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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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OVERVIEW

Image removed

Proximity to major transport

Road, rail, air and sea connections are vital

for the smonth movement of goods between’
and within countries, Many of our big box

. developments are located close to motorways,
rail freight terminals and airports to provide N
excellent access to key transpori infrastructure.

Expec

Image removed

Automated spaces

We design our builkdings in dose collaboraticn
with our customers and in a way that allows
them to equip the space 1o meet their buginess
requirements, This may indude a wide range of
existing and emerging automation technologies,
from picking and high bay racking to spedf
manufaciuring operations. .

02 SEGRO PLC | ANNLIAL REPORT 8 ACCOUNTS 2021
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Our modem assets are positioned

in the most desirable locations across
UK and Continental Europe. We have

a significant portfolic of big box and
urban warehouses, designed to the

_ highest standards to meet our

customers’ requirements.

DAVID SLEATH

" CHIEF EXECUTIVE

STRATEGIC REPORY GOVERNANCE FINANCIAL STATEMENTS

atio

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.

Image removed

Flexible space

Qur developments are created to provide
maximurn fexibility to suit the requirements
of a broad range of customers, from
rmanufacturing and logistics to Q-commerce,
film and TV studios.

Image removed

Markets and Employment

We provide modern, sustainable urban
warehquse space in the heart of cities,
close 1o our customers’ markets and

10 their polential employees.

Image removed
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Image removed

Image removéd

Creative Industries

Film, TV and online media production is
baoming and our warehouses can provide
much-needed studia space thai benefits from
height, bpenness and can be soundproofed and
configured flexibly to meet occupier demand.

Image removed

A vast range of diverse businesses bring our
spaces to life with brilliant ideas and make
extraordinary things happen, from growing
strawberries and making lollipops to brewing
beer and laundering dirty linen.

Image removed

Image removed

E-commerce retail

We provide e-comwmerce retaiters with high-
quality, sustainable buildings in prime locations.
Qur big box developments offer customers the
scale, lacatian and conmnectivity to Meet their
inoreasing consumer needs and our urban
warehouse estates in and an the edges of
major cities allow thern lo respond 1o consumer
expectations far ever taster delivery fimes.

04
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Our customers operate in diverse sectors,

with many of their businesses being driven

by technology and maijor shifts in consumer
buying habits. We continually improve our
innovation, agility and responsiveness to satisfy
our customers’ changing needs and create the

space to enable extraordinary things to happen.

ARDY GULLIFORD .
CHIEF OPERATING OFFICER

€55

Image removed

Information

Dala centres are increasingly regarded as key
national infrastructure given the critical rele
they play in our daily lives. Our unrivalled
sector experience gained through creating

Europe’s largest data centre duster means aur

dedicated group dala centre tearn know how
to provide the bespoke space, security and
pewer 1o meet the pperationa) requirements,

STRATEGHIC REPORT GOVERNANCE FINANCIAL STATEMENTS
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Food and drink

Our warehouses provide all the ingredients
needed fer lood and deink production,
irom the utilities \o packing space to the
right locations. In addition, we have a

. joint venture with SmartPare, where we're

pioneering a new asset dass, dedicated
to ‘state of the art, sustainable food
manufacturing and distribution.

Image removed
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Smart technology

We have fitted smart technalogy at some of
our units to areate energy afficient solutions
for customers. Sensors enable our customers
to benefit from real-time data insights ta help
monitor temperature levels, sound pressure,
energy usage and air quality, which results in

Image removed

greater levels of wellbeing and sustainability.

Being

ele

. Image remaoved

Biodiversity

Green walls at our developments help purify
air, regulale temperature 2nd creale 2 more
enjoyable surrounding for ocoupiers. tnsect
baxes create suitable nesting habivats for
important native pollinators, ang we have
over 330 baehives across our portfolio.

06 SEGRO PLC | ANNUAL REFORT & ACCOUNTS 2021
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Smart bins

We are using smast bins, which compact
rubbish, enabling more waste ta be held. Data
on the volume of waste in the bins is sent

{0 estate management teams in real-time,
enabling bins to be emptied only when
required, regucing vehidle movements and
ensuring greater efficiency in waste collection.

Image removed

er00s®
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We do things in a sustainable way as part
of our Responsible SEGRO framework.
QOur future success depends on our ability
to make a positive contribution to local
customers, employees, suppliers, investors
and our communities. Being responsible
and acting with integrity has always been
at the heart of what we do. '

. e . I d
We aim to make a positive impact wherever mage remove Image remaved
we operate, ensuring we create sustainable,
high-quality developments that support
biodiversity, enhance local environments
and champion low carbon growth. Net-2era carbon

Cur buildings are developed with high-quality

PAUL DUNNE spedfications, raising the bar of sustainable
MANAGING DIRECTOR, GROUP OPERATIONS industrial develapraent and low-carbon

grawih, Photovoltaic panels, sensor-activated
LED lights and air-saurced heat pumps are
used to reduce energy consumption, while
electronic vehicde charging points are installed
to enable customers to use eleciric vehides.

SEGRO PLC | ANNUAL REPQRT & ACCQUNTS 2021 o7
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SEGRO

Our business at a glance

Key facts

EMPLOYEES

385

CUSTOMERS

1,471
9.6msqm

TOTAL AUM

£21.3bn

'Graph removed

-

ASSET TYPE BY VALUE
{SEGRO SHARE)

1. Urban warehousing 67%
2. Big box warehousing 29%

3. Other uses 1%

Our portfoiio: we create the space...

Image removed

L

Image removed

BIG BOX WAREHOUSES
LOCATED IN NATIONAL/REGIONAL
DISTRIBUTION HUBS

Big box warehouses are typically used for storage
and processing of goods for regional, national and
intemnational distribution by larger trucks or by rail.
The requirement for large land plots means that they
tend o be located some distance from the ultimate
customer but on major transport routes {mainty
metarways, parts, rail freight terminals and airports)
to allow rapid transit.

EXAMPLES OF USERS OF OUR BIG BOX SPACE:

URBAN WAREHOQUSES
LOCATED IN OR CLOSE TO
MAJOR CITIES

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

and are therafore close 10 main roads and public
transpoft.Urban warehouses tend to be smalter and
they are often clustered in estates which can comprise
terracés of smaller units {typically Jess than 3,500 sqm),
larger detached single-let warehouses {typically larger
than 3,540 sq m) or a mixture of the (wo.

EXAMPLES COF USERS OF OUR URBAN SPACE:

© Redziters [online and traditional}

€ Third party logistics and transport cbmbanies
© Manufacturers

Q Distributors and wholesalers

O Retaiters and supermarkets (online and traditienal)
€ Parcel delivery companies

© Food preparation companies

© Data centre cperators

> O Air cargo handfing companies

© Wholesalers

© Other yses induding office space, car showrpoms,
self sterage facilities and Irade counters

Where we operate

Graph removed

Read more atowt our geagraphies in our regional reviews

see pages 62-64

08 SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021

GEQGRAPHICAL SPLIT 8Y VALUE
(SEGRO SHARE)

B GREATER LONDON 40% W SOUTHERN EUROPE 19%
1 Park Royal 17% B France - 10%
2 Llendon Airparts 13% % faly 7%
3 Restof London . 10% 10 Spain 2%
W THAMES VALLEY 17% B NORTHERN EUROQPE 10%
4 Slough Trading Estate 6% 11 Germany 9%
5 Rest of Thames Valley 1% 12 Netherdands 1%
B NATIONAL LOGISTICS 9% M CENTRAL EUROPE 5%
& Midlands 8% 13 Poland 4%
7 South East 1% 14 Czech Republic 1%
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..that enables extraordinary things to happen

Image removed

Image removed

Our customers

Graph removed

CUSTOMER TYPE BY HEADLINE RENT
[SEGRO SHARE)

1. Transport and logistics 21%
2. Reai) {physical and online} 19%
3. Food and general manufscturing  16% -
4. Technology, media and telecoms 119
5. Wholesale and retail diswibution  10%
6. Post and parce] delivery 9%
7. Services and utilities 7%
8. Other 7%

OUR TOP 20 CUSTOMERS:

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

31 December 2021,

Amazen

Deutsche Post DHL

Royal Mail

Fedex

Virtus

GXO

Worldwide Flight Services
Geodis

Equinix

®®Ne e W

. 10. La Poste (DPD}

1. British Airways
12, Telefonica

13. CyrusOne

14. Qcado

15, Leroy Merlin
16. Tesco Group
17, Netflix

18. Hermes

19. Menzies

20. UCB

SEGRQ PLC | ANNUAL REPQRT & ACCOUNTS 2024
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SEGRO
2021 at a glance

Financial Highlights

ADJUSTED PROFIT' BEFORE TAX

£356m {(+200%)

2020: £296m

IFRS PROFIT BEFQRE TAX

£4,355m

2020: £1,464m

ADJUSTED EARNINGS PER SHARE!

29.1p 15%)

2020: 25.4p

IFRS EARNINGS PER SHARE

339.0p

2020: 124.1p

ADJUSTED NAV PER SHARE'

1,137p +a0%)

2020: B14p

IFRS NAV PER SHARE

1,11 5p (+38%)

2020; 809p .

PORTFOLIO VALUE?

£18.4bn

2020 £13.0bn

TOTAL DIVIDEND PER SHARE

24. 3p (+10%)

2020n 22.1p

Important Explanatory Motes about Aliemative Performance Metrics

used in this Report

1 EPRA and Adjusied metrics: The Financial Statements are prepared under
IFRS. SEGROC managernent manitors a number of adjustad performance
inglicators In agsessing and managing ihe performance of the business which
ey balieva reflect (he underying recurring perfsemance af the property
rentat business which s the Grouwp's tore operating ctivity. These Indude
thoss defnad by EPRA as parz of their misslon 1o establish cansistancy
of caleulallon acrass the European lsied real estate sector Pages 162-163
cantaln mare inlormation: abaut the adjustments and the reconciliation
of these 1o IFAS equivalents. SEGRO discoses EPRA dhernative metrics
on pages 205-211. Adirsted NAV per share is in Une with EPRA NTA,

2 Prapavionally cansolidated Rgures and metrics: SEGRO awns assels both
wholly Hself and thraugh stakes i 50-50 [oint ventures. In the Finandal
Staternents, the prodit fram joint wentures is stated as a single figure in the
Incame Stateient and the net asset value of lolnt vennres is siawed as 3
single equity figure on the Balance Sheet; MNote 7 to the Finandial Statements
provides the component parts of these figures. In aperaganat teems,
SEGRO doss not distingukeh between asseis held in joint ventures from
those asséts which are whelty-owned. Therelore, unless spadifically stated,
in the Sirategi Report, perfarmance merics and finandial frgures are stated
reflecting SEGRO’s wholly-gwnad assets and its share of jaint venture assets
{known cammonly as a ‘proporticnally consobdated’ basis). Where the
Strategic Report cefers to ihe area ol 4 property. it is stated & 100 per cent
of the space, {respective of whether the property is whally-owned or held
in a [einl venlure.

£95 million

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

Image removed

pS2

839,200 sq m

of new space completed,
98% of which is environmentally
certified to a high standard '

Image remaved

p56-57
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A record | Awarded the National Equality

“he Standard (NES) in recognition

'E] . 5 bI"IOﬂ of our commitment to diversity
of net investment | and inclusion

p60 | p33
Reduced carbon Creating the framework
emissions from for our first Community
our buildings by -| | Investment Plans in our
-l 00 /0 key markets

p54-55 p43

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021 1"
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DAVID SLEATH
CHIEF EXECUTIVE

SEGRO PLC | ANMUAL REPORT & ACCOUNTS 2021

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 an SEGRQO's

. performance in 20217

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

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

in the locations that are key to our customers. [t has been very satisfying

to see that play out and ako how peopie across the business have worked
hard to capitalise oan the current market conditions and secure future
growth opportunities.

What were the highlights for you?

The operational and financial performance are chviously significant
highlights but alongside this we have also made fantastic progress with our
Responsible SEGRQO ambitions and it has been great to see how everyone
within the business has ermbraced these priorities and contributed to the
progress made during the year,

We have made significant progress
with our Responsible SEGRO ambitions
during 2021, which help to position
our business for long-term success.
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How is SEGROlpositioned 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 operating platform.

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

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

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

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 for so long. Our Responsible SEGRO framewark focuses
on three araas where we feel we can make the most meaningful difference
and that are also key in positioning our business for longer-term success.
They will help to ensure that our portfalio 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 2022?

2022 is going to be another very busy year. Continuing to embed Responsible
SEGRO across the business is 2 huge priority as that will help us ensure that we
make further inroads towards being net-zero carbon by 2030; that we continug
to make & positive impact on our local communities and environments; and that
we nurture talent, as this is key to the future success of SEGRO. We also need
lo carry on seeking out prafitable new opportunities for growth to add to our
3lready substantial pipeline; and we'll be looking 1o 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
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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
looks to the future,

2021 was an exceplionally busy year for
SEGRQ as our teamns worked hard to capitalise
an the favourable market dynamics that are
currently benefitting the industrial property
sector. The pandemic brought about the
acceleration of already strong structural
drivers, resulting in record levels of warehouse
take-up across Europe during 2021 and this
has attracted increased investrnent into the
sector. We have worked diligently throughout,
to position our business so that we could
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 SEGRQ is the framework 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
wae set new priorities within this that focus on
the key areas where we believe we can make
the greatest business, environmental and
social contribution {see page 87 for further
information). During 2021 we worked hard
to integrate these into the management of
our portfelic and the day-to-day running of
our business to ensure that, as we grow as

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

Looking back on 2021, the main highlights
include;

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

O Increased visibility on the carbon ernissions
from our leased buildings (improving to 54
per ¢ent now monitored from 41 per cent
in 2021) and moving the last of our markets
onta a certified green energy tariff.

© 839,200 sq m of development completicns
creating space to be used by a wide
variety of industries including those
linked to e-commerce, data centres
and creative industries.

© Undertaking life cyde 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,
a reflection of our commitrment to diversity
and inclusion.

© Creating the framework for our
Community Investment Plans (CIPs) and the
appointment of 41 Community Champions
across the business ta lead the projects
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 strong set of finandial
results in 2021 and our canfident outlook
for 2022 and beyond means that we are
recommending a 10.0 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;

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

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

E-commerce is still an important source

of occupier demand across Europe and
continues to contribute significantly to our
lettings perfgrmance, but we are seeing new
names emerge in the space {for example
rapid grocery delivery services and other
Q-commerce businesses) and its impact

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

Cistribution networks on the Continent still
have a long way to go to be able to cope
with the increased strain that e-commerce is
putting therm under. Even in the UK, where
e-commerce penetration is significantly ahead
of mast markets in Europe, retailers and
logistics operators need to take additional
space to successfully handle e-commerce
penetratian rates approaching 30 per cent.

14 SEGRO PLE | ANNUAL REPORT 8 ACCOUNTS 2021

DELIVERING INCREASED DIVIDENDS

24.3 pence

Graph removed

Read mone on our strategy
see pages 22-23

Due to the prime location, high quality

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

All 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,
particularfy in markets where we have carefully
built strong positicns, such as London, where
supply is very limited.

The situation in the cccupier market is also
attracting more and mare investment inte
our sector which has pushed up asset prices
but also resulted in competitive bidding
situations for both standing assets and Jand
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-rnarket situations, due to our reputation,
scale pasition, relationships and expertise.

A good example of this is the acquisition that
we completed in South East London for a
complex redevelopment scherne where the
vendors only presented 1o a few potential
purchasers who they knew would have the
ability and appetite to execute on it.
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Qur teams are also thinking creatively and
finding ather ways to source opportunities,
for example by doing asset swaps or building
relationships with local trader developers who
have access to land plots. Once we own the
land, our development teams consider how
they ran intensify land use and maximise the
value we create from it

Integrated within the management of our
portfolic and development pipeline we have
waorked hard to progress our Responisible
SEGRO ambitions. During 2021 we have
taken steps to understand our current
position, for example through doing jife cycle
assessrments 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 ambitigns that we set out
within our Responsible SEGRQ priorities of
Championing low-carbon growth, Investing in
our tocal communities and environments, and
Nurturing talent.

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

to apply for Living Wage accreditation after
we engaged with them in the process of
achieving our own accreditation. We aiso
sponsored numergus apprentices to work in
{ocal businesses and receive training to enable
long-term career progression.

| am very proud to see how everyone within
the business has embraced our Responsible
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 thal they have
shown over the past two years whilst having
lo endure the restrictions and limitations
that have been put on both their work and
personal fives due to the pandemic. Quite
simpfy, 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 one that has brought
rmuch satisfaction and has reafly shown

how our business delivers on its Purpose of
¢reating the space that enables extraordinary
things ta happen.

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

Lago removed - L .
Championing Investing in Nurturing
low-carbon our local talent
growth communities and

environments
see pages 54 te 59 see pages 42 to 44 sge¢ pages 32 to 35
OUTLODK Inflationary pres:bres remain bul we expect to

We enter 2022 with considerable confidence
in the outlook for our business and its ability
to deliver continued growth. The effects of the
pandemic are ongoing and we remain mindfu!
of macroeconomic and geopolitical risk, but
the world is adapting quickly and learning how
to function alongside Covid-19, with the lasting
impacts on the way that we live and work
strengthening occupier demand. 1t has also
highlighted the impartance of global supply
chains facilitated by high-quality logistics space
and we have positioned our business to take
advantage of these structural tailwinds.

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

to continue across our markets, We believe
that the growth rate will be highest

where developable land is in shortest supply,
far example in urban markets such as
London 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 ang the coming years.

Owr record levels 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 both provide much-needed
modern, sustainable space for our customers
and generate additional rental income. We
continue to prioritise further opportunities to
grow our development pipeline, positioning
SEGRO to benefit from the lang-term
strizctural krends within the occupier market.

be able to offset these in our existing portfolic
by capturing the significant reversion in lease
reviews and renewals, whilst benefiting fram
indexation provisions in our rernaining leases
which represent approximately 40 per cent.
Rental growth has also allowed us to

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

The unique supply-dernand dynamics of the
industrial sector have atiracted increasing
competition from both investors and
develapers, but we are confident in our

ability to source profitable new opportunities
to grow. As evidenced during 2021, the
combination ef our significant portfalio

of modern, assets in the most desirable
locations across Europe, together with our
weli-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 help us to ensure that
our business continues io prosper, creating
shared value far our customers, emptoyees,
shareholders, local communities and all of aur
ather stakeholders.

DAVID SLEATH
CHIEF EXECUTIVE
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Market overview
A ook 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: CYC LICAL

If investor demand ingreases, in the absence

of additional supply, the value of real estate DR‘VERS

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

the value will fall. Real estate pricing is Factors often linked to the ecoriomic cycle that
commonly expressed as a yield which is the influence supply and demand and therefore

rent payable for a building as a percentage

of its value. At a constant rent, as the value

of real estate rises, its yield falls (often referred
to as 'vield cornpression’) and vice versa.

impact asset values and rental levels.

REAL ESTATE AS AN OPERATING
MECESSITY:

As occupier demand increases, in the
absence of additional supply, overall lease
terms will become more expensive for the
occupier, including (but not exclusively) an
increase in 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 environment encourages businesses
to grow and therefore to secure extra space.
In a recession, custorner insolvencies and
industrial vacancy rates tend to increase,

Global economic growth was strong in 2021
but still remains below pre-pandemic levels.
The outlook far 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 Europe - 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 respective 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
Europe 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?

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

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

© Inflation has resulted in increased
development costs during 2021 but we
have worked clasely 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, '

o Inflation has a positive impact on the
rer roll as over 40 per cent of our rents
are index linked {with most linked to
consumer prices).

WHAT IT MEANS FOR SEGRO?

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

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

© There is still a significant amount of capital
fooking to invest in industrial assets due to
the attractive long-term démand outlock
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
better returns from developing than
acquiring assets.

WHAT IT MEANS FOR SEGRO?

© Rental values have increased in most areas
of our portfalio in 2021.

© We continue to take a cautious approach
to speculative development, preferring
most of our developrments to be de-risked
through pre-letting.

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021 17
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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.

Image removed

Supply chain efficiency
and resilience

Manufacturers, retailers {both traditional
and online) and distributors require efficient,
refiable distribution networks and supply
chains in order to compete effectively

to meat the ever-increasing demands

of their customers and to reduce costs.

To achieve this they need ta invest in modern
warehouse facilitizs well located to serve

their customers, but also dose to Jabour
pools to staff their facilities. They frequently
need larger buildings in central locations,
where there is space and power to support
autormation; and they need smaller buildings
close to the end consumer to facilitate the
“last mile” of the distribution journey.

WHAT IT MEANS FOR SEGRO?

© Increased demand far modern, well-located
warehousing for supply chain efficiency or
for resilience in the future.

Image removed

Urbanisation

The populations of most major European cities
are forecast to grow over the next decade
leading to ambitious new housing targets
being adopted. A growing population feads

1o increased demand for goods and services
and far warehouse space from which to supply
them, particularly for ‘last mile’ deliveries,

Land previously used for industrial purposes
in and around major towns and cities can also
be used far the construction of houses and
other types of properties.

As a 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
industrial properties.

18 SEGRO PLC | ANNUAL REPORT & ACCOUNYS 2021

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

WHAT IT MEANS FOR SEGRO?

© Two-thirds of aur portfolio is in urban
locations so we are well positioned 1o
benefit from this trend.

© In Londaon, estimated rental values (ERVs)
for our urban warehouses increased
by 24 per cent in 2021, reflecting the
supply-demand imbalance,

© The shortage of land in urban areas is
also Jeading us to innovate to intensify
land use, for example, by constructing
mutti-level buildings.



Digitalisation of society

—

O
QVERVIEW STRATEGIC REPORT

{and its impact on consumer behaviour)

E-commerce has been on the rise across
Europe 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.
Supperting an online or omni-channel
retail medel requires more and different
warehousing than is needed to service

a traditional retail store network.

There is also increased demand for data centres
to stare 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 consumers. The pandemic has
added to this with more people working from
home, using video conferencing and streaming
home entertainrment content,

We believe these trends will remain in place long

after the pandemic has receded and are likely to

have been accelerated as a result of it.

GOVERNANCE

FINANCIAL STATEMENTS

WHAT IT MEANS FOR SEGRO?

° Strong occupier demand for our urban
warehouses located 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 centre space during 2021 and this
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 buildings.

With the world around us becoming more
environmentally aware there is an increasing
focus on the impact of buildings on the
environment. Our 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?

0 Qur developments are designed to meet’
aur ambitious environmental targets
(see pages 58 and 90).

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

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

0 We are constantly looking at ways of
innovating using new materials and
technologies, for example using a
CEMIIN cement mix in a development in
Amsterdam, which created 50 per cent less
embodied carbon at no additional cost.

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021
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Our purpose-led, responsible
approach to business

Sy

O—
OUR PURPOSE, CULTURE AND VALUES

7

o
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 bermeates
through the whole business.

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

QUR VALUES:

SAY IT LIKEIT IS

STAND SIDE BY SIDE

KEEP ONE EYE ON THE HORIZON

IF THE DOOR IS CLLOSED,,,

DOES IT MAKE THE BOAT GO FASTER?

OPERATIONAL
EXCELLENCE

DISCIPLINED
CAPITAL ALLOCATION

EFFICIENT CAPITAL AND
CORPORATE STRUCTURE

OUR cuLTURE

Read more
see pages 22 1023

RESPONSIBLE SEGRO

We recognise that our responsibility goes well
beyond the space that we own ar we work hard
to make a positive contribution to our environment,
our customers, our people, our partners and the
communities in which we operate.

Icon removed

Championing
low-carbon growth
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: y > O
A BUSINESS MODEL DRIVEN BY CREATES LONG-TERM VALUE
CUSTOMER UNDERSTANDING FOR ALL OUR STAKEHOLDERS
N

eon

removed CUStO mers

Employees

| o
Communities
Suppliers

Icon

remaved)  INVeEStOrs

MARKET
ANALYSIS

OUR
CUSTOMERS

LUSTOMER
RELATIONSHIPS

PORTFOLIO
REVIEW

ACTIVE ASSET
MANAGEMENT

Read mare Read more
see pages 28 to 29 : sec pages 30 to 49

Investing in our
nremoved | 1OCAl cOMMunNities loon removed
and envircnments

NurtUring
talent

Read mare
see pages 87 to BB
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Our Strategy
Generating attractive, sustainable returns

Our 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

DISCIPLENED
CAPITAL ALLOCATION

EFFICIENT CAPITAL AND
CORPORATE STRUCTURE

QUR cuLTURE

WE APPLY OUR STRATEGY TO MAXIMISE YHE RETURNS FROM OUR BUSINESS

1. OUR GOAL

3. DISCIPLINED CAPITAL ALLOCATION

Our goal is to be the leading ownermanager Using our in-depth knowledge of our customers

- lean and developer of Industriai properties in Europe leon and the Irends impacting their businesses, to pick the
removed | and the partner of chaice for our customers and removed | right markets and assets to create the right portfolio
other stakeholders,

shape, actively manage its composition and adapt our
capital deployment according to our assessment of the
property cycle,

2. OPERATIONAL EXCELLENCE

4. EFFICIENT CAPITAL AND CORPORATE STRUCTURE

lcon
removed

Leveraging our operating platform to optimise
performance through dedicated customer service,
expert asset management, development and
operational efficiency.

We aim to underpin the property level returns
frorm our portfolio with a lean overhead struciure,
an efficient capital structure and appropriate
financial leverage.

lcon
removed

For more information oa our KPIs see pages 24 ta 27
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PROGRESS
AGAINST OUR
STRATEGY

SINCE 2012:

TOTAL ASSETS DISPOSED

£3.9bn

TOTAL ASSETS ACQUIRED

£3.7bn

DEVELOPMENT CAPEX

£3.4bn

TODAY (A5 OF 31 DECEMEBER 2021):

AUM

£21.3bn

{2011; £5.1bn)

PASSING RENT

£518m

{2011: £333.5m)

VACANCY

3.2%

(2011; 9.1%)

LTV

23%

(2011; 50%)

COST OF DEBT

1.5%

(2011: 4.6%;)

Fat

b ¥ e
QOVERVIEW STRATEGIC REPORT

A dlear strategy that
creates shared value
for our stakeholders.

Qur Strategy operates within the context

of our Purpose and Values, our culture and
our Responsible SEGRO approach to doing
business. All these factars 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 manage risk see pages 74 to 83), but it
also means that the decisions we make take

inte account the interests of all relevant parties.

It is this that allows us to ‘create the space that
enables extraordinary things to happen’ and
also ensures that SEGRO is positioned to do
so over the longer term.

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

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

Qur goal is to be the leading owner-manager
and developer of industrial properties in
Europe and the partner ‘of cheice’ for our
customers and other stakeholders. The use
of the words ‘of choice’ reflects 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 also in the future.

GOVERMNANCE FINANCIAL STATEMENTS

Al a property level our goal reflects our
ambition to create a portfolio of high-quality
industrial properties in the strongest markets
- a portfolio that generates attractive, low risk,
income-led returns, providing above average
growth (both in terms of rent and capital
values) when market condilions are positive,
and that proves to be resilient in 3 downturn.

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

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

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

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

for our shareholders in the form of progressive
dividends and nej 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 portfotio {see pages 30 to 45

for further infermation).

Qur portfolio 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 requirements. Qur assets
are concentrated in the strongest European
submarkets which display attractive property
market characteristics, including good
growth prospects, imited 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 (bNSDGs)

of our stakeholders and the
long-term success of SEGRO,
Last year we set new priorities

QOur Responsible SEGRO CHAMPIONING
{ramework describes how we LOW-CARBON
do business in the best interests GROWTH

Logoes removed

within this that focus in on the
key argas where we can make the
greatest business, environmental
and sodal contriubtion. We have
reviewed this framework against
the UNSDGs to understand which
are most aligned to our pricrities

INVESTING IN OUR
LOCAL COMMUNITIES
AND ENVIRONMENTS

Legos removed

and althaugh elements of our
framewarks are aligned with all
of the Goals, we believe we can
make the greatest contribution
to the following six LINSDGs:

NURTURING
TALENT

For mare inlormalion on Respensibie SEGRO and the UNSDGs sec pages B7 to 88

Loegos removed
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Key performance indicators
Financial

We measure our success by

tracking Key Performance Indicators
{KPIs) that reflect our strategic,
operational and financial progress
and performance. They drive the
internal management of the business
and some are used to determine
how management and employees
are remunerated.

OUR STRATEGY

Rezd mare about how we are delivering an our strategy:
Our stralegy pages 22-23

RISK MANAGEMENT

We recognise that the management of risk has a role
ta play in the achievernent ol our strategy and KPls.
Risks can hinder or help us meet our desired level
of pertormance.

The relatienship between our principal risks and our
KPIs i5 identified in the Principal Risks on pages 78-83

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

maost relevant metrics for our business given our current priorities and
goals. The result of this review is that we have reduced our financial KPIs 1o
six measures and introduced six new non-financial performance indicators
(see pages 26-27) that align with our Responsible SEGRO commitments.
Wae believe these 12 KPis reflect our priorities of ¢reating shared value

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

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

We will continue to monitor and report on these metrics but believe that
at present they are not the maost important measures of the success of our
business for the following reasons:

0 Adjusted NAV is a stalic measure whereas Total Accounting Return tracks
the return on capital which we believa i is more relevant and is also used
in determining remuneration.

O Vacancy rates are at record lows for both SEGRQ (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.

© Total cost ratio (see page 71) focuses on the ratio of costs ta current rental
income but doesn’t capture the future growth that we are looking to deliver
and the investment this requires in our operating platiorm and landbank.

All of our Financial KPls are based on proportionally consolidated metrics
incorporating our share of joint ventures.

1 The TPR has been :al:ula:ed independently by M5CI Real Estate in order to provide a consistent
i with an apprep! MSC? be rk. L Is caleulated as the change in capilal value,
less any capital expenditure incurred, plus net income, expressed 25 a perceniage of capital employed
aver the period concerned for standing invesiments held thraughout the year, excluding Land.

TOTAL
SHAREHOLDER
RETURN

(% TSR)

5%

Our performance: The TSR of the Group was 55.1 per cent,
compared with 29.9 per cent for the FTSE 350 Real Estate
index. This performance raflects a combination of the

22.6 pence dividend {15.2 pence 2020 final dividend and

7.4 pence 2021 interim dividend) paid during the year

and an increase i the share price frerm 947.6 pence at

31 December 2020 to 1,436.5 pence at 31 December 2021.

What it Is: TSR measures the change in our share price
over the year 2ssuming that dividends paid are reinvested.
This KP reflacts our commitment lo delivering enhanced
returns for cur shareholders through the execution of cur
sirategy over the medium term. TSR is a key metnic used
in setling the lang-term incentive plan remuneration for
both the Executive Directors and seniar rnanagers.

Graph removed

TOTAL
PROPERTY
RETURN

{8 TPRY

33.7%

What it is: TPRis the ungeared combined income and
capital return from our portfolio of standing investments held
throughout the year. Itis an important measure of the success
of our strategy in terms of asset selection and management.
MS5CI Real Estate prepares the calculation, as well as providing
benchmark TPR data for similar properties inn their wider
universe. We aim to outperform the benchmark aver the

long term. Details on how TPR impacts shori- and long-lerm
incentives are provided on pages 140 10 155.

Our performance: The TPR af the Group’s standing

assets held throughout 2021 was 33,7 per cent

(2020: 14.0 per cent), The UK pertfolio generated a

TPR of 33,1 per cent, performing ahead of the benchmark
calculated by MSCI Real Estate UK All Industrial Quarierly

of 36.4 per cent. The TPR of our Continental Eurepe partfalic
was 24.0 per cent. Benchmark data for Continental Europe

Graph removed

will be received dater in the year.
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EFFICIENT CAPITAL ITEMS ARE DIRECTLY
CPERATIONAL DASCIPLINED CAPITAL AND CORPORATE LAPTUAED IN 5EGRO'S
EXCELLENCE ALLOCATION STRUCTURE INCENTIVE SCHEMES
TOTA L What it is: TAR is the growth in Adjusted NAV per share

plus dividends paid, expressed as a percentage of Adjusted
ACCO U NTI N G NAV per share at 31 December 2020. It measures the retum
on capital and is a key metric used in setfing the long-term

RETU R N incentive plan remuneration for bath the Executive Directors

and 5enior managers.

%)
¢ Qur performance: The TAR lor the Group was 42.5 per cent

(2020 19.3 per cent). This performance reflects a combinaticn Graph removed

. " of the 323 pence increase in Adjusted NAV from 814 pence
0 at December 2020 to 1,137 pence at 31 December 2021
0 and the 22.6 pence dividend (15,2 pence 2020 final dividend

and 7.4 pence 2021 interim dividend) paid during the year.

ADJ U STED What it is: Qur headline Adjusted eamings per share (EP5}
. reflects earnings from our operaling business: rental income
E P S , less operating, administrative and financing costs and tax.
Jtis the primary determinant of the level of the annual dividend.
{PENCE} IFRS EPS includes the impact of realised and unrealised
changes in the valuation of our assets which can often mask
the underlying operating performance. The recongiliation

between Basic EPS and Adjusted EPS can be found in Graph d
. Note 12(} an page 194, ° raph remove
. Our performance: Adjusted EPS increased by 14.6 per cent
. to 29.1 pence during the year, reflecting higher rental income
from aur standing assets, new income from acquisitions and

developments, and a 1.1p cantribution fram a performance fee
received from our SELP joint venture.

R E N T RO L L What it is: The headline annualised rent contracted during
the year less income lost from takebacks, There are two
G ROWTH elements: to grow income fram our standing assets by
reducing vacancy and increasing rents from lease renewals
(€} and rent reviews; and to generate new rent by developing
buildings either on a pre-ley or speculative basis. Rent from
new acquisitions is not included.

Our performance: In total, we generated £72 million of Graph removed
I I l net new annualised rent during the year (2020; £60 miflion).
The increase was driven by higher rents on review and

renewal in the UK and by the increased volume of rent from
development completions and pre-fet agreements secured
during the year.

LOAN TO VA LU E What it is: The proportian of our property assets (including

investrment, owner-occupier and trading properties at carrying .
{% INCLUDING 1QINT VENTURES value and our share of properties in jeint ventures and exdudes *
AT SHARE) head lease ROU asset} that are funded by bomrowings. At this

stage in the'cycdle, and based on our invesiment plans, we aim
o maintain our LTV at around 30 per cent for the loresceable

future, We belleve that REITS with lower leverage offer a lower
risk and less volatile investment propasitian for sharehelders.
) Graph removed

Qur performance: The Group’s LTV ratio was slightly lower
at 23 per cent, despite €1.5 billion of net invesiment in aur
business during 2021. This was mostly due to the unrealised
gain on the value of aur partfalic. The liming of investment
decisions and disposals, as well as movementin the value

of our assels may cause the LTV to fluctuate.
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Key performance indicators
Non-financial

Qur 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 out Responsible SEGRO priorities
on pages B7-88

In establishing aur non-financial KPls we continue 1o measure customer
satisfaction and have aligned the remainder with the focus areas of

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

Givert where we are in our journey towards these goals we anticipate that

our non-financial KPis will adapt as we progress towards our stated ambitions.
For example, we are starting with visibility of customer energy use as a KPt
This is important in correctly determining the carbon emissions from 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. Sorne of these metrics are also used
to determine how management and employees are remunerated.

CUSTOMER
SATISFACTION

What {t is: The percentage of our cusiomers who rate
their experience as occupiers of our buildings as ‘good’ or
“excellent’ as epposed 1o ‘poor’ or ‘average’. Qur custorners
are at the heart of our business and we sirive to ensure that

{%) we are providing the best level of service possible to maximise .

CUSIOTAET retention.

0%

Qur performanca:; Satisfaction 35 an accupier of our
buildings was rated a5 ‘good” or “excellent’ by 90 per cent

of the 247 customers who partidpated in the 2021 survey
{2020: B7 per cert). The continued high satisfaction rate
reflects our focus on communication, being responsive and
understanding the needs of cur Custamers and we intend to
target similarty high levels in the future. 97 per cent of our
custorners said that they would recommend SEGRO to others.

Graph removed

EMPLOYEE
ENGAGEMENT

400

Our performance: Our 2020 employee engagement score
was a recard 94 per cent and 97 per cent of employees said
that they are proud o work at SEGRC and care about the
future of the Company. 95 per cent of ernployees felt that
SEGROQ respects individual differences.
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What it is: We carry out an employee angagement survey
every two years which asks all employees ‘o comment

an various aspecis of their work at SEGRO and the

results of this are shared with the Board and Leadership
team. The resylt given here is far the 202G survey but

in future, we will be carrying aut the survey annually,

In 2020 we also asked employses a questian that locused
on Diversity & Indysion and the resuit of this will be
integrated into remuneration from 2022,

Graph removed
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EFFICIENT CAPITAL ITEMS ARE DIRECTLY
QPERATIONAL OISCIPLINED CAPITAL AND CORPORATE CAFTUREC IN 3EGRO'S
EXCELLEMCE ALLOCATION STRUCTURE INCENTIVE SCHEMES

EMBODIED
CARBON
EMISSIONS

(KGCOLE/bAZ)

391

What it is: The largest source of carbon emissions within
our control is the embodied carbon in our newly developed
buildings. Within our veriffed Science Based Targets, we are
committed to reducing the average carbon intensity of all
new developments by 20 per cent by 2030 {compared to

2 2020 baseline of 400 kgCOzefm?).

Qur performance: The average embodied carbon
intensity in our development programme in 2021 was

391 kgCOqe/m?, reflecting a 2 per cent improvement from
the baseline. We reguced this by trialling lew carbon or
recycled materials, including concrete, steet and timber
across multiple projects.

Graph removed

OPERATING
CARBON
EMISSIONS

{TONNES CO:E}

280,57/!

What it is: Our operating carbon emissions cover our own
operations under Scope 1 and 2 and gur customer emissions
under Scope 3, We have visibifity of just over half of the
energy use from our buildings by fioorspace and fer buildings
where we do not receive data we have estimated energy use.
Within our verified Science Base Targets, we are committed
to reduding the absolute carbon emissions of our portfolio

by 42 per cent by 2030 {compared 1o 2 2020 baseline of
312,115 1COse), in line with 2 1.5 degree scenasio.

Qur performance: Ouring 2021 we reduced the
ernissions of our partfolio by 10 per cent to 280,575 1COae.
This reduction was largely due to the transfer of the last
maijor contracts over which we have control, in Poland

and Czech Republic, onto a Green taritl which means

that afl SEGRO controlled electricity is now zera-:arbon:n_

Graph removed

VISIBILITY OF
CUSTOMER
ENERGY USE

[PERCENTAGE)

4%

What it is: Under the terms of mast of our leases we do

not have automatic visibility of customer energy usage data.
We recagnise the impartance of having good visibility of this
data 56 we can accuraiely assess our Scope 3 emissions and
help our customers te reduce their own carban footprint as
well as improving their energy effidency. We are therefore
proactively engaging with our customers requesting access
ta this data.

Our performance: The visibility of aur customer’s energy
use improved 1o 54 per cent (20200 41 per cent) of pur
total praperty lootprint by area.

Graph removed

NUMBER OF
COMMUNITY
INVESTMENT
PLANS

What it ls: The target for the Investing in our bocal
communities and environments pillar of our Responsible
SEGRO framework is to create and implerment Corenunity
Investrnent Plans (CIPs) for every key market in our
partialia by 2025 (see page 43 for further details of

our CIP programme). As we are a1 an early stage of this
‘programme the KP) invelvas the number of plans that are
created. Once the plans are in place in mast markets, this
P! will evalve lowards measuring the impact af them,

Qur performance: During 2021 we established the
tramewark for our CIP programme and established teams,
fed by 41 Community Investment Champions, to create the
first plans for our largest markets. We expect to launch these
during 2022.
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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.

P

e,
WHAT WE NEED

WHAT WE DO (OUR BUSINESS MODEL)

® A DEEP UNDERSTANDING GF OUR CU.STOMERS' NEEDS

We pride ourselves on the strength of our customer relationships and use insights
thal we gain from thern to make better, mutually benefidal business decisions.

@ PIVERSE, MOTIVATED, TALENTED AND ENGAGED PEOPLE

We employ 385 people with expert skills across all aspects of real estate,
corporate functions and also newer areas such as data analytics.

@ A PORTFOLIO OF PRIME, SUSTAINABLE ASSETS

We buy and build warehouse properties located inside or on the edge of major
cities and key transport corridors and logistics hubs.

@ LAND TO FUEL THE DEVELOPMENT PIPELINE

Woe source land to enable the future growth of our business and we leverage
our Pan-European operating plalform ta secure attractive oppartunities.

@ FUTURE-PROOFING THROUGH INNOVATION

We ermnbrace technolagy and use it ta make sure our business is fit for the future.
It alse provides us with 3 huge apportunity to <reate more efficient operations.

@ SUPPLIERS AND OTHER BUSINESS PARTNERS

We work with suppliers and other business partners whose aims
cumplement our own.

@ AN EFFICIENT CAPITAL STRUCTURE

We forge strong refationships with our shareholders as well as our banks
and bondholders who provide equity and debt funding.

STRONG COMMUNITY RELATIONSHIPS

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

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

Health and Safety is central to all of our business activities and we are commitied
to the prevention of harm to aur employees and throughout cur supply chain.

DISCIPLINED CAPITAL ALLOCATION

MARKET
ANALYSIS

We take into account
long-term trends and cur
customers’ needs when
deciding where and
what ta invest in.

ASSET RECYCLING

We dispose of assers where
we believe we have
optimised refurns.

ACQUISITIONS

we buy assets and land
in key strategic markets
and scurce opporiunities
off-market where
possible,

OUR
CUSTOMERS

PORTFOLIO
REVIEW

We undertake a detailed
. analysis of our portfolio

Every year to ensure we
understand the risk-return
profile of every assat.
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QUR STRATEGY:
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PASCIFLINED
CAFTAL ALLOCATON
' EFFICIENT CAPITAL AMOD
CORPORATE STRUCTUAE

Qug cuLunE

Falt

CREATING VALUE FOR ALL OF OUR STAKEHOLDERS

QPERATIONAL EXCELLENCE FINANCIAL

ADJUSTED PROFIT BEFORE TAX
£356Mm (+20%)
RENT ROLL GROWTH
£72m (#20%)

ADJUSTED NAV

DEVELOPMENT

We build prime,
sustainable warehouses

in key locations. 1,1 37p (+400/0)
TOTAL DIVIDEND

24.3p (+10%)

NON-FINANCIAL

CUSTOMER SATISFACTION

CUSTOMER - 900/0

RELATIONSHIPS

_CHARITABLE CONTRIBUTIONS

We aim to provide an
excellent service ta, and
devetop partnerships with £1 .3m

our customers,

NEW DEVELOPMENTS TARGETED AS BREEAM ‘EXCELLENT”
QR 'VERY GOOD' (OR LOCAL EQUIVALENT)

98%
A COMPANY WHERE PEQPLE WANT TO WOQRK

97%

ACTIVE ASSET
MANAGEMENT

Full KPls see'pages 24-27

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

AMDY GULLIFQRD
CHIEF OPERATING OFFICER

HIGHLIGHTS
NUMBER OF CUSTOMERS

1,471

2020: 1,383

CUSTOMERS WHO WOULD RECOMMEND
SEGRO TO OTHERS

97%

2020: 9%

CUSTOMER RETENTION RATE

77%

2020: 8%

Understanding our customers’ needs and
changing requirements is central to our
business. Qur knowledge of our customers’
businesses helps to shape cur 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
strang and meaningful relationships with our
custamers is essential and we fook to work in
partnership with all of our customers - from
srnall, owner-managed start-ups to global
businesses. By understanding their differing
priorities and challenges we are able to offer
tallored 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 e-commerce custormers
continued to experience a surge in business
fuelled by the growing habits af internet
retailing associated with increased home
working and reduced travel to traditional
retail locations. We worked closely with
these businesses to 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 companies} in urban
areas, and creative industries, such as film
preduction companies, requiring space

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

The demand far data centre space continued
to be strong in 2021 linked to the increased
use of the internet and the requirement for
‘tloud” based technology.

To help us understand the changing
requirements and strategies of both our
existing and new customers, we seek to
build close relationships with them. Qur
dedicated cross-border customer account
teams have grown in 2021 and meet '
reqularly to enable us to offer a streamlined
approach and offering acress SEGRO to
our custorners. Where possible, we look to
partner with our key custamers an mutually
important areas such as green initiatives and
Health and Safety.
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Many of our customers share with SEGRO
an environmental sustainabilty strategy as a
key focus of their business. To help assist our
customers achieve their own Sustainability
targets, from 2022 our new standard for
developments over 5,000 sq m is BREEAM
‘Excellent’ and where possible we ook to
include solar panels and LED lighting as part
of their base design. We are also working
with customers across the business to install
smart sensors into their buitdings to help them
better understand their building perfarmance
and reduce energy consumption.

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

we have also 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 sectors,

In 2022, our Customer Futures Forum will’
take place bringing together and involving
many of our strategic key customers, looking
at praviding 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 out our customer
satisfaction surveys and in 2021, despite

the challenges provided by the pandemic,

the results demonstrated we continue 10 be
regarded highly by our customers with overall
satisfaction increasing by 3 per cent to 90 per
cent and customers wiliing to recommend
SEGRO at 97 per cent.

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

lo provide a first class consistent service and
real estate solutions long into the future.

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

ta generate new business.
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Image removed

CASE STUDY: :

RD CONTENT

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

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

heat pumps to reduce energy consurnption
as well as accupancy <osts.

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

te work in partnership with the company by
introducing thern to other creative industries
customers within the SEGRO portfolio,

as well as other customers at Premier Park.

The global video production agency intends
ta make RD Studios the most sustainable
fitr studio development in London, using
pioneering technology to help the world's
biggest brands use the latest platforms to
market their products. The building will also
help RD Content continue to grow as the
company hopes 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 truly world-dass fadility, that has sustainability
at its core. The SEGRO teamn understand our
business and have continued to work with us
1o ensure we achieve our goals.”
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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

Female (192) 0%

Male (193) 50%
Graph removed

LEADERSHIP TEAM

Female {5} 33%

Male (10} &7%

Far further i anour ing Talent

see pages 87-89

Although real estate is a physical asset class,
the business of acquiring, developing and
managing it requires great people and our
long-terrm success is therefore dependent on
the experlise, commitment and mativation
of our workforce. We have 385 ernployees
working together in small teams and located
across nine geagraphies, with expertise in
all aspects of real estate. During 2021 we
fecruiied 68 new employees 1o join our team,
enhancing our Property Operations and
Finance Operations teams.

The Nurturing Talent pillar of our Respansible
SEGROG strategy focuses on our befief that it
is our responsibility te make SEGRCO a place
where pecple 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 Tull 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 unigue and is described by our ernployees
as being part of a wider SEGRQ 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
but we support it by providing a working
environment that encourages collabaration
and communication; taking a proactive
approach to communication; and by carrying
out regular empioyee engagement surveys.

Quir culture has been a very important
factor in the performance of our busiress
throughout the pandernic despite the
disruption to our traditional ways of working.
We puiled together in a "One SEGRCQ effart
te ensure that we supported each other,

our custarners, and our wider stakeholders,

We believe that the Campany’s culture
supports honest and open expression
of concerns between employees and
management but in the event that an
employee wishes to raise a concem on
a confidential and anonymous basis,
the Company offers 2 whistleblowing
helpline which is operated by an
independent company.

INCLUSION AND DIVERSITY

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

At 3 Group wide level we have a goad level
of gender diversity {50 per cent) and at a
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UK level we exceed the ONS with regard

1o BAME representation (18.4 per cent v ONS
14.4 per cent). Please refer to the National
Equality Standard section opposite for

rore information,

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

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

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

and we wark hard to create a working
environment which is inclusive, supportive
and free fram hias with apportunities for all.

To ensure that SEGRO is providing this and
to heip us identify opportunities 1o improve
in this area, during 2027 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 grganisations
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 aress where we could

improve cur Diversity and Inclusion policies

and pracesses and we are taking steps to
make improvernents in these areas including:

@ Diversity and inclusion training for
every amployee;

0 Inclusive Leadership training for sertior
managers, the Leadership team and the
Executive Committee;

0 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 improvements
in both year-on-year due to the changes we
have implemented in our recoyitment and
talent processes {please see page 34 for
further details).

Like many other organisations the reasons for
our Gender Pay Gap and Ethnicity Pay Gap is
the fact that we have more men than women
and more white employeés than ethnic
minosity employees in senior roles, yet we are
committed to becoming 8 more diverse ang
inclusive organisation, thereby reduding our
gender and ethnicity pay gap cver time.

Far our lull Gender and Ethniity Pay Gap disclosures:
see page Q1
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NATIONAL EQUALITY STANDARD ASSESSMENT

Lago removed

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

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

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

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

As a result of the recommendations made

" in the repart we are making the following
changes to our Diversity and Inclusion
policies and processes:

Data collection and reporting: Having a
base line of diversity data across the business
is important when focusing our actions and
monitoring and reparting 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 LUK average, against which we compare
favourably (see table below). By contrast,
in Continental Europe, 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 collected. In 2022 we will be
launching a project aimed at collecting more
comprehensive diversity data in Continental -
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 mare indusive and diverse business
starts with ensuring that everyone in SEGRQO
understands why it is important to our future
success, 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. To this
end, we embarked on a series of Inclusive
Leadership training modules for our senior
managers, Leadership tearn (direct reports
to the Executive Committees) and members
of the Executive Committee themselves. We
also developed a series of online Diversity
and Inclusion training modules which all
employees in SEGRO have completed and
are now comgpuisory 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 to achieve our ambition to be
a more diverse business, we need 1o 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 focusing

on previous experience. With regard to
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 order 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
fof the first time with the NES findings.

During the live video call with employees,

the CEQ and Group Human Resources
Director were ‘on the sofa’ whilst employees
vated in real time for the questions they most
wanted to be answered (with the questions
being put forward by employees).

We communicated with employees regularly
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 CEO 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 becoming

a Partner at E&Y. .

Image removed

image removed

ALL UK SEGRO ETHNICITY vs OFFICE FOR NATIONAL STATISTICS

UK Total SEGRO Office for Natlanal Statlstles
October 2021 % %
White 81.7% B85.6%
Asian (Asian other/Indian/Chinese/Pakistan) 12.9% 8.1%
Black (African/Caribbaan/Qther) 2.5% 3.4%
Mixed 1.5% 1.8%
Qther 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 customers from

day one and benefit

from excellent professional
training experience with

a huge amount of support
from across the business.

10 JACKSON
DIRECTOR, THAMES WALLEY

CASE STUDY:

Image removed

GRADUATE PROGRAMME

For our graduate programme, we have
traditionally recruited candidates with
some prior properly experience gither

" through RICS accredited degrees or RICS
accredited post-graduate schemes. For our
2021 recruitment process we took onboard
recarmmendatians frorm our NES assessment,
haping to attract a more diverse range of
candidates, whilst also continuing to build
on the relationships we have with RICS
affiliated universities.

We choose to partner with Sanciuary
Graduates (a graduate scheme specialist with
a specific focus an diversity) for our attraction
campaign and selection process, as we

felt their company values complemented
SEGRO's and we would be able to quickly
establish a strong working refationship. We
were afso able 10 use their analytics 1o gain
an understanding of how broad our reach
cauld be in introducing students to SEGRO,
as well to help target certain groups that
have been under-represented previously.

Throughout the campaign, we focused

on atiracting the best people for the roles
andg avoided anything that required a

prior knowledge of the property industry.
For exampie, when we built our micro site
for applicants, we specifically avoided any
praperty language to ensure that all potential
candidates were able to understand what

is important o SEGRO ang feet aligned

to the Company.

As part of wider changes, we also appointed
Jo Jackson {Directar, Thames Valley) as 2
senior sponsor of our graduate scheme,
who has experience working with the
graduate training scherme for CBRE and
Deloitte. Jo co-chairs our Early Careers
Advisory group and supparts our approach
lo our training scheme as well ensuring

we continue 1 meet governance standards.

We had aver 400 applicants for the graduate
programme and Sanctuary Graduales

then undertook an initial screering in line
with our requirements, reducing this down
to 50 applicaticns that were reviewed by
SEGRO assessors via a ‘bling’ screening

{i.e, with no knowledge of applicants’
educational ar work experience).
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The final stage of the process was an
assessment day which took place in cur
London office, attended by 20 applicants,
and included interviews, group exercises
and informal lunches. We ensured that ali
elements of the selection process were in
no way property related, providing a far
greater level playing field for candidates
coming from either property or
non-property backgrounds.

From this process, we were delighted
to select four graduates who we now
look forward to welcoming to SEGRO
in September 2022.

The result of the changes we made is that
our graduate recruitment pracess captured
a more diverse group of candidates and is
now more structured. We afso feel that our
scheme now also allows better support for
Qur graduates, with Clearar 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. In the future, we hope
to increase awareness of our business and
the sectar by working with young adults in
sixth forms and in early years of universities
ta ensure there is a berter understanding

of what it means to 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 perforrance against
targets and obijectives. From 2022 onwards
this will also include metrics that link to our
Responsible SEGRO focus areas.

SEGRO also 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 pians, 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
reflective of market competitive packages

in each of our geagraphies.

Lego removed

CASE STUDY:

WELLBEING FUND

Fat

L
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TRAINING AND DEVELOPMENT

We want our People to achieve great things
during their time at SEGRQ, supperted by

apprapriate resources, training and coaching.

Every employee has an interim and fuli
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 to set personal
as well 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 included
mandatory training on Anti-Bribery

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

We reviewed gur Wellbeing strategy during 2021 and
the resull of this is the Wellbeing Fund, which recognises
that wellbeing is personal and rieeds to be tailored to

individual needs.

“This was launched in January 2022 and is a personal
allawance 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, whather that be memberships
and gym equipment, education and courses, events,

or complementary and alternative health care.

GOVERNANCE FINANCIAL STATEMENTS

HEALTH ANR WELLBEING

The wellbeing of our employees is very
important to us and one of our key priorities
as 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 o 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 reguirements

of their role. .

We are committed o raising the profile

of mental health angd wellbeing within the
workplace, encouraging others to recognise
those who may need help and creating an
enviranment that enables employees to talk
openly about their own mental health. We
have trained Wellbeing armbassadors 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
weilbeing benefits to their own requirements.

This is in addition to our comprehensive
welibeing hub, containing a wealth of
support and information, Our enhanced
benefits package also includes access ta a
24/7 confidential externat helpline offering
counselling support.

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

our peaple is reRected in a low employee
wrnover 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 choice for a diverse range of. talented,
mativated and engaged people.
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What we need to create the space that
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A PORTFOLIO OF PRIME,
SUSTAINABLE ASSETS

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.

DAVID SLEATH
CHIEF EXECUTIVE

ASSETS UNDER MANAGEMENT

£21.3bn

2020 £15.3bn

ASSET DISPOSALS ( SINCE 2012)
£3.9bn

ASSET ACQUISITIONS (SINCE 2012)

£3.7bn

We buy and build warehouse properties
located on the edge of major cities as well as
in key transportation corridars and logistics
hubs and actively manage £21.3 billion of
assets. This prime, modern portfolio is 3
result of an ambitious portfolic reshaping

programrne that we ermbarked on in late 2011.

Since then we have disposed of £3.9 billion
of assets {excluding sales to our joint venture
SELP) in markets or 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
disposal activity has slowed but we stili
continually review and refine the portfalio,
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 halding 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 locai
netwarks to source opportunities off-market
where possible and therefore achieve

better pricing.

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

| programme has been the main focus of our

investment over recent years. This includes
building modern, sustainable space on
our existing landbank and also expanding
the pipeline of oppartunities through the
acquisition of new land plots or, more
recently, assets with short-terrm income
and redevelopment potential.
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This has allowed us to gain competitive
advantage by leveraging the skills, local
knowtedge and technical expertise of our
teams across Europe. It has alko 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 available on the investment market.

Since late 2011 we have built over 5.2 million
sq m of new space, adding £295 million to the
rent rolf, We have been able to do this whilst
keeping our development yield at areund a
150 basis point margin over the equivalent
investment yields.

In addition to building new assets we

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

our customers’ ever changing requirements.
Increasingly this invalves the retrofitting

of sustainability features to improve their
performance and help our custorners to
reduce their energy consurmption.

5@ 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 rating of BREEAM "Excellent’
{or the equivalent local 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 our customers,
helping us to grow rents, keep vacancy low
and mean that in the long terri our portfolio
should outperform the benchmark and

create value.



LAND TO FUEL
THE DEVELOPMENT
PIPELINE '

Despite competitive markets,
we have continued to add
to our land bank during

2021, securing future growth
opportunities.

ANDY GULLIFORD
CHIEF OPERATING QFFICER

LAND ACQUIRED IN 2021

£326m

2020: £286m

LAND UTILISED IN 2021

£325m

2020: £185m

POTENTIAL DEVELOPMENT
FROM LAND BANK

3.1 sqm

2020: 2.8msqm

S
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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 incorme that those
buildings generate.

We have been building out this land bank over
a number of years, aligned with the expansion
in our development programme from capital
expenditure of less than £200 miilion per year
in 2016 to almost £650 million in 2021. At the
start of this period the majarity of investment
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 occupier and investor demand for
industrial land has meant that developable
land has become both harder to source

and maore 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 supparting approximately 3.1 million sq m
of new space and generating rental income
of £169 millien. In addition to this we have
land options that support almost another

1.6 million sg m of new space, equating to
almost €168 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
enable us to meet anticipated future demand
from customers.

NET LAND UTILISATION, 2015-2021

GOVERNANCE FINANCIAL STATEMENTS

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

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

Our teamns on the ground in each region

do extensive research and think creatively

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

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

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

(BASED ON OPENING BOOK VALUE OR ACQUISITION VALUE)

Graph remaved
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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 OF DIGITAL AND TECHNQLOGY

The world around us is changing at a rapid
pace. We are in continuous dialogue with
our cystorners as we seek to understand and
position ourselves to take advantage of the
longer-term trends within the economy.

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

This means we are constantly refining nat
just our existing portfolio and how we
manage it but also how we design, build
and plan our assets, with technology and
digitalisation as well as placing sustainability
at the heart of our thinking.

TECHNOLOGY AND DIGITALISATION

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

QCur beiief is that digital assets and
capabilities will play an increasingly
important role in our business and that we,
our employees, our customers, and other
stakehalders will benefit.

We have long recognised the value of
technology and our proactive investment
over 3 number of years has created the
strong foundations of our digital strategy
which focuses on the following areas:

© Digital skills, taols and processes
enable our people to be effective.
First and foremost, the role of our
Digital and Technalogy 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
requirerments for remote and hybrid
working across nine countries. The launch
of our Digital Academy has also helped to
improve the skills and understanding of
people across the business.
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© Data and analytics provide
actionable insights that enable
better decisions. We have grown
our Data and Analytics team in recent
years and further strengthened it during
2021, enabling us to deliver several
decision-support analytics toals that
were developed in partnership with the
end-users across the business. The prime
focus has remained on enhandcing our
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 quality to ensure that it rernains fit
for purpose.

© Digital innovations differentiate
our assets and services to customers.
We have continued our Smart Building
initiative. Building on valuabie lessons
learned in our initial pilot programme,
we have selected a preferred deployment
partner for a simplified product that can
be raolled out widely.

@ Secure and scalable digital
infrastructures endble all of our
digital services. We continue o
invest to upgrade our infrastructure
and to ensure that it can support the
business. During 2021 we completed the
migration to the ‘cdoud’, extended our
work on document management and
continvad with our financing system
re-engineering programrne.

We contribute to a number of industry-wide
collaboration initiatives, induding the

British Property Federation’s Technology
and innovation Working Group, the
LandAid Tech Network and being active
participants in and supparters of open
soures technology communities.

We also maintain active partnerships with
the ‘PropTech’ firms Fifth Wall and Concrete
Ventures. In 2021 we committed a further
investment with Ffth Walt 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 portfolio is fit for

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

This is also erucial to us meeting our
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 more information en our
efforts to reduce embodied carbof in our
development pipeling).

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 build
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 our customers to attract and retain
ermployees which in turn makes our assets
more desirable.

Finally, with land in short supply in most
of our markets and particularly 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 developing 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 ali of our employees
improved education resources on a
range of digital topics with a variety
of depths on offer.

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

At the other end of the scale were
short introductory “What the Tech
fs...?" briefings by expert speakers on
topics including the ‘internet of things’,
drones, agile methadolagies, and
artificial inteligence.

Image removed

Image removed
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CASE STUDY:

LOCATION
SCORING TOOL

QOur goal is ko be the leading owner,
manager and developer of industrial
properties in Europe, and the partner
of choice for our customers and
ather stakeholders.

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

For our customers, 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 times,
digital connectivity, and connectivity with
the rest of their supply chain.

Ta ensure that we continue 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 svitability for different uses of
industrial property.

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

The tool is already used to support the
appraisal of our existing portfolic locations,
to evaluate new land and property
acquisition opportunities, ang to help

us form our regional location strategies,
and its use with continue to evolve in the
coming years.
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SUPPLIERS AND OTHER
BUSINESS PARTNERS

Our 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 mutually beneficial.

QUR SUPPLIERS

We work with over 3,000 suppliers across
the Group, ranging from small lacal
businesses to multinational companies, and
spent over £850 million with them in 2027,

We want to work with suppliers who share
our values and our approach to matters such
as health and salety, 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 outfines
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 to be conhdent that

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

Our comprehensive supplier assurance
process is onling, so it is easy for suppliers
to access, use and update infermation.

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

and confirmation of skills and experience.
They need to provide this data before they
become an accredited supplier. We re-test
and re-assess our suppliers, and regularly
update the list 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 regular 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 modern
slavery. There were no concerns ar issues
arising out of the meetings conducted
during 2021.

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

our preferred ways of working. This has

been particularly important during the last

18 months and has helped us to ensure
business continuity and also to help our

key suppliers through this difficutt time.

We also expact our suppliers to work with

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

I the spirit of partnership, we treat our
suppliers well and ensure that they are paid
on time. We are a signatory to the UK Prompt
Payment Code and, in 2021, over 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
supply chain to support us is paid a real
Living Wage by the end of 2022,

SELP

The majority of our portfolio is wholly-

owned but we have one main joint venture,
the SEGRO European Lagistics Partnership
(SELP), owned 50-50 by SEGRO and PSP
Investments. This joint venture focuses solely
on big box warehouses in Continental Europe
and has ailowed us to achieve scale in this
market at a much faster pace than we could
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 land and assets
in seven European countries.

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

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

More information on SELP can be found at
www.selp.lu.
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CASE STUDY:

HESTON GENERAL
CLEANING
CONTRACTORS LIMITED

Heston has provided cleaning services

to SEGRC's Greater Landon and

Thames Valley portfolios since 2009,

This long-standing partnership has

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

During the pandemic, we increased our
contact, holding regular calls to understand
how they were managing and to establish
if there was additional suppert 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 challenges.

Buring 2021, inspired by the values and
efforts of SEGRO, Heston investigated
becoming an accredited Living Wage
emplayer and by the end of the year
achieved an accredited status with the
Living Wage Foundation. Both parties see
this as a positive accomplishment and an
example of where close collaboration and
shared values can strengthen our suppfy
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 SEGRG 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
CLEAMING CONTRACTORS LIMITED

Image remaoved




AN EFFICIENT
CAPITAL STRUCTURE

AN

We have strong relationships
with our investars 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

2070; 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 almost

€1 billion of capiral 25 a result of our first
Green bond issuances for SEGRO and SELP.

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

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

The combinatien 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 strong relationships with our
shareholders as well as with our banks
and bend holders who provide our equity
and debt funding. As a 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
defiver long-term and sustainable returns
on their investment,

We ensure regular communication with our
investors through an extensive programme,
mainly managed by a dedicated Investor
Relations teamn. This inc¢ludes roadshow and
other ad hoc meetings {most of which were
dore 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

GOVERNANCE FINANCIAL STATEMENTS

Qur website contains comprehensive
information about our strategy and
performance, regulatory news and press
releases as well as information about pur debt
and our approach to Environmental, Social
and Governance (ESG) issues (including
Responsible SEGRO). The Investors section
of the site also includes the presentations
made during the investor tours, a summary
of the analysts’ financial forecasts (consensus)
and webcasts of the Chief Executive, Chief
financial Officer and Chief Operating Officer
presenting the full year and half year results.

During 2021, the Executive Directors and
the Investor Relations tearn 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 opportunity for them to
ask questions. We also held a series of che
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 allow
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.

in 2021 but are looking forward to resuming a
normal programme as soon as is safe to do s0.

The Annual General Meeting (AGM]) normally
also provides an excellent oppaortunity to
meet many of our retail shareholders and
answer their questions about the businass.
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 115 for more detail).

We hope to hold the 2022 AGM in person.
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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.

MNEIL IMPIAZZL
PARTNERSHIP DEVELOPMENT DIRECTOR

TQTAL CONTRIBUTION TO CHARITY IN 20235

£1.3m

2020: £1.5m

NUMBER OF DAY5 OF GiVING

234

For turther Informalion on our eommitment to Invest
in our lacal communities and environments:
see pages 88-89

2021
TOTAL

£1,310,989

Graph removed

As a long-term investor, we are committed

to contributing to the long-term vitality of the
areas in which we operate and one of our
three Responsible SEGRO priorities is to Invest
in our local communities and environments.

To da this effectively, we collaborate

with local stakeholder partners to better
understand the needs of a local community
50 we can contribute positively 1o its growth
and development,

Some of the ways that we create value within
our local communities include:

© Werking dlosely with tocal authorities in our
key markets 10 ensure we understand their
priorities and support these with our own
plans. This is also key to our understanding
of the challenges arcund zoning and
planning and forms an important part of
our decision on where to invest.

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

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

O Seeking to go beyond our section 106
agreements (or equivalent) ta imprave
employability opportunities for the local
community as well as upgrading local
road networks and infrastructure and
contributing to improvermnents in local
public transport that benefit everyone
in the surrounding area,
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@ Creating autdoor spaces cose 1o both
our urban and big box parks to help
improve bicdiversity and benefit the focal
environment as well as to promote health
and wellbeing. For example amenity space
for customer employees and country parks
that local residents can also enjoy.

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

© Coliaborating with our customers and
local authorities to create employment
opportunities and investing in the provision
of training to help local residents access
job vatandcies created through our
new developments.

0 Supporting local charities to help improve
the lives of vulnerable members of the local
community and funding a range of tramning

- and education programmes that help
these members of society on the pathway
into employment.

.

Investing in and supporting our local
communities is not new to SEGRQO, it is
something that sur business has been daing
for over 100 years. As part of our commitrent
o Invest in our local cormimunities and
environment we are now thinking more
strategically about the way we approach this
so that we can maximise the impact of our
effarts 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
10 make a positive impact within comrmunities
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 pandernic, however

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

To ensure we continue to help our
camrmunities to thrive and deliver the
commitments in our Responsible SEGRQ
framework we are creating Community

.

O
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investment Plans (CIPs) for every key market
in our portfolio by 2025,

CIPs are our long-term commitmenit to

help those cormnmunities that live dose to
our estates that face health, sbcial, econamic
and inequality challenges.

Ry intraduring them we aim to imprave

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 local 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)

GOVERNANCE FINANCIAL STATEMENTS

foundations are being put in place, we are
continuing to work with our local legacy
charity partners to deliver vital community
programmes. We are partnering with
LandAid to launch a new training and

- employability fund that will help homeless

young people in temporary accomrmodation
to find ernployment. We are also providing
warehguse 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 350 charity partners,
to people living in paverty in London, Finally,
we continue to champian diversity within the
real estate sector through our support for
Pathways to Property, helping to promote
and deliver its 2021 summer school which
welcomed 103 participants.

Each CIP will set out how SEGRQ will invest in its local communities
and environments through a range of programmes desigried to
improve training and employment opportunities, enable the economy
to thrive and enhance the environment to support biodiversity as well
as the health and weilbeing of local people.

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

© working in partnership with iccal stakeholders such as charity
partners, local government, business groups and the community,

© delivering excellence with the support of our Partnership
Development Team.

We have already started to identify and put in place projects and
working with charily partners that are leaders in their field, wha can
help provide the knowledge and expertise needed to maximise the
positive impact of cur community programmes.

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

O maximising the impact by putting collaboration with custorners
and suppliers at the heart of the programme;

EMPLOYMENT

To help embed the CIPs into our business and drive engagement
with custorners and suppliers we asked employees to put themselves

forward as Community Charnpians. We have so far appointed

ECONOMY

41 Community Champions, each of whom will support and help
to ensure the success of projects within their region.

ENVIRONMENT

lmage removed
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Image removed

Helping local people to kenefit from skills, training
and job bdrekerage programmes, especially thase

that are unemployed or face a barrier to employment.

Inspiring young paaple about the world of wark
through a range of career talks, work experience
and mentoring programmes, For example:

Franzireude ~ Investment in new IT infrastructure at
a shelter in Disseldorf to support homeless people
ta participate in 3 skills and Lraining programme,
CV writing and job searches.

innowatorium Foundation — 300 young people from
seven schoals in L8dZ and Poznan tock pari in the
SEGRO Academy which delivered a range of interactive
and simulalion experiences 1o promote careers in the -
industrial and logistics sectors whilst helping to improve
their English Language skills.

Suppaurting the growth of the local economy to
thrive by heiping (ecai businesses to connect to our
customers, suppliers and parmer with stakeholders
to deliver programmes that help to enhance
productivity and innavation. For example:

Future Cube - a dedicated <entre ¢reated in partnecship
with the Mayor of Lendon, London Borough of Havering
and the Manufacturing Technology Centre (MTC) that
will help small to medium sized businesses to grow
through a programme of technolegy, innovatior: and
produclivity improvements.

Delivering environmental projects that improve
the biodiversity of the jocal area and the health
and wellbeing of the community. Far example:

Day of Giving (UK) - 18 employees teamed up with one
of our suppliers, Whiting Landscape, 1o create an outdoor
space for the Bradby Club in Rugby, which has been
supparting the lacal community for 180 years oifering

a range of services and aciivities to support young
people 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 PEQPLE'S PASSIONS

We also support causes dose 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.

Our company-wide 'Day of Giving’ allows
our employees ta 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 enviranmental clearances and painting
hospital gardens.

Away from the Day 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 STUDY!

PLANT-MY-TREE

One of our CIP partners in Germany is
Plarit-My-Tree, an organisation that plants
trees whilst supporting other forest-focused
activities such as conservation, protection,
and regeneration. Since launching in
August 2020, Plant-My-Tree has planted
more than 500,000 trees around the world.

CASE STUDY:

SUPPORTING
APPRENTICESHIPS
IN THE UK

Emplaymenit is ane 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
Coliabaration's ‘Reskilling the Recovery’
Camgaign.

Qur funding enabled three young people
to move into sustainable, meaningful jobs
and enable longer-term career progression.
Two apprentices in Hillingdon are studying
for a qualification in Plumbing and
Domestic Heating installation (Level 3)

and a further young perscn in Newham

is studying to become an Early Years

Care Educator (Level 4).

During 2020, SEGRO built 1,430
colurmns to support 144,300 sq m of
space across eight schernes in Northern
Europe. Therefore, as part of our 2021
Day of Giving, our team worked with
Plant-ty-Tree to plant 1,430 trees

near Hamburg.

Logo removed

We are also using this fund to work
with Langley College in Slough to fung
apprenticeships on the Slough 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, tatented
young people are earning qualifications
and finding employment, whilst small
businesses are benefiting from the ability
1o take them on and build capacity

with all of the training fees covered.




A ZERO-TOLERANCE
APPROACH TO POCR
HEALTH AND SAFETY

We are committed to the
prevention of harm to our

employees and throughout
our supply chain.

PAUL DUNNE
MANAGING DIRECTOR OF GROUP OPERATIONS

Health and Safety is central to all of our
business activities. It is our responsibility

to ensure that we pravide and promote a
healthy, safe and secure environment in
which our employees and customers can
wark, extending throughout our supply chain,

and in particular on cur 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
cansultants where appropriate. Findings

and fearnings are disseminated across the
Group, including to the Board and Executive
Committee, ta 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 1o be recognised for our
safety performance through the RoSPA
{Raoyal Saciety for the Prevention of
Accidents) Awards. In 2021, we were
awarded Gold for the ninth consecutive
year, These awards recognise our Group
commitment and practical application

of Health and Safety procedures acrass
all of aur business operations,

o

O
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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
health and safety practices. We require all

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

We encourage our contractors to innovate and
work with us to ensure that heaith and safety
considerations on our development sites are
paramount. The contractar workshops that
we held in 2020 showed a need to improve
contractor near miss reporting and this has
heen a facus 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 to, suppoert 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 for Covid compliance and we have
regular communication of Construction
Leadership Coundl Covid documents with
key UK contractors.

QOur Health and Safety commitment does not
end when we complete a project but extends
to the ongoing day-to-day life of 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
miligate. By providing training and raising
awareness we ensure our customers and
communities are well informed and able to
make appropriate decisions when necessary.

GOVERNANCE FINAMCIAL STATEMENTS

CASE 5TUDY:

REMOTE VISITS TO
CONSTRUCTION
PROJECTS

Construction work in afl countries has
continued throughout the pandemic,
however, 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 potentiat to limit our oversight

of compliance on our construction 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 system

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

The remote visit process incdludes:

_ 0 The setting up of webcams at all
construction sites to enable remate
viewing of operations;

@ Drone footage of the construction site
and operations;

© Site overview and statistical presentation
by the site contracters;

© Review of previous actions;

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

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

© Actions are added to the online
Safety 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

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

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

Graphic removed

‘We have continued to actively manage our portfofio throughout
2021, resulting in a record rent roll growth, a strong set of
operational metrics and opportunities to create value from

our standing portfolio.

Ouwr tocus on Operational Excellence has also been important

in keeping our develapment pipeline on track despite the
well-dacumented supply chain issues that our industry faced during
the year. Qur dose warking relationships with our contractars meant
that we were able to complete the projects scheduled for delivery
this year with minimal disruption.

Proposed

Image removed

CASE STUDY:

CREATING VALUE THROUGH
REDEVELOPMENT ON THE
SLOUGH TRADING ESTATE

In the first half of 2021 we signed a Jease with Global Technical
Realty for three-mutti level data centres, equating to over 40,000 sg m
of space. These will be built on Ajax Avenue, the site of a former row
of 1960s multi-let terraced warehouses that were ¢oming to the end
of their practical life. Our asset management team worked closely
with the customers who leased these former units to achieve vacant
possession and we were able to re-locate marny of them to other
parts of the portfolio. This allows us to redevelop the site, resulting
in a significant increase in rent and lettable area,

Image removed

Before
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DISCIPLINED APPROACH
TO CAPITAL ALLOCATION

Graphic removed

Given the strong investor interest in our sector and the
comgpetitiveness of investment markets it has been more
important than ever this year to maintain a disciplined
.approach to capital allocation,

We continue to focus the majority of our investment into our
development programme and to create future opportunities
for development (for example land acquisitions and assets with
short-term income and longer term 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 tearns.

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

as having maximised their returns through our annual asset review
process. The proceeds from these sales will be recycled inte our
‘future investments.
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CASE STUDY:
MATRIX PARK - LEVERAGING
OUR REPUTATION AND
RELATIONSHIPS TO ACQUIRE
ASSETS OFF-MARKET

Where passible we try 1o make investment acquisitions off
market, leveraging our relationships and reputation to find
opportunities that are not widely marketed and therefore
more competitively priced.

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

GOVERNANCE FINANCIAL STATEMENTS

EFFICIENT CAP-ITAL AND' | Graphic removed
CORPORATE STRUCTURE

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

We aim to balance operational and financial risk by keeping

the loan to value ratio {LTV'} at an appropriate leve!, making
sure that, should the property cycle turn, we can absorb lower
valuations whilst giving us the capacity to take advantage of any
resulting investment opportunities. The strong investor appetite
for industriat assets in 2021 resulted in record portfolio 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 Septemmber at a low caupon
of 0.5 per cemt a5 well as a further €500 million for our joint
venture SELP.

CASE §TUDY:

LAUNCH OF SEGRO GREEN
FINANCE FRAMEWORK
AND INAUGURAL GREEN BOND

In May 2021 we launched our Green Finance Framework
which applies to SEGRQ and our joint venture SELP. kt aligns
with our Responsible SEGRC 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 lacal and global enviFonment.

Image removed
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Portfolio update

Significant valuation growth

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

be positive.

Image removed
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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 is strong demand for
warehouse space, particularly catering for

the needs of last mile delivery and, around
Longan, from data centre users.

Qur urban poertfolio is concentrated in London
and South-East England {82 per cent) and
major cities in Continental Europe {18 per
cent), including Paris, Dilsseldorf, Frankfurt,
Berlin and Warsaw. These locations share
simitar characteristics in terms of mited
(and shrinking) supply of industrial land and
growing populations, while occupiers are
attracted o madem warehouses with plenty
of yard space to allow easy and safe vehicle
circulation. We believe that this enduring
occupier demand and limited supply bodes
well far future rental growth.

BIG BOX WAREHOUSES

Big box warehouses account for 29 per cent
af our partfolic value They tend to be used
for storage, pracessing 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 regions), France {the logistics
‘spine’ linking Lilie, Paris, Lyon ang Marseille),
Germany (Dasseldorf, Berlin, Frankfurt

and Hamburg) and Poland {Warsaw, t6dz,
Poznari, 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 Cantinental Europe.

Occupier demand has been very strong across
the UK and Continental Europe during 2021,
helping drive vacancy to record low levels,
leading to above average rental growth in
maost 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 to 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 on a longar-term basis
are, and have always been, more limited

than for urban locations but this asset class
brings ather benefits including lower asset
management intensity and long leases which
help 1o ensure a sustainable level of income.

in addition, by holding the majority of our
Centinental European big box warehouses
in SELP. we receive additipnal 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 Europe
increased significantly during the year,
Irvestment volumes also hit record levels
in both the UK and Continental Europe.
Both investor and occupier demand for
the asset class remained strong.

The Group's property portfolio was valued

at £18.4 billion at 31 December 2021

(£21.3 billion of assets under management).
The portfolio valuation, including completed
assels, land 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 portfotio) and a

13.t per cent increase in our valuer’s estimate
of the market rental value of our portfolio
{ERV). In total, our portiolio 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 MSCI

Real Estate UK All Industrial Quarterly index

which increased by 31.2 per cent over the
. same period. The performance was due to

- yielkd compression and the continued capture
of reversionary potential in lease reviews and
renewals, particularly in London. The true
equivalert yield applied to our UK portfolio
was 3.7 per cenl, 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
Cantinental Europe increased in value
by 18.7 per cent (2020: 10.2 per tent)
on a 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.

P o S
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VALUATIONS: WHAT TO EXPECT IN 2022

Capital growth forecasts are noloriously
difficult given the multitude of drivers
(particularly interest rates and credit spreads)
most of which are outside our direct control.

Nevertheless, the prospects for our portfolio
of big box and urban warehouses remain
strong, supported by structural drivers of
accupational 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
compared to government (risk-free) bend
yields and although recent interest rate rises
have narrowed this premium, the volume of
capital looking to invest in industrial assets
should continue ta be supportive of valuations.

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

GOVERNANCE FINANCIAL STATEMENTS

ASSETS UNDER MANAGEMENT

£21.3bn

2020: £15.3bn

PORTFOLIOC VALUATION

£18.4bn

2020: €13.0bn

PORYFOLIO VALUATION CHANGE

+28.8%

2020: +10.3%

ERV GROWTH

+13.1%

2020: 2.5%

UNREALISED GAINS AND LDSSES ON WHOLE POR:I‘FOLIO
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SEGRQ PLC | ANNUAL REPORT & ACCOUNTS 202) 49



STRATEGIC REPORT

50

Image removed

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 202

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 ab'e to get back on the
road again and visit our offices across Eurape. 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 &xciting
redevelopment opporturity.

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

Low market vacancy is generally positive 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 chaltenges 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 develepment programme and the current
shortage of supply has given us the confidence to push forward 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 custormner 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 portfolic with various rental
points so we generally find that customers will find the space that works for
them. Where itis less important to a customer’s business model to be in a
central location, that sometimes means they make a decision to move further
out and therefore pay lower renls. In general though, we are finding that for
the maijority of lettings that there are a number of customers from different
industries wilting to pay the gaing market rents so rent afferdability does not
seem to be a problem at the mornent.
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Has the development programme been impacted by
supply chain issues and resuiting cost inflation? Do you
have any concerns about this in 20227

We have been working very closely with our contractors an these issues since
the supply problems started to become evident and have been securing
rnaterials well ahead of time. It has certainly been challenging 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 experiencing has more than offset these so the development programme
remains highly profitable. It is uncertain when these pressures might alleviate,
our contractors believe it will be towards the end of 2022, but we are keeping

a close eye an things and will act accordingly.

Competition for land is becomning 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
job 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 development projects that others with
{ess experience might not have the appetite for. We are also thinking about
how we can create opportunities from our existing portfolio, for example
redeveloping and intensifying land use. So there is plenty to keep us busy

and we are confident that we can everage our operating platform to continue
to find growth oppaortunities.

What are your priorities for 20227

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
coming years. Our asset management tearns will be working hard on this as
leases come up for rent review. We will also be focusing on the delivery of

- some large scale development projects and continuing to look for epportunities

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

Cfeating,value through Operational Excellence
Asset management update

PROGRESS
- AGAINST OUR
STRATEGY

WHAT WE SAID WE WOULD DO

We expected occupier demand to remain
strong in all of our markets and expected
vacancy rates 1o remain low. With supply
also remaining limited we expected
customer retention to remain high and
rental growth to continue.

WHAT WE ACHIEVED IN 2021

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

a strong performance in letling 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 customers’ emnissions,

WHAT TO EXPECT IN 2022

All of the indicators point to continued
strong demand from occupiers in 2022
and with market vacancy rates at record
low levels and new supply constrained
by the availability of land, particularly in
urban markets, we expect rentai grawth
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

LETTING EXISTING SPACE AND NEW
DEVELOPMENTS

At 31 Decernber 2021, our portfolic

generated passing rent of £518 miffion, rising
to £579 million once rent free periods expire
{‘headline rent’). During the year, we contracted
£95 million of new headline rent, an increase

of more than 20 per cent on 2020. New pre-let

agreements continue ta contribute strongly
to this number but we also grew rent on our
existing space significantly.

Our customner base remains well diversified,
reflecting the multitude of tses of warehouse
space. Our top 20 custorners account for

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

Almest half of our customers are involved in
businesses affected by e-commerce, including
third party logistics and parcel delivery
businesses, and retailers, These businasses
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 GULLIFQRD
CHIEF OPERATING OFFICER
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0 £15 million of net new rent from
existing assets, We generated £26 million
of headline rent from new leases on existing
assets (2020: £16 million) and £9 million
from rent reviews, lease renewals 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 million).

© Rental growth from lease reviews and
renewals. These generated an uplift of
13.0 per cent (2020: 191 per cent) for the
portfolio as a whole compared to previous
headline rent. During the year, new rents
agreed at review and renewal were 18.7 per.
cent 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 renawal 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 ta increased rents from existing
assets, we contracted a recard £49 million
of headline rent from pre-let agreements
and-lettings of speculative developments
pricr to completion (2020: £41 million).
Included within this is a large data centre
re-developrment 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 announced
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.

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

generating new rent through development.

Rent rell growth, which reflects nel 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 million in 2021, from €60 million

in 2020.

HIGHLIGHTS
PORTFOLIO PASSING RENT

VACANCY RATE

FINANCIAL STATEMENTS

£518m

2020: £462m

RENT CONTRACTED
DURING THE YEAR

3.2%

2020: 3.9%

PROPORTION OF PORTFOLIO
EPC RATED 'B° OR ABOVE

£95m

2020: £78m

CUSTOMER SATISFACTION

55%

2020: 49%

CUSTOMER RETENTION

90%

2020; 87%

OPERATING CARBON EMISSIONS

77%

2020 B6% -

280,575 tonnes
CO,e

2020: 312,115 tones COze
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Review of 2021

Creating value through Operational Excellence

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

We moniter a number of asset management
indicators to assess the performance of our
existing portfolio:

o High levels of customer satisfaction,
Although the quality and location of our
portfolio is important to cur customers,
we believe that the service we provide
is erucial to maintaining high customer
retention and low vacancy. We carry out
a rolling survey of our customer 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 said that they
would recommend SEGRO ta athers
(2020. 99 per cent) and 90 percent
said they rated their experience with
SEGRO as ‘Excellent’ ar "Very Goad’
(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 ow standing
stock remains low at 2.7 per cent (2020: 2.5
per cent). The vacancy rate is now at the
battom end of our target range of between
four and six per cent. The average vacancy
rate during the period was 3.8 per cent
{202Q: 4.8 per cent).
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© Customer retention rate of

77 per cent. Approximately £55 million
of headline rent was at risk from a break
or lease expiry during the period of which
we relained 74 per cent in existing space,
with a further three per cent retained but
in new premises. We value the long-

term relationships that we build with our
custorners and always try to work with
them to meet their changing requirements.
However, with vacancy at such iow levels
we do also take the cpportunity to ¢reate
space for refetting and the capture of
market rental growth. We have also
actively taken space back during 2021

to enable redevelopment.

O 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 8.5 years to expiry (31 Decernber
2020: 7.5 years lo first break, 8.8 years'to
expiry). Lease terms are longer in the UK
{8.2 years to break) than in Continental
Eurcpe (5.9 years to break], reflecting the
market convention of shorter leases in
countries such as France and Poland.

A REDUCTION IN CUR OPERATIONAL
CARBON EMISSIONS AND INCREASED
VISIBILITY OF THE ENERGY USAGE
OF OUR CUSTOMERS

Alongside the day-to-day management of

our portfolio our teams also worked hard
during 2021 on our Responsible SEGRO
commitment to Champion low-carbon growth
and be a net-zero carbon business by 2030,

Within the asset managerment of our existing
portfalio, the greatest contribution that

we can make towards this is by. reducing

the operational carbon emissions from

our warehouses (including those made by
the activities of our customers operating
within them).

Our new targets, approved by the Science
Based Targets Initiative (SBT1), include the

aim to reduce the absolute operating carbon
emissions from our portfolio by 42 per cent
by 2030 {compared ta a 2020 baseling), in line
with the 1.5 degree scenario. This includes all
customer emissions and captures the organic
growth of the business.

One of the most meaningful changes that we
can rake is ta procure energy for our awn
operations, and for these markets where we
procure energy on behalf of our customers,
in a 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, on to Green tariffs, which

means that 3ll SEGRQ controlleg 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 tonnes of COe saved.

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

in this strategy.

Cur net-zero carbon goal indudes Scope 3
emissions from our customers. Due to the
nature of typical lease terms we do nat have
operational control over the majority of our
buiidings and therefore have limited visibility
of how much energy is used and how it

is procured,
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Where this is the case we are engaging

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

is o 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
opportunities to help our customers operate
their buildings more efficientiy. saving them
both carbon emissions and money, We are
also increasingly requiring custorners to use
renewable energy within the terms of their
leases (a ‘Green lease’) to ensure that our
portfofio carbon footprint improves.

On the Slough Trading Estate, for example,
we have 33 data centres {including twa under
construction) which are significant consumers
of pewer. Our data centre customers source
their own electricity to power their buildings
and most have stated publicly that they
source through renewable energy contracts.
They, along with several other majer data
centre operators formed the Climate Neutral
Data Centre Pact in 2020 and SEGRQO 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 to sourcing their energy
on a renewable tariff.

We are also making impraovements to the
carbon foetprink of our portfolio through
the angoing maintenance and refurbishiment
of our warehouses. Due to our active asset
recycling and new development the majority
of aur portfalio is medern and built to the
highest sustainability standards but there are
still some older assets where we can make
improvements. When the opportunity arises,
normally due to a lease expiry, we refurbish
our assets and upgrade their sustainability
credentials before jetting thern to a new
custorner. This not only helps with our

' progress towards our net-zero carbon targels
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 to rental leveis achieved.

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

have the entire portfolio at least an Energy
Performance Certificate {(EPC) of a 8 rating
or equivalent. At the end of 2021, 55 per
cent of the portfolio now has an EPC rating
of B or better and we expect that propartion
to increase.

CASE $TUDY:

CARBON NEUTRAL
REFURBISHMENT
AT HEATHROW

To meet our climate change ambitions, we must
continue to improve the sustainability parformance

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 neutral status.

O We installed 143 kW of new photovoltaic panels,
which are estimated to provide 131,200 kWh
of electricity.

© We upgraded the LED lighting to provide dynamic
lighting within the bufiding. Dynamic flighting

" mimics the natural rhythm of night and day so can
positively affect users of the building by stimulating
wellbeing and keeping peaple feeling alert,
refreshed and more productive.

© A green wall was fitted externally and a8 mass 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 noise as well
as providing biodiversity to the building.

Image removed
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Development update

PROGRESS
AGAINST OUR
STRATEGY

WHAT WE SAID WE WOULD DO
We expected to continue developing
at an increased pace during 2021
and anticipated investing around
£700 million in development capex,
including infrastructure.

WHAT WE ACHIEVED IN 2021
2021 has bean another year of record
development completions, the majority of
which have been completed as scheduled
despite the wider market supply chain
issues. Qur development capex spend was
slightly lower than anticipated due ta the
delayed start of some larger pre-lets due
to planning delays and changes to our
customers’ requirements.

We carried out life ¢ycle assessments on
more than half of our new development
projects which is important in aur aim
to reduce embodied carbon in our
development programme.

WHAT TO EXPECT IN 2022

We have 801,400 sq m of devalopment
projects under way capable of generating
£62 millior of new headline rent, of which
60 per cent has been secured.

We exped to invest approximately
of £700 million in development
capex including £150 million of
infrastructure expenditure.

HIGHLIGHTS

DEVELOPMENT COMPLETIONS

DEVELOPMENT CAPEX

839,200 sq m

2020: 835,900 sqm

CURRENT PIPELINE POTEMTIAL RENT

£649m

2020: £531m

EMBODIED CARBON

£62m

2020: £54m

CURRENT PIPELINE YIELD ON COST

391kgCO,e/m?

2020: 400kgCOze/m?

ON-SITE RENEWABLE ENERGY CAPACITY

7.0%

2020: 6.3%

POTENTIAL RENT FROM FUTURE PIPELINE

£169m

2020: £157m

DEVELOPMENT ACTIVITY

During 2021, we invested £975 million in
our development pipeline which comprised
£649 million (2020: £531 million) in
development spend, of which £99 million was
for infrastructure, and a further £326 million
to replenish our [and bank to secure future
development-led growth opportunities,

DEVELOPMENT PROJECTS COMFLETED

We completed 839,200 sq m of new space
during the year, with the majority of our
projects cornpleting on time despite wider
markel issues with the supply of construction
materia’s and labour. These projects were

B2 per cent pre-let prior ta the start of
construction and were 93 per cent let as at

31 December 2021, generating £48 miilion of
headline rent, with a potential further £4 million
to come when the remainder of the space i let.
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 sqm
of big box warehouses across all of our major
European markets, let to third party logistics
operators, online retailers, food retailers and
manulacturers among others.

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

let. In the UK this included the second phase

of SEGRO 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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35.4 MW

2020 26.8 MW

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

Supply chain issues made development more
challenging during 2021 but we proactively
worked with our contractors to secure materials
ahead of schedule and were therefore able

to avoid any major delays, We also avoided

any significant increasés in construction costs
as the majority of our development projects
are on fixed price contracts and development
completions were therefore unaffected.

CURRENT DEVELOPMENT PIPELINE

At 31 December 2021, we had developrment
projects approved, contracted or under
construdtion 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 already been secured and these
projects should yield 7.0 per cent on total
development cost when fully occupied.

© 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-let for a global
online retailer in the Thames Valley and big
box warehouses in SLP-EMG and our new
development, SmartParc Derby.

© In Continental Europe, we have 521,100 sq m
of space approved or under construction.
This includes pre-let big box warehouses
for a variety of different occupiers, from
retailers ko 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 Ingolstadt, close to Munich.
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© In addition o the projects that we are
developing ourselves, we also have
85,100 sq m of space under ¢onstruction as
part forward-funded agreements with local
developers. This is proving to be avery
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
prajects, particularly in the UK, France and
Germany, where modern space is in short
supply and occupier dermand is strong. In the
UK, our speculative projects are focused in
London and on the Slough Trading Estate. In
Continental Europe, we continue to build scale
in Germany and Paris.

Within our Continental European development-

programmae, approximately £8 million of
potential gross rental income is associated
with big box warehouses developed outside
our SELP joint venture. Under the terms of
the joint 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 disposal. In 2021, SEGRO
sold £231 million of completed assets 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 aur completed projects
and current development pipeline are
available in the 2021 Property Analysis
Report, which is available to download at
www.segro.com/investors.
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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 dose to
being approved, awaiting either final conditions
to be met or planning approval to be granted.
We expect to commence these projects within
the next 6 to 12 months.

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

LAND BANK

Qur land bank identified for future
development (indluding 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 developrments 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, Lyon, Milan, Madrid, Cologne and
Warsaw. The remainder of the land was for big
box projects in laly, Peland, Spain and the UK.

We estimate that our land bank can support
3.1 million sq m of development over the next
five years. The prospective capital expenditure
associated with the estimated future pipeline
is approximately £1.9 billion, It cowld

generate £162 million of gross rental income,
representing a yield on total development cost
(inctuding land and notional finance costs)

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

ANNUALISED RENT POTENTIAL
as at 3t December 2021 {Emillign}

GOVERNANCE FINAMCIAL STATEMENTS

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

CONDITIONAL LAND ACQUISITIONS AND
LAND HELD UNDER OPTION AGREEMENTS

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

as well as in Gerrnany, 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 for land capable

of 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

Cur development pipeline added a patential
£52 million of rent to our income in 2021 and -
this has a meaningful impact on our earnings
and dividend growth.

The chart below autlines 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 aur current, near-term and
future pipeline as well as through our land
options. it dees not reflect the impact of future
rental growth, acquisitions or disposals.

Graph removed
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CASE STUDY:

REDUCIN
EMBODIED
CARBON

Hoeksteen B1, Netherlands

Our latest development in the Netherlands
utilised an improved concrete specification
in the feundations and floor slab, reducing
the embodied carbon of the building by
around 10 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
CARBON IN OUR DEVELOPMENT
PROGRAMME TO HELP U5 ACHIEVE
NET-ZERO CARBON BY 2030

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

in helping to combat the challenge of dimate
change and natural resource depletion. As a result,
we have joined marty 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 ‘Commerdial Buildings:

A real asset in addressing Climate Change'.

Itis our responsibility, as a long-term investor.

to use tha latest technologies and construction
techniques to ensure that our buildings are
efficient to use and stand the test of time.
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We continucusty monitor and, where appropriate,
adopt new approaches, technclogies and
techniques to reduce the environmental footprint
of our existing properties 2nd our develocpmerits.
The Investment Committee considers the
environmental impact of all capital investment
dedisions to ensure that they are consistent

with aur environmental targets and ambitions.

We take a materiality-based approach to our
environmental strategy, focusing on the areas
where our footprint is greatest.

QOne of the largest sources of carbon emissions
from our own activities is the embaodied carbon
from our development pregramme. For our
existing buildings, we can work ta improve their
effidency in operational terms (see page 54 far
further information} but it is in our development
programme, where we can make the greatest
impact. In many cases, ance we hand a buikding
over to a customer, they control all operational
aspedts sa it is our responsivility to provide thern
with an effident building and the toals to operate
it efficiently.

Our targets, approved by the Sdence Based
Target Initiative (SBTY, indude a goal v

reduce the embaodied carbon intensity of our
development programime 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 our developrnents, 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 (UKBGC) in their
Whole Life Carbon roadmap.

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

We carry out life cyde assessments on our larger
development projects to identify the potential.
to reduce a buiiding's carbon footprint over its
full ife cyde bottr by utifising alternative, 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 approach to
embodied carbon is the most impactful.

In 2021, we conducted fife cyde assessments
on over 440,000 sq 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 completa floorspace in 2021) and apply
lessons leamed across the wider development
programime as we progress against our target.

We are inareasingly using Building information
Management (BIM} in our development projects,
a technology which fadlitates three dimensional
meodefing of the proposed building. It allows us
10 assess maore accurately the amount of material
needed for the construction {reducing waste) and
the carbon emissions from the materials. It also
allows us to model the building across its whole
lfe, making it an important contributor to our
target of reducing the level of whole life-cyde
embodied carbon in our developments. In 2021
we were able to use BIM models to undertake the
life cydle assessments, and this has led to more
finishes and components being induded in our
assessments than before, giving us better visibility
of the carbon within our buildings.

ot

et
OVERVIEW STRATEGIC REPORT

The average embodied carbon intensity in

2021 was 39 kitograms CO,e per sq r of
delivered floor space, representing a two per cent
reduction from the recalculated 2020 baseline

of 400 kg CO,e per sq m. :

We have trialled sustainable concrete
specifications across multiple projects in 2021,
This is the most effective way to impact the
embodied carban emissions, as concarete can
comprise up to 50 per cent of the total embodied
carben in some projeds.

We will continue to adaopt the latest techniques to
reduce embedied carbon within our developments,
including low-carbon concrete ar timber or
recyded steel beamns which we are already using
in a number of our aurrent developments. The
availability of such materials is not yet consistent
across our markets and they are not always
suited to the design of our buildings. but we are
determined to continue to reduce the embedied
carbon within our development pipeline to
achieve our sgience-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 eur construction and dernolition projects.
Qur target is to send zero waste to landfll by 2025,

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

We undertake pre-demolition audits to identify
waste materials taking into corsideration the
quantity and quality of waste to be re-used on
site as aggregake, We also re-use on site where
materials are non-hazardous and will not have a
detrimenal effect on the environment. Hazardous
waste is treated differently and is not induded
within these figures. Hazardous waste is dealt
with in the appropriate manner, fully in line with
relevant regulation.

In 2021, 97 per cent of construction, demalition

and operational waste controlled by SEGRO was
diverted from landfill.

GOVERNANCE FINANCEAL STATEMENTS

BIODIVERSITY

We think carefully about the spaces outside our
existing and new buildings to ensure that they
are pleasant erwiroriments for peopia 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 estales, induding woodland areas with public
walking trails around our big bax 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 our estates
we have introduced bee hives and now have
335 of them across our portfafio encouraging
pollination of lacal plants and crops. We have
also added bird boxes, bat boxes and other
locally-appropriate biodiversity features that help
contribute to a healthy ecosystermn.

On land that is awaiting development in Italy we
pay local farmers to manage the plots and graze
livestock which have yielded risolto rice, buffalo
mozzarella and wool whiist also keeping the grass
well maintained.

BUILDING CERTIFICATIONS

The sustainability credentials of a building are
increasingly important for potential customers
making a decision on where 1o locate their
businesses,

We target BREEAM “Very Good' (or equivalent)
certification for developments and in 2021 98 per
cent of our development completions have either
been, or in the process of being, accredited at
that level. Frorn 2022 onwards we have raised we
have raised the minimum standard to ‘Excellent’
unless local droumnstances (such as supply chains)
prevent . ;

RENEWASLE ENERGY CAPACITY

Our development and refurbishment activity also
allows us to increase our on-site renewable energy
capadity. During 2021 we increased this capacity
by over 30 per cent bringing it to 35.4 MW, and
generating enough energy to power over 2,100
homes for a year.

SEGRO PLC | ANMUAL REPORT & ACCOUNTS 2021 59



STRATEGIC REPORT
Review of 2021

Investment update

£1.5 billion of investment for growth

PROGRESS

AGAINST
"OUR

STRATEGY

Graphic
removed

WHAT WE SAID WE WOULD DO

We expected demand for warehouse
assets 1o remain strong and said that we
would continue to trim the portfolic and
sell assets where we believe we have
maximised our returns to release funds
for other opportunities offering a better
risk-return profile.

We intended to continue the focus of our
investrment activity on development, while
taking advantage of opportunities to acquire
income-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 pipeling, responding to
strong levels of occupier demand, and once
again created a number of interesting land
and asset acquisition opportunities, 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 to take advantage of the strong
investment markets.

WHAT TQ EXPECT IN 2022

We will continue our disciplined approach
to capital aligcation, focusing the majority
of our investment on the development
pipeline {through development capex,
land acquisitions and acquiring assets
with future redevelopment potentiad) but
making strategic asset acquisitions when
the opportunity arises.

While investor demand for industrial
properties refMains strong, we expect to
continue to recycle assets where we believe
we can generate better returns from
deploying our capital in other opportunities.
We typically expect to recycle 1-2 per cent
of the portfolio per year.

HIGHLIGHTS In addition to the asset acquisitions we also
acquired £326 milkion of land to create future
development opportunities (see page 57 for

further information).

ACQUISITIONS OF ASSETS

£997m

2020: £603m

ASSET RECYCLING TO IMPROVE
PORTFOLIO FQCUS

During 2021, we sold £515 million of land
and assets, taking advantage of strong investor
demand to realise profits and release capital

1o reinvast in our business,

ACQUISITIONS CF LAND

£326m

2020: £286m

The asset disposals totalled £474 million,
reflecting a blended topped-up initial yield
of 4.0 per cent, and were significantly
anead of 31 December 2020 book values.
They included:

DEVELOPMENT CAPEX

£649m

2020: £531m

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

DISPOSALS OF LAND & ASSETS

£515m

2020: £139m

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

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

£515 million of disposals, O a car showroom in Reading; and

@ stand-alone big box warehouses in ltaly

ACQUISITIONS FOCUSED ON BUILDING and Spain.

SCALE IN URBAN WAREHOUSING

As in previous years, we sold a portfolio of
Continental European big box warehouses
developed by SEGRQ to SELP for which we
received £116 million net proceeds from an
effective sale of 2 50 per cent interest.

Additionally, we disposed of £41 million
_ of land, primarily comprising plots in
non-core markets.

Despite extremnely competitive investment
markets we have been able to leverage our
market position, reputation, refationships
and expertise to complete some unique
acquisitions in 2021,

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

© the acquisition of an office portfalio in
Slough, providing us with additional
space far redevelopment on the
Slough Trading Estate;

© an off-market UK asset swap that resulted in
us acquiring a significant urban warehouse
park in West London (Matrix Park) that
perfectly complemenits our existing portfolio
in Park Royal and also has a medium term
redevelopment opportunity;

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

© a former car dealership and car servicing
centre with existing underground access
over multiple levels in a 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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CASE STUDY:

SLOUGH OFFICE
PORTFOLIO

QOur largest acquisition in 2021 was the reacquisition
of the Slough office portfolio that barders the Slough
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 develapment 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 {exduding the
offices) at 2.8 per cent at 31 December 2021 there was a
limited amount of space left to meet this continued strong
demand from occupiers.

Parts of the offica portfolio are older, with relatively short
lease terms and this acquisition therefore provides us with
an exciling redevelopment opportunity. This will altow us
to expand the estate and respand (o the increased and
changing occupier requirements in the local area.

SEGRC PLC | ANNUAL REPORT & ACCOUNTS 2021 &1




STRATEGIC REPORT
Review of 2021

Regional reviews

GREATER LONDON
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CREATING OPPORTUNITIES IN COMPETITIVE MARKETS TO
INCREASE OUR PRESENCE IN STRATEGIC CORRIDGRS

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

Qur existing asset base and established operating platform
provide us with a strong competitive advantage and we
continue to utilise this to create opportunities for growth.
This is helping us to achieve ¢ritical mass in the North,
East and South, ensuring that we can offer our customers
even mare choice.

THAMES VALLEY

OPERATING SUMMARY OF THE YEAR

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

© Strong take-up of recently developed space as well as space currently
under construction,

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

© 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 corridars,

OPPORTUNITIES FOR THE YEAR AHEAD

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

© Creating value from our existing portfalio 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 requirements of all parts of their
businesses.

RISKS FOR THE YEAR AHEAD

© Market competition is strong for both built assets and land, which could
in theory constrain growth, but we are confident in our ability to secure
opportunities as a resutt of our existing portfolio and well-established
operating platform which provide us with the experience and ability
to execute 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 SEGRC Park Bracknell this
provides us with a market leading position i this key
strategic corridor.
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OPERATING SUMMARY OF THE YEAR

© Strong rent roll growth arising from high levels of letting activity
on exisling stock and the signing of significant pre-lets on bath 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 Slaugh office portfolio to create further
development opportunities and 1o 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 dusing 2022 and
locking for opportunities to intensify land use in other parts of the estate
by introducing mutti-level warehousing.

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

RISKS FOR THE YEAR AHEAD

0 Sourcing new land and growing the portfolia is hugely competitive and
opportunities are limited.

© The Slough office acquisition adds some additional risk given the
ageing older offices but we are confident in the customer demand far
this space once vacant possessian is achieved and the sites are converted
ta industrial.
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SIGNIFICANT PROGRESS IN 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).

. We have made good 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

© Delivered maore than £10 million of rent roll growth, mainly from securing
new pre-lets on major development sites,

© Completed four more units at SLP-EMG, leaving one further unit under
construclion and one final large plot remaining. This included EMG 220,
a speculative net-zera carhion in operation building which was let prior
to completion.

0 Made significant progress with infrastructure works at our large
development sites and have already started discussions with
potential occupiers.

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

OPPORTUNITIES FOR THE YEAR AHEAD

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

© Conlinuing to work to bring further sites forward for redevelopment.

RISKS FOR THE YEAR AHEAD

© Development of large-scale sites biring with them a certain amount of
execution risk but we are confident in our abifity ta manage this given
our strong development track record and our success at SLP-EMG.

o 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. .
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STRONG DEMAND FOR OUR RECENTLY COMPLETED SPACE

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

in additional demand for both big box logistics and tast mile
warehousing.

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

OPERATING SUMMARY OF THE YEAR

© Completed seven new schemes during 2021, equating to over
130,000 sq m of new space, all were finished to budget and on time.

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

O Started our largest speculative logistics development in Oberhausen

(50,000 sq m af space) where we are seeking a DGNB ‘Platinum’
and 'Climate Positive’ certification.

© Planted over 1,400 trees as part of our Day of Giving (each tree
represents one concrete or steel column from 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 retailers and food grocers.

@ We will be locking to let the remaining space in our recently completed
developments in Berlin and Cologne.

© Securing lettings on our 2022 speculative development projects in
Frankfurt, Ingolstadt, Oberhausen and Venray.

RISKS FOR THE YEAR AHEAD

@ Currently challenging to acquire land to add to the future pipeline but
we are confident in the ability of cur teams tc secure new oppartunities,
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SOUTHERN EUROPE

(FRANCE, ITALY AND SPAIN} |
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DEVELOPMENT DRIVING STRONG GROWTH IN
OUR PORTFOLIO

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

We continue to focus our efforts on 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 approaching a scale position

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

CENTRAL EUROPE

(POLAND AND CZECH REPUBLIC)

QDPERATING 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.

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

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

OPPORTUNITIES FOR THE YEAR AHEAD

o E-commerce continues to be a big driver of demand for warehause
space and our custormers are looking to further expand their distribution
networks across Southern Europe.

0 Increasing our presence in newer markets such as Southern [taly, inner
city Paris and the Southern French corridor.” '

o Developing our exceptional land bank in Barcelona and Madrid.

RISKS FOR THE YEAR AHEAD

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

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

We continue to focus our investment into the key logistics
markets in Central Europe: Gliwice, tdd2, Poznari, Warsaw
and Wroctaw in Poland and Prague in Czech Republic.

QOccupier demand in Czech Republic continues to be strong,
particularly from custorners linked to e-commerce, logistics
and manufacturing.
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OPERATING SUMMARY OF THE YEAR
@ Completed 57,000 sq m of new big bax and urban warehouse space -
in Poland.

0 Acquired a significant amount of land in key markets ta secure
opportunities for future growth, including three new land plots in Warsaw.

0 Maoved the energy that we procure for aurselves and on behalf of our
custorners in Poland and Czech Republic onto a fully ‘Green’ tariff which
is significant for our Group carbon aperating emissions.

OPPORTUNITYIES FOR THE YEAR AHEAD .

© Over 130,000 sq m of big box and urban warehouses under construction
in Warsaw, Poznar}, and Wroctaw.

RISKS FOR THE YEAR AHEAD

© Competition for customers in Poland remains strong, particularly from
trader-developers, which continues to limit rental growth in Poland.



SELP

SEGRO EUROPEAN LOGISTICS
PARTNERSHIP (SELP)

SELFP is our Continental European big box
joint venture with PSP Investments, one

of Canada’s fargest pension investment
managers. SELP started in 2013 with

€1 billion of assels. At the end of 2021,

it has a portfolio worth just under €7 billion.
It generates €277 million of headline rent
with an accupancy 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 investment with PSP Investments,
we have been able to grow the portfalio
further and faster than we could have done
on aur swn. Both partners benefit from

the attractive yield an the portfolio, the
development potential from the land and
from the econories of scale we can extract
from this high-quality, modemn collection

aof big bax warehouses.

As a result, SEGRO now has in excess of

€1 billion assets under management in

each of Germany, France, italy and Poland,
and we are building scale in the smaller
markets of Spain, Czech Republic and the
Netherlands. The appetite for investing in
big bex warehousing in strategic locations

in Continental Europe remains strong from
both partners and we look forward to further
successful collaboration into the future.

ASSETS UNDER MANAGEMENT

3
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1. Germany €1,950m
2. Poland/(Czech Republic €1,478m
3. haly €1,327m
4. France €1,266m
5. Spain €471Tm
6. Nethenands €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 pravide new opportunities for further growth. We also faunchad our
Green Finance Framework and issued our first Green bands for both SEGRO
and our joint venture SELP. Issuing @ bond with a coupon of just 0.5 per cent
was an amazing result, really demonstrating the strong iiterest for our bonds
from the investor base, which rmnfortes the importance of our Responsible
SEGRO framework.

How could SEGRO be lmpacted by potential interest rate
tises across Eurape?

In terms of our balance sheet, 46 per cent of our debt at 3t December 2021
was fixed so this gives us some protection against interest rate rises and we
hedge much of the remainder. We also have one of the longest debt maturities
in the sector of just under nine years, so we are nat subjedt 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 means that rental growth becomes more
important, which we think our portfolio is well poised to defiver. There is also
stilt a very healthy gap between prime property vields and the risk free rate.

How do you think about leverage? Loan-to-Value (LTV)
is currently below vour target range so what does this
mean for the funding of future investment activity?
We've seen significant growth in the value of the portfolio over the past

- 18 manths which has braught the LTV 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 pregramme, We have limited contral over the "V’ and
think it's wise to be prudent in terms of financial leverage when you are taking
operational risk through the substantial levels of development. The LTV at

the current level gives us significant headroom 10 continue to invest to grow
oyr Dusiness.

You have dropped the cast 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 related - for the
nature of our business. The cost ratio focuses on one aspect, the ratio of costs
to current income, but doesn’t capture the future income growth that we are
fooking to defiver as a business through development and other initiatives,
That means investing in our people to ensure we have a wide range of skiils -
acrass the group. We therefore don't think it's appropriate to have cost ratio
as a KPI 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, investrnent 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 waorking on projects across
the business {as described on pages 38-39). These range from looking at how
we can use data to 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 is well-pasitioned for the future.

What are )‘rour plans for capital investrment in 2022?

We were vety pleased to have been able 1o 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 forward, the core of our capital invastrment will continue
to take place through our development programme. We regard our ability to
source well-located land, to build modern sustainable new buildings and our
relationships with our customer base as key differentiators in an increasingly
competitive markel. We will also continue to search for attractive transactions
to deploy further capital in our most strategic markets, for example investment
purchases, or opportunilies to repesition or redevelop properties — some of
which may not currently be industrial or logistics — that we believe will appeal
ta the evalving occupier market.

Image removed
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Financial Review

An active year of financing
and strong financial resuits

PROGRESS [ —
AGA'NST OUR removed
STRATEGY

WHAT WE SAID WE WOULD DO
We intend to keep our LTV at around
30 per cent.

WHAT WE ACHIEVED IN 2021

The impact of increased borrowings
financing investment, offset by strong
valualtion increases meant that LTV

has fallen slightly from 24 per cent to
23 per cent at 31 December 2021, Our
cost af debt remains low at 1.5 per cent.

WHAT TO EXPECT IN 2022

We aim to maintain our LTV at around
30 per cent, saking into account our
investment pians. We believe this ensures
significant headroom to our tightest gearing
covenant should property values decline,
as well as providing the flexibility to take
advantage of investment oppartunities
which may arise. We have cash and
available facilities of £1.1 billion {including
aur share of joint ventures) on which we
can draw to fund our investment plans.

During 2021 we have taken
advantage of favourable
financing conditions

to continue improving
SEGRQ's capital structure.

FINANCING

SEGRO took the opportunity in 2021 to
extend the duration of both syndicated

and bilateral revolving credit facilities.
Commitments for both syndicated and
bilateral facilities total €1.2 billion and they
mature in May 2026. In Sepiember, 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 to finance and re-finance eligible green
projects in accordance with SEGRO’s Green
Finance Framework. in Oecember, SEGRO
entered into an additional €750 million
syndicated term loan facility due to mature
in December 2023,

SELP combined two separate syndicated
revolving credit facilities into a single facility

of €500 millien. It also took the opportunity 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 projects outlined in SEGRQ'S Green
Finance Framework.

Both SEGRO and SELP had positive credit
rating changes during the year. SEGRQ's Fitch
senjor unsecured debt rating increased by a
notch from A- to A. SEGRO's issuer defauit
rating also increased by a rotch from BBB+ to
A-, SELP7s Fitch senior unsecured debt rating
increasad by a notch from BBB+ 10 A-.in
addition, Moody's affirmed SELP’s long-term
issuer rating of Baa2.

As at 31 December 2021, the gross
borrawings of SEGRO Group and its

share of gross borrowings in joint ventures
totailed £4,268 million {31 December 202G
£3,201 million), of which only £8 million

{31 December 2020: £17 million) are secured

FIMANCIAL POSITION AND FUNDING

by way of legal charges aver specific assets.
The remainder of gross borrowings are
unsecured. Cash and cash equivalent balances
were £67 million (31 Becember 2020: £113
million). 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 Dacermnber 2020: 1,6 per cem}.

Funds available to SEGRO Group {including its
share of joint venture funds) at 31 December
2021 totalled £1,105 mitlion (31 December
2020: £1,189 million), comprising £67 million
cash and short-term investrents and £1,038
million of undrawn credit facilities of which
only £8 million was uncommitted. Cash and
cash equivalent balances, together with the
Group’s interest rate and foreign exchange
derivatives portfalio, are spread amongst a
strong group of banks, ail of which have a
credit rating of A- or better.

. MONITORING AND MITIGATING

FINANCIAL RiSK

As explained in the Risks section of this Anmyal
Report, the Group maonitors a number of
financial metrics to assess the leve! of financial risk
being taken and to mitigate that risk.

TYREASURY POLICIES AND GOVERNANCE

The Group Treasury function cperates within
a forma! policy covering all aspects of treasury
activity, ncluding funding, counterparty
exposure and management of interest rate,
currency and liquidity risks. Group Treasury
reports on compliance with these policies o
a quarterly basis and policies are reviewed
regularly by the Board.,

GEARING AND FINANCIAL COVENANTS

We consider the key leverage metric for
SEGRO to be proportionally consolidated
("look-through'} loan to value ratio {LTV) which
incorporates assets and net debt on SEGRC'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 December
2020: 24 per cent).

31 December 2021 31 December 2020

SEGRO  SEGRO Group SEGRO Graup

Group and JVs at share SEGRO Group  and ks a1 share

Net borrowings (Em) 3,161 4,204 2,325 3,088
Available cash and undrawn facilities (Em) 893 1,505 1.061 1,189
Balance sheet gearing (3) 25 N/A 24 NiA
Loan to value ratio (36) 22 23 22 24
Weighted average tost Of debt* (%) 1.5 1.5 1.7 1.6
Interest cover? {limes) 7.0 69 6.6 6.5
Average duration of debt (years) 2.6 8.6 1.7 9.9

1 Based on gross debi, excluding commilment fees and non-cash interest.
2 MNei renal income/adjusted net finance costs (hefore capitalisation).
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SEGRQ's borrowings 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 1o fall by
around 63 per cent from their 31 December
2021 values 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 Graup'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 82 per cent frorm 2021
levels to reach the interest cover covenant
threshold of 1.25 times. On a proportionally
eonsglidated 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
monitaring the impact of investment dedsions on
our LTV and by stress testing our balance sheet to
potential changes in property values.

Our intention for the foreseeable future is to
maintain our LTV at around 30 per cent. This
provides the flexibility to take advantage of
investment opportunities arising and ensures
significant headroom compared against our
tightest gearing covenants should property values
decline. The wetghted average maturity of the
gross bormowings of the Group (induding jaint
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

- loan fadility and that matures in Decernber 2023.
There are no material Group bond maturities until
2024. This long average debt maturity transiates
into a favourable, well spread debt funding maturity
profile which reduces future refinancing risk_

INTEREST RATE RISK

The Group's interest rate risk policy is
designed to ensure that we limit our exposure
to volatifity 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, induding the impact

of derivative financial instruments.

At 31 December 2021, including the impact
of derivative instruments, 65 per cent
{2020: 70 per cent) of the net borrowings

oY
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of the Group {including the Group’s share
of borrowings within joint venitures) 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
hasis points higher throughout 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 to hedge account its
interest rate derivatives portfolio. Therefore,
maovements in its fair value are taken to the
income staternent but, in accordance with
EPRA Best Practices Recommendations
Guidelines, these gains and losses are
eliminated from Adjusted profit after tax.

FOREIGN CURRENCY TRANSLATION RISK

The Group has minimal transactional foreign
currency exposure, but does have a potentially
significant currency translation exposure arising
on the canversion of its substantial foreign
currency denominated assets {mainly euro) and
euro denominated earnings into sterling in the
Group, conseolidated 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
ratio {31 December 2021: 23 per cent) and 100
per cent. At 31 December 2021, the Group was
62 per cent hedged by gross foreign currency
denaminated liabilities (31 Decernber 2020:

61 per cent).

Including the impact of forward foreign
exchange and currency swap contracts used
to hedge foreign currency denominated net
assets, if the value of the other currendies in
which the Group operates at 31 December
2021 weakened by 10 per cent against sterling
(to €1.31, in the case of euras), net assets
would have decreased by approximately £183
rnillion and there would have been a reduction
in gearing of approximately 1.5 per cent and
in the LTV of 1.3 per cent

The average exchange rate used to translate
eura denaminated earnings generated during
2021 into sterling within the consolidated
income statement of the Group was €1.16: £1.
Based on the hedging pasition at 31 December
2021, and assuming that this position had
applied throughout 2021, if the euro had been
10 per cent weaker than the average exchange
rate (€1.28: £1), Adjusted profit after tax for the
year would have been approximately £12 million
(3.4 per cent) lower than reported. If it had been

‘GOVERNANCE FINANCIAL STATEMENTS

ADJUSTED PROFIT BEFORE TAX

£356m

2020: £296m

IFRS 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 Financial Position and
financing sections above, the Group has
significant avallable liquidity to meet its capital
commitments, a long-dated debt maturity
profile and substantial headroom against
financial cavenants.

© In 2021 the Group has extended the term
of its €1.2 billion of bank facilities to 2026
and secured an additional €750 million
two-year bank facility to finance acquisitions.

© The Group executed its inaugural euro
bond, opening a further deep pool of
debt capital.

© Group cash and available committed
facilities at 31 Decernber 2021 were
£886 million.

© 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 %o the short timeframe to construct
warehouse buildings.

0 The Group also regularly stress-tests its
financial covenants. As noted above, at
31 December 202t, property values would
need to fall by around 63 per cent before
breaching the gearing covenars. In terms
of interest cover, net rental incorme 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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Financial review

An active year of financing
and strong financial results
continuéd

Having made engquiries and having considered
the principal risks fadng the Group, incduding
liquidity and solvency risks, and material
uncertainties, the Directors have a reasonable
expectation that the Company and the

Group have adequate resources 1o continue
in operational existence for the foreseeable
future (2 pericd of at least 12 months from the
date of approval of the financial statements).
Accordingly, they continue to adopt the

gaing concern basis in preparing these
financial statements.

INCOME STATEMENT REVIEW
PRESENTATION OF FINANCIAL INFORMATION

The Group Financiat Statements are prepared
under [FRS where the Group's interests in joint
ventures are shown as a single line item on

the income statement and baiance sheet and
subsidiaries are consolidated at 100 per cent.

The Adijusted profit measure reflects the
undertying financiat performance of the
Group's property rental business, which is

our core operating activity. It s based on

EPRA, earnings as set out in the Best Practices
Recommendations Guidelines of the European
Public Reat Estate Assodation (EPRA) which
are widely used altemnate metrics to their

IFRS equivalents within the European real
estate sector {further details can be found at
waww.epra.cam). In calculating Adjusted profit,
the Directors may also excdude additional items
considered to be non-recurring, unusual, or
significant by virtue of size and nature. In the
current and prior periods there have been no
such adjustments and therefore Adjusted profit
and EPRA eamnings are the same.

A detailed reconciliation between Adjusted profit
after tax and \FRS profit after tax is provided in
Note 2 to the Financial Staterments. This is not
on a proportionally-consolidated basis.

Recangiliations between SEGRO Adjusted
rmetrics and EPRA metrics are provided in

the Supplementary Notes to the Financial
Statements, which also include EPRA metrics

as well as SEGRO's Adjusted income statement
and balance sheet preserited on a proportionally
censolidated basis.

SEGRQ monitars these alternative metrics,

as well as the EPRA metrics for vacancy rate,
net asset value, capital expenditure and total
cost ratio, as they provide a transparent and
consistent basis to enable comparison between
European property companies.
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ADJUSTED PROFIT (NOTE 2)

2024 2020
£m £m
GROSS RENTAL INCOME 457 393
PROPERTY OPERATING EXPENSES (1o0) (88)
NET RENTAL INCOME 387 305
JOINT VENTURE FEE INCOME 52 22
ADMINISTRATION EXPENSES (59) (52)
SHARE OF JOINT VENTURES’ ADJUSTED PROFIT' 56 61
ADJUSTED OFERATING PROFIT BEFORE INTEREST
AND TAX 396 336
NET FINANCE COSTS (including adjusiments) (40} (40}
ADJUSTED PROFIT BEFORE TAX 356 296
TAX ON ADJUSTED PROFIT 8} (a)
ADJUSTED FROFIT AFTER TAX 348 292

1 Comprises net propenty rental incame less administration expenses,
net Inlerest EXpenses and @xation.
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NET RENTAL INCOME

£42m higher

ADMIMNISTRATIVE
AND OPERATING COSTS ®®

TAXATION @

Cost ratio: 20.2%

Effective rate: 2.2%

MNet rental income increased by £42 million to
£347 million {or by £38 million to £423 million
including joint ventures at share), reflecting the
pasitive net impact of (tke-lor-like rental growth,
development complettons and investment
activity during the perod, offset by the impact
of disposals.

On a like-for-like basis!, before other items
[primarily corporate centre and other costs

not specifically allacated to a geagraphic
Business Unit). net rental income increased by
€17 million, or 4.9 per cent, compared to 2020.

This is due to strong rental performance across
our portfelio, UK: 5.6 per cent increase, in
particular in Greater London; and Continental
Europe: 3.6 per gent increase, in particular in
Naorthern 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 performance fee of £26 million in respect
of the SELP joint venture (as detailed further
in MNote 7).

SEGROs share of joint ventures” Adjusted

profit after tax decreased by €5 million fromn
£61 million in 2020 to €56 million in 2021.

This includes a performance lee expense (at
share) of £13 million. Excluding performance fze
expense, the Adjusted jeint venture profit after
tax increased by £8 million compared 1o 2020
a3 net rental income in the SELP joint venture
has continued to grow.

The Group is focused on managing its cost
base and uses a Total Cost Ratio (TCR) as a
measure of cost managernenl. The TCR lor
2021 has improved to 20.2 per cent compared
to 211 per cent in 2020. The calculation is set
out in Table 8 of the Supplementary Notes to
the Finangial Statements.

Excluding share-based payments, the cost ratio
“would be 17.6 per cent, an improvement from
18.8 per cent in 2020.

The cost ratio calculation is detailed in Table 8
in the Supplementary Motes, which shows that
the reduction in the ratio has been primarily
caused by the increase in gross rental income
used in the TCR, by £56 miilion to £504 million
reflecting the growth through development

and like-for-like income discussed in the Nel
Rental Income section above. Total costs in
respect of the TCR of £103 millich increased

by £8 million compared to 2020. Administration
expenses have increased by £7 million (as
detaled in Note &), as a result of increased

stafi costs fallowing headcount increases and
increased depreciation and IT costs reflecting
our continued investment in technology.
Property operating expenses in the
wholly-owned portfolic have increased in

2021 from £88 million 1o £100 million,

as the portfolio has grown in size,

Total costs {see Note S) have increased by
£36 million ta £140 million. This balance
inchuydes trading property cost of sales which

_have increased by €24 milien which do not
farmm part of the TCR calculation.

The tax charge on Adjusted profit of
£8 million (2020: £4 million) reflects
an cffeetive tax rate of 2.2 per cent
(2020: 1.3 per cent).

The Group’s effective tax rate reflects the
fact that over 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 income from
rental prafits and gains on disposals of assets
in the LUK and France are exempt from
corporatian tax, provided SEGRO meets

a number of conditions induding, but not
{imived 1o, 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: £296
miltion) during 2021 as a result of the above
maovements primarily growth in rental
income and recognition of a performance
fee from the SELP joirt venture (£26 million
income) offset by the performance fee
expense recognised in the share of joint
ventures profits (€13 mifiion cost) which has
a £13 million net impact on prafit,

Adijusted profit is detailed further in Note 2.

NET FINANCE COSTS

ADJUSTED EARNINGS PER SHARE

Flat

29.1p, +15%

Net finance costs {induding adjusirents)
remained flat at £40 million compared to
2020, Average interest rates during the year
are slightly lower offsetting the impact of
higher gross debt during 2021 compared

10 the prior year.

Adijusted earnings per share are 29.) pence
compared to 25.4 pence in 2020 due ta
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 periad the Adjusted
earnings per share would be 28.0 pence,
3 10 per centincrease compared to 2020,

1 The like-for-like net reatal growth metric is based on properties held thraughout both 2021 and 2020 an a proportianally <

details of undertying net rental

d basis. This provid

ingome growth excluding the distortive impact of acquisitions, disposals and development completions. Where an asset has been so'd into 3 joint venture (sales (0 SELP, for example) the
S0 per ¢em share owned throughout the periad is inchudad in like-for-like calculation, with the balance shown as dispasals. Further detalls are given in Table 10 of the Supplementary MNotes.
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STRATEGIC REPORT
‘Financial review

An active year of financing
and strong financiai results
continued .

IFRS PROFIT

IFRS profit before tax in 20271 was £4,355
million (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 valuation
gains in the year.

A reconciliaion between Adjusted profit before
tax and IFRS profit before tax is provided in
Note 2 to the Financial Statemenits,

Realised and unrealised gains on wholly-
owned investment properties of £3,670
million in 2021 (2020: £976 milion) and
realised and unrealised gains on trading and
ather property interests of £6 million (2020:
£14 million) have been recognised in the
Income Statement as the value of our portfclio
increased during the year, These primarily
relate to an unrealised valuation surplus on
investment properties of £3,617 million (2020:
£871 million) following a 30.6 per cent growth
in valuation of the whally-owned property
portfolio (28.8 per cent change including jeint
ventures at sharej in the year as discussed
further in the Strategic Report page 49,

SEGRO's share of realised and unreafised
gains on properties held in joint ventures was
£497 million (2020: £216 million}) largely in
respect of 2 19.9 per cent valuation upiift in
the SELP portfolio during the year. Further
analysis of the gains are detailed in Note 7.
IFRS earnings were also impacted 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
mavements on interest rate expectations.
There was no cost of closing out debt during
the year (2020: £11 million).

In addition, SEGRO recognised a tax charge
in respect of adjustments of £280 million
(2020: £31 miflion) of which £145 million
{2020: £nil) relates to withholding tax

in France as detailed further in Nate 10,

£38 million {2020; £nil) relates to the SIIC
eniry charge far Sofibus Patrimoine 5.A.
{'Sofibus’) and detailed further in Note 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 Decernber 2021, IFRS net assets attributable
to ondinary shareholders were £13,436 million

(31 December 2020: £5,659 million), reflecting
1,115 pence per share (31 Decernber 2020;

809 pence) on a diluted basis.

Adijusted NAV per share at 31 December 2021
was 1,137 pence (31 December 2020: 814
pence). The 35.7 per cent increase primarily
reflects property gains in the period. The chart
above hightights the other principal factors
behind the inarease. A reconciliation between
IFRS and Adjusted NAV is available in Note 12
to the Financial Statements.

CASH FLOW AND NET DEBT
RECONCILIATION

Cash flows from aperating activities of £347
rrillion are £114 milien higher than the prior
year. This is primarily due to inareased rental
income received during the year, the impact of
trading praperties, for which there was an inflow
of £12 million in the current year, following
dispasals in the period compared to an outflow
of £20 million in the prior year. In addition there
were tax payments of £17 milion primarily in
France, as discussed in more detail above.
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The Group made net investments of

£1,266 million of investment and development
properties {induding other investments and loans
to joint ventures) during the year on a cash fllow
basis (2620: £1,101 milfion). This is principally
driven by expenditure of £1,706 million (202¢:
£1,216 milfien} to purchase and develop
investment properties to deliver further growth
in line with our strategy. the largest of which

was the purchase of a portfolio of cffices in the

“Thames Valley Business Unit in December 2021

as discussed further on page 61.

Disposals of investment properties increased
by €332 million to £491 million compared to
the prior period (2020: £159 million). Disposals
indude £231 million to the SELP joint venture
and £75 million cash received in respect of
deferred consideration from a prior period
disposal. Other significant cash flaws include
dividends paid of £180 milkon (2020: £179
miltion) where cash fows are lower than the
total dividend due to the level of scrip uptake;
an inflow from settlement of fareign exchange
derivatives of £40 miilion {2020: outflow

£55 million); and £12 milion to purchase the
remaining non-controlling interest in Sofibus
following the initiaf acquisition in 2020.

Qverall, net debt has increased in the year
from £2,325 million to £3,361 million.
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CAPITAL EXPENDITURE

Table 9 in the Supplementary Notes sets cut
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 far joint ventures, at share.

Total spend for the year was €2,166 million,

an ingrease of £619 million compared to 2020.
More detail on developments and acquisitions
can be found in the Portfolio Update on

pages 56 to 61.

Developmert capital expenditure of £649 million
" was spent irt the year (2020: £531 millian) across
alk our Business Units, particutarly Southermn
Europe and National Logistics, reflecting our
developmentled growth strategy. ’

Developrment spend incorporates interest
capitalised of £10 million (2020: £8 miltion}
induding joint ventures at share.

Spend on existing completed properties,
totalled £45 million- (2020: £40 million),

of which £30 million (2020: £24 million) was
for major refurbishment, infrastructure and fit-
out costs prior to re-latting. The balance mainly
comprises more minor refurbishment and
fit-out costs, which equates to four per cent
of Adjusted profit before tax and less than
ane per cent of total spend. Of the total
spend on completed properties £5 million
{2020: £3 million) increased lettable 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-exernpt
rental profits as a "Property Income Distribution’
(FID). Since we also receive income from our
properties in Continental Europe, our total
dividend should normally exceed this minimum
level and we target a payout ratio of 85 to 95
per cent of Adjusted profit after tax. We aim to
deliver a progressive and sustainable dividend
which grows in line with our profitability in
order to achieve our goal of being a leading
income-focused REIT.

The Board has concluded that it is appropriate
ta recormmend an increase in the fina! dividend
per share by 1.7 pence to 16.9 pence {2020:
15.2 pence)} which will be paid as a PID. The
Board's recommendation is subjedt to approval
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;

0 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 shareheclders 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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STRATEGIC HEPCRT

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.”

SOUMEN DAS
CHIEF FINANCIAL OFFICER

For SEGRO, 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
evolving 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 our
business, to enable appropriate and responsive
decision 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

of the Committee have detailed knowledge
of, and expertise in operational, financial,
legal and corporate aspects of our business,
ensuring we are well 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 full

risk review process which includes meetings
with each risk manager and executive risk
owner, consideration of changes to risk policy
and appetite (see befow], scrutiny of the
external and internal operating environmenits,
coordination of the risk management process
and consequential external reparting. During .
the year the team has benefitted fram 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 deermed it
appropriate ta increase our acceptable appetite
for appropriate land holdings in light of the
favourable market conditions.

The process has identified risks whase profile
is increasing, in particular environmental
sustainability and major event {including
cyber) as detailed further below. In addition,
the disruptive Brexit risk was removed as a
Principal Risk following evolution of events
during the year.

Details of particular areas of interest to
the Risk Commiittee are detailed below:

MAJQR EVENT/BUSINESS DISRUPTION

The impact of the pandemic continues

lo evolve and influence our risk landscape.
Whilst the risk of virus variants and further
restrictions remain, we have adapted our
business both from an employee perspective
and operatienally to adjust to a ‘new normal’
and remain agile in our response to the risks
as they arise. Qur experiences over the last twe
years will be invaluable should there be further
chalienges due to the pandernic.

During the year, the Group's Board and
refevant committees continued to meet
regularly to identify, consider and discuss
Covid-19 related risks and mitigations as they
arose and evolved. Areas of particular concerrt
included not only our operations but our
people. This included changes to the working
environment whilst both in the office and
warking from home which accurred at various
points during the year across our locations.

In addition ta the pandernic, we remain vigilant
to cyber and ather IT related issues which
could result in disruption to our business, loss
of data and/or reputational damage. We use
both in-house resources and external specialists
to review and test our controls and progesses.
Employees are given regular updates and
mandatory training to maintain vigilance and
awareness, We also have in place detailed
business continuity and disaster recavery plans
which are regularly tested and reviewed which
are enacted should a significant event accur,



ENVIRONMENTAL SUSTAINABILITY AND
CLIMATE CHANGE

Environmental sustainability is an increasingly
important risk for 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 including the increased
likelihood of flooding events) 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
our assets to our current and prospective
tenants; reputational damage and higher
cbisolescenice and & reduction in value of

our partfolio in the future.

The environmental and climate ¢hange
related risks are averseen by the Sustainability
team and local Business Units, reporting to
the Executive Committee and ultimately the
Board. The activity during 2021 and locking
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 potentially 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 technologies, none of
which is currently believed to present an
imminent significant risk to the Group.

We remained committed to investing in our
Strategy, Investment and Innovation function
which continues to assess the potential
impacts of a wide range of technalogies and
evolves our digital and technolagy strategy,
as described on page 38.

Pt
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LOOKING AHEAD

As detailed further below, we have robust
processes in place to identify and review
emerging risks. By their nature emerging risks
may not be fully understood or their impacts
readily assessable. We remain vigilant as to
how quickdy and ta what extent they might
impact the Group.

A key emerging risk is the impact of climate
change (as detailed above); others include,
inter alia, the long-term impacts of the
pandemic, including on urbanisation and
working practices; identifying and adapting to
technoelogical advances and societal attitudes
1o 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.

lL.ooking forward to 2022, whilst there is

still much uncertainty, it is anticipated that
Covid-19 will stil be prevalent in society, and
its direct and indirect impacts are still evelving.
Therefore, risk rmanagement and controls, and
the Group’'s continued flexibility in responding
to the risks presented, will be fundamental to
our ability to continue te operate successfully,

SOUMEN DAS
CHIEF FINANCIAL OFFICER AND
CHAIR OF RISK COMMITTEE

FINANCIAL STATEMENTS
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Our risk appetite

The Group recognises that its ability to
manage risk effectively throughout the
organisation continues to be central to

its success. Risk management ensures 3
structurad approach o decision making that
seeks to reduce uncertainty over expected
cutcornes and to bring controllable risks
within our appetite, thereby balancing
uricertainty against the objective of creating
and protecting value for our stakeholders,
now and in the long term.

The Group's risk appetite is reviewed annually
and approved by the Beoard 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 cyde. In general, the Group
maintains a reasonably low appetite for risk,
appropriate to 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 geagraphic locations and asset types and
an appropriate mixture of stabilised income-
producing and opportunity assets — in crder
to enhance opportunities for superior returns.
This is balanced agairst the backdrop of the
macroeconomic cimate and its impact on the
property cycle.

Our target portfotio should deliver attractive,
low risk income returns with strong rental
and capital growth when market conditions
are positive and show relative resilience

in a downturn. We aim to enhance these
returns through a development strategy,
which requires appropriate levels of land
holdings to suppert the pipeline. We seek

to balance the risk of holding 0o much

langd which might be a drag to earnings, by
acquiring land in appropriate locations with
the required planning or zoning. Additionally
we tlosely monitor the churn and duration of
ouriand holdings. We aiso seek to mitigate
the risks — including ietting, construction
and contractor covenarntt risks - that are
inherent in development, Also mindful of
our environmental responsibilities, we seek
to also develop buildings which meet and
exceed minimum regulatory requirements
and achiave high enviranmental certification
standards, to be attractive to occupiers both
now and in the future.

In line with our income focus, we have a low
appetite for risks 10 income from customers.
Accordingly we seek a diverse occupier
base with strong covenants and avoid over-
exposure to individual occupiers 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 to moderate
appetite for 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 fow
appetite for risks which threaten a stable
progression in earnings and dividends over
the long-term. We are, however, prepared
to tolerate fluctuations in dividend cover as
a consequence of capital recycling activity.

We also seek long-térm growth in net asset
value. Qur appetite for risks to net asset value
from the facters within our control is low,
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 to our
good reputation with our customers and wider
stakeholders, including investors, regulators,
employees, business partners, suppliers,
lenders and the communities in which

we operate.

Cur responsibifities to these stakeholders
include compliance with all refevant laws;
accurate and timely reporting of financial and
other regulatory information; safeguarding
the health and safety of employees, suppliers,
Customers and other users of our assets; our
impact on the environment; to assess the
impact of new and evolving technologies:
compliance with codes af conduct and ethics;
ensuring business cantinuity; and making a
positive contribution to the communities in
which we operate. .
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QUR 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 monitors the effectiveniess of the
Group’s risk management process on behalf of
the Board. Further information on compliance
with the risk management provisions of

the UK Corporate Governance Code can

be found in the Governance sectian on

pages 116-117.

The risk management process is designed

to identify, evaluate and respond to the
significant risks {including emerging risks)

that the Group faces. The process aims

to understand and mitigate, rather than
eliminate, the risk of failure to achieve business
obiectives, and therefore can oniy provide
reasonable and not absolute assurance.

The identification and review of emerging
risks are integrated into our risk review
process. Emerging risks are those risks or a
combination of risks which are often rapidly
evolving and for which the impact and
probability of occurrence 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 forma! twice-yearly
hgrizon scans with the Executive Committee,

The Board recognises that it has limited
control over many of the external risks it
faces, such as global events as weil as the
macroeconomic, geopolitical, and regulatory
environment, but it reviews the potential
impact of such risks on the business and
consequential decision making.

tnternal 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 also
completed its annual review and approval of
the Group’s risk appetite, and the Group’s risk
management policy. The Audit Committee
reviews the process gver how the Group

Risk Register has been compiled, twice a year.
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OUR FRAMEWORK FOR RISK GOVERNANCE
BOARD | AUDIT COMMITTEE |
© Overall responsibility for ensuring © Manitors effectiveness of the Group's
thay risk is effectively managed across risk management process and internal
the Group. Control systems.
0 Determines the Group’s risk appetite
and policy.
0 Conduets robust assessment of current
and emerging risks.
STAGE 1 'STAGE 2 STAGE 3

EXECUTIVE RISK OWNERS:

L

1L

EXECUTIVE COMMITTEE

11

INTERNAL AUDIT

© Own risks in area for which they are responsible.

Q Assign accountability for ritigating individual
risks 1o risk managers, |

Q Ensure that risks are identified, assessed and
adequately controlled and miligated. -

© Oversees execution of risk management across
the business.

© Agrees internal audit programme in
conjunction with the Group Risk Register.

© Formally considers risks, induding emerging risks,
twice a year.

© Conducls internal audit programme
and reports o Audit Committee.

© Directly oversees strategic risks.

Q Review and idenlify existing and emerging risks
with the risk management function ar feast twice
per year.

© Delegates accountabitity for risk managerment and
moanitars performance of risk conrels.

© Assigns Exeaulive Risk Owners to each risk.

RISK MANAGERS

L

| L

MONITORING COMMITTEES

Q Responsible for ensuring the risk s
within appelite.

O Regularly identify and manitor the significant risks
and coresponding controls within their domains.

0 Drive design and implementation of controls.

O Review, idenlify and assess existing and
emering Hsks with the risk management
fundctign at feast twice per year.

O Risk managetnent function attends regularly.

GROUP RISK COMMITTEE

"Q Coordinates the risk management process
on behalf of the Executive Committee.

© Develeps risk policy.

O Oversees the work of the Risk Management
function, which in turn:
- Manages, maintains and reports on the
Risk Register.
— Assesses and documents risks and controls.
- Provides quality assurance and chailenge
to risk owners and managers,

O Continues to be responsive to issues as they
arise and amend their programme accordingly.

The Graup adopts the ‘three lines of defence’
model of risk management. Operational
management, the individual risk manager

" and executive risk owner provide the first
line of defence. The Executive Committee,
other monitoring cormmitteas (such as the
Investrment Committee and the Technology
Committee}, and the risk management
furiction overseen 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 arez 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. If is integral beth
to cur consideration of strategy and to our
medium-term planning process. Risk appetite
also 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 controls are in place) and
residual {with mitigating controls operating
narmally} states. As part of the assessment,
risk impact is directly measured against risk
appetlite so that it is clear whether each risk
is comfortably within appetite, tolerable,
intolerable or below appetite. We also
formally assess the velocity of the most
significant risks to determine haw quickly
they might become intolerable.

A Key Risk Indicator {KRI} dashboard is
produced and monitored regularly o show
actual and forecast performance against risk
appetite metrics, allowing informed decision
rmaking. KRIs are considered regularly by
the relevant monitoring cammittees 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 kay 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 potentiaf
to intolerably exceed our appetite {considering
both inherent and residual impact) and cause
material harm to the Group.

Some risks that may be unknown at present,
as well as other risks that are currently
regarded as immaterizl and therefore not
detailed here, could turn out to be materia!
in the future,

The current principal risks that the Group
is aware that it is facing are sumpnarised

in the diagram below and desaribed acrass
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 committeas 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 distuptive Brexit risk previously repocied
has been removed as a principal risk as it

was at least partially mitigated by the trade
agreement between the UK and £U 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 climate change risk has increased during
the year for reasons described in more detail
below, whilst the others have remained in line
with the prior year.

High

PROBABILITY

Low

and compliance

@ Operational defivery

\"ErvireAmental sustinability
and clifate change

Macroeconomic impact on market cycle

@ Heaith & safety
'Po!itica! & regutatory

@ Development plan execution
Finanding strategy -1 1ot oo

Major event/business disruption @ @ Portfolio strategy and: execution

2

Below appetite

Within appetite
IMPACT

Intolerable
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{1) MACROECONOMIC IMPACT ON MARKET CYCLE

(2) PORTFOLIO STRATEGY AND EXECUTION

The property 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 couild 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/divestrent stance in anticipation of changing
market conditions.

Multiple, diverse investment and occupier market intefligence is
reguiarly reviewed and considered, both from internal ‘on the ground’
sources and from independent external sources.

Upside and downside scenarios are incorporated into Investment
Committee papers to assess the impact of differing market conditions
and inform our portfolio strategy (see separate principat risk).

CURRENT YEAR ACTIVITY

During the year, we have continued to regularly monitor and

assess the economic outtook. 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 Tatal Property and/or Shareholder Returns could
underperform in absolute or relative terms as a result of an
inappropriate portfolio.strategy. This could result from:

0 Holding the wrong balance of prime or secondary assets;

@ Halding the wrong amounts or types of land, reducing returns
and/or constraining opportunities;

0 Holding the wrong mix of risk assets (for example, between higher
risk ‘opportunity” assets and lower risk ‘core” assets) or toc many
oid or obisolete assets;

@ 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 portlolio 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 abjectives and ta determine our response to changing
opportunities and market conditions.

The Group’s disciplined capital allocation is informed by comprehensive
asset plans and independent external assessments of market conditions
and forecasts. :

Regular portfolio analysis enables the porifolio to be correctly
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 far sale. Asset plans are prepared annually for all estates
to determine where to invest capital in existing assets and to identify
assets for disposal. Locally based praperty investment and operational
teams provide market intelligence and networking to source attractive
opportunities. Policies are in place o 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.
Major 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 Macroeconomic
Impact on Markel Cycle risk, has influenced our portfalic strategy.
Whilst we continue to closely monitor the situation, we have taken
advantage of appropriate opportunities as they arise {as discussed
further on pages 60 ta 61).

IMPACT ON STRATEGY

CHANGE IN 2021

O

‘RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE

FURTHER INFORMATION: THE MARKET QUTLOOK 15 DETAILED
N THE CHIEF EXECUTIVE'S STATEMENT ON PAGES 16-19

{MPACT ON STRATEGY

CHANGE IN 20621

114

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE ; INVESTMENT COMMITTEE

FURTHER INFORMATION: THE MARKET QUTLOQK IS DETAILED
IN THE CHIEF EXECUTIVE'S STATEMENT ON PAGES t6-19
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Principal risks
continued

DISCIPLINED CAFPITAL
ALLOCATION

EFFICIENT CAPITAL AND
CORPFORATE STAUCTURE

OPEAATIONAL
EXCELLENCE

INCREASED RISK A SMLAR Ak P oEcREasED RISk v

(3) MAJOR EVENT/BUSINESS DISRUPTION

(3) HEALTH AND SAFETY

Unexpected global, regicnal or national events result in severe
adverse discuption to SEGRQO, such as sustained asset value ar
revenue impairment, solvency or covenant stress, liquidity or business
continuity challenges. A giobal event or business disruptor may
include, but is nat limited to a global financial erisis, health pandemic,
civil unrest, act of terrorism, cyber-attack or other IT disruption.
Events may be singular or cumulative, and lead to acutelsystemic
issues in the business and/or operating environment.

MITIGATIONS

The Group positions itself to withstand a giobal event and business
disruption through its financing strategy {see separate principal

risk), partfalio strategy (see separate principal risk) including

helding a diverse set of property assets, staying <lose to custorners

to understand their changing needs, property insurance and

strong custorner base; organisatianal resilience of the work force;

and detailed business continuity and disaster recovery pians.

Going concern and viability is assessed through a detailed bottorn-up
mediumn-term planning process including & business stress test and
downside scenafios.

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 porticlia
strategy to leave it well positioned and provide flexibility given the
continued uncertainty caused by the pandemnic. As discussed in more
detail on page 74, whilst we remain vigilant to the continueg risk from
the pandemic, we seek to operate with a degree of normality.

Health and safety management processes could fail, leading 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
developrnent actvity.

MITIGATIONS

The Group manages an active health and safety management system,
with a particular fotus on managing the quality of and compkance
with goed health and safety practice of all our suppliers.

A published health and safety policy is supporled by site mnspections
of existing assets, as part of proactive management, and development
project inspections in line with SEGRO’S Heafth and Safety
Construction Standard.

SEGRO seeks to improve health and safety standards on our
development sites and continue to work closely with our suppliers
and health and safety consultants ta increase understanding and
implementation of SEGRQ's requirements.

Fhe Health and Safety Working Group is responsible for overseeing
the implementation of, and compliance with, the Health and Safety
Policy and Safety Management Systemn. We undertake continuous
monitoring of health and safety practices, including incidents,
inspections and training tracked across the Group. Legal guidance and
further support is provided through local health and safety consultants
who provide regulatory assurance support to the Group alongside our
internal expertise.

CURRENT YEAR ACTIVITY

During the year, the health and safety team have continued to
prioritise the safety of the internal workforce whilst working away
fram the office and the management of available office space to the
extent permitted by local requlations, in the context of the pandemic.
Furthermere, the tearn has also worked with our contractors to ensure
that work on our development sites was undertaken in a safe and
compliant marnner.

IMPACT ON STRATEGY

CHANGE IN 2021

L1

RESIDUAL RISK WITHIN APPETITE?

©OVERSEEN BY: EXECUTIVE COMMITTEE: TECHNOLOGY COMMITTEE

FURTHER INFORMATION: THE MARKET QUTLOONK IS5 DETAILED
1 THE CHIEF EXECUTN_E’S STATEMENT ON PAGES 16-19

IMPACT ON STRATEGY

CHANGE M 2021

L1

RESIDUAL RISK WITHIN APPETITE?

v

QVERSEEN BY: EXECUTIVE COMMITTEE; CPERATIONS COMMITTEE
FURTHER INFORMATION: APPROUACH TO HEALTH AND SAFETY ON PAGE 45
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@ ENVIRONMENTAL SUSTAINABILITY AND CLIMATE CHANGE

(6) DEVELOPMENT PLAN EXECUTION

Failure to anticipate and respond 1o the impact of both physical and
transitional risks from climate change an the sustainability of our
environment as both a principal and emerging risk, Laws, regulations,
policies, taxation, obligations, customer preferences and social attitudes
relating to climate change continue to evolve. Non-compliance with
laws and regulations, reporting 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 strong environmental credentials
may reduce access to capital ar increase cost as these are increasingly
important criteria to investors and lenders.

Climate-related risks, their time horizen and the corporate strategy
and finandal planning response are datailed further on pages 92 to 97.

MITIGATIONS

The Responsible SEGRC Framework sets aul our corporate
respansibility strategy, as well as medium and long-term commitments.
The Responsible SEGRO Driving Group is responsible for overseeing
the delivery of the strategy and regularly report to the Executiva
Committee and Board on implermentation of strategy and progress
against our stated sustainability targets. Our dedicated Sustainability
team is in place to support the operations teams in managing our
day to day response to environmenta! risks including the Technical
Implementation Group {who are responsible for developments),

Each significant investment appraisal includes environmental
considerations such as measures taken to increase energy efficiency
and reduce carbon emissions. A climate resilience study has been
undertaken to assess the medium and long-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 ‘Responsible SEGRO’
framework including the target to be net zero by 2030. Furthermore,
we reduced the carbon emissions from our Polish portfolio through

a certified sustainable energy tariff. Both SEGRO and our most
significant joint venture, SELP, issued Green Bonds associated with our
environmental credentials. See page 97 for details of further actions
during 2022,

The Group provide disclosures in line with those required by the
Task Force on Climate-Related Financial Disclosures (TCFD) framework
recommendations on page 98.

The Group has an extensive current programme and future pipeline of
developments. The Group could suffer significant financia! losses fram:

o Cost over-runs on larger, more complex projects, for example,
due to contractor default or poor performance and management;

© Increased construction costs (for example from labour market
changes or supply chain pressures) leading to reduced or uneconomic
development yields;

O 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 praducing assets
{including land, infrastructure and speculative developments) is
monitared 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 paint 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 tearns and the use of trusted advisors and contractors.

The risk of cantractor default is mitigated by using a diversified selaction
of companies wha have been through a rigorous onboarding process
and closely monitering 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 subiject to approval

by the Investment Commiltee. We continue to regularly manitor the
performance and financial strength of our contractors as contracts

are awarded through the year.

IMPACT ON STRATEGY

CHANGE IN 2021

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE: OPERATIONS COMMITTEE
FURTHER INFORMATION: ESG DISCLOSURES ON PAGES 92-97

IMPACT ON STRATEGY

CHANGE IN 2021

112

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE; QPERATIONS COMMITTEE
FURTHER INFORMATION: DEVELOPMENT UPDATE ON PAGES 56-59
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(7) FINANCING STRATEGY

POLITICAL AND REGULATORY

The Group could suffer an acute liquidity or salvency crisis,
financial loss or financial distress as a result of a failure in the design
or execution af its financing strategy.

Such an event may be caused by 3 number of facters including

a failure ta obtain debt or equity funding (far exarnple, due to
market disruption or rating downgrade); having an inappropriate
debt structure {including leverage level, debt maturity, interest
rate or currency exposure); poor forecasting; defaulting on loan
agreerments 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 carttrols to support execution
of the strategy.

The Group regularly reviews its changing finandng requirements
in light of opportunities and market canditions and maintains a
good long-term relationship with 3 wide range of sources of finance,

Liquidity remains strong and there is substantizl headroorn 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 fo access a range of debt capital markets
{see pages 68 to 69).

The Group could fail to anticipate significant political, legal, tax or
regulatery changes, leading to a significant unforeseen financial or
reputational impact.

In generat, regulatary matters present medium- to long-term cisks
with a medium likelihaod of causing significant harm to the Group.

Political risks could impact business confidence and conditions in the
short and longer terms.

MITIGATIONS

Legal and regulatory risks are reviewed regularly by the Executive
Committee, Corporate 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 thanges Lo taxation regulations increases. We
continue to closely monitor the taxation regulations with our advisors
to ensure changes which may impact the Group or our customers,
are identified and addressed accordingly, in a timely fashion.

CURRENT YEAR ACTIVITY

The regulatory environment has been somewhat dynamic for a
number of reasons including the UK teaving the EU and the impact
of the pandemic. The Group continues 1o 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

A1

RESIDUAL RISK WITHIN APPETITE?

OVERSEEN BY: EXECUTIVE COMMITTEE
FURTHER INFORMATION: FINANCE REVIEW ON PAGES 48-69

IMPACT ON STRATEGY

CHANGE IN 2021

O

RESIDUAL RISK WITHIN APPEYITE?

OVERSEEM BY: EXECUTIVE COMMITTEE

FURTHER INFORMATION: QUR GOVERNANCE FRAMEWORK OM
PAGES 1156-118

—
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(3) OPERATIONAL DELIVERY AND COMPLIANCE

The Graup’s ability to protect its reputation, revenues and sharehalder

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, lpan agreements or tax fegislation could also damage
reputation, revenue and shareholder value.

MITIGATIONS

The Group maintains a streng focus on Operational Excellence.
The Executive, Operations, and Technaology Committees regularly
monitor the range of risks (o property management, compliance,
organisational effectiveness and custorner management.

The Group's tax compliance is managed by an experienced internal
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 veniure additionally has
comprehensive governance and compliance arrangements in place,
including dedicated management, operating manuals, and specialist
third party compliance support.

Qur HR team is responsible for our organisational resilience
ensuring the correct organisational structure and culture is in place
to support the business and attract, retain and mativate a suitably
talented workforce. -

CURRENT YEAR ACTIVITY

During the year, the working life of staff has continued to be
impacted and we have continually monilored the organisational
resilience to respond to this, for exarmple, ensuring that staff have
the ability and resources to work away from the office for sustained
periods, and that the resilience and the security of our technology
systems is fully maintained.

IMPACT ON STRATEGY
CHANGE IN 2021 ' < }
RESIDUAL RISK WITHIN AI;PETITE? ‘/

OVERSEEN BY: EXECUTIVE COMMITTEE: TECHNOLOGY COMMITTEE;
QPERATIONS COMMITTEE

FURTHER INFORMATION; QUR PEOFPLE SECTION OM PAGES 99-100
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Viability statement

CONFIRMATION 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-
termn 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 continue in operation and has
adequate resources to meet its liabilities

as thay fall due over the next five years,

The assessment of viability is split into
short-term and longer-term time herizons.

SHORT-TERM ASSESSMENT

The short-terrn assessment included
consideration of our geing concern
assessment and a review of key controls
around liquidity rmanagement.

Management regularly review the Group's
liquidity position and operating resulis. In
addition, key treasury metrics including
financial covenants are reviewed by the
Executive Committee on a quarterly basis.

LONGER-TERM ASSESSMENY

The period assessed for the longer term is the
same five-year time horizon as covered by
the Group’s annual rolling five-year strategic
financial plan. This is considered to be the
optirmum balance between our need to plan
for the long term, recagnising that property
investment is a long-term business, and the
progressively unreliable nature of forecasting
in later years, particularly given the historically
cyclical nature of the property indusiry.

The Directors confirm that they have no
reason to expect a step-change in the Group's
viability immediately following the five-year
period assessed.

In addition to the robust ongoing assessment

and management 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 stress test has considered the risks
that could either individually, or in aggreqate,

threaten the viatility of the Group. The process

- for conducting the Group’s assessment is the
responsibility of the Chief Financial Officer
and is overseen by the Audit Committee.

In particular the stress test has consideced the
potential impacts of;

© A systemic crisis, such as a major dislocation
or failure of capital markets or a failure of
the insurance market;

© An acute deterioration in occupier or
property investment market conditions;

O 10 per cent movement in interest rates and
foreign exchange rates;

© An inability to refinance maturing debt;
and,

Q A sustained 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
result of the individual event or combination
of events occurring, using a combination of
historic data (for example the acute property
valuation dediine in 2007-2009} and forward-
looking probabitity analysis where available.

In our madelling 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 50 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,
would be required to breach the interest
cover covenant. This assumes that the current
{evels of fixed rate debt are maintained.
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In addition, we have undertaken two downside
risk scenarios. The first is a severe economic
shock (consistent with the finangial crisis

of 2007-2009 crisis) at a paint when the
Group is most exposed with its developrment
pregramme. The second is an occupier
slow-down scenario. Whilst both reduced

the headroom on the financial covenants

the Group is able to continue in aperation
under either scenario. Under the severe
economic shock scenario, focused on the
impact on gearing from a sharp fall in capital
values, the gearing ratio increased, peaking at
40 per cent. Under the occupier sfow down
scenario, focused on the impact of reduced
take up and rental growth on capital values
and earnings, the gearing ratio decreases

and the interest cover increases due to the
mitigating actions taken.

The scenarios set put are hypothetical and

severe for the purpose of creating outcomes

which have the ability to threaten the viability

of the Group. We also note that, in the

event of a severe threat to liquidity. various :
options are available to the Group 1o maintain

viability. These options include reduction of

any non-committed capital expenditure and

acquisitions, selling assets, or reducing cash

dividends (including the use of scrip dividends),

We are optimistic about the longer-term

prospects of our business based on, amongst

other indicators, a weighted average lease

length of 7.2 years to break (UK: 8.2 years;

Continental Europe; 5.9 years), enduring

high levels of customer retention (77 per

cent of customners retained in existing or .
new SEGRQO space) and positive custormer
feedback from our rolling customer surveys.
These are supported by the long-term trends
in the warehouse and industrial real estate
sector of growing e-commerce share of retail
sales and increasing urbanisation across
Europe (see Market Drivers on page 16

for mare information}.



£

OVERVIEW

Section 172 Statement
Companies Act 2006 (s172)

Each of the Directors is mindful of their duties under s172 to run

the Company for the benefit of its shareholders, and in doing sa,

Lo take into account the long-term impact of any decisions on
stakeholder refationships and the impact of the Company’s activities

an the environment whilst maintaining its reputation for high standards
of business conduct at all time.

The Campany cannot operate in a vacuum. We can oniy succeed
iF we conduct ourselves in 3 respensible manner and have positive
relationships with all of our stakeholders.

WHO ARE OUR STAKEHOLDERS AND HOW ARE THEY RELEVANT
TO QUR STRATEGY?

The Board has identified the Cormpany’s key stakeholders as those
who we have an impact on — employees, suppliers, communities —
and those who have an impact on us - customers and investars.

Without any of these key stakeholders, we simply would not have a 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 runring 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 lang
term economic and sodal benefits in the communities where we operate;

0 aur investars rely on us to invest their money wisely, to grow the
business and deliver good returns;

0O 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 stakeholder relationships is a culture which

_ promates 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 rnechanisms 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 stakehaolders, who are spread across nine geagraphies, engagement
often takes place al the operational level.

We explain how the business engages with our stakeholders
throughout 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.

~r
STRATEGIC REPORT

GOVERNANCE

WHERE ELSE YOU CAN READ ABOUT STAKEHOLDER
ENGAGEMENT AND OUR APPROACH TO S172

FINANCIAL STATEMENTS

EMPLOYEES Chief Executive’s statement 12-15
Relationships and Resources 3235
Governance 112-113
CUSTOMERS Relationships and Resources 30-31
Governance 1n2-n3
SUPPLIERS Relationships and Resources 40
Governance 112-113
INVESTORS Our approach to business 20-21
Relationships and Resources 41
Governance 112-113
ENVIRONMENT Review of 2021 54-55, 59
HIGH STANDARDS  Health and salety 45
OF CONDUCY Business ethics and 99
modern slavery
Govérnance 115
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STRATEGIC REPORT

Non-financial information statement

This table signposts related non-financial information in this report and further reading on our website.

Reporting requirement

Policies

Webslte (www.SEGRO.com)

Reference in 2020 Annual ReportJ

1. ENVIROMNMENTAL
MATTERS

Responsible SEGRC — Environment —
Environmental Sustainability: Our Vision

Enviropmental Sustainability
54-59 and 90-98

2. EMPLOYEES

Code of Business Conduct
and Ethics
Qur Purpose & Values

Diversity & Intlusion Palicy

Group Health-& Safety Palicy

Responsible SEGRO — Policies and CSR Governance —
Code of Business Conduct and Ethics

Responsible SEGRQ — Qur People — Cullure

Responsible SEGRO — Poficies and TSR Governanice —
Diversity & inclusion Palicy

Responsible SEGRQ — Palicies and C5R Gavernance —
Graup Health & Safety Policy

Responsible SEGRO Disciosures
99-100 and Governance 105

Relationships & Resources 32-35
and Governance 99

Health and Safety 45

3. HUMAN RIGHTS

Anti-Stavery and Human
Trafficking Policy

Modern Slavery and Labour
Standards Supplier Code

Human Rights Policy

Responsible SEGRO — Policies and CSR Gavernance —
Anti-Slavery and Human Trafficking. Policy

Responsible SEGRO — Policies and CSR Governance —
Maodern Slavery and Labour Standards Supplier Code
Responsible SEGRO - Policies and TSR Governance -
Hurnan Rights Paicy

Responsible SEGRC Disclosures
100 and Governance 105

4. SOCIAL

Modern Slavery
Group Health & Safety Policy
Supplier Code of Conduct

Responsible SEGRO — Policies and CSR Governance —
Moderm Slavery and Labour Standards Supplier Cade
Responsible SEGRO — Policies and CSR Governance —
Graup Health & Safety Policy

Responsible SEGRO - Policies and CSR Governance -
Supplier Cade of Conduct )

‘Responsible SEGRO Disclosures

40 and 100 and
Governance 105

Health & Salety page 45

Health & Salety page 40

b

. ANTI-CORRUPTION
AND ANTI-BRIBERY

Code of Business Canducs
and Ethics

Respansible SEGRO — Palicies and CSR Governance ~
Code of Business Conduct ang Ethics

Respensible SEGRO Disclosures
100 and Gavernance 105

*

BUSINESS MODEL

About Us - Qur Business — What We Do —
Our Business Madel

. PRINCIPAL RISKS AND
UNCERTAINTIES

=~

Our Business Modef 28-29

Effective Risk Maragement on
pages 78-83

8. NON-FINANCIAL
KEY PERFORMANCE
INDICATORS

Abeut Us — Our Business — What We Do — KPIs

Key Performance Indicators on
pages 24-27
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STRATEGIC REPORT

Responsible SEGRO Disclosures
continued

OUR THREE LONG-TERM PRIORITIES

lcon
removed

Champicning
low-carbon growth

SEGRO recogrises that the world faces a
climate emergency and we are committed
0 playing our part in tackling climate
change by limiting global temperature
rise to less than 1.5 degrees, in tandem
with growth in our business ang the
wider economy.

CONTEXT

We will be net-zero carbon by 2030.

TARGETS

We will aim to reduce carbon
emissions from our development
activity and the operation of our
existing buildings, and eliminate
them where possible,

ACTIONS

We will implement plans to absorb
any residual carbon,

We will research and implement
innovative approaches to absorb
or offset residual carbon.

icon
rermoved

Investing in our local
communities and environments

SEGRQ is an integral part of the
communities where it operates, and we
are commiitied to contributing to their
long-term vitality.

We will create and implement Community
Investrment Plans for every key market in
our portfolio by 2025,

We will work with our customers
and suppliers to support our focal
busir and ecor i

We will help improve the skills

of local people to enhance

their career and employment
opportunities by investing in local
training programmes.

Equally, we will enhance the spaces
around our buildings, working with
local partners to ensure we meet the
needs of our communities,

lcon
rermoved

Nurturing
talent

SEGRO's people are vital to and
inseparable frorn its success, and we

are cammitted to attracting and retaining
a diverse range of talented individuais in
our business.

We will increase the overall diversity
of our own workforte throughout
the organisation.

We will provide a healthy and
supportive working environment,
develop fulfilling and rewarding
careers, foster an inclusive culture
and build a more diverse workforce,

ALIGNMENT WITH THE UNITED NATIONS SUSTAINABLE DEVELOPMENT GOALS

We have reviewed the United Nations Sustainable Development Goals against our Responsible SEGRO framework to understand which
goals are particularly significant to cur business and the three core prierities that we have ouilined 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 remaved

SEGRQ is committed ta championing
low-carbon growth and has set a target

to be net-zero carbon by 2030. We will
reduce the embaodied carbon in our new
developrments as well as reducing the
carbon-intensity of our properties through
initiatives such as increasing our solar
generalion capacity. We want to play our
part in tackling the increasingly evident
challenge that dimate change presents.
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Logos remaoved

SEGRO is committed to supporting local
cornmunities with a focus on providing
training and helping people build the
skills they need to gain employment.

We will work together with our partners
to reach more people and help them back
inte education, training or employment.
We want to play cur part in reducing
inequalities and ensuring that more people
have the right skills to be able to access
meaningiul work,

Logos removed

SEGRQ is committed to being a good
neighbour and to enhancing the spaces
beyond our buildings. We will wark to
acceierate green transpart solutions
through promoting better public transport
finks and cydling infrastructure and
installing electric vehicle charging points.
We want to play our part in ensuring

that our buildings are part of thriving,
sustainable communities,
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OVERVIEW STRATEGIC REPORT

GOVERNANCE FINANCIAL STATEMENTS

INTEGRATING RESPONSIBLE SEGRO

Our Responsible SEGRO

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

We recognise that our responsibility goes well beyond the space that we own and we work
hard to make a positive contribution to our environment, our customers, our people, our
partners and the communities in which we operate.

Understanding the needs and pricrities of these varicus stakeholder groups is embedded
in the way we do business and in recognition of that we integrate this information into the
Strategic Report. .

The index to the right indicates where you can find additional information on each
of the relevant areas and we have provided some additional disclosures within this section.

You can also find further information, including further case studies, within the Responsible
SEGRO section of our website.

Image removed

OUR PEOPLE . Pages 32-315
OUR SUPPLIERS Pages a0
OUR CUSTOMERS Pages 3031
OUR COMMUNITIES Pages 42-45
OUR INVESTORS Pages 41
HEALTH & SAFETY Page 45
OUR ENVIRONMENT Fage 54.58

ESG METRICS

We monitor our performance across various Environmental, Social and Governance (ESG) indices and review trends to ensure our approach

and the information we disclose meets the needs of our stakeholders,

There are a number of different organisations and structures for reporting on our wider ESG metrics, and we report against the following either

in this Annual Report or on the Respansible SEGRO area on our website:

Reporting Frameworks:

Glabal Reporting Initiative {GRI) Logo removed

Task Farce on Climate-related Financial Disclasure project {TCFD)
Better Building Partnership — Climate Change Commitment
Workfarce Disclosure Inijative - 98%

Rating Agencies;

MSCI - AAA

European Public Real Estate Assodation (EPRA] - Gold
Cartian Disclosure Project ({COP} = B

Logo removed

Lago removed

Global Real Estate Sustainability Benchmark (GRESB)
O Standing Investments — Rated three-star
© Development — Rated four-star

© Public Disdosure - A Logo removed

Dow Janes Sustainability Index (DJSF) - 86th Percentile
FTSE4GOO0D - 3.2 {sub-sector average 2 4}

Logo removed
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STRATEGIC REPORT

Responsible SEGRO Disclosures
continued

ENVIRONMENT

ENVIRONMENTAL PERFORMANCE METRICS
In 2021, as part of our Responsible SEGRO Framework commitment, we reviewed our carbon emissions fargets which have been validated by the Sdence Based Tergets Initiative

(SBTI) We have thergfore updated our formal carbon reduction Jargets to be in line with the science-based carbon emissions reduction pathway, using our 2020 performance as a
benchmark. These targets, set out in the table below, are considered (o be a required minimum for SEGRC and we will need to act faster to become a net-zere company by 2030,

(Basetine) 2020 2021

Operational Carbon (SBT! valigatad target) 312,115 tonnes 312,115 tonnes 280,575 tonnes
We will reduce the absolute {G:e emissions irem our portfolic by 42 per cent by 2030 against a 2020

baseline. The 2020 baseline has been re-stated to reflect actual recorded fuel use (54 per cent af the

portfolo by Rogrspace) and an estimation for the portiolio for which we have no visibility (46 per cent

of the portfolia). It includes Scope 1, 2 and Scope 3 Downstream Leased Assats.

Operational Carbon Intensity 375%gC0Oe/sqm 279 kgCOuefsg m
This metri¢ is based on the CQOze emissions of the portialio for which we have visibility of the data. R

This reflects 54 per cent of the portfolie Aoarspace under management.

Embodied Carbon (SBTi validated target) 400kgCOze/sq m 400 kgTOwe/sqm 391 kglOx/sqg m
We will reduce the embodied carbon intensity of new developments by 20 per cent by 2030, against

a 2020 baseline. The 2020 baseline and the embodied carbon intensity Rgure has been recalculated to

encompass mare of the carban embodied within our develapment pipeline. In 2021, SEGRO undertaak an

embodied carban assessment of 53 per cent of completed developments by flaorspace. We are working

1o have embodied carbon data for all developments containing over 5,000 sg m of floarspace.

Energy Efficiency
We are conscious of demands by our custamers and by governments to provide energy-efficient
buitdings to reduce both carban emissions and operating costs. We monitar these by use of Energy
Parformance Certificates (EPC). We are aiming for every building to have an EPC rating of B' or better.

Group foorspace rated B ar better 459.3% 54.6%
Group floorspace rated E or lawer ’ 0.5% 1.1%
Group Raorspace not rated 21.2% 17.2%
On-site Renewable Energy Generation Capacity 26.8 MW 35.4 MW
With significant roof space. our portfolio is tapable of supparting on-site renewable energy capacity Generated 20,976 MWh 24,781 MWh

through the use of photovoltaic (solar) panels. We intend to increase this by installing solar panels on

our new developments and on appropriate existing assels,

Off-site Renewable Energy Procurement  * 1% 53%
Where on-site renawable energy is either unavailable or insufficient, we are warking towards ensuring

that all off-site eleciricily supplies are sourced fram 100 per cent certified renewables. This data reflects

the portiolio aver which we have visibility of electricity supply.

! Garmany and Poland express EPC ralings as pumerical primary snergy demand figures and are therelore inconsistem with SEGRO’s ather markeiy, For the purpose of arealing a group
EPC merric a B ratlng is equivalent to a primary energy demand of 150 kWh/m32 ar less for Germany and Poland,

STREAMLINED ENERGY AND CARBON REPORTING (SECR)
Global GHG Emissions data in metric tonnes CQ,e

Emissions fram: UK CE 2020 UK GE 202t
Scope 1 emissions — combustion of fuels 279 1122 ' 1,401 187 1,091 1,278
Scope 2 emissions — purchased energy (location based)* 618 1,}39 2,357 517 2,342 1,859
Scope 2 emissions - purchased energy (markel based)*” 323 1,765 2,088 345 2,597 2,942
Scope 3 emissions — business travel 42 3 45 67 18 84
Gross COze footprint (using focation based) 939 2,864 3,803 ™ 3,450 4,211
Responsible flgor area {sq m} 1117121 1,445 334
Carban intensity per sq m floor spade (kgCQqeisq m) 34 2.9
Total Energy Use {kWh} 15,607,448 18,316,350
M ACity emissi are using standard national conversion lactors {focation based)

** Elecericity emissians ace calculsted using supplier specific conversion factars witere we are reducing gur cacbon loctpnint by procusing a kovecarbian efecteiclty carift, and residual’ faciars
where we have nol yet moved ta a low-carben tanif {market based).

Corporate Citizenship provide limited independeru assurance to ASAEI000. See www.segro.com/respansiblesegro for mere details of the independent assurance.
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STRATEGIC REPORT

GOVERNANCE FINANCIAL STATEMENTS

STREAMLINED ENERGY AND CARBON REPORTING {SECR) CONTINUVED

REPORTING METHODOLOGY

The greenhouse gas {GHG) section has been prepared
in accardance with our regulatory obligation to report
greenhouse gas emissions pursuant 10 section 7 of the
Companies Act 2006 (Strategic Report and Directars’
Repon) Regulations 2013 and the Companies (Directars’
Repart). and Limited Liability Partnerships (Energy and
Carbon Report) Regulations 2018; the latier commanly
referred to as streamlined energy & carbon reparting.

As well as idfifling these mandatary greenhause gas

reporting requirements, SEGRO is committed to following

EPRA best practice recommendations for sustainability
reporting. We report our data using an operatignal
contrel approach te define aur organisational bouridary,
as per the greenheuse gas protocol. The market-based
methodolagy has been applied to caleulate the scope 2
emissians where they are available; where they are not
avaflable the IEA residual emission facigrs have been
applied. We have chasen leitable floar space as our
chosen intensity metric, using total floor area with scope
1 and 2 emissions in the reporting year, Business travel
covers the grey fleet only, which is expensed mileage for
employee owned vehides, air and rail travel.

CARBON FOOTPRINT - SCOPE 3 REPORTING

The tatal enengy use covers the Sledtricty, fuels

and district heating converted 1o XwWh units,

The Responsible SEGRO Data Pack contains a

detailed description of our methadalogy can be found at
www segro.com/responsiblesegrofreports. Greenhouse
gas emissions and energy use data for the period 1
Octaber 2020 to 30 Septesnber 2021. This period is
reflerred to as 2021. The increase in scope 2 emissions
relates 1o a large development comgpleted inthe reporting
year, where there was high energy consumption during
the construction period, contributing 1,168 TCOae
location-based (1,654 TCO:e market-based) emissions
in the reporting year. This fell into SEGRO responsible
emissions up until the building was completed.

Due to the nature of our operations the majority of cur carbon footprint falls outside our direct control and are reported in the Scope 3
table below. The operaling carbon reflects the carbon emissions associated with the energy consumption of the portfalio, and includes sites
where we have no visible data in accordance with our Science Based Target initiative {SBTi) approved targets. The embodied carbon of our
developments is our second largest carbon impact, where gross emissions vary depending on the amount of fluorspace delivered in the
reporting year. The Scope 3 greenhouse gas reparting year is 1 October 2020 to 30 September 2021, this period is referred to as 2021.
For these two Scope 3 categories we repor! intensity metrics within aur Net Zero Carbon Metrics table opposite.

GREENHOUSE GAS (GHG) REPORTING

M 2021 Tonnes Net Zero
. GHG Protoco! Reporting Category 2020 Cne W Commitmeant
_Scope 1~ Operating carbon 1,401 1,278 0.2 Yes
Scope 2 - Operating carbon [markel-based) 2,088 2,942 0.5 Yes
Scope 3 - Downstream Leased Assats
(market-based} 308,626 276,355 8.2 Yes
Total Operating Carbon 3Z15 280,575 48.9
Scope 3 emissions:
Capital goods 285975 197166 344 Yes
Upstréam transportation and distribution 3,039 16,033 28 Yes
Tota! Embeodied Carbon 285,975 213,199 317.2
Purchased goods and services 36,47 34,103 59 Yes
Fuel and Energy related activities 22,181 38915 6.8 Nao
Waste generated from operations 1,304 4,243 07 Yes
Use of sold produces 2,651 1913 0.3 No
Business travel 45 a4 00 Yes
Commuter travel 202 24 o.a Mo
Upsiream leased assets 96 55 2.0 Yes
Downstream transportatien and distribution NIA N/A
Processing of sold products N/A N/A,
End-of-life treatment of sold products N/A INFA
Franchises N/A N/A
Investments N/A N/A
Total 664,079 573381 100.0%

*  Downstream leased assers has been re-stated for 2020 ¢o cover 100% of the portiotio using the estimation methodalogy

approved by 58T

** Maethedaotogy lor reporting upsiream warsportation and distribution changed in 2021, This is reported 4 stage A4 in the

#fe cyle assessments under EN 15978,

Graph removed

MNET ZERC CARBON

1. Operating Carbon 53%
2. Embodied Carbon 40%
3. Supply chain emissions 5%
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, Qur properties
span the UK and Continental Europe and
are therefore exposed to a variety of effects
from climate change. We believe that these
climate-related risks, if unmitigated, present
a threat to sodety as well as to our business
operations and financial strength over the
coming decades.

We believe this disclosure addresses all of

the recommendations and recomrmendeg
disclosures of the Taskforce on Climate-related
Financial Disclosures (TCFD).

It sets out how SEGRO 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 Directors.

BOARD OVERSIGHT OF CLIMATE-RELATED
RISKS AND OPPORTUNITIES

The Board is responsible for setting the
strategic direction of the Company to ensure
its long-term success which indudes the
delivery and integration ¢f Responsible
SEGRO and its targets. Specifically, the Board
has oversight of climate-refated performance,
risks and epportunity.

The Chief Executive has overall responsibility
for the Responsible SEGRO strategy. The
Chief Operating Officer is responsible for
climate-related risks and opportunities as
may relate to the portfolic.

The Executive Comimittee, comprising the
Executive Directars, the Group HR Director
and the General Counsel, supports the
Chief Executive in the delivery of strategy
and reviews the operation and financial
performance of the business. It is this
Commitiee which sets the climate
change-related strategy and targets.

Both the Board and the Executive Committee
are updated on Responsible SEGRO
throughaut the year, including discussions

of dimate-related isswes and the Company’s
progress towards achieving its targets.

The Risk Cornmittee, chaired by the

Chief Financial Officer and which reports
to the Executive Comimittee and the Board,
manitors the Group Risk Register, within
which Environmental Sustainability and
Climate Change is 2 Principal Risk.

The Board takes into consideration all
elements of Responsible SEGRO when
reviewing and guiding on major strategic

and investment decisions. The Remuneration
Comimittee, which is comprised entirely of
independent Non-Executive Directors has
decided that, from 2022, the anpual bonus for
all employees will include targets relating to
environmental sustainability and the mitigation
of, or adaptation to, dimate change.

MANAGEMENT'S ROLE IN ASSESSING
AND MANAGING CLIMATE-RELATED RISKS
AND QPPORTUNITIES

SEGRO's approach to climate related risks
and opportunities is manifested in the
following ways:

Asset Management and Development:
The Operations Cornmittee, which is ¢haired
by the Chief Operating Officer and comprises
the Managing Directors of Group Operations
and the six Business Units and the Opecations
Finance Director, meets monthly to discuss
‘operating performance and ta review and
agree asset management and development
paticy. The Directar of Sustainability regularly
attends the Operations Committee to
provide updates on environmental issues,
performance and policy and to discuss any
recommended changes in approach. From
2022, environmental sustainability metrics will
be incorporated into the monthly Operations
Report to provide greater visibility and
granularity of performance against targets.

The Operations Committee also receives
reports from the Technical implernentation
Group (mainly comprising senior
representatives of the development teamns)
and the Operational Implementation Group
{mainly comprising senior representatives of
the asset management teams) which meet
regularly to discuss and recommend changes
in policy and approach to development and

G2 SEGRO PLC | ANNUAL REPORT 8 ACCOUNTS 2021

management of standing assets respectively.
The Directar of Sustainability regularly attends
these meetings to update on envirenmental
regulation and best practice.

Capital expenditure: The lnvestment
Committee, comprising the Executive
Oirectors and chaired by the Chief Executive,
considers larger capital expenditure
applications from the business, Every
application must provide expected financial
returns, the impacts on key stakeholders

and alignment to the Responsible SEGRO
framework, including measures taken o
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 ithe implerentation of

. the wider Responsible SEGRQ framewark is

carrfed out by the Responsible SEGRO Driving
Graup (RSDG} which is ca-chaired by the
Director of Operations and the Cornmercial
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 s0.

GOVERNANCE:
ACTION DURING 2021

© The Board agreed the new Responsible
SEGRO strategy, including the target
to be net-zera carbon by 2030;

© The Board received two forrmal updates
on Responsible SEGRO actions from
members of the RSDG, including
progress on reducding carbon emissions,
during the year, in addition to updates
on spedific projects throughout the year;

© The Board received taining on climate
change from a senior representative of
Corporate Citizenship, the company
which reviews and provides assurance
an SEGRO's carban-related disclosure;

© The Board were briefed on SEGRO's
new Science Based Targets far carbon
emission reductions; and

© The Remuneration Committee approved
the introduction of annual bonus
metrics for Executive Directors and
all emplayees to suppori Responsible
SEGRO targets, of which half are
related (o reduding carbon emissions
throughout the business,
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development and improvement
policy and of existing assets
improvement

STRATEGY

As 3 long-term properly 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
ta more than ane 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
Framework sets out our approach to reducing
carbon ernissions frorm our business activities,
committing SEGRO ta being net-zero carbon
by 2030.

Ensuring capilal
expenditure is consistent
with climate-related  *
targets

STRATEGY: ACTION DURING 2021

Monitoring dimate
. change-related risks
and emerging risks

Monitoring of delivery
of Responsible
SEGRO strategy

SEGRO completed a number of projects
ta mitigate a number of dimate-related
transition risks:

© We are responsible for energy provision
to our custormers in Poland. The Polish
energy infrastructure is very carbon
intensive making it a material efement
of our visible Scope 3 emissions.
Al the.start of 2021, we introduced
a certified sustainable energy tariff for
our customers in Poland, significantly
reducing the operating GHG emissions
from this portfolio.

oWe .!aunched the Responsible SEGRO
Framework with the commitment to be
a net-zera carbon company by 2030,

© Associated with the Framework, we

published two further docurments: 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, ¢ne for SEGRO and one for SELP.

© We refreshed our carbon emissions
targets and timeline and achieved

validation from the Science Based Targets

Initiative (SBTi).

© We established an internal shadow price
of carbon of £100 per tonne which will

be appliad to capital investment decisians.
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continued

CLIMATE-RELATED FINANCIAL DISCLOSURES CONTINUED

IDENTIFICATION OF CLIMATE-RELATED RISKS AND OPPORTUNITIES OVER THE SHORT, MERQIUM AND LONG TERM
AND THEIR IMPACT ON SEGRO'S BUSINESS, STRATEGY AND FINAMCIAL PLANNING

MATERIALITY ANALYS!S OF PHYSICAL RISK

We have undertaken a climate resilience study to assess the medium-term {defined as the period to 2040) and long-term {(beyond 2040)
physical risks to our portfalio by geography. For this study, the impact of Representative Concentration Pathway (RCP) 4.5 {3C warming

by 2100} and RCP 8.5 {4-5C warming by

climate change.

2100) were modelled on our portfolio countries at high level to assess different threats from

The leve! of risk was judged based on the likelihood 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 asser-specific butis designed to identify the rnaterial risks o be incorporated intg
investment decisions in different geographies.
The table below identifies the medium-term risks (defined as the period to 2040) in our major geographies associated with six main

climate change threats. Based on this analysis, rising temperatures (including extreme heat events) and flood risk are most material to
our geagraphies, Water stress and extreme weather are not material risks to our main markets.

Climate Impact

High risk

Medium Risk

Low Risk

Priority Assets

Extreme heat events

Italy, Spain

UK, France, Poland,
Czach Republic,
Germany, Nethertands

Chrenic increase in
average temperature

ftaly, Spain, France

Germany

Metheriands, Poland,
UKk

Sites which are more exposed
to higher wind speeds, in open
ervsin, andfor dase to the

sez front,

Flood risk

Polard

UK, taly, Spain

Germany, Netherlands,
Czech Republic

Change in pracipitation
patterns

Germany, Poland

Neiherlands, Czach
Republic, UK

France, ltaty, Spain

Sites where city infrastructure
is reaching capacity and gn-site
attenuation is critical.

Water stress

laly, Spain

Poland, UK
Czech Republic,
France, Germany

Large lagistics sites with landscaping
strategy in place, including
biodiversily elements.

Sites in southern regions {depending
on the cauntry this becomes a priority
mostly mid-century).

Extreme weather

Netherfands. Germany,
Czech Republic, Poland

UK, France, ltaly.
Spain

Sites which are more exposed to
higher wind speeds, in open terrain
and/or ciose 1o 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 instance relate primarily to the transition to a low
carbon economy and business.

MATERIALITY ANALYSIS OF TRANSITION RISK

We believe that there are three rmain climate change transition risks, associated with the need to reduce carbon emissions as a business
and achieve our ambition of becoming net-zero carbon by 2030.

a Environmental legislation: legislation surrounding the sustainabitity performance of commercial and non-commercial real estate
is fikely to tighten in future a5 governments pursue their commitments under the Paris agreement. We expect this to take the form
of regulations but also increasingly some form of carbon tax to encourage the use of lower carbon materials and processes.

0 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 only reduces the operatirrg costs of the building but also helps
thern with their own environmental and carpon reduction targets,

© Access to capital: investors are increasingly discriminating berween investment opportunities based on sustainability credentials,
risking less availability and higher cost of capital for companies which do not show strong performance and/or progress in this area.
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Following on from the physical risk materiality analysis oppaosite, in 2021, we have conducted scenario analysis to 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 dn this scenario as it is the most approgpriate current ‘worst case’ scenario. In 2022, we intend o carry out
a ‘best case” scenadio 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 outcomes based on percentage floor area and percentage rental

value at risk.

PHYSICAL CLIMATE CHANGE RiISK EXPOSURE AT ASSET LEVEL

Risk - Metrlc Floorspace {at 100%) ERV (24 share}

floading 1in #JQ year Road risk > G 5% 1456
Water Stress "Very High' Water Stress Risk 8% 5%
Sea Level Rise Coastal flood frequency > 0 ' 0% 0%
Wildfires Days with high wildfire score > 10 5% 4%
Heat Stress - Energy Demiand 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 refurbishment

cydes. As part of our sustainable development objectives, assessments are carried out prior to development and adaptation measures,
including but not timited to those listed below, are carried out accordingly.

Risk Adaptation Techniqlies

Ficoding O Flood risk assessment to be carried out on development or retrospectively.
© Sustainable urban drainage systems.
© Retenlion schemes - ponds/basins.

Water Stress © Rainwater harvesting systems for internal building use and landscaping.
© Water efficient fixtures in line with BREEAM.

Wildfires © Sprinkler syslemsa‘warnin.gs designed to deal with wildfires,
O Demonstrate good vegetation/habitat management.

Heat Siress © Thermal modelling undertaken and orientation/window positioning of the building reviewed.
) © Onsite renewable energy generation installed to manage additional cocling requirements,
O External planting shading, brise soleil, louvres, window tinling.

APPLYING THE ANALYSIS TO STRATEGIC PLANNING
In terms of decision-making, we consider climate-related issues within the following time horizons:

Short term: up to 12 months; in line with Medium term: up to 5 years, in line with the Long term: up to 10 years, in line with
the budget setting carried out annually Medium Term Planning carried out annuatly capital investrnent appraisal cash flows.
in the autumn; in the autumn; We assume a 60-year life span for our

newly-developed properties.
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TIME HORIZONS

96

Rising temperatures
(including extreme heat
events)

—_——

© Higher operating costs for customers and
SEGRO from increased cooling demand

© Greater investment in cooling measures
inside and outside buildings

O Reduced welibeing and productivity
of worklorce

and refurbishments in properties in high-risk
geographies, including water conservation
through recyding of rain water and measures
to reflect heat and improve shading extemally.

Short term: up to 12 menths e
Medium term: up to 5 years —_—
Long term: up to 10 years ———0)
CLIMATE-RELATED FINANCIAL DISCLOSURES CONTINUED
CLIMATE-RELATED RISKS
Risk Risk Harizon Corporate Strategy Financdal Planaing
Chronic physical risk Medium-term risks: Mitigations integrated into devel ts M incorporated inic finandal appraisals

of developments and refurbishments.

Acute physical risk
Flood and precipitation

—

Short-term risks:

@ Ingeased insurance costs from growing
fload risk

O Ingeased maintenance and repair costs

© Increased investment in dreinage
solutions and foad defences

©Q Neagalive impact on assel valuations

All new investments (both acquisitions
and developments) incorporate Nood risk
assessments,

Measures taken 10 mitigate frood risk indude
rainwater recyding and landscaping to
minimise run-olff, and balanding pools to
cater for run-olf krom hard-standing areas,

Measures incarporated inte finanail

appraisals of acquisitions, refurbishments

and developments.

Valuers review assets for shori-term physical \
risks as part of twice-yearly appraisals.

Policy & legal
transition risk

Environmental
tegisfation

————(O—

Mediumn-term risks:

In the UK, the MEES (Minimum Energy
Efficiency Standard) regulalions require
buildings to achieve a certain standard of

* energy performance for ther to be leased.

At 2 high level, by 2030, properties wili need
to achieve a minimum Energy Performance
Certificate rating of ‘B before they can

be leased.

Properties which are unraled or have an EPC
below B are expected to be upgraded when
they become vacant (approximaiely half of
such buildings in the UK are expected to be
vacated by 2027}

Capex associated with refurbishment,
induding improving energy efficdency,

is factored into short-term budgets and the
five-year Medium Termn Plan.

The estimated cost 1o upgrade the UK estate

1o EPC cating "B’ or better is approximately

€72 miilion by 2030, much of which

will be abserbed within normal course ,
refurbishment capex,

Market transition risk
Customer behaviours

—0—0—

Short- and medium-term risks:

Customers expect to operate their properties
effidently. There is growing evidence cf
rental discount asscdated with buildings
which display poor sustainability credentials.

MNew developments and refurbishments
incorperate sustainability technologies suited
to their use and lacation, induding {but nat
limited to) solar panels (for customer use),
electric vehide charging fadlities, kw-carbon
heating and initiatives to promalte locat
biodiversity and worker wellbeing.

Capew assotiated with refurbishment,

mduding improving energy effidency, is 1
factored into short-term budgets and the

five year Medium Term Plan.

Reputation
transition risk

Access to capitat

The Sustainable Finance Dischasure

We have established a Green Finance
K,

Regutation {(SFDR) i ry ESG
disdosure cbligations for asset managers and
other finanaal markets particpants.

; rk which complies with International
Capital Market Assaciation and the

Loan Market Assodiation prindples. The
Framework sets out the investment criteria
for deploying and alocating the proceeds

of green finance insuruments, induding in
energy-effident and low-carban buildings

when a dedision is made 1o raise capital,
consideration is given to whether the
issue should fall under the Green Finance
Framework (eg. a Green Bond).

CLIMATE-RELATED OPPORTUNITIES

Opportunity

Risk Horizen

* Corporate Strategy

Financial Planning

Energy & fuel

Onisite renewable
energy generation

Shart- and medium-tenn opportunity:
revenue and zero-emission energy
potential from installing PV panels

an building raols.

PV panels are instalied on roofs where
{easible and all new developments are
constructed with roofs to support PV
panels i a full array is not installed during
construction. Energy saving fram solar PV
is an importarit element in creating net-zero
carbon huildings on a full life basis.

The costs of solar panels are incorporated in
fnew development and refurbishment capex.
We estimate an average 4 per cent yield

on £ost for solar a0rass gur portfolio, with :
higher yields in Southern European countries. i
Revenues and o8t savings, which are currently

a small propartion of overall revenues, are splia

between being incerparated inte rents and |

—O— separalely identiked.
Adaptation & Mediumn- and long-term oppartunity: We are reviewing more strategic use The cost of landscaping is incorporated
mitigation nature-based carbon capture and slorage. of esiate landscaping 10 plant addinonab within development and refurbishment
Landscaping trees and si_'lrubs o actas llong-lerm carbon  capex and is immaterial compared to
capiure while also improving the local overall spend.
envirgnment for the benefit of our customers
—_—{—C and communities.
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RISK MANAGEMENT

Climate-related risks are identified and assessed
using owr risk management framework set out
an pages 74 1o 77. Prindpal risks are defined as
thase which could intolerably exceed our risk
appetite, considering both inherent and residual
impadt, and cause materiat harm to the Group.

ENGAGEME_N'I‘ WITH STAKEHOLDERS

We engage with our stakehalders throughout
the year on many different topics, although
the subjects of climate change and the need

to reduce GHG emissions have featured

more prominently over the past year. We

have two major sources of GHG emissions

in our business; embodied carbon from our
developments and operating carbon from the
properties we lease, Therefore, engagement with
our developrment contractors and our customers
is vital to achieving our carbon reduction
arnbitions and, therefore, our management

of the risk of dimate change.

Qur investors and employees are.also key
stakeholders in this pursuit, listening to both
about their concemns and priorities, and initiating
necessary action. We rely on the support of
these stakeholders to provide capital and internal
' axpertise to develop more sustainable buildings
and to improve the energy effidency of our
existing portfolio.

IDEMTIFYING AND ASSESSING
CLIMATE-RELATED Ri5KS

Climate Change has been recognised as being
a potential for both risks and opportunities
across the business for some time but in light of
SEGRO's recognition of the Climate Emergency,
Climate Change is recognised as a Principal
Risk within Environmental Sustainability and
Clirate Change on the Risk Register. Climate-
related risks are also considerad within other
principal risks including Political and Regulatory,
Development plan execution and Maijer event/
“Businass disruption.

For each risk, pur Risk Register tracks:

© Description of the risk and the potential
effects;

© [dentifies the Executive Oiractor with
overall ownership and the Risk Manager
responsible for manitoring 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 identified 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 year. Medium
Term Plan.

MANAGING AND MITIGATING
CLIMATE-RELATED RISKS

Qur process for recognising, monitoring and
mitigating Prindipal Risks, inciuding climate-
refated risks, is set out on pages 78 to 83 of
the Annual Report. The Board has overall
responsibilfity for ensuring that risk is effectively
and consistently managed acrass the Group.
The Audit Committee monitors the effectiveness
of the Group's risk management process on
bebhalf of the Board. Each year, the Board twice
reviews the prindpal and emerging risks, and
reviews and approves the Group's risk appetite
at least annually. The Audit Committee reviews
the process of how the Group Risk Register 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, inciuding 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
cannol be certain to achieve thern given the
lack of visibility and contral over the Scope 3
emissions relating to custormers’ energy use

in our buildings and the embodied carben
emissions in devetoprnents. Metrics assodated
with these which are monitored include portfalio
operating carbon emissions, development
embodied carbon intensity, renewable

energy as a proportion of total energy use,
on-site generation of renewable energy and
sustainability certification of standing assets and
develapment completions {which comprise our
‘Green portlolio”).

GOVERNANCE FINANCIAL STATEMENTS
RISK MANAGEMENT: ACTION
DURING 2021

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 will,

from 2022, be integrated within a new
Responsible SEGRO element of the bonus
metrics throughout the organisation.

© Customer engagement: We continually
“engage with our customers and have

undertaken pilot studies of motion-sensor
technology in a number of buildings to
provide data on how 1o improve energy
efficiency. We have agreed to retrofit solar -
panels to a number of existing buildings in
2022 to provide on-site renewable energy
to OUr custormers.

© Supplier engagement: We engaged with
two of our developrnent contractors in the
UK and Continental Europe about how
to reduce the embodied carbon of our
development pipeline. These meetings
focused on how to explail the opportunities
and overcome the barriers to build new
properties which emit rmeaningfully less
embadied and operating carbon to meet
our commitment to be net-zero carbon
by 2030.

© Investor engagement: As part of the
process 1o establish new Responsible
SEGRO metrics in the annual bonus, we
engaged with our main shareholders to
explain our approach and to seek their
feedback. We also launched two Green
Bonds, one in each of SEGRO and SELP,
as part of which we conducted roadshows
with investors.

© Employes engagement; We conducted a
virtual meeting dedicated to 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 reduding our carbon emissions.
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CLIMATE-RELATED FINANCIAL DISCLOSURES CONTINUED

ITEMS ARE DIRECTLY
CAPTURED IN SEGROS
INCENTIVE SCHEMES

METRICS AND TARGETS

To enable our stakeholders to consider
and compare our reporting, we contribute
to a number of externally-recognised
initiatives including GRESB, CDP, DJSI
Sustainability index and the FTSE4Good
Index. We also disclose metrics in line with

externally-recognised frameworks including
Sustainability Accounting Standards Board
(SASS), Global Reporting Initiative {GRI) and
the EPRA Best Practices Recommendations
on Sustainability Reporting.

In 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-related
melrics and targets which we maonitor.
Thase in bold will be incorporated into the
Responsible SEGRQO elements of the annual
bonus of all employees from 2022,

Climate-
Financial Related Metric 2029 2020 Narrative
Assels Localien Partfolio at risk of 1in 100 year flood 14% nr New metbric for 2021,
{% of ERV ar share)
Assets Policy EPCs rated below E (based on flaarspace) 1.1% 0.5%  New acquisitions are often un-rated or of low gquality.
and EPCs un-rated (based on Noorspace) 172%  212%  Un-rated space tends to be space subject 1o refurbishment so will be rated
Legal over lime.
EPCs rated 8 or better (based on flecrspace) 54.6% 49.3%
Assels Risk Portfolio with high enviranmental certification €93 nr New metric for 2021, comprising wholly-owned assets of £6.3 bitlion and
Adaptation (BREEAM Very Good or beuter (or equivalent} billian assets held in joint ventures of £2.0 billion at share.
and andfor EPC certificate of B or beter {% of value (5056}
Mitigation  at share) (Green portfolio}
Liabilities Rigk Percentage of net borrowings {ind JVs at share} 15% nr New metric for 2021. SEGRC and SELP each issued one €500 million
Adaptation dassed as Green Finance Instruments under green bond under the Green Finance Framework during the year.
and the Green Finance Framework
Mitigation ¢ .ony Finance Instruments as % of &% nr New metnic for 2021. Green Finance Instruments should not exceed the
Green Portfolia (incuding joint veniure assets tatal of the Green Portfolio.
and debt 2t share}
- Expenditures GHG Visibility: % of portfolio space 54% 41%  New metric for 2021. Many customers are nat obliged ta disdose energy
. Emissions (sq m of AUM) far which we have use data 10 us. Without it, however, we cannot accurately measure our
energy data Scope 3 Downsiream Leased Assets GHG emissions. The increase during
2021 reflects megatiation with customers aaross our portfofio,
Tonnes CO: emissions 280,575 312115 Verified Sdence Based Target.
2030 Science Based Target - Incarporates Scope 1, 2 (market-based) and 3 (Downstream Leased Assets)
42% reduction vs 2020 baseline emissions from the portlolio. s
(312,115 tonnes) 10% reduction in emissions achieved through switching Poland portlolio
energy provision ko 3 certified green energy taniff as well as wider
energy saving measures in existing buildings through development
and refurbishment.
Visibility: 3% of completed 53% 35%  Covers 444,000 sq m of completed developments in 2021, Growing use
develepments (sq m of deliverad of Building Information Madeling {Bid} and Life Cyde Assessment within
floorspace] with Life Cyde Assessrent the business ensure that we have good visibility of embodied carbon in
Target: 100% of al developments development and we can target areas for reduction.
aver 5.000sqm
Embodied carben intensity 39 400  Based on completed developments for which we have Life Cycle
{kgCOxe per sq m of completed space) Agsessments.
2030 Science Based Target -
20% reduction vs 2020 haseline
{400 kglO2e per sq m}
Revenues Energy/ Onsite salar power capadty (based on AUM) 354 268 9 MW capadity added during the calendar year primarily as part'of new
+ Fuel MW MW development completions.
Solar power generated on-site during the year 24,781 20976 18 per centincrease in on-site renewable energy generated mainly due to
(based on AUM) MWh  MWH  increase in capacity over the past two years.
% of visible Scope 3 Downstream Leased Asiers 530 11%  Based on the portfofio for which we have visibllity. Where we have not been
energy use from certified renewable sources provided with the scurce of energy, we assume a non-renewabile tarilf.
The increase during the year was primarily due to providing a certified
green ariff for our Poland customers.
Revenue from sale of on-site renswable energy £2.4m nr New metric for 2021.
to custamers (Em} This reverue reflects cases where SEGRO owns PV paneks. This metric reflects
cases where SEGRO awns PV panels and sells the energy to the customer
al a discounted rate compared to the grid, In other cases, PV-ganerated
energy is provided 10 customers as part of their rent. This revenue is noy
recorded here as it is not possible to disaggregate it from underlying rent.
rr (not reported)
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BUSINESS CONDUCT AND ETHICS

In everything we do at SEGRO, we recognise
that we need to behave rmorally, ethically and
lawfully. This is core to the way in which our
business is run, and the wark that we do.
Acting responsibly and in the interests of all
of our stakeholders is therefore a principal part
of SEGRO's make-up. Our Code of Business
Conduct and Ethics, which was updated and
refreshed during the year, sets out the high
ethicat standards expected of all employees

in their daily work and gives guidance an 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; conflicts of interest; insider trading
and market abuse; confidentiality and data
protection; anti-slavery and hurman trafficking;
and cur whistleblowing procedure.

Compliance with the Code of Business
Conduct and Ethics is a condition of

each employee’s employment and we

are committed to building our employee
awareness on ethical business practices.

QOur people and others who work with SEGRO
are encouraged to speak up without recourse,
either by talking to their line manager,

a member of the Executive Commitiee

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 employees understand what behaving
ethically means in practice. We updated our
online training module on bribery, corruption
and fraud and launched a new modern
slavery training module during the period,
which were compulsory for all employees to
complete. The bribery, corruption and fraud
module included information to ensure that
the Company and its employees have not,
and are not, facilitating tax evasion. As part
of their induction, in 2021 all 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
sericusly 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
wrafficking is a crime and a violation of
fundamental human rights. It has no place in
modern society, in our organisation or in our
supply chain. We are comimitled 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 Policy which brought together a
number of our existing policies that relate to
human rights such as our Modern Slavery
and Labour Standards Supplier Code, and
Anti-Slavery and Human Trafficking Policy.

Throughout 2021, we delivered targeted
modern slavery awareness training to
colleagues who regularly deal with suppliers,
visit sites and meet contractors as they are
best placed to more effectively uncover
instances of modern slavery and human
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, conkractors and other busingss
partners, and be clear on what actions to take
if they have any concerns. We also asked all
employees to complete mandatory anline
training on modern sfavery and human
trafficking in January 2022, We produced
modern slavery awareness posters, which are
now on displayed SEGRQO construction sites
and offices. These provide information on key
signs of modern slavery, and how and where
to access help, for every person attending
these sites. We publish an annual transparency
staternent in compliance with the UK Modern
Slavery Act 2015 outlining 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 our latest
statement in June 2021.
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Responsible SEGRO Disclosures

continued

QUR PEOQPLE CONTINUED

We ensure that ali of our applicable suppliers,
contractors and business partners are aware of
our approach to modern slavery and human
trafficking and adhere to the principles in

our Modern Slavery and Labour Standards
Supplier Code and Supplier Cade of Conduct.
in accordance with our Human Rights Policy.
Our Supplier Code of Conduct also outlines
our expectations on suppliers and contractors
to 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 fikefihood that such workers

will be victims of modern slavery. In the UK,
we are an accredited Living Wage employer,

These policies can be found on our website
(hitps://www.segra.com), toagether with our
latest annual Modern Slavery statement
(hitps://www.segro.com/modern-slavery).

Al relevant suppliers must also undertake

the annual screening checks described below.

QOur 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 Director or to our whistle-
blowing reporting service. As detailed above,
we have reinforced this suppert by displaying
the modern slavery awareness posters at

our construction sites and offices in the UK
and across pur offices in Centinental Europe
which details how to report concerns.

Any employee who breaches our Anti-Slavery
and Human Trafficking Palicy or Human
Rights Palicy 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 Suppfier Code.

WHAT WE EXPECT FROM THIRD PARTIES
WHOQ WORK FOR US

We are committed to implementing systemns
and controls to ensure anyone who works with
us is appointed and managed responsibly,

in accordance with the Code of Business
Conduct and Ethics and our Supptier Code

of Conduct.
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We have a fong-term approach to business,
and are keen to build lasting stakeholder
relationships. We therefore want to ensure that
our suppfiers not only understand our stance
on business ethics, particularly with regards
to bribery, corruption and fraud, and modern
slavery and human trafficking, but alsg 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 warking 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 creste
real change.

As part of our supplier screening process,

all new suppliers are required to provide
information about their polices and answer
questions about how they ensure bribery,
corruption and fraud is not taking place in
their organisation orin their supply chain.
Suppliers must also provide information on
the work that they carry out to safeguard
against modern slavery and human trafficking
accurring in their own supply chains, before
they can be approved as a SEGRO 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 those UK businesses who are required

to publish a staternent in accordance with

the Modern Slavery Act 2015, have done so.

In addition, each year our Legal team meet
with a number of suppliers in both the UK
and Cantinental Europe to discuss their
approach to bribery, corruption and fraud, as
well as medern slavery and human trafficking.
When selecting which suppliers to visit, we
generally adopt a risk based approach, taking
account of the risks associated with their
sector and how material the impacts they
have on our behalf would be, as indicated

by our annual spend with them, but we

will also visit a supplier if we have a specific
cencern. During the period, seven meetings
with suppliers from the consiruction, IT
support, facilities management and security
sectors took 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 wraught by the pandemic
and the pressures, if any, it had on them and
their supply chain. All suppliers we spoke to
remained SEGRO suppliers.
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Any findings that raise material concerns
from our due diligence processes would

be communicated to the Board and acted
upan swiflly. We cantinue ta manitor the
effectiveness of the steps we have taken to
prevent bribery, corruption and fraud, as welt
as madern 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
looking at ways to promate rebust business
ethics and strengthen our relationships with
suppliers and other stakeholders. (n 2022, we
will continue to review our supplier screening
process to ensure it remains suitable for our
business and reflects best practice. We will .
cantinue 1o promate awareness training to all
of our colleagues to help them identify when
modern slavery or human wrafficking might be
taking place, as well as remind them about our
policies and procedures in this area,

We will be looking at how to keep raising
awareness of the modern stavery helpline

and our confidential whistleblowing reporting
service in all of our UK developments. We will
work with our colleagues 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 canstruction sites, across
Continental Europe.

We will maintain open and consiructive
dialogue with our suppliers, contractars and
other business partners about our Supplier
Code of Conduct. We will continue to work
with our operations team to foster stronger
supplier relationships and will seek o carry
aut mere 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 REPORTING

We believe that analysing diversity data and
being transparent is an impartant step towards
creating meaningiul change. This is why we
have voluntarily published our Gender Pay
Gap data since 2017 and our Ethnicity Pay
Gap data since 2020. Please note that this
cata 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 cent in 2020.

@ ln 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 profile
at plc level. .

Like many 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 employees than ethnic 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 employee profile and do not
represent pay discrimination. The bonus pay
gap, which includes share scheme payments,
is a reflection of share schemes being part
of the remuneration package of senior roles
in SEGRO.

A core element of our Responsible SEGRO
framework is to improve the diversity of our
business, throughout the organisation at

all levets 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 GENDER AND ETHNICITY PAY GAP Mean Median

Gender Pay Gap 46.2% 45 4%
vs 2020 -4. 7% -3.3%
Gender Bonus Pay Gap ) 74 5% 78.0%
vs 2020 -2.8% +1,1%
Ethnicity Pay Gap 25.3% 34.1%
v 2020 -1.8% 0.0%
Ethinicity Bonus Pay Gap ~36.0%: 55.146
vs 2020 ~94.0% +3.6%
Notes

SEGRO has fewer than the 250 UK employee threshold required for statutory UK Gender Pay Gap and we are
therefore reporting this information on a voluntary basis.

The UK Ethnicity Pay Gap is being voluntarily reported as there is no currently no requirement for any arganisation
to publish ethnicity pay gap information. We have therefore used the Gender Pay Gap methodology.
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GOVERNANCE

Governance at a glance

COVERNANCE CODE Leadership and purpose
_(THE CODE)

The Code is the key governance guidance Our Board is respansible for leading

to which we referred during the financial the business in the way which we p] 08-] 1 5
year to 31 December 2021, and can be believe is most likely to lead to

faund at www.frc.org.uk. long-term sustainable success. This

The Board considers that it has complied indudes effective engagement with | HIGHLIGHTS OF THE YEAR
with the Principles and Provisions of the H © Hybrid AGM

Code in all respects, except Provision 38 our stakeholders and particularly .

which requires that pension contribution our colleagues, © Shareholder consultation

rates for Executive Directors, or payments © Workforce engagernent sessions

in fieu, are aligned with those available to
the workforce, as outlined in the Directors’
Remuneratiori Report on page 138.

© Board Strategy Day

Full compliance will be achieved by the end
of 2022.

Further details on how we comply with the
Code are ocutlined in this Governance Report.

Image removed
| @

Chair’s introduction

Division of responsibilities

Our Board ensures we have the
right combination of Executive p‘] 16-121
and Non-Executive Directors

without any individual or group

of individuals dominating the HIGHLIGHTS OF THE YEAR

dedsion making.
9 © 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

Image removed @

Governance framework
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OVERVIEW

Composition, succession
and evaluation

Qur Naminatinon Cammittee 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

© External Board evaluation

© Appointment of two Independent Non-Executive Directors
© Search for a further Independent Non-Executive Director

Image removed

Remuneration

Our Remuneration Committee determines the
Remuneration Policy which aims to incentivise
strong performance whilst avoiding excessive

" risk taking. The Committee oversees the Policy
implemientation and is mindful of pay across
the business.

Image removed @
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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
o Welcomed new Committee Chair

o Alignment of remuneration and strategy, particularly Responsible
SEGRO ambitions

& New Remuneration Policy for 2022
o Shareholder and proxy advisory agency consultations

© Executive Remuneration workfaorce engagement session

Directors’
Remuneration Report

SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021 103



GOVERNANCE
Chair’s introduction

Another year of excellent performance for SEGRO

Image removed

This is my final Governance
Report to shareholders

as Chair of SEGRO ... l've
thoraughly enjoyed warking
here and wish SEGRO every
success in the future.”

GERALD CORBETT
CHAIR

Read more about DU SteRtegy ang performance
in the Strategic Report See pages 22 to 101
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As Chair of SEGRO, I'm pleased to present
this Governance Report for 2021,

It has been another year of excellent
performance for SEGRQ. Along with achieving
record numbers in mMany areas we have also
made significant process with our Responsible
SEGRO ambitions.

2021 remained a busy year, the Board met
an NUMEerous occasions in addition 1o our
regularly scheduled 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

4 partin how we operated during the

year. Having moved to holding Board and
Committee meetings virtually in 2020, the
Board was well equipped to continue this
until June 2021 when we retumed to the
office for our first face-to-face meeting in over
a year. The technology in place enabled us

to continue to operate seamlessly, maintain
strong governance, and manage our robust
deciston making effectively, however we were
glad o be able to return to some normality

— engaging with our colleagues and the
management team, as well as visiting sorme
af our sites,

BOARD CHANGES

There have been 3 number of changes to the
Board and Committee memberships during
the year. Simon Fraser and Linda Yueh joined
the Board as Independent Non-Executive
Directors and members of the Audit,
Nomination and Remuneration Committees
in May 2021,
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Sue Clayton was appeinted to the Audit

and Remuneration Committees, and Mary
Barnard 1o the Audit Committee. Simon
succeeded Christopher Fisher as Chair

of the Remuneration Committee 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’ biographies are set out on pages
106 and 107 and further information on the
Board changes is discussed in the Nomination
Committee Report on pages 124 to 129

Additionaity, during the year, the Nomiration

Commitiee commenced a search to appoint

an Independent Non-Executive Director with

the relevant skills and experience to succeed

me as Thair. In lanuary 2022, } confirrmed my

intention to retire with effect from 30 June .
2022. Andy Marrison 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 our Senior Independent Director,

Martin Moare, on page 129

| would like to extend my thanks to
Chrristopher for his valued and insightful
contributions and wish him weil for the future.

Please join me in welcoming Simon and Linda
to the Board. We lock 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 external review concluded that
the Board and its Committees continue to
operate effectively and were well led.

Full details of the process and the outcomes
are set out on pages 122 and 123.

PURPOSE, CULTURE, STAKEHOLDERS
AND 5172

We have long been aware of the importance

of considering stakeholders in our decision ,
making, and we recognise our responsibility

to make 2 positive contribution ta wider society,

not just focusing exdusively on finandal retums .
for shareholders.

Last year we announced the SEGRC Centenary
Fund and Responsible SEGRO. The Board
received regular updates on the Company’s
progress against the three Responsible SEGRO
priorities. These indude champianing low
carbon growth and our ambition to be net-
zero carbon by 2030; investing in our local
cammunities and environments; and nurturing
talenit throughout the organisation.

Set aut on page 20 is a deseription of our
Purpose and aur culture



We have reporied our compliance with 5172 on
page 85 of the Strategic Report, and on pages
110 1o 113 of this Report we explain how the
Board has engaged with its five key stakeholders
and how we have considered 5172 in our
decision-making process.

GODVERNANCE AND THE DELIVERY
OF 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 including job
creation in the local communities, how they
fit within our Respansible SEGRO strategy
and sustainable returns for investors.

QOur teams are required to report on this
information as part of the capital approval
process and our Responsible SEGRO
ambitions are at the forefront of our minds
during the decision-making process and when
working with our local communities and partners,

Ay 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
Board level oversight.

As ever the Baard Strategy Day was a
highlight of the year and you can read
maore about this on page 108.

ENVIRONMENTAL, SOCIAL
AND GOVERNANCE (ESG)

The Board continues to be mindful of ESG
as an important area for its stakeholders,
including investors, customers and employees.

We dedicated time at the Strategy Day to
our sustainability strategy review and, during
the year, received a number of updates

from the Responsible SEGRO Driving

Group on progress against gur ambitions,
including our target to be net carbon-zerg
by 2030. Corporate Citizenship attended the
September meeling to provide a briefing on
Climate Change.

tn May, we published our Green Finance
Framework integrating our Responsible
SEGRO commitments with our financial
strategy, and subsequently launched the first
Green bond for SELP, followed by SEGRO's
inaugural Green bond in September 2021,

We are delighted t¢ have achieved
accreditation with the National Equality
Standard and the Living Wage Foundation
during the year.

Fa Y
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AMMNUAL GENERAL MEETING (AGM}

We had hoped to welcome 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 Aprit 2021 and regrettably, sharehoiders
could not aitend 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 telephione line.

At the time of writing, we are optimistic that
we will be able to return to an in-person AGM
in Apri] 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 information as we will
continue to follow Government 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 businass at the AGM,
we are seeking sharehoider approval for a new
Remuneration Policy, with the current poficy
having been approved in 2019 for three years,
and an amendment t¢ the accompanying
rules of our Long Term Incentive Plan,

which will allow us to implement the new
Policy. The Remuneration Cormmittee has
consulted extensively with stakeholders in the
development of the new Remuneration Policy,
as detatled further on pages 156 to 161.

The Board believes that the Policy is in the
besi interests of the Company and we hope
that we can count on sharehoider support in
passing these resclutions.
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LOOKING FORWARD

This is my final Governance Report to
shareholders as Chair of SEGRO, as 1 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
a period of growth and much success for the
Company and the business is in great shape.

We have multiplied the development
programme 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 o SEGRO.

| would like to thank my Board colleagues and
the Executive team for their commitment and
support in my time as Chair. I've enjoyed a
close and effective working relationship with
our Chief Executive, David Sleath. We were
all deflighted at his award in the New Year's
Honours List, particularly as he was proposed
by the emplayees 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. I've thoroughly 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
CHAIR

DAVID SLEATH OBE
CHIEF EXECUTIVE

SOUMEN DAS
CHIEF FINANCIAL OFFICER

Appointed: 1 March 2016 {Chair: 22 April 2016)

Skills, experience and contribution

Gerald’s extensive experience as a directar and a chair
adross various sectors brings indispensable strategic
insight ta the boardroom, Throughouwt his career he has
been a directer of 13 public companies, seven of which
he has chaired.

Current appeintments
Chairman, St Albans Cathedral Foundation | Trustee,
Nationa) Churches Trust

Previgus appointments

Chair, Marylebone Cricket Club | Chair, Betfair | Chair,
Britvic pic | Chair, Moneysupermarket.com | Chair,
Numis Corporation plc | Chair, SSL International plc |
Chair. Woolworths Group pic | Non-Executive Oirectar,
MEPC | Non-Executive Director, Greencore Group |
Non-Executive Director, Burmah Castrol | Finance
Director, Rediand and Grand Metropolhitan | Chief
Executive, Railtrack

Appainted: 1 lanuary 2006
{Chief Executive fram 28 April 2011; Finance Directar
from T January 2006 ro 28 April 2011)

Skills, experience and contribution

David has considerable board level experience of listed
cormpanles and has extensive knowledge of the real
estate. manufacturing and distribulion sectors and

the Company. His finanda! and general management
experience has helped lead the successful design and
implementation of the Cormpany’s sirategy during his
tenure as Chief Executive,

David is a Feliow of the [nstitute of Chartered
Accountants in England and Wales.

Current appointments
Senior independent Director, Electrocomponents ple |
Board member, European Public Real Estate Assotiation

Previaus appointments

Senior Non-Executive Director, Bunal plc | Finance
Director, Wagon pic | Partner, Arthur Andersen | President
and board member of the British Property Federation

Appainted: 16 fanuary 2017

Skilis, experience and contribution

Sourmen cambines ieadership,of the finance functions
with a wider contribution 1o the business threugh
sirategy, investment and innovation, He brings his
extensive board-level experience and deep knowledge
of capital markets {0 ihe Group, having been Chief
Financial Otficer of listed companias for over 11 years
and with a background as & corporale finanger.

Current appointments
Nan-Execulive Director, NEXT plc

Previous appointments

Managing Director and Chief Financial Officer,
Capital & Counties Properties plc (Capcd) | Partner,
Mountgrange nvestment Management LLE |
Executive Director, UBS

Image removed
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ANDY GULLIFORD
CHIEF OPERATING OFFICER

Appointed: 1 May 2013

Skills, experience and contribution

Andy has worked i a variety of real estate roles and
brings extensive knowledge of the Company and

the real estate sector in both the UK and Coatinental
Europe. He joined SEGRC in 2004 and tas been
influential in the successful delivery ol a record number
of development completions for the Company as well
as for its strong eperational performance.

Andy is a member of the Rayal Institution of Chartered
Surveyars (MRICS).

Current appointments
Director, LandAid Charitable Tnust Limited

Previous appointments

European Director, Jones Lang LaSalle | Director of
Corporate Acquisitions; Business Deveiopment Director;
Managing Director for Continental Europe, SEGRO
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MARY BARNARD
INDEPENDENT NON-EXECUTIVE DIRECTOR

SUE CLAYTON
INDEPENDENT NQN-EXECUTIVE DIRECTOR

Appointed: 1 March 219

Skills, experience and cantribution

Mary has extensive commerdal and general
management experience and a deep understanding
of customer needs and rends thraugh her various
interational roles in sales and marketing. She has a
strong knowledge of the operation of the retail marker
and supply ¢hain.

Current appaintments
Chief Cammercial Officer, Mandelez Intamational inc

Previous appaintments

President, European Chocolate Categary, Mondelez
international lnc | Senior Vice President and General
Manager, Pepsi-Lipton Partnership | Non-Executive
Director, Poundiand Group pic | President CAQBISCS |
Chair, Cadbury Foundstian | EXCO member, Food &
Drink Federation and Institute of Grocery Distribution
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Appainted: 1 June 2018

5kills, experience and contribution

Sue brings a wealth of property market knowledge

ta the Board, with over 30 years of experience in
Property investment Markets, having worked in the
UK commercial property market for her whale career.
$he is active in promoling diversity including thraugh
her fermier role as the Chair of Women's Netwark at
CBRE and as ca-founder of Real Estate Balance.

Sue is a Fellow of the Royal Institution of Chartered
Surveyars (FRICS),

Current appointments

Non-Executive Director, Helical ple | Member of the
Commirtee of Management, Hermes Property Unit
Trust | Chair, Barwood 2017 Property Fund | Trustee,
Reading Rea) Estate Faundation

Previous appointments

Head of Mational Investment; Managing Director of
Capital Markets, CBRE | Board member, CBRE UK
Management and Executive Boards, CBRE Group ln¢
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ALDIT COMMITTEE MEMBER

NOMINATION COMMITTEE MEMBER

REMUNERATION COMMITTEE MEMBER

CHAIR OF COMMITTEE
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CAROL FAIRWEATHER
INDEPENDENT NON-EXECUTIVE DIRECTOR

SIMON FRASER
INDEPENDENT NOMN-EXECUTIVE DIRECTOR

MARTIN MOORE
SENIOR INDEPENDENT NON-EXECUTIVE DIRECTOR

Appointed: 1 January 2018

Skiils, experience and contribution
Care) has recent and relevant finance exgerience and
brings commerdial knowledge to the Board. Her prior
, experience a3 Chief Finandial Cfficer of the retailer
. Burberry Group is valuable to the Company in her
understanding of retail and digital commerce trends.

Carolis a Fellow of the Institute of Chartered
Accountants in England and Wales.

Current appointments
Mon-Executive Director, Smurlit Kappa Graup pic|
Trustee, Somerset House Trust

Previous appointments

Chiel Finandial Gfficer, Burberry Group | Director
of Finance, News Inernational Ltd | UK Regional
Controller, Shandwick plc

Appeinted: 1 May 2021

Skills, experience and contribution

Simeon has extensive knowtedge of warking on
remuneration commitiees, having previously chaired
the remuneration comritlees at Derwent London and
Lancashire Holdings. He is a former investment banker
with 2 wealth of financial experierice, having spent the
‘majority of his career with Bank of America Menreill
Lynch where he was appointed-Managing Director and
Co-Head of the Corporate Broking division in 2004,

Current appointments

Man-Executive Director, Legal & General Investment
Management (Holdings} Ltd | Senior Independent
Director, Lancashire Holdings Li | Non-Executive
Directar, Lancashire Syndicates Limited

Previous appointments

Senior Independent Directar, Derwent London ple |
Managing Director/Division Co-Head, Corparate
Broking, Merrill Lynch/Bank of America ’

Appointed: 1 July 2014

Skills, experience and contribution

With over 40 years’ experience of real estate and the
property sector, Martin brings industry knowledge and
breadth of practice to the Board.

He is a member of the Royal Institution of Charterad
Surveyors (MRICS).

Current appointments
Chairman, Secure income REIT plc

Previous appointments

Chairman, BMO Cammercial Property Trust | Senior
Adviser, Kohlberg Kravis Roberts & Co LLP | Chief
Executive and Chair, M&G Real Estate | Adviser and
Commissioner, The Crown Estate | Board member and
Prasident, British Property Federation | Board member
and Chair, Investment Property Farum | Commissioner,
Historic England | Non-Executive Director, M&G Asia
Property Fung
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LINDA YUEH
INGEPENDENT NON-EXECUTIVE DIRECTOR

JULIA FOO
COMPANY SECRETARY

Appointed: 1 May 2021

Skills, experience and contribution

Lirda brings 2 broad range of skills to the Board,
including robust cammercial experience and a strong
background in economics, 35 a Fellaw in Economics at
St Edmund Hall, Oxford University, Adjunct Professor
of Economics ar Londen Business School and Visiting
Professar at Londen School of Economics and
Palitica) Sdence.

Current appointments

MNon-Execulive Director, Rentokil Initial ple | Seniar
Independent Director, Fidelity China Special Situations
plc | Chatr, Baillie Gifford’s The Schichallion Fund Ltd |
Adviser, UK Board of Trade | Member, Independent
Review Panel on Ring-fencing and Proprietary Trading

Previgus appointments -
Non-Executive Director. Baillie Giffard's Scottish

. Martgage pic | Non-Executive Director, JP Morgan
Asian Growth and Income ple | Chief Business
Correspandent, BBC News | Economics Editor,
Bloomberg News | Corporate Lawyer, Paul Weiss
Rifkind Wharton & Garrisan LLP

Appainted: 7 June 2021

Skills, experience and contribution

Julia pravides advice and support &n Corporate
governance best practice, listtng and compliance
requirements ta the Board and its Committees,
She has over 19 years of wide-ranging experience
in the industry, and leads the Company Secretariat
team responsible for SEGRO's listed and subsidiary
compliance and govemnance across the Group.

lulia is a Fellow of the Chartered Governance
Institute (FCG).

Previous appointments

Deputy Company Secretary, J Sainsbury plc | Ceputy
Company Secretary, Currys plc {previously Dixans
Carphene pla) | Deputy Company Secretary, Halma pic
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ANDY HARRISON
INDEPENDENT MON-EXECUTIVE DIRECTOR

Andy will {oin the Baard on 1 Agril 2022, and
subject to election at the 2022 AGM he will
became Chair ¢n 30 June 2022,

Skills, experience and contribution

Andy is an experienced chair having held the
position at Dunelm Group plc for over six years.
He is also 3 former CEO who has led multiple
large consumer facing arganisations-with strong
service offerings, His lezdership and business
understanding will prove invatuable.

Current appointments
Chair, Dunetm Group pic

Previous appointments

Chiel Executive, Whitbread plc | Chief Executive,
easylet plc | Chief Executive, RAC ple | Man-
Executive Director and Audit Committee Chair,
EMAP pic

Further details on Directors’ skills and the compeosition
of the Board, including diversity and terure, are available
In the Nomination Committes 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 takes an opportunity to step
away from the routine of the corporate calendar
to spend some time reflecting on strategy,

the wider business and macroeconomic
environment.

Having conducted the 2020 Strategy Day
remotely, the Board was pleased to return to an
in-person approach for 2021 and we spent a
day and & half offsite. Whilst a full pack of papers
was pravided covering a wide range of tapics

to ensure Directors were fully briefed, on the
day the focus was on a small nurmber of iterns.
This enabled the Board to step back from the
uswal Board agende items and ensure that each
strategic area received a more detailed focus.

We spent the first part of the offsite considering
the macaroeconomic outiook within the
jurisdictions in which we operate, with a
presentation delivered by the Chief Economiss,
Europe, from LBS. We then considered how
these trends may impact our markets as wefl

as the investment outlook for the business,
followed by an informal debrief discussion.

On the second day, upen reflection on the
discussions from day one, we dedicated

an entire session to debate our investment
strategy. We cavered the assurptions, strategic
choices and outputs underlying the Group's
Medium Term Plan. We considered the annual
portialio 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 invesiment decisions in future years.

We further considered our key strategic
priorities for the fulure, and concluded that our
stralegy remains appropriate despite the macro
and geopolitical uncertainty, We recognised the
growth and scate of the business, the challenges
and opportunities present and there was a
consensus reached on the Group's prigrities

far 2022,

There was a session on diversity and inclusion,
talent management and succession planning.
as part of our widler Responisible SEGRC
Nurturing Talent strategy review. We were
pleased 1o see our progress over the past year
against our identified priorities, We reviewed
improved diversity metrics, future employment
and talent management trends for the Group,
and proposals for tontinued momentum ang
pragress planned for 2022;

AN EFFECTIVE AND
ENTREPRENEURIAL BOARD

The Board is responsible for creating and
delivering shareholder value by setting the
strategic direction of the Group. The Executive
team has day-to-day responsibility for
implementing this strategy and it is the Beard’s
role to hold management to account for
ensuring that it is delivered. The work of the
Board should and does complement, enhance
and support the work of the Executive team.

Infermation about our sirategy is on pages 22
and 23. You can read more about the annuat
Strategy Day int 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 entrepreneurial
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 t¢ the Board.

During the year, we welcomed two new
Independent Non-Executive Directors. Further
information on the recruitment process

and their induction to the Company and

the Board can be found in the Nomination
Cammittee report on page 125. These new
appointments bring with them expertise in
finance, remuneration, commercial experience
and economics, complementing the skill set of
the existing Directars.

PROMOTING LONG-TERM
SUSTAINABLE 5UCCESS

SEGRO's principal duty is to deliver lasting,
sustainable success and generate vatue for
shareholders and other investors, whilst
being mindful of our impact on stakeholders
and wider society. 2021 was another year of
finarcial and operational cutperformance.
Once again, earnings grew strongly,
supparted by record levels of new contracted
rent and development completions. Looking
ahead, the combination of new rental income
from the development programime, 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
on pages 12 to 15, along with the Financiat
Review on pages 656 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.
Shareholders have benefited from strarg
retums with £100 invested in our shares on
31 December 2011 having returned €947
{inciuding dividends, which have increased
every year for the last nine years) by the
end of 2021, At the end of 2021, SEGRC
was the largest REIT on the London Stock
Exchange and the 33rd largest company in
the FTSE 100.

This financial sirength 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
Term Plan, which assesses the opportunities
and risks for the Company over the following
five years, and forms the basis of our
viability statement.

Q Once 2 year, the Board takes time to
consider the fong-term strategy of the
business, incorporating presentations and
discussions on longer-term opportunities
and threats to the business.

© Throughout the vear, the Board has overall
responsibifity for the Company’s approach
to risks and ensures they are effectively
and consistently managed. It reviews the
rmeasures in place to mitigate the near- and
longer-term risks (induding emerging risks)
to the business,

Real estate is inherently a long-term industry,
and the Beard therefore takes this into
consideration in all of its decision making,
The Board approved the current strategy in
2011, which included the repositioning of the
portfolio. The results have been felt over the
past few years, and are reflected in the strong
share price performance, high customer
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.”



CUL:I'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,
behaviaurs and traditions. It quides our
relationships not just with our employees
but with our other stakeholders as well.
Qur culture is unique and permeates
throughout the whole business. It sets

the tone for good governance,

We are proud of our Purpose to create the
space that enables extraordinary things to
happen and our five Values. In 2015, our
Executive Committee invested in a significant
programime to engage everyone in the
business in areating our Purpose and Values.
We wanted to develop a unifying purpose
which aligned with our strategy and a set of
principles to guide the development of our
future culture, Six years on, our Purpose

and Values are now well embedded in the
Business and form the basis of our workforce
policies. They help to unify employees and
desaribe 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

WHAT
WE WANT
TO ACHIEVE

HOW
WE WORK

WHY

Cur Purpose is our compedling,
memofable and differentiating staterment
that energises us as a tearn, beyond
money or profit.

HOW

Qur Values are our core beliefs about how
we do business, which guide our decision
making, large and small.

WHAT

QOur Strategy is the goal we are aiming for.

£

OVERVIEW STRATEGIC REPORT

It is essential that the Directors lead by
example and live the Values. The Executive
Directors are obviously more 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 out
of the boardroom. The Chair encourages
constructive debate and challenge
during meetings.

STAND SIDE BY SIDE

The Non-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.

{F THE DOOR I5 CLOSED...

The Non-Executive Directors support
the Executive Directors to find solutions
te 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 o create effective relationships
and discuss regularly where they can
best add value.

Read more about our Pupose
see page 87

%
GOVERMANCE FINANCIAL STATEMENTS

Within the boardroom, the consistent feedback
from all of the recent evaluations is that all of

the Directors feel they can conlribute, speak
freely and do not feel constrained. The Chair
encourages open debate and no one individual
dominates. The seasoned relationships of most of
the Board mernbers 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 culture has
helped us remain focused and cohesive during
the year. This dose understanding amangst the
Directors has meant that whilst meetings were
held remotely until June 2021, the Board has
continued to operate effectively and efficiently.

The Board considers that the Company'’s culture
can he defined by the following characteristics:

0 a strang desire to create a successful
business we can be proud of;

O 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

© caring about peaple and taking an interest
in their weilbeing,

The Board continues to maonitor the
culture of the Company through indicators
which serve as a temperature check.

They consider:

© employee engagement survey results;
Q@ workforce engagermnent sessions;

0 feedback from office and site visits by

Executive Directors and the Board as
a whole;

©Q 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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Stakeholder engagement
from the Board’s perspective

We have identified our key stakeholders —
those important groups that are an integral
part of our business model.

Qur 5172 statement is on page B35 tagether with additional inforrmation
about our key stakehelders and why they are important to us.

Set out on the following pages is how the Board has considered the

5172 requirements and applied them in its decision making and its
engagement with stakeholders during the vear. Stakeholder engagement
is an integral part of the Board's decision-making process and all
proposals ta the Board relating to major decisions must demonstrate
that the impact on stakeholders has been considered.
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Image removed Image removed

GREATER LONDON BOARD PRESENTATION SLOUGH TRADING ESTATE BOARD TOUR
. The Stough Trading Estate team gave
a presentation and guided tour al the
Slough Trading Estate, showing progress
on some of SEGRO's current developments
and discussed future plans.

Image removed

GREATER LONDON BOARD TOUR
The Greater Lordes team organised a tour of 3
number of sites acrass our West Londaon portfolio.
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Stakeholder engagement from the Board's perspective

continued

WHO THEY ARE

HOW DIB THE BOARD ENGAGE WITH THEM IN 2021?
DIRECT ENGAGEMENT

EMPLOYEES

... deliver SEGRO’s strategy in line with our
Purpose and Values, and culture.

© Reviewed the resulls of the bieanial Employee Engagement Survey in
January 2021.

© Held five warkforce sngagement sessions with Non-Executive Directors and
a cross section of employees Irom acrass the business.

O Visited assets in the Tharnes Valley and Greater London portiolios with the
local teams.

© Encouraged the Leadership team and their reports to presem at Board
meetings.

CUSTOMERS

... are our occuplers and SEGRQ wants to
hear about what they want from our assets so
the Company can continue to create the space
that enables extraordinary things to happen.

© Met with a key customer during their lour of Greater London assets.
O Visited SEGRO’s first carbon neutral relurbishment in Lendon.

O Visited the safe walkway at Shoreham Road, Healhrow Airport, where
improvements had been made 10 the site based en custemer and visitor
feedback o enhance pedestrian safety and reduce traffic congestion.

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 custamers,

© Received presentations from the Company’s brokers (USE and BAML) and
valuers (CBRE).

© Approved the Modem Slavery and Hurnan Trafficking statement and palicy.

O Prioritised supplier engagement in 2022, as the 2021 visits were postponad '
due to Covid-18,

COMMUNITIES

... are the people who live and work in
the areas where the Company’s assels are
located and include local residents, local
government and community groups. They
can also be members of any of our other
stakeholder groups.

© Executive Directors, together with emplayees from all areas of the business,
participated in the Group-Wide Day of Giving.

© Received presentations an Business Unit activities from Managing Directors
and their teams, including their respective Community [rvestment 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 financial institutions who
provide debt and our joint venture partners.

© Chair wrote to the Company's largest shareholders, offering a meeting
with himse¥f, the Seniar fndependent Director and the Committee Chairs,

© Rermuneration Committee cansuited with approximately 65 per cent of our
shareholder base and key proxy advisory agendes during the development
af the new Remuneration Policy.

© Hybrid AGM.

O Approval of the Green Finance Framewgrk and laungh of the inaugura] SELP
and SEGRO Green Bonds.

© The Company has an extensive Investor Relations pragrarme, and during
the year held 190 mesetings with investars,

112 SEGRO PLC | ANNUAL REPORT & ACCOUNTS 2021




—_—y

OVERVIEW

. el -
STRATEGIC REPORT GOVERMNANCE FINANCIAL STATEMENTS:

INDIRECT ENGAGEMENT

HOW DID THEY INFLUENCE THE BOARD'S DECISION MAKING IN 2021?

O Received updates from the Group HR Director on 1opics
such as talent and succession planning, diversity and
inclusion im Lhe workforce.

© Achieved accreditation with the National Equality Standard
in recognition of our strong and indusive culture,
see page 33, and became an accredited Living Wage
UK emplayer,

O Kept informed on progress against Responsible SEGRO
ambitions, including the Nutturing Talent pillar.

© Executive Directors delivered regular employee webinars
and briefings with Q8A sessians. :

O Reviewed take up rates of al-employee share schemes.

©O Feedback from the Executive Remuneration woskforce engagement session was beneficial in
shaping the new remuneration framework and the proposed 2022 Remuneration Policy,

O Feedback from the nther workforce engagement sessions was considered when a range of
company-wide decisions, topics, policies and disclosures were appraved by the Board throughout
the year. Examples of these indude the Code of Business Conduct and Ethics, lalent management
and succession planning.

© Continved to encourage employee share ownership in the Company through awards of all-
employee share schemes,

Q Discussed resuits of the Annuaf Customer Satisfaction
SUrvey. .

© Noted KPls on vacancy and customer retention.

© Provided ongoing support and concessions on an
ad hoc basis to customers wha continue to be impacted
by the pandemic.

& Custarmer site visil was greatly appreciated by the Board in furthering its understanding of what
customers value in SEGROYs developments.

© In approving investment decisions, including redevelcpment, the Board is mindful of the value that
customers place on fower-carbon growth and sustainability investments, and regeneration within
the wider portfolio.

O Feedback from the Carben Emissions workfarce engagement session, heightened the Board's
awareness of some of the challenges faced by some customers and the support they need ta drive
sustainability initiatives.

© Feedback from the Customer Accounts workforce engagement session further highlighted what
was important lo custorners.

© The Board supported innovative ways of providing services to customers through digita! solutions
as explored in the Digital/PropTech strategy session.

O Received updates on Respongible SEGRO progress,
including the SEGRO Park Rainham supply chain initiative.

© Launched a Supplier Account Management
Pragramme pilot.

© Nated the Modern Stavery and Human Traffidking
training provided to all employees,

O Kept infarmed of the review of dadding products used
in developments across the Group.

- & The Board encourages regular engagement with principal suppliers and considers high

©Q Exacutive Direclors, together with the operational teams, work closely with key suppliers to ensure
that SEGRO continues to deliver the best assets and services to meet the needs of customers.

ethical standards as integral to SEGRO's Code of Business Conduct and Ethics and Modern

Slavery policies.
© The Board maintains oversight of key Health and Safety developments, including fire safety.

O Lipdated on progress against ambitions of the Community
pillar of Responsible SEGRO.

© Donated £1.3 million to charity during the year, including
donations made through the SEGRO Centenary Fund,
with 3 srove from providing emergency Covid-19 relief
in the community towards working strategically with
community partners to fund longer-lerm initiatives.

O Progress against the objectives of the Community piltar of Respansible SEGRO was :onsidei'ed,
including the impact that the SEGRC Centenary Fund has had in local communities.

© The Board is mindful of polential impacts to local residential areas where property development
and re-developments are being considered, induding during the approval of the acquisition of the
Bath Road office portfolio in Slough.

O Requests far capital appraval include consideration af how the development coutd benefit the local
community, such as the creatiaon of over 7,500 jobs during the delivery of SEGRO Logistics Park
Northampton Gateway.

© The Remuneration Committee considered the metrics and weighting of the Respensible SEGRO
measures in the annual Banus, and its atignment to the Community aspeck of Responzible SEGRO.

© Weekly updates from the Head of Investor Relations.

O Our brokers, UBS ard BAML, attended the April
board meeting to present on investor feedback,

0O The Remuneration Committee considered the feedback from the investors which resulted in the
formulation of the 2022 Remuneration Policy. The feedback was broadly supportive from the outset
but based on some of the feedback received, the Remuneration Cormmittee made some changes
to the weightings for the annual Bonus praposals.

© We understand the importance that investors place on sustainable investments and have implemented
the Green Finance Framework as a result.
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Stakeholder eng'agement
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
waorking at SEGRO. For us, they provided valuable insight into life at
SEGRQO and a first-hand loak at the culture within the erganisation.

| was pleased to hear that the sessions were aiso well received by the
employees who took part. We proposed to the Board that not only
should we continue with these meetings into 2021 but we should
do more of them,

We agreed that pairs of Non-Executive Directors should host
sessions with groups of employees fram across the businass.

As the meetings were virtual, it meant that we could meet empioyees
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 people 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 encaurage open and transparent discussions.

Building an our experience in the first year, we thought the meetings
might flow more naturally if there was a theme for each session

and included participants who would be able to talk about or had
expressed particular interest in that topic. However, we did make
sure that the meetings were sufficiently flexible to be used as a
forum for anything else which employees wished to raise.

‘We held five sessions, each with a different theme, which were:

o Digital and PropTech sirategies;
© Mental health;

© Customer accounts;

© Carbon emissions; and

O Executive Remuneration.

The Directors agreed that the meetings should be open and we
should encourage two-way dialogue. In the meetings i joined,

we spent some of the time explaining our roles as Independent
Non-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 pecple’s experiences about working
day-to-day in the business. Employees shared with us their views on
the theme for the meeting as well as how they felt about the Group’s
ouhure and Values, the remuneration frameworlk, sustainability
challenges and the positive impacts of Responsible SEGRO. | was
particularly impressed with people’s enthusiasm for the business,
their understanding of what was happening outside their own areas
and their commitment.

Naon-attributable feedback from the sessions was relayed to the
Board for discussion at the December meeting. [ think that each
of the Non-Executive Directors really valued the transparent
conversations and the opportunity to hear first-hand, candid
feedback from empioyees.

SUE CLAYTOM
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 nine geographies. The Board felt that it was important that
its approach should mirror the Company's Values of openness and
trangparency tor the engagement to be authentic, meaningful and
received positively. Against this backdrop, it was agreed that alternative
arrangemenis as permitted by the Code were more appropriate to
the business. This invalves 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 to be heard

in the boardroom.

1) INDIVIDUAL MEETINGS WITH THE DIRECTORS

There are many formal and informmal occasions when the Non-Executive
Directors meet with employees, induding through the induction of a Non-
Executive Director, or where a Mon-Executive Director rakes an ad hioc
asset visit or otherwise meets with individuals to distuss a particular topic.

The Committee Chairs hiave individual meatings 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 mclude rmore Non-Executive Directors, more ermpioyees and rmore
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 develop policies for the future and underpin the Board's
diseussions and decision making in the boardroom.

2) PRESENTATIONS AT BOARD AND COMMITTEE MEETINGS

The Executive Directors encourage their teams {o present at

Board meetings and join asset tours. This year, the Board received
presentations from: the Centrat Europe and National Logistics tearns,
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, who 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, who 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.

3} INFORMAL MEETINGS WITH THE WHOLE SOARD

Since March 2020, the usua! formal and informal occasions wheare
Non-Executive Directors meet with employees have been restricted

due 1o the pandemic. These were able to resume to some extent from
June 2021 and the Board met with employees whilst visiting the office
for Board meelings, during their asset tours and at the Strategy Day.

We hope to resume infarmai lunches with employees during the Board's
office visits in 2022,

in June 2021 the Board joined the Thames Valley team for an open-top
bus tour of the Slough Trading Estate. The tearn gave a presentation
and guided tour of some of our assets, showed the Board cur progress
on some of our current developments and discussed future pians. In
Septernber, the Board visited a number of sites across our West London
portfalio, including the Heathrow and Park Royal properties, Prermier
Park, Perivale, Greenford Park, and the Heathrow Cargo Centre, as part
of a tour arganised by the Greater Landan team. ln additian to meeting
with one of our larger custormmers during the Greater Londan tour, the
Board enjoyed the opportunity to spend time with many members of
the Thames Valley and Greater London teams.
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OUR SHAREHOLDERS

NUMBER OF MEETINGS

190

NUMBER OF INSTITUTIONS

2,032

999 of jssued share capilal

NUMBER OF INDIVIDUALS

4,630

1% of issued share capital

More information
see 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 sharehalders as well

as representative bodies to make sure that there is an angoing
dialogue abaut the Company’s approach to governance, including
remuneration, and to ensure ali views are fully understood

and considered.

The feedback fram shareholders 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 starmnp duty. The scheme was approved by
shareholders for a further three years at the 2021 AGM. Full details
are avajlable 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 Govermment in
response to the Covid-19 pandemic were still in place in April 2021,
regrettably, shareholders were not permitted to attend in person.

The 2021 AGM was held on 22 April as a "hybrid’ meeting,
broadcast fram our London office, and sharehalders were invited to
attend virtually through an electronic platform called "Lurni AGM”,

The Chair, Chief Executive, and the Genersl Counsel and Group Company
Secretary attended in person, with all other directors joining remotely.

Shareholders received all regular communications for the AGM,
were invited to ask questions (either by email ahead of the meeting,
or during the meeting via the Lumi AGM website or the telephone
ling) and were able to vote on the resolutions {either by appointing
a proxy, by submitting their votes electronically ahead of the
meeting, or voting during the meeting via the Lumi AGM website).
All the resalutions propased at the 2021 AGM were passed with
80 per cent of the issued share capital voted (2020: 81 per cent).

The Directors hope to hold our usual AGM in 2022 and

look forward to welcoming sharehalders in person, 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 appropniate,
manage actual or patential conflicts of interest affecting Directors.
Prior to taking on any additional external commitments, Directors

are required to submit any actual or potential conflicts of interest

they may have with the Company to 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 Board has a respansibility to ensure that appropriate controls
and resources are in place to 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 statements, the dividend
policy and compliance 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 may impact on the Company's long-term goals.

The Board is ever mindiul of the need to balance the pursuit of
opportunities 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 BUSINESS 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 work we do, and to qur reputation.

The Code of Ethics sets out the high ethicafl standards expected of
alt employees in their daily work to enable us to act with honesty
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 compliance with the Code of Ethics and the
Company’s policy on whistleblowing which sets out the pracedure
by which employees and any third parties ¢an use a confidential
external service (o raise concerms, No matters of concern were
raised during 2021.

The Code of Ethics also sets out our approach to human rights of all
our stakeholders. Qur due diligence to combat slavery and hurnan
trafficking is set out in our Madern Slavery Statement which is
approved by the Board and available cn 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 monitoring the Group's
Anti-Bribery and Corruption policies and procedures. Details of how
matters of concern can be reported, and will be investigated are set
out on page 99. No matters of concern were raised during 2021.
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GOVERNANCE .
Division of responsibilities

Our governance framework

The Chair is responsibie for the
leadership of the Board and its
overall effectiveness in directing
the Company and promoting an
apen environment for challenge
and debate.

He is also responsible for encouraging
participation by all of the Directors, facilitating
constructive relations and creating the right
atmosphere to promote a culture of open
discussion. Along with the other Non-
Executives, he is responsible for holding

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
Nomination Committee considers the skills
and diversity on the Board and Non-Executive
Director independence.

The Board retains responsibility for the
approval of certain matters which include:
Group strategy; the annual budget; the
dividend policy; major investments and
disposals; 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 to the Audit,
MNomination and Remuneration Committees.
The Terms of Reference of these Committees
can be found at www.SEGRQO.com. Further
details on the roles and responsibilities of
these Committees are set out opposite.

The division of responsibilities of the Chair,
Chief Executive and Senior Independent
Director are clearly established in writing and
approved by the Board. Martin Moaore, as
the Senior Independent Director, provides a
sounding board for the Chair and serves as an
intermediary for Directors and shareholders
should communication through the normal
channels fail. Martin also leads the appraisal
of the Chair's performance each year (see
page 119) and has respansibility for leading
the recruitment process for an Independent
Non-Executive Director with the skill set

lo succeed the Chair in due course. For
further information an the responsibiiities

of each Board member, see the Governance
Framework opposite.

The day-to-day running of the Group is
delegated by the Board to the Chief Executive
who is supported by the Executive Cornmittee.

The Executive Comimittee supports the Chief
Executive in the delivery of strategy and
reviews operational and finandal performance,
The Committee carrigs out a pre-appraval
review of iterns requiring Board authorisation.

It also acts as a primary appraval channel far
matters delegated by the Board at each of
its meetings.
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GOVERNANCE FRAMEWORK
THE BOARD

Image removed

CHAIR
GERALD CORBETT

CHIEF EXECUTIVE
DAVID SLEATH

EXECUTIVE DIRECTORS
SOUMEN DAS
ANDY GULLIFORD

Sets the agenda, style and tone
of Boarg discussions to promote
constructive debate and effective
decision making.

Ensures thai the corporate governance
of the Group is maintained in line with
current best practice.

Ensures effective communication with
shareholders and stakeholders and
rakes sure that the members of the
Board develop an understanding of the
views of major investors.

Ensures Directars receive the
information they require to fulfil

their duty 10 promote the success

of the Campany.

Recommends the Group’s
slrategy to the Beard

and is responsible fer the
implementation of that
strategy and for the Group's
overall performance.

Marnages the business
of the Group.

Ensures that the interests
of the Group's stakeholders
are taken into account with
regard to the long-term
impact which the Group's
decisions may have on
varigus stakeholder groups.

Manage the business
operalions within

each Director’s area of
responsibility in accordance
with the Group’s strategy.

| EXECUTIVE COMMITTEE

Assists the Chief Executive with the
development and implementation
of Group strategy, the management

of the business and the discharge of
responsibilities delegated by the Board.
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SENIOR INDEPENDENT
NON-EXECUTIVE DIRECTOR
MARTIN MOORE .

INDEPENDENY NON-EXECUTIVE DIRECTORS
MARY BARNARD

SUE CLAYTON

CARQL FAIRWEATHER

SIMON FRASER

LINDA YUEH

COMPANY SECRETARY
JULIA FOO

Acts as a sounding board te
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 canvey concems to the
Board other than through the
Chair or the Chiel Executive.

Leads the annua) appraisal of
the Chair by the Non-Executive
Directors.

Chairs the Nomination
Committee when it 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 gn all matters of good
governance.

Ensures timely and appropriate
information Alows within the
Baard, the Board Commitlees
and between the Directors and
senior management,

Ensures compliance with
relevant statutory and regulatory
requirements.

Provides detailed practical
support and guidance to
Directors both individually
and collectively,

aI BOARD COMMITTEES

I AUDIT

I rNOMINATION

l I REMUNERATION

Maonitors Lhe integrity of the Group's Financial
Statements, reviews the relationship with the
auditor and the role and effectiveness of the
internal audit function. Oversees the risk

management process and intema!
control environmenk

Ensures that the Board, its Committees and

the Leadership team have the appropriate skills,
knowledge. diversity and experience to operate
elfectively and to oversee the delivery

of the strategy.

Determines the reward strategy for the
Executive Directors 1o align their interests
with those of sharehalders and employees,

MANAGEMENT COMMITTEES

QOPERATIONS

| T

] FNVESTMENT

Assists the Chief Operating Officer ta 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 appreach
to risk management.

HEALTH AND SAFETY COMMITTEE

Develops and manages the implementation of
Health and Safety policies, reviews the outcomes
of the Health and Safety Working Group as well
as any ather Health and Safety matters.

Manages the aflocation of capital across the
Group and oversees all major investrnent
and divestment 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 hoc Board meetings.

The Board has the flexibility to meet in person,
by telephone or by video conference as the
need arises or on an ad hoc basis.

Each Director has commiitted to attending all
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 meeting 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 to ensure that Directors are
fulfilling their commitments ta the Company,

From March 2020 to May 2021, all Board
and Committee meetings were held virtually
as a result of the Covid-19 pandemic. The
pandernic has meant that there has been a
greater use of technology for Board meetings,
and one of the advantages to virtual meetirgs
was the ability to invite ather employees to
join to present on a particular topic or provide
background 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
Committee meetings at the office, as well

as taking a tour of Thames Valley assets in
June, Greater London assets in September
and holding the Strategy Day face-to-face

in Novemnber.

Whilst the Board welcomed the return of
physical meetings, the Directors were keen not
ta lase the benefit of inviting some colleagues
to present virtually, ang will continue to do so
in some circumstances.

Directors receive accurate, timely and clear
information on the matters to be considered.
Electronic Board packs are available to the
Directors a week before a meeting. During the
Board evaluation process, the Non-Executive
Directors commented positively on the quality
of the papers received from the Company
and in particular, the Chief Execulive’s review
paper which sets the scene for the Board
meetings and signposts the important aspects
for consideration. Everyone agreed that the
Board meetings were well managed and
facilitated open discussion of the appropriate
topics and focus areas.

ATTENDANCE AT SCHEDULED BOARD AND COMMITTEE MEETINGS

Regular meelings between the Chair, the
Chief Executive and the Company Secrelary
help further ensure that Board meetings
contzain the appropniate mix cf strategy,
culdre, regulatery and financial matters.

The Directors value meeting and hearing from
different people in the business who are close
to 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 strateqgy and Responsible SEGRQO, 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.

AVAILABILITY OF THE CHAIR,
CHIEF 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 Directors
have access to the advice and services of the
Company Secretary, who is responsibie for
ensuring compliance with Board procedures.
Directors also have the right to seek independent
professional advice at the Company’s
reasonable expense should they so wish.

Audit Naminat atian

Board Committee Commitlee Committee AGM

Mary Barnard' 77 212 11 2/2 11
Sue Clayton? 717 272 1n 272 i
Gerald Corbett 717 - m”n - 11
Soumen Das 717 - - B N1
Carol Fairweather 7 313 11 ) 22 11
Simon Fraser® 4/5 272 i 11 -
Christopher Fisher! 5/5 212 - mn 11
Andy Gulliford 717 - - - 11
Martin Moore 717 3/3 11 212 i1
David Sleath 77 - - - 11
Linda Yueh® 515 2/2 m 11 -
Total number of scheduled meetings in 2021 7 3 1 2 1

All the Board and Committee members atiended each scheduled meeting they were eligible to attend, with one exceplion as set out below. Details of additional a¢ hog meetings are sel out in the
Audlt, Nomination and Rermuneration Commitiee Reparts, Due (o government restrictions in place at the lime, the AGM was held as a hybrid meeting. Further details can be found on page 115,

1 Mary Barnard joined the Audit Committee on 5 June 2021,

and the R

Sue Clayton [oined the Audit C

C ittee on 15 June 2021,

2
3 Simon Fraser joined the Board on 1 May 2021. He was ynable o altend one Board meeting due 1o a prior commitrment made belore he joined the Board.
4 Christopher Fisher slepped down lrom the Nominatign and Remuneration Committees ont 15 June 2021 and 30 lune 2021 respectively, and from the Board and the Audit Commitee

on 30 September 2021,
5 Linda Yueh [ained the Board on 1 May 2021,
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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 responisible

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 Directors.

Each of the Non-Executive Directors is
considered independent in character and
judgement. The Chair was considered
independent on appaintment and the Board
stiff considers him to be so. By having a
majarity of Independent Non-Executive
Directors, the Executives are held to R
account and are not able to dorinate Board
dedsion making, which promotes the good
governance of the Campany.

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 role. The Non-Executive
Directors agreed that the Chief Executive
continued to perform his role with energy and
commitment and leads an effective execulive
team. The performance of the other
Non-Executive Directors is appraised by

the Chair and Senior Independent Direcior,
whilst the Chief Executive gives feecback
about the Executive Directors.

For further details on how the Board has
reached its conciusions on Non-Executive
Director independence, see page 124

of the Compasition, 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 lang-term sustainable success.
For transparency 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 appeintments
to publicly listed companies.

P T
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Our Executive
Committee
and Leadership team

The Executive Committee has

its own Terms of Reference.

This Cormmittee meets formally
each month and during the year
there are dedicated sessions to
discuss strategy as well as ad hoc
meetings to keep the Committee
up ta 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:

@ oversight of the Group’s risk management
process; business continuity plans; anti-
bribery and corruption, rmadern slavery and

. data privacy policies and processes; and
the Group's talent programme and overall
training and development plan;

© biannual review of the litigation register,
overseeing any actua! or patential material
litigation; and

© approval of the Group’s Health and Safety
policies; delegation of authorities; Group's
sustainability strategy; insurance strategy;
material contracts; and charity policies and
community engagement work.

The Executive Committee delegates
some of its responsibilities to three
management Committees:

0 the Investment Committee;
© the Operations Cammittee: and
O the Risk Committee.

These Committees alse have their own
Terms of Reference and membership
includes 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.

i
GOVERMANCE FINANCIAL STATEMENTS

LEADERSHIP TEAM

SEGRO's Leadership 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 geography, or for one or more of
the Group’s main functional areas.

The day-to-day management of the Group's
activities and the governance and oversight

of them are carried out under the structures
described on pages 116 and 117,

The Leadership team serves as a discussion
forum and sounding board with which the
Executive Directors can share knowledge
and idleas, gain a better understanding of

the local market outlook as well as share
cross-functional and cross-border information.
The Leadership team normially 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;

© horizon scanning for emerging topics
which might impact on our business in
the medivm to long term;

© the Group’s asset plans and Medium
Term Plan;

0 development and implemnentaticn of the
Group’s culiure and Values including our
approach to diversity and indusion in its
broadest sense; and

@ the results of the Group’s Employee
Engagement Survey.

The Leadership team is also consuited

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

FTAKEHOLDER ENGAGEMENT

4] [ GOVERNANCE

MATTERS CONSIDERED
© Responsible SEGRO updates

© Broker presentations on shareholdersanalysts’ attitudes to the Company
and investor feedback

© Results of the annual Customer Satisfaction Survey

O Worklorce engagement

© Report on 5172 aclivities

O Maodem Slavery and Human Trafficking Statement

Q Update on Anti-Bribery and Corruptian pofligies

© Sharehalder and employee consultation for the 2022 Remuneration Policy

QUTCOME

© Considered the impact of Board decision making on the Company's
stakeholders.

© Ensured compliance with the Code of Business Conduct and Ethics and
Anti-Bribery and Corruption policies and noted na reports from the
externally-managed whistiebtowing line.

O Reviewed Customer Satisfaction Survey results 1o ensure excellent service
is provided (o maximise customer retention,

© Engaged with shareholders, key proxy advisory agencies and employees
in the development of the 2022 Remuneration Policy.

Read more aboul stakeholdars see pages 85 and 110 to 115

MATTERS CONSIDERED

& Compliance with the requirements of the UK Corporate Governance
Code and updates on corporate and regulatory changes and
reporting requirements

© Exterpal Board evaluation process for 2021, inciuding pragress against
actions from the 2020 internal evaluation

© Chair and Non-Execulive Direclor lee review

@ Appoiniment of new Company Secretary

O Principal risks and risk .appelile, visk coritrol and framewark
O Relresher training on Market Abuse Regulation

© Remuneration Palicy and framework

O Succession planning for Board and Leadership team

OUTCOME

© Ensured compliance with the Code through robust governance
procedures.

0 Concluded 1hat the Board and its Committees continued to operate
efiectively.

O Approved the Principal Risks and risk appetite of the Company.
O Commenced the search for three new Mon-Execulive Directors.

Read more about our govermande see pages 102 to 321

@ATEGY J

COPERATIONAL I

MATTERS CONSIDERED

© Presentation from Cushman and Wakelield on the real estate sectar in the
post-pandemic economy

© LIBS presentation on the magroeconomic environment and outlook
© Heathrow stralegy update

© Data centre strategy update

@ Sirategy Day

& Market autlaok for the occupier and investment markets

© Digitat/PropTech update

©O Review of the 2021 property returns

© Review of SEGR(Q's growth strategy

© Post investrment review of acquisitions and disposals

QUTCOME

© Received regular updates from advisers, industry experts and employees
te ensure the Board is kept up to date with market trénds and implemert
this knowledge in its decision making.

O Deployed proceeds o fund raising in strategic acquisitions.

© Considered post-pandernic recovery, the wider macroeconomic ocutlook
and geopolitical uncertainty and their impacts on the business.

© Concluded that the current investment strategy and Medium Term Plan
remained fit for purpose.

Read more about gur sirategy see pages 2 to 49
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MATTERS CONSIDERED

© Presentations by the Cenisal Europe, Thames Valley, Greater London and
MNational Logistics teams

© Tours of the Slough Trading Estate and Greater London assets and a
virtual tour of National Logistics assets

O Asset disposal plan for 2021 and 2022
O Review of the Annual Health and Safety report and monthly incident reports

QUTCOME
© Kept up to date an the operational aspects of the business by the local teams.

© Had visibility of key customers and engagement through the business unit
presentations.

© Appraved significant transactions over £/€50 million induding
acquisitions, disposals and developments.

O Manitored performance against the Company’s Zera Toferance appraach
to Health and Salety breaches, and reviewed findings and learnings
from incidents.

Read more about gur operations see pages 50 ta §5
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MATTERS CONSIDERED
© Results and dividends

© Presemation from the Company’s independant valuers on the 2020
Full year and 2021 Half year valuatian

© Launch of the first Grean Bonds for SELP‘and SEGRO
© 2022 budget

O Tax strategy

O Treasury update

QUTCOME

O Approved the Half and Full Year Financial Statemers and Annual Report
and Accounts.

© Approved dividend payments throughout 2021,

© Launched the Green Finance Framework followed by the first SELP and
SEGRO Green Bonds.

© Approved the 2022 budget,
© Approved the Tax Strategy and Treasury Policy.

Read mgore about our Financial Review see pages &6 ta 73

PEOPLE AND CULTURE

MATTERS CONSIDERED

© Responsible SEGRO updates on Nurtyring Talent
©Q Talent, diversity and inclusion

© Succession planning

© Wharkforce engagement sessions

OUTCOME
© Oversight of, and input into, the peaple aspects of the businass.

© Expanded the remit of the Non-Executive Directors’ workforce
engagernent sessions which proved to be valuable and insightful.

Read rrore about our people see pages 99 to 101

SUSTAINABILITY

MATTERS CONSIDERED

© Responsible SEGRO updates on Championing low carbon growth and
Investing in local communities

O Presentation on the developments in the Company’s pregramme to
in¢rease on-site generation of solar energy.

© Launch of SEGRO Green Finance Framework
Q Briefing on Climate Change from Corporate Citizenship

OUTCOME

@ Munitored progress against the Responsible SEGRO ambitions and target
of net-zero carbon emissions by 2030,

L Er}sured proceeds of debt issuances are spent on projects which
minimise the impact on the local and global envirenment through
the Green Finance Framework.

Read more about Respansibie SEGRO see pages 87 to 98
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TIMELINE:

KEY MILESTONES
DURING 2021

19 FEBRUARY 2021

2020 FULL YEAR RESULTS
The Board appraved the 2020
Full Year Results.

22 APRIL 2021
HYBRID AGM

SEGRO held a hybrid AGM

which was broadcast to shareholders
feom its London office,

1 MAY 2021

BOARD CHANGES

Sirmon Fraser and Linda Yueh
were appointed as Independent
MNon-Executive Directors.

4 MAY 2021
2020 FINAL DIVIDEND

A Final Dividend of 15,2 pence per
share was paid to shareholders.

29 JULY 2021

2021 HALF-YEAR RESULTS
The Board approved the 2021
Half-Year Results.

16 SEPTEMBER 2021

LAUNCH OF €500M SEGRO
GREEN BOND

Following the faunch of the Green
Finance Framework, the Company
launched its inaugural Green band.
See page 47

24 SEPTEMBER 2021

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 2 half
offsite at the annual Strategy Day.
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GOVERNANCE
Composition, succession and evaluation

External Board Evaluation

YEAR 3 YEAR 1
INTERNAL EXTERNAL

YEAR 2
INTERNAL

The last external Board evaluation was
fadlitated in early 2018. In line with the
provisions of the Code, the next externally
facilitated evaluation was due to be
undertaken in 2021. In the two intervening
years, internal reviews 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 external 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 fndependent
Director, Martin Moore; and Company
Secretary, lulia Foo to lead the process, with
input from the Chief Executive, David Sleath.

The Committee, recagnising the value and
independerit insights provided by an external
board evaluation whilst being mindful of the
limited and valuable time the Board would

be able to spend together in person, agreed
that it would be best to canduct an externally
facilitated questionnaire-based evaluation this
year. The Board agreed that this approach was
the most suitable at this time.

There were a nurnber 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 longlist of providers to understand their approaches to the various evaluation
methods and fit ta SEGRQ. This review, together with insights from the Directors,
helped shape the shortlist.

' STAGE 2

Following a review of the shortlist, 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 effectiveness of independent Board evaluation in the
UK listed sector, and aside from having conducted the tast 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 lulia, and
prepared questionnaires for the Board and its three Committees using their online
self-assessment service, Thinking Board. The questions were reviewed and adapted
to focus on areas which were most relevant and appropriate to SEGRO.

Same key themes identified for the questionnaire were:

O the effectiveness, role and priorities of the Board and its Cornmittees;
© the Board’s composition, skills, succession and culture;

© the alignment of Purpose and Values, and strategy;

© the leadership of the Board and the busines;;

© broader risk management; and

© engagement with stakeholders.

STAGE 4

Independent Audit attended the September Board and Remuneration Commitiee
meetings to abserve frst-hand how these meetings were conducted and the
interactions amongst atiendeas.

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 jssued to the Board,

STAGE 6

The findings of the external Board evaluation were presented by Independent
Audit at the December 2021 Board meeting, and suggested recommendations
were reviewed, discussed and agreed by the Board.




CONCLUSIONS OF THE 2021 REVIEW

The overall picture from the review was
positive, noting that SEGRO benefits from a
strong, well-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:

‘0 there were constructive relationships
amongst Board members;

© these relationships, combined with the
Board’s strong refationship with the
Leadership team, allowed the Board to
work well despite the challenges of the
Covid-19 pandemic;

o 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 contribute effectively
based on their diversity of skill sets
and experiences;

o the Committees managed their respective
duties in the right way; and -

a the Board was effective in setting goals and
strategic objectives, and ‘thinking ahead”.

ACTIQONS FROM THE 2021 REVIEW

As ever, the evaluation process provided a
helpful apportunity for the Directors ta stand
back and reflect, consider how they wark,
how to maximise the Board's strengths, and
highlight 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
stirnulate out of the box thinking and
enhance Board discussion;

© maintaining the programme of regular
" stakeholder engagement;

O rigorously maintaining focus on key
strategic agenda items and succinct
summaries in Board and Committee papers;

O creating more opportunities to visit first-
hand the Company's assets and operations
in Continental Europe and meet with
colleagues, when appropriate, given the
pandemic recovery.

Actions against these objectives will be
reported in the 2022 Annual Report.

GERALD CORBETY
CHAIR

Fa ¥
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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 woulid like to spend When they were discussed by the Board
mote time considering during the year
Responsible SEGRO strategy “The Board received regular updates from the

Responsible SEGRO Driving Group in February,
July, November and December and were pleased
to hear about the progress that has been made
against the Responsible SEGRO objectives during
the year,

Climate Change Corporate 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, As part of the November Strategy Day, time was

and a diverse pipeline spent discussing diversity and inclusion, talent
management and succession planning which are
also key features of the Nurturing Talent pillar of

Responsible SEGRO.
Hearing from the management During the year, a number of employees were
tearn more regularly invited to join Board meetings to present an 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 London and National
Logistics and their teams, were welcomed to
present on their areas.

Qutside the box thinking: A number of presentations from key advisers
external stimulus and during the year provided background to shape
external presentations Board discussions,

Cushman and Wakefield attended the April Board
meeting to present on the real estate sector in the
post pandermic economy. Also int 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
MNovember Strategy Day the UBS Chief Economist
for Europe presented on the macroeconomic
environment and outlook.

Technology and disruptors, The Director of Digital & Technotogy joined Board

induding digital meetings in January and December to provide
updates on Digital and PropTech. Additionally, the
Head aof Technology provided an annual Cyber
Security update to the Audit Committee.
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Skills, experience and size of the Board

image removed

COMMITTEE MEMBERS

Gerald Corbett (Chair)
Mary Barnard

Sue Clayton

Carol Fairweather
Simon Fraser

Martin Moore

Linda Yueh

KEY RESPONSIBILITIES

o Composition of the Board and its
Committees

© Manage the Director appointment
process and make recommendations
to the Board

© Succession planning for the Board and
Leadership team

© Qversight of the palicy on diversity
and inclusion

MEETINGS

0 1 scheduled

© 6 ad hoc

© See page 118 for attendance at
scheduled meetings

2021 HIGHLIGHTS

© Reappointment of Sue Clayton and
Mary Barnard each for further
three-year terms

© Recruitment of Simon Fraser and
Linda Yueh

© Recruitment of Andy Harrison as
successor to the Chair

© Review of composition of the Board
Committees
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| am delighted to
present the report of the
Nomination Committee.

The Committee fulfilled iis role of overseeing
the composition of the Board and its
Commitiees, 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 Company {as detailed in the
case study on page 129} and the triennial,
externzlly 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 Cormmittee considers each of the
Non-Executive Directors and me to be
independent, in accordance with the criteria
set oyt in the Code.

COMPOSITION, SKILLS AND EXPERIENCE i

The Committee comprises the Independent

Non-Executive Directors. During the year, the

Committee reviewed the skills and experience

of the Board members, as well as the size of

the Board as & 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 . i
succession planning.

Additionally, given the changes on the Board,
we carried out a review of the composition of
the Cormmittees and made recommendations
for changes to their memberships.

Christopher Fisher stepped down from

the Comnmittee on 15 June 2021. He

served as Chair of the Remuneration
Committee uniil 30 June 2021 when he was
succeeded by Simon Fraser. Christopher
remained a member of the Audit Committee
until his retirement from the Board on

30 September 2021.

Sue Clayton was appaointed a member of
the Audit and Remuneration Committees,
and Mary Barmard also joined the Audit
Comrmnittee with effect from 15 June 2021



BOARD DIVERSITY POLICY

The Comimittee is responsible for monitoring
the effectiveness of the Board Diversity

Policy, available to view on the Company's
website, www.SEGRO.com, which sets out the
Company’s approach to diversity in respect of
the Board of Directors.

The Board Diversity Policy was considered at
the November meeting, where the Committee
determiined that it was appropriate and in line
with best practice, which was then formally
approved by the Board.

DIVERSITY

The Directors are committed to having a
balanced Board which recognises the benefits
of diversity in its broadest sense and the value
that this brings to the organisation in terms of
skills, knowledge and experience.

The composition of the Board exceeds the
criteria of the Hampton-Alexander review
an gender balance and the Parker Review
on ethnic diversity. As at 31 Decernber
2021, 40 per cent of the Board were female
and 20 per cent were from an ethnic
minority background.

The Board aspires to promote greater diversity
across the business. When searching for

an additional Mon-Executive Director, the
Committee 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
skills 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 Cornmittee will anly 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 Board
appeintments are made on merit and relevant
experience, against the criteria identified by
the Committee with regard ta 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.

o
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REAPPOINTMENTS DURING THE YEAR

Sue Clayton reached three years’ servicein

June 2021 and Mary Barnard 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 terrm, their re-elections
were considered at the September meeting and
December meeting respectively. The Committee
gave due regard te their performance and ability
to continue to contribute to the Board, as well as
their time commitrment.

Neither Sue nor Mary were present when their
reappointments were considered.

The Committee conduded that both Sue and
Mary were valuable members of the Board, who
bring expertise in the property and retail sectoss
respectively and demongtrate commitment 1o
their roles, it was agreed that their termis 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 thoreugh and robust

-search process for the selection of new

Independent Non-Executive Directors. The
Committee cormmenced the search for two
new Independent Non-Executive Directars 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. Russe!l Reynolds Associates are a
signatory to the Voluntary Code of Conduct
for Executive Search Firms, as required by the
Board Diversity Pelicy, and having previcusly
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 of 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 a remuneration
committee for at least 12 months.
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[nitial meetings with longlist candidates were
attended by the Chair, Senior Independent
Director and Chief Executive, following which
feedback was provided to Russell Reynolds.
Subsequent interviews with those shortlisted
were arranged with the rest of the Comsittee
and the Executive Directors. Simeon Fraser and
Linda Yueh were identified 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 ¢onsidered any

potential canflicts of interest and confirmed
that, in thejr opinion, both Simon and Linda
were independent as definad by the Code,
Simon's experience as the Remuneration
Committee Chair for Derwent London ple
and Lancashire Holdings Ltd was noted,

Following a formal recommendation made
by the Committee, Simon and Linda were
appoeinted 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
experience o be a potential successor to 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 rale of Chair on 30 June 2022. He
will work dlosely with me during this handover
period to ensure there is g smooth transition
of Board leadership. Andy brings with him
extensive executive and board leadership
experience, and indispensable strategic insight.
The process that the Committee followed in
respect of this appointment is describéd 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 from the Board ta ensure orderly
succession of Non-Executive Directors. All of
the Directors stand for efection or re-election
at each AGM, The Committee considers their
skills and performance and, having concluded
that each Director continues to be effective
and demonstrates commitment to their role,
makes a formal recommendation to the

Beard that they are re-elected. 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 cantribution before
making any recommendation to the Board for
their reappointment. All the Directors, with the
exception of Simon, Linda and Andy who will
be standing for election for the first time, will
therefore submit themselves for re-election at
the 2022 AGM.
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Nomination Committee Report

continued

INDUCTION OF NEW INDEPENDENT
NON-EXECUTIVE DIRECTORS

On joining the Board, Simen 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 introduce 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 on

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 lune and September, they toured the
Company’s Thames Valley and Greater
London assets, meeting one of the Group's
larger custorners and many metnbers of both
teams. They also met with the Company’s
valuers, brokers, and the internal and
external auditors. ’

Simon succeeded Christopher Fisher as

Chair of our Remuneration Committee in
June. As part of an orderly handover perigd,
Christopher remained on the Board until
September. In preparation for this transition,
Simen had a meeting with Korn Ferry, advisers
to the Remuneration Committee, Christopher
and the Group HR Direclor.

The Committee will report on Andy's
taifored induction programme in next year's
Annual Report,
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CONTINUING DEVELOPMENT
AND TRAINING

To ensure the Board continually updates and
refreshes its skills and knowledge, ongoing
training and development support is provided
to the Board during the year. The Board is
reqularly briefed on business-related matters,
governance, investor expectations, legat

and regulatory impacts. Both the Audit and
Remuneration Committees received updates
on relevant accounting ang remuneration
developments, evolving market trends and
changing disclosure requirements from
external 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). Fram tirne 1o time,
meetings with specialists in the business

are arranged for Directors who may wish

to 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 io
the advice of the Company Secretary and
independent professional advice is available
at the Company's expense, if necessary,

inn fulfilling their duties and responsibilities.

- Corporate Citizenship attended the

September Board meeting to deliver a
Climate Change session to the Directors.
The Directars 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
regularly, 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, presemts 1o 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 tearn, plans are in
place for both sudden, unforeseen absences,
and for longer-term succession. These form
the basis of development plans for our most
talented people and wiil ensure that, looking
forward, we have the right people to deliver
our strategy. We encourage regular captact
between management and the Board.

This may be by way of a Board presentation,
a tour of assets or 3 one-to-one session

with Non-Executive Directars 1o 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 1o operate
effectively and provides updates on its
activities at each subsequent Board meeting.
LOOKING AHEAD

In 2022, the Committee will focus on:

© the induction of Andy Harrison;

O facilitating the smooth transition of the
Chair; and

O succession plarning for the
Senior Independent Director role.

GERALD CORBETT
CHAIR OF YHE NOMINATION COMMITTEE
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GENDER BALANCE

Throughout the year, the Committee has
had responsibility for:

O recruiting Simon Fraser and Linda Yueh
as Independent Non-Executive Directors;

O recruiting Andy Harrison as an
tndependent Non-Executive Director
and successor for the Chair;

(-] revfewing the reappointment of
Sue Clayton and Mary Barnard,
each for a further three-year term;

QA 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;

0 reviewing the skill sets and diversity
of the Board members;

O reviewing-the talent across the Group;

0 recommending Simon, Linda and
Andy stand for election at the
2022 AGM;

© recommending all other Directors stand
for re-election at the 2022 AGM; and

O reviewing the effectiveness of
the Committee.

The compaosition of the Board exceeds the criteria of the Hampton-Alexander review on
gender balance and the Parker Review on ethnic diversity.

As at 31 Decermnber 2021, the gender balance of:
© the Board Directors was 60 per cent male (6 men) and 40 per cent female (4 wor_nen);

© the senior management was 50 per cent male (3 men) and 50 per cent female
{3 women)'; ’

© the senior management’s direct reports {who indude 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 wormen); and

o the total workforce was S0 per cent male (192 men) and 50 per cent female (193 women).

1 As defined by the Coda, the Executive Committee and the Company Secrelary are considered ta be the
Company's senior management. .

BOARD SENIOR MANAGEMENT

Graph removed Graph remaved

Fernale (3) 50%
Male (3) 50%

Female (4) 40%
Male {8} 60%

SENIOR MANAGEMENT'S DIRECT REPORTS TOTAL WORKFORCE

Graph removed Graph removed

Female (193) S0%
Male {192)

Female (5) 20%
Male (13} 729
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continued

All charts reflect the composition of the Board as at 31 December 2021

TENURE

Graph removed

SKILLS AND EXPERIENCE

Graph removed

INDEPENDENCE

Graph removed

1. Chair (1) 109
2.. Independent Non-Executive Cirectors (6) 60%
3. Executive Direclors (3) 30%
ETHNICITY

Graph removed
1. Non-Ethnic Minarity background (8) 80%
2. Ethnic Minority background {2) 20%
AGE

Graph removed
1. 45-504(2) 20%
2. 51-55(1) 10%
3. 56-80 (4) A0%
4. 61-85(2) 20%
5. 66-70 (1} 10%
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As noted in the 2020 Normination
Committee Report, the Committee
commenced the search for a Non-Executive
Director in 2021, with appropriate skills

and experience to succeed Gerald Corbett
as Chair, to prepare for the possibility

that he confirms his intention lo retire. In
Janwary 2022, the Company announced the
appainirment of Andy Harrison.

Andy will jcin 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 Senigr Independent Directar, | 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 process, nor did he attend any
Committee meetings where his succession
was discussed. |, along with the rest of the
Committee, look forward to welcoming .
Andy to the Board and would also like

to extend our thanks to Gerald for his
leadership gver the past six years.

FINANCIAL STATEMENTS

JUNE 2021

Russell Reynolds Assadiates, wha are not connected to the Company or any SEGRO Directors, were
appointed to lead the search lor 2 new Independent Execulive Director with appropna!e skills ang
experience to be a potential successor of the Chair in due course.

As discussed earlier in this report, Russell Reynalds is a signatery to the Valuntary Code of Conduct for
Executive Search Firms and, having previously worked with the Cnmpany, understand the business and
the Company" s culture.

The Cammittee discussed the desirable qualities for the potential candidate including their knowledge
and experience, the time commitmant af the role and their cultural M into the arganisation, Whilst
Gerald was not directly involved in these discussions, the Committee drew upeon his experience of the
role in developing its view of the desirable skills and characteristics, and framing thé rale specificatian
which was provided to Russell Reynolds. In agreeing this, due regard was given to the skills and
composition of the Board as a whole as well as the Board Diversity Policy.

A panel comprising Chair of the Audit Committee, Caral Fairweather and mysell was constituted

to progress the recruitment, with feedback from Chief Executive, David Sleath.

SEPTEMBER 2021

An update on the recruitmens process was delivered at the September meeting and a longlist of
candidates, identified by Russell Reynolds, was presented to the Committee for consideration,

NOVEMBER 2021

We updated the Committee an the autcome of the first round of interviews and, following a discussion,
the Cornnittee identified a shortlist of candidates for the pasition.

NOVEMBER/DECEMBER 2021

Second round candidate Interviews, with several Board members, were camried ¢ut and references were
abtained.

DECEMBER 2021

Andy Harrison was identified as'a high calibre candidaie, with considerable experience of leading large,
consumer facing organisations, sirong plc experience and proven business understanding.

The Committee conduded that he would be a valuable addition to the Board and would bring a
balanced and experienced view to the dedision-making process.

The Committee also considered his other commitments, including his chairmanship of Dunelm Group
pk, and noted that he was not overboarded. During the interview process, the Committee was satisfied
that he would be able 1o balance his time commitments and dedicate the necessary time and facus 10
this role. On balance his experience fram Bunelm would enable him to ulfil the role of Chair effectively.
We also cansidered him 1o be independent, in accordance with the criteria set out in the Code,

The Committee made a recommendation 1o the Board that Andy be appainted as an Independent
Non-Executive Directer and member of the Committee on 1 April 2022 and Chair with effect from

30 june 2022, subject to his election at the 2022 AGM,

JANUARY 2022

The Board accepied confirmation of Gerald's retirement as Chair an 30 June 2022 and appraved the
appointment of Andy.

MARTIN MOORE
SENIOR INDEPENDENT QOIRECTOR

QO

[ am delighted to join SEGRO and Iook 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, risk and internal control

Audit Committee Report

Letter from the Chair of the Audit Committee

Image removed

COMMITTEE MEMBERS

Carol Fainweather (Chair)
Mary Barnard

Sue Clayton

Simon Fraser

Martin Moore

Linda Yueh

KEY RESPONSIBILITIES

© Oversight of internal and external
audit processes and independence
af the external auditar

© Monitoring the integrity of the
financial statements of the Group
induding reviewing significant
fudgements

© Reviewing internal controls and risk
rmanagement systerns

© Advising the Board on the staternents
made in the Annual Report and Half

Year Report on viability, going concern,

risk and controks and whether the
statements are, when taken as a whole,
fair, balanced and understandable

MEETINGS

© 3 scheduled

© 1 ad hoc

© See page 118 for attendance at
scheduled meetings

2021 HIGHLIGHTS

a |nternal control environment remained
strang throughout the year, following
the move to remote and hybrid working
as a result of the pandemnic

© Maintaining high-quality and timely
external reparting

© Oversight of new reporting
requirernents, including TCFD and
ESEF

O Monitaring development of and
responding to the BEIS audit reform
consultation

© Welcoming Mary, Linda, Siman 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
can 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 cn.

COMPOSITION

The Comimittee is made up entirely of
independent Non-Executive Directors and
each Cornmittee member has considerable
commercial knowledge and broad industry
expertise. | satisfy the requirement to bring
recent and relevant financial experience o
the Committee, whilst Martin Moore brings 2
wealth of property experience and during the
year, there have been some changes o the
composition of the Committee which further
strengthen its expertise:

< Simon Fraser and Linda Yueh joined the
Board and the Committee as Independent
MNon-Executive Directors in May. As a
former investrment banker, Simon brings
experience of the public equity markets and
Linda brings robust commercial experience
and a strong background in economics.

0 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 Comimittee in September.
Christopher brought much financial acumen
to the Committee and | would like to extend
my thanks to hirn 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:

o reviewed and monitored the integrity
of the Financial Statements including
reviewing significant financial reporting
judgements and estimates made by
managemmenl, to ensure that the quality
af the Campany’s financigl reporting is
maintained, in the Company’s Half and
Full Year Finandial Staternents;

0 assessed the objectivity, independence and
competence of the external valuer of the
Group’s property portfolio and gaining
assurance around the valuation process:

© ensured compliance with applicable
accounting standards, monitoring
developrments in accounting reguiations as
they affect the Group and reviewing the
appropriateness of accounting pelices and
practices in place;

0 ensured compliance with further legislative
requirerments, such as the introduction
of TCFD and ESEF reporting in 2021;

© overseen matters relating to tax and any
potential impact tax matters may have on
the integrity of the Financial Statements,
including 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 te consider
the BEIS consultation. The Committee
provides updates to the Board on its activities
at each subsequent meeting.

Qutside of the scheduled meetings, we ¢an
also use time set aside for Board meetings
ta discuss any matters that arise in real ime.

As usual, our external and intermal auditors
joined the meetings throughout the year,
together with a number of employees from
aaross the business. We continue to find
this incredibiy valuable as it allows 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 overview of significant

0 reviewed the recognition of the
performance fees due from SELP, which are
highly sensitive to valuation movements
creating estimation uncertainty;

© monitored the effectiveness of the Group's
risk management systems and considered
the adequacy of the process being
undertaken to identify risks and mitigate
the exposure of the Group to thern;

O 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;

© ensured appropriate safeguards are
in place for the detection of fraud and
prevention 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 breader internal
contral systerns;

© examined the performance of the external
and internal auditors, their objectivity,
sffectiveness and independence, as welt as
the terms of their engagement and scope
of audit and agreed the annual internal
audit plan;

tax issues or changes that coufd potentially
impact the Group’s tax charge. The Head of
Technology delivered his annual update to the,
Cormmittee on developmerits in cyber security
threats, the continued investments by the
Company in response,.and the current status
of cyber $ecurity defences. Further updates
were also provided to the Committee on the
risk management process, internal controls,
and anti-bribery and corruption.

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 Covig-19
restrictions eased, we were thankful to return
to the office for face-to-face meetings, but
recognise the benefits of having Committee
members or guests attend virtually as required
and have continued to allow this.
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© recommended that the provision of the
internal audit services should be subject
to a tender process in 2022; .

0O reviewed the Policy for Approval of
Non-Audit fees;

0 monitored the ratio and level of audit
te non-audit fees paid to the external
auditor and agreed their remuneration
for the year;

©Q analysed and challenged the resuilts of
internal audit reviews and management’s
plans to resolve any actions arising
from themy;

0 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 conclude
that the Annual Report is fair, balanced
and understandable and provides the
information necessary to shareholders to
assess the Group’s position, performance,
business model and strategy; and

0 ensured the process followed to support
the making of the going concern and
viability statements remained robust
and was correctly followed.

BEIS CONSULTATION “RESTORING TRUST
IN AUDIT AND CORPORATE GOVERMANCE”

As a Committee, we follow closely all
requlatary developments and are committed
to responding appropriately. to any regulation,
guidance or recommendations.

An informal session was held in May with

the Company’s external auditer, 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 proposals
to strengthen high-quality, trusted audit and
corporate governance in the UK, and provided
feedback on certain recommendations where
we had specific views warthy of comment

The Committee will continue to closely
manitor the developments in audit reform and
the impact of any ather regulatory changes,
which may impact auditing and reporting
requirements in the future. '
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Audit Committee Report
continued

CLIMATE RELATED DISCLOSURES

The Committee considered the newly
intraduced requirement for companies to
disclose, on a comply or explain basis, against
the recommendations of the Task Force On
Climate-related Finangcial Discdlosure (TCFD)
and, has received updates on the Company’s
progress against this requirement.

ESEF

We also considered the new requirernent te
prepare the Company’s consolidated financial
statements in digital form under the European
Single Format regulatory standard {(ESEF RTS).
The Commiittee is satishied that all necessary
pracedures have been completed, including
the appointment of a qualified provider

for the preparation of the ESEF Arnual
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 deerned to be operaling effectively.

DISCHARGE OF RESPONSIBILITIES

It has been another successful year for the
Company highlighted by the strong set of
resuits you will have read about elsewhere
in this Annual Report.

The quality of debate and challenge emongst
the Committee, managerment and the internal
and external audit teams, together with the
comprehensive information provided 1o the
Committee, has assisted us in appropriately
discharging our responsibility.

I would like 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
- devetopments on audit reform and evolving
best practice, inciuding on Climate Change
reporting, and respond as required to any new
regulations, guidance or recommendations.

CAROL FAIRWEATHER
CHAIR CF THE AUDIT COMMITTEE
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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 information
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 process which the Company
has followed, where the section owners and
independent reviewears canfirm that in their
opinion and 2gainst a list of criteria the Annual
Report is fair, balanced and understandable.
These include: is the whole story presented,
with key messages and sensitive materia)
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 straightforward
language, easy to understand and within a
clear framework?

The Committee reviewed the process that
management had undertaken to make the
statement and confirmed to the Board that the
processes and controls 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 Comenittee is responsible for ensuring
that the process put in place to allow the
Board to make the viability staterrient an

page 84 remains robust, in line with market
practice and is correctly and properly followed,
The Committee reviewed the process and

is comfortable with the process followed

to make the viabiiity staternent and has
confirmed this to the Board. The Commitiee
reviewed the recommendation setting out the
suppeort for adopting the gaing concern basis
in prepaving the financial statements. The
Committee confirmed to the Board that the
recommendation was appropriate. The Board's
staterment is set out on page 69.
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FINANCIAL REPORTING PROCESS

The Group has established internal contrals
and risk management systems in relation

lo the process for preparing the Financial
Statements. Various checks on internal
financial controls take place throughout the
year, including internal audits. Developments
in accounting regulations and best practice
in financiai reporting are monitored by the
Company and, where appropriate, reflected
in the Financial Statements. Training is

also provided to the finance teams and the
Committee is kept appropriately infarmed.

The financial reporting from each Business
Unit is subject to review by 2 local finance
director prior to being submitted ta the
Group Finance function. The results of each
Business Unit are subject to further review by
the Group Finance function. The results are
then consolidated by Group Finance and are
subiject 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 othes staternents and with internal
accounting records.

The Committee and the Board review the
draift consolidated Financial Statements.
The Committee receives Reports from
management and the auditor on significant
judgernents, changes in accounting policies,
an other relevant matters relating to

the consolidated Financial Statements.

The Financial Staternents are also subject
o 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

Vialuation is central ta 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
condclusions. This is a recurring risk for the Group as it is key to its
IFRS profitability, balance sheet partfolio value, net asset value, tatal
property return, and employee incentives. It also affects investrment
decisions and the implementation of the Company’s Disciplined
Capital Allocation paolicy. Itis included on the Risk Register and

the process risk map as a potential key business risk.

The Carnmittee ensured that there was a robust process in place

to satisfy itself that the valuation of the property portfolic by CBRE,

a leading firm in the UK and Continental Eurcpean property ‘
markets, was carried oul appropriately and independently. Given the
significance, the full Board met twice with CBRE to review, challenge,
debate and consider the valuation process; understand any particuiar
issues encountered in the valuation; understand the impact of climate
change and sustainability requirements on valuations; and discuss the
processes and methodologies used,

The Chair of the Audit Committee also met separately with CBRE
to discuss such matters which allowed the Committee to scrutinise
the valuation process, to consider the impact of remote working on
the process and ensure the valuer remained independent, objective
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 on their findings.

The Committee confirmed that it was satisfied that the valuation was
not subject to undue influence and had been carried out fairty and
appropriately, and in accordance with the ingdustry 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 Financial 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, disposals 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 andfor any
unusual terms or conditions or judgements, arid because of the risks
inherent in the accourting 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
themnselves, is a recurring risk for the Group and is considered

to be significant, since an inappropriate approach could cause

a misstatement of the Group’s financial position and/or results.

The application of the accounting treatment far each particular
transaction is judged on its own particular facts and circumstances.

The Committee considered the accounting treatment of key, complex
transactions during 2021 incduding the accounting treatment applied to
acquisitions and disposals of various properties, such as the acquisition
af 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 far these significant
transactions, in particular the point at which each transaction should
be recognised, the Committee 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 Commiitee challenged the application of accounting policy and
internal controls relating to revenue recognition and reviewed reports
from the external auditor and managerment.

For further details of the accounting treatment applied to such
significant transactions, see Note 1 of the Financial Statements.

Significant matter

The action taken

Recognition of performance fee income

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 Ocleber 2023, The catculation 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 period. Determining whether, and the
extent to which, a performance fee should be recognised gives rise

ta 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 recegnition criteria
in accordance with IFRS 15. For further details of the accounting
treatment, see Note 1 and Note 7 of the Financial Statements.
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Audit Committee Report
continued

EXTERNAL AUDITOR

The Committee has continued to 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 reqularly meets privately
with John to discuss their work and PwC's
observations on the Company. No areas of
concern have been raised.

OVERSIGHT

PwC presented their audit plan for the

year which the Committee considered and
approved, PwC highlighted the key areas of
risk, which were primarily idlentified as areas
of judgement and complexity, and were
consistent with thase areas identified by the
Committee, The level of audit materiality was
also discussed and agreed.

PwC presented a detailed report of their audit
findings at the year end, which were reviewed
and discussed, A similar 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 Committee assesses the efiectiveness of
the external audit process 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;

o robustness of the audit process, including
how the auditor demonstrated professional
scepticism and challenged management's
assumptions particularly in relation to the
valuation of the Group’'s portfolio, the
provisions of withholding tax in France and
the recognition of performance fees from
the SELP joint venture;

O the quality of service and delivery, inciuding
appropriate resources and skills for the
cormpiexity of SEGRO' audit; and

© reappeirtment and remuneration.

The Committee also noted the results of the
PwC Audit Quaiity Review inspection results
2020/21.
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The Company complies with the Competition
and Market Authority Order 2014 relating to
audit tendering and the pravision of non-audit
services. There are no contractuat obligations
which restrict the Committee’s choice of
external auditor or which put in place 3
minimum period for their tenure. The external
audit was last tendered in 2015 following
which the auditor changed in 2016 from
Deloitte LLP to PwC.

The Committee has no current plans to
re-tender the services of the external auditor
before it is required in 2025, as stiputated
by current regulation that requires a tender
every 10 years. John Waters is in his third
year as lead audit partner; he will be required
to rotate after five years. The Committes
believes that the audit quality and process
benefits from the continuity, stability and
understanding of the business by the PwC
team, with an appropriate level of chalienge.

The Commiltee 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 least on a semi-
annual basis and approves its remuneratian.
It also keeps under close review the ratio of
audit lo non-audit fees to ensure that the
independence and objectivity of the external
auditor are safeguarded.

In 2021, fees for audit services amounted
1o £1.14 miltion 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

of 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. lt is standard practice
for a Company’s external auditer to undertake
these tasks.

The non-audit fee for 2027 equates to seven
per cent of the average audit fees of the last
three years.

The chart below sets out the ratio of audit 1o
non-audit fees for each of the past three years,

2021 2020 2019
Audit fees (£m) 1.14 099  G.88
Non-audit fees (£m) ©.20 010 on
Ratio af non-audit fees 18 10 12

ta audit fees (k)
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The Commiitee has concluded that PwC
remains independent and objective, and
that the level of non-audit to audit fees is
acceptable for 2021. PwC has provided
written confirmation of its independence
1o the Commiittee,

We have voluntarily provided details on

the fees relating to the audit of the Graup’s
SELP joint venture with PSP Investments,
for which Pw(C is the auditer, in Note &(ii}
to the Financial Statements. The Committee
has no eversight or control gver these fees
as the SELP joint venture operates totally
independently and is not controlled by the
SEGRO Group or the Committee, The fees
are provided solely for information 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 our website

at www SEGRO.com, was updatad in 2020

1o reflect the Financial Reporting Council's
Revised Ethical Standard 2019 and re-approved
by the Committee in December 2021.

The policy sets out the very limited
circumstances where Pw(C may be appuointed
to carry out non-audit services but anly with (i)
the prior consent of the Chief Financial Officer
or {ii) the Chair of the Committee.

There must be an obvious and compeling
reason why they should be appointed and
there should be ro threat o the independence
of Pw(.

The impact on non-audit to audit fees
must also be considered, and fees incurred for
non-audit work must not exceed 70 per cent

-of the average of the audit fees paid for the

{ast three consecutive years. All non-audit fees
are reparted to the Committee.

INTERNAL AUDIT

The Committee believes that given the
Company’s size and structure using a third
party to perform the irnternal audit function
continues to be the most appropriate mode!.
This provides independent challenge of
management and gives access 1o a wide
range of expertise. KPMG has performed
the role since its appointment in 2007 and
reappointment in 2014 following a tender.

During their tenure, there has been a number
of rotations of lead partners and audit
managers to ensure that a fresh perspective
is given, and their independenice and scrutiny
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 subiject to
internal audit on a cyclical basis.

The proposed internal audit programme

for 2021 was considered and approved by
the Commiittee 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 recovery;
legat compliance {including GDPR); insurance;
Health and Safety compliance; and a small
country audit.

The Committee believes that both the process
for 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 contral issues were
identified, However, a number of process
and minor control improvement points
were identified with follow up actions and
timelines which were regularly monitared
by the Committee.

Feedback on each internal audit is given by
the Company and was largely positive and no
areas of particular concern have been brought
to the Cammittee’s attention. The lead KPMG
partner also attends Committee meetings to
present its report and the Committee also
meets privately with him during the year.

The Committee is satisfied 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 a 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 Repori,
CBRE was reappointed in 2021 for a further
four-year term, and the Commitiee 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 focused on the following:

0 independence and cbjectivity;

© experience and qualification of the valuation
eam;

o consistency of approach across the eight
countries in which the Group operates; and

O quality of data and rﬁaterials, 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 gelivered a robust set of valuations.

We are reviewing the recommendations

of the RICS Independent Review of Real
Estate Investrment Valuations report, which
was published in December 2021, and wil
respond as appropriate once they are finalised.

RISK

Risk management is a 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 achievernent of the Group’s
strategic objectives {see pages 74 to 78). Itis
ever aware of the need to ensure that new and
emerging risks, as well as the more established
principal risks, are adequately managed and
mitigated. Risk management is therefore
embedded in the Company’s decisicn making
ang culture, and robust systems have been put
in place to ensure this remains the case.

There is an ongaing 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
groups, conducting both horizon scanning
and discussions at a mare granular level.
The Group Risk Management Committee
monitors and reparts on the Company’s
approach ta risk management as detailed
further on page 74.

The Board assumes responsibility for the
effective management of risk across the
Group, determined by its risk appetite,

as well as ensuring that each business area
implements appropriate internal controls,

The Committee 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 Committee is responsible for reviewing
the adequacy and effectiveness of internal
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:

O reviewing the effectiveness of the risk
management process;

© reviewing and challenging management’s
sell-assessment of the internal controls
framework;

© reviewing the work undertaken by the
internal and external auditor, in relation
to internal controls; and

© the regular reporling on any control or
fraud-related whistleblowing issues.

The process supports ongeing improvemants
including the launch 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
canfirms that it has not been advised of, or
identihed, any failings or weaknesses which
it regards to be significant in relation to

the Group’s internal control systems. It alsa
confirms that the Group's internal control
systermis 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 Contral and Related Financial and
Business Reporting issued by the Financial
Repaorting Council.
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Directors’ Remuneration Report
Letter from the Chair of The Remuneration Committee

Image removed

COMMITTEE MEMBERS

Siman 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 Execulive remuneration is aligned
to the Company’s Purpose and Values
and the delivery of its long-term strategy

© Oversee workforce remuneration and
polides

© Cansider individual remuneration
outcomes for the Executive Directors

MEETINGS AND ATTENDANCE

0 2 scheduled

05 ad hoc

© See page 118 for attendance at
schaduled meetings

2021 HIGHLIGHTS

0 Linda, Sue and Simon joined the
Committee

o Siman succeeded Christopher as Chair of
the Committee

© New Remuneration Policy and stakeholder
consultations

© Integration of Responsible SEGRQ 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 remuneration policies
and practices which promote the long-term
sustainable success of the Company, which
are alighed with the Company’s Purpose and
Values and its strateqy.

In the foilowing 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.

| joined 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, 1 would like to thank
Christopher for his excellent feadership
over the past four years.

During the year, the Committee also
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 rernuneralion 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 Policy), which we are
recornmending 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 approximatety

65 per cent of the Company's shareholder
base and key proxy advisory agencies.

1 discuss this further overleaf and the full 2022
Palicy can be found on pages 156 to 161,

The Committee 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 from both FTSE100s and FTSE real

estate peers, the current marketplace, and

the increased size and complexity of the
organisation since the appointment of the
current Chair. We condluded that, in order

to remain competitive, there should be an
increment in the range of fees for an inceming
Chair which should also be commensurate
with their skills and experience.

COMPANY PERFORMANCE IN 2021

Shareholders can find a summary of the
Graup’s key financial metrics which relate to
remuneration in the Remuneration at a glance
summary en page 140

2021 was another year of strong operating
and financial performance far SEGRO. The
structural drivers that were accelerated by the
pandemic hiave 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 porifolio,

our expanded development programme

and market rental growth all helped us

to increase the rent roll, leading to strong
earnings growth. Alongside this we also made
significant progress with our Respansible
SEGRO 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
MNAV per share has risen by 40 per cent to
1,137 pence. The balance sheel remains in
good shape with loan-to-value ratio of 23

per cent. The Board is recommending a 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
af 299 per cent.

Further information on these activities can be
found in the Chief Executive's statemant on
pages 12 to 15 and the Strategic Report.

REMUNERATION IN 2621

Directors’ Remuneration in 2021 was

paid in line with the Company’s existing
Remuneration Policy {the Policy), which was
approved by shareholders at the 2015 AGM.

The fundamental principles which underpin
the Policy are:

Q alignment with our strategy and the success
of the business in the short and long term;

O performance orientation;
0 ease of understanding;
© consistency of application; and

Q transparency to the executives, the
workforce and shareholders.

The remuneration framework for both our
Executive Directors and the wider workforce
is aligned with the strategic direction and
performance of SEGRC as well as in the
interests of our shareholders, 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 Committee has confirmed
the following performance-related payments
to the Executive Directors:

© 2021 ANNUAL BONUS

The annual Bonus payment will be 100 per
cent of their maximum award {(subject to the
final TPR data being avaflable) (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 nominee
account and subject to restrictions until 2024.
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© 2021 LTIP AWARD

Each of the Executive Directors received an
LTIP award in March 2021 with three equally-
weighted perfarmance conditions in kine with
the Policy.

9 DISCRETION

Shareholders have benefited from strang
returns with €100 invested in our shares on
31 Decernber 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 Committee 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 ‘

perfarmance 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 Policy 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 to be 3 Director. We
have mechanisms in place to ensure that
shares are retained for the peried and you
can read how this has been applied on page
150. Furthermore, we have announced our
intention to align Executive Directors” pension

_entitlernent to that of the wider UK workforce

by the end of 2022, see overleaf.

02022 POLICY

The existing Policy 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
aur business strategy and aligns with the
remuneration of the wider warkforce. 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
prage 156.
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We also fezl that it is important to consider
that, since the last Policy review, the
business has continued to grow in size and
complexity. SEGRO is Europe’s leading owner,
asset manager and developer of modern
warehousing and industral property and
the largest European REIT by market value.
Al the end of 2021, we were ranked 33rd in
the FTSEIQD, following a doubling in market
capitalisation over the petiod, and we have
seen an over 50 per cent increase in our
property portfolio {valued at £18.4 billion as
at the year end}. Our strong performance
has translated into significant returns for our
shareholders,

An independent review carried out by the

- Committee’s rermuneration advisers, Karn

Ferry, concluded that the remuneration
packages for the Chief Financiat Officer and
Chief Operating Officer were appropriate.
However, remuneration for the Chief
Executive is significantly behind the FTSE100
and large REITs market. The Committee

is also concerned that effective succession
planning is inhibited unless SEGRO is able to
clfer a broadly competilive and appropriate
remuneration package for its size, complexity,
and growth trajectory.

The Committee has valued the canstructive
feedback we have received from two rounds
af shareholder consultation via virtual
meetings, emails and letters to help shape

the Committee’s development of the 2022
Policy. On the basis of the broadly supportive -
feedback, the Committee feels that extensive
¢hanges to the Policy are not required as it is
already aligned with investor expectations and
fulfils the requirements of the Code. However,
Io ensure that the 2022 Policy has sufficient
flexibility for the next three years we will be
asking shareholders to approve the following:

1) LONG TERM INCENTIVE PLAN {LTIP)

O an increase in the fimit for LTIP awards to
300 per cent of salary (from 250 per cent).

QGur intention would be to implement this
increase, for the Chief Executive only, from 2022
The Committee feels that an increase in the
long-term varizble remuneration opportunity,
which will be subject to performance
conditions and a post-vesting holding period,
is the most appropriate way o move the-
Chief Executive’s total remuneration package
rmarginally above the lower guartile.

We currently have ng 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 compulsary

- two-year, post-vesting holding period.
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continued

2) ANNUAL BONUS

o replacement of the TPR performance
condition with ESG metrics.

Shareholders will by now be familiar with
Responsible SEGRQ, which was launched
in early 2021 and has been reported on in
the Strategic Report on pages 87 1o 92.

Our target of becoming net-zero 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 stakeholders,

and the Committee felt it right that this
should be reflected in Executive Directors’
variable remuneration,

After careful consideration, and having
reflected on feedback from investors and
our rernuneration advisers during the
consultation process, we have concluded
that having TPR as a repeated measure in
both short-term annual bonus and long-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
for SEGRC {with an unchanged weighting of
33.3 per cent in the LTIP) and wili continue
to be measured independently by MSCI

and compared to a benchmark.

Following shareholder censultation, we are
proposing further changes to the initially equal
weighting of the annual Bonus performance
measures, with Adjusted PBT against target
and rent roll growth now comprising

37.5 per cent each and ESG measures
respansible for the remaining 25 per cent.
Performance conditions and weightings will be
determined annually, but any nan-quantitative
measures will be Iimited to 20 per cent of

the oppartunity.

There is no proposed change to the maximum
Bonus apportunity for the Executive Directors
which will remain at 150 per cent of satary.

3) SALARY AND QOTHER
0 no change in 2022 Policy to previous Policy.

The Committee will continue to review salaries
annually having regard 1o 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) or
current shareholding guidelines, including
post-cessation requirements.

STAKEMOLDER ENGAGEMENT

Stakeholder 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 consultation by
writing to 20 shareholders in Qctober 2021
with our draft proposal. Further to feedback
from key shareholders, proxy advisory
agencies and employees, we modified our
tmitial proposal. We were asked to consider
the weighting of ESG measures in the Bonus,
5o we reduced this from 33 percent lo 7
25 percent. For the final consultation in early
2022, we reached out to more shareholders.
In total, we sought 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
warkforce during a dedicated workforce
engagement session carried out by our
Senior Independent Director, Martin Moore,
and myself, details of which can be found in
the case study on page 150.

AGM VOTING

The Directors’ Remuneration Report and the
2022 Policy will be subject to shareholder
votes 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
process, 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 facus for the Committee in
2022 will be:

@ the implementation of the 2022 Palicy,
subject to shareholder approval at the AGM;

© monitoring the progress against and
continued appropriateness of the ESG
targets, and

O monitoring emerging trends in remuneration
and corporate governance as a whole.
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CONCLUSION

If you have any questions about remuneration
generally, or the contents of this Report or
the proposed 2022 Policy, do contact me at
simon.fraser@SEGRC.com.

We are hopeful that we wilt be able tg hold

our 2022 AGM as normal, in which case my
fellow Directors and 1 plan to attend and will
be pleased tp answer any questions that you
may have about the work of the Commiittee.

SIMON FRASER
CHAIR OF THE REMUNERATION COMMITTEE

WHAT THE COMMITTEE DID IN 2021

Key areas of focus for the Committee were:

© the approval 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 approval of the 2021 SIP and GSIP
awards and approvat of the new targets
for these schemes in 2021;

© annual 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
on the role of the Chair in due course;

© a review of workforce pay to ensure
that it continues to 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 LTIP awards for
the Leadership team;

0 receiving a governance update from
Karn Ferry on emerging themes
and best practice;

© change to membership of the
Committee - Linda, Simon and
Sue joined and Simon succeeded
Christopher as Chair when he
stepped down;

© consultation on the 2022 Policy; and

© proposed 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

FALARY ) J I_BONUS J

From 1 April 2022, all 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 effect lrom )
1 April 2022 © Rent Roll Growih (RRG) against target (37.5%)

DAVID SLEATH £745,205 0 ESG (25%)
SOUMEN DAS £554,140
ANDY GULLIFORD £487,705

Any payments to be made under this Bonus will be payable in 2023. As targets are
commercially sensitive, they are not disclosed at this time but will be jn next year’s Report.

50 per cent of the 2022 Bonus will be deferred into shares under the DSBP. The 2022
DSBP will vest in April 2026, on the third anniversary of the paymeant of the 2022 Bonus,

Read mare about the 2022 Policy
see pages 156 to 161

PENSION ! i

All Executive Directors will receive cash in lieu of pension to the value of 20 per cent of their base salaries. This will reduce to 12 per cent by
31 December 2022,

Mene Awaro |
7
The 2022 LTIP award for Executive Directors will be subject to the following equally-weighted performance conditions;
Total Shareholder Return (TSR} Total Property Return (TPR) Tatal Accounting Return (TAR) |
This benchmark is based on the weighted mean TSR This benchmark is based on the MSCI All Ind ustrial This benchmark is based on the market capitalisation
of other FFSE 350 REITs. Cauniry benchmarks weighted Lo reflect the approximate  weighted TAR af other FTSE 350 REITs,

geographical mix of the Group's portfolio.

20 per cent of this element vests if the Company's TSR 20 per cent of this element vests if the Company's TPR 20 per cent of this element vests if the Company's
over Ihe performance periad is in line with benchmark  over the performance period is in line with the M5Ct TAR over the performance peried is in line with

TSR, rising on a straight-line basis to 100 per cent Benchmark, rising on a straight-line basis to 100 per benchmark TAR, rising on a straight-line basis to
vesting if the benchmark is exceeded by 6 per cent cent if the MSCl 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 other Executive Directors wil] receive a maximum award of 250 per cent of salary.

During the performance periad, 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.

NON-EXECUTIVE DIRECTORS

FEES

Fees for the Chair and Non-Executive Directors 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 a base fee 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

appointrment as Chair on 30 june 2022 he wil! be paid £350.000 pro rata.
Total tees with ellect from ) January 2022

GERALD CORBETT £287,500
MARY BARNARD ] £66,400
SUE CLAYTON £66,400
CAROL FAIRWEATHER £83,000
SIMON FRASER £683,000
MARTIN MOORE . £83,000
LINDA YUEH ' £66,900
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Remuneration at a Glance

GROUP PERFORMANCE METRICS

PORTFOLIO TOTAL DIVIDEND ADJUSTED EARMNINGS ADJUSTED NAY
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 BONUS PAYMENT

2019 LTIP AWARD PAYOUT

Adiusted PBT 100%
RRG 100%
TPR 100%

p142

CHIEF EXECUTIVE

Graph removed

TAR 100%
TPR 100%
TSR 100%

- pl44

WORKFORCE REMUNERATION

Graph removed

£5,216k

2021 Single Figure

1,579%

of salary held in SEGRQ pl¢
shares by Chief Executive

(Policy: 300%)

140

c1.5%

Salary increase received by
the Chief Executive in 2021

CEQ Pay Ratio
(Median Pay Ratic)
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4.2%

The average employee
salary increase in 2021

100%

of eligible employees

received a Bonus in 2021

£3,600

waorth of free shares received by
ali eligible employees in 2021

79%

of employees participate in one
or more all-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 TOTAL FIGURE QOF REMUNERATION FOR 2021

Between May and July 2020, all Directors waived 25 per cent of their sataries and the Company matched a donation equivalerit 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 cent in line with the average all employee increase.

DAVID SLEATH SOUMEN DAS ANDY GULLIFORD TOTAL

2021 2020 202¢ 2029 2021 2020 o 2020

(£000} (€000} {(£000) * (e000) (€000} 1£000) (£000) (€000}

SALARY 721 663 536 470 472 434 1,729 1,567
TAXABLE BENEFITS 21 20 20 209 21 20 62 60
PENSION BENEFRITS 144 150 107 100 9.4 93 345 343
TOTAL FIXED 836 833 663 590 587 547 2,136 1,970
:g‘:&: LE(?[_?J[‘)’;::STJB;[;‘ - 1,085 975 a0y 691 . 70 637 2,602 2,303
MULTIPLE YEAR VARIABLE'? - TIP 3,240 2,094 2,408 1,556 2122 1,371 7,770 5,021
QTHER - 5IP AND SHARESAVE 5 4 5 4 - 5 4 s 12
TOTAL VARIABLE 4,330 3,073 3,220 2,251 2,837 2,012 10,387 7,336
TOTAL 5,216 3,906 31,883 2,84 3,424 2,559 12,523 . 9,305

1 The Single Year Variable and Multiple Year Varlable figures far 2020 have been updated since the 2020 Annual Rapart as some values were estirmated. For furkher Informanion, see pages 143
and 144 respectivaly,
2 For lurther infarmation on the 2021 Multiple Year Varlable figure and share price appreciation on (he 2019 LTIP Award, see Chart § on page 144.

’jALARY

CHART 2: SALARY

Base salary as 2t L April 20210

DAVID SLEATH -£723,500
SOUMEN DAS £538,000
ANDY GULLIFORD £473.500
I;TAXASLE BENEFITS (AUDITED) J

Taxable benefits include private medical healthcare, plus a cash alfowance in lieu of a company car, Executive Directors are entitled to fife
assurance which is not 2 taxable benefit.

IJENSION 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 fram 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 cther 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 for all existing Executive Directors will reduce to 12 per cent by
31 December 2022 and newly appointed Executive Directors will receive a pensian or cash allowance in line with the UK workfarce.

There are no contractual arrangements that would guarantee a pension with limited or no abatement on severance or early retirement.

During the year, the Carnpany completed the buy-out process on the defined benefit pension scheme, the SEGRO Pension Schame,
Further details are set aut in Note 18 to the Financial Statements on page 207
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continued

I SINGLE YEAR VYARIABLE ~- 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 status.

l 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 cne third of Executive Directors” Bonus.

The 2021 Bonus payment will be 180 per cent of the maximum award {subject to the final TPR data being available).

CHART 3i: PROFIT — ADJUSTED PBT
AGAINST TARGET

CHART 3iiz RENT ROLL GROWTH (RRG)
AGAINST TARGET

CHART 3iii: TPR — RELATIVE TPR
AGAINST THE MSCI BENCHMARK

Graph removed

For this element, a Bonus is esrned for Adjusted PBT
performance against targel. 50 per cent is earned
on achieving the threshold target (£336.2 miilion
for 2021), rising to 100 per cent for achieving the
maximum target (€3461.4 million for 2021}

100 per cent of this element was achieved in 2021,
with Adjusted PBT performance for Bonus purposes
of £374.2 million.

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 pasitive (the
threshold}. A sliding payout scale rising from O per
cent for flat total RRG through to 100 per cent for
achieving the maximum increase (£48.7 million in
2021}

tn 2021, RRG fram standing stack was positive, thus
ensuring the threshold was achieved. Total RRG
including the ceniribution from developments was
£74.7 million for Bonus purposes and, accardingly,
100 per cent of this element was achieved.

The performance period for Adjusted PBT and RRG start from 1 January. The outturns were calculated using
a consistent exchange rate and also include adjustments for spedific items {including acquisitions and disposals
made during the year) in accordance with the Bonus scherne rules as approved by the Commiltee.

Graph removed

For this element, a Bonus is eamned if the Company’s
TPR is i line with the TPR of 3 comparable externally
calculated Benchmark, rising on a straight-fine basis
to 100 per cent when the Company’s TPR exceeds
the Benchmark by 1.5 per cent. The Company's

TPR performance excludes land. The Benchmark is
caiculated by MSCl based on All Industrial Country
benchmarks weighted to reflect the appraximate mix
of the Company's partfolio.

The actual 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 ang 29.3 per cent

for Continental Europe. At the date of this report

the MSC| Benchmark was only available for the UK,
at 36.5 per cent.

On the basis of the performance of the Company’s
assets against the MSCI Benchmark as noted above,
and for the purposes of this Report, the Committee has
estimated that 100 per cent of the overall TPR will be
achieved for 2021 Bonus payments. The TPR figures
stated above are different to those stated in the KPIs on
page 24, which relate to standing investments cnly.

Payment of the TPR efement will be deferrec potentially
until Summer 2022, when the European MSCI
Benchmarks become available. Accordingly, the actual
payment made ynder the TPR element of the 2021
Bonus, together with the deferral under the DSBP, may

The Adjusted PBT and RRG element of the 2021 Bonus are expeclad be paid in April 2022, less a S0 per cent

deferral for the DSBP.

differ frem the amount disclased in this Report. Any
differences will be disdosed in next year's Report.

The DSBP award will be made once the Eurppean M3CI Benchmarks became available and final Bonus figures can be calailated.

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 concdluded 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 2028 ANNUAL REPGRT}

As previously reparted on page 130 of the 2020 Annua!l 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 eiement 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
outpe: furmaance of the Benchmark by S4(1 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 in the 2020 Annual Report.

The Adjusted PBT and RRG elements of the 2020 Bonus were paid in April 2021. The TPR element was paid in June 2021 and shares were
awarded under the DSBP on 28 June 2021.

CHART 4i: BONUS PAYMENT 2020.- ESTIMATED CHART 4ii: BONUS PAYMENT 2020 - ACTUAL

Graph removed Graph removed
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[ MULTIPLE YEAR VARIABLE — LTIP (AUDITED)

LTIP awards are subject to a three-year performance period and a compulsory two-year post-vesting holding period for Executive Directors.

[LTIP VESTING IN 2022

The 2019 LTIP Award wifl 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

Graph removed

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 & 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 outperforrnance of +6 per cent per annum
compared with the benchmark will lead to 100 per cent of the
TSR element vesting for this award.

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 MSCI Benchmark by more than 1.5 per
cent which would lead to 100 per cent of the TPR elernent vesting.

100 per cent of the TAR element will vest jf the benchrark is
exceeded by 2.5 per cent per annum. The benchmark wil! be available
in Q2 2022 and based on the information available at the time of this
Report the Commitiee has estimated that 100 per cent of this element
will vest. Any differences will be disdosed in next year's Report.

The Committee has the discretian to adjust awards dawnwards at vesting if it is not satisfied that the outcome is 3 fair ceflection of underlying
performance, or in the event of excessive risk taking or misstatement. As explained on page 137, the Committee assessed the underlying
performance of the business and conduded 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 periad. 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 of the Company
during the holding period, hawever, during this time, they will not be able to sell or transfer this number of shares. The Company has a ominee
mechanism in place to prevent this number of shares from being sold or transferred until they are free of the restrictions.

CHART &: 2019 LTIP AWARD

Percentage Estimated Estimated Estimated Value in Chart 1 Taral dividend

Share price on of salary Percentage ef share price on share price share price  attributable to share Dividend on vesting

award awarded Mumberof  award vesting westing  appreciation  appreclation  price appreciation  (pence per shares

{pence) {%} shares vesiing %) {pencey {pence) {9%) if) share) {Grossh {(E)

DAVID SLEATH £91.0 250 230,680 100 1.3376 8465 93.6 1,491,577 671 154,786

SOUMEN DAS 691.0 250 171,418 100 1,3376 646.6 93.6 1,108,389 7.1 115,021
ANDY GIULLIFORD 691.0 250 151,036 100 1,3376 646.5 93.6 976,599 671 101.345 '

I The vesting share price has been esthmated as the three-month average share price enrding on 31 December 2021.
2 The figure in Chart 1 ingudes 3 cash value af §7.1 pance per share, gquivalent lo the dividends that the Executive Directors wauyld have received on the 2019 LTIP shares frqm the award date.
3 This 2mount is subject to Income Tax and National Ingurance deductions.

UPDATED LTIP VESTING IN 2021 (ESTIMATED IN 2020 ANNUAL REFPORT)

The 2020 Directors’ Remuneration Report estimated that the TPR element for 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 MSC| Benchmark was 11.6 per cent. The Company’s
TPR outperformance of 2.9 per cent compared with the MSCI Benchmark led to 100 per cent of the TPR element vesting.

Owverall, 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 923.90 pence, and the figure in Chart 1 has been re-gresented to reflect the actual vesting share price
of 1,001.77 pence.
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[2021 LTIP AWARD J
The 2021 LTIP Award was granted on 29 March 2021 and is subject 1o the following equally-weighted performance conditions:
Tatal 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 REITs, Country benchmarks weighted o reflect the approximate  weighted TAR of other FTSE 350 REITs.

geegraphical mix of the Group’s portfalio.

20 per cent of this element vests if the Company’s 20 per cent of this elerment vests if the Company’s TPR 20 per cent of this lement vests if the Company’s TAR
TSR over the performance period js in line with over the performance period is in line with the M5C! over the perfermance period is in line with benchmark
benchmark TSR, rising on a straight-line basis to 106 Benchmark, rising on a straight-line basis 10 100 per -~ TAR, rising an a straight-line basis to 100 per cent
per cent vasting if the benchmark is exceeded by & cenl if the MSCI Benchmark is exceeded by 1.5 per vesting il the benchmark is exceeded by 2.5 per cent
Pe&r cent per annum. cenl per snnum. per annum.

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 an the part of the participant;

O a serious misstaternent in the Company’s financial results;

© an error in assessing performance canditions, resulting in an overpayment;

0 when Company performance was achieved as a result of excessive risk taking;
O seripus reputational damage; or

O corporate failure.

MALUS CLAWBACK
BONUS - : Up to three y2ars Irom the payment dale
[+39:14 : : Until the award(s} vest -
TP Until the award(s) vest Up to two years frem the vesting date

LDTHER -~ SIP AND SHARESAVE (AUDITED)

The ‘other” figure in Chart 1 comprises SIP and Sharesave:

SHARE INCENTIVE PLAN {51P) 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 lo All eligible UK employees are invited to join the SAYE annually, and can
eligible UK employees and Global Share Incentive Plan (GSIP) save up ta a maximum of £500 a moenth across all open schemes.
:\fvtal:dsuoé £3,600 were made to eiigible emplayees based outside At the end of the three-year savings period they can purchase shares

af the LK. at the Option Price, based an 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

th the date of award. The Option Price for the 2021 SAYE was 742.72 pence.

All eligible employees, including the Executive Directors, received
358 shares in respect of the 2021 SIP and GSIP.
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CHIEF EXECUTIVE

Chart 7 below shows the T5R for the Company over the last 10 financial years compared with the FTSE 350 REIT Index and the FTSE 100 Index,
The Committee has determined that these indices provide useful comparators as the Company and its peers are constituents of thern.

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 3.768 4,125 3947 6,611 3,752 5,216

figure of remuneration

(£000) .

Short-term incentive DAVID SLEATH 56.7 754 667 100.0 99.2 100.0 $4.3 100.0 9.2 100

payeut against maximum .
 opportunity {3)

Long-term incentive DAVID SLEATH 216 00 129 42.3 1000 100.0 100.0 100.0 100.0 100

payoul against maximum

opportunity (%)

.| Asdetailed on page 107 af the 2019 Annual Report, the above avérage increase 10 the Chief Executive’s single total Rgurz af remuneratian was 2 resuft of the vesting of bath the 2016
and 2017 LTIP Awards in 2020, which was an exceptional event with a subsequent one-ofl impact.
2 Thlis figure has been updated since the 2020 Annual Repart a5 some values were previously estimated, Far further infarmation see Chart 1,

CEOQ PAY RATIO
The table below shows how CEQ pay compares to employees at the lower, median and upper guartiles. The ratios have been calculated in
accordance with Option A of the The Companies {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 percentlle Medlan 75th percentile

Year Method pay ratle pay ratle pay ratlo
2021 i A 80:1 471 2
2020 . A &4:1 37 23:
2019 A 1 70:1 4901
2018 A 650 ° 411 . 2401

The Chief Executive’s single tolal igure of remuneralion for 2021, detailed further ln Chart 1, has been used for the purposes of this calculation,

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 ta the 2019 CEQ 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

pairi] 2020 * Increase
(£m) (Em) (%)
Total dividend 269.% 2401 12.4
Total employee expenditure 50.5 46.7 8.1
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REMUNERATION AND STRATEGY

Variable remuneration is aligned with KPls on pages 24 and 25 that measure performance against our strategy, as set out below:

OUR GOAL AND STRATEGIC PILLARS HOW OUR PERFORMANCE MEASURES ALIGNED TO QUR STRATEGY IN 2021
QUR GOAL . 2021 KPIs PERFORMANCE MEASURES
QUR GOAL IS TQ BE THE BEST EPRA vacancy rate LTI BONUS {SEE PAGES 142-143)

QOPERATIONAL

OWRER-MANAGER AND DEVELOPER ...
. OF WAREHOUSE PROPERTIES IN - i
EUROPE AND A LEADING Customer satisfaction /  Adiusted PBT (33.3%)
INCOME-FOCUSED REIT. T A .
Toral property return Redt roll growth (33.3%)

EXCELLENCE Adjusted NAV per share Relative TPR over 1 year (33.39%)
t oan to value ratio LYIP (SEE PAGES 144-145)
]
DISCIPLINED CAPITAL Relaty A "
ALLOCATION Tc_nal shareholder return elative TSR over 3 years (33.3%)
Adjusted EPS Relative TPR ovar 3 years (33.3%}
b
EFFICIENT CAPITAL & Total cost ratio Relative TAR over 3 years (33.3%)
CORPORATE STRUCTURE
\ Rent roll grawth SIP (SEE PAGE 145}

PBT v budget

All of the above performance measures are integrated directly into both Executive Directors’ and employees’ rernuneration. 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 zbove average
increase in 2021.

Salary/fees ' Taxable benefits Annual variable pay
{% change) (9% change) (9% change)

2021 2020 2021 2G20 2621 2020
AVERAGE PER. EMPLOYEE' 4.2 6.0 12.4 - 2.0 9.4 -2.0
DAVID SLEATH ' 8.7 2.2 48 0.0 1.3 -6.1
EXECUTIVE DIRECTORS SQUMEN DAS 141 3.4 -0.2 0.0 168 -4.1
ANDY GULLIFORD ~ 8.8 2.3 1.8 .00 11.4 -6.1
GERALD CORBETT? 8.0 11 - - - - -
MARY BARNARD? X1} -0.6 - - - -
SUE CLAYTON 8.0 -0.6 - - - -
NON-EXECUTIVE DIRECTORS* CAROL FAIRWEATHER® 8.0 -0.6 - - - -
' SIMON FRASER* - - - - - -
MARTIN MOORE 8.0 -0.6 - - - -
LINDA YUEH? - - - - - -

1 The average par smployes figure | based on UK emplayees who have baen continally employed fof the anlicety of 2020 and 2021 and entitled (o recelue annual variable paymens. UK employees represent approximately 53 per cen;
of the warkfonce.

2 The 2020 fee increase for Gerald Corbiett reflects the pertoad benween 2014 #nd 2030 and repratents a three per cenl increase per anoumm, which is aligned with the average sll employee increase aver the same perad.
3 Mary Bamand was appoinied a3 3 Directar on | March 2019 and her fees have been annualised.

4 Carol Fairweather was appainced a3 Chaly of the Audit Comvmities on 18 April 2019, and tha Increase in her faes (o reBect the addiional responsitilities of this pesivon have been annualised,

5 Simon Fraser and Linda Yueh were appol ] My Directors on 1 May 2021, sccordingly there is ng comparatar tor the previous year.

& MNon-Executive Directars do not recelve any tazable benefits #nd da nat pariitipdie in tha Borus scheme. ’
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WORKFORCE REMUNERATION {CONTINUED)

ALL EMPLOYEES

EXECUTIVE DIRECTORS

Increases approved by ¢ L

SALARY ; I-—)

the Remuneration Caommittee

Pay rise in line with employee pay -

All employees are eligible for a Bonus

Targets: TPR, RRG, Profit, (——L

BONUS |-—)

Personal performance

Maximum 150%
Targets: TPR, RRG, Profit

Léae?:rzs:éﬂ;faan-;:;? €~ L DEFERRED SHARE BONUS PLAN ]-—-—)

50%
Deferred for 3 years

Leadership team and senior managers

3-year performance period. (—l LONG TERM INCENTIVE PLAN ‘ o

Ne holding period
Targets: TSR, TPR, TAR

Maximum 250%
I-year performance period,
2-year holding period
Targets: TSR, TPR, TAR

(UK) «—

PENSION BENEFIT J——)

1296 matched contribution

20% cash, reducing to
12%h by 31 December 2022

Maximum £3,600 ¢ L

Minimum 3-year hald

SHARE INCENTIVE PLAN , ...._.}

Maximum £3,600
Minimum 3-year hold

(UK)

£500/manth «—|

SHARESAVE ]-—)

3-year savings period

£500/month
3-year savings period
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CASE STUDY:

EMPLOYEE SHARE OWNERSHIP

@ SEGRO is proud to operate two types of all-employees share schernes, This encourages employees to own shares in the Company,
aligning their interests with our shareholders: ‘

© SIP/GSIP: all eligible employees can receive an award of up to £3,600 worth of SEGRO shares each year. These 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 to
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 all eligible employees will be awarded £3,600
worth of SEGRO shares in May 2022.

© Sharesave: all UK employees are invited to join Sharesave on an annual basis, where they can save up to £500 a month across all open schemes.
After three years, they can use their savings to buy SEGRO shares at a 20 per cent discount ta the share price when they started saving.

As at 31 December 2021,

iai (1) . there were
790, eplayess receved the 65% 5 5 million

maximurm award of of UK emplayees participate in
Sharesave, saving on average SEGRO shares under award

of SEGRO employees ;
participate in one or more £3’600 in employee sharf: schemes,
all-employee share scheme, : £3 69 each representing

as at 31 December 2021, worth of SEGRO shares .

through the SIP or GSIP. : month. 0.460/0

of our issued share capital.
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STAKEHOLDER ENGAGEMENT
The Comrnittee has three primary stakeholders:

The Chair is committed to ensuring that
there is always an open dialogue with

our shareholders. The Committee values
shareholder engagement and the Chair is
available should 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 Company’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 to the
Board on any significant decisions which
will impact on the Company generally or
on the principles of remuneration for the
Executive Directors.

DIRECTQRS

The Committee’s remit includes considering
the remuneration framework for the
workforce and monitoring the rérmuneration
arrangements for the Executive Committee
and the Company Secretary. It ensures

that workforce remuneration is structured
to reward everyone fairly and, in a year of
strong Company performance, (o ensure
that everyone shares in its success. The
reward framework for the workforce is
based on the Policy and mircacs the structure
which applies to the Executive Directors

as shown on page 148.

The Company offers all-employee share schemes
to encourage employee share ownership as
described on page 149,

Each year, when considering pay increases,
Bonus awards and targets for the Executives,
the Cornrrittee receives a report frormn the
Group HR Directar on remuneration for every
member of the Leadership tearm and a more
general report on pay across the Group.

To ensure that all employees are kept up

{0 date with Company performance and
informed about the impact this has on their
variable remuneration, the Executive Directors
hold quarterly briefings where they deliver
updates and communicate outturns for
Bonus, SIP/GSIP awards and LTIP vestings to
all employees. At these briefings, employees
have the opportunity to ask questions on
any tapic. During 2021, these briefings were
delivered remotely.

Further details on how we engaged with the

workforce on remuneration during the year
can be found in the case study.

THE COMPANY'S
WORKFORCE
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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 sertes of workforce engagement sessions with a cross-section
of employees from across the business. In November, Remuneration
Committee Chair, Simon Fraser, and Senior (ndependent 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 Cornpany's achievernents against these targets were clearly
explained o employees in a straightforward and transparent manner.
All-employee share schemes, such as the SIP and GSIP which allowed
all employees, regardless of their level, to benefit 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 o
elements that they did not have a direct influence over. This feedback
was taken into account by the Executive Committee when developing
the warkforce remuneration framework for 2022 particularly the
personal element of Bonuses, which will account for a larger percentage
of the performance rmeasures in the future.

Simon detailed the proposed structure and changes of the 2022
Policy and took questions from the group. The employees were
supportive of the proposed changes, which continued to align the
structure of executive ant workforce pay, and were particularly
supportive of ESG measures being considered as a performance
condition for the Banus, as this supported their own values as well as
the SEGRO Purpose, Values and the Responsible SEGRO framework. -

" The Non-Executive Directors felt that the session was invaluable

in understanding employees’ views on Executive Remuneration,
and appreciated the insightful, open and honest feedback from the
group. The employees really valued the opportunity to share their
views ahead of finalisation of the 2022 Policy. Feedback fram 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 PIRECTORS” SHAREHOLDINGS (AUDITED)

CHART 11: EXECUTIVE DIRECTORS® OVERALL INTEREST IN SHARES
Value of shares

Subject ta Shares which which contribute

Beneficial interasts’  BeneBclal interests achievernent of Options Total contribute to to sharehoiding

{including SP {including 5P Subject perlormance outstanding averall interest sharehelding quidelines as at
shares} as at shares) as at ta deferral aneditians under in shares as at guidelines as at 31z.z202

01.01.2021 31.12.2024 under DSBP . under LTIP Sharesave 31.12.2021 511220217 (€)

DAVID SLEATH 701,796 702,155 169,815 541,543 299 1,516,432 792,156 11.379.321
SOUMEN DAS 299,220 377122 122,500 462,574 2,919 965,115 442,047 6,350,008
ANDY GULLIFORD 624,138 694,627 111,099 419,718 2,670 1,228,114 753,509 10,824,164

. Beneficial intergsrs represent shares beneficially held by each Exgcutive Director, including any shares beneficially held by spouses as well a5 shares held on their behalf by the Trustees of the SiP,
Between 31 December 2021 and 17 February 2022, 1here were ne changes in respect of the Executive Directars’ shareholdings. The Trusteas of the SIP held @ non-beneficial Inierest in 457,337
shares 25 3t 1 January 2021, 455,342 shares as at 31 December 2024 (2020: 457,337) and 454.874 shares as at 17 February 2022. The Trusiees of the SEGRO pic Employees’ Benefit Trust held
75,820 shares as at 1 January 2021 and 12,120 shares a5 at 31 December 2021 (2020: 75,820). There was no change in their holding between 31 December 2021 and 17 February 2022. As with
ather employees, Executive Direciors are deemed ta have a potential Intecest in thase sharas, being benefidares under thase two Trusss, The Trustees of the SEGRO plc Emplayees’ Benefit Trusy
have waived 1he right to receive dividends on these shares,

The number af sharas which <ontribute towards the shareholding requirement comprise beneficial interests {inchuding SIP shares) and shares subject (0 deferral under DSBP, ne; of income tax
and National Insurance, but excludes shares subject to achievement of performance conditiens under ETIP and options outstanding undzsr Sharesave.

Value of shares calculated using a share price of 1,436.5 pence, as at 31 December 2021,

~

-

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 Jevel of LTIP grant is increased to 300 per cent of his base salary,
the expected levetl of shareholding 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 qualify towards the shareholding guidelines comprise: beneficial holdings; LTIP awards which have vested and are subject to

a two-year past-vesting halding period; and unvested shares in the DSBP, net of income tax and National Insurance.

Executive Directors 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 SHAREHOLD!NG REQUIREMENTS

Graph removed

Value of shares calculated using a share price of 1,436.5 pence, as at 3t December 2021.

The shareholding guidelines were updated in 2018 to include a past-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, calcutdted by reference to his salary and the share price on

31 January 2020. .

The Company has a Global Nominee miechanism in place ta restrict the sate or transfer of vested LTIP shares that are subject to a two-year,
post-vesting holding period. This mechanism, alang 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

No, ot shares
over whidch Face value ol
No. of shares awards were Share price  award made Mo pf shares  Share price on  No. pl shares End of
under award  granted during on grant in 2021 released during  date of release  under award holding
Date of Grant KR o) a the year' {pence)? [4d] he year {pence) w1z pedod
DAVID SLEATH 2017 DSBP 28.06.18 69,920 - 664.0 - 69,920 1,001.77 - 28.0421
2018 OSBP 28.04.19 42,730 - 718.4 - - - 42,730 28.04 .22
2019 DSBP 28.04.20 63,200 - 821.2 - - - 63,200 28.04.23
2020 DSBP? 28.06.21 - 43,885 1,110.50 487343 - - 43 885 28.04.24
TOTAL 195,850 169,815
SOUMEN DAS 2017 DSBP 28.06.18 51957 - 664.0 - 51957 1,001.77 - 28.04.21
2018 DSBP 28.06.19 46,615 - 718.6 - - - 46,615 28.04.22
2019 DSBP 28.04.20 44,786 - 821.2 - - - 44,786 28.04.23
2020 DSBP* 28.06.21 - 31.09% 1.110.50 345,354 31,099 28.04.24
TOTAL 143,358 122,500
ANDY GULLIFORD 2017 DSBP 28.06.18 45,779 - 6640 - - - 45,779 28.04.21
2018 D5BP 28,0619 0072 - 718.6 - - - 41,072 28.04,22
2019 DSBP 28.04.20 41,329 - 821.2 - - - 41,329 28.04.23
2020 DSBP? 28.06.21 - 28,698 1.110.50 318,691 — - 28,698 28.04.24
TOTAL 128,180 111,099
1 Awards are granted in the form of 2 provisional altocation of shares.
2 The share price on grant iz based on the share price lor the day before the award. -
1 Executive Directars were awarded 150 per cent of salary in respect of the 2020 Benus, 50 per cent of which was deflerred into shares under the 2020 DSEP.
CHART 14: LTIP AWARDS OQUTSTANDING
End of
performance
MNo. of shares period
over which Face value of over which
Mo, of shares awards ware Share price  award made No. of shares  Share price on Mo, of shares performance
under awdrd  geanted duting an grany in 2021 relysed duting  date of celease  under award  gonditions have
Date of Grant 0,012 the year’ (pence)? (£) the year (pence) 31221 to be met
DAVID S1LEATH 2018 LTIP 26.04.18 196,892 - £28.8 - 196,892 1.001.77 - 31.12.20
2019 LTIP 29.05.19 230,680 - 691.0 - - - 230,680 3z
2020 LTIP 26.03.20 219,877 - 786.8 - - - 219,877 31.12.22
2021 LTIP? 29.03.21 = 190,986 933.0 1,781,899 - - 190,966 31.12.23
TOTAL 647,449 641,543
SOUMEN DAS 2M8 LTIP 26.04.18 146,310 - 628.8° - 146,310 1,001.77 - 31.12.20
2019 LTIP 29.05.19 171,418 - 691.0 - - - 171,418 31z
2020 LTIP 26.03.20 155,815 - 786.8 - - - 155,815 31.12.22
2021 LTIP* 29.03.21 - 135341 933.0  1.262,732 = - 135,341 31.12.23
TOTAL 473,543 462,574
ANDY GULLIFQRD 2018 LTIP 26.04.18 128913 - 5628.8 - 128913 1.001.77 - 311220
2019 LTIP 29.05.19 151,036 - 691.0 - - - 151,036 31221
2020 LTIP 26.03.20 143,788 - 7868 - - - 143,788 31222
2027 LTtp? 29.03.21 - 124,894 933.0 1,165,261 - - 124,894 31.12.23
TOTAL 423,737 ) £19.718

W -

Awards are granted in the form af provistanal alacation of shares.
The share price an grart is based on the share price lor the day pefore the award.
Executive Directors were awarded shares to the vatue of 250 per cent of safary in respect of the 2021 LTiP. These awards art subject to thret equally-weighted performance conditions, TSR,

TFR and TAR, over a three-year performance period and are subject 10 a lwo-year post-vesting halding period. As explalned on page 137, (he Cammiltee assessed the undertying performance
af the business and conduded that no such discrelion should be &xerdsed in respact of (e award of the 2021 LTIP,
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CHART 15: SHARESAVE OPTIONS OUTSTANDING
- Optians Options Share price
MNo. of shareg granted Qption exercised ondateofl  No. of shares
under optien during price during exerclse  ynader optiatt Periad in which aptions
Date o grant 21.01.21 the year {pence) the year {pence} 3221t can be exercises
DAVID SLEATH 2020 Sharesave 22.04.20 2,99 - 616.48 - — 2,919 01.06.23 - 30.11.23
TOTAL 2,919 2,919
SOUMEN DAS 2020 Sharesave 22.04.20 2,919 - 616.48 - - 2,919 01.06.23 - 30.11.23
TOTAL 2,919 2,919
ANDY GULLIFORD 2018 Sharesave 18.04.18 - 1,808 - 497.76 1,808 141750 - 01.06.21 - 300121
2020 Sharesave 22.04 20 1,459 - 616.48 - - 1,459 01.06.23 - 30.11.23
2021 Sharesave 23.04.21 - 1,21t 742.72 - - 1,211 01.06.24 - 30.11.24
TOTAL . 3,267 2,670
1 There are no shares under optlon which have matured but have nol been exercised.
CHART 16: 51P SHARES HELD IN TRUST
Mo, of shares in trust Shares awarded Mo u_! shares In trust
o021 dusing Lhe year 312
DAVID 5LEATH 8,695 358 9,053
S50OUMEN DAS 1.276 358 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 timits set by the Investrnent Association (IA). The charl below shows the total number of shares under award or option for both
Executive and ali-emplayee schemes in comparison to the 1A limits.

CHART 17: OILUTION HEADROOM

Graph removed
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CHAIR AND NON-EXECUTIVE DIRECTCRS

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: £53,600), 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 Campany’s share-based incentive schemes nor do they receive any other
benefits or rights under the pension scheme.

CHART 18: INDEPENDENT NMON-EXECUTIVE DIRECTORS SINGLE TOTAL FIGURE QF 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 SEGRQ Centenary Fund. Actual fees reparted for 2020 reflect this waiver.

TOTAL FEES
202 2020
(£000) ({£000)
GERALD CORBETY’ Chair 279 259
MARY BARNARD &5 &0
SUE CLAYTON 65 [-1s}
CAROL FAIRWEATHER Chair of the Audit Committee a 75
CHR!STOPHER FISHER? Chair of the Remuneration Commirtee (until 30 June 2021} 56 75
SIMON FRASER® Chair of the Remuneration Commintee (since 30 June 2021) 51 -
MARTIN MOdRE Senior Independent Director ) a 75
LINDA YUEH* ’ 43 -

Gerald Corbett will retire from the Board on 30 June 2022 and will receive no further remuneration Irom the Company after this date,

Carislopher Fisher stepped down as Chair of the Remuneratioh Committee on 30 June 2021 and retired as a Directar an 30 September 2021. He received no lurther remuneration from the
Cempany after this date.

Simon Fraser was appeinted a3 3 Director on 1 May 2021 and succeeded Christopher Flsher as Chair of the Remuneration Committee on 30 June 2021.

Linda Yueh was appointed as 4 Director on 1 May 2021.

[

AW

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 to the share price
as at 31 December.

CHART 19: NON-EXECUTIVE DIRECTORS® BENEFICIAL INTERESTS IN SHARES AND SHAREHOLDING REQUIREMENTS

BENEFICIAL INTERESTS SHAREHOLDING REQUIREMENTS
Value ol shares held Sharehalding as a percantage
01.01.2021 3122200 31122021 of annual fees as at 31.12,2021 Sharehalding
Ordinary 18p shares Ordinary 10p shares (£) () requirements el
GERALD CORBETT 63,960 63.960 918,785 329 4
MARY BARNARD 8,543 8,543 122,720 19G
SUE CLAYTON 7.000 7,000 100,555 156 v
CAROL FAIRWEATHER 12,000 12,000 172,380 214 v
CHRISTOPHER FISHER? 20,592 20,592 295,804 367 v
SIMON FRASER* - 31,440 451,636 560 v
MARTIN MOORE 17,442 17,442 250,554 an v
LINDA YUEH® - 4,716 67745 105 v

There was na change in Directors’ holdings between 31 December 2021 and 17 February 2022

Walue of shares calculated using share price of 1,434.5 pence as at 31 December 2021,
Chiistaphar Figher retired from the Board with eflect from 30 Sepiember 2021 and his hatdings are rafiected as at that date.
Simon Fraser and Linda Yueh were appointed as Directors on 1 May 2021 and Simon was appointed Chair ¢f the Remuneration Committee on 30 June 2021, For the purpose of this calculation,

uwon -

their fees have been annualised.

-
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EXTERNAL APPOINTMENTS
Executive Directors are permitted to hold one external directorship, appraved by the Board. Fees payable may be retained.
David Sleath is a Non-Executive Director of Electrocomponents Plc and he received a fee of £75.858 for this role in 2021 {2020: £80,000).

Soumen Das was appointed as a3 Non-Executive Director of NEXT plc on 1 September 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 2019 LTIP will vest on 29 May 2022, subject to performance conditions, as detailed on page 144, We estimate that Phil Reddirg’s pro-rated

payout for this award will be 50,345 shares valued at £673,415 based on the three-manth average share price ending 31 December 2021, In Apnil
2021, he received 89,522 shares valued at £896,805 which was the pro-rated vesting of shares awarded to him under the 2018 LTIP,

Justin Read, a former Director of the Company, was appointed as Chair of the Trustees of the SEGRO Pension Scheme on 21 March 2017.
During the year, he received a fee of £23,333 fraom the Company for this role. Justin resigned fram this position on 21 July 2021, therefore
ng 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 Director and other advisers as required.

The Committee is responsible for appointing its external advisers and in 2018, following a competitive tender process, Korn Ferry was appointed.
Ouring 2021, Korn Ferry provided advice on the 2022 Palicy, Executive Directors” remuneration, and market and best practice guidance, induding
the provisions of the Code. lts total fees for advice to the Commitiee in 202t were £95,793 (2020: £34,422), calculated on a time-cost basis.

The Comrnittee determined that Kam Ferry provided independent remuneration advice and does nat have any connections with the Company or
its Directors or provide any other services which may impair its independence. Korn Ferry are a signatery to the Code of Conduct for Remuneration
Cansultants in the LIK.

SHAREHOLDER VOTING

CHART 20: SHAREHOLDER VOTING AT THE AGM

Vates for fincluding For Votes Against Tortal vates Voles
discretionary} {5} against {%) a5t withheld'
To apprave the Directors” Remuneraticn Report for the financial year ended .
31 Degcember 2020 , 906,455,075 95.45 43,189,251 4.55 549,684,326 5,098,745
. To approve the Directors’ Remuneration Policy contained in the Directors’
Remuneration Repert for the finandial year ended 31 Oecember 2018 713,030,591 82.92 146,916,256 17.08 859.946,847 2,293,478

1 A withheld vote is not a vote in law and is not counted in the caleulatlon of the prapostion of votes cast for and against 3 resolution.

This report was approved by the Board on 17 February 2022 and signed cn its behalf by

SIMON FRASER {l
CHAIR OF THE REMUNERATION MMITTEE P
EMU (ao] f
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Directors’ Remuneration Policy

The key aim of the Directors’ Remuneration Policy is to align the interests of Executive Directars with those of the shareholders by supporting
the delivery of strategy. The structure of the remuneration framework is designed to reflect the strategic direction of the business and (o align
it with the Company’s KPls. fn setting the Directors’ Remuneration Palicy, the Committee takes into consideration, amongst other matters,
investor guidelines and the maximum amount of remuneration the Executive Direciors could receive should all targets be met. The Executive
Directers’ remuneration is set within a remuneration framawork which applies to all employees across the Group, Each of the key elements of
the remuneration package is designed 1o drive the creation of long-term shareholder value, without encouraging Executive Directors to take
inappropriate risk,

In arder to avoid any conflict of interest, remuneratian is ranaged through weli-defined processes ensuring that no individual is involved in the
decision-making process related to their own remuneration. In particular, the rermuneration of all Executive Directors is set and approved by the
Committee; none of the Executive Direciors are involved in the determination of their own remuneration arrangements.

Each year, with the support of external advisers, the Committee underiakes a review of the remuneration of the Executive Directors, It has
oversight of the remuneration of the Leadership team, 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 outlined in the Chair's letter on pages 136 to 138 and are detailed below. The
Commitlee also has the discretion to amend the Policy with regard to minor or administrative matters where it would be, in the epinion of the
Committee, in the best interests of the Company, and disproportionate to seek or await sharehofder approval.

Subject 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 1 January 2022. Payments to Directors 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 Committee is of the opinion that the 2022 Policy and the remuneration framework far the wider workforce is transparent, simple
SIMPLICITY and easy to understand, We believe that the framewerk is clearly coramunicated to and understood by our key stakeholders and our

employees. Remuneration for our Executive Directors consists of the following elements as set out in Chart 1:

o salary;

@ pension benefits;

© Bonus;

O DS5BP;

Qe

© Sharesave;

Q SIP; and

Q oiher benefits.

The Commitiee has engaged extensively with key stakeholders, such as sharehglders and representatives from the workforce, who have

confirmed this view.

RISK The Company’s remuneration arrangements discaurage both the Executive Directors and the wider workforce from excessive risk
taking in the pursuit of achieving abjectives. The Bonus, DSBP and LTIP include malus and/or clawback provisions that apply when the
Committee considers that performance is achieved as a result of excessive risk taking, as well as in other circumstances a5 set out an
page 145 of the Directors’ Remuneration Repart.
Executive Directors are required to hold a percentage of their base salary in shares in the Company {as describied further on page 151).
Additionaly, they are subject 1o post-cessation requirerment to continue holdings shares in the event that they feave the Company,

Part of their annual Bonus is subject to deferral under the DSBP and a compulscry post-vesting helding period for LTIP shares.

The Committee has the discretion to override formulaic outturms to ensure incentive payouts reflect undertying business performance,
and is aligned to shareholder experience.

PREDICTABILITY Potential values of rewards to the Executive Directors under the 2022 Policy are deardy stated in Chart 5 an page 161, which sets out
the minimum, maximum and on target scenarivs, This chart alse demonstrates the impact of share price appreciation on the 2022 LTIP
award. Potential cutcomes are regularly reviewed by the Committes.

PROPORTIONALITY In arder to ensure outcames da not reward poor performance, a significant portion of our remuneratian framewark is performance based
and requires challenging performance targets and metrics to be achieved.

ALIGNMENT TO There is strong linkage betwaen the struciure of the Company's incentive schemes, its Purpose and Values, and strategy. The Company’s

CULTURE Responsible SEGRO ambitians have identified net zero-carbon by 2030 as a key strategic objective, and the inclusion of ESG measures

in the new annual Bonus structure reinfarces its importance. The chart on page 147 illustrates how variable remuneration is aligned with
KPls that measure performance against the Carmpany’s strategy.

MAIN CHANGES TO THE POLICY

If approved at the 2022 AGM the follawing changes will be made to the Policy approved in 2019:
O the maximum opportunity under the LTIP will increase to 300 per cernt of salary for the Chief Executive anly; and

© TPR will be replaced by ESG metrics in the annual Bonus, with target ranges related to () reducing our operating carbon emissions,
{ii} reducing embadied carbon in developments and (jii) custorner, community and employee obijectives. ESG metrics will account for
25 per cent of the overall Bonus, whilst existing Adjusted PBT and RRG metrics comprise 37.5 per cent each.
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CHART 1: REMUNERATION POLICY TABLE: EXECUTIVE DIRECTORS

Element

Strategic purpose

Operation

STRATEGHC REPGRT

Maximum potential value

b
GOVERNANCE

FINANCIAL STATEMENTS

Performance metrics

SALARY

To attract and motivate
high-calibre leaders in
a competitive market
and to recognise their
ckille, experiance

and contribution to
Group performance.

The Commiliee reviews
Executive Directars’ base salaries
each year in the context of wotal
remuneration, taking inte account
the Nirectnrs’ respansibilities.
experience and performance,

pay across the Graup and market
competitiveness,

The maximum annuyal salary increase
will nat normally exceed the average
increase which applies across the
wider workforce. However, larger
increases may be awarded in certain
dreumstances including, but not
limited to: an increase in scope or
responsibilities of the rale; salary
progression for a newly appeinted
Director; and where the Director's
salary has fallen significantly below
the market positioning.

Not applicable.

PENSION
BENEFITS

To provide a
markel competitive
remuneration package.

Retirement benefits are available
to ajl UK employees and
employees in certain Cantinental
European jurisdictions dependent
on local market practice and
geographical differences.

Currently, the Executive Directors
receive 20 per cent of salary in lieu
of pension, this will reduce fo the
same level as the UK worklorce by
31 December 2022,

Future Executive Directars will
receive the level received by the
majority of the UK workloree
{currentiy a centribution fo their

pensign plan of 12 per cent of salary).

The cash allowance for Directors is
offered in ligu of membership of the
defined contribution Group Personal
Pension Plan.

MNene.

BONUS

To focus on the
delivery of annual
goals, lo sirive for
superior performance
and to achieve specific

" targets which suppert

strategy, in particular
for income generation,
ESG ambitions and
recurring profit.

Bonuses are awarded annually
and paid for performance over
the financial year.

The Bonus is reviewed each
financial year tg ensure '
perfarmance measures and
targets are appropriate and
support the business strategy.

Payment is based on the
achievement of performance

© targets.

The Committee retains discretion

10 reduce the amount of the Banus

award in the light of underlying
performance during the year,
The rufes of the Bonus contain
clawback pravisions.

The maximum Bonus oppartunity for
Executive Directors is 150 per cent
of salary.

The Bonus Scheme is based on three
elements which the Committee
May review from time-to-time, to
ensure that they continue to rellect
the Company’s strategic priocities:
Adjusted PBY against hudget,
which supports the objective of
delivering a sustainable, progressive
dividend; rent rall growth which
facuses on driving the future rental
income of the business; and ESG
metrics comprising target ranges
related to {i) reducing aur operating
carbon emissions, {ji} reducing our
embodied carbon in developments
and (i) customer, community and
employee abjectives.

The performance measures will
initially be weighted as follows:
Adijusted PBT 37.5 per cent; RRG
37.5 per cent; and ESG 25 per cent.

Threshold performance will result in
vesting of no mere than 25 per cent
of the relevant portion of the Bonus
{where the nature of the performance
metric allows such an approach}.

DEFERRED SHARE
BONUS PLAN
('DSBP’)

To encourage rerention
of senior managers
and provide a long-
term tink between

the Bonus and share
price growth 5o as 10
encourage fang-term ~
decision making.

S0 per cent of any Bonus
awarded in the year is deferred
into shares in the DSBP for three
years before vesting. The award
does not carry any entitlement
1o dividends, however the
Committee may, at the time of
the release of the shares, deliver
shares or a cash sum equivalent
to the value of the dividends that
would have been paid aver the
three-year holding period.

The nusles of the DSHP contain
malus provisions.

For Executive Directors, 50 per cent
of the Bonus earned in respect of
the previous year's perfarmance.

Vesting of shares is dependent on
continued employment or good
leaver status.
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continued

CHART 1: REMUNERATION POLICY TABLE: EXECUTIVE DIRECTORS CONTINUED

Elernent

Strategic purpose

Qperation

Maximum potential value

Performance metrics

LONG TERM
INCENTIVE PLAN
('LTIP)

To reward the
execution of strategy
and drive long-term
returns for shareholders.
The performance
measures are selected
to align with business
strategy. The awards
are designed to

align the most senior
managers’ goals

with the creation of
sustainable growth

in shareholder value,
The awards will also
increase retention of
these senior managers.

For LTIP awards, dividends will
accrue on the LTIP shares which
are released an vesting and

will be paid in shares or cash.
The Committee has discretion

to adjust awards downwards at
vesting if it is nat satisfied that
the outcomae is a fair reflection of
underlying performance, or in the
evert of excessive risk taking or
misstatement.

The rules of the LTIP contain
malus and clawback pravisions.

Maximum 300 per cent of salary
in perfarmance shares.

The Commiltee’s intention is 1o
increase the LTIF oppartunity

to 300 per cent of salary for the
Chief Executive anly, other Execulive
Directors will continue to receive
250 per cent of saiary and the
Committee would not increase

this without prior consultation

with shareholders.

LTTP awards are subject t¢ stretching
performance conditions, which

are measured over a threa-year
performance period. A two-year
compulsary helding period applies
ta these LTIP shares after vesting
and subject to payment of 1ax and
statutory deductions.

Awards lo be granted in 2022 will
be subject to equally weighted Tatal
Sharehotder Return, Total Praperty
Return and Total Accounting Relum
performance conditions.

Subsequent grants may be subject
to different performance canditions
following consultation with
shareholders.

Threshold performance will result in
vesting of no more thar 20 per cent
of the relevant partion of the LTIP
{where the nature of the performance
metric allows such an approach).

SHARESAVE

To provide a

market competitive
remuneration package
and 10 encourage
employee share
awnership across the
Group.

Sharesave is 3 HMRC approved
scheme open to all UK employees
Savings can be made over 2
three-year period ta purchase
shares in the Campany at a price
which is set ai the beginning of
the savings period. This price

is wsually set at a 20 per cent
discount to the market price.

Employees may save up Io
the HMRC limit across all
Sharesave grants.

Naone.

SHARE INCENTIVE
PLAN ('SIP'} AND
GLOBAL SHARE
INCENTIVE PLAN
(G5IP}

To provide 2

market competitive
remuneration package
and lo encourage
employee share
ownership across the
Group.

SIP is a HMRC approved scheme
opén to alf UK employees, subject
to service. Eligible employees

are awarded shares annually

up to the HMRC limits. GSIP is
designed on a similar basis 1o SIP,
but is not HMRC approved and is
cperated for non-UK employees.

The maximum award is subject to the
HMRC limit.

Award may be based en achievemnent
of 3 target and is subject to 3
three-year holding period.

OTHER BENEFITS

To provide a
market compelitive
remuneration package.

Other benefits currently indude:
car allowance; life assurance’
disability insurance; private
medical insurance: and heaith
screening. The Cammittee retains
the discretion to offer additional
benefits 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.
Ali 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
are determined by seniority.

The Cammittee 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 consultation with maijor shareholders, the Committee retains the ability to adjust and/or to set dilferent LTiP and Bonus performance
measures if events occur {such as a change in strateqy, a material acquisition and/er divestment of a Group business, or change in prevaifing
market conditions} which cause the Cornmittee to determine that the measures are no longer appropriate and that amendment is required

5o that they achieve their original purpose.

Payments from existing awards: Exacutive Directors are eligible to receive payment from any award made prior to the approva! and implementation
of the 2022 Policy. Any outstanding share awards made in aceordance with a previous Remuneration Policy 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

Operation

Maxirmum potential value Performance metrics

FEES To attract high-calibre

Non-Executive
Directors and
provide market
appropriate fees.

Fees are reviewed annually taking
inte accaunt relevant market
data. Additional fees are payable
to reflect the time commitments

" and additiona| responsibilities.

The fee paid to the Chair is set
by the Commitlee while the

fees paid to the Non-Execulive
Directors are sat by the daard.
Mo Director is involved in setting
their awn remuneration.
Non-Executive Directors do not
participate in any performance
refated remuneration and they
dao not receive any benefits other
than reimbursement of business
related expenses and any tax that «
might be charged thereon.

Any increases in the fees of the Chair
ar the Non-Executive Directors will

be based upon chinges in roles and
responsibilities and market data.

POLICY ON SHAREHOLDING GUIDELINES

The Company requires Executive Directors to build, hold and retain, alter teaving employment, a certain level of shareholding. The way the
shareholding guidelines are currently operated is set out on page 151. .

POLICY ON SERVICE CONTRACTS

EXECUTIVE DIRECTORS

The Company may termirnate the Executive Directors’ service contract ot up to 12 months’ notice, with no liquidating damages provisions.

NON-EXECUTIVE DIRECTORS

The Chair and the Non-Executive Directars 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 other significant commitments. The Non-Executive 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
MNomination Commitee and subject to the Board's agreement. The Non-Executive Directors’ letters of appaintment contain a three-month
notice periad and the Chair’s contains a six-month notice period. Further details are set out in Chart 3.

CHART 3: DATES OF APPOINTMENT AND CONTRACTUAL NOTICE PERICD

Name

Date of appointment

Moticé pericd

GERALD CORBETT*
DAVID SLEATH?
SOUMEN DAS

ANDY GULLIFORD
MARY BARNARD

SUE CLAYTON
CAROL FAIRWEATHER
SIMQN FRASER
MARTIN MOORE
LINDA YUEH

1 March 2016

1 lanuary 2006
16 fanuary 2017
1 May 2013

1 May 2019

1 June 2018

1 lanuary 2018
1 May 2021

1 July 2014

"1 May 2021

R § months

12 months by Company, 6 months by Director
12 manths by Company, 6 moenths by Director
12 months by Company, § months by Director
3 manths

3 months

3 months

3 manths

3 months

3 months

1 Appalnted as Chair on 22 April 2016,
2 Appointed as Chiel Executive an 28 April 2011.

3 Andy Harrison will join the Board on 1 April 2022, after year end, and therelare is not included in this table. He will succeed Gerald Corbert as Chair on 30 June 2022 and has 2 & manth natice pering.
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POLICY ON RECRUITMENT

In determining appropriate remuneration for a new Executive Director, the Committee will take into consideration afl relevant factors to ensure
that arrangements are in the best interests of both the Company and its shareholders. The Committee may make an award in respect of a new
appointment te "buy out’ incentive arrangements forfeiled on leaving a previous employer. In daing 3o, the Committee will take account of
retevant 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. [n limited circumstances where
employees are awarded benefils for which Executive Directors are not eligible, such as share retention awards, the Cammittee would consider
honouring existing awards should these employees be appointed to the Board.

CHART 4: RECRUITMENT POLICY

Component Appraach ' Maximum oppoftunity
BASE SALARY The base salaries ol new appointees will be determined taking into account the experience -
and skills of the individual, pay across the Group, relevant market data and their previous salary.
BONUS The structure set gut in the Remuneration Policy table will apply o new appointees with the 150 per cent of salary.
" relevant maximum being pro-rated far their first year of employment.
DSBP The strutlure set out in the Remuneration Policy table will apply 1o new appointess. 50 per cent of the Bonus awarded
will be deferced.
LTIiP MNew appointees will be eligible for awards under the LTIP on the same teqms as the ather Maximum 300 per cent of salary
Executive Directors. in performance shares,

The Commiltee’s intention is V@ increase
the LTIP opportunity to 300 per cent
of salary for the Chief Executive only,
other Executive Directars will continue
o receive 250 per cent of salary and
the Committee wauld not increase

this without prior consultation with

shareholders.
PENSION MNew appointees will be offered membership of the SEGRO plc Group Persanal Pension Plan The level provided ta the majority
ar 3 cash alternative. of the UK warkforce.

POLICY ON TERMINATION PAYMENTS

The Company retains the right to 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-month notice period, based on
the principle of a Director’s duty to seek altemative 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 damages for breach of such an obligation); or by way of settlernent or compromise of any claim arising
in connection with the terrnination of a Director’s office or employment. 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 legal advice on the Company’s liability to pay
compensation.

Under the rules of the LTIP and the DSBF, the Commiittee has discretion to declare a Director leaving the Company to be a ‘good leaver” as
defined under the respective rules of the schemes. In respect of LTIP. this would normally allow the Directors, who the Committee determines te
be good leavers, to receive their shares at the end of the holding period, subject to the achieverent of performance conditions, with any vesting
pro-rated in accordance with the preportion of the vesting period served. In respect of DSBP, this would normally allow the Directors, who the
Committee determines 1o be good leavers, to receive their shares, in full, at the end of the holding period.

Where a Director may be entitled to pursue a claim against the Company in respect of their statutary employment rights or any other claim
arising from the employment or its tlermination, the Campany will be entitled to negotiate settlement terms {financial or otherwise) with the
Director that the Committee cansiders to be reasonable in all the circumstances and in the best interests of the Company and to enter into a
Settlernent Agreement with the Director to effect both the terms agreed under the Service Agreement and any additional statutory or other
claims, including bonus and/ar share awards, in line with the policies described above.

In the event of a change of control of the Company, the Employee 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 inte account
in exercising this discretion.

Non-Executive Directors are not entitled to any compensation on loss of office.
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POLICY ON EXECUTIVE DIRECTORS” EXTERNAL APPOINTMENTS

With 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 experience brought to the Board. Such appointments require Board approval and the time
comimitment the appaintment 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 an the basis of the latest salary information.

CHART 5: INDICATION OF POTENTIAL REMUNERATIOM IN FIRST YEAR OF POLICY APPLICATION

Graph removed

The minimum remuneration payable comprises salary payable during 2022, benefits and cash in lieu of pension contributions. The maximum
payable 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 Benus and a 20 per cent vesting of the LTIP. The impact of a 5 per cent share price growth on the maximum available opportunity
has been indicated for the 2022 LTIP. which will vest in 2025 and then he subject ta 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 Commiltee also
approves the remuneration of the Executive Committee and the Company Secretary. The Committee is kept updated through the year on
gengral employment conditions and it approves the budget for annual salary increases. In fermulating 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 diglogue with shareholders on remuneration. When determining remuneration, the Committee
takes 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 Cormmittee is available for meetings with sharehalders should they have any concerns about remuneration
‘ matters which they wish to discuss.
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Directors’ report

DIRECTORS’ REPORT DISCLOSURES

Certain Directors’ Report disclosures, which have been incarporated into the Directors” 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 Straiegic Repart Pages 32
Employment, training and advancement of disabled persons Strategic Report 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 Gavernance Repert Pages 102-164
Details of the Directors who served during the year Governance Report Pages 106-107
Stakeholder engagement Governance Report Pages 110-115 and 138
Finandal instruments and certain financial risks Financial Statements Pages 199-206

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 capilal for the year is set out on page 207.

There is one dass of shares in issue and there are no restrictions on the voting rights attached to these shares or the transfer of securities in the
Company, and all shares are fully paid.

The Company 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 tatal
dividend for 2021 to 24.3 pence (2020: 22.1 pence). The final dividend will be paid as a Property Income Cistribution. The Board proposes to offer
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

© 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 arrangernents
in the event of a change of contral of the Company. These arrangements are commercially confidential and their disclosure could be seriously
prejudicial to the Company.

@ Borrowings and other financial instruments

The Group has a number of barrowing facilities provided by various lenders. These facilities generally include provisions that may require
any outstanding borrowings to be repaid or the amendment or termination of the facilities upon the accurrence of a change of control
of the Company.

0 Employee share plans

The Company's share plans coniain provisions as a result of which options and awards may vest or became exerdisable on change of control
of the Company, in accardance 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 exceptian of pravisions of the Company’s share schemes as detailed above.

o Directors’ authorities in relation to shares

The Directors’ authorities in relation to issuing, allotting or buying back shares are governed by the Company’s Articles of Association and
the resolutions passed by shareholders at a generaf reeting. These docurments do not form part of this Report.

0 Pracess for appointment/removal of Directors

The Company is governed by its Articles of Association, the UK Corporate Governance Cade, the Companies Act 2006 and related legislation
with regards to the appointment and removal of Directors. Directors are appeinted by the Board and elected by shareholders. Directors may
be removed by the Board or shareholders as applicable

SUBSTANTIAL INTERESTS 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 notified of the fallowing haoldings.

Number of Percentage of issued
Sharcholder shares Share Capltal
BlackRock, Inc 119,019,188 9.90
APG Asset Management N.V. 65,185,877 . 5.42
MNorges Bank 60,284,703 5.01

On 10 February 2022, the Company was notified by BlackRock, Inc that their hoiding in the Company had increased ta 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 2023
and 17 February 2022,

ARTICLES OF ASSOCIATION ]
Shareholders may amend the Cormpany’s Articles of Association by special resclution.

POLITICAL DONATIONS
Mo pclitical donations were made by the Company or its subsidiaries during the year.

DIRECTORS' INDEMNITIES AND INSURANCE

The Company'maintains 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 indemnifies each Director, under a Deed of Indemnity, against any liability incurred
in relation to acls or omissions arising in the ordinary course of their duties. The indemnity applies only to the extent permitted by law.

Mo 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 Cornpany is to 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 Repart confirms that:

© so far as the Directar 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 inforrmation.

This confirmation is given and should be interpreted in accordance with the provisions of section 418 of the Companies Act 2006,
The Djpectors’ Report has been approved by the Board and signed on its behalf by
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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 law and regulation.

Company law requires the Directors to prepare Financial Statements for each financial year. Under that Jaw the Directors have prepared the
Graup and the Company Financial 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 to Regulation (EC) No 1606/2002 as it applies in the European Union.

Under company law, Directors must nat 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 profit or loss of the Group for that period. In preparing the Financial Staterents, the Directors
are required to:

0 select suitable accounting policies and then apply them consistently;

0 state whether applicable UK-adopted international accounting standards and international financial reporting standards adopted pursuant
to Regulation (EC) No 1606/2002 as it applies in the European Union have been followed, subject to any material departures discdosed and
explained in the Finandial Statements;

© make judgements and accounting estimates that are reasonable and prudent; and

© prepare the Financial Statements on the going concern basis unless it is inappropriate to presumme that the Group and Company will continue
in busiress.

The Directors are also responsible for safequarding the assets of the Group and Company and hence for taking reasonable steps for the
prevention and detection of fraud and other irregulasities.

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 them to ensure that
the Financial Statements and the Directors’ Remuneration Report comply with the Companies Act 2006.

The Directars are responsible for the maintenance and integrity of the Company’s website. Legislation in the United Kingdom governing the
preparation and dissemination of Financial Staterments may differ from legislation in other jurisdictions.
DIRECTORS' CONFIRMATIONS

The Directors consider that the Annual Repert 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 model 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:

o the Group and Company Financia! Statements, which have been prepared in accordance with UK-adopted international accounting standards
and international financial reparting standards adopted pursuant to Regulation (EC) No 1606/2002 as it applies in the European Unian, give a
true and fair view of the assets, liabilities and financial position of the Group and Company, and of the prafit of the Group; and

0 the Strategic Report includes a fair review of the development and performénce of the business and the pasition of the Group and Company,
tagether with a description of the principal risks and uncertainties that it faces.

By order of the Board

DAVID SLEATH SOUMEN DAS
CHIEF EXECUTIVE CHIEF FINANCIAL OFFICER

t7 FEBRUARY 2022 17 FEBRUA%\—\
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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 requirerments 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 pl174
Balance Shgets | - p175
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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FINANCIAL STATEMENTS

Independent auditors’ report to the members of SEGRO pic

REPCRT ON THE AUDIT OF THE FINANCIAL STATEMENTS

Opinion

In our epinian, SEGRO plc's Group financial statements and Company financial statements {the “financial statements™):

Q give a true and fair view of the state of the Group’s and of the Company’s affairs as 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 intermational 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 Report & Accounts 2021 (the “Annuazl Report”), which comprise: the

Group and Company Balance Sheets as at 31 December 2621, 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 financiai staternents, which include a description of the significant accounting palicies.

Qur opinion is cansistent with our reporting to the Audit Committee.

Separate opinion in relation to international financial reporting standards adopted pursuant to Regulation (EC) No 1606/2002
as it applies in the Eurgpean Union

As explained in note 1 to the financial statemenits, the Group and Company, in addition to applying UK-adopted international accaunting
standards, have also applied international financial reparting standards adopted pursuant to Reguiation (EC) No 1606/2002 as it applies in
the European Union.

In our opinion, the Group and Company financial statements have been properly prepared in accordance with international finandial reposting
standards adopted pursuant to Regulation {EC) No 1606/2002 as it applies in the European Union,

Basis for opinion

We conducted aur audit in accordance with !nternational Standards on Auditing (UK) (“SAs {UK}"), International Standards on Auditing
issued by the international Auditing and Assurance Standards Board ("15As™) and applicable taw. Cur responsibiiities under 15As (UK) and
ISAs are further described in the Auditors’ responsibilities for the audit of the finandial statements section of our repart. 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 requirernents that are relevant to our audit of the finandial staternents
in the UK, which includes the FRC's Ethical Standard, as applicable to listed public interest entities, 2nd the International Code of Ethics for
Professional Accountants {including International Independence Standards) issued by the Intemnational Ethics Standards Board for Accountants
{IESBA Code), and we have fulfilled our other ethical responsibilities in accordance with these requirements.

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 6 to the Financial Staternents, we have provided no non-audit services to the Company or its controiled
undertakings in the period under audit,

Our audit approach
Qverview
Audit scope

© Audit procedures on Rental Incorne and Valuation of Investrnent Properties are performed centrally by the Group audit team from the UK.
© Full scope audit of the SEGRO European Logistics 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 discussions 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 praperties (Group)

© Large and/or complex transactions (Group and Company}

o Estimation of variable performance fee income (Group)

Materizality

© 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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The scope of our audit
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As part of designing our audil, we determined maleriality and assessed the risks of material misstatement in the finandial statements,

Key audit matters

Key audit matters are those matters that, in the auditors’ professional judgement, were of most significance in the audit of the financial statements of
the current period and include the most significant assessed risks of material misstaternent {whether or not due to fraud) identified by the auditors,
induding those which had the greatest effect on: the overall audit strategy; the allocation of resaurces 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 aur
audit of the finandial statements as a whole, and 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 estimation of variable performance fee income is a new key audit matter this year. Covid-19, which was a key audit matter last year,
is na longer included because of the limited impact it has had on the Group and Company’s business and operations. Otherwise, the key

audit matters below are consistent with last year.

Key audit matter

How our audit addressed the ey audit matter

Valuation of investment properties (Group}

Refer to the Audit Committee Repart and the Finandial
Statements (inclkuding notes to the Financial Statements;

Mote 1, Significart accounting policies; Note 13, Properties; ang
Note 27, Property valuation techniques and related quantitative
information). The Group’s investment properties were carried

at £15,492 million as at 31 December 2021 and a total (realised
and unrealised) property gain of £3,66% mitlion was recognised
in the Group Income Statement.

We facused on this area due to the existence of significant
judgement, coupled with the fact that only small differences in
individual property valuations when aggregated could result in
a material misstaternent, The poctlolia includes warchouses and
light industeial buildings, including data centres and for logistics
operations. These are concentrated in the UK, France, Germany
and Italy, The remainder of the portfolio is located acrass other
Ewropean countries including Peland, Spain, the Netherlands
and the Czech Republic.

The portfalic inctudes completed investments ang properties
under construction, The valuation of the Group's portfalio is
inherently subjective due to, among other factars, the individual
nature of each property, its locatian and the expected future
rentals for that particular property. The wider challenges
currently facing the real estate sector as a result of Covid-19
and the impact of climate change further contributed to

the subjectivity at 31 December 2021, For development sites,
factors include projected costs to complete, time unlil practical
completion and the ability te let if no pre-let agreemen: is

in place. Valuations are carried out by third party valuers,
CBRE (the 'Valuers'). The Valuers were engaged by the
Drirectors, and performed thefr work in accordance with the
Rayal Institution of Chartered Surveyors (‘RICS’) Valuation -
Professional Standards. The valuations take into account the
property-specific infarmation including the current tenancy
agreements and rental income, condition and location of the
property, and future rental praspects, as well as prevailing
markel yields and market transactions. The valuation of
investment properties may also impact the carrying value

af investment in the subsidiaries within the Financial Statements
of the Company.

Given the inherent subjectivity involved in the valyation of investment praperties, the need for deep
market knowledge when determining the most appropriate assumptions, and the technicalities of

the valuation methodology, we engaged our internal valuation experts {qualified chartered surveyors)
to assist us in our audit of this malter,

Assessing the Valuers' expertise and objectivit
g P ¥

We assessed the Valuers’ qualifications and expertise and read their terms of engagement with the
Group to determine whether there were any matters that right have affected their obijectivity or

may have imposed scope Emitations upon their work, We also considered fees and other contractual
arrangements thai might exist between the Group and the Valuers, We found no evidence to suggest
thart the objectivity of the Valuers was compromised.

Testing the valuations

Assumptions and copital movement:

Our work covered the valuation of every material property in the Group. We obtained and read the
CBRE vatuation 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
praperties and any outliers (where the assumptions used and/or year on year capital value movement
were out of line with extemally published market data for the relevant sector). To verify that the
valuation appreach was suitable for use in determining the carrying value for invastment properties
in the Financial Statements, we:

© Confirmed that the valuation approach was in accordance with RICS standards;

'@ Obtained valuation details of every property held Dy the Group and set an expected range for

yield and capital value movement, determined by reference to published benchmarks and using our
experience and knowledge of the market. Compared the investment yields used by the Valuers with
the expected range of yields and the year an year capital movernent to our expacted range;
O Assessed the reasonableness of other assumptions that are not 5o readily comparable with published
benchmarks, such as Estimated Rental Value;
© With the support of our internal valuation experts, we also questioned the external valuers as to
the extent to which recent market transactions and expected rentaf values which they made use
of.in deriving their valuations took into account the impact of climate change and refated ESG
cansideratians; and
O Verified where there could be afllernative use opportunities, that this had been appropriately taken
into aceount. i
Where assumptions were autside the expected range or otherwise appeared unusual, andfor
valuations showed unexpected movements, we undertpok further invesligations and, when necessary.
held further discussions with the Valuers and obtained evidence to support explanations received.
The supporting evidence and valuation commentaries provided by the Valuers, enabled us ta consider
the praperty specific factors that had or may have had an impact on value, including recent comparable
transactions where appropriate.

Information and stending data:

We tested the standing data the Group provided to the Valuers for use in the performance of the
vatuation. 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 informatian. For development properties, we also
confirmed that the supporting informatian for canstruction <ontracts 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 supperting evidence (for example construction contracts) to support the inputs
included within their valuation at the year end. We agreed the amounts per the valuation repeorts to the
agcaunting records and from there we agreed the related balances through te the Finandial Statements.

Dverall outcome

we conduded that the assurmptions used in the valuations by the Valuers were supportable in light of
the evidence oblained and the disdosures within the Finandal Statements are sulficent and appropriate,
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Independent auditors’ report to the members of SEGRO plc
continued

Key aydh matter How i audit addressed the key audlht matter

Large ond/or complex transactions (Group ond Cormpany}  Far each lzrge and/or camplex transaction jdentified, we made inquiries with management in arder
ta understand their nature and gbtained supparting decumentation as necessary to verify the
transactions. We assessed the proposed accounting treatment in relation to the Group’s accounting
policies and relevant IFRSs.

Refer to the Audit Commitiee Report and the Finandial Statements
{induding notes to the Financial Staternents; Note 1, Significant
accounting policies; Note 13, Investment properties; and

Note 16, Net borrawings). Acquisition of Bath Road, Slaugh office portfolia
Group We tested the acquisition by examining:
There was a large asset acquisition of a portfolio of offices on Q The purchase and sale agreernent;

Bath Road, Slough, in the cusrent year. This werranted additional g gk siatements to agree funds paid;

audit facus due to the size and natyre of the transaction. . i . . o
© Management’s assessment of the concentraiton test in IFRS 3 to support judgments applied in

Group and Company condluding an asset acquisition accounting; and

in September 2021, the Group raised the Group raised O Completfon accounts 1o agree the amounts recorded.
€500 million {£415 miltion as at 31 Dacember 2021} thraugh
3 green bond issue. The Company was the guarantor for the
issue aintd received the praceeds as part of the flow of funds Bond issue

into the Group. This warranted additional audit focus due to We tested the bond issue by examining:
the magnitude of the transaction and praceeds generated.

We also tested management’s analysis of the purchase price 1o assets acquired and liabilities assumed.

© The subscription agreement and prospectus, including assessing whether there were any ¢onditions
which would result in further accounting entries and disclosures being required;

© Third party data to canfitm the security details such the nominal value, coupon rates and maturity
dates; and -

© Bank statements 1o agree funds received iﬁ the Company,
Overall cutcome '
Mo material issues were identilied as a rasult of our testing.
Estimation of variable performance fee income (Group) We understood and evaluated the key controls in place around performance fee income.

Refer to the Audit Commiitee Report and the Financial Given the performance fee estimation calculation is perfarmed by SELP which is subject to a full scope
Statements {including notes to the Financial Statements; Note T, audit by component auditors, we engaged with our component auditor team during the audit process
Significant accounding policies; and Note 7, Investments in joint fo direct the nature, timing and extent of procedures.

ventures and subsidiaries). Perfarmance lees are payzble from This covered testing of the key data input inta the calculation, testing af the mathematical accuracy
the SELP joint venture to SEGRO, The fee is based on the joim of the calculation, an of key P used and performing sensitivity analysis.
venture’s pesfarmance over the 10 year performance period and Gy jnvolvement in the component auditars wark incarporated a review of their workpapers
payable subject to meeting certain criteria and hurdle rates at including those related to the audit procedures on the performance fee calculation.

the end of the period. The variable nature of the consideration
gives rise to significant estimation uncertainty which is sengitive
to mavements and assumgrions in praperty valuations over the

We assessed the propesed accounting treatment in relation to the Group’s accounting policies and
IFRS 15 Revenue {ram contracts with customers.

remaining performance period to October 2023, Performance We challenged management on the estimation of the performance fee income recorded and the

fee income of £26m has been recorded in the year representing  basis of their conclusion of the threshold at which they consider the highly probable criteria to have
the estimated amaunt that is highly prebable will not resulrin been mel. We debated possibie atternative views that the Yhreshold could reasonably be at a highier
a significant future reversal, or lower level resulting in lower or higher performance fee income being recognised for the year lo

31 December 2021,

We have assessed the appropriateness of financial reporting disclosures related to the perfarmance
fee induding the amount recorded based on management’s judgment of the not highly prebable
af significant reversal threshald, the range of the polential fee and the sensitivity of the fee 1o the
potential property value fuctuations, highlighting it as an area of significant estimation uncertainty.
We have agreed the performance fee income per the catcutation 1o the amount recorded in the
Incame Statement.

Overall outcame

Mo material issues were identified as a resull of qur testing. We consider the additional disclosures
within the Financial Statements, including the range of potential income receivable 2nd sensitivities
ta property value fluctuatiens to be appropriate.

How we tailored the audit scope
We nailored the scope of our audit to ensure that we performed enough work to be able to give an opinion an the financial statements as a whole,
taking inte account the structure of the Group and the Company, the accounting processes and controls, and the industry in which they aperate.
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The Group’s reportable segments are the geographical Business Units: Greater London, Thames Valley, National Logistics, Northern Europe,
Southern Europe and Central Europe. In establishing the overall approach o the Group audit, we determined the type of work that needed
to be performed at reporting components by us, as the Group engagement team, or 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 aré also based at the corporate centre in the UK. The related bhalances 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 over all financial statement Iine items.

The SELP Joirt Venture was included as being in scope for a 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 invelvernent we needed to have in the
compenent auditor's work to be able to conclude whether sufficient appropriate audit evidence had been obtained as a basis for our apinion on
the Group financial statements as a whole. We issued formal, written instructions to the component auditors setting out the work to be performed
by each of them. Although we have not been able to visit our compenent teams or perform site visits this year due to the pandemic, throughout
the audit process, the Group audit team has had varicus interactions through the use of video call technaloegy with the audit teams an location

in each business unit to oversee the audit process. Senior team members also 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 also evaluated the sufficiency of the audit evidence oblained by component teams. Taking into account the components and laint Ventures
subject to a full scope audit, the centralised and other testing performed, coverage over the Group Balance Sheet and Group Income Statement
was as follows:

Assets 9209 coverage
Liabilities 90% coverage
Income 90% coverage
Expenditure 20% coverage

The audit of the Company Financial Staterments was performed entirely by the Group audit team in the UK, leveraging on the work performed
on the Group audit where appropriate with additional audit procedures performed on other Company specific balances. As part of our audit we
made enquiries of management 1o understand the process they have adopted to assess the potential impact of climate change on the financial
statements. Management considers that the impact of ¢limate 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 other infermation within the Annual Report with the financial staterments and our knowledge from our audit.

Materiality

The scope of aur audit was infuenced by our 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 disclasures and in evaluating the effect of misstatements, bath individually and in aggregate
on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Flnanclal statements ~ Group Flnanclal staterments - Company

Overall materiality £179m (2020: £127m}. £95m (2020 £89m),

How we determined it 1% of tatal assets 1% of total assets

Rationale for benchmark appiied  The primary measurement attribute of the Group is the The primary measurernent atiribute of the Company is the
carrying value of property investments. On this basis, carrying value of investments in subsidiaries. On this basis,

wa set an overall Groyp matariality level based on laotal assets.  we set an overall Company maieriality level based on tatal asses.

In addition te overall Group materiality, a specific materiality was aiso applied to Income Statement line items that impact EPRA Earnings,
which is based on profit befare tax, adjusted ta exclude fair value gain/{lasses) on investment praperty 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 judgement, we considered the
fact that EPRA Earning is & secondary financial indicator of the Group (refer to the Strategic Repart where the term is defined in full}.

For each component in the scope of our Group audit, we allocated a materiality that is less than our overall Group materiality. The range of
materiakity allocated across components was between £85m and £160m. Cerlain components were audited lo a local statutory audit materiality
that was also less than our gverall Group materiality.

We use performance materiality to reduce to an appropriately low level the probability that the aggregate of uncorrected and undetected
rnisstatements 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. Qur performance
materiality was 75% (2020: 75%) of overall materiality, amounting to €134m (2020: £95m) far the Group financial statements and £71m

{2020: £67m} for the Company financial statements.

In determining the performance materiality, we considered a number of factors — the history of misstaterments, risk assessment and aggregation
risk and the effectiveness of controls — and concluded that an amount at the upper end of cur nermal 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 going concern
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:

© Pracedures to identify events or conditions that may cast significant doubt on _the ability to continue as 3 going concern and whether or not
& 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 management’s significant assumplions 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 defaulls leading to acceleration of repayment; and

9 Assessing the Group and Company’s liquidity and whether the entity has adequately disciosed all required going concern events
and conditions.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that, individually
or collectively, may cast significant doubt on the Group’s and the Company’s ability to continue as 3 going concern for a period of at least
twelve months from 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 accaunting in the preparation of the
financial statements is appropriate.

As not all future events or conditions can be predicted, this conclusion is not a guarantee as to the Group's and the Company'’s ability to continue
as a going concern.

In relation to the directors’ reporting on how they have applied the UK Corporate Governance Code, we have nothing material to add or draw
attention te in relation to the directors’ statement in the financial statements about whether the directors considered it appropriate to adopt the
going cencern basis of accounting.

Our responsibilities and the responsibilities of the directors with respect to going concern are described in the relevant sections of this report.

Reporting on other information

The other informatian comprises 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 infermation, which includes reporting based on the Task Force on Climate-related Financdial Disclosures
(TCFD) recommendations. Our gpinion on the financial statements does not cover the other informalion and, accordingly, we do not express

an audit opinion or, except to the extent otherwise explicitly stated in this report, any farm of assurance thereon.

In connection with our audit of the financial statements, our responsibility is to read the other infermation and, in doing se, consider whether
the other information is materially inconsistent with the financial statements or aur knowledge obtained in the audit, or otherwise appears to
be materially misstated. If we identify an apparent material inconsistency or material misstaternent, we are required 10 perform procedures 0
conclude whether there is a material misstaternent of the finzncial statements or a material misstatement of the other information. If, based on
the work we have performed, we conclude that there is 2 material misstatement of this other information, we are required to report that fact,
‘We have nothing (o report based on these responsibilities.

With respect to the Strategic report and Directors’ Report, we also considered whether the disclasures required by the UK Companies Act 2006
have been included.

Based on aur werk undertaken in the course of the audit, the Companies Act 2006 requires us also to repart certain apinions 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
for the year ended 31 December 2021 is consistent with the finandial statements and has been prepared in accordance with applicable
legal reguirements.

In light of the knowiedge 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 Directors’ Report.

Directors’ Remuneration
in our opinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with the Companies
Act 2006.
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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
gavernance statement relating to the Company's compliance with the provisions of the UK Corporate Governance Code specifted for our review,
QOvur 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 cur knowledge obtsined during the audit, and we have nothing materiat

to add or draw attention to in relation to:

© The directors’ confirmation that they have carried aut a robust assessment of the emerging and principal risks;

© The disclosures in the Annual Report that describe those principal risks, what procedures are in place to identify emerging risks and an
explanation of how these are being managed or mitigated;

O Tha directars’ statement in the financial statements about whether they considered it appropriate to adapt 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 aver a period of at least bwelve months from the date of approval of the financial statements;

© 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 expectation that the Carnpany will be able to continue in operation and meet
its liabilities as they fall due over the period of its assessment, including any related disclosures drawing attention to any necessary qualifications
or assumptions.

Our review of the directors’ statement regarding the fonger-term viability of the Group was substantially less in scope than an audit and only
consisted of making inquiries and considering the directors” process supporting their statement; checking that the statement is in alignment with
the relevant provisions of the UK Carporate Governance Code; and considering whether the statement is consistent with the financial staternents
and our knowledge 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 corperate
governance statement is materially consistent with the financial statements and our knowledge obtained during the audit:

0 The directors’ statement that they consider the Annual Report, taken as a whole, is fair, balanced and understandable, and provides
the information necessary for the members to assess the Group’s and Company’s position, performance, business model and strategy;

O The section of the Annual Report that describes the review of effectiveness of risk management and internal control systems; and
0 The sedtion of the Annual Report describing the work of the Audit Committee.

We have nothing to report in respect of our responsibitity to report when the directors’ statement relating to the Company’s compliance with the
Code does not properly disclese a deparure 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

Responsibilities of the Directors for the Finandial Statements

As explained rmore fully in the Statement of Directors’ responsibilities in respect of the Financial Statements, the directors are responsibte for the
preparation of the financial statements in accordance with the applicabie framewark and for being satisfied that they give a true and fair view.
The directors are alsa responsible for such internal control as they determine is necessary to enable the preparation of financial statements that
are free from material misstaterment, whether due to.fraud or error.

In preparing the financial statements, the directors are responsible for assessing the Group’s and the Company’s ability o continue as a going
concern, disclasing, as applicable, matters related to going concern 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 Staterments

Our 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 [SAs (UK) and 1SAs will always detect 3 material misstaterment 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 infiyence the ecanomic decisions of users laken on the basis of these financial stataments.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line with our responsibilities,
outlined above, to detect material misstatements in respect of imegularities, including fraud. The extent to which our procedures are capable
of detecting irregularities, including fraud, is detailed below.
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Independent auditors’ report to the members of SEGRO plc
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 non-compliance
might have a material effect an the financial statements. We also considered those laws and regulations that have a direct impact on the financial
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 controls), and determined that the principal risks were related to journal entries ta increase
revenue or reduce expenditure, and management bias in accounting estimates and judgemental areas of the Financial Statements such as
valuation of investment properties. The Group engagement team shared this risk assessrnent with the component auditors so that they could
indude appropriate audit procedures in response to such risks in their work. Audit procedures performed by the Group engagement team
and/or component auditars included: ‘

© 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 mansgement’s internal controls designed 1o prevent and detect irregularities;

0 Assessment of matters, if any, reported on the Group’s whistleblowing helpline and the results of management’s investigation of such matters;
0 Reviewing the Group's fitigation register in sc far as it related to non-compliance with laws and regulations and fraud;

© Reviewing relevant meeting minutes, including those of the Board of Directors and the Audit Committee;

© Designing audit procedures to incorporate unprediciabitity around the nature, timing and extent of our testing;

O Review of tax compliance with the involvernent of our tax specialists in the audit;

© Procedures relating to the valuation of investment properties described in the related key audit matter above; and

o Identifying and testing journal entries, in particular any journal entries posted with unusual acceunt combinations or posted by users posting
a tow number of journals in the period. :

There are inherent limitations in the audit procedures described above. We are less likely ta 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 nat detecting

a material misstatement due t¢ fraud is higher than the risk of nat detecting ane resulting from error. as fraud may involve deliberate concealment
by, for example, forgery or intentional misrepresentations, or through collusion.

Qur audit testing might include testing complete populations of certain transactions and balances, possibly using data auditing techniques.
However, it typically invelves selecting a limited number of iterns for testing, rather than testing complete populations. We will often seek to target
particutar items for testing based on their size or risk characteristics. In 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 1SAs (UK) is located on the FRC’s website
at: www.frc.org.uk/audiiorsresponsibilities. 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:

O Identify and assess the risks of material misstatement of the consolidated financial statements, whether due to fraud or error, design and
perform audit procedures responsive to those risks, and obtain audit evidence that is sufficient and appropriate to provide a basis for our
opinion. The risk of not detecting a material misstatement resulting from fraud is higher than for one resulting from errar, as fraud may
involve collusion, fargery, intentional omissions, misrepresentations, or the override of intemal control.

© Obtain an understanding of internal contral relevant to the audit in order to design audit procedures that are appropriate in the circumnstances,
but not for the purpose of expressing an cpinion on the effectiveness of the Group’s and Company’s internal control,

@ Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates and related disciosures made
by management,

o 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 a going concem. If we conclude that a material uncertainty exists, we are required to draw attention in our auditors’ repart to the
related disclosures in the consolidated financial statements or, if such disclosures are inadequate, to modify eur opinion. Qur conclusions are
based on the audit eviderice obtained up to the date of our auditors’ report. However, future events or conditions may cause the Group to
cease to continue as @ going concern.

© Evaluate the overall presentation, structure and content of the consolidated financial statements, including the disclosures, and whether the
consalidated financial statements represent the underlying transactions and events in a manner that achieves fair presentation.

© Obtain sufficient appropriate audit evidence regarding the finandial 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 direction, supervision and perfermance
aof the Group and Company audit. We remain solely responsible for our audit apinion.

We communicate with those charged with governance 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 alse provide those charged with govermance with a statement that we have complied with relevant ethical requirements regarding
independence, and to communicate with themn all relationships and other matters that may reasonably be thought to bear an 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 finandal 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 cammunicated in our report because the adverse consequences of doing so would reasonably be expected to outweigh the public interest
benafits of such currmnunication, '

Use of this report

This report, including the opinions, has been prepared for and only for the Company’s members as a body in accordance with Chapter 3

of Part 16 of the Companies Act 2006 and for no other purpose. We do not, in giving these opinions, accept or assume responsibility for any
other 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 prior
consent in writing,

. OTHER REQUIRED REPORTING

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required to repott to you if, in our opinion:

© we have not obtained all the information and explanations we require for our audit; or

© adequate accounting records have not been kept by the Company, or returns adequalte for our audit have not been received from branches
not visited by us; or

O certain disclosures of directors’ remuneration specified by law are nat 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

Following the recommendation of the Audit Committee, we were appointed by the members on 22 April 2016 to audit the finandial statements
for the year ended 31 December 2016 and subsequent financial periods, The period of toral uninterrupted engagement is six years, covering the
years ended 31 December 20156 to 31 December 2021.

Other matter .
In due course, as required by the Financial Conduct Authority Disclasure Guidance and Transparency Rule 4.1.14R, these financial statements will
form part of the ESEF-prepared annual financial repart filed on the National Storage Mechanisr of the Financial Conduct Autherity in accordance
with the ESEF Regulatory Technical Standard {'ESEF RTS’). This auditors’ report provides no assurance aver whether the annual financial report -

wilt be prepargd using the Wc farmat specified.in the ESEF RTS.

JOHN WATERS (JENIOR STATUTORY AUDITQR)

FOR AND ON BEHALF OF PRICEWATERHOUSECOOPERS LLP
LCHARTERED ACLOUNTANTS AND STATUTORY AUDITORS
LONDON
17 FEBRUARY 2022
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Group Income Statement

For the year ended 31 December 2021

000 2020
Motes £m £m
Revenue . 4 546 432
Costs 5 (140} (104)
: 406 328
Adminislration expenses & (59) (52)
Share of profit from joint ventures afier tax 7 461 236
Realised and unrealised property gain 8 3,669 989
Operating profit 4,477 1,501
Finance income 9 is 50
Finance costs 9 {157) (87)
Profit before tax . 4,355 1,464
Tax 10 (288) 35)
Prafit after tax . - 4,067 1,429
Attributable to equity shareholders 4,060 1,427
Attributable to non-cantralling interests 7 2
Earnings per share [pence) )
Basic 12 339.0 1241
Dijuted 12 3381 123.6
Group Statement of Comprehensive Income
For the year ended 31 December 2021
FLr 3 2020
£m £m
Profit for the year 4,067 1,429
ltems that may be reclassified subsequently to profit or loss
Foreign exchange movement arising on translatien of international operations {188) 12
Fair valug movements an derivatives and borrewings in effective hedge relationships 74 (52}
(g 60
Tax on components of other comprehensive {expensa)fincome - -
Other comprehensive (expense)/income {110) 60
Total comprehensive income for the year 1,957 1,489
Attributable to equity shareholders 3,949 1,487
Attributable 1o non-controlling interests ' ! 8 z
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Balance Sheets
For the year ended 31 December 2021
GROUP COMPANY
2021 2020 2021 2026
Notes £m £m €m £m
Assets ’
Non-current assets
Intangidle assets ’ 9 2 i - -
Tervestient g e lies ’ ' 13 15,492 10,671 - -
QOther interests in propeiy- . 24 16 - -
Property, plant and equipment 22 27 - 1
Investmenis in subsidiaries i - - 9,378 8,816
Investments in joint ventures 7 1,795 1,423 - -
QOther investments 5 2 - ~
Other receivables ’ 14 35 37 - -
Derivative inancial instruments 17 50 63 50 43
17,432 12,241 9,428 8,880
Current assets '
Trading properties i3 45 . 52 - -
Trade and other receivables . : 14 247 70 Fi 8
Drerivative financial instruments 17 .14 15 14 5
Cash and cash equivalents 16 45 29 12 20
351 426 47 43
Total assets 17,783 12,667 9,475 8,923
Liabilities
Non-current liabllities
Barrowings 16 3,406 2,413 2,989 2,400
Deferred tax liabilities 10 . 274 . 87 - -
Trade and cther payables L] 75 10 1,498 1,930
Derivative financial instruments 17 56 i 5 56 5
Tax liabilities 10 19 - - -
3,830 2,615 4,543 4,335
Current liabilities
Trade and ather payables . 15 463 a7z 3 29
Borrewings 16 - i - -
Derivative financial instruments 17 - 5 - 5
Tax liabilities 10 54 3 16 ~
517 384 47 34
Total liabilities : 4,347 2,996 4,590 4,369
Net assets . i 13,436 9,671 4,885 4,554
Equity -
Share capital ’ 19 120 119 120 19
Share premium 20 3,37 3277 3,371 ©o321y
Capital redemption reserve ! 20 114 114 114 14
Own shares held 21 -{1) {1 (n 1]
Other reserves 140 253 225 224
Retained earnings brought forward 5,897 4,703 an 934
Prafit for the year attributable te owners of the parent ' 4,060 1427 506 123
Other movements [265) [233) 271) (236}
Retained eamings 9,692 5,897 1,056 821
Total equity attributable to owners of the parent 13,436 9,659 4,885 4,554
MNan-candrolling interests : - 12 - -
Total equity 13,438 9671 4,885 4,554
MNet assets per ordinary share {pence)
Basic 12 1118 an
Diluted 12 1,115 809

The Financial Statements of SEGRO plc (registered number 167591} on pages 174 to 220 were appraved by the Board of Directors and
authorised for issue on 17 February 2022 and signed on its behalf by:

OJR SLEAT) S DAS
DIRECTOR
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Statements of Changes in Equity

For the year ended 31 December 2021

Attrlbutable to owners of the parent

Other reserves

Share- Transiatlen, Tatal equity
- Ordinary Capltal Qwn based hedging attributable Mon-
share Share redemption shares payments and gther Merger Retained to owners of  cantrofling Tatal
capital premium reserve’ held reserves' reserves’ reserve' eamings the parent Intereses® eguity
Group £m £m £ £m £m £m £m £ £m £m £m
Balance at 1 January 202¢ 19 3,217 114 n 22 62 169 5.897 9,659 12 9,671
Pralit for the year - - - - - - " - K060 4,060 7 4,067
Other comprehensive (expense)/income — — - - - {111) - - (111) 1 {110}
Total comprehensive {expense)/
income for the year - - - - - {111} ~ 4,060 3,949 8 1,957
Transactions with owners of the
Company
Issue of shares - 1 ~ - - - - - 1 - 1
Own shares acquired - - - (3] - - - - ) - (3}
Equity-settled share-based transactions - - - 3 ) - - [ T - 7
Dividends 1 93 ~ - - - -~ 21 (176) ) (80)
Movement in non-controlling interest? - - - - - - - {1 {1 (16) (17}
Total transaction with owners of the
Company 1 9a - - {2) - -~ (265) {172} {20} {192)
Balance at 31 December 2021 120 3,3n 114 (1) 20 {%9) 169 9,692 13,436 - 13,436
1 See Note 20. ' .
2 Non-controlfing fnerests at 3§ December 2021 felale 1o Vailag S.ri. During the vear the non-controfling intereses held in Sofbus Patrimoine 54 were acquired by the Group.
For the year ended 31 December 2020
) Attributable to owners of the parent
Other ceserves
Share- Transiation, Tatal equity
Ordinary Capital Own based hedging attributable Non-
" share Share redemptlon shares payments and gther 'Merger Retained toownersof cantralling Total
capital premium reserve! held reserves' reserves' reserve' earnings the parent interests? equlty
Group £m £m £m £m £m £m £m £m £m £m £m
Balance at 1 January 2020 109 2,554 114 {3) 29 2 169 4,703 7.677 - 7677
Profit far the year - - - - - - - 1,427 1.427 2 1,429
Other camprehensive income - - - - - 60 - - 60 - &0
Total comprehensive income for the .
year - - - - - &0 - 1,427 1,487 2 1,489
Transactions with owners of the
Company
Issye of shares g 663 - - - - - - &72 - 672
Own shares acquired - - - [¥)] - - - - 2 - 2)
Enuity-settled share-based transactions - - -~ 4 4] - - 9 [ - 6
Dividends 1 60 - - - - - (240) (179 - (179}
Movement in nen-controlling interest? - - - - - - - (2} {2) 10 B
Total transaction with owners of the
Company 10 723 - 2 {7 - - (233) 495 10 505
Balance at 31 December 2020 119 3,277 114 {1} 22 62 169 9,659 12 9.671

1 See Note 20.

5,897

2 Non-cantraifing interests refate (o Vaitog 5.1.0 and Sefibus Patrimoine SA. During the year non-contrafiing intgrests af €12 milfion were recagrised upan the equisition of Safitius Patrimoing 5A.
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Share- | Translatlan, Total equity
Ordinary Capltal Own based hedging attributable
share Share redemption shares payments . and other Merger Retained to equity
capltal premium reserve' held veserves reserves reserve’ earnings shareholders
Company £m £m €m £m £m £m £m £m £m
Balance at 1 January 2021 19 3,277 1na (1) 8 47 169 an 4,554
Profit for the year - - - - - - - 506 505
Other comprehensive income - - - - - - - - -
Total comprehensive income for the year - - - - - - - 506 5068
Transactions with owners of the Company - - - - - - - - -
Issue of shares - 1 - - - - - - 1
Own shares acquired - - - {3) - - - - (3}
Equity-settled share-based transactions - - - 3 1 - - n 3
Dividends 1 93 - - - - - {270) (176),
Total transaction with owners of the Company 1 94 - - 1 - - {271) (175}
Balance at 31 December 2021 120 3,371 113 {1} g 47 16% 1,056 4,885
1 See Note 20.
For the year ended 31 December 2020
Other reserves
Share- Translation, Total equity
Ordinary Capital Own bazed hedging attributable
share Share redemptl shares pay and other Merger Retalned to equity
capital premlum 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 3934
Profit for the year - - - - - - - 123 123
Other comprehensive income - - - - - - - - -
Total comprehensive income for the year - - - - - - - 123 121
Transactians with owners of the Company
Issue of shares 9 663 - - - - - - &72
Own shares acquired - - - (2} - - - - (2)
Equity-settled share-based transactions - - - 4 {2) - - 4 6
Dividends 1 60 - - - - - (240) (i79)
Total transaction with owners of the Company 10 723 - 2 [2) - - {238} 497
Balance at 31 December 2020 119 3,277 114 (1} 8 47 169 an 4,554

1 SeeNote 20,
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Cash Flow Statements

For the year ended 31 December 2021

GROUP COMPANY
2on 2020 2021 2020
Notes £m £m £m £m
Cash flows from operating activities 26(i) 347 233 (20) {14)
Interest received 48 42 118 140
Dividends received 33 34 1,230 174
Interest paid {100} (94) 9N {91)
Cast of new interest rate derivatives transacted - 2 - (12)
Proceeds fram early close out of interest rate derivatives - 12 - 12
Cost of early clase out of debt - (1) - (1
Tax paid (17) (s) - -
Net cash received from operating activities 3n 199 1,231 198
Cash flows fram investing activities
Purchase and development of investnent properties' {1,706) {1,216) - -
Sale of investment propertles 491 159 - -
Acquisition of other interest in propecty 8) (4) - -
Purchase of plant and equipment and iftangibles " (5) - -
Acquisition of other investments . (4) - - -
Investment in subsidiary undertakings - - (83) (59)
Loan advances paid to subsidiary undertakings - - {1,689) (1,045)
Investment and loans to joint ventures (74) (40) - -
Divestment and repayment of loans fram joint ventures 35 - - -
Met cash used in investing activities {1,273) (1,106} (1,772) {1,104)
Cash flows from financing activities
Dividends paid2 (180} {179) (176} (179}
Proceeds from borrowings 1,214 551 799 551
Repayment of borrowings {140) (122) {128) {122)
Principal element of lease payments (2) @) - -
Settlemert of foreign exchange derivatives 40 {55) 40 {55)
Purchase ol nen-contralling interest (12) . - - -
Proceeds from issue of ordinary shares 1 672 1 672
Purchase of ordinary shares (3) ] “13) {2
Net cash generated from Anancing activities 918 863 533 865
Net decrease in cash and cash equivatents (ag) (44) {8) (41)
Cash and cash equivalents at the beginning of the year 89 133 20 “61
Effect of foreign exchange rate changes - — -~ —
Cash and cash equivalents at the end of the year 16 45 3% 12 20

Group cash payment for the purchase and development ol investment properties af £1,706 million (2020: £1,216 million} represents total costs lor property acquisitions and agditions to
existing investment properties per Mote 13(} of £1,878 million {2020: £1,329 rnillion) adjusted for the fellowing cash and non-cash mavements: deducts interest capitalised of £9 million
{2020: £7 milion); deducts net movement in capital accruals and prepayments of €23 million (2020: £30 million); deducts other non-cash movements of £+40 mitlfon {2020: £76 million}
from asset Swaps in 2021, in 2020 athef non-cash movements were Mainly far wansfers from other interasts in properties and invesiments and he acquisition of Sofibus Patrimaine SA.

2 Group dividends paid in 2621 of £180 milllon (2020: £179 millian) includes £176 million (2020: £179 millien) paid te erdinary shareholders and £4 million (2020: £ni) paid to
non-controlling interest
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Notes to the Financial Statements

For the year ended 31 December 2021

1. SIGNIFICANT ACCOUNTING POLICIES

General information
SEGRO pic (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 put in the Strategic
Report on pages 22 to 23.

These Financiat Statements are presented in pounds sterling to the nearest million because that is the currency of the primary economic
enwironment in which the Group operates and is the functional currency of the Company. In prior periods the Financial Statements were
presented in miflions to one decimal place, as a result the comparative figures for the year ended 31 December 2020 have been represented
to the nearest million.

Basis of preparation

The Financial Statements have been prepared in accordance with UK-adepted International Accounting Standards (|AS) and the requirements
of the Companies Act 2006 as applicable to companies reporting under those standards and International Financial Reporting Standards
{IFRS) adopted pursuant to Regulation (EC) No 1606/2002 a5 it applies in the European Union. On 31 December 2020 EU-adopted JFRS was
brought inte UK law and became UK-adopted International Accounting Standards, with future changes to IFRS being subject to endorsement
by the UK Endorsement Board. The consolidated financial statements transitioned to UK-adopted international 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 comply with International Reporting Standards
as adapted by the EU. In addition, the Group has also disclosed additional measures relating to the Best Practice Recommendations Guidelines
issued by the European Public Real Estate Association (EPRA} as appropriate, as discussed further in Note 2 and Note 12.

The Financial Statements have been prepared on a going concern basis. As discussed in the Financial Review on pages 69 and 70, the Directors
have a reasonable expectation that the Cornpany and Group have adequate resources.to continue in operational existence for a period of

at least 12 months from the date of approval of the Financial Staternents. At 31 December 2027 the Group hefd cash and available facilities

of £893 million lang-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 tesied 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 exemption offered by section 408 of the Companies Act 2006 not to present a separate income
statement and statement of comprehensive 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 all periods presented in these Group
Financial Statements.

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 commencing 1 January 2021:

O tnterest Rate Benchmark Reform — Phase 2 {Amendments to IFRS 9, IAS 39, IFRS 7, IFRS 4 and IFRS 18) .
© Amendment ta 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 expected to significantly affect the current or
future periads.

New standards and amentdments not yet adopted
Certain new accounting standards and amendments are effective for annual pericds beginning after 1 January 2021, and have nat been applied
in preparing these Financial Statements:

o Amendments o |AS 1, ‘Presentation of financial statements’, on dassification of liabilities

o Amendments to |AS 8, ‘Accounting palicies, Changes in Accounting Estimates and Errors’, definition of accounting estimates
© Amendments ta [AS 1, ‘Presentation of Financial Statements’, disclosure of accounting policies

© Annual Improvement to IFRS Standards 2018-2020

© Amendments to IFRS 3, "Business Combinations’, IAS 16, "Property, Plant and Equipment’ and IAS 37, ‘Provisions, Contingent Liabilities and
Contingent Assets’

Q Amendments to IAS 12 ~ Deferred taxes related to assets and liabilities arising 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 cansolidated Financial Statements 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 Financdial Statements
continued '
For the year ended 31 December 2021

1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Subsidiaries

Subsidiaries are entities controlled by the Group. The Group controls an entity when it is exposed to, or has rights to, variable returns from its
invalvement 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 potential voting rights. The acquisition date is the date on which control is transferred to the acquirer. The Financial Statements
of subsidiaries are included in the consalidated Financial Statements from the dale that control commences until the date that control ceases.
Losses applicable to the non-controlling iinterests in a subsidiary are allocated to the non-controlling interests even if doing so causes the

nan-controlling 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 IFRS 9 and impairment of investments is calculated in accordance with 1AS 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 jaint 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 transactions, are eliminated. Unreaiised 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 s 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 vaiues of assets given, lizbilities incurred or assumed, and equity instruments issued by the Group in exchange for control of the acauiree.
Acquisition related costs are recognised in the Income Statement as incurred. The acquiree’s identifiable assets, liabilities and contingent hiabilities
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 Qperations,
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 acquire’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-controlling interest shareholders in the acquiree is initially measured at their proportion of the net fair value of the assets,
liabilities and contingent liabilities recognised.

When the consideration transferred by the Group in a business cambination includes a contingent consideration arrangement, the contingent
consideratian is measured at its acquisition-date fair value. Changes in fair value of the contingent consideration that qualify as measurement
period adjustments are adjusted retrospectively. with correspanding adjustments against goodwill. Measurement period adjustments are
adjustments that arise from additional information obtained during the ‘measurement period’ (which cannot exceed one year fromt the acquisition
date) about facts and circumstances that existed at the acquisition date.

Contingent consideration that is classified a5 an asset or a liability is re-measured at subsaquent reporting dates in accordance with IFRS 9,
as appropriate, with the corresponding gain or loss being recognised in the Income Statement.

If the business cornbination is achieved in stages, the acquisition date carrying value of the acquirer's previcusly held equity interest in the
acquiree is remeasured to fair value at the acquisition date. Any gains or losses arising from such remeasurement are recognised in the income
Statement within realised and unrealised property gain. The same treatment is applied for acquisitions of a subsidiary achieved in stages that meet
the [FRS 3 concentration test to be treatad 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 transactions do not
give rise to goodwill, generally no deferred tax is recognised on initial temporary differences and transaction costs are capitalised. The Group has
elected to initially measure the interest of non-controlling interest 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
transacticn date. Foreign exchange gains and losses resulting from settling these, or from retranslating monetary assets and liabilities held in
foreign currencies, are booked in the income 5Statement. The excepticn is for foreign currency loans and derivatives that hedge investmenis in
foreign subsidiaries, where exchange differences are booked in equity until the investment is realised.

Consolidation of foreign entities

Assets and liabilities of foreign entities are trenslated into sterling at exchange rates ruling at the Balance Sheet date. Their income, expenses
and cash flows are translated at the average rate for the period or at spot rate for significant items. Resultant exchange differences are baoked
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 December 202C: £1 = €1.12). Incorne 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 avaiiable for rent, and deveiopment properties that are under
development or available for development. Investment properties cornprise freehold and leasehold properties and are first measured at cost
(including 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. (f a valuation obtained for a property held under a lease
is net of all payments expected 1o be ade, 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 Staternenl.

As the Group uses the fair value model, as per 1AS 40 ‘Investment 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 probable.

Investment properties are transferred to trading properties when there is a change in use and the property ceases to meet the defnmon of
investrnent property.

Other interests in property
Other interests in property include the cost and related fees in respect of land options, 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 reasured at cost, and then revalued to fair value. Gains and losses arising from vatuation are recognised in the
Income Statement within realised and unrealised praperty gain.

Trading properties
These are properties being developed for sale or 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 investmen: properties when there is a change in use usually evidenced by the commencement of an
operating lease to another party, together with the intention to hold the property to generate rent, or for capitat 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 transferred (o the buyer.
Generally, this would eccur on completion of the contract. Any gains or 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 foss in the period in which the property is derecognised. Gains or losses on disposal

of investment praperties 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 involves the exercise of judgement about whether the
Group obtains substantially all the econornic 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 commencermnent date of the lease.

Lease liabilities include the present value of payments which generally include fixed payments and variable payments that depend on an index
{such as an inflation index). When the lease contains an extension or purchase option that the Group considers reasonably certain to be exercised,
the cost of the option is included in the lease payments.

Each lease payment is alfocated between the liability and finance cost. The fease payments are discounted using the interest rate implicit in the lease
if that rate can be readily determined or if not, the incremental horrowing rate is used. The finance cost is charged to profit or loss over the lease
period so as to produce a constant rate of interest on the remaining balance of the liability for each period.

Cash payments relating to the principal portion of the lease liabilities are presented as cash Rows from financing activities and cash payments for
the interest portion are presented as cash flows from operating activities.

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 zny incentives received.

The ROU asset {other than the ROL assets that relate to land or property that meets the definition of investment properly under IAS 40) is
depreciated over the shorter of the laase term or the useful life of the underlying asset. The ROU asset is subiject to testing for impairment if there is
an indicator of impairment. ROU assets are incduded 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 relates to land ar praperty that meets the definition of investment property under IAS 40, after inllial recegnition the ROU
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 1o the Income Statement. The ROU assets are included in the heading investment properties, and the lease fiability
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 months, or for low
value leases. The payments for such leases are recognised in the Income Staternent on a straight-line basis over the lease term.

Revenue
Revenue includes gross rental income, joint venture management and perfarmance fee incorme, income from service charges and other

recoveries from tenants and proceeds from the sale of trading properties.
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1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Rental income

Rental income from properties let as operating leases is recognised on a straight-line basis over the lease term. Lease incentives and initial costs to
arrange leases are capitalised, then amortised an 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 nat part of the original terms and conditicns, which might arise as a result of
lease cancessions, are accounted as a lease modification. Lease madifications are accounted for as 2 new lease from the effective date of the
modification, cansidering any prepaid or accrued lease payments refating 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 relation to service charges, directly recoverable expenditure and management fees. Revenue from praviding 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 generaliy
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 management and perfarmance fees are recognised as income in the per!ad ta which they relate. Managemen! 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 proportion 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 probable there will not be 2 significant future reversat and the fee can be rekiably estimated.

Sale of trading properties
Proceeds from the sale of trading properties are recognised at the point in fime at which control of the praperty has been transferred to the
purchaser. Therefore, revenue is recognised at a point in time and generally occurs on completion of the contract.

Property, plant and equipment
Piant and equipment are stated at historic cost less accumulated depreciation, Cost includes purchase price and any directly attributable costs.

Deprediation is recognised so as o write off the cost or valuation of assets (other than investment properties) less their residual values, using the
straight-line 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 reparting period, with the effect of any
changes in estimate accounted for on a prospeclive basis.

Property relates to the ROU assel recagnised for office leases entered into by the Graup. The ROU asset is initially measured based an the
present value of lease payrments, 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 to initial recognition, borrowings are stated at
amortised cost with any ditlerence between the amount initially recognised and the redemption value being recognised in the Income Staterment
aver 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. lnterest 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 finandal 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 them for trading. They are recarded, and subsequently revalued, at fair value, with
revaluation gains or losses being immediately taken to the income Statement {fzir value through profit or loss ‘'FVPL). The exception is for
derivatives qualifying as hedges, when the treatment of the gain/loss depends upon the itern being hedged, and may go to other comprehensive
income within the Statement of Comprehensive Income (fair value through other comprehensive income ‘FVOCT).

Derivatives with & 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 initially 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 to 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. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Pensions - Defined benefit scheme

The Scheme's assets are measured at fair value, their obligations are calculated at discounted present valye, 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 losses are recagnised in other
comprehensive income within the Statement of Comprehensive Income. During 2021 the pension buy-out process was competed which discharged
the Schemme and the Group of the labilities for members as detailed further in Note 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 over the vesting period in the Income Statement, based on estimates of the shares or options that will eventually vest. Charges are
reversed if it appears that non-market-based performance conditions will not be met.

The fair value excludes the effect of non-market-based vesting conditiens.

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 criginal 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
Crdinary 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 prermium.

Shares held by Ocorian Limited and Equiniti Limited to satisfy various Group share schemes are disclosed as own shares held and deducted from
contributed equity.

Income tax

Income tax on the profit for the year comprises current and deferred tax. Current tax is the tax payable on the taxable income for the year and
any adjustment in respect of previous years. Current tax is calculated on the basic 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 amounits 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 reparting date and are expected to apply when the asset is realised or the liability is settled.

No provision is made for temporary 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 foreseeable future.

Deferred tax assets are recognised 1o 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 ang assumptions abour the
carrying amount of assets and liabilities that are not readily apparent from other sources. The estimates and associated assumptions are based
on historical experience and other factors that are considered to be relevant. Actual results may differ from these estimates. The estimates and
underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are recognised in the periad in which the estimate
is revised if the revision affects only that period, or in the period of the revisions and future periods if the revision affects both current and
future periods. :

Significant areas of estimatian 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 vaiuer to
perform the valuation. Information about the valuation technigues and inputs used in determining the fair value of the property portfolio is
disclesed in Note 27 property valuation techniques and related guantitative information.

Perfermance fee

As detailed further in Note 7, performance fees are payable from the SELP joint venture to SEGRQ. The fee is based on the joint venture's
performance over the 10 year perforrmance period since inception and-payable subject to meeting certain criteria and hurdle rates at the end
of the period. Performance fee income is recagnised 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 hurdie 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 movements and assumptions in property valuations over
the remaining performance period. As detailed above, property valuations is an area of significant estimation uncertainty.
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1. SIGNIFICANT ACCOUNTING POLICIES CONTINUED

Determining whether it 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 December 2021 to the end of the
performance period.

The corresponding performance fee expense recognised by SELP is a significant estirate far the same reasons as detailed above. The SELP
performance fee expense is accounted for under the equity method within share of profit fram joint ventures after tax.

Significant areas of judgements in applylng the Group's accournting policies

Accounting for significant praperty transactions

Property transactions are complex in nature, Management considers each material transaction separately, with an assessment carried out to
determine the most appropriate 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 assets and revenue recognition.
In making its judgement over the cut-off for property transactions, management 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 judgerment on whether the acquisition of property through the purchase of a corporate vehicle represents an asset acquisition or
business combinatior, management considers whether the integrated set of assets and activities acquired contain both inputs and processes along
with the ability to create outputs. Management also applies the aptional ‘concentration test’ allowed under IFRS 3. When applying the optionat test,
management considers if substantially all 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 single 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 RET and French SHC status, To conlinue to benefit from these tax regimes, the Group is required te comply
with certain conditions as outlined in Mote 10. Management intends that the Group should continue as a UK RE!T and a French SIC for the
foreseeable future.

Uncertain tax positions

The Group 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 3 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 withhelding tax in France and is discussed further in Note 10.

2. ADJUSTED PROFIT

Adjusted prafit is a non-GAAP measure and is the Group’s measure of underlying profit, which is used by the Board and senior management to
measure and monitor the Group's income performance.

It is based on the Best Practices Recommendations Guidelines of European Public Real Estate Association (EPRA), which calculate profit exciuding
investment 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-off items, are also exduded. Reler to the Supplementary
Notes for all EPRA adiustments.

The Directors may also exclude from the EPRA profit measure additional items (gains and losses) which are considered by them to be
non-recurring. unusual or significant by virtue of size and nature. No non-EPRA adjustments to underlying profit were made in the current

or priar period.
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2. ADJUSTED PROFIT CONTINUED
2021 2020
Notes £m £m
Gross rental income . 4 . 447 393
Property operating expenses 5 {100) (88)
MNct rental income ) 347 305
Joint venture fee income 4 52 22
Administration expenses . 6 {59) 52)
Share of joint ventures' Adjusted profit after tax' ' 7 56 61
Adjusted operating profit before interest and tax 396 336
Net finance ¢osts {including adjustments) 9 {a0) (40)
Adjusted prafit before tax i 356 296
Adjustments to reconcile to IFRS:
Adjustments ta the share of profit fram [oint ventures after tax' 7 405 175
Realised and unrealised property gain 8 3,669 989
Profit on sale of trading properties . ’ 13 7 1
Cost of early close out of debt 9 - (1)
Net fair value (foss)/gain on inlerest rate swaps and other derivatives 9 (82) 14
Total adjustments 31,999 1,168
Profit before tax 4,355 1,464
Yax
On Adijusted profit 10 {8) )}
In respect of adjustments 10 (280) {31}
Total tax adjusiments (288} (35)
Prafit aFter tax before non-camrolling interests 4,067 1,429

MNon-controlling interesis:
Less: share of adjusted profit attributable to non-controlling interests - -

share of adjustments attributable to non-contralling interests {7} 2
Profit after tax and non-controlling interests 4,060 1,427
Of which: .
Adjusted profit after tax and non-controlfing interssts ' 348 292
Total adjustments after tax and non-controlling interests 3,712 1,135
Profit attributable 10 equity shareholders 4,060 1,427

1 A detailed breakdown of the adjustments tg the share of profit from jaint vensures Is Included in Note 7.

3. SEGMENTAL ANALYSIS

The Group’s reportable segments are the geographical Business Units: Greater London, Thames Valley, National Logistics, Morthern Europe
{principally Germany), Southern Europe (principally France and Italy} and Central Europe (principally Poland), which are managed and reported
to the Board as separate distinct Business Units.

Share of Jalnt

Grass Net wenturcs” Tatal directly  Iavestments
rental rental Ad|usted Adjusted pwned property in fnint Capltal
Income Inceme profit PHIT2 assats ventures expenditure!
31 Dacember 2021 £m £m £m £m £m £m £m
Thames Valley 88 81 - 79 3,102 - 454
National Logistics krd 34 - 34 1,717 - 213
Greater London 182 164 - 161 7.325 8 &78
Morthern Europe 3 19 26 52 928 o1 93
Southern Europe 99 £1: a5 100 1,285 1178 443
Central Europe 10 4 22 n 180 . 559 22
Other - (13) @n sy - @61) ?

Tetal . 447 a7 ' 56 396 15,537 1,795 1,910
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3. SEGMENTAL ANALYSIS CONTINUED

Share of jeint Total direcily
Gross Net veniures owned Invesiments
rental renlal Adjusted Adjusted property In jaint Capital
intome income profit Paim assels ventures expenditure!
31 Decermber 2020 £m £m £m £m £m £m £m
Tharnes Valley . 84 78 - 76 1,997 - 57
National Logistics 34 34 - 33 1,223 1 267
Greater Landon 160 140 - 138 4.867 - 454
Nernnern Europe 29 18 25 48 632 802 2%
Southern Europe 75 44 30 79 1,803 214 566
Central Europe 1 4 22 30 151 496 4
Other - 13y (i6)' (68) - {791y S
Total . . 393 305 61 336 10,723 1,423 1,382

‘Other’ categary includes the corporate ¢entre, SELP holding companies and costs relaling o the operational business which ara not spedifically altocated (o a geographical Businass Unlt.

Addiionally, in 2021 the impact ol the SELP perfarmance fee {detailed in Nate 7) en Share of jaint ventures Adjusted profit {bring the perfermance fce expense recagnised by SELP of

£13 million) and Adjusted FBIT (being the rel profit impact 10 the Group of €13 miliion) is shown within Other.
A reconcifiation of 1otal Adjusted PBIT to the IFRS prafit belore tax is provided in Nate 2.

n

w

Capital expenditure includes acditi and agquisitis of f 't and trading properties but does not include tenant incentives, ietting fees and rental guarantees. Part of the capilal

expendiure incurred is in response to climate change including the reduction ef the carbon fostprint of the Group's existing investment properties and developmenis. The environmental
sustainability within the Graug's property portiolio Is discussed in more detail on pages 54 1o 55 and 58 to 59. The “‘Other’ category Includes non-property rélated spend, primarily T,

includes the bonds held by SELF Finance 5.4 rl, a Luxembourg entity,

S

Revenues from the most significant countries within the Group were: UK £374 million (2050: £278 million), France £71 million
(2020: £56 million), Italy €35 million (2020: £39 million), Germany £38 million (2020: £34 million) and Poland €15 million (2020: £15 million).

4. REVENUE
2021 2020
£m £m
Rental income from investment and irading properties 8 336
Rent averaging 13 18
Service charge income” 42 35
Management fees” 3 3
Surrender premiums and dividend' income fram property related investments 3 1
Gross rental income’ 447 393
Joint venture fee income — management fees* 26 22
— performance fees* 6 -
Joint venture fee income 52 22
Proceeds fraom sale of trading properties” 47 17
Total revenue 546 432
* The above incame streams reflect revenue recognition under IFRS 15 ‘Revenue lrom Coniracis with Customers’ and tota! £844 million {2020: £77 million),
1 Net rental income of £347 million (2020: €305 miliion) is calculated as grass renlal income of £447 million (2020: €393 millon) Jess total property opérating expensas of £109 milion
(2020: €88 million) shown in Note 5.
5. COSTS
2021 %20
£m £m
Vacant property costs 5 3
Letting. marketing, legal and professional fees 1 10
Loss allowance and impairment of receivables’ . - 4
Service charge expense 42 35
Qther expenses 12 ki
Property manzgement expenses 70 a1
Property administration expenses?® 9 18
Costs capitafised? {9} ©
Total property aperating expenses 100 a8
Trading properties cost of sales 40 16
Total costs 140 104

1 See Note 17{vi) Credit risk management for further details on l$s allewance and impairment of receivables.

1 Property i i inantty celate ta the emplayee wtalf costs of pertannel directty & in

3 Costs capitalised primarity selate 1o intemal employee siali costs directly involved In developing the property portfolio.
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6. ADMINISTRATION EXPENSES
6{i) — Total administration expenses
201 2020
£m £t
Directors' remuneration 9 8
Depreciation and amortisation . 5 4
Other administration expenses 45 40
59 52

Total administration expensas

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 2620
£m £m
Audit services:
Parent company 0.8 0.7
Subsidiary undertakings 0.3 0.3
Total audit fees 11 1.0
Audit related assurance services 0.1 0.1
Audit and audited retated assurance services 1.2 1.1
Other fees:
Other 0.1 -
Total other fees 0.1 -
1.3 1.1

Total fees in relation to 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 mifion). 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 form part of the SEGRO Group audit fees detailed in the table above nor are they included i in the ratio of
audit to nen-audit fees detailed on page 134 on the Audit Committée Report.

6(iil) ~ Staff costs
The table below presents staff costs of the Group (mdudmg Directors) which are recognised in both property operating expenses and
administration expensés in the Income Staterment.

201 2020

£m £m

Wages and salaries 45 4at
Social security costs 5
Pengion costs 2 2
Share scheme costs 13 10
Termination benefits - 1
Total &6 59
Average nrumber of Group employees 372 350
- Direct property 2319 221
133 129

- Indirect property and administration

Disclosures required by the Companies Act 2006 on Directors’ remuneration, including salaries, share options, pension contributions and pension
entitlement and those specified by the Listing Rules of the Financial Conducx Authority are included on pages 136 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() ~ Profit from joint ventures after tax

The table below presents 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 European Logistics Partnership (SELP) is incorporated in Luxembourg and owns logistics property assets
in Continental Europe. The Group halds 50 per cent of the share capital and vating rights in the material joint ventures.

At 100% Al 100% At 50% Al 50%
SELP Other 2021 2020 o 2020
£m £m £m £m £m £m
Revenue' 270 - 270 249 “13s 125
Grass rental income ) 270 - 270 242 135 . 121
Property operating expenses: )
- underlying properiy opevating expenses (12) - (12) (11) 6) . (5}
~ vacant property costs (2) - 2) (3} {1) ()
- property management fees? {22) - (22) (20) {11) {Ha
- servige charge expense (56) - {56) (48) 8 (24)
- performance fees? (26) — - (26) - (13) - !
MNet rental income ) 152 - 152 160 T6 B0
Administration expenses {3} .- 3) . 3) (2) )
Finance costs (26) - (26} {25) 13) {12)
Adjusted profit before tax 123 - - 123 132 61 (1
Tax . (11} - {t1) (10) {5) (5)
Adjusted profit after tax . 112 - 12 122 56 61
Adjustments:
Prafit an sale of investment prapertias 19 - 19 2 10 1
Valuation surplus/(deficit) on invesiment properties 975 1 974 424 487 212
Other invesiment income - - - 5 - 3
Tax in respect of adjustments {183} - (183) {81} . {92) ' (41)
Total adjustments A n BTO 350 305 175
Prafit/(loss) after tax i 923 {1} 922 472 461 236
QOther comprehensive income - - - - - -
Total comprehensive income/(expense) for the year 923 (1) 922 472 461 236

Total revenue at 1003 af £270 miliion (2020; £249 milllon) includes: Gross rental tncome £270 million (2020: £242 milllon) and proceeds.{rom sale of irading properties £nil (2020: £7 million),
Proceeds fram sale of irading properties is presented nat of cost of sale and shown within adjustments in the table above. Prafit on sale of rrading properties was £nil in 2021 and 2020.

Praperty management lecs paid te SEGRO.

Performance lees recognised by SEGRO.

w o

Trading properties held by joint ventures were externally valued resulting in no increase in provision (2020: £nil). Based on the fair value at
31 December 2021, the Group’s share of joint ventures’ trading property portfolio has unrecognised surplus of £nil (2020: £nil). There was no
other compretiensive income included in the Group Statement of Camprehensive lncome (2020: €nill.

SELP is a 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 sharehglder. In addition, SELP has to meet certain conditions such
as ensuring the property rental business of each French subsidiary represents maore than 60 per cent of its assets. Any potential or proposed
changes to the SPPICAYV legistation 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% At 100% At 50% AL 50%
SELP Other 2021 2020 2021 2020
£m £m £m £m £m €m
Ilnvestment properties’ 5,804 14 | 5,818 4,695 2909 2,348
Total non-current assote SR04 14 . 5.818 4,695 2,909 2,348
Other receivables 75 3 ., 78 115 39 Ly
Cash ang cash equivalents . 43 - 43 48 . 22 24
Total current assets 18 3 121 163 61 81
Tatal assets . 5,922 17 5,939 4,858 2,970 2,429
Borrowings? (1,723} - (1,723) (1,574} {862) (ra7]
Delerred fax (504) - {504} (346} {252) - (173)
Total non-current [iabilities (2,227 - {2,227) (1,920} {1,114) {9560)
Other fiabilities ’ {122} = {122) {92} (61) (46}
Total current liabilities {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 Investment properties held by SELP include assats held for sale of £97 million (3t 1009b) at 31 December 2021 (2020: £nil). .

2 The external boerrowings of the foint ventures are non-recourse to the Group. At 31 December 2021, the [air value of £1,723 million (2020: £1,574 millian) of borrowings was £1,766 million
(2020: £1,651 millian). This resulls in 3 [air value adjusiment decrease in EPRA NDV of £43 milllon (2020: £77 million decrease), at share £22 million {2020: £38 milffon), see Table $ of the
Supplementary Motes.

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 SEGRO based on SELP's internat rate of return {IRR’) subject to certain hurdle
rates, The first IRR calculation was conducted in QOctaber 2018, the fifth anniversary of the inception of SELP, and a paymerit of €59 million

{£52 million) was made to SEGRO, of which 50 per cent was subject to clawback based on performance aver 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 calculation to
determine whether the hurdle rates will be met when the performance period ends in October 2023 is currenily an estimation and sensitive to
movements and assurmptions in property valuations over the remaining performance period.

In 2018 SEGRO recognised a perfarmance fee of £26 million in its Income Statement (representing the 50 per cent of the performance fee
paid in 2018 not subject to clawback) and relates to the five-year performance perfod to October 2018 {an equivalent performance fee expense
of £26 million (£i3 million at share} was recognised within the share of profit fram joint ventures).

In 2021 SEGRO has recognised a performance fee of £26 million (€29 millien} 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 probable 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 annum) between 31 December 2021 and the end of the performance periad in 2023.
If property values fall by aver 19 per cent {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 perfermance fee recognised.

When consolidating the SELP Group financial statements into the SEGRO Group, an equivatent performance fee expense of £26 million

{£13 million at share) has been recagnised within the share of profit from joint ventures and reflected in table 7{) zbove.

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
SEGRQO 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 movemnents, to the end of the performance
period in October 2023. The cument estimates of the IRR is based on property values as at 31 December 2021: a 10 per cent decrease in
property values would result in @ €160 million decrease in the estimated fee and 3 10 per cent increase in property values wauld result in 3
€160 million increase in the estimated fee. If property values decreased by 17 per cent no additional performance fee would be due. A further
performance fee above the £26 million recorded during the year has not been recognised 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 JIOINT VENTURES AND SUBSIDIARIES CONTINUED
7(iii} — Investments by the Group

2021 2020
£m £m

Cost or valuation at t January 1,423 1,122
Exchange movement 7 (95) 62
Additions . 8 -
Nel investments! 31 40
Disposals ' ’ - 3}
Dividends received? (33) {33}
Share of profit after tax ) ) 461 236
Cost or valuation at 31 December 1,795 1,423
1 Net investments represent the net movement of capital injections, loans and divestments with joint venlures during the period.
2 Dividends received from SELP of £32 million (2020: £34 million) and other joint ventures of £1 millior (2020: £nil).
7(iv) — Investments by the Company

2021 2020

£m om

Cost or valuation of subsidiaries at 1 January 8,816 7517 |
Exchange movement {67) 47
Adgitions' 2,840 5¢
Loan movement! - {1,501) 1,226
Increase in provision for investments in and loans 10 subsidiaries? (710) {33)
Cost or valuation at 31 December 9,378 8,8f6

During 2021, £2,757 milicn af nan-curcent loans were recapltallsed and convenied into equity. This is reflected within additions and a reduction in loan movemant in'the table above.

ta 2021 a capital reduction process was carried out for 3 number of subsidiaries. The capltal reduction Increased the distributable reserves of the subsidiaries resulting in dividends being paid 1o
the Company. The payment of Lhe dividend reduced the net assets and the recoverable amount of the subsidiaries riggering a £730 million impairment of investments held by the Company.
There were ather net impairment reversals of £20 million in the year, mainly due ie the valuation uplift of lnvesiment properties held by the subsidiaries, resulting in an increase to net asse; value,

~

Included in cost or valuation of subsiciiaries 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 loans under IFRS 9 the ability of each subsidiary to repay the loan at the reporting date
if demanded by the Company is assessed. Far 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 inputs used in determining their fair value are shown in Note 27. Therefore, the net asset value of the subsidiary is considered to be a reasonable
approximation of the available assets that could be realised to recover the loan balance and the requirement 1 recegnise expected credit losses.

The requirement for impairment of investments under IAS 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 an sale of investment properties 53 5
Valuation surplus on investment propertiest - 1,617 9n
Increase in provision for impairment al trading properties Q) -
In¢rease im provision far impairment of ather interests in property - i
Valuation surplus on other investments ‘ - 14
Total realised and unrealised property gain . . 3,669 989

1 Includes £3,618 million valualion surplus on investment propertias (2020: £972 million) less £1 million valuation loss on head lease ROU asset (2020: £1 million).

Total valuatian surplus on investment and trading properties total £4,103 million {2020: £1,183 million). This comprises £3,617 million surplus
from investment properties {2020; £971 million), €1 million impairment from trading properties (202Q: £nil} and £487 million surplus from
joint ventures at share (2020: £212 million).

Details of profit on sale of trading properties are given in Nate 13(ii).
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201 2020
Finance income £m £m
Interest received on bank deposits and related derivalives 24 27
Fair value gain on interest rate swaps and other derivatives 11 23
Total inance income 35 50

2o 2020
Flnance costs £m £m
Interest on overdralts, 10ans and related deriv-ari-\gm 67} {58)
Cost of early close out of debt - {nj
Amortisation of issue costs (3) &)
Interest on lease liahilities (3) (3)
Total barrowing costs {73) {85)
Less amaunts capitalised on the developmeat of properties 9 7
Net barrowing costs (64) (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 exctudes net fair value gains and

losses on interest rate swaps and other derivatives of £82 million toss {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 Note 17 within the foreign exchange and cusrrency swap contracts section.

10. TAX
10(i) — Tax on profit
2021 2020
£m £m
Tax:
On Adjusted profit (8} “
In respect of sdjustments:
~ French withholding tax {145) -
- SIC entry charge {38) -
— Olher (primarily in respect of property valuation movements) (97) (31)
Total tax in respect of adjustments (280) (31)
Total tax charge (288) 35
Current tax
United Kingdom
Current tax cradit 4 1
Total UK current tax credit 4 ¥
Overseas
Current tax charge (a0) @
Adjustments in respect of earlier years - 4
French withholding tax {16} -
SIIC entry charge {3B) -
Total 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 property disposals in the year 2 5
On valuation maverments {173) (39}
Total deferred tax In respect of investment properties (183) 37
Orher deferred tax k' 5
Total deferred tax charge {198) {32)
Total tax charge on profit on ordinary activities (288) (35)
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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 LK corporation tax. The differences are:

1021 2020
£m £m
Prafit an ordinary activities before tax 4,385 1,464
Exclude valuation surplus in respect of UK properlies not taxable {2,941) : {690)
1,414 774
Multiplied by standard rate of UK corperation tax of 19 per cent (2020: 19 per cent) (269) (147)
Effects of:
REIT & SHC exempticn on income and gains 64 76
Non-deductlible iterms (3) -
Jaint venture tax adjustment! &8 45
Higher rax rates on international earnings {36) (16
French withholding tax {100} -
Adijustment in respect of prior years - S
Adjustment in respect of assets not recognised (3} 2
SNC entry charge {29) -
Total tax charge on profit on ordinary activities {288) {35}

1 ;r;: joint venture tax adjusiment is required because the profit on ardinary activilies bafare 1ax includes share of profiz fram iolni wentures after tax, whereas the 1otal 1ax balance excludes

t ventures.
10(iii) — REIT and SIIC regimes and other tax judgements
SEGRQ is a Real Estate favestrment Torust (REIT) and does not pay tax on its UK property income or gaing on property sales, provided that at feast
90 per cent of the Group's UK property income is distributed as a dividend to shareholders, which becames taxable in their hands. In addition,
the Groug has to meet certain conditions such as ensuring its worldwide praperly rental business represents more than 75 per cent of total
profits and assets, Any potential or proposed changes to the REIT legisiation are monitored and discussed with HMRC. ILis management's
intention that the Group will continue as a REIT for the foreseeable future.

SEGRQ is also a SIIC in France, and does not pay corporation tax on 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 8Q per cent of its assets.

Any potential or proposed changes to the SIfC legisfation are monitored. it is management’s intention that the Group will continue as a SHC for
the foreseeable future,

A fax charge on adjustments of £145 million in respect of withholding tax in France has been recogrised in the year, of which £16 miliion
relates to current tax and £129 miliion relates to deferred tax {reflected within line items French withholding tax” and ‘On vaiuation movernents’
respectively in table 10Q(i)). The charge relates 1 probable withholding tax due on profits disiributed from the French business. This has baen
recognised in light of an cngoing 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 S.A. into the SIC regime in France. The entry cost to the regime was €45 millian
{£38 million) and is payable over a periad 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 Statement for the year ended 31 December 2021,

The Group operates in a number of jurisdictions and is subject to pericdic challenges by local tax authorities on a range of tax matters during
the normai caurse of business. The tax impact can be uncertain until a8 conclusion is 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 professianal advisors
where appropriate. The Group believes that its accruals for tax fiabilities 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(iv) — Deferred tax liabilities
Movement in deferred tax was as follows: -
Balance Exchange Acquisitionss Recognised Balance
% fanuary [ disp 1 in Income 21 Decemher
Graup — 2021 £m £m £m £m £m
Valuatian surpluses and déficits on properties/accelerated lax allowances B4 (10} - 185 259
Others 3 {1} - 13 15
Total deferred tax liabilities ar (11} - 193 274
Balance Exchange Acquisitionsd Retognised Balance
1 Janvary movement disposals in Incame, 31 December
Group ~ 2020 £m £m Em £m £m
Valuaticn surplyses and deficits on properties/aceelerated tax allawances 3 4 {2) 31 84
Others ’ 2 - - 1 3
Total deferred tax liabilities 53 4 {2) 32 B7

The Group has recognised revenue tax lasses of £109 million (2020: £114 million) available for offset against future profits (reflected in “Valuation
surpluses and deficits on properties/accelerated tax allowances’ in the table above). Further unrecognised tax losses of £766 million also exist at
31 December 2021 (2020; £745 million) of which £4 million (2020: £50 million) expires within nine years. The majority of the unrecognised tax
loss balance relates to historic capital losses that arose on property disposals 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 relevent 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 conduded that the Group's investment properties
are not held under a business model whose objective is to consume substantially all of the economic benefits embodied in the investment
properties over time, rather than through sale. Therefore, in determining the Group's deferred taxation on investment properties, the Directors
have determined that the presumption that the carrying amounts of investment properties measured using the fair value mode are recovered
entirely throwgh sale is not rebutted. As a result, the Group has recognised deferred taxes on changes in fair value of investment properties for
all 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 fiabitities at 31 December 2021 of £73 million (2020: £3 million) being £54 million due under one year {2020: £3 million) and

£19 miflion due after one year (2020: £nil) consists of: £28 million {2020: £nil} liability for SIIC entry charge (of which £19 miltion is due after
ane year), £16 million liability for French withholding tax (2020: £nil), £28 million (2020: £2 million) fiability for property disposals and £1 million
{2020: £1 million) other tax liabilities.

10{vi} — Factors that may affect future tax charges

Other 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 UK, no net UK tax is expected to be payable. As detailed in Note 10{jii} a tax charge for probable withhalding tax due on
resuits generated from the French business has been recognised, this includes withhelding tax on unremitted earnings.

15. DIVIDENDS

2021 2020
£m £m

Ordinary dividends paid
Interim dividend for 2021 @ 7.4 pence per share :3] -

Final dividend for 2020 @ 15.2 bence per share 181 -
Interim dividend for 2020 @ 6.9 pence per share - 82
Final divigend for 2019 @ 14.4 pence per share - 158
Total dividends 270 240

The Board recommends a final dividend for 2021 of 16.9 pence which is estimated to result in a distribution of up to £203 million. The total
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 £94 million in scrip
dividends {2020: £61 miliion}. For details on scrip dividends see Notes 19 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 schemes and net assets per share calculations exclude 0.2 million shares {2020: 0.3 million)
being the actual number of shares held on trust for employee share schemes at year end.

12(i) - Earnings per ordinary share (EPS)

2021 2020
Earnings Shares Pence Eamings Shares Pence
£m milllon per share £m million per share
Basic EPS 4,060 1,197.7 339.0 1,427 1,149.8 124.%
Dilution adjustments: -
Share and save as you earn schemes - 33 {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 1,1971.7 339.0 1,427 1,149.8 1241
" Adjustments to proit befare tax' (3.999) (333.9) (1.168) ‘ (101.6)
Tax in respect of Adjustments 280 23.4 n 2.7
Non-cantralling interest on Adjustments 7 0.6 2 0.2
Adjusted Bagic EPS 348 1,191.7 29.1 292 1,149.8 254
Adjusted Diluted EPS 348 1,201.0 29.0 292 1,154.5 25.3

1 Detalls of agjustments are induded in Note 2.

12[ii) — Net assets per share (NAV)

The EPRA Net Tangible Assets (NTA) metric is considered to be rmost consistent with the nature of SEGRO's business as a UK REIT providing
long-term 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 IFRS NAV for each of the three EPRA net asset value metrics.

2021 2020
Equity Equity
attributable atributable
to ordinary 10 ordinary
shareholders Shares Pence shareholders Shares Pence
£m million per share £m millicn per share
Basic NAV 13,436 1,202.3 118 9,659 1,191.3 a1t
Dilution adjustments: . "
Share and save as you earn schemes - 3.2 (3} - 34 (2)
Diluted NAY 13,436 1,205.5 1,115 9,659 11947 aog
Fair vaiue adjustment in respect of interest rate derjvatives - Group 24 2 (61} (s)
Fair value adjustment in respect of trading praperties — Group 1 - 1 co-
Deferred tax in respect of depreciation and valuation surpluses -
Group' 129 11 42 3
Delerred tax in respect of deprediation and valuation surpluses - )
Joint ventures' 23 10 B& 7
Intangible asgers {9) {1) (2) -
Adjusted NAY 13,704 1,205.5 1,137 9,725 1,194.7 814

1 50 per cent of delerred tax In respect of depreciation and valuation surpluses has been exctuded in calculating Adjusted NAV in line with eptian 3 of EPRA Bét Practices
Recommendations guidelines.
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13. PROPERTIES
13{i) - Investment properties
Completed Development Total
£m £m €m
At 1 January 2020 7407 808 B,215-
Exchange movement ’ 76 21 97
Property acquisitions 564 260 824
Additions to existing investment propérties 34 471 505
Disposals . . (140) (15} {155)
Transfers on completion of development . 620 (620} -
Transfer from trading properties . . - 1 1
Revaiuation surplus 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
mvestment properties excluding head lease ROU assets at 31 December 2020 9.5313 1,062 10,595
Add kead lease liabilities (ROU assets)' 75 - 76
Total investment properties at 31 December 2020 9,609 1,062 10,671
' Completed  Development Total
£m £m £m
At 1 January 2021 . . 9,397 1,062 10,459
Exchange movement {145) (25) (170)
Property acquisitions 983 289 1,272
Additions to existing investment properties as 571 606
Disposals . (as1) {n {498)
Transfers on completion of development 928 (926) -
Transfer to treding properties - {11) {11
Revaluation surplus during the year 3110 508 3,618
At 31 December 2021 13,815 1,461 15,27:6
Add tenant lease incenlives, letting fees and rental guarantees 146 - 146
Inyestment properties excluding head lease ROU assets at 31 December 2021 13,961 1,461 15,422
Add head lease liabilities (ROU assets)’ 76 . - 70
Yotal investment properties at 31 December 2021 14,031 1,461 15,492

1 At 31 December 2021 investment propedtles induded £70 million (2020: £76 million) for the head lease flizbililizs recognised under IFRS 16.

Investment properties are stated at fair value as at 31 December 2021 based on external valuations performed by professionally 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 for 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
<hange to the valuation technique during the year. :

CBRE Lid also undertakes sorne professional and agency work on behalf of the Group, although this is limited relative to the activities provided by
other advisors to the Group as a whole.

Cormpleted 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 s £206 million {excluding head lease ROU assets)
(2020: £179 million).

Further details on property valuation techniques, sustainability and climate change considerations and related quantitative information is set out in
Note 27.
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13. PROPERTIES CONTINUED

13(il) — Trading properties

2021 2020
£m £m
At 1 January 52 20
Exchange movement (2} 1
Property acquisitions 4 34
Additions to existing trading properties 17 14
Disposals' {40 {16)
increase in provision for impairment during the year (1) -
Transfer from/(to) investment properties 11 {1
At 31 December 45 52

1 Prafit on sale of irading properiies of £7 million in the year {2020: £1 millian} have been generated fram total procesds of £47 million {2029 £17 millian), see Mote 4, less costs of €40 million

(2020 £16 mibion), see Note 5.

Trading properties were externally valued, as detailed in Note 13(i), resulting in an increase in the provision for impairment of £1 million

(2020: £nil). Based on the fair value at 31 December 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 Em £m £m
Current
Trade receivablest a8 19 - -
Other receivables? 183 204 pal 8
Prepayments 10 13 - -
Amounts due from related parties 5 4 ~ —
Total current trade and other receivables 247 270 21 8
Non-current
Orther receivables* 35 37 - -
Total non-current other receivables 35 37 . — -

held for lrade receivables.

Note 17(vi} details the Group’s credit risk ent and loss

L

a W

15. TRADE AND QTHER PAYABLES

Group other current receivables Includes VAT recaverable, tenant deposits and capital receivables. Other receivables at 31 Decemnber 2020 included deferred proceeds from the disposal of
investment properties of £75 million which were received during 2021.

Other current receivabtes include tax recaverable of £2 million {2020: £2 million).

Group nan-current ather receivables refate to an advance payment for the future acquisition of land of €35 million (2020: £37 million}.

Group Company
2021 2020 en 2020

£m £m £m £m
Due within one year
Trade payables 5 5 - -
Other payabies 114 79 2 2
Mon-capital accruals! a0 n 29 27
Capital creditors and capital acciuals i78 41 - -
Rent in advance 84 75 - -
Lease liabilities 2 1 - -
Total trade and other payables due within ane year 463 372 N 29
Due after cne year
Cantract liabilities - 26 - -
Other payables 1 2 - -
Lease liabilities : 73 a2 - -
Loans due to subsidiaries - — 1,498 1,930
Total other payables due after one year 75 10 1,498 1.930

1 Inctudes accrued interest payable on borrowings for Group and Company of £20 millon {2020 £19 milfien).
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16. NET BORROWINGS
16{i) — Net borrowings by type
Group Company
2021 2020 2021 2020
£m £m £m £m
Secured barrowings:
Cura mortgayes 2 14 - -
Total secured (on land, b and ather assets) 2 14 - -
Unsecured horroiulngs:
donds
6.75% bonds 2024 82 82 a2 82
2.375% bonds 2029 348 347 348 347
0.50% bonds 2031 a1s - - -
5.75% bonds 2035 199 199 199 199
2.875% bonds 2037 396 396 396 3946
1,440 1,024 1,025 1,024
Private placement notes
1.77% notes 2027 33s 357 335 357
1,829 notes 2028 84 89 84 a9
2.00% notes 2029 ' 126 134 126 134
2.27% notes 2032 84 89 84 a9
1.35% notes 2032 125 133 125 133
2.37% notes 2033 167 178 167 178
1.45% notes 2035 42 44 42 44
1.83% notes 2040 (Series C} 158 168 158 168
1.83% notes 2040 {Series D) 50 53 50 53
117 1,245 1174 1,245
Bank loans and overdrafis 793 131 793 131
Total unsecured 3,404 2,400 2,989 2,400
Total barrowings 3,406 2,414 2,989 2,400
Cash and cash equivalents (45) (89) (12) (20)
Net borrowings 3,361 2,335 2,977 2,380
The maturity profile of borrowings is as follows:
Group Company
2021 2020 200 2020
Maturity profile of borrowings £m £m £m £m
In one year or less — 1 - -
In more than ane year but less than two - t - -
In more than two years but less than five 877 pal:} B75 213
In maore than five years but less than ten 1,308 934 a93 927
In more than len years 1,221 1,260 1,221 1,260
in more than one year 3,406 2413 2,989 2,400
Tatal borrowings 3,406 2,414 2,989 2,400
Cash and cash equivalents (as) (89) (12) (20)
Net borrowings 3,361 2,325 2,977 2,380

Cash and cash equivalents comprise cash balances, call deposits held with banks and highly liquid short-term investrments that are readily

convertible to known amounts of cash within three months from acquisition and subject ta an insignificant risk of changes in value.

There are no early settlement or call options on any of the borrowings. Financial covenants relating to the borrowings include maximum
limits to the Group's gearing ratio and minimum limits to permitted interest cover, Financial covenants are discussed in more detail in the

‘Gearing and financial cavenants’ section in the Financial Review an pages 68 and 69.

Bank loans and overdrafts indude capitalised finance costs on committed facilities.

During the year the Group issued a €500 miltion (£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

more detail in the Finance Review on page 68.
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16. NET BORROWINGS CONTINUED

Group Company
2021 j 2020 20 2020
Maturily profile of undrawa borrowing faglities £m £m £€m £€m
In one year or less g 19 8 9
In more than one year but less than two 630 - 630 -
In more than two years but less than five 110 953 210 953
Total available undrawn borrowing facilities 848 972 aag 962
16(ji] — Net Borrowings by interest rates
The weighted average interest rate profile of Group and Company net borrowings after derivative insiruments is as follows:
2021
Fixed Fixed Fixed Capped Capped Variable

rate perlod debt strike debt debtfcash Total
Interest vate prafile — Group O . years £m % - Em £m £m
Borrawings Weighted average after derivative instruments
Sterling 6.42 10.2 96 200 150 7 617
Eyros 1.30 8.4 958 1.33 630 1,201 2,789
Total borrowings ., 177 8.6 1,054 1.46 780 1,572 3,406
Cash and cash equivalents
Sterling {31) {31)
Euros (14} (14
Total cash and cash equivatents . (45) (as5)
Net borrowings 1,054 78O 1,527 3,361

2020
Fixed Fixed Fixed Capped Capped Variable

rate period debt strike debt debt/cash Total
fnterest rate profile - Group L] years' £m 9% £m £m £m
Borrowings Weighted average after derivalive instruments
Sterling 648 10.2 g6 200 150 (68) 160
Euros 1.90 8.1 589 133 670 973 2,234
Total berrowings 2.54 8.4 685 1.46 820 9509 2,414
Cash and cash equivalents
Sterling {61} (61)
Euros (28) (28)
Tatal cash and cash equivalents (89) {89)
Net borrowings 685 820 820 2,325
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16, NET BORROWINGS CONTINUED
2021
Fixed Fixed Fized Capped Capped Varlable

rate perlod debt strike debt debticash Total
Interest rate profile — Company b years £m el £m £m £m
Borrawings . Weighted average after derivative instruments .
Sterling 6.42 10.2 96 2.00 150 in 617
Euros R 241 7.2 542 1.33 630 1,200 2,372
Total berrawings 3.01 7.6 . 633 1.46 780 1,571 2,989
Cash and cash equivalents
Sterling {12) {12}
Total ¢ash and cash equivalents {12) {12}
Net borrowings 638 T80 1,559 2977

. 2020
Fixed Fixed Fixed Capped Capped Variable

rate pericd " debt sirike debt debt/cash Total
Intgrest raie profile - Company B years' £m G £m £m £m
Borrowings Weighted average alter derivative instruments
Sterling 6.48 10.2 9 2.00 150 {66} 180
Eurgs 192 8.2 575 1.33 670 975 2,220
Tatal borrowings 2.57 B.S a71 1.46 820 909 2,400
Cash and cash equivalents
Sterling ) 20} 26)
Total cash and cash equivalents (200 (20)
Net borrowings 671 820 a8% 2,380

1 The fixed perlod years lar sterling barrowings for 2020 have been represented using an alternallve calkculation methed so as lo provide maore meaningtut disdosure. The pravious balance for
sterfing was 112.3 years for the Group 2nd for the Company and for 1o1al bormewings was 22.6 years for Group and 23.0 years lor Company.

17. FINANCIAL INSTRUMENTS AND FAIR VALUES

17{i) Derivative instruments
The Group and Company bolds the following derivative instruments:

Derivative assets

Group Company
20 2020 20 2020

£m £m £m £m
Current
Fair value of interest rate swaps — non-hedge 3 - 3 -
Fair value of forward foreign exchange and cusrency swap coniracts - non-hedge [] 15 " 15
Fair value of forward foreign exchange and currency swap contracts — hedge ) 5 ) - - -
Total current derivative assets 3 14 135 14 13
Nan-turrent
Fair value of interest rate swaps - non-hedge 20 61 20 61
Fair value of interest rate caps — non-hedge 9 2 9 2
Fair value of forward foreign exchange and currency swap contracts — non-hedge 21 - 21 -
Total non-current derivative assets 50 63 50 63
Derivative liabilities

Group . : Company

20 2020 2021 2020

£m £m £m £m
Current
Fair valye of farward foreign exchange and currency swap contracls — non-hedge - 5 -
Total current derivative liabilities - 5 - 5
Non-current ‘
Fair value of forward foreign exchange and currency swap contracts — han-hedge - 3 - 3
Fair value of interest rates swaps — non-hedge 56 . 2 56 2
Total non-current derlvative liabilities 56 3 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 Company
2021 2020 ) 02 2020
Notes £m £m £m £m
Financial assets
Financial assets at amortised cost
Loans due from subsidiaries 7 = - 4,515 6,063
Lease incentives' 13 124 118 - -
Trade receivables 14 48 48 -
Other current receivables? L3 104 150 21 8
Qther non-current receivables 14 35 37 - -
Cash and cash equivalents 16 © 45 89 12 20
Financial assets at fair value thraugh proft or loss (FVPL)
QOther investments 5 2 - =
Derivative financial instruments
Used for hedging at FVOCI 17 5 - - -
Non-hedge at FVPL 17 59 78 64 78
425 523 4,612 6,169
Financial llabllities
Liabilities at amortised cost
Trade and ather payables? ' 15 453 406 1,529 1,959
Borrawings 16 3,406 2,414 2,989 2,400
Derivative financial instruments
Non-hedge at FVPL : 17 56 10 5& 10
3,915 2,830 4,574 4,369
1 Represents the carrying value of terant kease incentives and rentat gt heldin properties ai the year end, This amount is ingluded within the ‘tenant lease incentives, letting fees

and rental guarantegs’ batance in Mote ¥3(i).
2 Group excludes nan-finsncial assets of £95 millian {2020: £71 million) indluded within total other receivables per Nate 14 and non-financlat Habllilles of £85 million (2020: £76 millien) inck:ded
within 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. Al 31 December 2021, the fair value of £1,440 million of unsecured bonds issued was
£1,6190 miltion (2020: £§,024 million compared with £1,303 million fair value). At 31 December 2021, the fair value of £1,171 million of
unsecured US Private Placement notes was £1,261 million (2020: €1,245 million compared with £1,433 million fair value). This results in
a fair value adjustrnent decrease in EPRA NDV of £260 million {2020: €467 million decrease), see Table 5 of the Supplementary Nates.

The fair values of financial assets and finrancial fabilities are determined as follows:

© 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 sv(ﬁaps, 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.

O The fair value of non-derivative financial assets and financial liabilities traded on active liquid markets is determined with reference to the
quoted market prices.

© Financial guarantees are issued by the Company to support bank borrowings of 100 per cent owned subsidiary companies domiciled averseas.

Fair value measurements recognised in the Balance Sheet

The Group and Company financiat instruments that are measured subsequent to initial recognition 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 liquid markels are classified as level 1. All other financial instruments would be classified as level 2 fair value measurements, as
defined by IFRS 13, being those derived from inputs other than quoted prices {included within leve! 1) that are observable for the asset or liability,
either directly (i.e. as prices) or indirectly (i.e. derived from prices). There were na transfers between categories in the current or prior year.

17{iii) Capitai risk management

The Group manages its capital to ensure that entities in the Graup will be able to centinue 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 investment opportunities 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 cormprises issued capital, reserves and retained earnings as disclosed in the Statemertt of Changes in Equity and Notes 19 to 21. Debt primarily
comprises long-term debt issues and drawings against medium-terrm committed revolving credit failities frorm banks as disclosed in Note 16.

The Group is not subject to externally imposed capital requirements.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

17{iv) Foreign currency risk management

The Group's ransacticnal foreign exchange exposures mainly arise as a result of treasury financing and hedging activities. These activities are
carried out in SEGRQ pic on behalf of the Group and the resulting exposures o euro are not routinely hedged. The Group does not have any
significant transactional fareign currency exposures resulting from cross-border flows in the operating business. The Group does however have
operations in Continental Eurepe which transact business denominated mostly in euros, hence there is currency exposure caused by translating
the local rading performance and lacal 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 £9,

The Group’s and Company’s Balance Sheet translation exposure to euros {including the impact of derivative financial instruments) is
summnarised below:

2023 2020
Total Tetal
£m £m
Group

" Gross currency assels . 5,363 4,425
Gross currency liabilities (3,349) {2,691)
Net exposure 2,014 1,734

Company
(3ro8s CUITENCY a35els 1,424 1,576
Gross currency liabilities {2,5443) (2,604)
Net exposure ) (1,520) (1,028}

2021 Group gross currency liabilities include €1,809 million {(£1,520 milion) designated as net investment hedges.
2020 Group gross currency liabilities 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 2 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 eurs. The sensitivity of the net assets of the Group to a 10 per cent appreciation in the value
of sterling against the euro 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 management’s assessment
of the reasonably possible change in foreign exchange rates. The sensitivity analysis adjusts the translation of net assets {after taking account

of external loans, currency swap contracts and forward foreign exchange contracts) 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 stering agamst the euro would
increase the Group's profit for the year ended 31 December 2021 by £107 million (2020; £62 million increase).

Far the Company, the sensitivity of the net assets to a 10 per cent appreciation in the value of sterling against the euro would décrease et assets
by £138 miflion (2020: £94 miltion decrease). The sensitivity of the net assets to 8 10 per cent depreciation in the value of sterling agalnst the
euro would increase net assets by £169 mllhon {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 investment 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 foreign exchange and currency swap contracts are effectively econamic cash Row 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 miflion gain) arising on intercompany debt funding arrangements {discussed above) and exchange movements
arising from external borrowings not designated as hedges. This has resulted in exchange differencas of £nil 2020: £nil) within net finance costs
in Note 9.

The Group seeks to limit its exposure to volatility in foreign exchange rates by hedging its foreign gross assets using eijther borrowings or
derivative instruments. The Group targets a hedging range of between the last reported LTV raito (23 per cent at 31 December 2021) and
100 per cent. At 31 Decernber 2021, the Group had gross foreign currency assets, which were 62 per cent hedged by gross foreign currency
denominated liabilities (2020: &1 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 foltowing table details the forward foreign exchange and currency swap contracts autstanding as at the year end:

Average exchange rates Currency contract (local currency) Contract valua Falr value
201 2020 202t 2020 20 2020 2021 2020
m m £m £m £m £m

Group
Economic cash flow
hedges
Sell euros {buy sterling} 1.15 1.10 943 978 816 883 27 12
Buy euros {sell sterling} 1.19 1.09 28 236 25 216 - {5}
Net investment hedges
Sell euros (buy sterling) 117 1.12 409 202 359 180 5 -
Tatal 32 7
Company
Ecanomic cash flow
hedges
Sell euros (buy sterting) 116 1 1,352 1178 1,165 1,063 32 12
Buy euros (sell sterling) 1.19 1.09 28 236 23 216 - (s)
Total i 3z 7

Effects of net investment hedge accounting on finandal positien and performance

The eftects of the foreign currency related hedging instruments on the Group’s financial position and performance is detailed below.

Forward foreign exchange contracts

The Group designated euro denorminated 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 farward

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 foceign exchange contract are taken to the

Income Statement.

Eurc farward forelgn e:‘zchange Group
2024 2020
£m £m
Carrying amount s -
Notional amount 349 -
Maturity date Jan 2022 —
Hedge ratio 11 -
Change in discounted spot value of hedging instruments since 1 January - gain 9 -
Change in value of hedged item used to delermine hedge effectiveness — loss (9) -
116 -

Weighted average hedged rate for the year {including forward points)
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

Currency swap contracts

The Group uses cross currency swaps with two floating legs as designaled 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 periedic interest payments, which net
investment daes not. The ineffectiveness recorded from net investments in foreign entity hedges in 2021 and 2020 from currency swap contracts
is shown in the table below,

Euro currency swaps Group
2o 2020
£m £m
Carrying amount - -
Notional amount - 180
Maturity date - May 2021
Hedge ratio 131 |3
Change in discounted spot value of hedging instruments since | January — gain/(lass) 13 {9
Change in value of hedged item used 1o determine hedge effectiveness - (lossWgain (13) 9
Weighted average hedged rate for the year {including forward points) 114 1.15

LS private placement notes
There was no ineffectivenass to be recarded from net investments in foreign entity hedges in 2021 and 2020 where the hedging instrument was

US private placernent notes. This is because the critical terrms of both the net investment in foreign entity and the hedging mstrument match, and
at each Balance Sheet date both are revalued to the closing spot rate.

Private placement notes Group
2021 2020
£m £m
Carrying arnount of Private placement notes (Note 16) IAVA 1,245
Carrying amount of Private placement notes designated as net investment hedging instruments 1,171 848
Hedge ratic 1:1 1:1
Change in carrying amount of USPP nates as a result of foreign currency movement since 1 January, recognised in GCh = gainf(loss) 52 (a3}
Change in value of hedged item used to determine hedge effectiveness - {lossl/gain 52) 43
Weighted average hedged rate for the year {including lorward paints) 1.19 114

17(v) Interest rate risk management

The Group is exposed to interest rate risk as entities in the Group borrow funds at both fixed and floating interest rates. The risk is managed

by maintaining 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 debt issues attracting a fixed caupon or from fioating rate bank borrowings converted
into fixed rate or hedged via interest rate swaps, forwards, caps, collars or floors or options 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 on inlerest rate exposure
annually with a view to establishing that it is still relevant in the prevailing and forecast economic environment.

Interest rate sensitivity analysis
The sensitivity analysis below has been determined based an the exposure ta interest rates for both derivative and non-derivative instruments

at the Balance Sheet date. Far floating rate liabilities, the analysis is prepared assuming that the amount of liability outstanding at the Balance
Sheet date was outstanding for the whole year. A one per cent increase or decrease is used when reporting interest rate risk internally to key
rmanagement persannel and represents management's assessment of the reasonably possible change in interest rates.

Ifinterest rates had been ‘one per cent higher/lower and ail other variables were held constant, the Group’s profit for the year ended

31 December 2021 would decreasefincrease by £17 million {2020: decrease/increase by £13 million). This is attributable 1o the Group’s exposure
to interest rates on its variable rate borrowings and cash deposits. Fixed rate debt issues are held at amartised cost and are not re-valued in the
Balance Sheet to reftect interest rate movements.

Interest rate swap contracts )

Under interest rale swap contracts, the Group agrees to exchange the differance between fixed and floating rate interest amounts calculated on
agreed notional prircipal amounts. Such contracts enable the Group to manage the interest rate risk of the Group's borrowings. The fair value

of interest rate swaps at the reporting date is determined by discounting the future cash flows using the yield curves at the reporting date and
the credit risk inherent in the conract, 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 remaining terms of interest rate swap contracts, based on their contractual
malurities, outstanding as at the reporting date:

Average tontract -

fixed intérest rate Notional principal amount Falr value
021 2020 2021 2020 a2t W20
L] % £m £m £m £m

Receive fixed, pay floating contracts:
Group
In one year or less 2.38 - 3s50 - 3 -
In mare than one year but less than two 3.ar 2.38 578 350 (3) 10
In more than two years but less than five - 3.87 - 578 - m
In mare than five years . 2.04 ' 2.03 980 1,020 {33) 38
Total 1,908 1,948 {33) 59
Company
In one year or less 2.38 - 350 - 3 -
In more than ane year but less than twa 1.87 2.38 578 350 (3) [1+]
In mare than two years but less than five - kR:7) - 574 - "
tn mare than five years 2.04 203 980 1,020 (33) 38
Total 1,908 1,548 (33} 59

The above are eflective economic hedges although the Group has not elected to adopt hedge accounnng for them, hence their change in fair
value is taken direct to the Income Statement.

The interest rate swaps setde on either 2 threa-ronth or six-month basis with the floating rate side based on the EURIBOR sterling LIBOR or
sterfing SONIA rate for the relevant period. The Group will settle or receive the difference between the fixed and Roating inlerest rate on a
net bass.

Interest rate cap contracts
Under interest rate caps, the Group agrees to receive floating rate interest amounts calculated on agreed netional 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 barrowings. The fair value of interest rate caps at the
reporting date is determined by discounting the future cash flows using the yield curves at the reporting 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 finantial year.

The following tables detail the notional principal amounts and remaining terms of interest rate cap contracts, based on their contractual maturities,
oulstanding as at the reporting date: o

Average strike price Notlonal principal amount Fair value
2021 2020 2021 2020 0 2020
k] % £m £m . £m £m
Graup .
In one year or less 1.42 - . 3160 - - -
In more than éne year but less than two ' - 140 - 373 - -
In mare than two years but fess than five - - - - - -
In more than five years 1.50 1.50 420 447 9 2
Total 780 820 9 2
Company ’ ’
In one year or less 1.42 - 360 - - -
In more than one year but less than two - 140 - 373 . - -
In mare than iwo years but less than five ) - - - - - -
In more than live years 1.50 1.50 420 447 L4 2
Total 780 B0 9 2

The above are effective economic hedges afthough the Group has not elected to adopt hedge accounting for them, hence their change in fair
value is taken direct to the Income Statement.

The interest cate caps settle on either a three-month or six-month basis based on the EURIBOR, sterling LIBOR ar sterling SONIA rate {or 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
(ELIRIBOR). These interest rates are found in the Group's floaling 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 respect of sterling London Interbank QOffered Rate (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 SONIA 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, SEGRO 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 jnterest only from 30 June 2022.

17(vi) Credit risk management

Credit risk refers to 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 concentration of credit risk within
the lease portfolio 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 loss allowances is set out below.

02 2020
Met carrying Met carrying
Gross amount  Loss allowance amount - Gross amount Loss allowance amaunt
. £m £m £m £m £m £m
0-30 days 2 - 2 1 {t) -
30-60 days 1 - 1 1 - 3
60-90 days 3 {1 F 3 - 3
90-180 days 4 (2) 2 é &3] 3
>180 days 3 (2) 1 5 {2) 3
Past due 13 (5) a 15 6) hLH
Not due 42 (2} 40 40 C ) 39
Total trade receivables 55 (7} 48 56 7) 49

Gross trade receivables mainly consists of amounts invoiced for rent, service charge and management fees, which form part of ‘Gross rental
income’ (see Note 4) and are inclusive 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 {ECLs) detailed further below. The amounts
billed in advance for 2022 rent are included within the ‘Not due’ category in the table above.

Total gross trade receivables ‘past due’ at 31 Decemnber 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 loss allowances. The Graup 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 boss experienced and adjusted for current and forward information affecting the ability of the individual customers to settle receivables.

in the current and prior reporting period, the cusrent 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 ECLs an analysis of various factors has been performed on a customer by custorrer basis and considers the impact of Covid-19
and economic conditions. These factors include an assessment of the custormer's default risk based on: industry and geographic lecation; and
payment record, which includes how many days past due the receivable 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 a3 loss allowance provision for trade receivables of £7 million (2020: £7 million} and the Impairment risk
remains low with the loss allowance of £7 million 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 indude the net impact from loss allowances, receivabies written off and recoveries of receivables previously written off and
are presented within operating profit (see Nate 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 far forward-looking information. Based on that analysis, no material loss allowances are held against these
assets in the current and prior period.

Investment in financial Insiruments is restricted to banks and shori-term liquidity funds with 2 geod credit rating. Derivative financial instruments
are transacted via Intemnational 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 manitared and the aggregate value of transactions
conduded is spread among approved counterparties.
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17. FINANCIAL INSTRUMENTS AND FAIR VALUES CONTINUED

17{vii) Liquidity risk management

Ultimate responsibility for liquidity risk management rests with the Board, which has built an appropriate {iquidity risk management framework for
the management of the Group’s short, medium and long-term funding and liquidity management requirements. The Group manages liquidity
risk by requiring that adequate cash and committed bank facilities are available to cover and match all debt maturities, development spend, trade
related and corporate cash flows ‘aver a relling 18-month periad. This is achieved by continuously monitoring forecast and actual cash flows and
matching the maturity profiles of financial assets and liabilities. Liquidity risk management is discussed in more detail in the Financial Review on

page 68.
Liquidity and interest risk tables

The following tables detail the Group’s and Company’s remaining contractual maturity profile for its financial instruments. The tables have been
drawn up based an the undiscaunted cash llows of financial liabilities based on the earliest date on which the Group and the Company <an be
required to pay. The tables include both interest and principal cash flows,

021 2020
Weighted Welghted
average average
interest Under 1-2 2-5 Over imerest Under 1-2 2-5 Over
rate 1 year years years 5 years Tatal rate 1 year years years 5 years Tota!
% £m £m £m £m £m % £m £m £n £m £m
Group
Non-derivative
financial liabilities:
Trgde and gther payables’ 57 - - ‘- 357 278 - 26 - 304
Lease liabililies 39 5 5 13 122 145 39 5 5 14 137 161
Variable rare debt instrurnents 1.23 10 10 823 - 843 1.05 1 2 137 - 140
Fixed rate debt instruments 2.32 61 61 25 1,920 3,293 2.6% &1 62 259 2403 2785
Derivative financial
instruments:
Net seitled interest rate swaps {0.40} 1 9 19 13 62 {0.27) {1) {2) (5) (3) 1)
Gross settled foreign exchange :
- Forward and currency
swap coniracts
~ Inflowing (13} - - - (13) {210} - - (1AM {627)
- Quiflowing 13 = - - 13 215 - - 390 605
Total 434 85 1,106 3.075 4,700 349 67 431 2,516 3.363
202 2020
Welghted Weighted
average average
interest Under 1-2 2-5 Qver Interest Urder 1-2 2-5 Over
rate 1 year years years  5years Total rate 1 year years years 5 years Total
L £m £m £m £m £ % £m £ £m £m £m
Company
Non-derivative
financial Gabilities:
Trade and other payables? 1 1,498 - - 1,509 10 1,930 - - 1940
Variable rate debt insiruments 1.23 10 10 823 - 843 1.05 1 2 137 - 140
Fixed rate debt instruments 2.67 59 59 243 2,490 2,851 2.64 &0 61 253 2,395 2,769
Derivative financial
instruments:
Net settled interest rate swaps {0.3) 1 9 19 33 62 {0.27) (1 (2) (5) 3 {11)
Grass seltled foreign exchange
— Forwarg and currency
swap contracts
- InfAowirng - (13) - - - {13) {210) - - (a1} {(621)
- Cutilowing 13 - - - 13 215 - = 390 605
Total a1 1,576 1,085 2,523 5,265 75 1,991 385 2,371 4,822

1 Groug trade and ather payables disclased as finandal liahilities in Note 17{H) of €453 million {2020: £406 milFion) indudes, corued intarest of £20 million (2020: £19 millian) and tease liabiliies
af £76 miltkon {2020; €83 mitlan). Accrued interest is shown in fxed rate debt instruments in the table above.
2 Company trade and ather payablas disclased as Fnancial liabilities in Mot 1 7{1i) of £1,529 million (2020: £1,95% milllon) Indudes acerved interast of £20 million {2020: £19 million).
Accrued intesest ks shown in fixed rate debt instruments in the table abave.
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18. RETIREMENT BENEFIT SCHEMES

The Group previously 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 Scheme were invested separalely 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 pension buy-out). Following the finalisation of a data verification process, the Scheme commenced winding up and, in 2021,
the Trustees arranged for individual pnlicies tn be issued by the third party specialist insurance companies to all Scheme members, therefore
completing the full buy-out process and discharging the Scheme and the Group of the liabilities for these members.

A High Court Judgment in November 2020 decided that pension scheme trustees were respensible for equalising the guaranteed minimum
pension {GMP) for certain former members who had previeusly 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 process in 2018, have been required as 2 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 Scheme. This is expected to occur in 2022,

There was no charge or credit recognised in the Group Income Statement or Statement of Camprehensive lncame 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 £hil
(2020: £nil). In light of the completion of the buy-out process described above thare are no fair value of assets and liabilities in the scheme
to disclose or related assumptions and sensitivities. The relevant disclosures for the prior period were disclased in the 2020 Annual Report.

The Group also has a number of defined contribution schemes for whlch £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

MNumber Par value

of shares of shares
Issued and fully pald milllon £m
Ordinary shares of 10p each at 1 January 2021 1192 119
Issire of shares — scrip dividend - 9 1
Issue of shares — ather 1 -
Ordinary shares of t10p each at 31 December 2021 . 1,202 120

Share-based payments
The Group aperates the share-based payments schemaes 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 [irectors is 50 per cent of the Bonus payment. This scheme is
detailed in the Remuneration Report on page 157, If a participant ceases 1o be employed by the Group, the award will lapse unless the participant
is deemed to be a ‘good leaver’, in which case the award wili be released on the vesting date.

021 - 2020

number number

At 1 January 968,499 1,086,742
Shares granted DSBP . 283,957 323,453
Shares vested ) (334,662) {441,656)
At 31 December 867,794 968,499

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 (LTI¥)

The LTIP is a discretionary employee share scheme for Executive Directors and senior managers. Vesting of awards is subject to three-year
performance conditions and is at the discretion of the Remuneration Committee. The performance conditions of the LTIP are detailed in the
Remuneration Report on page 158.

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 reduced pro-rata on length of employment in relation to the award date From 2017 onwards, a mandatory two-year holding period
after vesting was introduced for the Executive Directors.
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19. SHARE CAPITAL AND SHARE-BASED PAYMENTS CONTINUED

2021 2020

number number

At 1 January ‘ - 3,999,942 6,532,839

Shares granted LTIP - 1,160,170 1,303,169
Shares vested (1,285,564} {2.606,610}
Shares expired/lapsed - (83,259) {229,456}

At 21 December ’ 3,791,289 3999942

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-Scholes 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 20 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% 2.7% 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 175.3p

19(iii) - Other share schemes
The Group also operates the following ali-employee share schemes.

0 Share Incentive Plan (SIF)
0 Global Share Incentive Plan {GSIP)
O Sharesave

" Further details of these schemes are set out in the Remurieration Report on page 158. The total share-based payment charge for the schemes
racognised in the 2021 Income Statement was £1 miflion (2020; £1 million). The total number of oulstandmg options for these schermes as at
31 December 2021 was 851,364 (2020: 8§79.975).

20. SHARE PREMIUM AND OTHER RESERVES

Share premium

. 202¢ 2020
GROUP AND COMPANY £m £m
Balance at 1 January ‘ 3,277 2,554
Premium arising on the issue of shares — equity placing - 653
Premium arising on the issue of shares - scrip dividend 93 60
Premium arising on He issue of shares - other 1 -
Balance at 31 December ’ ) 33N 3,277

" Capital redemption reserve
The capital redemption reserve of £114 millien arose in 2009 where shares were redassified, cancelled and consolidated in connection with a

Rights Issue.

Other reserves '
Other reserves shown on the Group Balance Sheet of £140 million (2020: £253 million) is made up of the following reserves:

The merger reserve of £169 million {2020: £16% million) arose in 2009 in connection with the acquisition of Brixton plc where the Group
acquired 100 per ¢ent of the voting 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 exchange differences
arising from the translation of the Financial Staternents 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 million (2020: £22 million) reflects the in&ease in equity in connection with share-based
payment transactions accounted for under IFRS 2.
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21. OWN SHARES HELD
| . 2021 2020
GROUP AND COMPANY £m £m
Balance ar 1 January 1 3
Shares purchased 3 2
Disposed of on exercise of options . {3) (a)
Balance at 31 December . . 1 1

These represent the cost of shares in SEGRO plc bouwght in the open market and held by QOcorian Limited {formerly Estera Trust {Jersey) Limited)
and Equiniti Limited, to satisfy various Group share schemes.

22. COMMITMENTS

Contractual obiigations to purchase, construct, develop, repair, maintain or enhance assets are as follows:

200 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 million (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 L1ABILITIES

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 contingencies 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 likely to arise and the expected quantum of the exposure
is estimable. The risk in relation o such iterns are monitored 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 on the Group’s financial position.

24. LEASES

The Group as a lessor
The investment properties are leased to tenants under operating.leases with rentals payable on a monthly or quarterly basis. Lease payments for
some contracts include inflationary index increases, but there are no significant levels of variable lease payments that do rot depend on an index
or a rate. Where considered necessary to reduce credit risk, the Group may obtain bank guarantees or tenant depaosits for the term of the lease.
The Group is exposed ta changes in the residual value of properties at the end of current lease agreements. The residual value risk barn by the
Group is mitigated by active management of its property partfolic and discussed further in the Asset Management update on pages 52 to 55.

- The Group does not hold significant finance leases as a lessor,

Future aggregate minimurn rentals receivable under non-cancellable operating leases are:

Jalnt ventures

Group at ghare 2021 2020

£m £m £m £m

Mot later than one year 375 101 ar6 387
Later than ane yeas, not later than two years 38 92 430 338
Later than twg years, not later than three years 288 77 3165 302
Later than three years, not later than four years ' 237 63 300 264
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 priar year.
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25. RELATED PARTY TRANSACTIONS

Group
Transactions during the year between the Group and its joint ventures are disclosed below:

2 2020

£m £m

Dividends received 32 i
Assets sold Lo jaint ventures' = ”
Management [ee income 26 2
Perfarmance fee income = =

1 DuRng the Year investment properties with a Carrying value ol £231 million were sofd 10 SELP (2020: £92 millien). Tota! proceeds (and total cash proceeds) received by SEGRO were £231 million
(2020: £93 millian), The transaciions resulled in the net assets of the Group inaeasing by €nll (2020: €1 million Ingrease) The net cash impact en 4 proporticnally consolidated basis was an inflow
of £116 million (2020: £47 million} once the 509% cwnership in SELP is taken into account,

Amounts due from joint ventures are disclosed in Note 14. Investments in joint ventures at 33 December 2021 of £1,795 million disclosed in
Note 7 (2020: £1,423 million) includes sharehclder loans of £86 millior {2020; £114 milfion).

Transactions between the Company and its subsidiaries eliminate on consolidation and are not disclosed in this Note.
Transactions between the Group and the pension scheme are set out in Note 18.

Company
Amounts due frorm subsidiaries are disclosed in Note 7 and amounts due to subsidiaries are disclosed in Nate 15.

MNone of the above Group or Company balances are secured.

Remuneration of key management personnel
Key management personnel for the Group and Company comprise Executive and Non-Executive Directors, a5 outlined in the Governance
Report on pages 106 and 107. Key management personnel compensation is shown in the table below:

2021 2020

£m £m

Salaries and short-term benefits 5 X
Share-based payments 2 2
Total remuneration 2 8

More detailed information concerning Directors’ remuneration, shareholdings, pension entitlements, share options and other long-term incentive
plans, as required by the Comparnies Act 2006, is shown in the Remuneration Report on pages 136 to 155.

26. NOTES TO THE CASH FLOW STATEMENTS

26(i} - Reconciliation of cash generated from operations

Group Company
201t * 2020 2021 2020
£m £m £m £m
Operaling profit 4,477 1,501 50 123
Adijustments for: ’ ’
Depreciation pf property, plant and equipment and amortisation of intangibles 5 4 1 -
Share of profit from joint ventures after tax (a61) (236) - -
Profit on sale of investment properties (53} (5) - -
Aevaluation surplus on invesiment properties - (3.617) 971) - -
Valuation gain on other investments - (14} - -
Dividends and other income - - {1,.230) (174)
Other provisions 9 4 3 4
Increase in impairment of subsidiaries - - 710 33
360 283 (15) (14}
Changes in working capital:
Decrease/(increase) in trading properties 12 (20} - -
Increase in debtors and tenant incentives (49) (52) (9 0}
Increase in craditars 24 22 4 1
Net cash inflow/{outAow) 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 Mon-cash movements
’ Other At
At 1 Janyary Cash Cash Exchange non-cash 31 December
2021 inflow' oulflow' movement adjustments? 20
£m £m £m £m £m £m
Group
Bank loans and loan capital 2431 1,214 {140} {81} ’ 5 3,429
Capitalised finance costs an - (4) - ‘ 2) {23)
Total borrowings 2,414 1,214 (144} (a1) 3 3,406
Cash in hand and at bank (89) - 44 - ~ 45)
Net debt 2,325 1,214 {100) {81) 3 3,361
Company
Bank loans and loan tapital 2,416 799 (128) (1) ~ 3,006
Capitalised finance casis T{16) - 3) - 2 {17)
Total berrowlings 2,400 799 {131) (81) 2 2,989
Cash in hand and at bank {20) - 8 - - {12)
Net debt 2,380 79% {123) {a1) 2 2977

Proceeds from borrowings of €1,214 milion.
Graup cash outfow of £144 millien (Company: £131 million), comprises the repayment of borrowlings of £140 miflion (Company: €128 milllion) and capitalised costs of £4 mliion (Company:
£3 million).

3 Other non-cash adjustments includes £5 million of Issue costs arising frem new borrowings in Lhe year, the cash proceeds received from the borrowings were received net of the issue casts.
The total other non-cash adjusiment af £3 million {Company: £2 rillien} relates to the amortisation of issue costs, See Note 9.

~

26(iv) ~ Analysis of financial liabilities and assets arising from financing activities
For the year ended 31 December 2021

Cash movements . Nan-cash mavements

Atl Net falr Other At 3

January Cash Cash Exchange value  non-cash December

' 200 nfigw outflow moverment!  changest adjustments 2024

Group £m £m £m £m £m £m £m
Total barrewings {Note 16} ’ . 2,414 1,214 (144) (81) - 3 3,406

Derivatives: (Net) Fair value af forward foreign exchange and currency swap

contracts {MNate 17} (7) 40 - (62) @ - (32
Lease liabilities {Note 15)3 83 - (5) {4) - 2 76
Total met financial liabilities arising from Ffinancing activities 2,490 1,254 {(149) (147) {3) 5 3,450

1 Exchange mavement of £143 million [rom borrowings and Iorward foreign exchange and currency swagp contracts consists of: Foreign exchange galn on etective hedge relationships recognised
in OCl of €74 million and loreign exchange gain recognised within the Income Statement of £69 million. See Note 17(iv).

Total net fair value loss of £82 millian arising from derivatives per Noie 7 also includes fair value loss from interest rate swaps and caps of £85 million,
Lease Kabilities cash tutflows of €5 million consists of: €3 million interest payment and £2 milllon princlpal elements payment.

()

For the year ended 31 December 2020

Cash movements Non-cash movements

: At

ALY Cost ot Other 3

January Cash Cash early close  Exchange  Falr vaiue non~cash  December

2020 Acquired® inliow outflow out of debt  movement’  changes? adjustments 2020

Graup £m £m £m £m £m £m £m £m £m
Total borrowings {Noté 16) 1,943 12 551 {137} n 3 - 3 7,414

Derivatives: {Net) Fair value of forwarg foreign exchange and .

currency swap cantracts (Nate 17) (16} - - (55} - 67 @) - (7)
Lease liabilities (Nate 15)* 78 3 - {5) - 4 - 3 83
Total net financial liabilities arising from Rrancing activities 2,005 15 551 (197} 1 102 (3) 6 2,490

1 Exchange mevement of £98 millicn from barrowings and forward foreign #xchange and currency swap contracts Qonsists of: Foreign exchange loss on effective hedge relationships recognised in
- QCI of £52 million and {oreign exchange loss recognised within the Jncome Siatement of €45 million. See Note 17(iv)

Total net fair value gain of €14 milkion arising from derivatives per Note 9 also includes fair value gains from irterest rate swaps and caps of £11 million.
Acquired represgnis borrowings and legse Babilities assumed from the aoquisition of Sofibus during 1020,
Lease lablfities outflaw of £5 milfon conslsts of: £3 million Interest payment and £2 milion principal element payment.

- ks
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MNotes 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 and assets arising from financing activities comprise Cempany total borrowings shown in Mote 26(jii) of
£2,989 million (2020: £2,400 million) and the Group derivatives shown in the table above of £32 million {asset) {2020: £7 million 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 fransfers
between levels during the year. Level 3 inputs used in valuing the properties are those which are unobservable, as apposed te level 1 {inputs
fram quoted prices) and level 2 {observable inputs either directly, ie. 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 assets which uses market rental values capitalised with @ market
capitalisation rate, The resulting valuations are cress-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 rmajority of land held for developrnent, properties are valyed using a residual method valuation.
Under this methodology, the valuer assesses the investment value (using the above mentioned methodology for completed buildings).
Deductions are then made for the total estimated costs 1o complete, including notional finance costs and developer’s profit, to take into account
the hypothetical purchaser's management of the remaining development process and their perception of risk with regard to construction and the
property market (e.qg. as regards potential cost overruns and letting risk). Land values are cross-checked against the rate per hectare derived from
actual market transactions. Other land 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 miliion) for the UK and £0.2 million - £6.5 million {(2020: £0.2 millien — £2.6 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 taken to mean the consideration of such rnatters as environment and climate change, health and
wellbeing and corporate responsibility that can or do impact on the valuation of an asset. In 2 valuation context, sustainability encompasses a wide
range of physical, social, erwironmental, and economic factors that can affect value. The range of issues includes key environmental risks, such as
fioading, energy efficiency and climate, as well as matters of design, configuration, accessibility, legislation, management, and fiscal considerations
- and current and historic land use.

Climate risk legislation

The UK Governmaent and the EU is currently producing legislation on the transition to net zero which is likely to include an update to the
Minimum Energy Efficiency Standards and also the intention to introduce an aperational rating. Whilst the nature of the legislation is not yet clear
it could have a potential impact to future asset value,

The introduction of mandatory climate related disclosures in the UK and EU (including ‘Task Force for Climate related Financial Disclosure’ (TCFD)
in the UK and ‘Sustainable Finance Disclosure Regulations’ {SFDR) and ‘Corporate Sustainability Reporting Directive’ (CSRD) 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
inta the sale and letting of assats,

Sustainability and climate risk legislation has an impact on the value of an asset, even if not explicitly recagnised, Valuers reflect markets, they
do not lead them. Where the valuers recognise the value impacts of sustainability and legislation, they are reflecting their understanding of how
market participants include sustainability and legislation requirements in their bids and the impact on market valuations,

Sensitivity analysis

An increase/decrease 1o ERV will increase/decrease valuations, while an increase/decrease to vield will decrease/increase valuations.

Sensitivity analysis showing the impact on valuations of changes in yields and ERV on the property pertiolio {including jaint ventures at share)
and the impact on valuations of changes in development costs on the development property and land portfolio {including joint ventures at share)
is shown below. .

Imgact on valuation of 25bp ¢change Impact on valuattan af 5% change Impact an valuation of 10% change
In nominal equivalent yield In rentat value {ERV} In estimated develapment costs
Group Increase Decrease Increase Decrease Increase Deaease
£m £m £m £ £m £m £m
2021
{ompleted property 16,739 (1,057) 1,21 628 (625} - -
Develepment property and land 1,638 {164) 172 192 (199) (232} 225
Greup total property portfolio 18,377 (1,221) 1,383 820 (824) (232) 225
2020
Campleted property 11,807 (616) 508 438 (431) - -
Developmeni property and land 1,188 (114) 123 158 {158} {200} 200
Group total property portfolie 12,995 (730} bk} 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-relatignships between alt these inputs as they are determined by market conditions. The existence of an increase in more than
one 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
in opposite directions, e.g. an increase in rent may be offset by an increase in yield. The table below indudes the Groups wholly-owned and joint
venture assels 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.

Valuation Inputs

Combined Net true Net true
Land & property ERV* ERY range’ . equivalent equivalent yleld
Completed development! portfollo £ per £ per yield range
2021 By asset type £m £m £m sqm sqm % L™
Big box warehouses > 35,000 sqg m 2,222 2,222 46.3 30.3-161.5 3.8% 3.3-5.5
Big box warehouses < BS,OOb sg m 2,683 2,681 542 16.8-2045 39% 3.1-7.0
Urban warehouses > 3,500 sqm : 6,963 ' 6963 1249  34.3 -2339.3 3.8% 2.9-9.7
Urban warehouses < 3,500 sqm 4,153 4,153 192.8 38.3-376.9 3.5% 2.9-9.3
High value and other uses of industrial tand* 718 ) 718 166.5 50.4-4524 6.0% 31.3-10.3
16,739 1,638 18,377 81.0 16.8-452.1 3.8% 2.9-10.3

By ownership
Wholly-owned* 13,9‘90 1,478 15,468 1256 30.5-452.1 ‘3.8% 2.9-10.3
Joint ventures 2,749 160 2,909 455 168-126.8 4.0% 3.1-9.7
Group Tata! 16,739 1,638 18,377 B1.0 16.8-4521 3.8% 2.9-10.3

| Land and development valuallons by asset type are not available as land sites are not categorised by asset type. Combined property portlofio column will not cast down but row does cast across.

2 On a fully occupied basis.

3 In relation to the completed properties enly.

4 High value and ather uses of tndusirial land Includes offices and retall uses, such as trade counters, car shawroams and sell-storage facillties.

5 Included in the completed portiolio, the wholly-owned assets are: big bax > 35,000 sq m £1.120 millior; big box < 35,000 sq m £1,180 million; urban warehouses > 3.500 sq m £6,822 million;
urban warehouses < 3,500 sq m £4,163 milllen; and other uses £705 million.

Valuation . Inputs
Combined MNet true Net true
Land & property ERV' ERY range' equivalent equivalent yleld
Completed develop partfalio £ per £ per ylela? range
202t By geography £m €m £m 3qm sqm ki W
Greater London 7,005 27 7.332 196.6 45.7-131769 3.5% 2.9-9.3
Thames Valley 2,878 224 3,102 172.2 T2.7-452.1 “4.5% 3.6-8.4
Natlanat Logistics 1,247 470 1,717 80.2 45.0-204.5 3.8% 3.3-4.4
Northern Europe
Germarny 1,532 197 1,729 575 34.1-15538 1.6% 1.0-49
Netherlands 167 27 194 59.7 46.2-91.2 3.9% 3.4-9.7
Southern Europe
France 1.751 112 1,863 460 317.8-442.0 4.1% 3.2-6.8
ltaly/Spain 1,438 202 1,640 46.7 16.8-161.9 3.9% 3.4-10.3
Central Europe .
Poland 631 75 7086 397  30.3-130.0 5.2% 4.6-5.7
Czech Republic 90 4 94 53.5 471 -93.3 3.8% 4.8-4.8
Group Total ) 16,739 1,638 18,377 81.0 16.8-452.1 3.8% 29-10.3
Investment properties — Group'(NutE 130 15,422
Investment properties — Joint ventures (Mote (i) 2,909
Trading properties - Group (Note 13{il))* 46
18,377

On a fully occupied basis.

In relatian 1o the completed properties only.

Extluges head jease ROU assets of £70 million.

Includes valuation surplus net recognised on trading properties of £1 million.

N —
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27. PROPERTY VALUATION TECHNIQUES, SUSTAINABILITY AND CLIMATE CHANGE CONSIDERATIONS AND

RELATED QUANTITATIVE INFORMATION CONTINUED

leputs
Combined Mt true Net true
Land & property ERv2 ERY range? equivalent equivalent
. Completed development' portiglio £ per Cper yield? yield range
2020 By asset type £m £m £m sqm sqm . o 9%
Big box warehouses > 35,000 sqm ) 1,661 1.661 46.8 30.8-147.8 44 3.6-6.4
Big box warehouses < 35000 sgm 2,098 2,098 538 32.1-1301 4.6 3.5-6.5
Urban warehouses > 3,500 sqm 4951 4951 110.8 26.8-280.6 4.5 3.3-104
Urban warehouses < 3,500 sq m 2821 2,821 159.2 53.6-291.2 4.1 3.3-8.7
High value and ather uses of industrial fand* 276 276 165.3 53.6-215.3 59 33-99
11,807 1,188 12,995 75.1 26.8-291.2 4.5 3.3-101
By ownecship .
Wholly-awned’ ' 9,567 1,080 10,647 117 26.8-191.2 4.4 3393
Joint ventures 2,240 108 2,348 46.7 30.8-96.4 4.7 3.5-1041
Graup Total 11,807 1,188 12,995 75.1 26.8-291.2 4.5 3.3-1001
1 Land and develapment valuations by asset type are nwat available as tand sites are nat categarized by asset type. Combined property porlolie colum will not cast down but row does £ast atioss.
2 Ona fully occupied basis.
31 Inrelatien o the completed properties only.
4 Higher value includes offices and retail uses, such as irade Counters, car showrgams and self-storage faciiiies.
5 Included in the completed portfolio, the whelly-owned assets are: big box > 35,600 sq m £789 miflion; big box < 35,000 sg rm £852 mllﬂon Urbar warehouses > 3,500 3q m £4,823 mi| llmn
urban warehouses < 3,500 sq m £2,821 million; and other uses £272 million,
Valuatian tnputs
Combined . Net true Nei true
Land 8 property ERV! ERY range! equivdlent  equivalent yleld
. Completed development portfolio £ per £ par yeld? range
2020 By gecaraphy £m £m £m sqm sqm % %
Greater Londoen 4727 ¥4 4,868 160.2 55.1-291.2 40 3.3-73
Thames Valley ) 1.857 140 . 1,957 1508 70.0-280.6 4.7 43-7.4
National Lagistics 831 392 1,223 70.5 45.0-130.1 4.6 4.2-5.2
Marthern Europe -
Germany 1,277 101 1,378 58.6 32.1-140.3 41 3.5-57
MNetherlands 140 22 162 - 60.5 50.3-94.4 4.7 3.9-100
Southern Europe .
France 1.379 136 1.515 &1.4 39.3-1250 4.9 3.6-9.2
lialy/Spain 954 212 1,166 46.4 26.8-172.1 4.8 39-9.9
Centraf Europe
Poland 564 EE] 5%7 421 30.813%0 6.0 5.4-56.4
Czech Republic 78 1 a9 533 46.8-96.4 55 5.4-5.5
Group Total ) 11,807 1,188 12,995 75.1 26.8-291.2 4.5 3.3-101
Investment properties - Group {Note 13{f)* 10,595
Investment properties — Joint ventures (Note 7(ii)) 7 2,348
Trading propesties - Group (Note 13(H))* 52
12,293

On a fully occupied tasis.

tn'relation 1o the completed properties anty.

Exciudes haad lease ROU gssais of £76 milion.

tnctudes valuation sutpius not recognised on trading preperties of £1 million,

oW o-
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28. RELATED UNDERTAKINGS

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

below, the entire share capital of the subsidiary undertaking is held by the Group. Unless ctherwise stated, Group's holding in the subsidiary
undertaking comprise Ordinary 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 consolidated in the Group’s Financial 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 requirernent of the Companies Act 2006 (the Act) relating to the audit of individual accounts
by virtue of Section 479A of the Act. These subsidiaries are identified with two asterisks {**) on ihe table below,

Certain UK partnerships are exempt from the requirement to prepare, publish and have audited individual accounts by virtue of regulation
7 of The Partnership {Accountants) Regulations 2008. The results of these partnerships are consolidated within the Group accounts and are
identified with three asterisks {***) on the table below.

% effective

holding ¥ Direct / .

Company Name Jurlsdiction not 100%  Indirect Registered Office
Airport Property GP (Mo, 2} Limited** England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdoem
Airport Praperty HY Limited** B England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdam
Airport Property Parlnership®** England and Wales Indirect 1 New Burlington Place, London, WIS 2HR, United Kingdem
Allnatt London Properties PLC2"" England and Wales Direct 1 New Burington Place, London, W1S 2HR, Unlted Kingdom
Amdale Holdings Limited NV Belgivm Indirect Boulevard Louis Schmidt 87, 1040 Etterbeek, Belgium

" Beira Investments S5p 2.0.0. Poland Indirect P1. Andersa 3, 61-894 Poznan, Poland
Bilton Homes Limited” England and Wales Indirect 1 ivew Burlingtan Place, Landon, WIS 2HR, United Kingdam
Biltan plet* England and Wales Direct 1 New Burlingtan Place, London, W15 2HR, United Kingdom
Bonsol S.R.L. italy 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiosi, Milan, Italy
Brixton [Axis Park) Limited England and Wales Indirect 1 New Burlingten Place, London, WIS 2HR, United Kingdam
Brixton (Fairway Units 7-11) 1 Limited** England arid Wales Indirect 1 New Burlingten Place, Londen, W15 2HR, United Kingdam
Brixton (Great Western, Southall} Limited-=~ England and Wales Indirect 1 New Burfington Plage, London, W15 2HR, United Kingdom
Brixton (Hatron Cross) 1 Limited England and Wales Indirect 1 MNew Burlington Place, London, W1S 2HR, United Kingdam
Brixton {Heathrow Estate) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton (Metropolitan Park) 1 Limited England and Wales . Ingirect 1 MNew Burlington Place, London, W15 2HR, United Kingdom
Brixton {Origin) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, Linited Kingdom
Brixton Asset Mamagement UX Limited** Englar'ld and Wales Ingirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Greenlord Park Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Limited** England and Wales Direct 1 MNew Burlington Place, London, W15 2HR, United Kingdom
Brixtan Nominee 26 (Jersey) Limited Jersey Indirect 3rd Floor, One The Esplanade, 5t Hetier, IE2 3QA, Jersey
Brixton Nominee 27 (Jersey) Limited leesey Indirect 3rd Floar, One The Esplanade, 5t Helier, IE2 3QA, Jersey
Brixton Nominee 38 (Jersey) Limited Jersey Indirect 3rd Floor, One The Esplanade, 5t Helier, IE2 3QA, Jersey
Brixton Nominee 39 {lersey) Limited lersey Indirect ard Floor, One The Esplanade, St Helier, 1€2 3QA, Jersey
Brixton Nominee 40 (Jersey} Limited lersey Indirect 3rd Floor, Cne The Esplanade, St Helier, IE2 3QA, Jersey
Brixton Naminee 41 {Jersey) Limited lersey Indirect 3rd Floor, Cne The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Nominee B (Jersey) Limited . Jersey Indirect 3rd Floor, One The Esplanade, 5t Helier, JE2 3QA, lersey
Brixton Mominee 9 (Jersey) Limited lersey Indirect 3rd Flogr, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixton Nominee Axis Park 1 Limnited lersey Indirect 3rd Flogr, One The Esplanade, 5t Helier, JE2 3QA, Jersey
Brixtan Nominae Axis Park 2 Limiled lersey Indirect 3rd Floor, One The Esplanade, 5t Helier, JE2Z 3QA, Jersey
Brixtan Nominee Polar Park 1 Limited Jersey - Indirect 3rd Floor, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixtan Mominee Palar Park 2 Limited lersey Indirect 3rd Floor, One The Esplanade, St Helier, JE2 3QA, Jersey
Brixtan Nominee Prernier Park 1 Limited lersey Indirect 3rd Figor. Qne The Esplanade, 51 Helier, JE2 3QA, Jersey
Brixtan Mominee Premier Park 2 Limited Jersey Indirect 3rd Floor. One The Esplanade, St Helier, JE? 3QA, Jersey
Brixtany Nerthfields {Wembley 1) Limited* Engtand and Wales Indirect 1 MNew Burlington Place, London, Wi$ 2HR, United Kingdom
Brixtan Morthfields (Wembley) Haldings Limited** England and Wales Indirect 1 MNew Burlington Place, London, WiS 2HR, Uniled Kingdam |
Brixton Morthfields (Wembley) Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Northfields 1 Limited** England and Wales Indirect 1 New Burington Place, London, W15 2HR, United Kingdom
Brixten Meorthfields 2 Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton MNorthfields 3 Limited*” England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Northfields 4 Limited** England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Northfields 5 Limited** England and Wales tndirect 1 New Burlington Place, London, W15 2HR, United Kingdom |
Brixton Northfields & Limited** England and Wales Indirect 1 New Burlington Place, London, WIS 2MR, United Kingdom
Brixton Premier Park Uimited England and Wates Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Properties Limited ° England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Brixton Sub-Holdings Limited"* England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
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28, RELATED UNDERTAKINGS CONTINUED

% effective
holding If Direct /
Company Name Jurisdiction not 100%  Indirect Registered OFfce
B-Serv Limited** England and Wales Indirect | New Burington Place, Landon, W15 2HR, United Kingdom
406, 2711 Centerville Road, Wilmington, New Castle,
CHR Holdings ELC Delaware Indireet  Delaware, Uniteqd States
Lumonics House Valley Drive, Swilt Valley, Rugby,
Coventry & Warwickshire Devalopment Partnership LLP*  England and Wales Indirect Warwickshire, CV21 17}, United Kingdom
Lurnanics House Valley Drive, Swift Valley, Rugby,
CWDP Investment Limited** £ngland and Wales Indirect Warwickshire, CV21 1TQ, United Kingdom
Dagenham Park Management Company Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Gustav Mahierplein 62, ITO-toren, Blh Floor, 1082MA
De Heek-Moord 5-Park B.V. MNetherlands Indirect Amsterdam, Netherlands
Devon Nominees (Mo, 1) Limited” England and Wales Indirect 1 New Burlfinglon Place, London, WTS 2HR, United Kingdom
Devon Nominees (No. 2) Limited” England and Wales Indirect 1| New Burlington Place, London, W15 2HR, United Kingdom
Devon Nominees (No. 3) Limited? England and Wales Indirect 1 New Burlinglon Place, London, W18 2HR, United Kingdom
Lumenics House Valley Drive, Swilt Valiey, Rugby,
Gateway Rugby Management Campany Limited*” England and Wales 91.85 Indirect Warwickshire, CV21 1TQ, United Kingdom
Granby Investment 5p. z.0.0. Poland Indirect PI. Andersa 3, 61-894 Poanani, Poland
GrontFour 5.1.0. Czech Republic Indirect Praha 1, Na Pelkapd 9/392 a 11/393, PSC. 110 00, Czech Republic
Hedios Morthern Limited'* England and Wates Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
HelinSlough Limited** England and Wales Indirect 1| New Burlington Place, London. W15 2HR, United Kingdom
Holbury Investments Sp. z.0.0. Poland Indirect Pl. Andersa 3, 61894 Poznan, Poland
Howbury Park GP Limited® England and Wales Indirect S5 Baker Street, Londan, W1lJ 7EU, United Kingdom
Howbury Park SPV Limited® England and Wales indirect 55 Baker Street, London, W1l 7EU, United Kingdom
IFP S.R.L. ltaly 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiari, Milan, ltaly
IMPIANTI FTV S.R.L. Inaly 95 Indirect Strada 3 Palazzo B3, 20090 Assage Milanofiori, Milap, lialy
¥arnal Investment 5p z.0.0. Poland Indirect Zielna 37, 00-108 Warszawa, Mazowieckie, Poland
LIACOM-A Ingatlanforgalmazé KFT Hungary Indirect 1024 Budapest, LovBhiz u. 39, Hungary
Landan Cistribution Park No.2 LLP* England and Wales S0 indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Lynford Investments Sp z.0.0. Poland indirect Zielna 37, 00-108 Warszawa, Mazowieckie, Poland
MOM4 Uzleti Park KFT Hungary Indirect 1024 Budapest, Lévahiz u. 39, Hungary
QOzarow Biznes Park 5p.z.0.0 Poland Indirect Pl. Andersa 3, 61-894 Poznan, Poland
Premier Greentard GP Limited'? England and Wales indirect 1| New Burlingten Place, London, W1S 2HR, United Kingdom
Property Management Company (Croydon) Limited England and Wales 72 Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Lumonics House Valley Drive, Swift Valley, Rugby,
Raxhill (Maidstone} Limited England and Wales 50 Indirect Warwickshire, CV21 1TQ, United Kingdom
Roxhifl Management Rugby Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Lumanics House Valley Drive, Swift Valley, Rugby,
Roxhill Warth 2 Limited England and Wales 2B Indirect Warwickshire, CV21 1T, United Kingdom
Lumonics House Valley Drive, Swilt Valley, Rugby.
Roxhill Warth 3 Limited England and Wales 50 Indirect warwickshire, C¥21 1TQ, United Kingdom
Lumonics House Valley Drive, Swift Valley, Rugby,
Roxhill-SEGRO {Rugby Gateway} LLP* England and Wales 50 indirect Warwickshire, Cv21 1TQ, United Kingdom
SEGRO (225 Bath Road) Limited England and Wales indireci 1 New Burlington Place, Lendon, W15 2HR, United Kingdom
SEGROQ (Acton Park Estate} Limited England and Wales indirect 1 New Burlington Place, London, W1S 2ZHR, United Kingdom
SEGRO (BA World Cargo) Limited England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Barking 1) Limited"" England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Barking 2} Limited** England and Wales tndirect 1 New Burington Place, London, W1§ 2ZHR, United Kingdom
SEGRO (Barking 3) Limited™® England and Wales Indirect 1 New Burdington Place, London, W15 2HR, United Kingdom
SEGRO (Barking) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Beddington Lane) Limited England and Wales Ingirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Belvedere Estate) Limited England and Wales indirect 1 New Burlington Place, Londen, W15 2HR, United Kingdam
SEGRO (Binmingham) Limited** England and Wales indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRO (Blanc Mesnil) SARL France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO (Bonded Swores) Limited** England and Wales indirect + New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Brackmilis) Limited®*® England and Wales Indirect 1 New Burlington Place, Landon, W15 2HR, United Kingdom
SEGRO (Bracknell) Limited”™ Engiand and Wales Indirect 1 New Byrfington Place, London, W15 2HR, United Kingdom
SEGRO (Colnbrook) Limited™* England and Wales indirect 1 New Burlington Place, London, W1S 2HR. United Kingdom
SEGRO (Coronation Road) Limited England and Wales indirect t New Burfingten Place, London, W15 2HR, United Kingdom
SEGRO {Coventry Gateway Managerment Company) Limited”  England and Wales Indirect ¥ New Burlington Place, London, W15 2HR, United Kingdom
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- Lumonics House Valley Drive, Swilt Valley, Rugby,
SEGRO (Coventry Mé J2) Limited England and Wales Indirect Warwickshire, CV21 1TQ, United Kingdom
. Lumonics House Vailey Drive, Swilt Valley, Rughy,
SEGRD [Coventry) Limited** England and Wales Indirect  Warwickshire, CV21 1TQ. United Kingdomn
SEGRQ (Crick} Limited** England and Wales Indirect 1 New Burlington Place, Landan, W15 2HR, United Kingdom
SEGRO (Dagenbarm) Linwted England and Wales Indirect 1 New Burlington Place, Landon, W1$ 2HR, United Kingdom
SEGRQ {Depilord Trading Estate} Limited** England and Wales Indirect 1 MNew Burlington Place, London, W15 2HR, United Kingdom
SEGRQ {D-Link House) Limited** England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (East Plus) Limited*" England and Wales Indirect 1 New Burlinglon Place, Londan, W15 2HR, United Kingderm
SEGRO {East Plus} Trading Limited” England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ {Electra Park) Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (EMG Management Company) Limited'™* England and Wales Indirect t New Burlington Place, London, W1S 2HR, United Kingdom
SEGRQ {(EMG Rail Freight Terminal) Limited*® England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (EMG Unit 1} Limited Engtand and Wales ladirect 1 New Burlington Place, London, Wi5 2HR, United Kingdom
SEGRQ (EMG Unit 2} Limited England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (EMG Unit 4) Limiteg™* England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRQ (EMG Unit 8) Limited Englznd and Wales - Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (EMG Unit 11} Limiteg England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (EMG Unit 12) Limited Engfand and Wales indirect I New Burfington Place, London, WIS ZHR, United Kingdom
SEGROQ (EMG) Limited ‘Englang and Wales Indirect 1 New Burtington Place, London, WIS 2HR, United Kingdom
SEGRO (Faggs Road) Limived"” England and Wales Indirect 1 MNew Burlington Pface, London, WIS 2HR, United Kingdom
SEGRO (Fairways Industrial Estate) Limited England and Wates Indirect 1 MNew Burington Place, London, WIS 2HR, United Kingdom
SEGRO (Gatwick) Limited Englang and Wales tndirect 1 Mew Burington Place, London, WIS 2HR, United Kingdem
SEGRO (GL) Limited England ang Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (Grange Park) Limited*" England ang Wales Indirect: 1 Mew Burington Place, London, W15 2HR, United Kingdorm
SEGRQ {Great Cambrigge Industrial Estate) Limited England and Wales Indirect 1 MNew Burington Place, Landon, W15 2HR, United Kingdom
SEGRQ {Hatton Farm Site A) Limited** England and Wales Indirect 1 New Budington Place, Landon, W15 2HR, United Kingdom
SEGRQ {Harton Farm Site B) Limited*™* England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ (Hattort Farm Site C) Limited** England and Wales Indirect 1 New Burington Place, Londaon, W15 2HR, United Kingdom
SEGRQ (Hayes) Limited England and Wales Indirect 1 Mew Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Heathrow Cargo Area) Limited England and Wales Indirect - 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Heathrow International) Limiteq** Englang and Wales Indirect 1 New Burlington Place, Londan, WIS 2HR, Urited Kingdom
SEGRO {Heathrow Park} Limited England and Wales Indizect 1 Mew Burlington Place, London, WS 2HR, United Kingdom
5 Temple Square, Temple Sireet, Liverpool, L2 5RH,
SEGRO (Howbury) Limited® England and Wales Indirect  United Kingdom
SEGRO (lver 1) Limited England and Wales : Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
" Lumonics House Vattey Drive, Swilt Valley, Rugby,
SEGR® {Junction 15) Limitéd ' England and Wales Indirect  Warwickshire, CV21 1TQ, United Kingdom
SEGRO (Kettering Gateway Management Company)
Limited** England and Wales indirect 1 New Burfington Place, London, W15 2HR, United Kingdom
SEGRQ {Kettering) Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Kingdorn
SEGRO {Lee Park Distribution) Limited England and Wales Indirect 1 Mew Burlington Place, Landon, W15 2HR, United Kingdomn
SEGRO {Loop} Limited*~ England and Wales Indirect 1 MNew Burlington Place, London, W15 2HR, United Kingdom
SEGRO {Nelson Trade Park) Limited** England and Wales Indirect 1 Mew Burlington Place, London, WS 2HR, United Kingdom
SEGRO {New Cross Business Centre} Limited™ England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdem
SEGRO (Newport Pagnell) Limited™ England and Wales Indirect t Mew Burtington Place, London, W15 2HR, United Kingdom
SEGRO {NFTE & Mercury) Limited England and Wales Indirect t New Burlington Place, London, W1S 2HR, United Kingdom
SEGRO {Parc des Damiers) SAS France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRC (Perivale Park) Limited England and Wales fndirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRO (Poyle 14) Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 ZHR, United Kingdom
SEGRO (Purfieet) Limited England and Wales ndirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Rainham 1) Limited*® Engtand and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Rainhamn 2) Limited** England and Wales . Indirect 1 New Burlington Place. London, W1S 2ZHR, United Kingdom
SEGRO (Rainham, Enterprise 1) Limited** England and Wales " Indirect 1 New Burlington Place, Landon, Wi3 2HR, United Kingdem
SEGRO {Rainham, Enterprise 2) Limited** England and Wales Indirect 4 New Burlington Place, Londan, Wi5 ZHR, United Kingdom
SEGRO (Reading) Limiteg? England ang Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ {Rockware Averue) Limited England ang Wales Indirect 1 New Burlingion Place, Londan, W15 2HR, United Xingdom
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SEGRO (Rugby Gateway 1} Limited** England and Wales Indirect 1 Mew Burlington Place, London, W1S 2HR, United Kingdom
SEGRO (Rugby Gateway 2) Limited** England and Wales Indirect 1 New Burlington Place, London, W1S 2HR, United Kingdom
SEGRO (Rugby Gateway 3) Limited England and Waies [ndirect 1 New Burfington Place, Landan, WS 2HR, United Kingdom
SEGRO (Rugby Gateway 4) Limited™* England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO {Rugby Gateway S) Limited*~ England and Wales tndirect [ New Buriington Place, London. WS ZHR. United Kingdom
SEGRO (Rushden) Limited®* England and Wales Indirect 1 Mew Burlington Place, Longon, W15 2HR, United Kingdom
SEGRG (Skyline} Limited England and Wales Indirect 1 New Burlington Place, London, W1S 2AR, United Kingdom
SEGRO (Spacewaye Parkj Limited** England and Wales Indirect 1 New Burlingion Place, London, W15 2HR, United Kingdam
SEGRO {Spain Energy) S.L. Spain Indirect  Avenida Diagonal, 467 — DBC36, Barcelona, Spain
SEGRO (Stansted Cargo) Limited*” England and Wales Indirect 1 New Burington Place, Londen, W15 2HR, United Kingdom
SEGRO (Stansted Fedex) Limiteg England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Slockley Close} Limited** England and Wales (ndirect 1 New Budington Place, London, W15 2HR, United Kingdom
SEGRQ (The Portal) Limited England and Wales Indirect 1 New Burlington Place, London, WIS 2HR, United Kingdom
SEGRO (Tilbury 2) Limited Eangland and Wates Indirect 1 New Burlington Place, London, W15 2HR. United Kingdom
SEGRO (Tottenham) Limited England and Wales Indirect 1 New Burlington Place, London, W15 ZHR, United Kingdom
SEGRQ (Trilogy) Management Company Limited” England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR. United Kingdem
SEGRO (Tudor) Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR_ United Kingdom
SEGRQ (UK Energy) Limited*" England and Wales indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ {UK Lagisties) Limited™* England and Wales Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO (Victoria Industrial Estate} Limited England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
SEGRO (Waltham Assets) Limited England and Wales Indirect 1 Mew Burlingtan Place, London, W15 2HR, United Kingdem
SEGRO (Watchmaoor) Limited™ Engfand and Wafes indirect 1 New Burlington Piace, London, W1S 2ZHR, United Kingdom
SEGRO (Welham Green) Limited England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, Unites Kingdom

Gustav Mahlerplein 62, ITQ-1oren, 8th Floor, 1082MA
SEGRO (West Zaan) B.V. Netherlands Indirect Amsterdam, Metherlands
SEGRO {(Westway Estate) Limited England and Wales Indirect 1 New Burlingtan Place, London, W15 2HR, United Kingdom
SEGRO Achte Gruandbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Achtzehnte Grundbesitz GmbH Germaty Indirect Fichtenstrasse 33, 40233, Dissetdorf, Germany
SEGRO Administration Limited England and Wales Direct 1 New Buirlington Place, London, W15 2HR, United Kingdom
SEGRO APP 1 Limited"* England and Wales indirect I New Budington Place, Londan, W15 2HR, United Kingdom
SEGRO APP 2 Limited™ England and Wales Indirect 1 New Burlington Place, London, W15 ZHR, United Kingdom
SEGRO APP 3 Limited** England and Wales indirect 1 New Burlington Place, Londan, W15 2HR, Linited Kingdom
SEGRO APP 4 Limited** England and Wales Indirect 1 Mew Burlingten Place, London, W1S 2HR, United Kingdom
SEGRO APP Management Limited** England and Wales Indirect 1 New Burlington Place, Londan, W18 2HR_ United Kingdom
SEGRO Asset Management Lirnited™ England and Wales Indirect 1 Mew Burlington Place, Londen, W15 2HR, United Kingdem

Gustav Mahlerplein 62, [TO-toren, 8th Floor, 1082MA
SEGRO AV, HNetherlands Indirect  Amsterdam, Netherlands
SEGRO Belgium NV Belgium Indirect Beulevard Louis Schmidt 87, 1040 Etterbeek, Belgium

Gustav Mzhlerplein 62, ITO-toren. Bth Floor, 1082MA
SEGRO Benelux BV.* Netherands Indirect Amsterdam, Netherlands
SEGRO Capital $.4.r.). Luxernbourg Indirect 35-37 Avenue de 13 Liberté, L-1931, Luxembourg
SEGRO CHUSA Limited England and Wales Indirect 1| New Burfington Fiace, London, W15 2HR, United Kingdom
SEGRO CL1 50 France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRC Communities Limited England and Wales Indirect 1 New Burlington Place. London, W15 2HR, United Kingdom
SEGRO Czech Repubtic sr.o. Czech Republic Indirect Praha 1, Na Pifkop? 9/392 a 11/393, PSC 110 60, Czech Republic
SEGRO Dreiundzwanzigste Grundbesitz GmbH Gemany Indirect Fichtenstrasse 33, 40233, Disseldorl, Germany
SEGRC Dreizehnte Grundbesitz GmbH Germany 94 Indirect Fichtenstrasse 33, 40233, Dusseldarf, Germany
SEGRQ Dritte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Ddsseldord, Germany
SEGRO Ei d: igste Gr GmbH Gemany Indirect Fichtenstrasse 33, 40233, Dasseldarl, Germany
SEGRC Elite Grundbesitz GrmbH Germany {rndirect Fichtenstrasse 33, 40233, Qusseidori, Germany
SEGRO Erste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRO furape Limiteg™* England and Wales Indirect | New Burlington Place, Landon, W15 2HR, United Kingdom
SEGRO Eurapean Logistics Partnership S.4.¢.0, Luxembourg G Indirect 35-37 Avenue de la Liberté, L1931, Luxembourg
SEGRO Finance ple England and Wales Direct | Mew Burlington Place, London, W15S 2HR, United Xingdom
SEGRO Fixtures GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldort, Germany
SEGRO France Energy SAS France Indirect 20 Rue Brunel, 75017, Paris, France
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SEGRO France 5A France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Fiinfte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dusseldor{ Germany
SEGRO Flnfundzwanzigste Grundbesitz GmbH Germany indirect Fichtenstrasse 33, 40233, Dosseldorf, Germany
SEGRO Finfzehnte Grundbesitz GmbH Germany Indirect  Flchtenstrasse 33, 40233, Disseldorf, Germany
SEGRO Gennevilliers 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Germany GmbH Germany Indireck  Fichtenstrasse 33, 40233, Dosseldorf, Germany
* Gustav Mahlerplein 62, ITO-toren, 8th Floor, 1082MA
SEGRO Glinde BV, Netherdands Indirect Amslerdam, Netherlands
SEGAQ Gobelins 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Holdings France SAS France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Industrial Estates Limited Engtand and Wales Indirect 1 New Budington Place, London, W15 2HR, United Kingdom
Third Floar, 5t George's Court, Upper Church Sireet, Douglas,
SEGRO Insurance Limited Isle of Man Direct 1M1 LEE, Iste of Man
SEGRQ Investments Limited™* England and Wales Indirect 1 New Buitington Place, London, WIS 2HR, United Kingdoem
SEGRO Investments Spain, S.L. Spain Direct Avenida Diagonal, 467 - 08036, Barcelona, Spain
SEGRO ltaly 5.R.L. lealy Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiari, Milan, lealy
SEGRO Logistics Nord 51 France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Logistics Park Aulnay 5C) France Indirect 20 Rue Brunel, 75017, Pasis, France
SEGRO Logistics Sud 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
15 Boulevard FW. Railfeisen, Luxembourg, L - 2411,
SEGRO Luge S.3 rl. Luxembourg Indirect Luxembourg .
SEGRO Luxembourg 5.3 ). Luxembourg indirect 35-37 Avenue de 1a Liberig, L-193), Luxembourg
SEGRO Lyan 1 SCI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Management Limited*” England and Wales Indirect 1 New Burlingtan Place, London, W15 2HR, United Kingdam
SEGRO Management NV Belgium Indirect Boulevard Louis Schmidt 87, 1040 Etlerbeek, Belgium
Gustav Mahlerplein 62, [TO-toren, 8th Floor, 1082M4A
SEGRO Netherlands BV, Netherands Indirect Amsterdam, Netherlands
SEGRO Neiberands H1 BV England and Wales Indirect 1 New Burfington Place, London, W15 2HR, United Kingdom
SEGRO Neunte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Oiisseldorf, Germany
SEGRO Meunzehate Grundbesitz GrmbhH Germany Indirect _ Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Overseas Haldings Limited England and Wales Direct 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO Park, Croydon S.ar.l. Luxembourg Indirect 35-37 Avenue de la Liberté, 11931, Luxembourg
SEGRO Pension Scheme Trustees Limited” England and Wales indirect 1 New Burlington Place, Londen, W15 2HR, United Kingdom
SEGRQ plic French Branch France Oirect 20 Rue Brunei, 75017, Paris, France
SEGRQ Plessis SCI France Indirect 20 Rue Brunel, 75017, Paris, Frange
SEGRQ Poland Sp z.o.o. Potand Indirect Pl, Andersa 3, 61-B94 Poznan, Poland
SEGRQ Properties Limited England and Wales Direct 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRQ Praperties Spain S.L. Spain Direct Avenida Diagonal, 467 - 08036, Barcelons, Spain
SEGRO Reisholz GmbH Germany tndirect Fichtenstrasse 33, 40233, Dasseldorf, Germany
SEGRO Sechste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dasseldor], Germany
SEGRC Sechzehnte Grundbesitz GmbH Gemany Indirect Fichtensirasse 33, 40233, Disseldor], Germany
SEGRO Siebte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRO Siebzehnte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dosseldorf, Germany
SEGRO Slough Spare Limited** Englaind and Wales Indirect 1 New Byrlington Place, London, W15 2MR, United Kingdom
SEGRC Spain Management, S.L. Spain Indirect Avenida Diagonal, 467 - 08036, Barcelona, Spain
SEGRO 5pain Spare 1 S.L.° Spain Direct Avenida Diagonal, 467 - 080356, Barcelona, Spain
SEGRO 5pain Spare 2 5.L. Spain Direct Avenida Diagonal, 467 - 08034, Barcelona, Spain
SEGRO Spain Spare 3 5.1, Spain Direct Avenida Diaganal, 467 - 08016, Barcelona, Spain
SEGRO Spare 1 Limited England and Wales Indirect 1 New Buringtan Place, London, W15 2HR, United Kingdom
SEGRO Spare 2 Lirnited** England and Wales - Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO STE Limited England and Wales indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
SEGRO Trading (France) SNC France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRQ Urban Logistics PR1 SC! France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRO Urban Logistics PR2 SCI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGROQ Urban Logistics PR3 SCI France Indirect 20 Rue Brunel, 75017, Paris, France
SEGRQ Vierte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Dusseldorf, Germany
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SEGRD Vierundzwanzigste Grundbesitz GmbH Germany Indirect  Fichtenstrasse 33, 40233, Dasseldarf, Germany
SEGROD Vierzehnte Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, DOsseldort. Germany
SEGRO V-Park Grand Union LLP® England and Wales 50 Indirect } Mew Burlington Place, London, W15 2HR, United Kingdom
SEGRO Wissous S France Indirect 20 Rue Brunel, 25017, Paris, Frence
SEGRO Zehnte Grundbesitz GmbH Germany indirect  Fichtenstrasse 33, 40233, Dasseldocf, Germany
SEGRO Zwanzigste Grundbesitz GmbH Germany Indiract Fichtensirasse 33, 40233, Disseldorf, Germany
SEGROQ Zweite Grundbesitz GmbH Germany (ndirgct Fichtenstrasse 33, 40733, Disseldorf, Germany
SEGRO Zweiundzwanzigste Grundbesitz GmbH Germany Indirect Fichtenstrasse 33, 40233, Disseldorf, Germany
SEGRO Zwélfte Grundbesitz GmbH Gemany indirect Fichtenstrasse 33, 40233, Odsseldorf, Germany
SELP (Alpha Holdings} S.4.rl. Luxembourg 5C Indirect 8, rue de Koerich, L-8437 Steinfort
SELP (Alpha JV) 5.4.1l, Luxembourg ¢ Indirect 8, nue de Koerich, L-8437 Steinfort
SELP finance 5.4.rl. Luxermbourg 50 Indirect 35-37 Avenue de I3 Liberté, L-1931, Luxembourg
SELP Investments S.4.r.). Luxembourg S Indirect 35-37 Avenue de ia Liberté, L1931, Luxembourg
SELP Management Limited England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
Slough Trading Estate Limited England and Wales Direct 1 Mew Burlington Flace, Londan, W15 2HR, United Kingdom
Smartparc SEGRO Sponden Limited England and Wales Indirect 1 New Burlington Place, Landon, W1S 2HR, United Kingdom
SOFIBUS Patrimoine SA France Indirect 20 Rue Brunel, 75017, Paris, France
Steamhouse Grouwp Limited*™* England and Wales Indirect 1 New Burlingtan Place, London, W15 2HR, United Kingdom
Tenedor S.RL. Italy Indirect  Strada 3 Palazzo B3, 20090 Assago Milanofiari, Milan, ltaly
The UK Logistics (Nominee 1) Limileg? England and Wales Indirect 1 Mew Burlington Place, London, W15 ZHR, United Kingdom
The UK Lagistics {Mominee 2) Limited” England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdam
The UK Lagistics General Partner Limited*™ England and Wales Indirect 1 Mew Burlington Place, London, W15 2HR, United Xingdom
The UK Lagistics Limited Partnership* England and Wales Indirect 1 New Burtington Place, Landon, Wi5 2HR, United Kingdom
Trafferd Park Estates Limited*” England and Wales Indirect 1 New Burlington Place, London, WIS 2HR, United Kingdom
UK Logistics Fund Unit Trust Jersey Indirect Qgier House, The Esplanade, 5t Helier, JE4 9WG. tersey
UK Laogistics Properties Mo 1 Unit Frust Jersey Indirect QOgier House, The Esplanade, St Helier, JE4 SWG, Jersey
UK Logistics Praperties Mo 2 Unit Trust Jersey Indirect Qgier House, The Esplanade, St Heliar, JE4 WG, Jersey
UK Logistics Trustees Limited Jersey Ingirect  Ogier House, The Esplanade, St Hefier, JE4 9WG, Jersey
UK Property Unit Trust No. 41 Jersey Indirect 47 Esplanade, St Helier, Jersey JE1 OBD
UK Property Unit Trust No. 42 Jersey Indirect 47 Esplanade, St Helier, lersey JE1 OBD
UK Property Unit Trust No. 43 Jersey Indirect 47 Esplanade. St Helier, Jersey JE1 OBD
UK Property Unit Trust No, 44 Jersey Indirect 47 Esplanade, 5t Helier, Jersey 1E1 0BD
UK Praperty Unit Trust Mo. 45 Jersey Indirect 47 Esptanade, St Helier, Jersey JE1 080D
Unitair General Partner Limited*” England and Wales Indirect 1 New Burlington Place, Londan, W15 2HR, United Kingdom
Unitair Limited Partniership®*** England and Wales indirect 1 New Burlington Place, Londan, W15 ZHR, United Kingdom
Vailog Caolleferra S.R.L Iraly 95 tndirect Swada 3 Palazzo B3, 20090 Assago Milanofiori, Milan, ltaly
Vailog Energy ¥ SR.L. Italy 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiori, Milan, ltaly
Vailag Energy 2 5.R.L. Italy 95 Indirect  Strada 3 Palazzo B3, 20090 Assage Milanafioni, Milan,_ italy
Vailog Energy 3 5.R.L. Italy 95 Ingirect Strada 3 Palazzo B3. 20090 Assaga Milanofiori, Milan, ltaly
Vailog France 5CI France Indirect 20 Rue Brunel, 75017, Paris, France
Vailag S.R.L. Italy 95 Indirect Strada 3 Palazzo B3, 20090 Assago Milanofion, Milan, ltaly
Woodside GP Limited’ England and Wales  33.33 Indirect 1 New Burlington Place, London, W15 2HR, United Kingdom
Zinc One S.R.L. Italy Indirect Strada 3 Palazzo B3, 20090 Assago Milanofiari, Milan, lialy
Zinc Seven S.R.L Italy Indirect Strada 3 Palazzo B3, 20090 Assage Milanofiori, Milan, ltaly
Zine Six S.R.L. Italy Indirect  Strada 3 Pala2z0 B3, 20090 Assago Milanofiori, Milan, italy

Owmership held in dass A and 8 shares.
Ownership hefd in Qrdinary and Delerred shares.
Thwnership beid in class A shares.

In liquidation.

D R R
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OVERVIEW STRATEGIC REPORT GOVERNANCE ‘F,INANCIAL STATEMENTS
SUPPLEMENTARY NOTES NOT PART OF AUDITED FINANCIAL STATEMENTS
Table 1: EPRA performance measures summary ’
2021 2020
Pence ger Pence per
Mates £m share £m share
EPRA Earnings Table 4 348 291 292 25.4
EPRA NTA Table 5 13,704 1,137 9.725 814
EPRA INRY fable 5 14,986 1,243 10,571 B85
EPRA MDYV Table 5 13,155 1,091 G155 766
EPRA net initial yield Table 6 3.0% 38%
EPRA topped-up net initial yield Table & 31.3% 41%
EPRA vatancy rate Table 7 31.2% 39%
EPRA cost ratio {including vacant property costs) Table 8 20.2% 21.1%
EPRA cost ratio {excluding vacant property casts) Table 8 19.0% 201%
Table 2: Income Statement, proportionally consolidated
2021 2020
Joint Joint
Group ventures Total Group venlures Total
Nates £m £m £m £m £m £m
Gross rental income 7 447 135 582 393 121 514
Property operating expenses © 27 {100) {35) (135) {a8) (31} (19}
Net rental income 3a7 100 447 305 90 395
Joint venture fee income’ 2.7 52 (24} 28 22 {10) 12
Administration expenses 2.7 {59) (2} {61) (52) {2) {54)
Adjusted operating profit before interest and tax 340 74 414 275 78 353
Met finance costs {including adjustments) 2,7 (a0} {13} {33) {40) (12 {52)
Adjusted profit before tax 300 61 36t 235 66 m
Tax on adjusted profit 2,7 (8) {5} - {13) 4) (s) 9}
Adjusted/EPRA earnings before non-controliing interests 292 56 348 23 61 292
Non-controlling interest on adjusted proft 2,7 - - - - - -
Adjusted/EPRA earnings after tax and non-cantrolling interests 292 56 3a8 23 &1 292
Number of shares, million 12 1,197.7 1,149.8
Adjusted/EPRA EPS, pence per share 291 25.4
Number of shares, million 12 1.201.0 1,154.5
Adjusted/EPRA EPS, pence per share — diluted 29.0 253

1 Jaint venture fee income includes the cost of such fees borne oy the jeint ventures which are shown in Ngte 7 within net rental income.

As discussed in Note 2 there were no non-EPRA adjustments to underlying profit made in the current or 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 Tatak Group veniLes Tatal

Notes £m £m £m £m £m £m

Investment properties 13,7 15,492 2,909 . 18,401 10,671 2,348 13,019
Trading properties 13,7 45 - a5 52 - 52
Total properties 15,537 2,909 18,846 10,723 2,348 13,074
Investment in jGink ventures 7 1,795 (1,795) - 1,423 (1,423} -
Qther net liabilities {535) {274) (809) (162} [162) {324)
Net borrowings 16.7 (2.361) {840) (4,201} (2.325) (763} (3.088)
Tatal shareholders’ equity’ 13,436 - 13,436 9,659 - 9,659
EPRA adjustments i2 268 66
Adjusted NAV s 12 13,704 5725
Nurnber of shares, million 12 1,205.5 1,194.7
Adjusted NAV, pence per share 12 1,137 814

1 After non-conlrolling interests.
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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 lotal properties {exctuding 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 partfalio 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 MSC1 Real Estate indices against which SEGRO is measured. Based on the Financial
Statements there is a valuation surplus of £4,103 million (see Note 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 exciudes the impact of rent free incentives (€15 million, +0.1 per cent) and
other movements {-£12 million, -0.1 per cent) primarily due to foreign exchange based on closing rate as opposed to average used in the
Financial Staterments.

Tolal assets under management of £21,286 million {2020: £15,343 million) indudes Group total properties of £15,468 million (see Note 27)
and 100 per cent of total properties owned by joint ventures of £5,818 million (see Note 7).

Table 4: EPRA Earnings

202 2020
Group Group
Naotes £m £m
Eamings per IFRS income statement 4,060 1.427
Adjustments te calculate EPRA Earnings, exclude: .
Valuation surplus on investment properties * ' 8 (3,617} ' %71)
Prefit on sale of investment properties 8 (53} (s)
Profit on sale of trading properties 13 7 4]
Increase in provision for impairment of trading properties . 1 1 -
Increase in provision for impairment of other interests in property - 8 - 1
Valuation surplus on other investments 8 - (14)
Tax on prefits on disposals’ 10 -
Cost of early close out of debt ’ . . 9 - n
Net fair value loss/{gain) on interest rate swaps and other derivatives ' 9 82 (14)
Deferred tax charge in respect of EPRA adjustments’ 32 3
SIIC entry tax charge' . ’ 38 -
Adjustments to the share aof prefit from joint ventures after tax A 7 {405} (175)
Non-controlling interests in respect of the abave 2 7 2
EPRA earitings 338 292
Basic number of shares, miflion 12 1197.7 1,149.8
EPRA Earnings per Share (EPS) 291 25.4
Company spexific adjustments:
MNon-EPRA adjustments - 2 - -
Adjusted eamings 348 292
Adijusted EPS 12 291 254

1 Totlal 1ax charge in respect of agjustments per Nate 2 of £280 miilion (2020: £31 million) comprises tax charge an profits an disposals of £10 millian (2020: £nil), deferred tax charge of
£232 milion (2020: £31 million) and SIIC &ntry tax charge of £38 million {2020: £ail).
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SUPPLEMENTARY NOTES NOT PART OF AUDITED FINANCIAL STATEMENTS CONTINUED

Table 5: EPRA Net asset measures

The European Public Real Estate Association {EPRA) best practice recommendations {BFR) for financial disclosures by public real astate
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 business as a UK REIT
providing long-term progressive and sustainable returns. EPRA NTA acts as the primary measure of net asset value and is also referred
to as Adjusted Met Asset Value (or Adjusted NAV).

A reconciliation of.the three EPRA NAV metrics from IFRS NAV is shown it the talble below.

EPRA meaguras

EPRA NTA EPRA NRV EPRA NDV
Az at 31 December 2021 £m £m £m
Equity attributable to erdinary shareholders 13,436 13,436 13,436
Fair value adjustment in respect of interest rate derivatives — Group 24 24 -
fair value adjustment in respect of trading properties — Group 1 1 1
Deferred tax in respect of depreciation and valuation surpluses — Group' 129 259 ~
Deferred tax in respect of depreciation and valuation surpluses - Jaint ventures' . 123 245 -
Intangible assets ' 9) - -
Fair value adjustment in respect of debt - Group - - {260)
Fair vaiue adjustment in respect of debt ~ Joint ventures ’ - - (22}
Real estate transfer 1ax? - 1,021 C
Net assets 13,704 14,986 13,155
Diluted shares {(million) 1,205.8 1,205.5 1,205.5
Diluted net assets per share 1,137 1,243 1,091

1 50 per cent of deferred tax in respect of depreciation and valuation surpluses has been exciuded in cafcuiating EPRA NTA in fine with option 3 of EFRA BFH guitefines.
2 EPRA NTA znd EPRA NCV refeer IFRS values which are net of purchasers' casts, Purchasers’ costs are added back when calcidating EPRA NRV.

EFRA measures

. EPRA NTA EPRA NRY EPRA NDV
As at 31 Decemnber 2020 ' £m £m £m
Equity attributable to ordinary shareholders 9,659 9,659 9,659
Fair value adjustment in respect of interest rate derivatives — Group {s1) {61) -
Fair value adjustment in respect of trading properties - Group 1 1 1
Deferred tax in respect of deprecation and valuation surpluses ~ Grougp' 42 84 --
Delerred tax im respect of deprediation and valvation surpluses - joint ventures' as mm -
intangible assets (2 - -
Fair value adjustment in respect of debt - Graup - - {467)
Fair value adjustment in respect af debt — loint ventures - - {38)
Reat estate transfer 1ax? - 717 -
Net assets - - 9725 10,571 9,155
Diluted shares (million) 1,194.7 1,194.7 1,194.7
Diluted net assets per share 814 885 766

1 50 per gent pf delemmed tax in respect of depreciation and vatuation surpluses has been excluded in calculating EPRA NTA in line with option 3 of EPRA BPR guidelines.
2 EPRA NTA and EPRA NDV reRect IFRS values which are net of purchasers’ costs, Purchasers’ costs are added back when calculating EPRA MRV,
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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 Europe Total
Combined property portfolio including joint ventures at share — 2021 Nates £m €m £m
Tatal praperties per financial statements Table 3 12,151 6,295 18,446
Add valuation surplus not recognised on trading properties' 13 - 1 1
Less head iease ROU assets 13 - (70} (z0)
Combined property portfolic per external valuers’ reports 12,151 6,226 18,377
Less development properties {investment, trading and joint ventures) (1,021} e17} (1,638)
Net valyation of completed properties 11,130 5,609 16,739
Add notignal purchasers’ costs 754 267 1,021
Gross valuation of completed properties including notional purchasers” costs A 11,884 5876 17,760

£m £m £m
Income
Gross passing rent? 334 206 540
Less irrecoverable property costs )] (8} (12)
Net passing rent -] 130 198 528
Adjustment far notional rent in respect of rent frees 33 28 61
Topped up net rent C 363 226 589
Induding fixed/minimum uplifts* 10 - 10
Total topped up net rent 373 2286 599

Continental

UK Europe Total
Yields -- 2021 O LY %
EPRA net initial yield? B/A 2.8 3.4 3.0
EPRA tapped-up net initial yield® A 3t 2.8 3.3
Nel true equivalent yield 3.7 2.0 3.8

(Gross passing rent excludes short-lerm lettings and licences.
in accordance with the Best Practices Recommendations of EPRA.

Bow oA =

Table 7: EPRA vacancy rate

Trading properties are recarded in the Financial Statements at the lower of cost and net realisable value, therefare valuations above cost have not been recogniszd

Certain leases contain clausas which guaraniee futyre rental increases, whereas most leases contain five-yearly, upwards anty rent revlew clauses (UK) or indexation clauses {Continental Europe).

amm 2020

£m £m

Annualised estimated rental value of vacant premises 2 22
Annualised estimated rental value for the completed property portlalia 693 561
EPRA wacancy rate' 3.2% 39%

1 Vacancy rate parcentages have been calculated using the figures presented in the table above in millions accurate to oné decimal piace.
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SUPPLEMENTARY NOTES NOT PART OF AUDITED FINANCIAL STATEMENTS CONTINUED

Table B: Total cost ratio/EPRA cost ratio

021 2020
Total cost ratin MNores £m £m
Costs
Property aperating expenses’ , 5 100 ‘ a8
Administration expenses 6 59 52
Share of joint venture property operating and administration expenses? 7 48 43
Less:
loint venlure property management fee income, service charge income, management fees and other
cosks recovéred through rents but not separately invaiced® (104) (88)
Total costs (A) 103 93
Gross rental income
Gross rental income 4 447 393
Share of joint venture property grass rental income 7 135 12¢
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
Total cost ratio (A)/(B)* . 20.2% 21.1%
Total costs {A) 103 95
Share-baseq payments 6 (13) (10)
Tatal costs after share-based payments (C) S0 a5
Total cost ratio after share-based payments [C}{B)* 17.6% 18.8%
EPRA cost ratio
Total casts (A) 103 95
Non-EPRA adjustments ) 2 - -
EPRA tota| costs including vacant property costs (D) 103 95
Group vacant property costs 5 {5 Q)
Share of joint venture vacant praperty costs 7 (1) (2)
EPRA total casts excluding vacant property costs {E} 97 S0
Total gross rental income (B} . 504 448
Total EPRA cost ratio {including vacant property costs) (D)/{B)* 20.2% 21.1%
Total EPRA cost ratio {excluding vacant preperty costs) (E}(B)* ) 19.0% 20.1%
1 Property operating expenses are net of casts capitalised In accorance with IFRS of £9 millien (2020: £9 milian] (see Note 5 for further detaik on the nature of costs capitalised}.
2 Share af jgint venture property operating and administration expenses after deducting costs related to performance fees.
3 Total deduction of £104 miflian {2020: £88 million) from costs Includes: joint venture management lees income of £26 million (2020: £22 million), service charge Income including joint
ventures of £70 miltion (2020; £59 million) and managerment lees and other costs recovered through rents but not separately invaiced, including joint ventyres, of £8 miliion (2020: £7 mi\llpn).
These items have been represented as an offset against casts rather than a component of income in accordance with EPRA BPR Guidelines a5 they are 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 miflion (2020: €22 million) and these fees are not required to be
included in the total deduction to income of £78 million {2020: £66 million).
4 Cosl ratlo percerdages have been calalated using the figyres presented in the table abave in milllons accurate to one dedmal place.

Table 9: EPRA capital expenditure analysis

2021 ' 2020

Whally Joint Whelly loint
owned ventures Total owned ventures Total
£m £m £m £m £m £m
Acquisitions 1,280" 159 1,439° 858' 82 940
Development! 588° 61 649 43852 46 s
Completed properties* 35 10 45 342 [ 40
Others - 22 11 33 . 27 9 36
Total 1,925 241 2,186 1,404 143 1,547

WO A AW N -

Being £1,372 milion investment property and £8 million trading properry (2020: EB24 million and £34 milion respectively) see Note 13.

Being £571 million investment property and £17 milkon trading property (2020 £471 miltion and £14 milfion respectively) see Nate 13.

Being £35 miltion investment property and £nil rading property (2020: £34 million and £nil respectively) see Nate 13.

Includes wholly-owned capilalised interest of £9 million {2020: £7 milllan) as further analysed in Note 9 and share of jpint venture capitalised interest of €1 million (2020: €1 miltion).

Tenant incemtives, leiting fees and rental guarantees and other items,

Being £40 million expenditure used lor enhancing existing space (2020: £37 million) and £5 million used for creation of additianal lettabte space (2020: £3 million).

Total acquisitions completed in 2021 shown on page 50 of the Strategic Report of £1,323 million {being asset acquisitions of £997 million and lang acquisitions of £326 miflion} excludes share
af assets acquired by SELP from SEGRC of €116 millfon (!l of which was completad propenty, 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 Grouy of £498 million (see Note 13) and profit generated on disposal of £53 million {see Nate 8); procéeds from the sale

of trading properties by SEGRQ Group of £47 million {see Nate 4); share of joint venture disposal proceeds of €29 million; carrying value of
lease incentives, letting fees and rental guaramiees dispased by SEGRO Group and joint venture {at share) of £4 million; and excludes 50 per cent
of the disposal proceeds for assets sold by SEGRO to SELP JV of £116 million {see Note 25).
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Table 10: Like-for-like net rental income

2021 2020 Change
{including Vs at share) £m £m W’
UK 234 222 5.6
Continental Eurspe 129 124 3.6
Like-for-like net rental income before other items' 363 346 49
Qther? 6) {6) -
Like-for-like net rental income (after other) 357 340 48
Development lettings. 39 9
Properties taken back for development 1 5
Like-for-like net rental income plus developments 397 354
Properties acquired 24 7
Properties sold 10 15
Net rental iIncome before surrenders, dilapidations and exchange 431 373
Lease surrender premiums and dilapidation income L] 4
Other items and rent lost from lease surcenders ] 14
Impact of exchange: rate difference between pericds = 4
Net rental income (including joint ventures at share) 447 395
SEGRO share of joint venture management fees [L1)] (10)
SEGRO) share of joint venture performance lees {13) -
Net rental income after SEGROD share of joint venture fees 423 385

1 Like-for like change by Business Unit: Greater London 8.5%, Thames Valley 2.7%, National Logistics 0.4%, Nenhern Europe 9.1%, Southern Europe 1.2%, Ceniral Europe 0708
2 Other includes Ihe corporate centre and other costs ralating to the dperational business which are not specifically allocaled ta a geographical Business Unit.

3 Percentage changé has been calculated using the figures presented in the table above in millions accurate (o one dedmal place.

Table 11: Top 10 estates as at 31 December 2021 (by value, including joint ventures at share)

Headline
Qwnership? Lettable area rent  Vacancy by WAULT

uK % Locatlon (100%) sq m £m ERV % years' Asset type
Slough Trading Estate 100 Slaugh 640,706 101.3 4.1 8.4 Multi-let urban warehouse estate
SLP East Midlands Gareway 100 Midlands 333,160 2319 0.0 14.8 Big box warehouse park
Premier Park 100 Park Royal 78,720 13.7 0.0 4.2 Multi-let urban warehoause estate
Shoreham Rd Cargo Area 100 Heathrow 93,704 210 0.1 20 ) Multi-let cargo facility
Greanford Park 100 Park Royal 79,503 11.2 2.7 4.0 Multi-let urban warehouse estate
Metropolitan Park 100 Park Royal 69,988 8.4 1.8 1.9 Multi-let urban warehouse estate
North Feltham Trading Estate 100 Heathrow 57,933 a9 3.4 49 Multi-let urban warehouse estate
SEGRO Park Perivale 100 Park Royal 56,906 7.7 53 2.2 Multi-let urban warehouse estate
Axis Parle 100 Heathrow 61,753 9.2 c.0 6.7 Multi-let urban warehouse estate
Park Royal Origin 100 Park Royal 33,965 5.9 0.0 13.5 Muiti-let urban warehouse estate
Continental Eurgpe
SEGRO Parc des Petits Carreaux 100 France 149,396 12.0 10.5 2.6 Multi-let urban warehouse estate
CSG Logistics Park 507160 Italy 349,488 8.4 0.0 1.4 Big box warghouse park
SEGRO Airport Park Berin 50/ 100 Germany 136,121 6.3 9.0 59 Muiti-let urban warehouse and

Big box estate
MNaovara Logistics Park 100 Italy 189,028 58 0.0 14.6 Big box warehouse park
SEGRO Logistics Park Krefeld-Sud 50 Germany 235,977 5.8 0.0 3.6 Big box warehouse park
SEGRO Logistics Park Aulnay 100 France 47,288 4.4 0.0 7.8 Big box warehouse park
SEGRO Park Diisseldorf-50¢ 100 Germany 96,237 6.4 .7 5.5 Multi-let urban warehouse estate
SEGRO CityPark Disseldor! 100 Germany 50,457 4.6 P 5.4 Multi-let urban warehouse estate
Romne South Logistics Park 50 Italy 223,241 4.5 0.0 16.4 Big box warehouse park
SEGRQO Park Genngvilliers 100 France 75,232 5.3 0.0 4.6 Multi-let urban warehouse estate

1 Weighted average unexpired lease term to earlier of break of exgiry.

2 Wholly-owned are shown as 100 per cent excluding small amourts of non-controlling interests in Vailog assets.
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Five-year financial results

202t 2020 2019 2018 2017

£m £m £m £m £m

Group Income Statement
Met rental income a4y 305 281 248 221
Joint venture fee income 52 22 20 45 24
Administration expenses {59} {52) (51} (44} 40)
Share of jnint ventures’ Adjusted profit after tax 56 61 54 39 48
Net finance costs {including adjustments) (40) (40} (37} (a8) {59}
Adjusted profit before tax’ 356 2%6 267 2492 194
Adjustments to the share of profit from joint veniures after tax 405 175 149 85 ]
Profit on sale of investment properties 53 5 7 57 17
Valuation surplus on investment and owner octupied properties 3,617 971 477 7% 872
Profit{loss) on sale of trading properties 7 1 7 - -
(Increase}/decrease in provision for impairment of trading properties and other
Interests in property {1) 1 1 - -
Other investment income . -~ 4 4 5 -
Goodwill and other amounts written off on acquisitions and amorlisation - - - - [\
Nel fair value (loss)/gain on interest rale swaps and other derivatives (82) 14 8 {22) (22)
Net loss on early close out of debt . - (W] (18} (6) {145)
Pension buy-oul costs -~ - - (52) -
Profit before tax 4,355 1,464 902 1,100 976
Group Balance Sheet .
Invastment properties {inctuding assets held for sale) 15,492 10,671 8,402 7,801 6,745
Trading properties a5 52 20 52 13
Total directly owned properties 15,537 19,723 8,422 7,853 6,758
Praperty, plant and equipment 22 27 23 13 15
investments in joint ventures 1,795 1,423 N 1,000 792
Chther assets is4 405 384 236 61
Cash and cash equivalents 45 8% 133 &7 109
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 liabilities and non-controlling interests {667) (508) | (408) (334) (251)
Total equity attributable to owners of the parent 13,436 659 7,678 6,564 5,585
TFotal movement In equity attri le to owners of the parent
Prafit atiributable to equity shareholders 4,060 1427 858 1,063 953
Other equity movements (283) 554 256 {84) 451
Data per ordinary share (pence)
Earnings per share
Basic earnings per share 339.0 1244 793 105.4 98.5
Adijusted earnings per share — basic 29.1 25.4 24.4 234 19.9
Net assets per share basic
Basic net assets per share 1,118 811 700 648 557
Adjusted NAV per share — diluted? 1,137 814 700 650 556
Dividend per share 24.3 221 20.7 18.8 16.6

1 There are oo differences belween the Adjusted profil before Lax and the previously reported EPRA profit bafore tax for the years 2017 and 2319,

2 Adjusied NAV Is calculaied in arcardance with EPRA guidelines and aligns with EPRA NTA mtetric that was Introduted in 2020, the 2019 figure has been restatad to align with this definlten.
2017 and 2014 Adjusied NAV s based on EPRA NAV previously reported and have not been restated.
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Further information

FINANCIAL CALENDAR AND SHAREHOLDER INFORMATION

FEBRUARY 2022

Announcement of year end results:

Payment:

6% per cent bonds 2024 interest

18 February 2022
23 February 2022

MARCH 2022
Ex-dividend date for final dividend:
Record date:

Property Income Distribution
Property Income Distribution

17 March 2022
18 March 2022

APRIL 2022
Final date for SCRIP etection:
Annual General Meeting:

Property income Distribution

13 April 2022
21 April 2022

MAY 2022

Payment: Property Income Distaibution 4 May 2022
JUNE 2022

Payment: 5% per cent bonds 2035 interest 20 June 2022
JULY 2022

Announcement of Half-year results:

Provisianal

28 Juiy 2022

AUGUST 2022

23 August 2022

Payment: 6% per cent bonds 2024 interest

SEPTEMBER 2022

Payment: Property Jncome Distribution and/or Dividend September 2022
OCTOBER 2022

Payment: 2%s per cent bonds 2029 interest 10 October 2022
Payment: 27 per cent bonds 2037 interest 10 October 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
Londen Stock Exchange plc on 6 September 2016. Total gross praceeds of approximately £325 million were raised from the placing.

© On 10 March 2017, a Rights Issue was anncunced on the basis of one new share for every five shares held on 8 March 2017 at a subscription
price af 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 2B March 2017. Total gross proceedings of
approximately £573 million were raised frem 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 issued and admitted to the Official List of the Financial Conduct Authority and 1o trading on the main market for listed securilies of the
London Stack Exchange plc on 19 February 2019. Total gross proceeds of approxirately £451 million were raised from the placing.’

0 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 ta 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 12 June 2020. Total gross proceeds of approximately £680 million were raised from the placing.
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Shareholder information

Shareholder enquiries

If you have any questions about your shareholding or if you require further
quidance (eq. to notify a change of address) please contact our Registrar:
Equiniti Limited

Aspect House

Spencer Road

Lancing

West Sussex BN99 6DA

Telephone +44 0371 384 2186 {or +44 (0)121 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 queries via the
websile by visiting https://help.shareview.co.uk,

Electronic communications

Shareholders have the opportunity to elect to receive shareholder
communications electronically, e.g. Annual Reports, Notice of the
Annual General Meeting and Proxy forms. You can elect to receive
email nolifications of shareholder communications by registering for
a Shareview Portfolio at www.sharaview.co.uk, where you ¢an also
subimit proxy votes for shareholder 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
ang timely manner.

AGM
The 2022 AGM will be held at 11.00 a.m. on 21 April 2022 at
RSA House, 8 John Adam Street, London WC2ZN 6EZ.

Please check our 2022 Notice of Meeting for the most up to date
information. Shareholders are also advised ta check our website which
will be updated if there are any changes to the amangements.

ShareGift

ShareGift is a charity (registered under the name The Orr Mackintosh
Foundation, registered charity number 1052686) which specialises in
accepting donations of small numbers of shares which are unecoriomic
to seil on their own. Shares which have been donated to ShareGift

are aggregated and sold when practicable, with the proceeds 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 Box 72253, London, SW1P 8LQ, email: help@sharegiftorg,
telephone: +44 (0)207 930 3737,

Dividends

A requirement of the REIT regime is that a REIT must distribute to
shareholders 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 SHC in France and SOCIMI in Spain).

L
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Withholding tax — PiDs

SEGRQ is required to withhold tax at source from its PIDs at the basic
tax rate (20 per cent). UK shareholders need take no immediate action
{unless 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 exermnption from withholding tax may be able to receive a
gross PID payrnent if they have submitted a valid relevant Exemption
Dedlaration form, either as a beneficial owner of the shares, or as

an intermediary if the shares are not registered in the name of the
beneficial owner, to Equiniti. The Exemption Declaration form is available
at www.SEGRO.com under Investors/Shareholder Information/RE(T.
A valid declaration form, once submiitted, will continue to apply to
future payments of FIDs until rescinded, and so it is a sharehoider’s
responsibility to notify SEGRQ if their circumstances change and they
are no longer able to claim an exemption from withholding tax.

Shareholders resident gutside the UK may be able to claim a full or
partial refund of withholding tax {either as an individual or as a company)
from 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

Ordinary, 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 cradit 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 to the PID element of dividends. Further information is
available from HMRC at https.//www.gov.uk/tax-on-dividends.

Chequeless dividends from January 2021

Since January 2021, SEGRO has withdrawn the option for shareholders

lo receive payments 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 ple shares, you will need to provide your
bank 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 Portfolio, 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,

Subiject to the Board deciding to offer a 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 pravides sustainability assessment 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 pipetine; The Group’s current programme of developments
authorised or in the course of construction at the Balance Sheet date
{Current Pipeling), together with potential schemes not yet commenced -
on land owned or controlled by the Group (Future Pipeline).

EPRA: The European Public Real Estate Association, a real estate industry
body, which has issued Best Practices Recornmendations in order to provide
consistency and transparency in rea! estate reporting across Eurepe,

ESG: Envirormental, Sodal and Governance issues.

Estimated cost to cornpletion: Costs sti! 1o be expended on a development
or redevelopment to practical completion, including attributable interest.

Estimated rental value (ERV): The estimated anmual market rental value of
lettable space as determined biannually by the Group’s valuers. This will
normally 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 ESG metrics for the property industry.

Gross rental income: Contracted rental income recognised in the period
in the Incame 5tatement, including surrender premiums. Lease incentives,
initial costs and any contracted future rental increases are amortised on

a straight-line basis over the lease term,

Headline rent: The annual rental income currently receivable on a
property as at the Balance Sheet date (which may ba mare or less
than the ERV] ignoring any rent-free period.
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Hectares (Ha): The area of land measurement used in this analysis.
The conversion factor used, where appropriate, is 1 hectare = 2.471 acres.

1AS: international Accounting Standards, the standards under which
SEGRO reports its financial accounts.

IFRS: International Financial Reporting Standards, the standards under
which SEGRO reparis its financial accounts.

investment property: Completed land and buildings held for rental income
rejurn and/or capital appreciation.

Joint venture: An entity in which the Group holds an interest and which
is jointly controlled by the Group and ene or more partners under a
contractual arrangement whereby dedsions on financial and operating
policies essential ta the operation, performance and financial position of
the venture require each partner’s consent.

Life cycle assessments; Life cycle assessment (LCA) is a methoedology for
assessing the environmental impacts associated with all the stages of the
life cycle of a building. ‘

Loan to 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 on the balance sheet) and excludes head
lease ROU asset. This is reported on a “lagk-through’ basis {including joint

ventures at share). ’

MSEC): MSCI Real Estate calculates indices of real estate performance
around the world

Met 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 Recommendations.

Net rental income: Gross rental income less ground rents paid, net service
charge expenses and property operating expenses.

Net true equivalent yield: The internal rate of return from an investment
property, based on the value of the property assumming the current passing
rent reverts 1o ERV and assurning the property becomes fully occupied
over time. It assumes that rent is received quarterly in advance.
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OVERVIEW

_ 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 income where a rent free period is in operation. Excdudes
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
Investment Trust for tax purposes. In the UK, such entities must be
listed on a recognised stock exchange, must be predominantly engaged
in property investmerit activities and must meet certain ongoing
qualifications, SEGRO plc and its UK subsidiaries achieved REIT status
with effect from 1 January 2007.

Rent-free period: An incentive provided usually at commencernent of
a lease during which a customer pays no rent. The amount of rent free
is the difference between passing rent and headliné rent.

Rent roll: 5ee Passing Rent,

SELP. SEGROC European Logistics Partnership, a 50-50 joint venture
between SEGRC and the Public Sector Pension Investment Board
{PSP Investments) established in 2013 to own big box warehouses
in Continental Europe.

SILC: Sociéés d'investisserments Immobiliers Cotées are the French
equivalent of UK Real Estate Investment Trusts (see REIT).

Speculative development: Where a development has commenced prior
to a lease agreement being signed in relation to that development.

SPPICAV: Sodété de Placement 3 Prépondérance Immobiligre & Capital
Varfable is a French equivalent of UK Real Estate investrment Trusts

{see REIT). ’

Square metres {sq m): The area of buildings measurements used

in this analysis. The conversion factor used, where appropriate,
is one square metre = 10.7639 square feet.
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Takeback: Rental income Iost due to 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
at the valuation date. This is in accordance with EPRA’s Best Practices
Recommendations.

Total accounting return (TAR): A measure of the Group’s return, calculated
as the change in adjusted NAV per share during the period adding back
dividends paid during the period expressed as a percentage of adjusted
MNAV per share at the beginning of the period. '

Total property return {TPR): A measure of the ungeared retumn 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 (TSRY, A measure of return based upon share
price rnovement over the period and assuming reinvestment of dividends.

Trading property: Property being developed for sale or one 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 commencernent 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 exduding the book value
of land if the land is owned by the Group in the reporting period
prior to cammencement of the development,

SEGRO PLC | ANNUAL REPDRT & ACCOUNTS 2021 23



REGISTERED OFFICE

SEGRO PLC

1 NEW BURLINGTOM PLACE
LONDON WIS ZHR

REG!ISTERED IN ENGLAND AND WALES
REGISTERED NUMBER 167591

Printed in the UK by Pureprint

Group, a Carbon Neutral® company.

The CQO, emissions associated with the
manufacturing of the paper, its delivery to
the printer and the printing of this report
have been offset.

The report was printed using vegetable-based
inks and a water-based coating. Both the
paper mill and printer are registered to

the Environmental Management System

1SO 14001 and are Forest Stewardship
Council® (FSC¥ chain-ol-custody certified.

Designed and produced by www.ry.com

Logo
removed

Logo removed
Logo
removed

FORWARD-LOOKING STATEMENTS

The Annual Report conizins certain forward-looking statements with
respect o SEGRO's expeciations and plans, stralegy. management
abisctives, future developmants and perlormances, costs, revenues
and ather trend inlarmation, All statements other than historical

fact are. oF may be geemad 10 be, lorward-loaking statamearnis.
Forward-looldng are of luture ians
and these ae sublen to assumplions, fisks and uncertalnties,

Many of INese J8SUMpBLonS, fisks and Uncertalntes relats o factors
Ihat are beyond SEGRO's ahility to control or estimate predsely and
‘which could cause actual results or devetopmenis 1o differ materiaily
from those expressed or imptied by these forward-looking siatements.
Certain slalements hive been made with reference ta farecast process
<changes, econamic condiians and the cuvrent ragulalory envirerment
Any lorwatd-looking statements made by or on behall of SEGRQ are
based upon the kngwiedge and information available 1o Directors on
1he date of this Annual Report. Accardingly, no assurance can be given
that any particular expedtation will be met and SEGRO'S sharchakders
aré cautioned not to place undue reliance an the ferward-lboking
statements. Additionally. forward-looking statements regarding

pasd trends oF activities should not be taken as 3 represeniation that
such irendy ar aclivities will continye i the Fdture, The infarmation
contained In this Annual Repornt is provided as at the date of this
Annual Report and [s subiect o change without natice. Other than

in aczardance with lis legal oF requiziony obligadans {inchsding under
the UK Litting Rufes and the DBdasure Guidance and Teansparency
Rules of the Finandal Conduct Authordty), SEGRO does mot undertake
@ update forwarddaaking statements induding o reflact any new
Intormation or changes tn everds, conditions or Circumstances on
which any sudh sigtement 5 based. Pist share perfarmance canmad

be refied on as 2 gquide 10 fulure performance Mothing in this

Annual Repart shau'd be consrued as 2 profil estimate or forecast
The Informalion [n this ARnual Report does aot constitule an olfer

ta sefl or an invilabion 1o buy seaurites in SEGRS pic or an imvitadon
or inducement o engage In o enter inta any contract ar cornmitment
of other investment activities,
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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 que.

As well as featuring detailed information about available property throughout the portfolio,
wiww.SEGRO.com 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.
SEGRO's 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,
including the Annual Report and Accaunts, electronically as set out on page 229. As part of our
commitment to become net-carbon neutral by 2030, we want ta reduce the amount of paper
we use,

OTHER PUBLICATIONS

Additional disctosures on our property portfolio can be found in the 2021 Property Analysis
Report at www.SEGRO.com.

Our ESG policies, reporting guidelines, assurance statements and further case studies can be
found at www.segro.com/responsiblesegro.



