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Prologis Bids for Segro

Prologis’ bid to acquire Segro at a 45% premium to the pre-offer share price was not an outcome we
anticipated when we first invested for clients. That said, it’s clearly a welcome one. Harvard House
does not base investment decisions on speculation about potential takeovers at significant premiums.
Instead, we focus on owning quality businesses when we believe their assets and prospects are not fully
reflected in the share price. Occasionally, that value is recognised by another company willing to pay a
substantial premium where the market does not. When that happens, it is best viewed as a accelerated
outcome rather than a key part of the original investment case

In May, my article titled “Segro plc:
Watts and Warehouses” described
Segro as a strong European property
business with two important sources
of demand: online shopping and
digital infrastructure. Segro’s appeal
rested on three difficult-to-replicate
assets: last-mile warehouses in
dense urban areas, large distribution
centres on the edge of major
European cities, and a 3-gigawatt
power bank for Al-related data
centre development. Robust operating metrics validate the
quality of the properties: Segro’s record leasing, higher
rents on renewed leases, and a sensible balance sheet give
the business a clear path to steady dividend growth.

Prologis is the world’s largest owner of logistics property,
with a large footprint across the US, Europe, Asia, and
Latin America. Segro would add to its European business
in areas where suitable land is limited and tenant demand
is strong, especially around major cities such as London,
Paris, and Berlin. It would also deepen Prologis’ exposure
to urban warehouses, large distribution sites, and land with
power connections for data centre development. In that
sense, Segro provides a portfolio which would be difficult,
slow, and expensive for Prologis to build itself.

What Prologis is paying

Recent reports put the revised terms in the region of £14
billion, or just over £10 per Segro share. That represents a
meaningful premium to where the company traded before
Prologis’ interest became public. The broad message is that
a large, long-term buyer has placed a firm value on assets at
a price the market was not willing to pay.

SPEED READ
Prologis has launched a recommended c.£14 billion
bid for Segro, valuing the company at 1,032p per
share and representing a roughly 45% premium to
the undisturbed pre-offer share price. Segro’s board
recommends that shareholders accept the offer.
Including Segro’s expected final dividend, the implied
value rises to 1,054.3p per share. The proposed
consideration is primarily in Prologis shares, alongside
a £3.5 billion partial cash option and an intended
secondary London listing.
The offer supports the argument made in May: well-
located European warehouses and land with strong
power connections are difficult to replace.
The transaction highlights how quality property
companies can trade at meaningful discounts to net
asset value, particularly when sentiment toward the
sector is weak, largely due to UK politics.
Our clients have benefited from that value being
recognised, while sentiment toward the wider UK-
listed property sector has improved.

When public markets underprice quality

Segro is a textbook example of how public equity markets
can underappreciate high-quality property companies.
Listed property shares often trade at a discount to Net Asset
Value (NAV) - the stated balance-sheet value of a firm’s
land and buildings. Higher interest rates, sluggish regional
growth, and political uncertainty have driven many UK
and European property companies to trade well below their
asset values. A lot of the time, that public market discount
is deserved because the market anticipates operational
underperformance. At other times, however, it simply
reflects weak macro sentiment rather than a fair assessment
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of the underlying real estate. Offer detail

This is precisely the Offer value

Reported terms

Approximately £14 billion

valuation gap that Prologis Value per SEGRO share

1,032 pence before the expected final dividend

helps to highlight. Public

market discounts can make a .
Implied total value

1,054.3 pence per share including the expected final
dividend

great business look mediocre
on a screen, but a long-

term strategic buyer looks ~_Main payment

0.0920 new Prologis shares for every 1 SEGRO share
held

Partial cash option of up to £3.5 billion

through short-term market Cash option
noise and asks a fundamental
question: What would it cost  pjyidends

SEGRO shareholders expected to retain the final
dividend

to recreate these assets? .
London listing

Prologis expected to seek a secondary London listing

For Segro, the answer is

straightforward: rebuilding

its prime landbank, tenant base, inflation-linked cash flows,
and 3-gigawatt power queue in supply-constrained European
cities would be extraordinarily slow and expensive. While
public investors often focus heavily on headline dividend
yields, the Prologis transaction demonstrates that discounts
to NAV cannot be ignored indefinitely. When the disconnect
becomes too wide, patient institutional capital will step in
to pay a premium for scarce, high-quality assets that the
public market fails to price fairly.

For our clients, this outcome is encouraging. It accelerates
value recognition that might otherwise have taken years to
unfold, while also encouraging the broader market to re-
evaluate the deep discounts applied across the high-quality
UK listed property sector.

Client takeaways

The Prologis transaction supports the key points we
highlighted in our May article: good assets, sensible
borrowing, and scarce land with useful power connections
can create long-term value. It also highlights an important
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Segro has traded at an average discount to net asset value of
c.17% over the last 2-year period

lesson for clients: public markets can sometimes overlook
quality when sentiment is poor. Owning the right businesses
through those periods can be rewarding when value is
eventually recognised, whether through dividends, growth,
or an outside buyer. In this case, our clients have benefitted
from that recognition, while the wider UK-listed property
sector has also received a welcome boost in sentiment.

SEGRO LOGISTICS PARK PRAGUE

Segro has numerous undervalued assets which Prologis has
identified as a buying opportunity.
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Topic: Positioning your portfolio

for Al
Natal Midlands
Date: 10th of September, 2026
Venue: Christ Church Howick, 23 Mare
Our next seminar will delve into the complicated world Street, Howick
of Al and articulate how we have positioned portfolios to Morning Time: 10am for 10.30am
benefit from this fast-moving technology.” Evening Time: 5.30pm for 6pm
Johannesburg
Date: 8th of September, 2026
Venue: Rosebank Union Church, Cnr
Winne Mandela Drive and St
n Harvard House is on Facebook Andrews Road, Hurlingham
Time: 7am for 7.30am
u Harvard House is on YouTube
Cape Town
Date: N/A
CONTACT DETAILS: Venue: J&J Belmont Square, Belmont
For more information on the range of products and services _ Road, Rondebosch
offered by Harvard House Investment Management and its Time: 7.30am
associated companies (including Harvard House, Chartered Venue: Helderberg Village Lifestyle Estate,
Accountants), or for any financial advice, please contact 63 Bakkerskloof Rd, Helderberg
the Company at: Village, Cape Town
Time: 5.30pm for 6pm
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The information contained in this newsletter comes from sources believed to be reliable, but Harvard House Investment Management (Pty)
Ltd, Harvard House Financial Services Trust, Harvard House Insurance Brokers and Harvard House, Chartered Accountants (collectively known
as the Harvard House Group), do not warrant its completeness or accuracy. Opinions, estimates and assumptions constitute our judgment as
of the date hereof and are subject to change without notice. Past performance is not indicative of future results. This material is not intended
as an offer or solicitation for the purchase or sale of any financial instrument. Any investor who wishes to invest with the Company should
seek additional advice from an authorized representative of the firm. The Company accepts no liability whatsoever for any loss or damages
whatsoever and howsoever incurred, or suffered, resulting, or arising, from the use of this newsletter. The contents of this newsletter does not
constitute advice as contemplated in the Financial Advisory and Intermediary Services Act (FAIS) of 2002.

The Harvard House unit trusts are registered under the Fundrock Collective Investments Scheme. Custodian: The Standard Bank of South Africa
Limited: Tel (021) 007-1500. Collective Investments are generally medium-to-long-term investments. The value of participating interests may
go down as well as up and past performance is not necessarily a guide to the future. Collective Investments are traded at ruling prices and can
engage in script lending. Forward pricing is used. Commission and incentives may be paid and, if so, are included in the overall cost. This fund
may be closed to new investors. Collective Investment prices are calculated on a Net Asset Value basis and auditor’s fees, bank charges, trustee
and RSC levies are levied against the portfolio. The portfolio manager may borrow up to 10% of portfolio NAV to bridge insufficient liquidity.
Fundrock Collective Investments (RF) Pty Ltd (“FR”) retains full legal responsibility for the third party named portfolio. FR is a member of ASISA
andis an authorised Financial Services Provider. Should you have any further queries or complaints regarding the suite of units trusts offered by
the Harvard House Group, please contact: Fundrock Collective Investments Call Centre, Tel: (021) 007-1500, Email: sa-clientservices@fundrock.
com. For your information, the FAIS ombudsman provides an independent and objective advisory service. Should you not be satisfied with the
outcome of a complaint handled by FR, please write to: The Ombudsman, PO Box 74571, Lynnwoodridge, 0040. Telephone (012) 470 9080/99.
Fax (012) 348 3447. Email: info@faisombud.co.za

Performance figures quoted for the portfolios are from Morningstar, as at the date of this document for a lump sum investment, using NAV-NAV
with income reinvested and do not take any upfront manager’s charge into account. Income distributions are declared on the ex-dividend date.
Actual investment performance will differ based on the initial fees charge applicable, the actual investment date, the date of reinvestment
and dividend withholding tax. Performance fees do not apply to any funds managed by Harvard House. The manager does not provide any
guarantee either with respect to the capital or return of the portfolio. A schedule of fees, charges, and maximum commissions are available
on request from the manager
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