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LETTER TO SHAREHOLDERS

Thank you for your interest in EastGroup 

Properties. We’re working on our 2023 chapter 

and the opportunities and challenges that lie 

ahead, but before we turn the page, I’m pleased 

to share an overview of 2022. This past year was a 

record year for the Company from several vantage 

points — funds from operations per share, average 

annual occupancy and releasing spreads. These 

led to a 13.6% dividend increase. Unfortunately, 

despite these ‘micro’ wins, the overall ‘macro’ 

environment led to negative shareholder returns.    
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STRATEGY

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 20,000 to 100,000 
square foot range and are clustered 
around major transportation features  
in supply constrained submarkets 
in the historically high growth major 
Sunbelt metropolitan markets. 

EastGroup’s customer base is large and 
diverse, which we believe increases the 
stability of our earnings. At year-end,  
we had approximately 1,600 customers.

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 
larger regional or national piece of the 
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. While supply 
chains evolve, we strive to be near the 
consumer. And ideally, we are located 
near an ever growing number of well 
educated and affluent consumers. 



The niche of “last mile, shallow bay 
distribution” uniquely positions 
EastGroup among its peers. The 
majority of our institutional industrial 
peers develop large, big box (500,000 
square feet and above) properties, 

typical buildings are 80,000 to 150,000 

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.

RESULTS

Funds from Operations (“FFO”) for 2022 
were $7.00 per share as compared to 
$6.09 per share in 2021, an increase 
of 14.9%. This represented the 12th 
consecutive year of FFO per share 
growth as compared to the previous 
year’s results. 

Portfolio leasing and occupancy were 
98.7% and 98.3% at December 31, 2022, 
respectively. We experienced a 39% 
increase in rents for leases (both new 
and renewal) executed in 2022 with 
straight-lining (average rent over the life 
of the lease) and a 24.7% increase on a 
cash basis. This marked a record annual 
straight-line rent increase and was our 
eighth consecutive year of double digit 
straight-line rental rate increases. 

FINANCIAL STRENGTH

At December 31, 2022, our quarterly 
debt-to-EBITDA ratio was 5.1 times, 
and our floating rate bank debt was 
approximately 2% of total market 
capitalization. For the year, our interest 
and fixed charge coverage ratio was 
8.8 times.

Moody’s Investors Service has assigned 
EastGroup’s issuer rating of Baa2 with 
a stable outlook.

We primarily use our lines of credit 
to fund development and new 
investments. Then, as market 
conditions permit, we issue equity 
and/or longer-term debt to replace 
the short-term, variable interest rate 
bank borrowings.

In summary, we remain committed 
to maintaining a healthy balance 
sheet and to the value creation our 
development program produces. 

DEVELOPMENT

EastGroup’s development program 
has a long and successful record of 
creating value for our shareholders. 
We have added over 27 million square 
feet of quality, state-of-the-art assets 
comprising roughly 48% of our 
portfolio. 

Ideally, we will develop parks with the 
potential for multiple buildings where 
we create and control a uniform high 
quality environment or sense of place. 

our customers by meeting their 
evolving space needs over time.

developer. We are comfortable 
initiating speculative development 
in submarkets where we have 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 

developments are subsequent phases 
of existing multi-building industrial 
parks; therefore, we view the risks to be 
materially lower versus traditional “edge 

Further reducing our risk is our 
approach to not bank excessive 
land on our balance sheet. In other 
words, we work to minimize the time 
between closing and ground-breaking 
— “just in time delivery” if we were 
a manufacturer. Within our phased 
business park 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 14 projects in 2022 containing 
2.7 million square feet. During the year, 
we transferred 19 properties with 
3.6 million square feet, which were 
99% leased as of December 31, 2022, 
into our operating portfolio.

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. 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.
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VALUE CREATION

As we evaluate value creation 
opportunities, we look across the 
spectrum. This ranges from raw 
development land to vacant buildings 
(typically where construction was 
recently completed) to existing partially 

leased buildings with near term leases 
expiring at below market rates. In other 
words, we look into the “headlights” to 
evaluate what income creation we can 

While we consider long-term trends in a 
city and within our sub-markets, we shy 
away from being too quantitative with 

of predicting an economic downturn 
much less one a handful of years or 
more into the future. Or as our founder, 
Leland Speed, used to say, “I never met 
a pro forma I didn’t like”. 

PRIORITIES

During 2022, we remained focused on 
environmental, social and governance 
(“ESG”) initiatives. Our commitment to 

corporate responsibility is strong and 
an ongoing process. We continue to 
grow our community outreach, develop 
properties to high sustainability 
standards and remain committed to 
high standards of governance and 
ethical conduct. Our latest company-
wide ESG report is available on the 
Company’s website. 

Included in the ESG report, you’ll see 
photos of our team participating in 
community service, tenant outreach 
and Earth Day events. Our report 
also describes environmentally-
friendly features incorporated into our 
properties and the data management 
platform we implemented during 2022 
to track energy and water consumption 
at our properties. 2022 also brought 
further enhancements to our employee 

employee equity award program. 
As a company, we are committed to 
furthering our ESG program, and we 
discuss ESG matters at least quarterly 
with our Board and management team.

DIVIDENDS

In September, EastGroup raised its 
quarterly dividend by 13.6% to $1.25 
per share. The fourth quarter dividend 
was our 172nd consecutive quarterly 
cash distribution to shareholders. We 
have increased or maintained our 
dividend for 30 consecutive years and 
raised it 27 years (including the last 11) 
over that period.

THE FUTURE

Before looking forward, I want to 
thank two people who helped build 
this Company. David Hoster and 
Hayden Eaves will not be standing 
for re-election as directors at our 
upcoming 2023 Annual Meeting of 
Shareholders. Hayden joined our board 
in 2002 and has not only provided us 
with decades of sound advice but is a 
model of what our culture has become. 
David joined the Company in 1983, 
later serving as CEO and Chair of the 
Board. He has shaped and guided the 
Company over many decades. Hayden 
and David will be greatly missed 
after leaving an indelible mark on 
the Company.  

Now looking ahead, we achieved the 
highest FFO per share in EastGroup’s 
history. We achieved this with high 
occupancy levels and record rent 
growth, and by successfully bringing 
new investments online, all while 
maintaining a conservative balance 
sheet. And though we are proud of 
what we achieved in 2022, we are 
excited about the prospects for 2023. 
Economic uncertainty has raised 
interest rates and materially slowed 
new development. After a number of 
strong years in the market, a period 
of uncertainty may be helpful. It is in a 
choppy market where we’ve historically 
found our best opportunities. We 
will be patient and disciplined when 
evaluating new investments, but are 
excited about what we may uncover 
in a period of uncertainty. 

In closing, we have a strong and 
experienced management team with 
a cycle-proven track record. We believe 
we are well positioned to continue 
positive momentum through 2023 
and future years. 

MARSHALL LOEB
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CORPORATE 
HEADQUARTERS

400 West Parkway Place
Suite 100

Ridgeland, MS  39157
601.354.3555

Regional Offices
6565 N. MacArthur Boulevard  

Suite 255
Irving, TX  75039

972.386.8700

10250 Constellation Boulevard  
Suite 2300

Los Angeles, CA  90067
323.457.0648 

3495 Piedmont Road, NE
Building 11, Suite 350

Atlanta, GA  30305
404.301.2670

www.eastgroup.net

Grand West Crossing, Houston, Texas
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