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This presentation contains certain forward-looking statements within the 

meaning of Section 27A of the Securities Act of 1933, as amended, and 

Section 21E of the Securities Exchange Act of 1934, as amended. The 

Company intends such forward-looking statements to be covered by the safe 

harbor provisions for forward-looking statements contained in the Private 

Securities Litigation Reform Act of 1995 and includes this statement for 

purposes of complying with the safe harbor provisions. Forward-looking 

statements, which are based on certain assumptions and describe the 

Company’s future plans, strategies and expectations, are generally 

identifiable by use of the words “believe,” “expect,” “intend,” “anticipate,” 

“estimate,” “project,” “will,” “forecast” or similar expressions, and include the 

Company’s expectations regarding the impact of the COVID-19 pandemic on 

the Company’s business, financial results and financial condition, expectations 

regarding rent collections, the financial condition of the Company’s tenants, 

its leasing strategy and value proposition to retailers, occupancy and rent 

concessions, uses of capital, liquidity, dividend payments and cash flows.

You should not rely on forward-looking statements since they involve known 

and unknown risks, uncertainties and other important factors which are, in 

some cases, beyond our control and which could materially affect our actual 

results, performance or achievements. Important factors which may cause 

actual results to differ materially from current expectations include, but are not 

limited to: risks related to the impact of the COVID-19 pandemic on our 

tenants and on our business, financial condition, liquidity, results of operations 

and compliance with debt covenants; our inability to develop new outlet 

centers or expand existing outlet centers successfully; risks related to the 

economic performance and market value of our outlet centers; the relative 

illiquidity of real property investments; impairment charges affecting our 

properties; our dispositions of assets may not achieve anticipated results; 

competition for the acquisition and development of outlet centers, and our 

inability to complete outlet centers we have identified; environmental 

regulations affecting our business; risks associated with possible terrorist activity 

or other acts or threats of violence and threats to public safety; our 

dependence on rental income from real property; our dependence on the 

results of operations of our retailers and their bankruptcy, early termination or 

closing could adversely affect us; the fact that certain of our properties are 

subject to ownership interests held by third parties, whose interests may 

conflict with ours; risks related to climate change; risks related to uninsured 

losses; the risk that consumer, travel, shopping and spending habits may 

change; risks associated with our Canadian investments; risks associated with 

attracting and retaining key personnel; risks associated with debt financing; 

risks associated with our guarantees of debt for, or other support we may 

provide to, joint venture properties; the effectiveness of our interest rate 

hedging arrangements; uncertainty relating to the potential phasing out of 

LIBOR; our potential failure to qualify as a REIT; our legal obligation to make 

distributions to our shareholders; legislative or regulatory actions that could 

adversely affect our shareholders, including the recent changes in the U.S. 

federal income taxation of U.S. businesses; our dependence on distributions 

from the Operating Partnership to meet our financial obligations, including 

dividends; the risk of a cyber-attack or an act of cyber-terrorism and other 

important factors set forth under Item 1A – “Risk Factors” in the Company’s 

and the Operating Partnership’s Annual Report on Form 10-K for the year 

ended December 31, 2020, as may be updated or supplemented in the 

Company’s Quarterly Reports on Form 10-Q and the Company’s other filings 

with the Securities and Exchange Commission (“SEC”). Accordingly, there is no 

assurance that the Company’s expectations will be realized. The Company 

disclaims any intention or obligation to update the forward-looking 

statements, whether as a result of new information, future events or otherwise. 

You are advised to refer to any further disclosures the Company makes or 

related subjects in the Company’s Current Reports on Form 8-K that the 

Company files with the SEC. 

We use certain non-GAAP supplemental measures in this presentation, 

including Funds From Operations (“FFO”), Core Funds From Operations (“Core 

FFO”), same center net operating income (“Same Center NOI”) and portfolio 

net operating income (“Portfolio NOI”). See definitions and reconciliations 

beginning on page 30.
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Funds From Operations (“FFO”) is a widely used measure of the operating 

performance for real estate companies that supplements net income (loss) 

determined in accordance with generally accepted accounting principles 

in the United States (“GAAP”). We determine FFO based on the definition set 

forth by the National Association of Real Estate Investment Trusts (“NAREIT”), 

of which we are a member. In December 2018, NAREIT issued “NAREIT Funds 

From Operations White Paper - 2018 Restatement” which clarifies, where 

necessary, existing guidance and consolidates alerts and policy bulletins into 

a single document for ease of use. NAREIT defines FFO as net income (loss) 

available to the Company’s common shareholders computed in 

accordance with GAAP, excluding (i) depreciation and amortization related 

to real estate, (ii) gains or losses from sales of certain real estate assets, (iii) 

gains and losses from change in control, (iv) impairment write-downs of 

certain real estate assets and investments in entities when the impairment is 

directly attributable to decreases in the value of depreciable real estate 

held by the entity and (v) after adjustments for unconsolidated partnerships 

and joint ventures calculated to reflect FFO on the same basis.

FFO is intended to exclude historical cost depreciation of real estate as 

required by GAAP which assumes that the value of real estate assets 

diminishes ratably over time. Historically, however, real estate values have 

risen or fallen with market conditions. Because FFO excludes depreciation 

and amortization of real estate assets, gains and losses from property 

dispositions and extraordinary items, it provides a performance measure 

that, when compared year over year, reflects the impact to operations from 

trends in occupancy rates, rental rates, operating costs, development 

activities and interest costs, providing perspective not immediately apparent 

from net income (loss). 

We present FFO because we consider it an important supplemental 

measure of our operating performance. In addition, a portion of cash bonus 

compensation to certain members of management is based on our FFO or 

Core FFO, which is described in the section below. We believe it is useful for 

investors to have enhanced transparency into how we evaluate our 

performance and that of our management. In addition, FFO is frequently 

used by securities analysts, investors and other interested parties in the 

evaluation of REITs, many of which present FFO when reporting their results. 

FFO is also widely used by us and others in our industry to evaluate and price 

potential acquisition candidates. We believe that FFO payout ratio, which 

represents regular distributions to common shareholders and unit holders of 

the Operating Partnership expressed as a percentage of FFO, is useful to 

investors because it facilitates the comparison of dividend coverage 

between REITs. NAREIT has encouraged its member companies to report 

their FFO as a supplemental, industry-wide standard measure of REIT 

operating performance. 

FFO has significant limitations as an analytical tool, and you should not 

consider it in isolation, or as a substitute for analysis of our results as reported 

under GAAP. Some of these limitations are:

• FFO does not reflect our cash expenditures, or future requirements, for 

capital expenditures or contractual commitments;

• FFO does not reflect changes in, or cash requirements for, our working 

capital needs;

• Although depreciation and amortization are non-cash charges, the 

assets being depreciated and amortized will often have to be replaced 

in the future, and FFO does not reflect any cash requirements for such 

replacements; and

• Other companies in our industry may calculate FFO differently than we 

do, limiting its usefulness as a comparative measure.

Because of these limitations, FFO should not be considered as a measure of 

discretionary cash available to us to invest in the growth of our business or 

our dividend paying capacity. We compensate for these limitations by 

relying primarily on our GAAP results and using FFO only as a supplemental 

measure.
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Core FFO

If applicable, we present Core FFO as a supplemental measure of our 

performance. We define Core FFO as FFO further adjusted to eliminate the 

impact of certain items that we do not consider indicative of our ongoing 

operating performance. These further adjustments are itemized in the table 

below, if applicable. You are encouraged to evaluate these adjustments 

and the reasons we consider them appropriate for supplemental analysis. In 

evaluating Core FFO you should be aware that in the future we may incur 

expenses that are the same as or similar to some of the adjustments in this 

presentation. Our presentation of Core FFO should not be construed as an 

inference that our future results will be unaffected by unusual or non-

recurring items.

We present Core FFO because we believe it assists investors and analysts in 

comparing our performance across reporting periods on a consistent basis 

by excluding items that we do not believe are indicative of our core 

operating performance. In addition, we believe it is useful for investors to 

have enhanced transparency into how we evaluate management’s 

performance and the effectiveness of our business strategies. We use Core 

FFO when certain material, unplanned transactions occur as a factor in 

evaluating management’s performance and to evaluate the effectiveness 

of our business strategies, and may use Core FFO when determining 

incentive compensation.

Core FFO has limitations as an analytical tool. Some of these limitations are:

• Core FFO does not reflect our cash expenditures, or future requirements, 

for capital expenditures or contractual commitments;

• Core FFO does not reflect changes in, or cash requirements for, our 

working capital needs;

• Although depreciation and amortization are non-cash charges, the 

assets being depreciated and amortized will often have to be replaced 

in the future, and Core FFO does not reflect any cash requirements for 

such replacements;

• Core FFO does not reflect the impact of certain cash charges resulting 

from matters we consider not to be indicative of our ongoing 

operations; and

• Other companies in our industry may calculate Core FFO differently than 

we do, limiting its usefulness as a comparative measure.

Because of these limitations, Core FFO should not be considered in isolation 

or as a substitute for performance measures calculated in accordance with 

GAAP. We compensate for these limitations by relying primarily on our GAAP 

results and using Core FFO only as a supplemental measure.
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Portfolio Net Operating Income and Same Center Net Operating Income 

We present portfolio net operating income (“Portfolio NOI”) and same 

center net operating income (“Same Center NOI”) as supplemental 

measures of our operating performance. Portfolio NOI represents our 

property level net operating income which is defined as total operating 

revenues less property operating expenses and excludes termination fees 

and non-cash adjustments including straight-line rent, net above and below 

market rent amortization, impairment charges and gains or losses on the sale 

of assets recognized during the periods presented. We define Same Center 

NOI as Portfolio NOI for the properties that were operational for the entire 

portion of both comparable reporting periods and which were not 

acquired, or subject to a material expansion or non-recurring event, such as 

a natural disaster, during the comparable reporting periods. 

We believe Portfolio NOI and Same Center NOI are non-GAAP metrics used 

by industry analysts, investors and management to measure the operating 

performance of our properties because they provide performance 

measures directly related to the revenues and expenses involved in owning 

and operating real estate assets and provide a perspective not immediately 

apparent from net income (loss), FFO or Core FFO. Because Same Center 

NOI excludes properties developed, redeveloped, acquired and sold; as 

well as non-cash adjustments, gains or losses on the sale of outparcels and 

termination rents; it highlights operating trends such as occupancy levels, 

rental rates and operating costs on properties that were operational for both 

comparable periods. Other REITs may use different methodologies for 

calculating Portfolio NOI and Same Center NOI, and accordingly, our 

Portfolio NOI and Same Center NOI may not be comparable to other REITs. 

Portfolio NOI and Same Center NOI should not be considered alternatives to 

net income (loss) or as an indicator of our financial performance since they 

do not reflect the entire operations of our portfolio, nor do they reflect the 

impact of general and administrative expenses, acquisition-related 

expenses, interest expense, depreciation and amortization costs, other non-

property income and losses, the level of capital expenditures and leasing 

costs necessary to maintain the operating performance of our properties, or 

trends in development and construction activities which are significant 

economic costs and activities that could materially impact our results from 

operations. Because of these limitations, Portfolio NOI and Same Center NOI 

should not be viewed in isolation or as a substitute for performance 

measures calculated in accordance with GAAP. We compensate for these 

limitations by relying primarily on our GAAP results and using Portfolio NOI 

and Same Center NOI only as supplemental measures.
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Below is a reconciliation of net income (loss) available to common shareholders to
FFO available to common shareholders (in thousands, except per share information):

YEAR ENDED DECEMBER 31,

2020 2019

NET INCOME (LOSS) AVAILABLE TO COMMON SHAREHOLDERS $(36,970) $86,519

Noncontrolling interests in Operating Partnership (1,925) 4,678

Noncontrolling interests in other consolidated partnerships 190 195

Allocation of earnings to participating securities 692 1,336

NET INCOME (LOSS) $(38,013) $92,728

Adjusted for:

Depreciation and amortization of real estate assets – consolidated 114,021 120,856

Depreciation and amortization of real estate assets – unconsolidated joint ventures 12,024 12,512

Impairment charges – consolidated (1) 67,226 37,610

Impairment charge – unconsolidated joint ventures 3,091 —

Foreign currency loss from sale of joint venture property — 3,641

Gain on sale of assets (2,324) (43,422)

FFO $156,025 $223,925

FFO attributable to noncontrolling interests in other consolidated partnerships (190) (195)

Allocation of earnings to participating securities (1,713) (1,991)

FFO AVAILABLE TO COMMON SHAREHOLDERS (2) $154,122 $221,739

FFO AVAILABLE TO COMMON SHAREHOLDERS PER SHARE – DILUTED (2) $1.58 $2.27

Diluted weighted average common shares (for earnings per share computations) 92,618 92,808

Diluted weighted average common shares (for FFO and Core FFO per share computations) (2) 97,615 97,766
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Below is a reconciliation of FFO available to common shareholders to Core FFO 
available to common shareholders (in thousands, except per share information):

YEAR ENDED DECEMBER 31,

2020 2019

FFO AVAILABLE TO COMMON SHAREHOLDERS (2) $154,122 $221,739

As further adjusted for:

Compensation related to voluntary retirement plan and executive officer retirement (3) 573 4,371

Gain on sale of outparcel – unconsolidated joint ventures (992) —

Impact of above adjustments to the allocation of earnings to participating securities 5 (35)

CORE FFO AVAILABLE TO COMMON SHAREHOLDERS (2) $153,708 $226,075

CORE FFO AVAILABLE TO COMMON SHAREHOLDERS PER SHARE – DILUTED (2) $1.57 $2.31

Diluted weighted average common shares (for FFO and Core FFO per share computations) (2) 97,615 97,766
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Below is a reconciliation of net income (loss) available to common shareholders to
FFO available to common shareholders (in thousands, except per share information):

THREE MONTHS ENDED MARCH 31,

2021 2020

NET INCOME (LOSS) AVAILABLE TO COMMON SHAREHOLDERS $3,926 $(27,398)

Noncontrolling interests in Operating Partnership 209 (1,427)

Noncontrolling interests in other consolidated partnerships — 190

Allocation of earnings to participating securities 207 516

NET INCOME (LOSS) $4,342 $(28,119)

Adjusted for:

Depreciation and amortization of real estate assets – consolidated 27,554 28,801

Depreciation and amortization of real estate assets – unconsolidated joint ventures 2,996 3,018

Impairment charges – consolidated — 45,675

Loss on sale of joint venture property, including foreign currency effect (4) 3,704 —

FFO $38,596 $49,375

FFO attributable to noncontrolling interests in other consolidated partnerships — (190)

Allocation of earnings to participating securities (392) (516)

FFO AVAILABLE TO COMMON SHAREHOLDERS (2) $38,204 $48,669

FFO AVAILABLE TO COMMON SHAREHOLDERS PER SHARE – DILUTED (2) $0.38 $0.50

Diluted weighted average common shares (for earnings per share computations) 95,817 92,500

Diluted weighted average common shares (for FFO and Core FFO per share computations) (2) 100,611 97,411
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Below is a reconciliation of FFO available to common shareholders to Core FFO 
available to common shareholders (in thousands, except per share information):

THREE MONTHS ENDED MARCH 31,

2021 2020

FFO AVAILABLE TO COMMON SHAREHOLDERS (2) $38,204 $48,669

As further adjusted for:

Compensation related to voluntary retirement plan and other executive severance (3) 2,418 —

Impact of above adjustment to the allocation of earnings to participating securities (22) —

CORE FFO AVAILABLE TO COMMON SHAREHOLDERS (2) $40,600 $48,669

CORE FFO AVAILABLE TO COMMON SHAREHOLDERS PER SHARE – DILUTED (2) $0.40 $0.50

Diluted weighted average common shares (for FFO and Core FFO per share computations) (2) 100,611 97,411
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Below is a reconciliation of net income (loss) to Portfolio NOI and Same Center NOI 
for the consolidated portfolio (in thousands):

YEAR ENDED DECEMBER 31,

2020 2019

NET INCOME (LOSS) $(38,013) $92,728

Adjusted to exclude:

Equity in earnings of unconsolidated joint ventures (1,126) (7,839)

Interest expense 63,142 61,672

Gain on sale of assets (2,324) (43,422)

Other (income) expense (925) 2,761

Impairment charges 67,226 37,610

Depreciation and amortization 117,143 123,314

Other non-property expenses 1,359 1,049

Corporate general and administrative expenses 48,172 53,881

Non-cash adjustments (5) 6,170 (6,237)

Lease termination fees (12,125) (1,615)

PORTFOLIO NOI $248,699 $313,902

Non-same center NOI (6) (728) (5,993)

SAME CENTER NOI $247,971 $307,909
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Below is a reconciliation of net income (loss) to Portfolio NOI and 
Same Center NOI for the consolidated portfolio 
(in thousands):

THREE MONTHS ENDED MARCH 31,

2021 2020 % Change

NET INCOME (LOSS) $4,342 $(28,119) (115.4)%

Adjusted to exclude:

Equity in earnings of unconsolidated joint ventures (1,769) (1,527)

Interest expense 14,362 15,196

Other (income) expense 3,505 (220)

Impairment charges — 45,675

Depreciation and amortization 28,150 29,417

Other non-property (income) expenses (400) 139

Corporate general and administrative expenses 16,770 12,579

Non-cash adjustments (5) 844 (1,502)

Lease termination fees (673) (164)

PORTFOLIO NOI $65,131 $71,474

Non-same center NOI (6) (83) (741)

SAME CENTER NOI $65,048 $70,733 (8.0)%
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(1) Includes $4.0 million for 2020 of impairment loss attributable to the right-of-use asset associated with the ground 

lease at the Mashantucket (Foxwoods), Connecticut outlet center.

(2) Assumes the Class A common limited partnership units of the Operating Partnership held by the noncontrolling 

interests are exchanged for common shares of the Company. Each Class A common limited partnership unit is 

exchangeable for one of the Company’s common shares, subject to certain limitations to preserve the Company’s 

REIT status.

(3) For 2019, represents the accelerated recognition of compensation cost entitled to be received by the Company’s 

former President and Chief Operating Officer per the terms of a transition agreement executed in connection with 

his retirement. For 2020 and 2021, includes compensation cost related to a voluntary retirement plan offer that 

required eligible participants to give notice of acceptance by December 1, 2020 for an effective retirement date 

of March 31, 2021.

(4) Includes a $3.6 million charge related to the foreign currency effect of the sale of the Saint-Sauveur, Quebec 

property by the RioCan joint venture in March 2021.

(5) Non-cash items include straight-line rent, above and below market rent amortization, straight-line rent expense on 

land leases and gains or losses on outparcel sales, as applicable.

(6) Consolidated centers excluded from Same Center NOI:

YEAR ENDED DECEMBER 31, 2020 AND 2019

OUTLET CENTERS SOLD:

Nags Head, Ocean City,
Park City, Williamsburg March 2019

Terrell August 2020

THREE MONTHS ENDED MARCH 31, 2021 and 2020

OUTLET CENTERS SOLD:

Terrell August 2020

Jeffersonville January 2021





About Tanger Factory Outlet Centers, Inc.

Tanger Factory Outlet Centers, Inc. (NYSE: SKT) is a leading operator of upscale open-air outlet centers that owns, or has an 

ownership interest in, a portfolio of 36 centers. Tanger’s operating properties are located in 20 states and in Canada, 

totaling approximately 13.6 million square feet, leased to over 2,500 stores operated by more than 500 different brand name 

companies. The Company has more than 40 years of experience in the outlet industry and is a publicly-traded REIT. For more 

information on Tanger Outlet Centers, call 1-800-4TANGER or visit the Company’s website at www.TangerOutlets.com.
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