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Portfolio split by geography and asset type
(at 30 June 2024)
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A prime portfolio of assets and a
market-leading operating platform

AUM

£20.6bn

Big Box (33%) Urban (67%) incl. Data centres (9%) and Other (2%)

At SEGRO Share
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Urban and big box warehouses – complementary asset types

1.  Other uses includes offices and retail uses such as trade counters, car showrooms and self storage facilities.

Portfolio by type:
(valuation, SEGRO share)
Data as at 30 June 2024

Big boxes
(33%)
- Larger units, generally over 10,000 sq m
- Mainly used for bulk storage and distribution

of goods
- Increased demand as a result of online retail 

and supply chain optimisation
- Higher availability of development land

but development constrained by planning/ 
zoning challenges

- Higher net income yields, lower
management intensity

- Lower rental growth prospects 

Urban warehouses 
(65%)
- Smaller units, generally <10,000 sq m
- Diverse range of uses (including 

‘last mile’ delivery and data centres)
- Increased demand as a result of population 

expansion and growth of the digital economy
- Development highly restricted by declining

land availability
- Lower net income yields, greater asset 

management potential
- Highest rental growth prospects

UK 

CE

CE

UK

Other1

Future performance mainly driven by income 
yield, JV fees and development gains

Future performance mainly driven by 
income yield and rental growth

Data 
centres
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High quality, diverse and growing customer base
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Transport and logistics

1,400
Customers

33%
of total group
headline rent

Top 20 customers 

6%
of total group
headline rent

Largest customer 

Retail

Post and 
parcel 

delivery

Manufacturing

Wholesale and 
retail 

distribution

TMT (incl. data 
centres)

Services 
& utilitiesOther

Customer sectors 
(headline rent, SEGRO share)
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A clear and successful strategy 
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Disposals (including sales to
SELP)

Asset acquisitions Development

£6.0bn

£3.6bn

Land & infra
£3.6bn

Dvpt 
capex
£4.3bn

Disposal and investment activity since 1 January 2012 (£bn)
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Consistently delivering strong results

1.  Adjusted NAV is in line with EPRA NTA which was introduced 1 January 2020. The 31 December 2019 Adjusted NAV has been restated.
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Long-term structural drivers remain intact

UrbanisationData &
digitalisation

Supply chain 
optimisation

Sustainability

Growth of e-commerce 
Explosion of digital data
Adoption of AI

Growing urban populations 
Diverse and dynamic occupier base
Shrinking land supply

Customer service
Cost efficiency
Nearshoring / resilience

Regulation
Customer carbon targets
Stakeholder expectations
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£133m embedded reversionary potential

1.  Reversion on let space only, excludes vacancy.

£76m 
uplift opportunity 

by Dec-26

20% 
Reversionary potential1 

(UK 28%, CE 9%)
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Profitable development outlook

Attractive 7-8% yield on cost

Positive occupier 
sentiment

Rental  growth 
continuing

Construction costs 
flat

Speculative 
starts reduced

Current and near-term Land bank

£49m 
potential rent  

  £247m 
capex

£402m 
potential rent  

  £3.6bn 
capex
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Data centres: c.£200m of additional rent opportunity

Focus on our existing markets which are 
located in key Availability Zones

Targeting demand driven by Cloud and 
Inference AI

Execution strategy:
- Preferred model is dark/ powered shells 
- Sale of powered land where long-term 

value can be captured upfront
- Exploring other models to maximise value 

on a case-by-case basis

Slough Trading Estate

c.£200m
Additional rent opportunity1 
(including both land bank and 
redevelopment of income 
producing assets)

8-12%
Yield on cost1

1. Assuming dark/powered shell model only.
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£2.1bn committed liquidity1

Available cash and undrawn 
committed facilities

A- credit rating
SEGRO Fitch senior unsecured

8.5x 
net debt:EBITDA ratio2

3.1x 
interest cover ratio

Balance sheet remains strong

1 Excludes tenant deposits and uncommitted facilities.
2 Based on net debt as at 30 June 2024 and EBITDA for the twelve months to 30 June 2024.
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Estimated development capex:
2024: c. £500 million

Disposals run rate: 
1-2% of GAV per annum
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A pathway to more than double our rent roll

1.  Including JVs at share. 2.  Near-term development opportunities include pre-let agreements subject to final conditions such as planning permission, which are expected to commence within the next 12 months. 3.   Estimated 
based on the current expected completion date of projects to be developed on the Group’s landbank, which incorporates a number of assumptions including planning, customer demand and procurement of construction 
contracts. Excludes development projects identified for sale on completion and from projects identified as “near-term opportunities”. 4.   Land secured by way of options or conditional on contract.

Annualised gross cash passing rent1, £ million
(as at 30 June 2024)

662

66 50

133 49

402
95

1,457

+120%£522m

Plus: further growth potential from rising 
ERVs and indexation

£522m

Plus: further growth potential from 
redevelopment opportunities within the portfolio

Passing rent
at 30 June 2024

Rent in 
rent-free

Vacant 
space

Reversion Current and 
near-term pre-let 

development 
opportunities2

Future 
pipeline3

Land held 
under 

option4

Total 
potential
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SEGRO primed for further profitable growth

Supportive 
structural

trends

Prime portfolio
of existing

assets

Market leading 
pan-European 

operating 
platform

Strong 
balance 

sheet

Exceptional 
landbank for 
development

Restricted land 
availability

limits supply 
response
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Piacenza

Rome

SEGRO holdings

Tritax EuroBox assets
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SEGRO portfolio post 
acquisition (pro forma)

Rosersberg2

Cologne

Tilburg

1. This asset has been disposed of in the period since 
31 March 2024.
2. Subject to ongoing sales process.
3. Based on data reported by SEGRO (30 June 2024) 
and Tritax EuroBox (31 March 2024). Valuation and 
headline rent reflect SEGRO wholly-owned properties 
and joint venture properties at share.

Notes: the map is indicative only and shows the 
approximate locations of the portfolio assets in 
relation to nearby cities and logistics hubs. In 
addition, selected properties of SEGRO shown only. 
Locations are as of 31 March 2024 for Tritax EuroBox; 
30 June 2024 for SEGRO.

Gothenburg1

London and 
Western 
Corridor

Midlands 

Pro forma combined portfolio3

Area (m sq m) 9.4

AUM (£bn) 21.9

Valuation (£bn) 19.1

Headline rent (£m) 791
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Forward-looking statements and Disclaimer

This document has been prepared by SEGRO plc (SEGRO) solely for use at this presentation event. For the purposes of this disclaimer, ‘Presentation’ shall mean this document, 
the oral presentation of the slides by SEGRO and related question-and-answer session and any materials distributed at, or in connection with, that presentation.

This Presentation is supplied for information purposes only and may not be reproduced or redistributed. This Presentation should be read in the context of the 
Results Announcement.  No representation or warranty of any nature is given, nor is any responsibility or liability of any kind accepted by SEGRO or any of its Directors, 
officers, employees, advisers, representatives or other agents with respect to the completeness or accuracy of any information provided in this Presentation.

This Presentation may contain certain forward-looking statements with respect to SEGRO’s expectations and plans, strategy, management objectives, future developments 
and performance, costs, revenues and other trend information. Some of these forward-looking statements may be based on data provided by third parties. All statements 
other than historical fact are, or may be deemed to be, forward-looking statements. Forward-looking statements are statements of future expectations and all forward -looking 
statements are subject to assumptions, risks and uncertainties. Many of these assumptions, risks and uncertainties relates to factors that are beyond SEGRO’s ability to control 
or estimate precisely and which could cause actual results or developments to differ materially from those expressed or implied by these forward-looking statements. Certain 
statements have been made with reference to forecast process changes, economic conditions and the current regulatory environment. Any forward-looking statements made 
by or on behalf of SEGRO are based upon the knowledge and information available to Directors as at the date of the statement. Accordingly, no assurance can be given that 
any particular expectation will be met and you are cautioned not to place undue reliance on the forward-looking statements. Additionally, forward-looking statements regarding 
past trends or activities should not be taken as a representation that such trends or activities will continue in the future. The information contained in this Presentation, including 
information provided by third parties, is given as at the date of this Presentation and is subject to change without notice. Other than in accordance with its legal or regulatory 
obligations (including under the UK Listing Rules and the Disclosure Guidance and Transparency Rules of the Financial Conduct Authority), SEGRO does not undertake to update 
any forward-looking statements, including to reflect any new information or changes in events, conditions or circumstances on which any such statement is based. 
Past share performance cannot be relied on as a guide to future performance. Nothing in this Presentation should be construed as a profit estimate or profit forecast. 

This Presentation does not constitute an offer to sell or an invitation to buy securities in SEGRO or an invitation or inducement to engage in or enter into any contract 
or commitment or other investment activity. No part of this Presentation, nor the fact of its distribution, should form the basis of, or be relied on in connection with, 
any contract or commitment or investment decision whatsoever.
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