang assets arising from financing activities comprise Company total borrowings shown in Note 25(iii) of
£2,989 million (2020: £2,400 miilion) and the Group derivatives shown in the table above of £32 miilion {asset] (2020: £7 miliion asset).

27. PROPERTY VALUATION TECHNIQUES, SUSTAINABILITY AND CLIMATE CHANGE CONSIDERATIONS AND
RELATED QUANTITATIVE INFORMATION

All of the Group’s properties are level 3, as defined by IFRS 13, in the fair value hierarchy as at 31 December 2021 and there were no transfers
between levels during the year. Level 3 inputs used in valuing the properties are those which are unobservable, as opposed to level 1 (inputs
from quoted prices) and level 2 {observable inputs either directly, i.e. as prices, or indirectly, i.e. derived from prices).

Valuation techniques
Based on different approaches for different properties, the folfowing valuation techniques can be used for the same class of assets:

The yield methodology valuation technique is used when valuing the Group's assels which uses market rental values capitalised with @ market
capitalisation rate. The resulting valuations are cross-checked against the initial yields and the fair market values per square metre derived from
actual market transactions for similar assets.

For properties under construction and the majority of land held for development, properties are valued using a residual method valuation
Under this methodology, the vaiuer assesses the investment vaiue {using the above mentioned methodology for completed buildings).
Deductions are then made for the total estimated costs to complete, including notional finance costs and developer’s profit, to take into account
the hypathetical purchaser's management of the remaining development pracess and their perceptian of risk with regard to construction and the
property market {e.g. as regards potential cost overruns and letting risk). Land values are cross-checked against the rate per hectare derived from
actual marker transactions. Other Jand is also valued on this comparative basis. Land values per hectare range from £0.1 million ~ £30.7 million
(2020: £0.1 million — £11.4 million) for the UK and £0.2 million ~ £6.5 million {2020; £0.2 million — £3.6 million) for Continental Europe.

Sustainability valuation considerations

The Group’s valuers, CBRE, note in their valuation report that wherever appropriate, sustainability and environmental matters are an integral

part of the valuation approach. ‘Sustainability’ is taker to mean the consideration of such matters as environment and climate change, health and

wellbeing and corporate responsibility that ¢an or do impact an the valuation of an asset. In a valuation context, sustainability encomipasses a wide
range of physical, social, environmental, and economic factors that can affect value. The range of issues includes key environmental risks, such as

floading, energy efficiency and climate, as well as matters of design, configuration, accessibility, legislation, management, and fiscal cansiderations
— and current and histaric land use,

Climate risk legislation

The UK Govemment and the EU is currently producing fegislation on the transitian to net zero which i dikely ta include an update to the
Minimum Energy Efficiency Standards and also the intention to introduce an operational rating. Whilst the nature of the legislation is not yet clear
it could have a patential impact to future asset value.

The introduction of mandatory climate related disclosures in the UK and ELJ {induging ‘Task Force for Climate related Financial Disclosure’ {TCFD)
in the UK and "Sustainable Finance Disclosure Regulations’ (SFDR) and “‘Corporate Sustainability Reporting Directive” (CSRDY) in the EU, including
the assessment of physical and transition climate risks, may potentially have an impact on how the market views such risks and incorporates them
into the sale and latting of assets.

Sustainability and climate risk legislation has an impact on the value of an asset, even if not explicitly recognised. Valuers reflect markets, they
do nat iead them, Where the valuers recognise the value impacts of sustainability and legislation, they are reflecting their understanding of how
market participants inciude sustainabifity and legislation requirements in their bids and the impact on market valuations.

Sensitivity analysis

An increase/decrease to ERV will increase/decrease valuations, while an increase/decrease to yield will decrease/increase valuations.

Sensitivity analysis showing the impact on valuations of changes in yields and ERV on the praperty portfolio (including joint ventures at share)
and the impact on valuations of changes in development costs an the development property and land portfolia (including joint ventures at share)
is shown below. .

Impact on valuation of 23bp change Impart on valuation of 3% change Impact on valuation of 10% change

in naminal equivalent yield In astimated rental value (ERV) in estimated development costs
Group Increase Decrease ncrease Decrease Incrzase Decrease
£m £m £m £on £m £m £m
2021
Completed property 16,739 {1,057) 1,21t 628 (625) - -
Development property and land 1,638 (164) 172 192 {199) (232} 225
Group total property portfolio 18,377 (1,221) 1,383 820 (823) (232) 215
2020
Completed property 11,807 {616) 608 436 (421 - -
Develgpment property and land 1,188 (114) 123 158 {158) {200} 200
Group total property portfolio 12,995 (730) 731 594 (589} {200) 200
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27. PROPERTY VALUATION TECHNIQUES, SUSTAINABILITY AND CLIMATE CHANGE CONSIDERATIONS AND

RELATED QUANTITATIVE INFORMATION CONTINUED

There are inter-relationships between ali these inputs as they are determined by market conditicns. The existence of an increase in more than
oné input would be to magnify the impact on the valuation. The impact on the valuation will be mitigated by the inter-relationship of two inputs
it opposite directions, e.g. an increase in rent may be offset by an increase in yield. The table below includes the Group’s wholly-awned and joint
venture assets at share in order to include the entire portfolio. The equivalent analysis for the range of inputs on a wholly-owned basis would not

be significantly different.

Inputs

Combined Net true Net true
Land & property ERV? ERY range? . equivalent equivalent yield
Completed  developmentt portiolic £ per £ per yleld! range
2021 By asset type £m £m £m sqm £q m k) il
Big bax warehouses > 35,000 sqm 2,222 2,212 46.3 30.3-161.5 3.8% 1.3-5.5
Big box warehouses < 15,000 5g m 2,683 2,683 542 16.8-2045 3.9% 3.1-70
Urban warehouses > 3,500 sq m 6,963 6,963 1249 34.3-33%91 3.8% 29-9.7
Urban warehpuses < 3,500 sq m 4,153 4,153 192.8 38.3-3769 3.5% 2.9-9.3
High value and other uses of industrial tand* 78 FAR] 166.5 50.4-452.1 6.0% 1.3-10.3
16,739 1,638 18,377 81.0 16.8-452.1 3.8% 2.9-10.3

By ownership .
Wholly-owned* 13,990 1,478 15,468 125.6 30.5-452. “3.8% 2.9-10.3
Joint ventures 1,749 160 2,909 455 16.8-1268 4.0% 31-9.7
Graup Total 16,739 1,638 18,377 81.0 16.8-452.1 3.8% 2.9-10.3

Lang ang gevelopment valyalions by asset type are not available a3 13nd sites are not calegorised by asset lype. Comeined praperty portfolic cofumn will not cast dawn bul row does cast across.

On a fully uegupied basis.

High value and ather uses of indusirial land includes olfices and retall uses, such as wade counters, car showrooms and self-starage facilities.
Inchiged in the completed portfolio, the wholly-owned assers are: big box > 35,000 sq m £1,120 milion; big box < 35,000 sq m £1,180 million; urban warehouses > 3,500 sq m €6,B22 million;
urban war¢hauses < 3,500 sq m £4,163 million; and other uses £70%5 million,

i

2

3 In relation to the completed propertles only.
4

5

. Inputs
Combined Net true Net true
Land & property ERV* ERV range' equivalent equivalent yleld
Completed development portfoflo £ per £ per yleld® range
2021 By gecgraphy £m £m £m qm sgm % L)
Greater London 7,005 327 7332 196.6 45.7-3769 3.5% 2.9-9.3
Thames Valley 2,878 224 302 172.2 72.7-4s521 ‘a.1% 3.6-3.4
Natlonal Logistics 1,247 470 1,717 BG.2 45.0-204.5 3.8% 3.3-4.4
Northern Europe
Germany 1,532 197 1,729 57.5 34.3-1558 3.6% 3.0-49
Nethertands 167 27 184 59.7 46.2 - 91.2 3.9% 3.4-9.7
Southern Europe
France 1,751 112 1,863 660 37.8-442.90 4.1% 3.2-6.8
Italy/Spain 1,438 202 1,640 467 16.8-161.9 3.9% 1.4-10.3
Central Europe )
Poland 631 75 706 39.7  30.3 ~130.0 5.2% 4.6-5.7
Czech Republic 90 4 93 33.5 47.1-93.3 4.8% 4.8-4.8
Group Tetal 16,739 1,638 18,377 81.0 16.8-452.1 3.8% 2.9-10.3
Investment properties - Graup (Note 13G)* 15,422
Investment properties — lgint ventures {Note ¥ii)) 2,909
Trading properties ~ Group (Note 13(ii))* 45
18,377

1 Qn a fully occupied basis.
2 In refation to the completed properties only.
3 Excludes head kease ROU assers of €70 mitlion.

4 Includes valuation surplus not recognised on irading praperties of £1 million.
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27. PROPERTY VALUATION TECHNIQUES, SUSTAINABILITY AND CLIMATE CHANGE CONSIDERATIONS AND

RELATED QUANTITATIVE INFORMATION CONTINUED

Valuatlon inputs

Combined Net true Net true
Land & property ERy? ERV rarge? equivaleat equivalent
. Completed develapment! portfolio £ per £ per yield? yield range
2020 By asset type £m £m £m 5qm sqm . B W
Big box warehauses > 35,000 sg m ' 1,661 1,661 46.8 30.8-1478 4.4 3.6-6.4
Big box warehauses < 35,000 sqm 2,098 2,098 535 32.1-1301 4.6 3.5-6.5
Urbran warehouses > 3,500 sq m 4,95t 4,951 1ne.8 26.8-280.6 45 3.3-101
Urban warehouses < 3,500 sq m 2,821 2821 159.2 53.6-2%12 4.1 3.3-8.7
High value and other uses of indusirial land* 276 276 165.3 536-215.3 59 3.3-99
11,807 1,188 12,595 75.1 268-291.2 4.5 3.3-10.1

By ownership
Wholly-owned® 9,567 1,080 10,647 111.7 26.8-291.2 4.4 3.3-99
Joint ventures 2,240 108 2,348 46.7 30.8-96.4 4.7 3.5-10.1
Group Total 11,807 1,188 12,995 753 26.8-291.2 45 3.3-101

1 Land and development valustions by asset type are nol available as kand sites are not categorised by asset type. Combined property portiotia ¢column will ot cast down but row does cast across.
2 On a fully occupied basis,
3 Inrefation to the completed properties only. -
4 Higher value includes offices and retall uses, such as (rade counters, car showraoms and sell-storage tacilisies. i
5 Included in the completed Portfalio, the wholly-owned assets afe: big box > 35,000 sg m £789 million; big hox < 35,000 sq m £882 milllon; urban warehauses > 3,500 sq m £4,823 million;
urban wafehouses < 3,500 sq m £2,821 million; and ather uses £272 miliion, .
Vatuatiar tnputs
Combined . MNet frue Net true
Land & property ERVY ERV range! equivalent  equivalent yleld
A Lompleted fevelapment portfofio £ per £ per yield? range
2020 By geography £m £m £m qm sqm o %
Greater Landon 4,727 141 4,868 160.2 55.1-291.2 4.0 . 33-73
Thames Valley . 1,857 140 . 1,997 150.8 70.0-280.6 4.7 4.3-7.4
National Logistics 831 392 1.223 705 45.0-130.1 4.6 4.2-5.2
MNorthern Europe .
Gemmany 1,277 1 1,378 58.6 32.1-1403 4.1 3.5~57
Netherlands 140 22 162 - 60.5 50.3-94.4 4.7 39-101
Southern Europe !
Frarce 1,379 136 1,515 614 3931250 4.9 3.6-52
Italy/Spain 954 212 1,166 46.4 26.8-172.1 4.8 3.9-99
Central Europe
Poland 564 33 597 421 30.8-139.0 6.0 5.4-6.4
Czech Republic 78 1 89 53.3 46.8-96.4 5.5 3.4-5.5
Group Total ' 11,807 1188 12,995 75.1 26.8-291.2 4.5 3.3-101
Investment properties - Group {(Note 13[0)* 10,595
Investment properties - Joint ventures (Note 7{ii}} ’ 2,348
Trading properties — Group (Mote 13(ii))" 52
12,995
1 Ona fully occupied basis.

2 In'relation to the completed properties only.
3 Excludes head lease RCU assets of £76 million.
4 incfudes vaiuation surpfus ngt recegnised on trading properties of €1 milfion.
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A list of the Group's related undertakings as at 31 December 2021 is detailed below. Except where the Group’s percentage holdings is disclosed
befow, the entire share capital of the subsidiary undertaking is held by the Group. Unless otherwise stated, Group’s holding in the subsidiary
undertaking comprise Crdinary shares. Where subsidiaries have different classes of shares, the percentage effective holding shown represents
both the Group’s voting rights and equity holding. All subsidiaries are cansolidated in the Group's Finandal Statements, The Group’s related
undertakings also includes its joint ventures, which is primarily SELP.

Audit exemption taken for subsidiaries

Certain UK subsidiaries are exempt from the requirement of the Companies Act 2006 {the Act} relating to the audit of individual accounts
by virtue of Sectian 479A of the Act. These subsidiaries are identified with two asterisks {**} on the table below.

Certain UK partnerships are exemnpt from the requirement to prepare, publish and have sudited individual accounts by virtue of regulation
7 of The Partnership (Accountants) Regutations 2008. The results of these partnerships are consolidated within the Group accounts and are
identified with three asterisks (***} on the table below.

% effective

holding If  Direct /
Company Name Jurlsdlction not 100%  Indlrect Reglstered Qffce
Airport Property GP (Mo. 2) Limited*” England and Wales Indirect 1 New Burlingron Place, London, w15 2HR, United Kingdom
Airport Property Hi Limited** B Englard and Wales Indirect 1 New Burlington Place, London, WhS 2HR, United Kingdom
Airpor| Property Partnership® ™ England and Wales Indirect 1 New Burlington Place, Londen, W15 2HR, United Kingdom
Allnatt London Properties PLC2** England and Wales Direct 1 New Burlington Place, London, W15 2HR, Uniled Kingdom
Amdale Heldings Limited NV Belgium Indirect Boutevard Louis Schmidt 87, 1040 Exerbeek, Belgium

" Beira Investments 5p z.0.0. Poland Indirect Pl. Andersa 3, 61-894 Poznan, Poland

Bilton Homes Limited? England and wWales Indirect 1 New Burlington Place, London, W15 2HR, Uniled Kingdom
Biltan p.le** England and Wales Direct 1 New Burlington Place, Londen, W15 2HR, United Kingdam
Bonsel 5.R.L. ltaly 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanafiori, Milan, aly
Brixton (Axis Park) Limited England and Wales Indirect 1 New Burlington Place, London, wi1S 2HR, United Kingdorm
Brixton (Fairway Units 7.11) 1 Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR. United Kingdom
Brixton (Great Western, Southall} Limiteg"” England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton (Hatton Crass) 1 Limited England and Wales Indirect 1 New Burlingtan Place, London, W15 2HR, United Kingdom
Brixton (Heathrow Estate) Limited Englang and Wales Indirect 1 MNew Burlington Place, London, W15 2HR, United Kingdom
Brixton {Metropofitan Park} 1 Limited England and Wales Indirect 1 New Burlington Flace, Landon, W1s 2HR, United Kingdom
Brixton {Origin} Limited England and Wales Indirect 1 New Burlingion Place, London, W15 2HR, United Kingdom
Brixton Asset Management UX Limited"* England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Greenford Park Limited England and Wales Indirect 1 Mew Burlington Place, London, W1S 2HR, United Kingdom
Brixtan Limited** England and Wales Direct 1 MNew Burlington Place, Landon, W15 2HR, United Kingdom
Brixton Nominee 26 (Jersey) Limited Jersey Indirect 3rd Floar, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Nominee 27 (lersey) Limited * Jersey Indirect 3rd Floar, One The Esplanade, 51 Helier, JE2 3QA, Jersey
Brixton Nominee 38 (lersey) Limited Jersey Indirect 3rd Floor, Cne The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Momnee 3% (Jersey) Limited Jersey Indirect 3rd Flogr, One The Espfanade, St Helter, JE2 3QA, Jersey
Brixton MNominee 40 (lersey) Limited Jersey Indirect  3rd Fioor, Cne The Esplanade, St Helier, JE2 3QA, lersey
Brixton Nominee 41 {Jersey) Limited lersey Indirect 3rd Floor, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Mominee 8 (Jersey) Limited . Jersey Indirect 3rd Floor, One The Esplanade, St Helier, JE2 3QA, fersey
Brixton Nominee 9 (Jersey) Limited Jersey Indirect 3rd Floor, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Nominee Axis Park 1 Limited lersey tndirect 3rd Floor, One The Esplanade, St Helier, JEZ 3QA, Jersey
Brixton Mominee Axis Park 2 Limited lersey Indirect 3rd Flogr, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixtan Mominee Polar Park 1 Limited Jersey indirect 3rd Floor, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixtan Nominee Polar Park 2 Limited Jersey Indirect 3rd Floor, One The Esplanade, 5t Helier, JE2 3QA, Jersey
Brixton Nominee Premier Park 1 Limited Jersey Indirect  3rd Floor, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Nominee Premier Park 2 Limited Jersey Indirect 3rd Floor, One The Esplanade, 5t Helier, JE2 3QA, Jersey
Brixton Northfields (Wembley 1) Limited"™* England and Wales Indirect 1 New Burlingtan Place, Landon, W15 2HR, United Kingdom
Brixton MNarthfields {Wembley) Haldings Limited®” England and Wales Indirect } New Burington Place, London, W1§ 24HR, United Kingdom
Brixton MNorthfields {(Wembley) Limited** England and Wales Indirect } New Burlington Place, London, W1S 2HR, United Kingdom
Brixtan Northfields 1 Limited** England and Wales Indirect 1 Mew Burtington Place, London, W15 2HR, United Kingdom
Brixton Northfields 2 Limited** England and Wales Indirect | New Burlington Place, Landon, W15 2HR, United Kingdom
Brixton Northficlds 3 Limited** England and Wales Indirect ¢ New Burlington Place, London, W1S 2HR, United Kingdom
Brixton Northfields 4 Limited** England and Wales Indirect i Mew Burtington Place, London, W15 2HR, United Kingdom
Brixtan Northhields 5 Limited** England and Wales Indirect b Mew Burlington Place, Londan, W15 2HR, United Kingdam |
Brixton Nosthfields & Limited** England and Wales Indirect 1 Mew Burlingten Place, London, W15 2HR, United Kingdom
Brixtan Premier Park Limited England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
Brixton Properties Limited England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
Brixton Sub-Holdings Limited™* England and Wales Indirect 1 Mew Burlingten Place, London, W18 2HR, United Kingdom
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28. RELATED UNDERTAKINGS CONTINUED

% effective
holding if  Direct/
LCompany Name Jurisdiction not 100%  Indlrect Reglsrered Oifice
B-5erv Limiteg™ England and Wales Indirect 1 New Burlington Place, London, W15 2HR, Uaited Kingdom
400, 2711 Centerville Road, wilmington, New Castle,
CHR Holdings LLC Delaware Indirect Delaware, United States
Lumoenics House Valtey Drive, Swift Valley, Rugby,
Coventry & Warwickshire Develgpment Partnership LL,P* England and Wales Indirect Warwickshire, CV¥21 1TQ, United Xirgdom
Lumenics House Valley Dirive, Swilt valley, Rugby,
CWOP Invesiment Limited"* England and Wales Indirect Warwickshire, CVZ1 17Q), United Kingdom
Dagenham Park Management Company Limiled England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
Guslav Mahlerplein 62, ITO-taren, 8th Floor, 1082MA
De Hoek-MNoagrd 5-Park 8.V, Netherlands Indirect Amsterdam, Metherlands
Davon Mominees (Mo, 1) Limited? England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Devon Nominees (Ma. 2) Limited” England and Wales Indirect | New Burtington Place, London, W15 2HR, United Kingdom
Devon Nominees (No. 3) Limited’ England and Wales Indirect 1 Mew Burlinglon Place, Londan, W1S 2HR. United Kingdam
Lumonics Mouse Valtey Drive, Swift Valiey, Rugby,
Gateway Rugby Management Company Limited®” England and Wales 91.85 Indirect Warwickshire, CV21 1TQ, United Kingdom
Granby investment Sp. z.0.0. Paland Indirect Pl. Andersa 3, 6i-894 Poznan, Poland
GrontFour s.r.o. Czech Republic Indirect Praha 1, Na Pikap® 9/392 3 117393, PSE 110 00, Czech Republic
Helios Northern Limited'** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
HetioSlough Limited"* England and Wales Indirect 1 Mew Burlington Piace, London, W15 2HR, United Kingdom
Holbury Investrnents Sp. 2.0.0. Poland tndirect Pl Andersa 3, 61-894 Poznar, Poland
Howbury Park GP Limited® England and Wales Indirect 55 Baker Street, London, W1U 7EU, United Kingdom
Howbury Park SPV Limiteds England and Waies Indirect 55 Baker Street, London, W1l 7EU, United Kingdom
IFFSR.L. ltaly 95 Indirect Sirada 3 Palazzo B3, 20090 Assago Milanofior, Milan, haly
IMPIANTIFTV SR.L. lealy 95 Indirect  Strada 3 Palazrzo B3, 20000 Asszga Milanofiged, Milan, haly
Karnal Invesiment Sp 2.0.0. Poland Indicect Zielna 37, 00-108 Warszawa, Mazaowieckie, Paland
LIACOM-A Ingatlanforgaimazd KFT Hungary Indirect 1024 Budapest, Lovbhiz u, 39, Hungary
London Distribution Park No.2 LLP* England and Wales 50 indirect 1 New Burlington Place, London, W1S 2HR, United Kingdem
Lynford Investments Sp 2.0.0. Poland Indirect Zielna 37, 00-108 Warszawa, Mazowieckie, Paland
MOM4 Uzlets Park KFT Hungary indirect 1024 Budgpest, Lovdhiz y. 39, Hungary
Ozarow Biznes Park Sp.z.o.q Poland Indirect Pl Andersa 3, 61-894 Poznan, Poland
Prermier Greenford GP Limited®” England and Wales Inclirect 1 Mew Burlinglan Place, Londan, WS 2HR, United Kingdom
Property Management Company (Croydon) Limited England and Wales 72 indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
Lumenics House Valley Drive, Swift Valley, Rugby,
Roxhill {(Maidstone} Limited England and Wales 50 Ingirect Warwickshire, CV21 1TQ. United Kingdom
Roxhill Management Rugby Limited England and Wales indirect 1 New Burlington Piace, London, W15 2HR, United Kingdam
Lumanics House Valley Drive, Swift Valley, Rugby,
Roxhill Warth 2 Limited England and Wales 28 Indirect Warwickshire, CV21 1TQ, United Xingdom
Lumonics House Valley Drive, Swift Valley, Rugby,
Roxhtll Warth 3 Limited England and Wales 50 Indirect Warwickshire, CV21 1TQ, United Kingdom
Lumonics House Valley Drive, Swift Valley, Rugby,
Roxhil-SEGRO (Rugby Gateway) LLPS England and Wales 50 Indirect  Warwickshire, CV21 1TC, United Kingdom
SEGRO (225 Bath Road] Limited England and Wales tndirect 1 New Burington Place, Londan, W15 2HR, United Xingdom
SEGRO (Acton Park Estale) Limited England and Wales Indirect 1 New Burhngton Place, Lendon, W15 ZHR, United Kingdom
SEGRQO (BA World Cargo) Limited England and Wales Indirect 1 Mew Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Barking 1} Limited*~ England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Barking 2} Limited** England and Wales Indirect 1 Mew Burlington Place, Landon, W15 2HR, United Kingdom
SEGRO (Barking 3) Limiteg** England and Wales Indirect 1 New Burington Place, Londan, W15 2HR, United Kingdom
SEGRO (Barking) Limited England and Wates Indirect 1 New Burlington Place, London, W13 2HR, United Kingdom
SEGRO (Beddington Lane) Limited England and Wales Indirect 1 New Burlington Place, Landon, W15 2HR, United Kingdom
SEGRQO (Belvedere Estate} Limited England and Wales Indisect 1 New Burlington Place, London, W15 2HR, United Kingdem
SEGRQ (Birmingham) Limited** England and Wales Indirect 1 New Burlington Piace, London, W15 2HR, United Kingdom
SEGRQ (Blanc Mesnil) SARL France Indirect 20 Rue Brunel, 75017, Paris, france
SEGRO (Bonded Stores) Limited*" England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Brackmiils) Limiteq** England and Wales Indirec 1 New Burlingten Place, London, W15 2HR, United Kingdom
SEGR(Q (Bracknell) Limited*” England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdem
SEGRQ (Coinbrook) Limited** England and Wales Indirect 1 New Burdington Piace, Landon, W15 2HR, United Kingdom
SEGRQO (Coronation Road) Limited England and Waies tndirect 1 Mew Burfington Place, London, WS ZHR, United Kingdom
SEGRO (Coventry Gateway Management Company) Limited”  England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdem
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. Lumonics House Valley Drive, Swift Valley, Rugby,
SEGRO (Coventry M6 J2) Limited England ang Wales Indirect  Warwickshire, CV21 1TQ, United Kingdom
Lumonics House Valley Drive, Swift Valley, Rugby,
SEGRO [Coventry) Limited** England and Wales Indirect ~ Woarwickshire, CV21 1TQ, United Kingdom
SEGRQ (Crick) Limited™* England and Wales Indirect 1 Mew Budington Place, London, W15 2HR, United Kingdom
SEGRQ [Dagenham) Limited England and Wales Indirect 1 New Budington Place, London, W15 ZHR, United Kingdom
SEGRQ {Deptlord Trading Estate} Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ {D-Link House} Limited** England and Wales Indirect 1 Mew Burington Place, London, W15 2HR, United Kingdom
SEGRO {East Plus) Limited** England and Wa'es Indirect 1 New Burlington Place, Londen, W15 ZHR, United Kingdom
SEGRO (East Plus) Trading Limited” England and Wales Indirect 1 New Burlington Place, Londen, W13 2HR, United Kingdom
SEGRO (Electra Park} Limited England and Wales ingirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRQ (EMG Management Company) Limited" ™ England and Wales Indirect 1 Mew Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (EMG Rail Freight Terminal) Limited** England and Wales Indirect 1 New Burlington Piace, Lendon, W15 2HR, Unied Kingdom
SEGRQO (EMG Unit 1) Limited England and Wales Indirect 1 New Burlingten Place, London, W1S 2HR, United Kingdom
SEGRO (EMG Unit 2) Limited England and Wales Indirect 1 New Burlington Piace, London, W15 2HR, United Kingdom
SEGRO [EMG Unit 4) Limited"” England and Wales Indirect 1 MNew Buringtan Ptace, London, WS 2HR, United Kingdom
SEGRQ (EMG Unit 8) Limited England and Wales Indirect 1 New Burington Place, London, W15 2HR, United Kingdom
SEGRO (EMG Unit 11) Limited England ang Wales Indirect 1 New Burlington Place, London, W1$ 2HR, United Kingdom
SEGRO (EMG Unit 12) Limited Engtand and Wales indirect 1 New Burlingtan Place, London, W15 2HR, United Kingdam
SEGRQ (EMG) Limited ‘England ang Wales Indirect 1 MNew Buringtan Place, Landon, W15 ZHR, United Kingdorm
SEGRO (Faggs Road) Limited™™ England and Wales Indirect 1 New Burlington Place, London, W13 2MR, United Kingdom
SEGRO (Fairways Induystrial Estate) Limited England and Wales Indirest 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Gatwick) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (GL} Limited England and Wales Indirect T Mew Burlingion Place, London, W15 ZHR, United Kingdom
SEGRO (Grange Park} Limited™* England and Wales Indirect ¥ Mew Burlington Place, London, W15 ZHR, United Kingdom
SEGRQ (Great Cambridge Industriat Estate) Limited England and Wales Indirect 1 New Burtington Place, London, W15 2HR, United Kingdam
SEGRO {Hatton Farm Site A) Limited** England ang Wales Indirect 1 New Byrlingtan Place, London, W1S 2HR, United Kingdom
SEGRO {Hattan Farm Site B) Limited"" England angd Wales Indirect 1 New Burlingtan Place, London, W15 ZHR, United Kingdom
SEGRO {Hatton Farm Site C) Limied** England and Wales Indirect 1 Mew Burlington Place, Lendon, W15 2HR, United Kingdom
SEGRO {Hayes) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO [Heathrow Cargo Area) Limited England and Wales Indivect 1 New Burlington Place, London, W15 ZHR, United Kingdom
SEGRO (Heathrow International) Limited*” England and Wales Indirect 1 New Burlingten Place, London, W15 2MR, United Kingdom
SEGRO (Heathrow Park) Limited England and Wales Indirect 1 New Burlington Place, London, W15 ZHR, United Kingdom
5 Temple Square, Temple Street, Liverpool, L2 SRH,
SEGRO (Howbury) Limited® England and Wales Indirect United Kingdom
SEGRO (ver 1) Limited England and Wales N Indirect 1 Mew Buklington Place, Londen, W15 ZHR. United Kingdom
" Lumeonics House Valley Drive, Swift Valley, Rugby,
SEGRO (Junction 15) Limited England and Wales Indirect ~ Warwickshire, Cv21 1TQ, United Kingdom
5EGRO (Kettering Gateway Management Campany)
Limited** England and Wales Indirect 1 New Buringron Place, London, W15 2HR, United Kingdom
SEGRO (Kettering) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGROD {Lee Park Distribution) Limited England and Wales Indirect 1 New Burlingten Place, London, W15 2HR, United Kingdom
SEGRQ {Loop} Limited** England and Wales Indirect 1 New Burlingten Place, London, W15°2HR. United Kingdom
SEGRO {Nelsen Trade Park) Limited"* England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRO {New Cross Business Centre) Limited** England and Wales Indirect 1 New Burtington Place, London, W1S 2HR, United Kingdom
SEGRQ {Newpor: Pagnell) Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO {NFTE & Mercury) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRC {Parc des Damiers} SAS France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO (Perivale Park) Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Poyle 14} Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Purfeel) Limited England and Wales Indirect 1 New Burlingten Place, London, W15 2HR, United Kingdom
SEGRO (Rainham 1) Limiteqd™" England and Wales Indirect 1 Mew Burfington Fiace, Londen, WIS ZHR, United Kingdom
SEGRQ (Rainham 2) Limited™~ England and Wales Indirect 1 MNew Burlington Place, Londgn, W13 2HR, United Kingdom
SEGROQ (Rainham, Enterprise 1) Limited** England and Wales Indirect 1 New Burington Place, London, W15 2HR, United Kingdom
SEGRO (Rainham, Enterprise 2) Limited** Englard and Wales Indirect 1 New Buyrlington Place, London, W15 2HR, United Kingdom
SEGRO [Reading) Limited® - England and Wales Indirect 1 New Buyrlingtan Place, Londen, W15 2HR, United Kingdom
England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom

SEGRO (Rackware Avenue} Limited
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SEGRO (Rugby Gateway 1) Limited** England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRO (Rugby Galeway 2) Limiteg"" England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Rugby Gateway 3) Limited England and Wales Indirect 1 New Burlington Place, Londen, WT1S$ ZHR, United Kingdom
SEGRO (Rugby Gateway 4) Limited™* England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Rugby Gateway §) Limited™* England and Wales Indirect | Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (Rushden} Limited** England and Wales Indirect 1 New Burlingten Place, London, W1S 2HR, United Kingdom
SEGRO {Skyline} Limited England and Wales Indirect ! New Burlinglen Place, Londan, WIS 2HR, United Kingdom
SEGRO (Spacewaye Park) Limited** England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Spain Energy) S.L. Spain Indirect Avenida Diagonal, 467 ~ 08036, Barcelona, Spain
SEGRO (Stansted Cargo) Limited*~ England and Wales Indirect 1 New Burlingtan Place, London, W1S 2HR, United Xingdom
SEGRO [Stansted Fedex) Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Stockiey Close) Limited** England and Wales Indirect 1 New Burlingtan Place, London, W15$ 2HR, United Kingdom
SEGRQ {The Portal) Limited England and Wales Indirect 1 New Burtington Place, London, W15 2HR, United Kingdom
SEGRO (Tilbury 2) Limited England and Waies Indirect 1 New Burington Place, London, W15 2HR, United Kingdom
SEGRO (Tottenham) Limited England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRG (Trilogy) Management Company Limited” England and Wales Indirect 1 Mew Burington Place, London, W15 2HR, United Kingdom
SEGRQ (Tudor) Limited England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (UK Energy) Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (UK Logistics) Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (Victoria Ingustrial Estate) Limited England and Wates indirect I New Burlington Place, London, W15 2ZHR, United Kingdom:
SEGRO (Waltham Assets) Limited England and Wales indirect 1 Mew Buidington Place, Londan, W15 2HR, United Kingdom
SEGRO (Watchmuoor) Limited®* England and Wales Indirect 1 New Buglington Place, London, WS 2HR, United Kingdom
SEGRO (Welham Green) Limited England and Wales Indirect 1 New Buringtan Place, Londen, W15 2HR, United Kingdom

Gustay Mahlerplein 62, 1TO-toren, Bth Floor, 1082MA
SEGRQ {West Zaan) BV, Netherlangs Indirect Amsterdam, Netherlands
SEGRC {(Wesiway Estate} Limited England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRO Achte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldort, Germany
SEGRO Achtzehnte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, DUsseldarf, Germany
SEGRO Administration Limited England and Wales Direct 1 Mew Burlington Place, Londan, W15 2HR, United Kingdom
SEGRQ APP 1 Limited™* England and Wajes Indirect 1 New Burington Place, London, W15 2HR, United Kingdom
SEGRO APP 2 Limited** England and Wales Indirect 1 New Burlington Place, London, W15 ZHR, United Kingdom
SEGRQ APP 3 Limited"* England and Wales Indirect 1 New Burlington Place, London, W15 2R, United Kingdom
SEGRO APP 4 Limated** England and Wales Indirect I New Burlington Place. Londan, W15 2HR, United Kingdom
SEGRO APP Management Limited"* England and Waies Indirect 1 Mew Burington Place, Londan, W15 2HR, United Kingdom
SEGRO Asset Management Limited™* England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom

Gustav Mahlerplein 62, ITO-toren, 8th Floor, 1082MA
SEGRO BV Netherlanos Indirect Amsterdam, Netherlands
SEGRO Belgium NV Belgiurn Indirect Boulevard Louis Schmidt 87, 1040 Etterbeek, Belgium

Gustav Mahlerplzin 62, [TO-toren, 8th Floor, 1082MA
SEGRO Benelux BV* Metherlands Indirect Amsterdam, Netherlands
SEGRO Capital 5.4.r.). Luxembourg Indirect 35-37 Avenue de l2 Liberté, L1931, Luxembourg
SEGRO CHUSA Limited England and Wales Indirect | New Burtington Place, London. W15 2HR, United Kingdom
SEGRO CL1 5Q1 France Indirect 20 Rue Brunel, 75017, Panis, France
SEGRO Communities Limited” England and Wales Indirect 1 Mew Burlington Place. Londan, W15 2HR, United Kingdom
SEGRQ Czech Republic s.r.o. ¢ zech Republic Indirect Praha 1, Na Pitkopé 9/392 a 11/393, PSC 110 00, Czech Republic
SEGRO Dreiundzwanzigste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Dreizehnte Grundbesitz GmbH Germany 94 Indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRO Dritte Grungbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorl, Germany
SEGRO Einundzwanzigste Grundbesitz GrmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldork, Germany
SEGRO Elhte Grundbesitz GmbH Genmany Indirect Fichtenstrasse 33, 40233, Dlsseldort, Germany
SEGRO Erste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dusseldarf, Germany
SEGRO Europe Limited™™ England and Wales Indirect 1 New Burhngton Place, London, W15 2HR, United Kingdom
SEGRO European Logistics Partnership 5.4.rl. Luxembourg 50 Indirect 35-37 Avenue de la Liberté, L-1931, Luxembeourg
SEGRO Finance pic England and Wales Direct i New Burlington Place. London, W15 2HR, United Kingdom
SEGRO Fixtures GmbH Gemany Indirect Fichtenstrasse 33, 40233, Ddsseldorf, Germany
SEGRO France Energy SAS France indirect 20 Rue Brunel, 75017, Paris, France
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SEGRO France SA . france Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Fanfle Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Fanlungzwanzigste Grundbesilz GmbH Germany Indivect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Finfzehnte Grundbesitz GmbH Germany indirect  ‘Fichtenstrasse 33, 40223, Dasseldort, Germany
SEGRO Gennevilliers SC| France tndirect 2Q Rue Brunel, 7517, Paris, France
SEGRQ Germany GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorl, Germany
" Gustav Mahlerplein 62, ITO-toren, Bth Floor, 1082ZMA
SEGRO Glinde BV. Netherlands Indirect  Amsterdam, Netherlands
SEGRO Gobeiins $CI France Indirect 2Q Rue Brunel, 75017, Paris, France
SEGRO Holdings France SAS France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Industrial Estates Limited England and Wales Indirect 1 MNew Burlington Place, London, W15 2HR, United Kingdom
Third Flear, St George's Court, Upper Chuich Street, Douglas,
SEGRO Insurance Limited Iste of Man Direct 1M1t 1EE, Isle of Man
SEGRO Investments Limited"* . England and Wales Indirect 1 New Burtington Place, London, WIS 2HR, United Kingdem
SEGRO Investments Spain, 5.L. Spain Qirect Avenida Diagonal, 467 - 08036, Barcelona, Spain
SEGRO ltaly S.R.L. ltaly Indirect Strada 3 Palazza B3, 20090 Assago Milanofiori, Milan, ltaly
SEGRO Logistics Mard SCI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Logistics Park Aulnay SCI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Loagistics Sud 5C1 France Ingirect 20 Rue Brunal, 75017, Paris, France
15 Boulevard FW. Raiffeisen, Luxembourg, L - 2411,
SEGRO Luge Sarl Luxernbourg Ingirect Luxembourg :
SEGRO Luxembourg 53 rl, Luxembourg indirect 35-37 Avenue de 12 Liberté, L-1931, Luxembourg
SEGRO Lyon 1 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Management Limited** England and Wales Indirect 1 Mew Burlinglon Place, London, WIS 2HR, United Kingdem
SEGRO Management NV Belgium Indirect Aoulevard Louis Schmidt 87, 1040 Frterbeek, Belgium
Gustav Mahlerplein 62, ITO-1oren, 8th Floor, 1082MA
SEGRO Netherlands B.V. Nethertands ndirect Amsterdam, Netherlandgs
SEGRO Netherlands H1 8V.7 England and Wales Indirect 1 New Burlington Place, Longon, W15 2HR, United Kingdom
SEGRO Meunte Grundbesitz GmbH . Germany indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRQ Neunzehnte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 46233, Dusseldorf, Germany
SEGRQO Overseas Holdings Limited England and Wales Direct 1 Mew Burlington Place. London, W15 2HR, United Kingdom
SEGRO Park, Croyden 5.3 rl. Luxembourg Indirect 35-37 Avenue de k2 Liberté, L-1931, Luxembourg
SEGRO Pension Scheme Trustees Limited’ England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO pic French Branch France Direct 20 Rue Brunel, 75017, Paris, France
SEGRO Plessis SCI France Indirect 20 Rue Brune), 75017, Paris, France
SEGRO Poland $p z.0.0. Paland indirect Pl. Andersa 3, 41-894 Poznan, Poland
SEGRO Properties Limited England and Wales Direct 1 New Burlington Place, Londen, W15 2HR, United Kingdom
SEGRO Properties Spain 5.L. Spain Dhirect Avenida Oiagonal, 467 - 48036, Barcelona, Spain
SEGRO Reisholz GmbH Germany Indirect Fichtenstrasse 33, 40223, Disseldord, Germany
SEGRQO Sechste Grundbesilz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dosseldarf, Germany
SEGRO Sechzehnte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dosselgorf, Germany
SEGRQ Siebte Grundbesitz GmbH Germany Indirect Fichtensirasse 33, 40233, Dirsseldor!, Germany
SEGRO Siebzehnte Grundbesitz GmbH Germany Indirect Fichiensirasse 33, 40233, Disseldorf, Germany
SEGRO Slough Spare Limited** England and Wates Indirect 1 New Burtingten Place, London, W15 2HR, United Kingdem
SEGRQ Spain Management, S.L. Spain Ingirect Avenida Diagena), 467 - 0B036, Barcelona, Spain
SEGRO Spain Spare 1 5.L.° Spain Direct Avenida Diagonal, 467 - 0B036, Barcelona, Spain
SEGRO Spain Spare 2 5.1 Spain Direct Avenida Diagonal, 467 - 08036, Barcelona, Spain
SEGRO Spain Spare 3 S.L. Spain Direct Avenida Diagonal, 467 - 08036, Barcelona, Spain
SEGRO Spare 1 Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRQ Spare 2 Limited"" England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRQ STE Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRO Trading (France) SNC France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Urban Logistics PRI 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Urban Logistics PR2 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Urban Logistics PR3 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Vierte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dosselderf, Germany
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SEGRQ Vierundzwanzigste Grundbesiiz GmbH Germany ndirect Fichtenstrasse 33, 40233, Dosseldorf, Germany
SEGRQ Vierzehnte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRQ V-Park Grand Union LLP* Engtand and Wales 50 Indirect | New Burlington Place, London, W15 2HR, United Kingdom
SEGRC Wissous SCI France Indirect 20 Rue Brunel, 75017, Pans, france
SEGRC 2ebnte Grundbesitz GmbH Germany indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRC Zwanzigste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRO Zweite Grundbesitz GmbH Germmany Indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Zweiundzwanzigste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRO Zwdlite Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SELP {algha Haldings) 5.4, Luxembourg 50 Indirect 8, rue de Koerich, L-B437 Steinfort
SELP (Alpha JV) S.dxl. Luxembourg 50 Ingirect 8, rue de Koerich, L-8437 Steinfort
SELP Finance S 4.rl. Luxembourg 50 Indirect 35-37 Avenue de la Liberté, L-1931, Luxembourg
SELP Investments S.4.ri. Luxembourg S50 Indirect 35-37 Avenue de la Liberté, L-1931, Luxembourg
SELP Management Limited England and Wales Indirect 1 New Burlingten Place, London, W15 2HR, United Kingdom
Slough Trading Estate Limiled England and Wales Direct 1 Mew Buslington Place, London, W1S 2HR, United Kingdom
Smariparc SEGRO Spondon Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SOFIBUS Patrimoine SA France Indirect 20 Rue Brunel, 75017, Panis, France
Steamhouse Group Limiteg** England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
Tenedor SR.L. Iraly Indirec! Strada 3 Palazzp B3, 20090 Assago Milanofen, Milan, ltaly
The UK Logistics {Nominee 1) Limiled” England and Wales Indirect 1 New Burlington Place, Londen, W15 2HR, Uniled Kingdom
The UK Logistics {(Nomineg 2) Lirmited” England and Wales Indirect 1 New Burlington Place, Landon, W15 2HR, United Kingdom
The UX Legistics General Pariner Limited** England and Wates Indirect 1 Mew Burlington Place, Landon, W15 2HR, United Kingdom
The UK Lagistics Limited Partnership* England and Wales indirect | New Budlington Place, Landan, W18 2HR, United Kingdom
Trafford Park Estates Limited*® England and Wales Indirect 1 New Burlingten Place, Londan, W15 2HR, United Kingdom
UK Logistics Fund Unit Trust Jersey Indirect Ogier House, The Esplanade, St Helier, JE4 9WG, lersey
UK Logistics Pragerties Mo 1 Unit Trust Jersey Indirect Qgier House, The £splanade, St Helier, JEQ4 9WG, lersey
UK Logistics Properties Mo 2 Unit Trust lersey Indirect Ogier House, The Esplanade, 5t Helier, JE4 9WG, Jersey
UK Logistics Trustees Limited Jersey Indirect Ogier House, The Esplanade, St Helier, JE4 9WG, lersey
UX Property Unit Trust No, 41 lersey Indirect 47 Esplanade, St Helier, lersey IE1 CBD
UK Property Unit Trust No. 42 Jersey Indirect 47 Esplanade, 5t Helier, lersey JE1 0BD
UK Property Unit Trust No, 43 Jersey Indirect 47 Esplanade, St Helier, lersey JE1 0BD
UK Property Unit Trust No, 44 Jersey Indirect 47 Esplanade, St Helier, Jersey JE1 080D
UK Property Unit Trust No, 45 Jersey tndirect 47 Esplanade, St Helier, lersey JE1 CBD
Unitair General Partner Limited"™ England and Wales Indireci 1 New Burlington Place, Londan, W15 2HR, United Kingdom
Unitair Limited Partnershipé England and Wales Indirect 1 New Burlingten Place, London, W15 2HR, United Kingdom
Vailog Colieferro S.R.L Italy 95 Indirect Swrada 3 Palazzo B3, 20090 Assago Milanoficri, Milan, luly
Vailog Energy 1 SR.L. Italy 95 Indirect Strada 3 Palazze B3, 20090 Assaga Mitanofiori, Milan, ltaly
Vailog Energy 2 S.R.L. Naly 95 Indirect Sirada 3 Palazzo B3, 20090 Assaqo Milanofior, Milan, ltaly
Vailog Energy 3 S.R1. Italy 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiori, Milan, ltaly
Vailog France SC| France Indirect 20 Rue Brunel, 75017, Paris, France
Vailog 5.R L. Italy 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiori, Milan, ltaly
Woodside GP Limited” Engleand and Wales 33.33 Indirect 1 New Burlington Place, London, W15 ZHR, United Kingdom
Zinc One S.R.L. italy Indirect Strada 3 Palaz2e B3, 20090 Assago Milanofior, Mian, italy
Zinc Seven S.R.L Italy Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiori, Milan, ltaly
Zine Six S.R.L. ltaly Indirect Strada 3 Palazze B3, 20090 Assago Milanefiorni, Milan, ltaly

Cwnership hetd in class A and B shares.
Qwmnership hetd in Ordinary ard Deferred shares.
Qwnership held in class A shares.

In liquidation.

-G W o —
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Owmership held in class G shares, K shares, S shares and Prelerence shares,

Partnership and Limited Liability Partnership (LLPs) do not have a share capital and unless otherwise stated, the Group holds 100 per cent intefest in these entities.
Company entitled to exemption from audil under section 480 of the Companies Act 2004 relating to dormant companies.
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Table 1: EPRA performance measures summary
201 2020
Pence per Pence per
Notes £€m share £m share
EPRA Eamnings Table 4 348 291 292 254
EPRA NTA Taole 5 13,704 137 9.725 814
EPRA MRV Table 5 14,986 1,243 10,571 B35
EPRA NDV Table 5 13,155 1,091 9,155 P
EPRA net initial yield Table & 3.0% 3.8%
EPRA tgpped-up nel initial yield Table & 3.3% 4.1%
EPRA vacancy rate Taple 7 3.2% 396k
EPRA cost ratio (including vacant property costs) Table 8 20.2% 21.1%
EPRA cost ratio (excluding vacant property costs) Table B 19.0% 20.1%
Table 2: Income Statement, proportionally consolidated
2021 2020
Joint Joint
Group ventures Total Group weniures Total
Notes £m £m £m £m £m £m
Gross rental income 27 4487 135 582 393 121 514
Property operating expenses © 27 (100) (35) (135) (88) {31 {119}
Net rental income 347 100 447 305 20 395
loirt venture fee income' 2.7 52 (24} 28 22 (v0) 12
Administration expenses 2.7 (59 (2) (61} (52) (2) (54)
Adjusted operating profit before interest and tax 330 74 414 275 78 353
Net finaace costs (including adjustments) 2.7 {40) 13) (53) {40) 12 {52)
Adijusted profit before tax 300 61 36t 235 66 301
Tax an adjusted prafit 2.7 (8) 5) - (13) (4} (5) (9)
Adjusted/EPRA earnings before non-contrelling interests 292 56 348 231 &1 292
Nan-cantrolling interest on adjusted profit 2.7 = - - - - -
Adjusted/EPRA earnings after tax and non-controlling interests 292 56 las 231 61 292
Number of shares, millien 12 1.197.7 1,149.8
Adjusted/EPRA EP5, pence per share 29.1 25.4
Number of shares, million 12 1,201.0 1,154.5
Adjusted/EPRA EPS, pence per share — dituted 19%.0 253

1 Joint venture lee income includes the cost of such fees borne by the joint ventures which are shown in Noie 7 within ney renlal income.

As discussed in Note 2 there were no non-EPRA adjusiments to underlying prafit made in the current ot prior period; therefore Adjusted

earnings is equal to EPRA earnings in the table above.

Table 3: Balance Sheet, proportionally consolidated

2021 2020
Joint Joint
Group ventures Tatal Group ventures Total
Noles £m £m £m £m £m £m

Investment properties 13.7 15,492 2909 . 18,401 10,671 2,348 13,019
Trading properties 13,7 45 - 45 32 - 52
Total praperties 15,537 2,909 18,445 10,723 2,348 13,071
Investment in joint veniures 7 1,795 {1,795} f e 1,423 {1,423) -
Other net liabilities (535) {274} (809) {162 {162) (324)
Net borrowings 16,7 {3,361) (840} (4,201} (2,325) {763) (3,088)
Total sharcholders’ equity* 13,436 - 13,336 9.639 - 2,659
EPRA adjustments 12 268 -1
Adjusted NAV 12 13,704 9,725
Number of shares, million 12 1,205.5 1,194.7
Adjusted NAV, pence per share 12 1,137 814
1 Aiter non-controliing interests,
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For the year ended 31 December 2021

SUPPLEMENTARY NOTES NOT PART OF AUDITED FINANCIAL STATEMENTS CONTINUED

Note: Loan to value of 23 per cent is calculated as net borrowings of £4,201 million divided by tatal properties {excluding head lease ROU
asset of £70 million and includes valuation surplus not recognised on trading properties of £1 million) of £18,377 million (2020: 24 per cent;
£3,088 million net borrowings; £12,995 million total properties).

The portfolio valuation uplift of 28.8 per cent shown on page 49 of the Strategic Report cannot be directly derived from the Financial Statements
and is calculated to be comparable with published MSCI Real Estate indices against which SEGRO is measured. Based on the Financial
Statements there is a valuation surplus of £4,103 million (see MNote 8) and property value of £18,376 million {paragraph above) giving a valuation
uplift of 28.8 per cent. The primary differences are that the uplift excludes the impact of rent free incentives (£15 million, +0.1 per cent) and
other movernents (-£12 million, -0.1 per cent) primarily due to foreign exchange based on closing rate as opposed to average used in the
Financial Statements.

Total assets under management of £21,286 million {2020: £15,343 million) includes Group total properties of £15,468 miflion (see Note 27)
and 100 per cent of total properties owned by joint ventures of £5,818 million {see Note 7ii)).

Table 4: EPRA Earnings

20 2020
Group Group
Nates £m £m
Earnings per IFRS income statement 4,060 1.427
Adjustments to calculate EPRA Earnings, exclude: .
Valuation surplus on investment properties - ’ 8 {3,617} ' (971)
Prafil on sale of investment properties 8 (53} (3]
Profit on sale of trading properties 13 7} m
Increase in provision fer impairment of trading properties . 8 1 -
Increase in provision for impairment of other interests in property 8 - 1
Valuation surplus on other investments 8 - {14)
Tax on profits on dispasals’ 10 -
Cost of early close out of debt ’ . 9 - n
Net fair value less/(gain) on interest rate swaps and other derivatives ‘ 9 a2 (14)
Delerred tax charge in respect of EPRA adjustments’ 232 31
SIC entry tax charge' . - kY] -
Adjustments to the share af profit fram joint ventures after tax 7 {a05) {175)
Non-controlling interests in respect of the above 2 7 2
EPRA eamings 338 292
Basic number of shares, million 12 1,197.7 1,149.8
EPRA Earnings per Share (EPS) 29.1 25.4
Company specific adjustments:
Non-EPRA adjustments . 2 - -
Adjusted eamings 348 292
Adijusted EPS 12 291 254

1 Total tax charge in respect of adjustments per Note 2 of £260 million (2020: £31 million) comprises tax charge on prefits on disposals of €10 million {2020: €nil), deferred Lax charge ol
£232 mikion (2020: £31 million) and $SIC entry tax charge of £38 million (2020: £ni#).
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SUPPLEMENTARY NOTES NOT PART OF AUDITED FINANCIAL STATEMENTS CONTINUED

Table 5: EPRA Net asset measures

The European Public Real Estate Assaciation ((EPRA’} best practice recommendations (BPR) for financial disclosures by public real estate
companies sets out three net asset value measures: EPRA net tangible assets {NTA), EPRA net reinstatement value (NRV) and EPRA, net
disposal value (NDV).

The EPRA Net Tangible Assets {NTA) metric is considered to be most consistent with the nature of SEGRO's businass as a UK REIT
providing long-term progressive and sustainable returns. EPRA NTA acts as the primary measure of net asset vzlue and is also referred
to as Adjusted Met Asset Valye {or Adjusted NAV).

A reconciliation of the three EPRA NAV metrics from IFRS NAY is shown in the table below.

EPRA measures

EPRA NTA EPRA NRV EPRA NDV
As at 31 December 2021 £m £m £m
Equity attributable to ardinary shareholders 13,436 13,43% 13,436
Fair vatue adjustment in respect of interest rate derivatives - Group 24 24 -
Fair value adjustment in respect of trading properties - Group 1 1 1
Delerred tax in respect of depreciation and valuation surpluses ~ Group' 129 259 -
Delerred tax in respect ol depreciaion and valuation surpluses — Joint ventures' . 123 245 -
tntangidble assets ' (%) - -
Fair value adjustment in respect of debt - Group - - (260)
Fair value adjustment in respect of debt — loint venlures ‘ - - {22}
Real estate transfer tax? - 1,021 =
Net assets 13,704 14,986 13,155
Diluted shares (million) 1,205.5 1,205.5 1,205.5
Diluted net assets per share 1,137 1,243 1,091

1 50 percent of delerred tax in respecl of depreciation and valuallen surpluses has been excluded in calculating EPRA NTA in line with option 3 of EPRA BPR guidelines.
2 EPRA NTA and EPRA NDV reflect IFRS values which are net of purchasers’ costs. Purchasers’ casts are added back when calculating EPRA NRV,

EPRA measures

. EPRANTA EPRA NRV EPRA NDV
As at 31 December 2020 ! £m £m £m
Equity attributable to ordinary shareholders $.659 9,659 9,659
Fair value adjustiment in respect of interest rate derivatives - Group (61 {en -
Fair value adjustment in respect of trading properties - Group 1 1 1
Deferred tax in respect of depreciation and valuation surpluses - Group' 42 Ba -
Delerred tax in respect of depreciation and valuation surpluses - Joint ventures' Bé 71 -
Intangible assets (2) - -
Fair value adjustment in respect of debl — Group - - {a67)
Fair value adjustment in respect of debt — loint ventures - - (38)
Real estate transfer 1ax? - 717 -
MNet assets : 9,725 10,571 9,155
Diluted shares [million) 1194.7 1,194.7 1,194.7
Diluted net assets per share 814 B85 766

1 50 per cent of deferred tax in respect of depreciation and valuation surpluses has been excluded in calCulating EPRA NTA in fine wilth option 3 of EPRA BPR guidcknes.
2 EPRA NTA and EPRA NDV raflact IFRS values which are ner of purchasers' costs, Purchasers' costs are added back when calallating EPRA NRV,
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SUPPLEMENTARY NOTES NOT PART OF AUDITED FINANCIAL STATEMENTS CONTINUED

Table 6: EPRA net initial yield and topped-up net initial yield

- Continental

UK Eurape Total
Combined property portfolio inciuding joint ventures at share — 202t Notes £m £m £m
Tatal properties per financial statements Table 3 12151 6,295 18,446
Add valuation susrplus not recognised on trading preperhes 13 - 1 1
Less head lease ROU assets 13 - (70} {ro)
Combined property portfolio per external valuers’ reports 12,15 6,226 18,377
Less development properties {invesiment, trading and joint ventures) {1,021} (617) {1,638)
Met valuation of completed propertics 11,130 5,609 16,729
Add noticnal purchasers” cosls 754 267 1,021
Gross valuation of completed properties incduding notional purchasers’ casts A 11,884 5,876 17,760

£m £m £m
Income
Gross passing rent? 334 206 540
Less irrecoverable property costs (4) {8) 1n
Net passing rent 8 330 198 528
Adjustment for notional rent in respect of rent frees 13 28 61
Topped up netrent C 363 226 589
Induding fixed/minimum uplifts* 10 - 10
Total topped up net rent i’ 226 599

Continental

UK Eurcpe Total
Yields — 2021 9% % 5
EPRA net initial yield* B/A 2.8 3.3 3.0
EPRA topped-up net initial yield® CIA 31 ig i3

a7 4.0 3.8

MNet true equivalent yield

Gross passing rent excludes short-term leltings and ficences.
In accerdance with the Best Praciices Recommendations of EPRA,

Do -

Table 7: EPRA vacancy rate

Trading properties are recarded In the Financial Statements at the lawer of cost and net realisable value, therefore valuations above cost have ot been recognised.

Cer1ain leases contain clauses which guarantee future rental increases. whereas most teases contain five-yearty, upwards only rent review clauses (UK) or indexation clauses (Continental Europe).

20 2020

£m £m

Annualised estimated rental value of vacant premises 22 22
Annualised estimated rental value for the completed property portfolio 693 561
3.2% 39%

EPRA vacancy rate'

1 Vacancy raté percentages have been calculated using the figures presented in the table above in millions accurate to one decimal place.
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Table 8: Total cost ratio/EPRA cost ratic

2021 2020

Total cost tatlo Noles £m £m
Coasts
Property uperating expenses’ 5 100 88
Administration expenses & 59 52
Share of foint venture property operating and administration expenses? 7 48 43
Less:
Ioint ventyre property management fee income. service charge income, management fees and ather
cosis recavered thraugh rents but not separately invoiced® {104) (88}
Total costs (A) 103 95
Grass rental income
Gross rental income 4 447 393
Share of joint venture property gross rental income 7 135 121
Less:
Service charge income, management fees and other costs recovered through rents but not separately invoiced? (78} {66)
Total gross rental income {B) 504 448
Tatal cost ratio (A)/(E)* 20.2% 21.1%
Total casts {A) 103 95
Share-based payments b (13) (0
Total costs after share-based payments {C} 90 85
Tatal cost ratio after share-based payments (C)/(B)* 17.6% 18.8%
EPRA cost ratio
Total costs (A) 103 95
Mon-EPRA adjustments 2 - -
EPRA total costs including vacant property costs (D) 103 95
Group vacant property casts 5 (5) (3
Share of ipint venture vacant property cosis 7 {1 (2}
EPRA total costs excluding vacant property costs (E) 97 90
Total gross rental incorne (B) 504 448
Yotal EPRA cost ratie {including vacant property costs) (D)AB)* 20.2% 211%

19.0% 20.1%

Total EPRA cost ratio {excluding vacant preperty costs) (E)/{B}*

Praperty operating expenses are net of costs capilalised in accordance with (FRS of £9 million (2020: £9 million) {see Note 5 for further detail on the nature ol costs capitalised).

Share of jpint venture property aperating and administration expenses after deducting costs relaled io performance fees.

Tolal Seduction of €104 million {2020: £88 million} frarm costs includes: pint venture management fees income of £26 million (2020: £22 million), service charge income inckuding jaint
veniures of £70 million (2020: £59 million) and management ters and other costs recovered through rents but not separacely involced, including joint ventures, of £8 milllon (2020: £7 millign).
These items have been represented as an ofiset against costs rather than a compenent of income in accordance with EPRA BPR Guidelines as they ase reimbursing the Group for costs Incurred.
Gross rental income of £447 million (2020: £393 million) does not Include joint venture management fees income of £26 million (2020: €22 million) and these fees are not required to be
induded in the tolal deductian to income of £78 million (2020: £566 million).

Cost ratip percentages have been calculated using the figures presented in the 1able above in mifllons accurate to ane decimal place.

w o

-

Table 9: EPRA capital expenditure analysis

2011 . 2020
Wholly Joint Wholly Joint
owned ventures Total owned ventures Tolal
£m £m £m £m £m

Acquisitions 1,280 159 1,439 858’ a2 940
Development! 588° 61 649 485 45 53t
Comgpleted properties® 35 10 as i 5 40
Qther? 22 11 33 27 L 35
Total 1,925 241 2,166 1,404 143 1,547
1 Being £1,272 million investment property and £8 million trading property (2020: £824 million and £34 milfion respectively) see Note 13.
2 Being £571 million investment property and £17 million rading property (2020: £471 million and £14 million respectively) see Note 13.
3 Being £35 million investment property and £nil trading property {2020: £34 million and £nil respectively) see Mote 13.
4 Includes wholty-owned capitalised interest of £9 million (2020: £7 milien) as further analysed in Note & and share af jeint venture capitalised interest of €3 million (2020: €1 million).
5 Tenant incentives. letling lees and rental guaraniees and other ltems.
& Being £40 million expenditure used for enhancing existing space {2020: £37 million) and £5 million used for creation of addilional lettable space (2020: €3 millior).
7 Total acquisitions completed in 2021 shown on page 60 of the Strategic Report of £1.323 million (being assct acquisitions of £597 millien and land acquisitians of £326 million) excludes share

of assets acquired by SELP frem SEGRO of €116 milllan (=11 of which was completed progerty. see Note 25).

Total disposals completed in 2021 of £515 million shown on page 60 of the Strategic Report includes: Carrying value of investment properties
disposed by SEGRO Group of £498 million [see Note 13) and profil generated on disposal of £53 million {see Note 8); procéeds from the sale

of rading properties by SEGRO Group af £47 million {see Note 4); share of joint venture disposal praceeds of £29 million; carrying value of
lease incentives, letting fees and rental guarantees disposed by SEGRO Group and joint venture (at share) of £4 miflion; and excludes 50 per cent
of the disposat proceeds for assets sold by SEGRO to SELP IV of £116 million (see Note 25).
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Table 10: Like-for-like net rental income

2021 2020 Change
{including JVs at share} £m £m %!
UK 234 222 5.6
Cominental Europe 12% 124 3.6
Like-for-like net rental income before ether items® 363 346 4.9
Other? (&) (6} -
Like-for-like net rental income (after other) 3157 340 4.8
Development leitings 39 9
Properties taken back for development 1 S
Like-for-like net rental income plus developments N 397 354
Properties acquired 24 4
Praperties sokd 10 15
Net rentzl income before surrenders, dilapidations and exchange 431 373
Lease surrender premiums and dilapidation income & 4
Other items and rent lost from lease surrenders 10 14
Impact of exchange rate difference between periods - 4
Net rental income (including joint ventures at share) 447 395
SEGRO share of joint venture management fees (r1) (10}
SEGRO share of joint venlure performance fees (13) -
MNet rental income after SEGRO share of jaint venture fees 423 385

1 Like-for fike change by Business Unit: Greater London 8.5%, Thames Valley 2.7%, National Logistics 0.4%. MNorthemn Europe 9.1, Southern Europe
2 Other includes the corporate tenire and other <osts relating 1o the operational business which are not specifically i
3 Percentage change has been calculated using the figures presanted in the table above In millions accurate 1o one decimal place.

to2

.29, Central Europe 4,79,
Unit.,

Table 11: Top 10 estates as at 31 December 2021 (by value, inciuding joint ventures at share)

Headline
Qwnership? Lettable area rent  Vacancy by WAULT

UK ) Locatlon {100%) sqm £m ERV % years' Asset type
Slough Trading Estate 100 Slough 640,706 101.3 4.1 8.4 Multi-let urban warchouse estate
SLP East Midlands Gateway 100 Midlands 333,160 23.9 0.0 14.8 Big box warehouse park
Premier Park 100 Park Rayal 78,720 13.7 0.0 4.2 Multi-let urban warehouse estate
Shoreham Rd Cargo Area 100 Heathrow 93,704 21.0 0.1 20 Multi-let cargo Facility
Greenford Park 100 Park Royal 79,503 1.2 27 4.0 Multi-let urban warehouse estate
Metropolitan Park 100 Park Royal 69,988 8.4 1.8 1.4 Multi-let urban warehouse estate
North Feltharn Trading Estate 100 Heathrow 57,9313 8.9 4.4 4.9 Multi-let urban warehouse estate
SEGRO Park Perivale 100 Park Royal 56,906 7.7 53 2.2 Multi-let urban warehouse estate
Axis Park 100 Heathrow 61,753 9.2 0.0 6.7 Multi-let urban warehouse estate
Park Royal Crigin 100 Park Royal 33,965 5.9 0.0 13.5 Multi-let urban warehouse estate
Continental Eurape
SEGRO Parc des Petits Carreaux 100 France 149,396 12.0 10.5 2.6 Multi-let urban warehouse estate
CSG Logistics Park 507100 Italy 349,488 8.4 0.0 7.4 Big box warehouse park
SEGRO Airport Park Berlin 50/100 Germany 136,121 6.3 9.0 5.9 Muiti-let urban warehouse and

Big box estate
MNavara Logistics Park 100 raly 19%.028 5.2 0.0 14.6 Big box warehouse park
SEGRO Logistics Park Krefeld-S5ud 50 Germany 235,977 58 0.0 1.6 Big box warchouse park
SEGRQ Logistics Park Aulnay 100 France 47,288 4.4 0.0 7B Big box warehouse park
SEGRO Park Dasseldorf-50d 100 Germany 96,237 6.4 2.7 55 Multi-let urban warehouse estate
SEGRO CityPark Disseldorl 100 Germany 50,457 4.6 141 54 Multi-let urban warehouse estate
Rome South Logistics Park 50 Italy 223,241 4.5 0.0 16.4 Big box warchouse park
SEGRO Park Gennevilliers 100 France 75,232 5.3 0.0 4.6 Multi-let urban warehouse estate

1 Weighted average unexpired lease (grm to earlier of break of expiry.

2 Wholly-owned are shown a3 100 per cemt excluding small amounts of non-coniralling interesis in Vailog assets.

226 SEGRO PLC { ANMNUAL REPORT 8 ACTOUNTS 2021



—

OVERVIEW STRATEGIC REPORT GOVERNANCE FINANCIAL STATEMENTS
Five-year financial results
2021 2020 2019 2018 2007
£m £m £m £m £m
Group Income Statement
Met rental income aar 305 281 248 22
Joint venture fee income 52 22 20 45 24
Adminisiration expenses {59} {52} 51 449 (40}
Share of joint ventures’ Adjusted profit after tax 56 61 54 9 18
Met finance <osts {icduding ediustinents) {a0) (40) (37) (48) (59)
Adjusted profit before tax’ 356 296 267 242 194
Adjustments to the share of profit from joint ventures after tax 405 175 149 a5 1]
Profit on sale of investment properties 53 5 7 57 17
Valuation surpius on investment and owner occupied properties 3,617 971 477 7 872
Profitf{loss) on sale of trading properties 7 1 7 - -
(Increase)/decrease in provisian for impairment of trading properties and other
interesls in property m m 1 - -
Other investment income - 14 4 5 -
Goodwill and gther amosunts written off on acquisitions and amortisatian - - - - m-
MNet fair value (loss)/gain on interest rate swaps and other derivatives {82} i4 8 (22} {22)
Net loss on early close out of debt : - (1A} (&) (6) (145)
Pension buy-out costs - - - (52} -
Prafit before tax 4,355 1,964 902 1,100 976
Group Balance Sheet '
Investment properties {including assets held for sale) 15,492 10,671 8,402 78M 6,745
Trading properties 45 52 20 52 13
Total directly owned properties 15,537 10,723 8,422 7.853 6,758
Property, plant and equipment 22 27 23 13 15
Investments in joint ventures 1,795 1,423 1,121 1.000 792
Other assets k1:7] 405 384 236 261
Cash and cash equivalents 45 89 133 67 109
Total assets 17,783 12,667 10,083 9,169 7935
Borrowings {3,406) (2,413) (1,943) {2,244} (2.064)
Deferred tax provision ' (274) 87 (54) 27) (35)
Other Labilities and non-controlling interests (567) (508) (408) 334) (251
Toral equity ateributable to owners of the parent 13,536 9,659 7678 6,564 5,585
Total movement in equity attributable to owners of the parent
Profit attributable to equity sharehaolders 4,060 1,427 858 1.063 953
Other equity moverents {283) 554 256 (84) 451
Data per ordinary share (pence)
Eamings per share
Basic earnings per share 3319.0 1241 7%.3 105.4 985
Adjusted earnings per shave - basic 29.1 254 24.4 234 199
Net assets per share basic
Basic net assels per share 1,118 B 7¢0 648 557
Adjusted NAV per share — diluted? 1,137 214 700 650 556
Dividend per share 24.3 221 20.7 18.8 16.5
1 There are Ao dillerences between the Adjusted profit belore 1ax 3nd \he previously reported EPRA profit befare tax for the years 2057 and 2019,
2 Adjusted NaY Is calculated in accordance with EPRA guidelines and aligns with EPRA NTA melric that was intraduced in 2020, the 2019 figure has been restated to align with Lhis definition.
2017 and 2018 Adjusied NAV s based on EPRA NAY previousty reported and have not been restated.
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Further information

FINANCIAL CALENDAR AND SHAREHOLDER INFORMATION
FEBRUARY 2022

Anncuncement of year end results: 18 February 2022
Payment: ) 6% per cent bonds 2024 interest - 23 February 2022
MARCH 2022

Ex-dividend date lor final dividend: Property Income Distribution 17 March 2022
Record date: Property income Distribution 18 March 2022
APRIL. 2022

Final date for SCRIP election: Property Income Distribution 13 April 2022
Annual General Meeting: - 21 April 2022
MAY 2022

Payment: ) Praperty Income Distribution 4 May 2022
JUNE 2022

Payment: 5% per cent bonds 2035 interest 20 June 2022
JULY 2022

Annguncement of Hali-year results: . Provisional 28 July 2022
AUGUST 2022 :

Payment: 6% per cent bonds 2024 interest 23 August 2022
SEPTEMBER 2022

Payment: Praperty Income Distribution and/or Dividend September 2022
OCTOBER 2022 .

Payment: 24y per cent bonds 2029 interest 10 October 2022
Paymenl: ) 274 per cent bonds 2037 interest 10 Ocrober 2022

RECENT SHARE HISTORY OF THE COMPANY

© On 2 September 2016, the Company placed 74,770,950 new ordinary shares at a price of 435 pence by way of an equity placing. The shares
.were issued and admitted to the Official List of the Financial Conduct Authority and to trading on the main market for listed securities of the
London Stock Exchange plc on 6 September 2016. Total gross proceeds of approximately £325 million were raised from the placing.

0 On 10 March 2017, a Rights Issue was announced on the basis of one new share for every five shares held on 8 March 2017 at a subscription
price of 345 pence per share, 166,033,133 new ordinary shares were issued and admitted to the Official List of the Financial Conduct Authority
and to trading on the main market for listed securities of the London Stock Exchange plc on 28 March 2017, Total gross proceedings of
approximately £573 million were raised from the Rights Issue.

© On 15 February 2019, the Company placed 71,000,000 new ordinary shares at a price of 635 pence by way of an equity placing. The shares

were [ssued and admitted to the Official List of the Financial Conduct Authority and to frading on the main market for listed securities of the
London Stack Exchange ple an 19 February 2019. Total gross proceeds of approximately £451 million were raised from the placing.

© On 10 June 2020, the Company placed 82,926,829 new ordinary shares at a price of 820 pence by way of an equity placing. The shares
were issued and admitted to the Official List of the Financial Canduct Authority and to trading on the main market for listed securities
of the Londan Stack Exchange plc on 12 June 2020. Total gross proceeds af approximately £68G million were raised from the placing.
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Shareholder information

Shareholder enquiries

IF you have any gquestions about your shareholding or if you require further
guidance {e.9. to notify a change of address} please contact our Registrar:
Equiniti Limited

Aspect House

Spencer Road

Lancing

West Sussex BN99 6DA

Telephane +44 0371 384 2186 {(or +44 (0121 4150 141 from overseas).

Alternatively, you can check your shareholding and access
dividend information by registering for a Shareview Portfolio at
www.shareview.co.uk, or you can securely send querigs via the
website by visiting https://help.shareview.co.uk,

Electronic communications

Shareholders have the opportunity to elect to receive shareholder
communications electronically, e.9. Annual Reports, Notice of the
Annual General Meeting and Proxy Forms. You can elect to receive
emnail natifications of shareholder communications by registering for
a Shareview Partlalio at www.shareview.co.uk, where you can also
submit proxy votes for sharehoider meetings and update your bank
details for dividend payments {see below). Receiving the Company’s
cormmunications electronically allows the Company to communicate
with its shareholders in.a more environmentally friendly, cost effective
and timely manner,

AGM ‘
The 2022 AGM will be held at 11.00 a.m. on 21 April 2022 at
RSA House, 8 lohn Adam Street, London WC2N 6EZ.

Please check aur 2022 Natice of Meeting for the most up to date
information. Shareholders are also advised to check our website which
will be updated if there are any changes to the arrangements,

ShareGift

ShareGilt is a charity (registered under the name The Orr Mackintosh
Foundation, registered charity number 1052686) which spedalises in
accepting donations of srall numbers of shares which are uneconomic
to seil on their own. Shares which have been donated to ShareGift

are aggregated and sold when practicable, with the praceeds passed
on to a wide range of UK charities. ShareGift can also help with larger
donations of shares. Further details about ShareGift can be obtained from
its website at www.sharegift.org or by writing to ShareGift at ShareGift,
PO 8ox 72253, London, SWIP 9LQ, email: help@sharegiftorg,
telephone; +44 (0)207 930 3737,

Dividends

A requiremnent of the REIT regime is that a REIT must distribute to
sharehalders by way of dividend at least 90 per cent of its profits from
its tax-exempt UK property rental business (calculated under UK tax
principles after the deduction of interest and capital allowances and
excluding chargeable gains). Such distributions are referred to as
Property Income Distributions, or PIDs. Any further distributions may
be paid as ordinary dividends, which are derived from profits earned
by its UK, non-REIT taxable business, as well as its overseas operations
{including the SIKC in France and SOCIMI in Spain).
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Withholding tax — PlDs

SEGRQ is required to withhold tax at source fram its PiDs at the basic
tax rate (20 per cent). UK shareholders need take no immediate action
{uriless they qualify for exemption as described below) and will receive
with each dividend payment a tax deduction certificate stating the
amount of tax deducted.

UK shareholders who fall into one of the classes of shareholder able
to claim an exemption from withholding tax may be able to receive a
gross FID payment if they have submitted a valid relevant Exemption
Declaration form, either as a beneficial awner of the shares, or as

an intermediary if the shares are not registered in the name of the
benefidal ewner, to Equiniti. The Exemption Declaration form is available
at www.SEGRO.com under Investors/Sharehalder Information/REIT.
A valid declaration form, once submitted, will continue to apply to
future payments of PIDs until rescinded, and so it is a shareholder's
responsibility to notify SEGRO if their circumstances change and they
are no lenger able to claim an exemption from withhalding tax.

Shareholders resident outside the LIK may be able to daim a full or
partial refund of withholding tax {either as an individual or as a company)
frorm HMRC, subject to the terms of a double tax treaty, if any, between
the UK and the country in which the shareholder is resident,

Ordinary dividends

QOrdinary, non-PID dividends will be treated in exactly the same way by
shareholders as ordinary dividends paid before the Company became
a REIT. From & April 2016 the notional 10 per cent tax credit has been
abolished and replaced with a tax-free dividend allowance, which will
apply to the ordinary, non-PiD dividends received by UK resident
shareholders who are subject to UK income tax. This allowance does
not apply ta the PID element of dividends. Further information is
available from HMRC at hitps://www.gov.uk/tax-on-dividends.

Chequeless dividends from January 2021

Since January 2021, SEGRO has withdrawn the option for shareholders

to receive payrments by cheque. Receiving dividends, and other payments,
by direct credit rather than cheque is a more efficient, secure, and
environmentally friendly method of payment.

To continue to receive dividends, and any other money payable to you

in connection with your SEGRO plc shares, you will need to provide your
bark or building society account details so that payments can be made
to your nominated account by direct credit,

If you have not already provided your details you can do so online through
the Shareview Portfelio, or, for sole holders with 2,500 or fewer shares,
by contacting Equiniti (details above).

SCRIP Dividend

Shareholders approved the re-introduction of a scrip dividend option
(SCRIP) in respect of cash dividends {including those treated as
Property Income Distributions) at the 2021 AGM.

Subject to the Board deciding to offer g SCRIP, the SCRIP runs for
three years ending on the earlier of 21 April 2024 and the 2024
AGM. It allows shareholders who elect to receive it, to take their final
and interim dividends in shares rather than cash, Details of the SCRIP,
together with information on how shareholders can elect to receive it
are available on the Company's website www.SEGRO.com.
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FURTHER INFORMATION

Glossary of terms

BREEAM; BREEAM provides sustainability assessirent and certification
for real estate assets.

Completed portfolio: The completed investment properties and the
Group's share of joint ventures’ completed investment properties.
Includes properties held throughout the period, completed developments
and properties acquired during the period.

Development pipeline: The Group’s current pragramime of developments
authorised or in the course of construction at the Balance Sheet date
(Current Pipeline), together with potential schemes not yet commenced
on land owned ar controlled by the Group (Future Pipeling).

EPRA: The European Public Real Estate Association, a real estate industry
body, which has issued Best Practices Recommendations in order to provide
consistency and transparency in real estate reporting across Europe.

ESG: Environmental, Sodal and Governance issues.

Estimated cost to completion: Costs still to be expended on a development
or redevelopment to practical completion, including atiributable interest.

Estimated rental value (ERV): The estimated annual market rental value of
lettable space as determined biannually by the Group’s valuers. This will
narmally be different from the rent being paid.

Gearing: Net borrowings divided by total shareholders” equity excluding
intangible assets and deferred tax provisions.

GRESB: An organisation which provides independent benchmarking
of £5G metrics for the praperty industry.

Gross rental income: Contracted rental income recognised in the period
in the Income Statement, including surrender premiums. Lease incentives,
initial costs and any contracted future rental increases are amortised on

a straight-line hasis over the lease term.

Headline rent: The annuat rental income currently receivable on a
property as al the Balance Sheet date {which may be more or less
than the ERV) ignoring any rent-free period.
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Hectares {Ha): The area of land rmeasurement used in this analysis.
The conversian factor used, where appropriate, is 1 hectare = 2.471 acres.

IAS: Internationat Accounting Standards, the standards under which
SEGRO reports its financial accounts.

IFRS: International Financial Reporting Standards, the standards under
which SEGRO repors its financial accounts,

Investment property: Completed land and buildings held for rental income
return and/or capital appreciation,

Joint venture: An entity in which the Group holds an interest and which
is jointly controlled by the Group and cne or more partners under a
contractual arrangement whereby decisions on financial and operating
policies essential to the gperation, perfarmance and finandal position of
the venture réquire each partners consent.

Life cycle assessrments: Life cycle assessment (LCA) is a methodology for
assessing the environmental impacts assocdiated with all the stages of the
life cycle of a building.

Loan ta value (LTV): Net borrowings divided by the carrying value of

total property assets (investment, owner occupied, trading properties and,

if appropriate, assets held for sale en the balance sheet] and excludes head
lease ROU astet. This is reported on a “took-through’ basis (including joint
ventures at share), ’

MSCL MSC| Real Estate calculates indices of real estate parformance
around the world.

Net initial yield: Passing rent less non-recoverable property expenses such
as empty rates, divided by the property valuation plus notional purchasers’
costs. This is in accordance with EPRA's Best Practices Recommendatians.

Net rental income: Gross rental income less ground rents paid, net service
charge expenses and property operating expenses.

MNet true equivalent yield: The internal rate of return from an investment
property, based on the value of the property assuming the current passing
rent reveris to ERV and assuming the property becomes fully occupied
over time. It assumes that rent is received quarterly in advance.



5

CVERVIEW

_ Passing rent: The annual rental income currently receivable on a property
as at the Balance Sheet date {which may be more or less than the ERV).
Excludes rental inconne where a rent free period is in operation. Exdudes
service charge income {which is netted off against service charge expenses).

Pre-let: A lease signed with an occupier prior to commencing construction
of a building.

REIT: A qualifying entity which has elected to be treated as a Real Estate
Investrnent Trust for tax purposes. in the UK, such entities must be
listed on a recognised stock exchange, must be predominantly engaged
in property investment activities and must meet certain ongoing
qualifications, SEGRQO plc and its UK subsidiaries achieved REIT status
with effect from t lanuary 2007

Rent-free period: An incentive provided usually at commencement of
2 lease during which a customer pays no rent. The arnount of rent free
is the difference between passing rent and headliné rent.

Rent roll: See Passing Rent.

SELP: SEGRO European Lagistics Partnership, a 50-50 joint venture
between SEGRQO and the Public Sector Pension Investment Board
{PSP Investments) established in 2013 to own big bax warekouses
in Continental Europe.

SIC: Sociétés d'investissements immobiliers Cotées are the French
equivalent of UK Real Estate investment Trusts (see REIT).

Speculative development: Where a developmerit has commenced prior
to a lease agreement being signed in relation to that development

SPPICAV: Société de Placement & Prépondérance Immobiligre 3 Capital
Variable is a French equivalent of UK Reat Estate Investrnent Trusts
(see REIT). ’

Square metres (sq m): The area of buildings measurements used
in this analysis. The conversion factor used, where apprapriate,
is one square metre = 10,7639 square feel
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Takeback: Rental income lost due tc lease expiry, exercise of break option,
surrender or insolvency.

Topped up net initial yield: Net initial yield adjusted to include notional
rent in respect of let properties which are subject to a rent free period
a2t the valuation date. This is in accordance with EPRA’s Best Practices
Recommendations.

Total accounting return {TAR): A measure of the Group's return, caleulated
as the change in adjusted NAV per share during the period adding back
dividends paid during the period expressed as a percentage of adjusted
NAV per share at the beginning of the period. ’

Total property return {TPR). A measure of the ungeared retuin for the
portfolio and.is calculated as the change in capital value, less any capital
expenditure incurred, plus net income, expressed as a percentage

of capital employed over the period concerned, as calculated by

MSCI Real Estate and excluding land.

Total shareholder return (TSR): A measure of return based upon share
price movement over the period and assuming reinvestment of dividends.

Trading property: Property being developed for sale or cne which
is being held for sale after development is complete.

Yield on cost: The expected gross yield based on the estimated current
market rental value (ERV) of the developments when fully let, divided by
the book value of the developments at the earlier of commencement of
the development or the balance sheet date plus future development costs
and estimated finance costs to completion.

Yield on new money: The yield on cost excluding the book value
ol land if the land is owned by the Group in the reporting perind
prior to commencement of the develapment.
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FORWARD-LOOKING STATEMENTS

The Annual Repofi conlains cerlain forward-10oking statements with
respect o SEGRO's expectations and plans, strateqy, management
adectives. luiure developmenis and performances, costs, revenues
and other trend Information. All staterients oiher than historical

facL are, or may be deemed ta be, forward Joaking statsments,

Forward-looking are of future exp s
and these are subject to assumpiions, risks and uncertainnes.
Many of these pi isks and i relate ta factors

i}
thal ate beyend SEGRO's ability to contro! or eslimate precisely andg
which could cause actual resulls or developments to ditfer materially
from those expressed or imphied by these forwarddooking statements.
Certain slatements have been made with reference to foredas! process
Changes, econpmic copdidons 3nd the cwrrent regulatoly snvironmenL
Any larward-locking statements made by or an bedalf of SEGRO are
based upon the knowledge and [nfarmation available to Cirectors on
the date of this Annual Reporl. Accardingty. no assurance can be given
that any particular expectation wil be met and SEGRO's sharchelders
are caurioned not to place undue refiance on the forward-tocking
statements. Additionally. forward-looking statements regarding
past trends or acrivities shouid not be taken as a representation that
such lrends or activilies will continue in the uture. The infarmatian
contained in this Annual Report is previded as at the date of this
Annual Repart and B sublect 1o change withowut notice, Other than
in aczerdance Wilh its legal of regulatory obiligations {Encluding uhder
the UK Listing Rulet and the Disclosure Guidance snd Tramspacency
Rules of the Financia) Conduct Aulhority), SEGRO does nol underiake
o update forwardJogking statements induding to raflact any new
Informatlon ar changes In events, cendibens or Circumstances on
wehich amy such statement s based Past share perfarmance eannst
be refied o as 2 guide ra fuiure pactormance. Nothing 1 this
Annual Repart shauld be consuued as 3 profil estimate o farecase
The Informalicn In this Annual Repor: does not canstitule an offer
0 sell or an invitation 1 buy searites in SEGRO ple or an (mvitatian
or inducement to engage in or enter into ANy CONLract oI COMMilmen
of oiher investmen acriviies.
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GO ONLINE

To keep up to date with SEGRO, you can source facts and figures about the Group through
the various sections on our website and sign up for email alerts for fast communication
of breaking news.

Financial reports, shareholder information and property analysis are frequently updated and
our current share price is always displayed on the Home Page

As well as featuring detailed information about available property throughout the portfolio,
www.SEGRO.corn now also includes a dedicated property search function making it easy for
potential customers, or their agents, to find business space that fits their requirement exactly.
SEGRCs performance in areas such as-sustainability and customer care are also featured on
the site, www. SEGRO.com.

|
We would encourage shareholders to consider electing to receive shareholder communications, !
incduding the Annual Report and Accounts, electronically as sel out on page 229, As part of our

commitment to becorme net-carbon neutral by 2030, we want to reduce the amount of paper

we use.

OTHER PUBLICATIONS

Additional disclosures on our property portfolio can be found in the 2021 Property Analysis
Report at www.SEGRO.com.

Qur ESG policies, reparting guidelines, assurance statements and further case studies can be
found at www.segro.com/responsiblesegro.



