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Shareholder Information

INFORMATION RELATED TO FORWARD-LOOKING STATEMENTS

Statements made in this presentation that state the Company’s or management's intentions, 

hopes, beliefs, expectations or predictions of the future are forward-looking statements. It is 

important to note that the Company's future events and actual results, financial or otherwise, 

could differ materially from those projected in such forward-looking statements. Additional 

information concerning factors that could cause future events or actual results to differ 

materially from those in the forward-looking statements are included in the “Risk Factors” 

section of the Company's SEC filings, including, but not limited to, the Company's Annual 

Report and quarterly reports. You are cautioned not to place undue reliance on such forward-

looking statements.

USE OF NON-GAAP MEASURES

We frequently use the non‐GAAP measures at total company ownership of funds from 

operations (“FFO”), Operating FFO, Earnings Before Interest, Taxes, Depreciation and 

Amortization (“EBITDA”), Adjusted EBITDA, Net Debt to Adjusted EBITDA, net operating income 

(“NOI”), and comparable NOI to explain operating performance and assist investors in 

evaluating our business. In addition, we present a schedule of components to assist investors 

in determining the “net asset value” (“NAV”) of the Company and an implied cap rate, also non-

GAAP measures. For a more thorough discussion of FFO, Operating FFO, EBITDA, Adjusted 

EBITDA, Net Debt to Adjusted EBITDA, NOI, Comparable NOI, and NAV, including how we 

reconcile these measures to their GAAP counterparts, as applicable please refer to the 

definitions and reconciliations beginning on slide 57 of this presentation or the supplemental 

package furnished to the SEC on Form 8‐K on May 4, 2017. Copies of our quarterly and annual 

supplemental packages can be found on our website at www.forestcity.net, or on the SEC’s 

website at www.sec.gov.

Please note: We periodically post updated investor presentations on the Investors page of our website 
at www.forestcity.net. It is possible the periodic updates may include information deemed to be 
material. Therefore, we encourage investors, the media, and other interested parties to review the 
Investors page of our website at www.forestcity.net for the most recent investor presentation.
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Company Information

Forest City Realty Trust, Inc.

Terminal Tower

50 Public Square, Suite 1100

Cleveland, OH  44113

www.forestcity.net

Investor Contacts

Mike Lonsway

Executive Vice President – Planning

216-416-3325

mikelonsway@forestcity.net

Dana Banda

Manager – Investor Relations

216-416-3730

danabanda@forestcity.net

Media Contact

Jeff Linton

Senior Vice President – Corporate 

Communication

216-416-3558

jefflinton@forestcity.net

http://www.sec.gov/
http://www.forestcity.net/
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Forest City Today

INVESTOR PRESENTATION  |  3

BLOSSOM PLAZA  |  LOS ANGELES



Quick Facts
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88.5%
Core Market NOI

$200M
Implied Value of Non-Core Asset Dispositions

4.2%
Adjusted EBITDA Margin 

Improvement vs Q1’16

$8.2B
Consolidated Assets

6.2%
Implied Cap Rate

174
Operating Properties

9
Core Markets

680K SF 

&

2,679 Units 
Under Development

21.7 Million
Square feet of entitlements

0.9%
Adjusted EBITDA Margin 

Improvement vs YE’16

Office

93.5%
Comp Occupancy

Retail

93.6%
Comp Occupancy

Apartments

93.6%
Comp Occupancy

7.3%
Development Ratio

22
LEED Certified 

Properties



Our Story | 
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1990s-2000s
Diversifying our portfolio with large 

projects in core urban markets

Becoming the Nation’s Leading Mixed-Use Urban Placemaker

OUR ROOTS
How the journey began

2014-2016
Building foundation as a 

strategically focused REIT

2017 AND BEYOND
Focus on core markets and

urban, mixed-use placemaking

Founded in 1920; managed by 
Ratner, Miller and Shafran
families

Publicly traded C-Corp since 
1960

Growing portfolio of real estate 
assets

Portfolio of office, retail, apartments, 
FAH, military housing, hotels, arena

Track record of success and 
partnership in core U.S. urban 
markets

Premier projects
- MetroTech Center
- University Park at MIT
- Stapleton
- The New York Times Building

Tightened focus on urban, 
mixed-use placemaking projects

Solid, well-performing portfolio in 
core markets

Core markets are vibrant urban 
environments

Completed REIT conversion

Improved balance sheet and 
financial flexibility

Planned sales of non-core 
assets, including FAH and retail 
assets, to fuel investments that 
align with our focus on core 
markets and urban, mixed-use 
placemaking projects

Elimination of dual-class stock 
structure

Continued de-levering to close 
NAV gap

Commitment to growing dividend

Focus on margin enhancement



Forest City Transformation
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1 As of 2011.
2 Core markets include Boston, Chicago, Dallas, Denver, Los Angeles, Philadelphia, and New York City, San Francisco and Washington D.C.
3 Core markets include Boston, Dallas, Denver, Los Angeles, New York City, San Francisco and Washington D.C.

50.6%
Q1 2017 EBITDA Margin

8.7x with a target of  

7-8x by year-end 2017

Long term Net Debt to EBITDA target of

~7.5x

7.3%
Q1 2017 Development Ratio 

Maintain Development Ratio of

<10%

$0.36
Annual Dividend

Commitment to dividend growth

400-500 bps
EBITDA Margin Improvement over YE 2016

88.5% NOI from 9 core markets2 >90.0% NOI from core markets3Core Urban Focus

Core Asset Focus

82.2% NOI from 9 core markets2

Balance Sheet 

Improvement
13.1x

Net Debt to Adjusted EBITDA

Disciplined 

Development 

Strategy

16.7%
2011 Development Ratio 

Increased Dividend None

Driving Margin 

Improvements
44.4%

EBITDA Margin

Land Arena

Mil HousingHotels

RetailFAH

OfficeApartment

RetailFAH

OfficeApartment

OfficeApartment

Mixed-Use

Corporate 

Governance 

Enhancements

• Dual class share structure

• 6/15 independent board members

• Average board tenure 21.5 years

• REIT

• Announced elimination of dual class 

share structure

• Two new independent directors

• Non-Executive Chairman

• Average board tenure 12.2 years

• Majority Voting standard

• 8/13 directors will be independent

Yesterday(1) Today Tomorrow



Value Proposition
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300 MASSACHUSETTS AVE  |  BOSTON



What sets us apart … 

• Transformative, placemaking assets concentrated in core, high-
barrier-to-entry urban markets 

• Key strategic relationships with public- and private-sector 
partners in local markets who share our long-term commitment to 
communities

• Experienced team with capability of operating and developing
mixed-use projects in urban centers

• Embedded growth opportunities – with approximately $651 
million (cost at company share) of projects under construction and 
20 million square feet of entitlements in attractive real estate 
markets 

• Nearing completion of a multi-year transformation from a 
publicly traded, family-controlled C-corp to an urban mixed-use 
REIT
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… Drives shareholder value 

• Nearly 89% of NOI from high-quality assets in core markets 

• Room for significant EBITDA margin improvement of 400-500 

basis points in 12-18 months after achieving 460 bps of movement 

from year-end 2015 to 2016

• Strong and improving balance sheet – reduced Net Debt to 

Adjusted EBITDA from 13.1x in 2011 to 8.3x for the rolling 12-months 

ended March 31, 2017 with a target of 7-8x by year-end 2017

• Strong fundamentals

• Leasing Spread increases of 13.9% in Office, 14.6% in Regional 

Malls, and 1.4% in Apartments. 

• Rolling 12-month sales per square foot up 2.2%, to $570

• Disciplined capital allocation strategy, with development ratio at 

7.3% for the quarter ending March 31, 2017 (yield on cost: 5.6% to 

6.1%), as we prudently activate our 20 million square feet of 

entitlements 
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Corporate Governance Improvements

• Converted to a REIT

• Announced agreement to eliminate dual class share structure on 
December 6, 2016  

• Increased board independence with the appointment of Jamie 

Behar and the nomination of Craig Macnab, to serve as independent 

directors on our board 

• Replaced Executive Chairman with non-Executive Chairman

• Implementing majority voting standards

• Streamlined portfolio

• Sale of FAH, military housing, and other non-core assets

• Strategic alternatives for retail portfolio
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Our Business Strategy
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ASTER TOWN CENTER NORTH  |  DENVER



Our Strategic Plan
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Our unique ability to 

create value in our 

core markets by using 

our development and 

operations capabilities 

to bring exceptional 

apartments, offices 

and mixed-use 

communities to life. 

FOCUSED 

PLACEMAKING

Our pursuit of best-in-

class operations and 

processes that drive a 

thriving business and 

workplace culture.

EXCEPTIONAL

PERFORMANCE

Our disciplined and 

strategic approach to 

making decisions, 

allocating capital and 

managing future 

growth.

SUSTAINABLE

GROWTH



Focus on the Core
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ARRIS  |  THE YARDS – WASHINGTON, D.C.



Core Urban Focus
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Forest City is focusing

its capabilities and

resources on seven 

solid, growing urban 

markets–three on the 

East Coast, two on the 

West Coast and one 

each in the Southwest 

and Rocky Mountain 

regions.

BOSTON
University Park at MIT

DALLAS
Mercantile Place

DENVER
Stapleton

LOS ANGELES
Blossom Plaza

NEW YORK
New York Times Building

SAN FRANCISCO 
2175 Market

WASHINGTON, D.C.
The Yards



Strong Demographics in Core Markets
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All of our core markets 

have demographics that 

supports strong demand 

for class A apartments 

and office. 

Household income, 

educational attainment 

and employment growth 

in our markets outpace 

the national averages.

BOSTON

• Average Household 

Income*: $106,383

• % w/ Bachelor’s Degree 

or Higher*: 45.8%

• Employment Growth –

TTM**: 1.7%

DALLAS

• Average Household 

Income: $85,490

• % w/ Bachelor’s Degree 

or Higher: 33.5%

• Employment Growth -

TTM: 3.9%

DENVER

• Average Household 

Income: $89,956

• % w/ Bachelor’s Degree 

or Higher: 41.1%

• Employment Growth -

TTM: 2.3%

WASHINGTON, D.C.

• Average Household 

Income: $121,439

• % w/ Bachelor’s Degree 

or Higher: 50%

• Employment Growth -

TTM: 1.8%

SAN FRANCISCO

• Average Household 

Income: $115,650

• % w/ Bachelor’s Degree 

or Higher: 46.1%

• Employment Growth -

TTM: 3.7%

NEW YORK

• Average Household 

Income: $84,117

• % w/ Bachelor’s Degree 

or Higher: 36.2%

• Employment Growth -

TTM: 1.8%

LOS ANGELES

• Average Household 

Income: $90,960

• % w/ Bachelor’s Degree 

or Higher: 32.8%

• Employment Growth -

TTM: 2.2%

Sources: *ESRI; **Bureau of Labor Statistics and Green Street Advisors



2.1M GLA 

University Park at MIT – 100% leased(1)

• 10 Properties, totaling 1.7M GLA 

• 27 acre mixed-use campus development by 

Forest City and The Massachusetts 

Institute of Technology

7.4M GLA 

New York City - 97.3% leased(1)

• MetroTech Center: 6 Properties, 2.8M GLA 

in downtown Brooklyn

• New York Times: 735K GLA of space on 

23 floors in Manhattan

Greater Washington, DC (2) – 85.2% leased(1)

• 3 Properties, 0.9M GLA 

• The Yards: Expected to include 1.8M GLA 

of office space

• Lumber Shed: 31K GLA mixed-use 

office/retail property

Office Segment Overview
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21
Traditional Office 

Properties

33
Total Office Properties

12
Life Science Properties

9.5M GLA

Comparable Occupancy of 93.5%(1)

THE NEW YORK TIMES BUILDING  |  NYC

(1) As of 3/31/2017
(2) Includes Richmond, VA

New York, 

56%
Boston, 

29%

Greater 

Washington 

DC (2), 8%

Cleveland, 

1%

Other, 

7%

Breakout of Office Portfolio by NOI
Three Months Ended 3/31/2017



23,212 Total Leasable Units 

(16,747 at Company Share)

Pacific Park Brooklyn – Brooklyn, NY

• Expected to feature more than 6,400 units of 

housing, with 2,250 being affordable

The Yards – Washington, D.C.
• At full build-out, the project is expected to 

include up to 3,000 residential units

• Opened at The Yards: Foundry Lofts (170 units), 

Twelve12 (218 units), and Arris (327 units)

Apartment Segment Overview
(4)
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69
Multifamily Properties

110(4)

Total Properties

29,962 Total Leasable Units 

(21,507 at Company Share)

Comparable Occupancy of 93.6%(1)

(1) As of 3/31/2017

(2) Includes stabilized apartment communities completely opened and operated for the periods 

presented.  These apartments communities include units leased at affordable apartment rates which 

provide a discount from average market rental rates.  For the three months ended March 31, 2017, 

15.2% of leasable units in core markets and 4.9% of leasable units in non-core markets were 

affordable housing units.  Excludes limited-distribution federally assisted housing units.

(3) Represents gross potential rent less concessions. 

(4) We signed a master purchase and sale agreement to dispose of our Federally Assisted Housing 

portfolio and expect to receive net proceeds of approximately $65 million. To date we have completed 

the sale of 14 of our FAH apartment communities, consisting of 2,773 units and have received $41.5 

million in net cash proceeds.

ARRIS  |  THE YARDS – WASHINGTON, D.C.



Retail Segment Overview
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(1) As of 3/31/2017
(2) All sales data is derived from schedules provided by our tenants and is not subject to the same internal control and verification procedures that are applied to the other data supplied in the supplemental package furnished to the SEC 

on May 4, 2017. 
(3) The increase for the rolling 12-months ended March 31, 2017 over the prior periods is primarily due to the exclusion of sales data at Boulevard Mall, which is planned to transfer to the lender in a deed-in-lieu transaction during 2017. 

With the comparable exclusion of Boulevard Mall sales data, sales per square foot for the rolling 12-months ended March 31, 2016, June 30, 2016, September 30, 2016 and December 31, 2016 would have been $570, $566, $561 and 
$567, respectively.

SAN FRANCISCO CENTRE | SAN FRANCISCO

$558
$554

$550
$555

$570

$540

$555

$570

$585

March 31,
2016

June 30,
2016

September
30,

2016

December
31,

2016

March 31,
2017

FCRT Regional Mall Sales per SF(2)(3) 

Rolling 12-month basis for the periods presented

3.6M Total Square Feet, 3.4M GLA

Madison International: Strategic Partner 

in 13 specialty centers

Focus on urban retail in New York City, 

with assets in Manhattan, Brooklyn, the 

Bronx, and Queens

Approximately 94% of Total Square 

Feet and GLA are located in the Greater 

New York City area

18
Specialty Retail Centers

31
Total Retail Centers

13
Regional Malls

18.4M Total Square Feet, 11.1M GLA

Comparable Occupancy of 93.6%(1)

14.8M Total Square Feet, 7.7M GLA 

QIC: Strategic Partner in 10 operating 

regional malls

We announced our intention to explore strategic alternatives for our regional mall and specialty retail portfolios. 

Details on the transaction are provided in the following slides.



RETAIL TRANSACTION
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QIC Madison Forest City

Antelope Valley Mall

Charleston Town Center

Mall at Robinson

Shops at Northfield Stapleton

Shops at Wiregrass

South Bay Galleria

Westchester’s Ridge Hill

Galleria at Sunset

Short Pump Town Center

Promenade Temecula

Victoria Gardens

42nd Street

Atlantic Center

Atlantic Terminal

Castle Center

Forest Avenue

Harlem Center

Queens Place

Shops at Gun Hill Road

Shops at Northern Boulevard

Shops at Richmond Avenue

The Heights

Columbia Park Center

Westfield San Francisco Centre

Ballston Quarter (redevelopment)

East River Plaza

Brooklyn Commons

Station Square

The Yards:

- Boilermaker Shops

- Lumber Shed

- Twelve12

Likely Dispositions: 

- Boulevard Mall

- Atlantic Center Site V

- Fairmount Cinema

Cap Rate 5.0%

Valuation $2.2 B

Debt 1.0 B

NAV $1.2 B

$110.0M
2016 NOI



Retail - Why Not Just Sell & Distribute?
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CASH TAX 

Disclaimer: These figures are estimates based on preliminary information and are subject to change. No transaction can be 

guaranteed and we may not be able to transact on either portfolio in the foreseeable future, or on the terms described in this 

presentation.

(in millions)

Sale Price 2,200$ 

Transaction Costs (4% Estimate) (88)       

Tax Basis (412)     

Taxable Gain 1,700$ 

Built In Gain 1,400$ 

Taxes @ 41% (Est. Federal, State, Local) (574)     

Taxable Gain 1,700$ 

Less: Built In Gain Taxes (574)     

Net Gain 1,126$ 

Required Distribution 1,126$ 

(in millions)

Sale Price 2,200$ 

Debt (1,000)  

Transaction Costs (4% Estimate) (88)       

Built in Gain Taxes (574)     

Cash 538$    



Mixed Use
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UNIVERSITY PARK
Boston

• 27 acres

• 2.6M s.f.

• 1.5M s.f. of lab/office space

• 674 residences

STAPLETON
Denver

• 6,912 homes, 

• 1,608 rental apartments 

• 2.5 million s.f. of retail

• 393,000 s.f. of office space

• 2.5 million s.f. of flex/R&D space

• 15 schools

THE YARDS
Washington, D.C.

At full build-out:

• 53 acres

• 3,000 residential units

• 1.8 million s.f. of office space

• 400,000 s.f. of retail & dining space

5M
San Francisco

At full build-out:

• 4 acres 

• 800,000 s.f. of commercial uses 

• 690 residential units 

• Retain 3 existing historic buildings

• ~1.7 million s.f. of development

We create sustainable value by turning space into place through projects where 
people, businesses and communities thrive.



Our pipeline of projects currently under construction consists of 2,679 units and 680K SF 

gross leasable area, representing cost at company share of $651.2 million.

NEW YORK JERSEY CITY WASHINGTON, D.C.

DENVER LOS ANGELESDALLAS

• 235,000 Office GLA
• 28,000 SF Retail GLA
• 303 Apartment Units
• $226.1 MM Cost at Company Share

• 9,000 SF Retail GLA
• 421 Apartment Units
• $107.1 MM Cost at Company Share

• 776 Apartment Units
• 382,150 SF Retail GLA
• $162.0 MM Cost at Company Share

• 389 Apartment Units
• 4,250 SF Retail GLA
• $31.3 MM Cost at Company Share

• 399 Apartment Units
• 7,000 SF Retail GLA
• $88.4 MM Cost at Company Share

• 391 Apartment Units
• 15,000 SF Retail GLA
• $36.3 MM Cost at Company Share

Growth Opportunity | Projects Under Construction
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NEW YORK JERSEY CITY WASHINGTON, D.C.

DENVER LOS ANGELESDALLAS

Growth Opportunity | Developable Square Feet
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In addition to these projects under construction, we currently have nearly 22 million 

square feet of entitlements, at company share.

Office Apartments Retail Other Total

Projects Under 

Development 

Balance

Development Projects - Core Markets (in thousands)

Pacific Park Brooklyn - Brooklyn, NY 320,457    1,157,617   -             283,463    1,761,537   21,111$             

The Yards - Washington, D.C. 1,838,702 2,038,290   263,384    471,897    4,612,273   72,137               

Waterfront Station - Washington, D.C. -             285,498       26,078       -             311,576       10,012               

Pier 70 - San Francisco, CA 1,200,936 865,412       363,104    772,250    3,201,702   32,503               

5M - San Francisco, CA 133,020    43,194         6,055         91,674       273,943       30,041               

Stapleton - Denver, CO 3,145,000 2,034,650   180,000    243,000    5,602,650   -                     

Hudson Exchange - Jersey City, NJ -             2,976,120   175,000    -             3,151,120   11,290               

Other 62,152       467,500       233,356    -             763,008       5,640                 

6,700,267 9,868,281   1,246,977 1,862,284 19,677,809 182,734$           

Development Projects - Non Core Markets 1,590,895 374,217       99,744       -             2,064,856   58,407               

Projects under Development - Operating Properties -             -               -             -             -               23,155               

Total 8,291,162 10,242,498 1,346,721 1,862,284 21,742,665 264,296$           



Operational Excellence
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3700M  |  DALLAS



Operational Excellence

• Continue improving our business through ongoing transformational 
enhancements  

• REIT conversion 

• Streamlined organizational structure under CEO 

• Further driving margin enhancement at the property level

• Targeting an additional 400-500 basis point improvement in adjusted 
EBITDA margins over the next 12-18 months

• Ongoing deleveraging efforts

• Decreased G&A costs

• Embedding continuous improvement mindset across the organization

• Streamlining portfolio through non-core asset sales increases ability 
to invest in core business. 

• Reinstated dividend in 2016, with a commitment to dividend growth
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Corporate Responsibility

• GOAL: To distinguish Forest City as the creative leader in 
realizing the power of place by doing the right thing for the 
communities in which we operate, the environment, and 
our business. 

• ACCOUNTABILITY: GRI G4-compliant Materiality 
Assessment completed in 2015. Corporate Responsibility 
function moved to Strategy Division for broader corporate 
reach. CEO’s staff receives twice-yearly updates on 
Corporate Responsibility goals and initiatives.

• REPORTING: Forest City completed its first GRI G4 report 
in 2016. We participated in the Global Real Estate 
Sustainability Benchmark (GRESB) for the second time in 
2016, earning a Green Star for performance in the top 
quadrant of participants.

• 22 LEED certified properties (includes Neighborhood 

Developments, New Construction, Homes); 13 development 

projects targeting LEED certification, 9 properties ENERGY 

STAR® certified; 11 BOMA 360 certified properties. 

• Only U.S. REIT ranked in Equileap’s first-ever Top 200 Gender 

Equality Global Ranking, which measures gender balance 

among leadership and workforce, equal compensation and 

work/life balance, policies promoting gender equality, and 

commitment to women’s empowerment. 

• Our efforts to minimize tenant and resident dependency on car 

travel shows in the walkability scores of our portfolio, which 

receives a cumulative Walk Score of 74, meaning that most 

errands from our properties can be accomplished on foot. 
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Strong Capital Structure
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RADIAN  |  BOSTON



Illustrative Deleveraging Plan
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Our strategic plan calls us to continue to delever over time.

Leverage Target Drivers:

• Sale of our Federally Assisted Housing portfolio

• The stabilization of Recently Opened/Redevelopment Properties

• A 3% increase over Year-ended 2016 Comparable NOI

• Targeted 400-500 basis EBITDA margin increase

13.1x 

10.7x 

9.5x 
8.4x 

~7.5x 

YE 2011 YE 2014 YE 2015 YE 2016 YE 2017
Run Rate

Note: This information is illustrative.  It is based on a number of significant assumptions, some of which are identified below, any or all which may turn 
out to be untrue.  You should not place undue reliance on this forward-looking information.  There can be no assurance that these plans will be 
implemented, or if implemented, that will be effective in achieving our strategic goals.  



Implied Cap Rate
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*Includes effect of previously announced collapse of dual class share structure

This calculation is for illustrative purposes only. Management does not provide an estimate of NAV.

NAV Components      

as of 3/31/2016

Share Price as of April 28, 2017 A 22.60$               

Shares Outstanding* B 272.9                 

Market Capitalization A x B= C 6,167.5$        

Net Book Value of Development Pipeline 457.8$               

Net Book Value of Other Tangible Assets 1,242.5              

Net Book Value of Recourse Debt and Other Liabilities (1,108.0)            

D 592.3$           

Implied Equity Value of Completed Rental Properties =C - D 5,575.2$           

Book Value of Adjusted Rental Properties Nonrecourse Debt, net 4,572.4              

Implied Gross Value of Completed Rental Properties 10,147.6$      

Annualized Stabilized NOI 629.6$               

Implied Cap Rate 6.2%

Using our Net Asset Value Disclosure

Illustrative Cap Rate 6.0% 5.5% 5.0%

Implied Share Price 23.87$  27.36$ 31.56$ 



Current Financial Performance
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LUMBERSHED   |  THE YARDS – WASHINGTON, D.C.



At Company's Share (Dollars in thousands)

Q1 2017 Q1 2016

Net Earnings 40,917$               -83.2% 244,035$             

Funds From Operations 92,262$               -68.3% 290,639$             

FFO Per Share - Diluted 0.35$                    -67.6% 1.08$                    

Operating Funds From Operations 94,520$               16.4% 81,222$               

Comparable NOI - Total 147,969$             -1.0% 149,446$             

Comparable NOI - Office 64,871$               -1.4% 65,792$               

Comparable NOI - Apartments 45,328$               -0.3% 45,443$               

Comparable NOI - Retail 37,770$               -1.2% 38,211$               

Core Market NOI % 
(1) 88.5% 0.9% 87.6%

% Change

Q1 2017 Results

(1) Compares three months ended March 31, 2017 to three months ended March 31, 2016.
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At Company's Share (Dollars in thousands)
March 31, 2017 March 31, 2016

Net debt to Adjusted EBITDA
(1) 8.7x -4.4% 9.1x

Development Ratio 7.3% -1.7% 9.0%

FCE Regional Mall Sales per square foot (PSF) (Rolling 12-month basis) 570$                                2.2% 558$                                   

Q1 2017 Q1 2016

Residential Total Comparable Monthly Average Rental Rates per unit 1,526$                             1.4% 1,505$                                

Contractual Rent          

PSF 
(1)

Prior Rent                      

PSF 
(1) 

12 Month Same-Space Office Leasing Spread PSF (New vs Expiring)
(2) 37.20$                             13.9% 32.67$                                

12 Month Same-Space Regional Mall Leasing Spread PSF (New vs Expiring)
(2) 97.54$                             14.6% 85.08$                                

% Change

% Change

% Change

Q1 2017 Results

(1) Compares three months ended March 31, 2017 to three months ended March 31, 2016.
(2) Retail and Office contractual rent per square foot includes base rent and fixed additional charges for common area maintenance and real estate taxes as of rental 

commencement. Retail contractual rent per square foot also includes fixed additional marketing/promotional charges. For all expiring leases, contractual rent per 
square foot includes any applicable escalations.
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NOI by Product Type and Market(1)

(1) Excludes straight-line rent adjustments, recently-opened properties/redevelopments in our development segment, non-capitalizable development costs and unallocated 
management and service company overhead, net of service fee revenues

(2) Includes limited-distribution federally assisted housing.
(3) Represents Regional Malls located in Non-Core Markets. Regional Malls located in Core Markets are included in their applicable Core markets.

Three months ended March 31, 2017
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Office Retail Apartments 
(2)

Total NOI by 

Market

New York City 56% 36% 12% 37.2%

Boston 29% 0% 7% 14.9%

Washington DC 7% 6% 13% 8.7%

Los Angeles 0% 24% 5% 7.6%

San Francisco 2% 12% 9% 6.5%

Denver 0% 5% 5% 2.9%

Philadelphia 2% 0% 6% 2.8%

Chicago 0% 0% 8% 2.7%

Dallas 0% 0% 4% 1.2%

Regional Malls 
(3)

0% 16% 0% 4.0%

88.5%

Cleveland 1% 0% 16% 5.3%

Pittsburgh 3% 1% 1% 1.6%

Other Markets 1% 0% 13% 4.6%

11.5%

100% 100% 100% 100%

NOI by Product Type and Market 
(1)

Total "Core NOI"

Non-Core Market NOI



NOI by Market and Product type(1)

Three months ended March 31, 2017

(1) Excludes straight-line rent adjustments, recently-opened properties/redevelopments in our development segment, non-capitalizable development costs and unallocated management and service 
company overhead, net of service fee revenues.

(2) Includes limited distribution federally assisted housing
(3) Represents Regional Malls located in Non-Core Markets.  Regional Malls located in Core Markets are included in their applicable Core markets.
(4) In late August, the company announced that it was reviewing strategic alternatives for its retail portfolio. This excludes the ownership interest in those 14 regional malls and 19 specialty retail centers.
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Core Markets: Office Retail Apartments 
(2)

New York City 66% 24% 10%

Washington DC 36% 18% 46%

Denver 0% 40% 60%

Los Angeles 0% 78% 22%

Boston 85% 0% 15%

San Francisco 11% 45% 44%

Chicago 5% 0% 95%

Philadelphia 31% 0% 69%

Dallas 0% 0% 100%

Regional Malls 
(3)

0% 100% 0%

Non-Core Markets:

Cleveland 4% 1% 94%

Pittsburgh 78% 12% 10%

Other Markets 10% 0% 90%

Total by Product Type 44% 25% 31%

Illustrative Total by Product Type 
(4)

55% 5% 40%



Appendices
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THE NEW YORK TIMES BUILDING   |  NEW YORK



Summary of Appendices

PROPERTY INFORMATION/SITE PLANS

GAAP COMPLIANCE FOOTNOTES/RECONCILIATIONS
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Pacific Park Brooklyn

Brooklyn, NY – In total, a 22-acre mixed-use project, located 

adjacent to the state-of-the-art arena, Barclays Center.

• Strategic Partner: Greenland 

• Contribution of approximately $208 million to acquire 70% of the project

• Transit and Infrastructure improvements

• LEED Certified & Sustainable Development

461 Dean St
461 Dean St

38 Sixth Ave

Market-rate  & 
affordable rental
363 units
Opened Q3 2016

100% affordable rental
303 units
Est. opening Q2 2017/2018

100% affordable rental
298 units
Phased Opening Q1 2017

For-Sale 
Condos
278 Units
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6,400 total units

2,250 affordable

At full build-out:

250K SF



Cornell Tech Campus
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The Yards – Site Plan
Washington, D.C. – In total, a 53-acre mixed-use project in the neighborhood of the Washington 

Nationals baseball park in the Capitol Riverfront District of Washington, D.C. 

INVESTOR PRESENTATION  |  39

3,000 units

1.8M SF

At full build-out:

400K SF



Waterfront Station

Washington, D.C. – Located in Southwest Washington, D.C., adjacent to the Waterfront MetroRail station.  

Eliot on 4th
365 Units

Opened Q1-17

East & West 4th Street
500K SF Office
80K of Retail

Completed & Sold 2011

POTENTIAL FUTURE 

MIXED-USE 

DEVELOPMENT

M Street Office 375 and 

425 M Street
Forest City is Partial owner

980 units

40,000 SF

At full build-out:
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Ballston Quarter
Four miles from Washington, D.C., the project will open up the existing enclosed mall and involve public 

infrastructure improvements, including an enhanced pedestrian bridge spanning Wilson Blvd., a public plaza, 

parking garage upgrades, enhanced streetscapes, and a residential tower adjacent to the center, creating a 

true, mixed-use live/work/shop environment at the site.
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406 units

176K SF

At full build-out:

360K SF



San Francisco Overview
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5M 
San Francisco, CA – A mixed-use project on approximately 4 acres in downtown San Francisco. The 

project will retain three existing historic buildings, including the iconic San Francisco Chronicle building 

and would create significant new open spaces for the neighborhood. The project is designed to house 

a dynamic ground-floor mix featuring local retail and arts, cultural and community uses for a total of 

approximately 1.7 million square feet of development.
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690 units

800K SF

At full build-out:

36K SF

290 UNITS



Pier 70
San Francisco, CA – A former shipyard on San Francisco's eastern waterfront. The Forest City 

master development area of 28 acres is a mixed-use project. Project entitlements are anticipated in 

Q4-2017 through the Port Commission, Planning Commission and Board of Supervisors.
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1,000 – 2,000 

units

900K – 1.8M 

SF

At full build-out:

350K SF



Stapleton
Located on the site of Denver’s former international airport, Stapleton 

is one of the largest urban redevelopments in the United States. 

Forest City was named Master Developer in 1998; construction 

began in 2001.  

This 4,700-acre, mixed-use community is home to a approximately 

24,300 residents and includes 6,972 homes, 1,608 rental apartments 

developed (additional 399 under construction), 2.5 million s.f. of retail, 

nearly 393,000 s.f. of office space, 2.5 million s.f. of flex/R&D space, 

and 15 schools.  Of the total acreage designated for development at 

Stapleton, Forest City has acquired 2,527 acres to date, with 420 

acres remaining for future development. At 12/31/15, the taxable 

property value added to the City of Denver’s tax rolls totaled 

approximately $3.8 billion. 

INVESTOR PRESENTATION  |  45

501 

650 

522 532 

71 

 -

 100

 200

 300

 400

 500

 600

 700

12/31/2013* 12/31/2014 12/31/2015 12/31/2016 3/31/2017†

Continued Momentum at Stapleton
Lots sold to homebuilders 

*Represents 11 months ended 12/31/2013
†Represents YTD sales as of 3/31/2017



Stapleton
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12,000 

Homes & 

Apartments

10M SF

At full build-out:

3M SF



University Park at MIT

• Enduring partnership with MIT now in its 

32nd year

• 27 acres

• 2.6M s.f.

• 1.5M s.f. of lab/office space

• 674 residences

• 210-room hotel & conference center

• 75,000 s.f. restaurants, retail, and childcare

• 2,600 parking spaces

• Multi-acre urban park system

• Buildings owned in 50/50 partnerships with 

MIT; All others owned 100%
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AXIS(2)

Los Angeles, CA
391 Units

Anticipated Opening Q3-17

MUSEUM TOWERS(1)

Philadelphia, PA
286 Units

Opened 1997

THE YARDS – ARRIS
Washington, D.C.

327 Units
Opened Q1-16

ELIOT ON 4TH
Washington, D.C.

365 Units
Opened Q1-17

NORTHXNORTHWEST
Philadelphia, PA

286 Units
Opened Q4-16

BLOSSOM PLAZA
Los Angeles, CA

237 Units
Opened Q2-16

THE UPTOWN(1)

Oakland, CA
665 Units

Opened 2008

2175 MARKET STREET
San Francisco, CA

88 Units
Opened Q4-14

ASRS Multifamily Development Fund
OVERVIEW: Forest City was chosen by the Arizona State Retirement System (“ASRS”) based on development 

expertise, the quality of our portfolio, a visible pipeline of opportunities, as well as engagement in communities 

where we do business. The $400 million equity fund is paired with project financing for aggregate multifamily 

development investment of up to $1 billion. As a result of the success of the fund, we have notified our partner 

that based on hitting or exceeding target returns, we intend to exercise our promote option to take our 

ownership stake from the current 25% up to approximately 30%. The implied increase in value to Forest City is 

roughly $30 million on a total equity investment of approximately $100 million.

(1) Existing operating asset which has been added to the investment of the fund.
(2) Under construction as of 3/31/2017

WEST VILLAGE II(2)

Dallas, TX
389 Units

Anticipated Opening Q1-18/Q2-18
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GAAP Compliance 
Footnotes/Reconciliations
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8 SPRUCE STREET  |  MANHATTAN



NAV Components (as of March 31, 2017)
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Q1 2017 Net Stabilized Stabilized Annualized Nonrecourse

(Dollars in millions at company's share) NOI 
( 1)

Adjustments
( 2)

NOI Stabilized NOI 
( 3)

Debt, net 
( 4)

Operations A B =A+B

Office Real Estate

Life Science

   Cambridge  $      20.0  $                   0.1  $        20.1 80.4$                        (506.4)$            

   Other Life Science             3.8                      (0.2)                3.6 14.4                           (102.6)              

New York

   Manhattan           15.6                      (1.5)             14.1 56.4                           -                        

   Brooklyn           23.4                            -              23.4 93.6                           (409.0)              

Central Business District             3.8                      (0.1)                3.7 14.8                           (136.0)              

Suburban/Other             3.3                            -                 3.3 13.2                           (82.1)                 

   Subtotal Office  $      69.9  $                 (1.7)  $        68.2 272.8$                     (1,236.1)$        

Apartment Real Estate

Apartments, Core-Markets           34.4                            -              34.4 137.6                        (1,369.0)           

Apartments, Non-Core Markets           11.0                            -              11.0 44.0                           (325.3)              

   Subtotal Apartment Product Type  $      45.4  $                      -    $        45.4 181.6$                     (1,694.3)$        

Federally Assisted Housing 
(5)

            4.3                      (0.4)                3.9 15.6                           (124.6)              

   Subtotal Apartments           49.7                      (0.4)             49.3 197.2                        (1,818.9)           

Retail Real Estate

Regional Malls           27.2                      (1.5)             25.7 102.8                        (931.6)              

Specialty Retail Centers           12.2                       0.1             12.3 49.2                           (474.7)              

   Subtotal Retail  $      39.4  $                 (1.4)  $        38.0 152.0$                     (1,406.3)$        

Subtotal  $   159.0  $                 (3.5)  $      155.5  $                     622.0  $       (4,461.3)

Straight-line rent adjustments             2.8                            -                 2.8 11.2                           -                        

Other operations            (0.4)                            -               (0.4) (1.6)                            -                        

Total Operations  $   161.4  $                 (3.5)  $      157.9  $                     631.6  $       (4,461.3)

Development

   Recently-Opened Properties/Redevelopment  $       (1.3)  $                   7.6  $           6.3 25.2$                        (111.1)$            

   Straight-line rent adjustments             0.1                            -                 0.1 0.4                             -                        

   Other Development            (6.9)                            -               (6.9) (27.6)                         -                        

Total Development  $       (8.1)  $                   7.6  $         (0.5)  $                         (2.0)  $           (111.1)



NAV Components (as of March 31, 2017)
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(Dollars in millions at company's share) Nonrecourse Net Book

Development Book Value 
( 4)

Debt, net 
( 4)

Value

Projects under construction 
(6)

483.9$             (177.7)$            $          306.2 

Projects under development 264.3$             (186.3)$            $             78.0 

Land inventory

   Stapleton 50.2$                —$                      $             50.2 

   Commercial Outlots 23.4$                —$                      $             23.4 

 $     457.8 

Other Tangible Assets

Cash and equivalents 217.6$              $          217.6 

Restricted cash 231.0$              $          231.0 

Accounts receivable, net 
(7)

257.6$              $          257.6 

Notes Receivable 408.5$              $          408.5 

Net investments and advances to unconsolidated entities 42.1$                 $             42.1 

Prepaid expenses and other deferred costs, net 85.7$                 $             85.7 

 $  1 ,242.5 

Recourse Debt and Other Liabilities

Revolving credit facility —$                       $                   — 

Term loan, net (333.4)$             $        (333.4)

Convertible senior debt, net (112.3)$             $        (112.3)

Less: convertible debt 112.3$              $          112.3 

Construction payables (123.3)$             $        (123.3)

Operating accounts payable and accrued expenses 
(8)

(651.3)$             $        (651.3)

 $(1,108.0)

Share Data (in millions)

Diluted weighted average number of shares for the three months ended March 31, 2017 267.1



1) Q1 2017 Earnings Before Income Taxes reconciled to NOI for the three months ended March 31, 2017 in the Supplemental Operating Information 
section of this supplemental package, furnished to the SEC on form 8-K on May 4, 2017.

2) The net stabilized adjustments column represents adjustments assumed to arrive at an estimated annualized stabilized NOI. We include stabilization 
adjustments to the Q1 2017 NOI as follows:

a) We have removed Q1 2017 lease termination income from our Cambridge Life Science office portfolio.
b) Due to the temporary decline in occupancy at 45/75 Sidney Street (Life Science), we have included a stabilization adjustment to the Q1 

2017 NOI to arrive at our estimate of stabilized NOI. This temporary decline was due to one of our tenants relocating to 300 
Massachusetts Ave (Life Science). This vacant space is currently leased and is completely occupied as of March 31, 2017.

c) We have removed Q1 2017 lease termination income from our Manhattan Office portfolio.
d) Due to quarterly fluctuations of NOI as a result of distribution restrictions from our limited-distribution federally assisted housing 

properties, we have included a stabilization adjustment to the Q1 2017 NOI to arrive at our estimate of stabilized NOI. Our estimate of 
stabilized NOI is based on the 2016 annual NOI of $15.6 million, which excludes NOI related to 6 properties in this portfolio that were sold 
in Q1 2017. 

e) Partial period NOI for recently sold properties has been removed in the Operations Segments.
f) Due to the planned transfer of Boulevard Mall (Regional Malls) to the lender in a deed-in-lieu transaction during 2017, we have removed 

NOI and nonrecourse debt, net, related to this property.
g) For recently-opened properties currently in initial lease-up periods included in the Development Segment, NOI is reflected at 5% of the 

company ownership cost. This assumption does not reflect our anticipated NOI, but rather is used in order to establish a hypothetical 
basis for an estimated valuation of leased-up properties. The following properties are currently in their initial lease-up periods:

NOI attributable to Kapolei Lofts, an apartment community on land in which we lease, is not included in NOI from lease-up properties.
We consolidate the land lessor, who is entitled to a preferred return that currently exceeds anticipated operating cash flow of the project, and 
therefore, this project is reflected at 0% for company-share purposes. In accordance with the waterfall provisions of the distribution agreement, 
we expect to share in the net proceeds upon a sale of the project, which is not currently reflected on the NAV component schedule.
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NAV Components-Footnotes(as of March 31, 2017)

Property Cost at 100%

Cost at Company

 Share

Lease Commitment % as of

 April 27, 2017

Office:

1812 Ashland Ave (Life Science) 61.2$                          61.2$                          75%

Apartments:

535 Carlton (Core Market) 168.1$                        53.3$                          21%

Eliot on 4th (Core Market) 143.7$                        38.6$                          9%

NorthxNorthwest (Core Market) 115.0$                        28.9$                          13%

461 Dean Street (Core Market) 195.6$                        195.6$                        39%

The Bixby (Core Market) 59.2$                          11.8$                          77%

Blossom Plaza (Core Market) 100.6$                        25.9$                          91%

The Yards - Arris (Core Market) 143.2$                        37.3$                          93%

986.6$                        452.6$                        

(in millions)



NAV Components-Footnotes(as of March 31, 2017)
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h) Due to the planned redevelopment of Ballston Quarter (Development Segment; Recently-Opened Properties/Redevelopment), 
we have included a stabilization adjustment to the Q1 2017 NOI to arrive at $2.6 million, our estimate of annualized stabilized NOI 
following the completion of our planned redevelopment.

The net stabilized adjustments are not comparable to any GAAP measure and therefore do not have a reconciliation to the nearest 
comparable GAAP measure.

3) Company ownership annualized stabilized NOI is calculated by taking the Q1 2017 stabilized NOI times a multiple of four.

4) Amounts represent the company’s share of each respective balance sheet line item as of March 31, 2017 and may be calculated using the 
financial information contained in the Appendix of this supplemental package. Due to the planned transfer of Boulevard Mall to the lender, we 
have removed nonrecourse debt, net, of $91.5 million related to this property.

5) Represents the remaining 41 federally assisted housing apartment communities. We recently signed a master purchase and sale agreement to 
dispose of this portfolio and expect to receive net proceeds of approximately $65 million. As of March 31, 2017, 6 properties have closed, 
representing $18.1 million in net proceeds.

6) We have removed $37.4 million of assets from projects under construction, which represents the costs on the balance sheet associated with the 
ongoing redevelopment of Ballston Quarter ($20.8 million) and the phased opening of 535 Carlton ($16.6 million). NOI for each of these is 
stabilized under Recently-Opened Properties/Redevelopment.

7) Includes $149.4 million of straight-line rent receivable (net of $9.1 million of allowance for doubtful accounts).

8) Includes $61.7 million of straight-line rent payable.



Reconciliation of EBIT (GAAP) to NOI (non-GAAP)
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(1)-(3)     See page 23 in the supplemental package furnished to the SEC for the quarter ended March 31, 2017 for footnotes.

2017 2016

Earnings ( loss) before income taxes (GAAP) 31,672$         (41,533)$       

Earnings from unconsolidated entities (26,979) (10,536)

Earnings (loss) before income taxes and earnings from unconsolidated entities 4,693 (52,069)

Land sales (5,760) (3,933)

Cost of land sales 2,001 340

Other land development revenues (1,105) (1,916)

Other land development expenses 2,564 2,348

Corporate general and administrative expenses 15,583 17,112

Organizational transformation and termination benefits 4,525 8,720

Depreciation and amortization 63,555 63,211

Impairment of real estate — 12,464

Interest and other income (10,272) (9,654)

Interest expense 27,975 34,635

Amortization of mortgage procurement costs 1,222 1,665

Loss on extinguishment of debt 2,843 29,084

NOI related to unconsolidated entities
(1)

55,100 55,245

NOI related to noncontrolling interest
(2)

(9,671) (8,088)

NOI related to discontinued operations
(3)

— 1,198

Net Operating Income (Non-GAAP) 153,253$      150,362$      

Three Months Ended March 31,

(in thousands)



Reconciliation of Net Earnings to FFO 

(1)-(2)     See page 26 in the supplemental package furnished to the SEC for the quarter ended March 31, 2017 for footnotes.
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2017 2016

 

Net earnings attributable to Forest C ity Realty Trust, Inc. (GAAP) 40,917$                     244,035$                   

Depreciation and Amortization—real estate 
(1)

78,349 78,862

Gain on disposition of full or partial interests in rental properties (27,004) (99,758)

Impairment of depreciable rental properties — 12,464

Income tax expense adjustment — current and deferred
 (2)

:

Gain on disposition of full or partial interests in rental properties — 55,036

FFO attributable to Forest C ity Realty Trust, Inc. (Non-GAAP) 92,262$                     290,639$                   

FFO Per Share - Diluted

Numerator (in thousands ):    

FFO attributable to Forest C ity Realty Trust, Inc. 92,262$                     290,639$                   

If-Converted Method (adjustments for interest):

4.250% Notes due 2018 778 1,472

3.625% Notes due 2020 363 918

FFO for per share data 93,403$                     293,029$                   

Denominator:

Weighted average shares outstanding—Basic 258,797,277 257,951,076

Effect of stock options, restricted stock and performance shares 1,320,911 1,484,743

Effect of convertible debt 5,031,753 10,577,203

Effect of convertible 2006 Class A Common Units 1,910,625 1,940,788

Weighted average shares outstanding - Diluted 267,060,566 271,953,810

FFO Per Share - Diluted 0.35$                           1.08$                           

(in thousands)

Three Months Ended March 31,



Reconciliation of FFO to Operating FFO

INVESTOR PRESENTATION  |  56

2017 2016 % Change

FFO attributable to Forest C ity Realty Trust, Inc. 92,262$               290,639$            

Write-offs of abandoned development projects and demolition costs 351 —

Tax credit income (2,691) (3,008)

Loss on extinguishment of debt 4,466 29,084

Change in fair market value of nondesignated hedges (1,502) 1,396

Net gain on disposition of interest in development project — (136,687)

Net gain on disposition of partial interest in other investment - Nets — (136,247)

Straight-line rent adjustments (2,942) (1,861)

Organization transformation and termination benefits 4,525 8,720

Nets pre-tax FFO — 1,400

Income tax expense (benefit) on FFO 51 27,786

Operating FFO attributable to Forest C ity Realty Trust, Inc. 94,520$               81,222$               16.4 %

If-Converted Method (adjustments for interest)(in thousands ):

4.250% Notes due 2018 778 1,472

3.625% Notes due 2020 363 918

Operating FFO attributable to Forest C ity Realty Trust, Inc. ( If -Converted) 95,661$               83,612$               

Weighted average shares outstanding - Diluted 267,060,566 271,953,810

Three Months Ended March 31,

(in thousands)



Reconciliation of Net Earnings to EBITDA

(1)     See page 28 in the supplemental package furnished to the SEC for the quarter ended March 31, 2017 for footnotes.
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2017 2016

 

Net earnings attributable to Forest C ity Realty Trust, Inc. (GAAP) 40,917$                    244,035$                 

Depreciation and amortization 79,051 79,681

Interest Expense
(1)

47,831 58,725

Amortization of mortgage procurement costs 1,832 2,406

Income tax expense 51 82,822

EBITDA attributable to Forest C ity Realty Trust, Inc. (Non-GAAP) 169,682$                 467,669$                 

Impairment of real estate — 12,464

Net loss on extinguishment of debt 4,466 29,084

Net gain on disposition of interest in development project — (136,687)

Net gain on disposition of partial interest in other investment - Nets — (136,247)

Net gain on disposition of full or partial interests in rental properties (27,004) (99,758)

Nets pre-tax EBITDA — 1,400

Organizational transformation and termination benefits 4,525 8,720

Adjusted EBITDA attributable to Forest C ity Realty Trust, Inc. (Non-GAAP) 151,669$                 146,645$                 

2017 2016

Nonrecourse mortgage debt and notes payable, net, at company share 5,027,841$             5,592,428$             

Revolving credit facility — —

Term loan, net 333,368 —

Convertible senior debt, net 112,295 111,838

Total debt 5,473,504$             5,704,266$             

Less cash and equivalents (217,643) (343,124)

Net Debt 5,255,861$             5,361,142$             

Net Debt to Adjusted EBITDA (Annualized) 8.7x                   9 .1x                   

As of March 31,

(in thousands)

Three Months Ended March 31,

(in thousands)



Reconciliation of NOI to Operating FFO
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2017 2016

NOI attributable to Forest C ity Realty Trust, Inc. 153,253$            150,362$            

Land Sales 8,082 4,208

Other land development revenues 1,389 1,773

Cost of land sales (3,910) (308)

Other land development expenses (2,371) (2,415)

Corporate general and administrative expenses (15,583) (17,112)

Interest and other income 11,273 9,642

Interest expense (47,831) (58,725)

Amortization of mortgage procurement costs (1,832) (2,406)

Non-real estate depreciation and amortization (702) (819)

Tax credit income (2,691) (3,008)

Change in fair market value of nondesignated hedges (1,502) 1,396

Straight-line rent adjustments (2,942) (1,861)

Other (113) 495

Operating FFO attributable to Forest C ity Realty Trust, Inc. 94,520$               81,222$               

Three Months Ended March 31,

(in thousands)



Comparable NOI Detail

(1) Includes straight-line rent adjustments, participation payments as a result of refinancing transactions on our properties and management and service company overhead, net of service fee revenues.
(2) Non-comparable NOI includes lease termination income of $2,140 for the three months ended March 31, 2017, compared with $334 for the three months ended March 31, 2016.
(3) Includes straight-line adjustments, non-capitalizable development overhead and other costs on our development projects.
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(in thousands) 2017 2016 % Change

Office Segment

Comparable NOI 64,871$               65,792$         (1.4)%

Non-Comparable NOI 5,075 4,147

Office Product Type NOI 69,946 69,939

Other NOI 
(1)

3,454 (521)

Total Office Segment 73,400 69,418

Apartment Segment

Comparable NOI 45,328 45,443 (0.3)%

Non-Comparable NOI 76 (1,129)

Apartment Product Type NOI 45,404 44,314

Federally Assisted Housing 4,285 5,548

Other NOI 
(1)

(732) (4,201)

Total Apartment Segment 48,957 45,661

Retail Segment

Comparable NOI 37,770 38,211 (1.2)%

Non-Comparable NOI 1,593 4,234

Retail Product Type NOI 39,363 42,445

Other NOI 
(1)

(338) 1,010

Total Retail Segment 39,025 43,455

Operations

Comparable NOI 147,969 149,446 (1.0)%

Non-Comparable NOI
(2)

6,744 7,252

Product Type NOI 154,713 156,698

Federally Assisted Housing 4,285 5,548

Other NOI 
(1)

Straight-line rent adjustments 2,798 1,848

Other Operations (414) (5,560)

2,384 (3,712)

Total Operations 161,382 158,534

Development Segment

Recently-Opened 

Properties/Redevelopment (1,252) 629

Other Development 
(3)

(6,877) (11,303)

Total Development Segment (8,129) (10,674)

Other Segment — 2,502

Grand Total 153,253$            150,362$       

Three Months Ended March 
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Definitions of non-GAAP measures
Consolidation Method
In line with industry practice, we have a number of investments in which our economic ownership is less than 100% as a means of procuring 
opportunities and sharing risk. Under GAAP, the full consolidation method is used to report assets and liabilities at 100% if deemed to be under our 
control or if we are deemed to be the primary beneficiary of the variable interest entity (“VIE”), even if our ownership is not 100%.

Net Asset Value Components
We disclose components of our business relevant to calculate NAV, a non-GAAP measure. There is no directly comparable GAAP financial measure to 
NAV. We consider NAV to be a useful supplemental measure which assists both management and investors to estimate the fair value of our Company. 
The calculation of NAV involves significant estimates and can be calculated using various methods. Each individual investor must determine the specific 
methodology, assumptions and estimates to use to arrive at an estimated NAV of the Company. NAV components are shown at our total company 
ownership. We believe disclosing the components at total company ownership is essential to estimate NAV, as they represent our estimated 
proportionate amount of assets and liabilities the Company is entitled to.

The components of NAV do not consider the potential changes in rental and fee income streams or development platform. The components include 
non-GAAP financial measures, such as NOI, and information related to our rental properties business at the Company’s share. Although these measures 
are not presented in accordance with GAAP, investors can use these non-GAAP measures as supplementary information to evaluate our business.
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Definitions of non-GAAP measures (continued)

FFO
FFO, a non-GAAP measure, along with net earnings, provides additional information about our core operations. While property dispositions, 
acquisitions or other factors impact net earnings in the short-term, we believe FFO presents a more consistent view of the overall financial 
performance of our business from period-to-period since the core of our business is the recurring operations of our portfolio of real estate 
assets. Management believes that the exclusion from FFO of gains and losses from the sale of operating real estate assets allows investors 
and analysts to readily identify the operating results of the Company’s core assets and assists in comparing those operating results between 
periods. Implicit in historical cost accounting for real estate assets in accordance with GAAP is the assumption that the value of real estate 
assets diminishes ratably over time. Since real estate values have historically risen or fallen with market conditions, many real estate investors 
and analysts have considered presentations of operating results for real estate companies using historical cost accounting alone to be 
insufficient. Because FFO excludes depreciation and amortization of real estate assets and impairment of depreciable real estate, 
management believes that FFO, along with the required GAAP presentations, provides a more complete measurement of the Company’s 
performance relative to its competitors and a more appropriate basis on which to make decisions involving operating, financing and investing 
activities than the required GAAP presentations alone would provide.

The majority of our peers in the publicly traded real estate industry report operations using FFO as defined by the National Association of Real 
Estate Investment Trusts (“NAREIT”). FFO is defined by NAREIT as net earnings excluding the following items at our ownership: i) gain (loss) on 
full or partial disposition of rental properties, divisions and other investments (net of tax); ii) non-cash charges for real estate depreciation and 
amortization; iii) impairment of depreciable real estate (net of tax); and iv) cumulative or retrospective effect of change in accounting 
principle (net of tax).

Operating FFO
In addition to reporting FFO, we report Operating FFO, a non-GAAP measure, as an additional measure of our operating performance. We 
believe it is appropriate to adjust FFO for significant items driven by transactional activity and factors relating to the financial and real estate 
markets, rather than factors specific to the on-going operating performance of our properties. We use Operating FFO as an indicator of 
continuing operating results in planning and executing our business strategy. Operating FFO should not be considered to be an alternative to 
net earnings computed under GAAP as an indicator of our operating performance and may not be directly comparable to similarly-titled 
measures reported by other companies.

We define Operating FFO as FFO adjusted to exclude: i) impairment of non-depreciable real estate; ii) write-offs of abandoned development 
projects and demolition costs; iii) income recognized on state and federal historic and other tax credits; iv) gains or losses from 
extinguishment of debt; v) change in fair market value of nondesignated hedges; vi) gains or losses on change in control of interests; vii) the 
adjustment to recognize rental revenues and rental expense using the straight-line method; viii) participation payments to ground lessors on 
refinancing of our properties; ix) other transactional items; x) the Nets pre-tax FFO; and xi) income taxes on FFO.
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Definitions of non-GAAP measures (continued)

EBITDA
EBITDA, a non-GAAP measure, is defined as net earnings excluding the following items at our company share: i) non-cash charges for depreciation 
and amortization; ii) interest expense; iii) amortization of mortgage procurement costs; and iv) income taxes. EBITDA may not be directly 
comparable to similarly-titled measures reported by other companies. We use EBITDA as the starting point in order to calculate Adjusted EBITDA 
as described below.

Adjusted EBITDA
We define Adjusted EBITDA, a non-GAAP measure, as EBITDA adjusted to exclude: i) impairment of real estate; ii) gains or losses from 
extinguishment of debt; iii) gain (loss) on full or partial disposition of rental properties and other investments; iv) gains or losses on change in 
control of interests; v) other transactional items, including organizational transformation and termination benefits; and vi) the Nets pre-tax 
EBITDA. We believe EBITDA, Adjusted EBITDA and net debt to Adjusted EBITDA provide additional information in evaluating our credit and ability 
to service our debt obligations. Adjusted EBITDA is used by the chief operating decision maker and management to assess operating performance 
and resource allocations by segment and on a consolidated basis. Management believes Adjusted EBITDA gives the investment community a more 
complete understanding of the Company’s operating results, including the impact of general and administrative expenses and acquisition-related 
expenses, before the impact of investing and financing transactions and facilitates comparisons with competitors. However, Adjusted EBITDA 
should not be viewed as an alternative measure of the Company’s operating performance since it excludes financing costs as well as depreciation 
and amortization costs which are significant economic costs that could materially impact the Company’s results of operations and liquidity. Other 
REITs may use different methodologies for calculating Adjusted EBITDA and, accordingly, the Company’s Adjusted EBITDA may not be comparable 
to other REITs.

Net Debt to Adjusted EBITDA
Net Debt to Adjusted EBITDA, a non-GAAP measure, is defined as total debt, net at our company share (total debt includes outstanding borrowings 
on our revolving credit facility, our term loan facility, convertible senior debt, net, nonrecourse mortgages and notes payable, net) less cash and 
equivalents, at our company share, divided by Adjusted EBITDA. Net Debt to Adjusted EBITDA is a supplemental measure derived from non-GAAP 
financial measures that the Company uses to evaluate its capital structure and the magnitude of its debt against its operating performance. The 
Company believes that investors use versions of this ratio in a similar manner. The Company’s method of calculating the ratio may be different 
from methods used by other REITs and, accordingly, may not be comparable to other REITs.
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Definitions of non-GAAP measures (continued)

NOI
NOI, a non-GAAP measure, reflects our share of the core operations of our rental real estate portfolio, prior to any financing activity. NOI is defined as 
revenues less operating expenses at our ownership within our Office, Apartments, Retail, and Development segments, except for revenues and cost of 
sales associated with sales of land held in these segments. The activities of our Corporate and Other segments do not involve the operations of our 
rental property portfolio and therefore are not included in NOI.

We believe NOI provides important information about our core operations and, along with earnings before income taxes, is necessary to understand 
our business and operating results. Because NOI excludes general and administrative expenses, interest expense, depreciation and amortization, 
revenues and cost of sales associated with sales of land, other non-property income and losses, and gains and losses from property dispositions, it 
provides a performance measure that, when compared year over year, reflects the revenues and expenses directly associated with owning and 
operating office, apartment and retail real estate and the impact to operations from trends in occupancy rates, rental rates, and operating costs, 
providing a perspective on operations not immediately apparent from net income. We use NOI to evaluate our operating performance on a portfolio 
basis since NOI allows us to evaluate the impact that factors such as occupancy levels, lease structure, rental rates, and tenant mix have on our 
financial results. Investors can use NOI as supplementary information to evaluate our business. In addition, management believes NOI provides useful 
information to the investment community about our financial and operating performance when compared to other REITs since NOI is generally 
recognized as a standard measure of performance in the real estate industry. NOI is not intended to be a performance measure that should be
regarded as an alternative to, or more meaningful than, our GAAP measures, and may not be directly comparable to similarly-titled measures reported 
by other companies.

Comparable NOI
We use comparable NOI as a metric to evaluate the performance of our office, apartment and retail properties. This measure provides a same-store 
comparison of operating results of all stabilized properties that are open and operating in all periods presented. Non-capitalizable development costs 
and unallocated management and service company overhead, net of service fee revenues, are not directly attributable to an individual operating 
property and are considered non-comparable NOI. In addition, certain income and expense items at the property level, such as lease termination 
income, real estate tax assessments or rebates, certain litigation expenses incurred and any related legal settlements and NOI impacts of changes in 
ownership percentages, are excluded from comparable NOI. Other properties and activities such as Arena, federally assisted housing, military housing, 
straight-line rent adjustments and participation payments as a result of refinancing transactions are not evaluated on a comparable basis and the NOI 
from these properties and activities is considered non-comparable NOI.

Comparable NOI is an operating statistic defined as NOI from stabilized properties operated in all periods presented. We believe comparable NOI is 
useful because it measures the performance of the same properties on a period-to-period basis and is used to assess operating performance and 
resource allocation of the operating properties. While property dispositions, acquisitions or other factors impact net earnings in the short term, we 
believe comparable NOI presents a more consistent view of the overall performance of our operating portfolio from period to period. A reconciliation 
of earnings (loss) before income taxes, the most comparable financial measure calculated in accordance with GAAP, to NOI, a reconciliation of NOI to 
earnings (loss) before income taxes for each operating segment and a reconciliation from NOI to comparable NOI are included in this supplemental 
package.
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