
BackCover Front Cover

Corporate Headquarters

400 West Parkway Place
Suite 100

Ridgeland, MS  39157
601.354.3555

Regional Offices 

3495 Piedmont Road, NE
Building 11, Suite 350

Atlanta, GA  30305
404.301.2670

7301 North State Highway 161 
Suite 215

Irving, TX  75039
972.386.8700

10250 Constellation Boulevard 
Suite 2300

Los Angeles, CA  90067
323.457.0648

www.eastgroup.net

20
20

Cover-EGP1001F-AR20-to BR-R1.indd   1Cover-EGP1001F-AR20-to BR-R1.indd   1 3/18/21   8:48 AM3/18/21   8:48 AM



Inside Front Cover Inside Back Cover

glue areaCover-EGP1001F-AR20-to BR-R1.indd   2Cover-EGP1001F-AR20-to BR-R1.indd   2 3/18/21   8:48 AM3/18/21   8:48 AM



Thank you for your interest in EastGroup Properties. We’re working on 

our 2021 chapter and the opportunities and challenges that lie ahead, 

but before we turn the page, I’m pleased to share an overview of 2020. 

This past year, in the midst of a global pandemic, was a record year for 

the Company from several vantage points — funds from operations per 

share, percent leased at December 31st and releasing spreads. These 

were achieved while further improving our balance sheet. This mix led 

to higher dividends and increased shareholder value. Total return to 

shareholders (dividends plus the change in our common stock price) was 

approximately 7% for 2020. 

Letter to Shareholders

Ridgeview 35, San Antonio, Texas



As we’ve stated before, our strategy is simple, 
straightforward, market-cycle tested and it works. 
We develop, acquire and operate multi-tenant 
business distribution parks for customers who are 
location-sensitive. Our properties are designed 
for users primarily in the 15,000 to 70,000 square 
foot range and are clustered around major 
transportation features in supply constrained 
submarkets in the historically high growth major 
Sunbelt metropolitan markets and sub-markets. 

EastGroup’s customer base is large and diverse, 
which we believe increases the stability of our 
earnings. At year-end, we had approximately 1,500 
customers with an average size of 29,000 square 
feet and a weighted average lease term of almost 
six years.

It is also important to note that EastGroup’s 
customers, whether national or local, primarily 
distribute to the metropolitan area in which 
their space is located rather than to a much 
larger region or to the entire country as part of a 
supply chain. This means the economic vibrancy 
and growth of these metro areas is a major 
determinant of our customers’ success and our 
results. This is the reason we are investing in the 
fast-growing major Sunbelt markets. Additionally, 
being near the consumer adds stability and 
reduces risk. While supply chains evolve over 
time, we strive to be near the consumer. And 
ideally, we are located near well educated, affluent 
and an ever growing number of consumers. 

E-commerce and the changing retail model are 
incremental demand drivers we see continuing 
and accelerating. Omnichannel retailing, whereby 

retailers rely on fewer stores and rely more 
heavily on nearby distribution buildings for 
rapid deliveries and e-commerce shipments is 
increasing the demand for our type of buildings. 
Some of the various formats we’ve leased to 
include online-only retailers that have no brick 
and mortar presence, but merely distribution 
space and a website, retailers using our buildings 
in conjunction with brick and mortar stores with 
numerous daily deliveries, and online pharmacy 
fulfillment, to name a few. A more recent trend 
we are watching closely is the maturation of the 
e-commerce delivery model. As e-commerce 
delivery times shrink and thus become more 
critical to their business model, the big box, edge 
of town fulfillment centers require accompanying 
in-fill site business distribution centers. Simply 
put, the traffic congestion within major markets  
is necessitating close-in, smaller distribution 
space to meet accelerated delivery times. 

It is within this niche of “last mile, shallow 
bay distribution” that EastGroup is uniquely well 
positioned among our peers. The majority of our 
institutional industrial ownership peers develop 
large, big box (500,000 square feet and above) 
properties, with few in-fill projects. In contrast, 
our typical buildings are 80,000 to 130,000 square 
feet in in-fill locations near transportation hubs 
and in the path of population growth, making 
them ideally suited for the prospective new and 
growing demand source as well as our traditional 
users. At 98% leased at year-end, we also 
have the luxury of patience as the supply chain 
evolution continues trending our way. 
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Funds from Operations (“FFO”) for 2020 were $5.38 
per share as compared to $4.98 per share in 2019, an 
increase of 8%. This represented the 10th year in a 
row of growth in FFO per share as compared to the 
previous year’s results. 

Portfolio leasing and occupancy were 98% and 
97.3% at December 31, 2020, respectively. We 
experienced a 21.7% increase in rents for leases 
(both new and renewal) executed in 2020 with 
straight-lining (average rent over the life of the lease) 
and a 12.3% increase on a cash basis. This marked  
a record annual straight-line rent increase and was 
our sixth consecutive year of double digit straight-
line rental rate increases. 

TOTAL RETURN PERFORMANCE
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Results

10th year in a row of growth in FFO per share

portfolio leasing

increase in ffo

increase in rents

total shareholder return

98%   8.0%   21.7%   6.7%

This Annual Report contains "forward-looking statements" within the meaning of the federal securities laws. See the discussion under "Forward-Looking 
Statements" in the Form 10-K for matters to be considered in this regard. This Annual Report also contains certain non-GAAP financial measures within  
the meaning of Regulation G. The calculations of these non-GAAP financial measures may differ from those used by other REITs. The reasons for their use 
and reconciliations to the most directly comparable GAAP measures are included in the Form 10-K.

At December 31, 2020, our debt-to-total market capitalization was a low 19.3%,  
and our floating rate bank debt was approximately 2% of total market capitalization. 
For the year, our interest and fixed charge coverage ratio was 7.24 times, our  
10th consecutive year of improvement over the previous year.

In June 2019, Moody’s Investors Service affirmed EastGroup’s issuer rating of 
Baa2 with a stable outlook.

We primarily use our lines of credit to fund our development program and 
property acquisitions. As market conditions permit, we issue equity and/or longer 
term debt to replace the short term bank borrowings.

In addition to raising capital via the debt markets, we actively sold shares of 
EastGroup common stock in the public capital markets through our continuous 
equity offering program. For the year, we issued 700,000 shares at an average price 
per share of $132.32 providing gross proceeds to the Company of $94 million. 

In summary, we remain committed to maintaining a healthy balance sheet and  
to the value creation our development program produces. The steps we took during 
the year improved our balance sheet, further enabling us to achieve both goals. 

Financial Strength
19.3%  

5.3  

7.24x  

57%

debt-to-total market 
capitalization

debt to EBITDA ratio 

fixed charge coverage ratio

dividend payout ratio
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EastGroup’s development program has a long and successful record of 
creating and accumulating value for our shareholders for 25 years. During 
that time, we have added over 21.5 million square feet of quality, state-
of-the-art assets. As a result, we have built roughly 47% of our current 
portfolio through our development efforts.  

Our early development efforts consisted of just one or two building 
projects. As EastGroup grew and the program successfully evolved, we 
began to develop parks with the potential for multiple buildings where we 
create and control a uniform high quality environment or sense of place. 
This also allows us the flexibility to better serve our customers by being 
able to meet their changing space needs over time.

EastGroup is an “in-fill” site developer. We are comfortable initiating 
speculative development in submarkets where we have experience and 
an existing successful presence. These development submarkets generally 
are supply constrained due to limited land for new industrial development 
or have cost or zoning barriers to entry. In addition, the vast majority of 
our new developments are subsequent phases of existing multi-building 
industrial parks; therefore, we view the risks to be materially lower versus 
traditional greenfield developments.

Further reducing our risk is our approach to not bank excessive land 
on our balance sheet. In other words, we actively work to minimize the 
time between closing and ground-breaking —“just in time delivery” if we 
were a manufacturer. Within our business park phase developments, we 
typically start construction as leasing within the park dictates. For example, 
if we have more prospects than space, we have optimism about the next 
building as opposed to relying on a consultant’s market study. As a result, 
we basically “restock the shelves” to borrow a retail vernacular. 

Due to strong industrial property fundamentals and our own leasing 
success, we began construction on five projects in 2020 containing 851,000 
square feet with projected total costs of $91 million. During the year, we 
transferred 18 properties with 2.4 million square feet, which were 93% 
leased as of December 31, 2020, into our operating portfolio.

An important element of a successful development program is well- 
located industrial land acquired at the right price. In 2020, we purchased 
233 acres in seven parcels spread over five cities for new development for 
a combined investment of $46 million. 

We believe our development program will continue as a major creator 
of shareholder value. We have the right land, permitted buildings, available 
capital and an experienced and proven development team. We expect to 
continue our development momentum in 2021. As always, however, any 
future development will be set by our own leasing activity as opposed to 
set targets or simply high level market research.

Development

25 

47%

2.4M  

years of creating and 
accumulating value

current portfolio built through 
our development program

square feet development 
and value-add properties 
transferred in 2020

Access Business Park, Greenville, South Carolina
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CAPITALIZATION
 as of 12/31/20

Recycling of capital through asset sales and the 
redeployment of the proceeds in acquisitions and 
development has historically been an integral part 
of our strategy. The process allows us to continually 
upgrade the quality, location and growth potential  
of our assets. Our 2020 sales were primarily targeted  
at exiting older assets or markets.   

During the year, EastGroup closed two sales 
transactions, consisting of 126,000 square feet of 
operating properties generating proceeds of $21 million. 

One of these sales completed our exit from the Santa 
Barbara market. 

Acquiring core quality industrial properties is an 
incredibly challenging, competitive exercise given the 
global “Wall of Capital” chasing stabilized U.S. industrial 
properties. This environment continues to push us more 
towards development and value-add opportunities.  
That said, we were able to acquire several operating 
and value-add properties during the year in markets 
such as Atlanta, Austin, Dallas and Los Angeles.

Capital Recycling

San Francisco

Los Angeles

San Diego

Fresno

Phoenix

Tucson

Denver

El Paso

Dallas/Ft. Worth

Las 
Vegas

Houston

Charlotte

Greenville
Atlanta

Jackson

New Orleans

Jacksonville

Miami

Orlando

Broward/ 
Palm Beach

Tampa

San Antonio
Austin

Ft. Myers
  Properties    Corporate Headquarters    Regional Offices

PROPERTY LOCATIONS

Lakeport 2499, Dallas, Texas



Priorities
During 2020, we remained focused on environmental, social and governance (“ESG”) initiatives. 
When the COVID-19 health crisis first emerged, we immediately took action to protect the health 
and safety of our employees, directors, customers and communities. All of our team members 
were supplied with the technology and equipment needed to perform their duties remotely, 
allowing our team to work effectively and efficiently to serve our customers while reducing health 
risks. We increased company-wide communication through virtual town hall meetings and held 
our annual shareholder meeting and Board of Directors meetings remotely. Our commitment to 
corporate responsibility is strong and will be an ongoing process, but we continue to grow our 
community outreach, develop properties to high sustainability standards and remain committed 
to high standards of governance and ethical conduct. During 2020 we published our second 
company-wide ESG report, which is available on the Company’s website.
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Environmental Stewardship
EastGroup strives for efficiency in operating 
our properties with innovative solutions 
that lower operational costs and reduce our 
environmental footprint.

Energy Efficiency and 
Sustainability Initiatives
Some property features include skylights, 
LED lighting, white reflective roofing, 
motion sensor lighting, locally sourced 
materials, locally sourced trash disposal, 
recycled materials, electric car charging 
stations, access to public transportation, 
wildlife impact mitigation, warehouse fans, 
energy star rated heating and cooling units, 
and water efficient plumbing systems.

Board of Directors
EastGroup’s Board has long upheld its 
mission to foster the long-term success 
of the Company while maintaining 
the highest regard for its fiduciary 
responsibility to shareholders and 
employees. The Company is committed 
to maintaining the highest standards 
for policies and practices in place 
companywide.
    Board oversight of risk management 
and ESG matters is integral to the success 
and sustainability of our Company.

Customer Focus
We align our interests with our customers so that the relationship 
is mutually beneficial. Our ability to accommodate customer 
growth in in-fill locations is directly reflected in our high customer 
retention rate.

Employee Well-Being
EastGroup’s Healthy, Wealthy, and Wise program provides our 
employees with opportunities for continuing education, a 
comprehensive wellness program, and an unparalleled 401 (k) plan.

Human Capital 
We believe our culture supports our employees and creates a 
positive, professional environment that encourages longevity for 
our team members. The average tenure of our workforce is 10 years 
and 12 years for our officers. We also believe in promoting diversity 
and inclusion. Our current employee base is 75% comprised of 
women, and 18% identify as racial or ethnic minorities.
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Dividends
In September, EastGroup raised its quarterly dividend to 
$0.79 per share which represents an annualized dividend 
rate of $3.16 per share, an increase of 5.3%. The fourth 
quarter dividend was our 164th consecutive quarterly 
cash distribution to shareholders. We have now increased 
or maintained our dividend for 28 consecutive years and 
raised it 25 years (including the last nine) over that period.

Reflecting EastGroup’s improving operating results, our 
2020 FFO dividend payout ratio stood at only 57% in spite 
of the increase.

SunCoast Commerce Center, Fort Myers, Florida

5.3% 
164th

increased dividend by 

consecutive quarterly cash 
distribution to shareholders

Broadmoor Commerce Park, Atlanta, Georgia Hurricane Shoals, Atlanta, Georgia



Before looking forward, I want to look back and thank several 
people who helped build the Company. First, Buster Bailey is rolling 
off our Board this year and has been with us since the ‘start’. Buster 
provided us with decades of sound advice and that experience 
and influence will be missed. Bruce Corkern retired after 20+ years. 
Bruce is the consummate professional; a pleasure to work with and 
left us with a well trained staff to step into his shoes. And, I want 
to congratulate Staci Tyler for stepping into our Chief Accounting 
Officer role last year. Staci made the move seamlessly and is a key 
member of our management team. 

Lastly, Leland Speed, our Founder, passed away. 
I had the opportunity to work with Leland since I 
interned at EastGroup. Leland had a tremendous 
influence not only on our strategy but on our culture. 
The Company will miss him. And I miss him coming 
down the hallway with articles to read (some of which 
even touched on commercial real estate).

Now looking ahead, we achieved the highest FFO 
per share in EastGroup’s history during a pandemic 

in 2020. We achieved this with high occupancy levels, record rent 
growth, successfully bringing new investments online and while 
improving our already conservative balance sheet. And while we 
are proud of what we achieved in 2020, we are excited about the 
prospects for 2021. The pandemic accelerated a number of positive 
trends both for the industrial market as well as Sunbelt cities. As 
we transition out of the pandemic, we are well positioned to benefit 
from these long term trends. 

In closing, we have a strong and experienced management 
team with a cycle-proven track record, and we believe that we will 
continue positive momentum through 2021 and future years. 

(left to right) Staci Tyler, CAO; Marshall Loeb, CEO; Brent Wood, CFO 
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Rocky Point Distribution Center, San Diego, California
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