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tors That May Affect Future Results
publication contains some of management's comments that wiit be farward-locking statements regarding the company's property operations, leasing, tenant sales trends, development,
uisition, expansion and disposition activities, as well as their comments regarding the company's funds from operations, funds available for distribution and dividends. These forward-look-
statements are subject to numerous risks and uncertainties. Actual results could differ materially from those projected due to factors including, but not fimited to, changes in economic and
estate conditions, the avallability of cost of capital, the company's ongoing ability to lease. develop and acquire properties, as well as potential tenant bankrupicies and compstition. Please
Management's Discussion and Analysis of Financial Condition and Results of Operations beginning on page 20 for a detailed discussion of the risks and uncertainties.



Tanger Factory Outlet Centers, Inc., headquartered
in Greensbaro, North Caroling, is a self-adminis-
tered, seli-managed real estate investment trust
("REIT") that develops, acguires, owns and man-
ages upscale outlet shopping centers. We provide
all development, leasing, operations and manage-
ment services for our centers. Each center is
branded as a Tanger Cutlet Center,

Currently, we have ownership interests in or man-
agement responsibllities for 34 Tanger Qutlet
Centers, located in 21 states. The portfolio totals
6.2 milion square feet, approximately 1,300
stores, with a diverse tenant base of over 300
companies. Our tenants are comprised primarily of
large national brand-name manufacturers and
retailers who sell their products directly to the con-

sumer at substantial savings.

Brand Name Bargain Hunters Enjoy the Thrill of Saving at Tanger!

For over 22 years, we have provided consumers
convenient, attractive shopping centers where they
find guality, selection and great values on leading
designer apparel, brand-name focotwear, home
products, electronics and more.

Tanger Factory Qutlet Centers, Inc. has been listed
on the New York Stock Exchange since 19393 and
is traded under the ticker symbol SKT. Please visit
our website, www.tangeroutlet.com, for more infor-
mation about our outlet centers and our company.
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2001 %Change

Total revenues $ 113,167 $ 108, 266 + 5 i
EBITDA (1) $ 678586 $ 66, 069 + 3
Funds from operations (2 $ 41695 $ 37,768 + 10
Dividends and distributions $ 29,382 $ 28,479 + 3
Average shares outstanding (3) \ 12,271 i 11,707 + 5
Weighted average GLA (4) “ 5045 5,111 + 3
Average sales per sguare foot B 294 $ 290 + 1
Per Share } [L J
Funds from operations (2) 3 3.40 $ 323 + 5
Dividends and distributions (5) $ 245 $ 244 — |
Dividend payout ratio (6) 72% 75% - 3
At Year-End | [ {

 Real estate assets, before depreciation - $ 822,309 $ 599,266 I
Total assets ! $ 477,675 $ 476272 —
Common shares outstanding (3) " 9,081 7,930 + 14
GLA open at year end (4) 6,186 5,437 + 14
Occupancy rate % 98% 96% + 2 ‘

i

{4} GLA represents square ieet of gross leasable area.

(8) Annual dividends and distributions as a percent of funds from operations for such year.

(1) EBITDA represents earnings before equity in eamings of unconsclidated joint ventures, minority interest, discontinued operations, gan (foss) on sale or
disposal of real estate, extraordinary item, asset write-down, interest expense, inceme taxss, depreciation and amortization.

(2) Funds from operations is defined as net income (loss) before extraordinary items and gains (osses) on sae or disposal of depreciable operating propertiss,
plus depreciation and amortization uniquely significant 1o real sstate and after adjustments for unconsolicated partnerships anc joint ventures

{3) Assumes all preferred shares, share and unt options and partnership urits of the Operating Partnership are converted to common shares

(6} Regresents per share and unit amounts to commen sharenolders and hoiders of units in the Operating Parinership. Does not include per share amounts
to preferred shareholders which were $22.05 and $21.96 for 2002 and 2001, respectivey,
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Chairman & President’s Letter

Year after year, we continue to generate solid earnings
and consistently strong operating results.

Dear Fellow Shareholders:

We are pleased to report another year of solid perform-
ance and growth despite the cloud over the economy and
sense of uncertainty felt worldwide. In fact, 2002, which
represented our tenth year as a public company, proved
to be one of the most successful years on record for
Tanger Factory Outlet Centers, Inc. Total shareholider
retumn for 2002 was 82.9%. This was the highest among
all equity real estate investment trusts listed today on the
New York Stock Exchange. Underlying this outstanding
total return Is our consistert, long-term performance. Year
after year, we continue to generate solid eamings and
consistently strong operating results, Our success is
based on a simple, yet powerful, business philosophy that
thrives on the consumer's desire to purchase quality
brand-name products directly from the manufacturer at
substantial savings. Our geal is to satisfy the consumer's
"love of a bargain” by continuing to provide them with an
exciting and unique shopping experience. We believe our
outstanding results and continued growth are a result of
our relationship with our consumers and manufacturer
tenant partners. Our more notable 2002 achievements
include:

Steven B. Tanger

Founder, Chairman of the Board President and
Chief Qoerating Officer

Stanley K. Tanger

and Chief Execuive Officer

* 5.3% increase in funds from operations
(FFO) per share

* 20.2% increase in funds available for
distribution (FAD) per share

* 61.2% increase in net income per share

» 200 basis point increase in year-end
occupancy to 98%

¢ 1.0 million square feet leased with a
1.7% cash increase in base rents

* 87.6% renewal of expiring leases with
the existing tenants

« $1.5 billion in total tenant sales with a
1.4% increase in same-space sales

e $37.5 million in 100% leased factory
outlet shopping center acquisitions

¢ Completed 260,000 square foot factory
outiet development (100% leased)

¢ 1.0 million common shares issued,
generating $28 milltion in net proceeds

* Lowered debt level by $13.2 million
and lowered borrowing cost by 70 bps

* Increased common dividends paid to
shareholders for 9th consecutive year




Underscoring the quality of our portfolio is the consistent demand for
space in our centers and our ability to retain tenants year after year.

National Platform Drives Strong Portfolio
Performance

Our portfolio today totals 34 factory outlet shopping cen-
ters, including 5 centers we manage for a fee, diversified
across 21 states, encompassing 6.2 million square feet.
Tanger's broad geographic representation and estab-
lisned brand name within the factory outlet industry con-
tinues to generate solid operating results. At December
31, 2002, our portfolio was 98% leased, representing a
200 basis point increase over 2001. For 22 consecutive
years, since Tanger commenced operations In 1881, we
have maintained a year-end occupancy rate at or above
95%. Our apliity to maintain such a consistently high
occupancy level for over two decades is a direct result of
the guality of our portfolio, our focus and commitment to
specializing exclusively in the factory outlet industry, and to
the tremendous effort and dedication of the entire Tanger
team. Good people make the difference.

Underscoring the quality of our portfolio is the consistent
demand for space in aur centers and our ability to retain
tenants year after year. During 2002, we executed 280
leases totaling over one million sguare feet, and renewed
87.6% of our tenants whose leases were scheduled to
expire during the year. Overall, we achieved a 1.7% cash

Total Revenues

(in millions of doflars)

| @ 97

o 103 |

— - - 1

| @ 106

| o1 s103}

{ |
| @ a3

increase in base rental revenue for renewed and re-ten-
anted space. As a result of these achievements, our over-
all base rental revenue increased from $14.33 to $14.44
per square foot for the year ended December 31, 2002.

Qur strong portfolio and leasing performance was also
driven by the continued success and productivity of our
tenant base. In 2002, total tenant reported sales reached
a new high for Tanger of $1.5 billion for the vear, with
same-space reported sales rising by 1.4%. On a per
square foot basis, same-space reported sales equated to
$294 per square foot, matching our record high in 2001,
As a result of the strong sales, our percentage rental rev-
enue increased by 30.0% in 2002,

We focus each year on maximizing operating efficiencies
across our portfolio in order 1o keep property operating
expenses as low as possible. During 2002, tenant occu-
pancy costs, (i.e. tenant rent and property operating
expense reimbursement obligations) as a percentage of
their sales, remained at an industry leading low level of
7.2%. A low cost of occupancy is an indication of our ten-
ants’ profitability and our ability to raise rents over time.

In surmmary, our tenants continued to thrive in 2002, as the
outlet industry again proved to be a profitable and mean-
ingful distribution channel for retailers and manufacturers.

Investment Program Provides Growth
Opportunities

In 2002, we continued to expand our portfolio and nation-
al exposure through a combination of development,
acqguisitions, property expansions and third-party man-
agement contracts. Specffically, in July 2002, we cele-
brated the grand opening of our newly developed center
in Myrtle Beach, South Carolina, The first phase of this
center opened with 260,000 square feet and is 100%
leased. The property was developed and is managed and
leased by Tanger, and is owned through a joint venture of
which we have a 50% interest. Of the $35.4 million in total
costs, our capital investment totaled $4.3 million, which is
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currently vielding a retumn in excess of 20%. Given the
project’s success and the growing list of additional retall-
ers seeking space, we are already moving forward with a
64,000 square foot expansion, which will bring the prop-
erty up to 324,000 square fest. We expect to complete
the expansion in the third quarter of 2003. Qur investment
in the expansion will be approximately $1.1 million with an
expected retum in excess of 20%. In addition, we have
the ability to continue expanding the center by another
76,000 square feet, which would bring the property up to
400,000 sguare feet once fully developed,

With respect to acquisitions, in September 2002 we
acquired an exceptional outlet center in Howell, Michigan,
which serves the greater Detroit metropolitan region. The
property is a prototypical Tanger factory outlet shopping
center. T is a high gquality, well-established property that
draws from a diverse target population base. The proper-
ty, totaling 325,000 sguare feet, is 100% leased and fea-
tures an up-scale list of high volume retailers, notably,
Bombay, Bose, Jones New York, Liz Clalbormne, Nautica,
Nike, Old Navy, Polo Ralph Lauren, The Gap, Tommy
Hilfiger and Zales. The purchase price was $37.5 milion,
representing a 12% unleveraged cash yield based on
existing net operating income. This center has exception-
al upside potential by capitalizing on our signature leasing,
management, marketing programs and the Tanger brand,

In January 2003, we acquired a 29,000 square foot,
100% leased property located adjacent to our existing
factory outlet shopping center in Sevierville, Tennessee,
which produces one of the highsest sales per sguare foot
in our portfolio. Consistent with our strategy of expanding
our centers based on tenant demand, this latest acquisi-
tion represents the sixth expansion that we have exscut-
ed at this property since we initially acquired it in 1997,
The purchase price for this 29,000 square foot, fully
operating, property, featuring Nike and Casual Comer,
| was $4.7 million with an expected return of 10%. In addi-
tion, we are also developing another 35,000 square foot

expansion at this property. We plan to complete the
expansion in the third guarter of 2003 at a cost of $4 mil-
lion with an expected return in excess of 13%. Upon
completion, our Sevierville center will total 418,000
square feet.

During 2002, we sold two non-core properties. In June,
we sold a single tenant property located on 1-85 in Ft,
Lauderdale. In Novernber, we sold a small property locat-
ed In Boume, Massachusetts. In aggregate, we sold
these two properties for $21.6 milion, realizing a net gain
on sale of $1.7 million.

Qverall, our 2002 investment activity increased the size of
Tanger's portfolio by 13.8%. We are pleased to report that
the strategic additions to our portfolio are 100% leased
today and are generating a blended unleveraged cash
vield in excess of 11%.

Financing Activities Enhance Balance Sheet

During 2002, we enhanced our financial strength through

several important fransactions, which increased our equity

base, lowered our borowing costs, and expanded our

financial flexibility. At December 31, 2002, our total market

capitalization, including operating partnership units and
EBITDA

(in millions of dolars)

\
{ 99 65
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e *66
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Overall, our 2002 investment activity increased
the size of Tanger's portfolio by 13.8%.

"




At the very core of Tanger's operating philosophy is maintaining a safe
dividend, backed by a stable and diverse portfolio and tenant base.

12

preferred shares, was approximately $742 milion, repre-
senting an increase of 23.3% from our total market capital-
ization of $602 million on December 31, 2001, At year-end
2002, we had $345 milion of debt outstanding, equating
10 a 46.5% debt to total market capitalization ratio, as com-
pared to 59.5% as of a year ago. The substantial drop in
leverage was a function of three factors: a higher common
share price, the issuance of one milion additional common
shares, and a $13.2 million reduction in debt outstanding.

Given the low interest rate environment during 2002, we
repurchased $10.4 million of our outstanding senior unse-
cured notes that mature In October 2004 and bear inter-
est at 7.875%. Along with our repurchases in 2001, we
have repurchased & total of approximately $25 milion of
these notes, generating considerable interest expense
savings for the company. These activities, in combination
with lower interest rates during 2002, reduced our overall
borrowing cost by 70 basis points to 8.1% for the year
ended December 31, 2002, as compared to 8.8% during
2001. Additionally, during the year we increased our unse-

Gross Leasable Area
{in millions of scuare feet)

o 5,116 |
r T T
o 5,254
r 5,284
L@t 5,437 4
@ 6,186

cured credit line capacity to $85 million, of which $20.5
milllion was outstanding at year-end. Along with increasing
the capacity, we extended the maturites on our lines
through June 2004,

By lowering our outstanding debt and borrowing costs,
our interest coverage improved to 2.6 times for 2002,
compared to 2.4 tmes Interest coverage for 2001,
Additionally, as of December 31, 2002, 80.5% of our total
real estate assets were unencumbered, as compared to
59.4% as of year-end 2001.

We remain committed to our longstanding strategy of
maintaining a conservative balance shest with sufficient
financial flexibility to continue implementing our long-term
business plan and growth objectives. Henoe, 85.8% of
our total debt outstanding as of December 31, 2002 was
fixed-rate, long-term debt.

Stable, Reliable Dividends

Our solid performance and growth in 2002 provided us the
opportunity 1o increase our common dividend during the
year. This represents our ninth consecutive year since
becoming a New York Stock Exchange REIT of delivering
increased dividends to our fellow shareholders. At the very
core of Tanger's operating philosophy is maintaining a safe
dividend, backed by a stable and diverse portfolio and ten-
ant base. While raising our dividend in 2002, we continued
o lower our payout and to conserve more cash flow for
future investment opportunities. For the year, our FFO pay-
out ratio was 72.0% compared to 75.5% for 20071,

Commitment to Community Involvement

Each year, our Company raises funds for two major local
philanthropic causes. Qur factory outlet shopping centers
participate in the American Cancer Society's Breast
Cancer Awareness campaign. We also sponsor an edu-
cational rebate program aimed at raising funds for partici-
pating local public school systems in the host communi-
ties of our centers. During 2002, we raised over
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With our established national platform and brand name, we are well
positioned to continue generating solid growth and performance.

$575,000 for the American Cancer Society and over
$47,000 for local schocls to help fund a wide variety of
educational programs. We take pride in our civic respon-
sibllity and our success to date with these endeavors.

Looking Ahead With Enthusiasm

The long-term underlying fundamentals of the factory out-
let industry today are sound. From an ownership per-
spective, a lot has changed in the past several years — all
for the better. We have witnessed the rapid consolidation
of our industry. In addition, retallers have honed their dis-
fribution strategies, focusing on the leading outlet centers,
such as ours, and the underlying demographics that drive
higher sales per sguare foot at those properties. As a
result, we have seen a 20% decline over the past five
years in the number of existing factory outlet centers, and
very limited new developments. However, the total square
feet of factory outlet centers has remained at approxi-
mately 55 million sguare fest. Consequently, the remain-
ing centers, including Tanger Qutlet Centers, are larger,
better merchandised, marketed and maintained.
Furthermore, the supply and demand for space appear 1o
be in equilibrium. Meanwhile, the industry has matured
and retallers today value the factory outlet industry more
than ever as an integral part of thelr overall business plan
and profitability,

We believe that these strong industry fundamentals work
well for our company going forward. With our established
national portfolio and brand name, we are well positioned
to continue generating solid growth and performance. Cur
reputation has been built on creating Tanger centers that
feature a diverse mix of high-volume, upscale tenants.
Consumers demand value, and for the past 22 years we,
at Tanger, have focused our human and capliial resources
toward meeting the consumers’ expectations in a pleas-
ant and friendly environment.

In closing, we are deeply grateful to all of our fellow col-
leagues, partners, bankers, employees and to the Board
of Directors at Tanger whose remarkable efforts, profes-
sionalism and unwavering commitment to excellence con-
tinue to be the foundation of cur success. On their behalf,
we thank you for your support. We firmly believe that our
long-standing history of ethical accountability, proven
leadership, and disciplined execution of our business
strategy will provide us with the requiisite tocls to continue
delivering stable dividends and long-term growth in share-
holder value.

Please join us for the 2003 annual shareholders meeting
at 10:00 a.m., Friday, May 9, 2003 at the O. Henry Hotel,
624 Green Valley Road, Greensboro, North Carclina.

Sincerely,

Stanley K. Tanger
Founder, Chairman of the Board and
Chief Executive Officer

<oy

Steven B. Tanger
President and Chief Operating Officer
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_ Brancd Name Savings Across America
=4 Centers
21 States

A Serving Cities &
Metropolitan Markets

D Serving Tourist &
Resort Areas

i? Corporate Headquarters

1 Boaz, Alabama A
Serving Birmingham and Huntsville
I-69 at Exit 183, Highway 431
800.405.2183
80,775 Sq. Ft.

2 Casa Grande, Arizona A
Serving Phoenix and Tucson
I-10 at Highway 84, Exit 198
800.406.5016
184,768 Sq. Ft.

3 Barstow, California A
Serving Los Angeles and Las Vegas

I-15 at Lenwood Road
800.409.3175
106,850 Sq. Ft.

4 Fort Myers (Sanibel), Florida O
Sanipel Island Resort area
I-75, Exit 21 to Summerlin Road
888.471.3939
198,789 Sqg. Ft.

5 Vero Beach, Florida A
Serving Orlando and Paim Beach
[-95, Exit 68, (new exit 147)
888.422.3873
328,607 Sa. Ft.

6 Commerce,Georgia A
Serving Atlanta and Greenville, SC

Tanger |
-85, Exit 53 Highway 441
800.405.9555

185,750 Sg. Ft.

Carporate Headguerters
3200 Northline Avenue,
Suite 360

Greensboro, NC 27408
336.292.3010

7 Commerce,Georgia A

Serving Atlanta and Greenville, SC
Tanger |l

-85, Exit 53

800.405.9828

342,556 Sa. Ft.

Dalton, Georgia A

Serving Atlanta and Chattanooga

|-75 at Walnut Avenue, Exit 136
800.409.7029

173,430 Sg. Ft.

Locust Grove, Georgia A
Serving Atlanta and Macon
I-75, Exit 68
800.406.0833
248,854 Sq. Ft.




10

11

12

15

16

Seymour, Indiana A

Serving Indianapolis and Louisville
1-65, Highway 50, Exit 50 East
800.406.1154

141,081 Sa. Ft.

Williamsburg, lowa A
Serving Des Moines and lowa City
1-80, Exit 220
800.406.2887

277,230 Sq. Ft.

Gonzales, Louisiana A

Serving New Orleans and Baton Rouge
[-10 at Highway 30, Exit 177
800.406.2112

245,199 Sq. Ft.

Kittery, Maine 1 &Il O
Coastal Route 1

1 hour North of Boston

2 centers Route 95, Exit 3
800.406.450

84,397 Sa. Ft.

Bourne, Massachusetts O
Cape Cod Resort Area and

one hour from Boston

Boume Rotary
800.406.8435

23,417 50, FL

West Branch, Michigan O
Serving Detroit &
Northern Michigan Resort Areas

75, Ext 212
800.406.8874
112,420 Sq.Ft.

Howell, Michigan A

Serving Detroit & Lansing
98 at M-569, Exit 133
888.545.0565
325,231 Sa.ft.

24

25

26

27

North Branch, Minnesota A
Serving Minneapolis

1-35 and Highway 95, Extt 147
800.402.3631

134,480 Sg. Ft.

Branson, Missouri OO
Music City Resort Area
West Highway 76
800.707.2762
277,494 Sa. Ft.

North Conway, New Hampshire O
White Mountain Resort Area

Clover Center/LL.L. Bean Center
Polo Ralph Lauren Center/Red Bam
4 Shopping locations on Route 16
800.407.4078

61,745 Sq. Ft,

Riverhead, New York A
Serving NY City & L.|. Resort Area
1-495 East, Long Island
Expressway, Exit 72
800.407.4894

729,238 Sq. Ft.

Blowing Rock, North Carolina [0
North Carolina Mountains Resort Area
Highway 321 at Blue Ridge Parkway
800.720.6728

106,448 Sg. Ft.

Burlington, North Carolina A
Serving Raleigh and Greansboro
-85 & Highway 49, Exit 145
800.407.5005

64,288 Sq. Ft.

Nags Head, North Carolina O
Outer Banks Resort Area

Highway 168

800.720.6747

82,254 Sq. Ft.

28

29

30

31

32

33

34

Lancaster, Pennsylvania O
Amish Country Tourist Area
Route 30 East
800.408.3477

255,059 5q. Ft.

Myrtle Beach, South Carolina [
Grand Strand Resort Area

Hwy 17 at Hwy 22/Conway By-pass
866.838.9830

260,033 Sq. Ft.

Pigeon Forge, Tennessee O
Smoky Mountain Resort Area
Highway 441 at Davis Road
800.408.5775

94,558 Sq. Ft.

Sevierville, Tennessee O
Smoky Mountain Resort Area
Highway 441
800.408.8377

353,977 Sa. Ft.

San Marcos, Texas A

Serving San Antonio and Austin

1-35, Exit 200 at Center Point Road
800.408.8424

441,936 Sa. Ft.

Terrell, Texas A

Serving Dallas

-20 at Highway 34, Exit 501
800.409.0012

177,490 Sq. Ft.

Martinsburg, West Virginia A
Serving Baltimore and Washington, DC
1-81, Exit 1, King Street
800.409.8010

49,252 Sq. Ft.

L.ancaster, PA
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TANGER FACTORY OUTLET CENTERS, INC.

Selecied Financial Data

(In thousands, except per share and center datg} 2002 2001 2000 1999 1998

OPERATING DATA
Total revenues $ 113,187 $ 108,266 $ 106,137 $ 103,083 $ 97.094

Income before equity in eamings of
unconsolidated joint ventures,
minority interest, discontinued
aperations, (loss) gain on sale or
disposal of real estate and

extraordinary item 10,642 7,790 10,698 16,505 14,688
Income from continuing operations 8,628 6,125 8,165 12,444 11,139
Income before extraordinary item 11,007 7,356 4,312 15,837 12,159
Net income 11,007 7112 4,312 15,588 11,827
SHARE DATA
Basic:

Income from continuing operations 3 B2 3 55 3 80 $ 1.34 3 1.17

Net income 5 R $ 67 $ 32 $ 1.74 % 1.26

Weighted average comman shares 8.322 7,926 7,894 7,861 7,886
Diluted:

Income from continuing operations L3 .80 5 .55 $ .80 $ 1.34 $ 115

Net income 3 1.08 $ 67 $ 31 3 1.74 $ 1.24

Weighted average common shares 8,514 7.948 7.922 7,872 8,009
Common dividends paid $ 2.45 $ 2.44 $ 2.43 $ 2,42 $ 2.35
BALANCE SHEET DATA
Real estate assets, before depreciation $  B22389 $ 599,266 $ 584,028 $ 566,216 $ 529,247

otal assets | 477.875 476,272 487,408 490,062 471,795
Debt 345,005 358,195 346,843 329,647 302,485
OTHER DATA

ash flows provided by (used in):

Operating activities $ 32,167 $ 44628 § 38420 $ 43,175 $ 35,787
Investing activities $ 126,363) $  (23,289) $ (25815 $  (45,959) $ (79,238)
Financing activities $  (12.247) $  (21478) 3 (12.474) $ (3049 $ 48172
unds from operations (1) $ 4° 695 $ 37,768 $ 38203 $ 41673 $ 37,048
ross leasable area open 6,186 5,437 5284 5254 5116
umber of centers 34 32 32 34 34

1} Funds irom Operations {"FFO"} is a widety accepted financial indicator used by certain investers ard anaiysts to ananze and compare companes on the basis of operating performance. FFO
is defined as net income (joss), computed in accordance with generally accepted accounting principies, befare extracrdinary tems and gains {osses) on sale or disposal of depreciable oper-
aing preperties, plus depreciation and amonizaticn uniauely sigrficant to real estete and after agiusiments “or unconsoiidated partnerships and joint ventures. We caution that the calculation
o FFO rray vary from entity 10 ertty ard as such the presantatior of FFO by us may not be comparable to other similarly titied measures of other reporting companies. FFO is not intenaed
1o represent cash flows ior the period. FFO has not been presented as an altemative 1o operating income or as an indicator of operatng performance, and sheud not be considered in iso-
laticn or as a substitute for measues ¢ performance precared n accerdance win genarally accepted acceuntng principles
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2002 ANNUAL REPORT

Management's Discussion and Analysis of
Financial Condition and Resuilts of Operations

The following discussion should be read in conjunction
with the consolidated financial statements appearing
elsewhere in this report, Historical results and percentage
relationships set forth in the consclidated statemeants of
operations, including trends which might appear, are not
necessarily indicative of future operations, Unless the
context indicates otherwise, the term "Company” refers to
Tanger Factory Qutlet Centers, Inc. and subsidiaries and
the term "Operating Partnership” refers to Tanger
Properties Limited Partnership. The terms “wa”, "our” and
'us” refer to the Company or the Company and the
Operating Partnership together, as the text requires.

The discussion of our results of operations reported in the
consolidated statements of operations compares the
years ended December 31, 2002 and 2001, as well as
December 31, 2001 and 2000. Certain comparisons
between the periods ars made on a percentage basis as
well as on a weighted average gross leasable area
("*GLA") basis, a technique which adjusts for certain
increases or decreases in the number of centers and cor-
responding square feet related to the development,
acquisition, expansion or disposition of rental properties.
The computation of weighted average GLA, however,
does not adjust for fiuctuations in occupancy that may
occur subseguent to the original opening date.

Cautionary Statements
Certain statements made below are 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. We
intend such forward-looking statements 10 be covered by
the safe harbor provisions for forward-looking statements
contained in the Private Securities Reform Act of 1985
and included this statement for purposes of complying
with these safe harbor provisions. Forward-looking state-
ments, which are based on certain assumptions and
describe our future plans, strategies and expeciations,
are generally identifiable by use of the words ‘believe’,
‘expect’, 'intend’, 'anticipate’, ‘estimate’, ‘project’, or sim-

ilar expressions. You should not rely on forward-looking
staternents since they involve known and unknown risks,
uncertainties and other factors which are, in some cases,
beyond our control and which could materially affect our
actual results, performance or achievements. Factors
which may cause actual results to differ materially from
current expectations include, but are not limited to, the
following:

©

national and local general economic and market
conditions;

e

demographic changes; our ability to sustain, man-
age or forecast our growth; existing government
regulations and changes in, or the failure to comply
with, government reguiations;

e

adverse publicity; liability and other claims asserted
against us;

-]

competition;

o

the risk that we may not be able to finance our
planned development activities;

e

risks refated 1o the retail real estate industry in
which we compete, including the potential adverse
impact of external factors such as inflation, tenant
demand for space, consurmer confidence, unem-
ployment rates and consumer tastes and prefer-
ences;

e

risks associated with our development activities,
such as the potential for cost overruns, delays and
lack of predictability with respect to the financial
returns associated with these development activi-
ties;

e

risks associated with real estate ownership, such
as the potential adverse impact of changes in the
local economic climate on the revenues and the
value of our properties;
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risks that a significant number of tenants may
become unable to meet their lease obligations or
that we may be unable to renew or re-lease a sig-
nificant amount of available space on economically
favorable terms;

®

fluctuations and difficulty in forecasting operating
results; changes in business strategy or develop-
ment plans;

o

business disruptions;

e

the ability to attract and retain qualified personnel;
the ability to realize planned costs savings in acqui-
sitions; and

(e}

retention of earnings.

General Overview

At December 31, 2002, we had ownership interests in or
management responsibilities for 34 centers in 21 states
totaling 6.2 million sguare feet compared to 32 centers in
20 states totaling 5.4 million sguare feet at December 31,
2001. The increase is due to the following events:

o Disposlition of our wholly-owned property in Fort
Lauderdale, Florida, totaling 165,000 sguare feet

e Development, through a 50% ownership joint ven-
ture, of our property in Myrtle Beach, South
Carolina totaling 260,000 square feet

o Acquisition of our wholly-owned property in Howell,
Michigan totaling 325,000 square feet

e Obtained management responsibilties of a property
in Vero Beach, Florida totaling 329,000 square feet

e Digposition of our wholly-owned property in
Bourne, Massachusetts, totaling 23,000 square
feet for which we retain limited management
responsibilities

Resulls of Operations

In accordance with SFAS 144 “Accounting for the
Impairment or Disposal of Long Lived Assets,” effective
for financial statements issued for fiscal years beginning
after December 15, 2001, results of operations and gain/
(loss) on sales of real estate that have separable, identifi-
able cash flows for properties sold subsequent to
December 31, 2001 are reflected in the Consolidated
Statements of Operations as discontinued operations for
all periods presented,

A summary of the operating results for the years ended
December 31, 2002, 2001 and 2000 is presented in the
following table, expressed in amounts calculated on a
welghted average GLA basis.
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Summary of Operating Resulis
on a Weighted Average GLA Basis
2002 2601 2000
GLA open at end of period (000's)
Wholly owned 5,469 5,332 5179
Partially owned (1) 260 — —
Managed ab7 105 105
Total GLA at end of pericd (000's) 6,186 5437 5,284
Weighted average GLA (000's) (2) 5,245 5111 4,926
States operated in at end of period 21 20 20
Occupancy percentage at end of period g98% 96% 96%
Per square foot data
Revenues
Base rentals $ 1444 $ 1433 $ 14.08
Percentage rentals .68 54 .66
Expense reimbursements 5.82 577 5.98
Other income, 63 54 82
Total revenues 21.57 21.18 21.54
Expenses
Property operating 6.88 6.65 £.70
General and administrative 1.76 1.61 1.50
Interest 5,43 5.90 5.60
Depreciation and amortization 5.48 5.51 5.24
Asset write-down — — 37
Total expenses 19,55 19.687 190.41
Income before equity in eamings of
unconsolidated joint ventures,
minarity interest, discontinued operations,
loss on sale or disposal of real estate
and extraordinary item $ 2.02 $ 1.51 3 213
(1} Includes one center totaling 260,033 square feat of which we own a 50% interest through a join: venture arrangement.
(2) Represents GLA of wholy-owned operating properties weighted by months of operztion. GLA is not adjusted for fluctuations in ccou-
pancy that may occur subsequent to the original opening date. Excludes GLA of properties for which their results are included in dis-
continued operations




2002 Compared to 2001

Base rentals increased $2.5 million, or 3%, in the 2002
period when compared to the same period in 2001, The
increase Is primarily due to the full nine months effect of an
expansion at our San Marcos, TX center which we com-
pleted during the fourth quarter of 2001 and the acquisi-
tion of our Howell, Michigan center in September 2002,
Base rent per welighted average GLA increased by $.11
per square foot from $14.33 per square foot in the 2001
period compared to $14.44 per square foot in the 2002
period. The increase is the result of the addition of the San
Marcos expansion to the portfolio which had a higher aver-
age base rent per square foot compared to the portfolio
average and an increase of 2% in average base rent per
square foot on approximately 1.0 million square feet
renewed or re-tenanted during 2002, While the overall
portfolio occupancy at December 31, 2002 increased 2%
from 96% to 98% compared with the prior year end, two
centers experienced negative occupancy trends which
were offset by positive occupancy gains in other centers.

Percentage rentals, which represent revenues based on a
percentage of tenants' sales volume above predsterminad
levels (the “breakpoint”), increased $823,000 or 30%, and
on a welighted average GLA basis, increased $.14 per
square foot in 2002 compared to 2001. Reported same-
space sales per square foot for the twelve months ended
December 31, 2002 were $284 per square foot, a 1.4%
increase over the prior year ended December 31, 20071.
Same-space sales is defined as the weighted average
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sales per square foot reported in space open for the full
duration of each comparison pericd. Our abllity to attract
high volume tenants to many of our outlet centers contin-
ues to improve the average sales per square foot through-
out our portfolio. Reported tenant sales for 2002 for all
Tanger Qutlet Centers reached a record level of $1.5 bil-
lion. Reported same-store sales for the year ended 2002,
defined as the weighted average sales per sqguare foot
reported by tenants for stores open since January 1, 2001
were down 0.8% compared to 2001,

Expense reimbursements, which represent the contractu-
al recovery from tenants of certain common area mainte-
nance, insurance, property tax, promotional, advertising
and management expenses generally fluctuates consis-
tently with the reimbursable property operating expenses
to which it relates. Expense reimbursements, expressed
as a percentage of property operating expenses,
decreased to 85% in 2002 from 87% in 20071 primarily as
a result of higher real estate taxes due to revaluations,
increases In property insurance premiums and increases
in other non-reimbursable expenses.

Other income increased $534,000, or 19%, in 2002 com-
pared to 2001 primarily due to gains on sales of out-
parcels of land in 2002 included in other income, increas-
es in vending and other miscellaneous income and the
recognition of management, leasing and development fee
revenue from our TWMB Associates, LLC ("TWMB") joint
venture,

23




2002 ANNUAL REPORT

Management's Discussicn and Analysis of

Financial Condition and Results of Operaticns

24

Property operating expenses increased by $2.1 million, or
6%, in the 2002 period as compared to the 2001 period
and, on a weighted average GLA basis, increased $.23
per square foot from $6.65 to $6.88. The increase is the
result of increased costs in marketing, common area
maintenance, real estate taxes, property insurance, and
other non-reimbursable expenses.

General and administrative expenses increased $1.0 mil-
llon, or 12%, in the 2002 period as compared to the 2001
period. The increase is primarily due to increases in per-
formance based bonus accruals, travel, legal and other
professional fees. Also, as a percentage of total rev-
enues, general and administrative expenses were 8% in
botn the 2002 and 2001 periods and, on a welighted
average GLA basis increased $.15 per square foot from
$1.61 per sguare foot in the 2001 pericd to $1.76 per
sqguare oot in the 2002 period.

Interest expense decreased $1.7 mition during 2002 as
compared to 2001 due primarily to lower average interest
rates during 2002 and a decreasg in the overall debt level
due to the use of a portion of the proceeds from our equi-
ty offering during the year to reduce outstanding debt.
Also, beginning in the fourth quarter of 2001 and contin-
uing through 2002, we purchased, primarily at par,
approximately $24.9 million of our outstanding 7.875%

senior, unsecured public notes that mature in October
2004, The purchases were funded by amounts available
under our unsecured lines of credit. The replacement of
the 2004 bonds with funding through tines of credit pro-
vided us with a significant interest expense reduction as
the lines of credit had a lower interest rate.

Depreciation and amortization per weighted average GLA
decreased slightly from $5.51 per square foot in the 2001
period to $5.48 per square foot in the 2002 period due to
a lower mix of tenant finishing allowances included in
buildings and improvements which are depreciated over
shorter lives (i.e. over lives generally ranging from 3 to 10
years as opposed to other construction costs which are
depreciaied over lives ranging from 15 to 33 years).

Income from unconsolidated joint ventures increased
$392,000 in the 2002 period compared to the 2001 peri-
od due to the opening of the Myrtle Beach, South
Carclina outlet center by TWMB in June of 2002.

The increase in discontinued operations is. due to the
gains on sales of our Ft. Lauderdale, Florida and Bourne,
Massachusetts centers and the leased outparcels of land
in Seymour, Indiana and Casa Grande, Arizona, all of
which were sold in the 2002 period.
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2001 Compared to 2000

Base rentals increased $3.9 million, or 6%, in the 2001
period when compared to the same period in 2000, The
increase is primarily due to the effect of the expansion
completed in 2001 at our San Marcos, Texas center and
the full year effect of expansions completed in the fourth
quarter of 2000, offset by the loss of rent from the sales
of the centers in Lawrence, Kansas and McMinnville,
Oregon in June 2000. As noted above, FAS 144 applies
only to properties sold subsequent to December 371,
2001, Therefore, the results of operations and resulting
loss on sale of real estate from the Lawrence, Kansas and
McMinnville, Oregon properties are not included in dis-
continued operations. The loss from these property sales
are included in loss on sale or disposal of real estate in
the Consolidated Statements of Operations. Base rent
per weighted average GLA increased by $.25 per square
foot, or 2%, as a result of the expansions which had a
higher average base rent per square foot compared to the
portfolio average and the sales of the centers in
Lawrence, Kansas and McMinnville, Oregon which had a
lower average base rent per square foot compared to the
portfolio average.

Percentage rentals, which represent revenues based on a
percentage of tenants' sales volume above predeter-
mined levels, decreased by $518,000, or 16%, and on a
weighted average GLA basis, decreased $.12 per square
foot in 2001 compared to 2000. Same-space sales for
the year ended December 31, 20071, defined as the

weighted average sales per sguare foot reported in space
open for the full duration of each comparison period,
increased 5% to $294 per square foot due to our efforts
to re-merchandise selected centers by replacing low vol-
ume tenants wiih high volume tenants. However, for the
year ended December 31, 2001, reported same-store
sales, defined as the weighted average sales per sguare
foot reported by tenants for stores open since January 1,
2000, decreased by 2% compared with the previous year.

Expense reimbursements, which represent the contractu-
al recovery from tenants of certain common area mainte-
nance, insurance, property tax, promotional, advertising
and management expenses generally fluctuates consis-
tently with the reimbursable property operating expenses
to which it relates. Expense reimbursements, expressed
as a percentage of property operating expenses,
decreased to 87% in 2001 from 89% in 2000 primarily as
a result of higher real estate taxes due to revaluations,
increases in property insurance premiums and increases
in other non-reimbursable expenses.

Other income decreased $1.3 million in 2001 as com-
pared to 2000. The 2000 period included gains on sales
of land outparcels totaling $908,000 and the recognition
of business interruption insurance proceeds relating to
the Stroud, Oklanoma center, which was destroyed by a
tornado in May 1999, totaling $885,000. These items
were offset In part by increases in vending and interest
income in the 2001 period.
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Property operating expenses increased by $1.0 million, or
3%, in 2001 as compared to 2000. On a weighted aver-
age GLA basis, property operating expenses decreased
from $6.70 to $6.65 per square foot. The decrease per
square foot is the result of a company-wide effort to
improve operating efficiencies and reduce costs in com-
mon area maintenance and marketing partially offset by
increases in real estate taxes, property insurance and
other non-reimbursable expenses.

General and administrative expenses increased
$862,000, or 12%, in 2001 as compared to 2000 prima-
rily due to increases in professional fees and provisions
for bad debts. As a percentage of revenues, gensral and
administrative expenses were approximately 8% of rev-
enues in 2001 and 7% in 2000. On a weighted average
GLA Dbasis, general and administrative expenses
increased $.11 per sguare foot from $1.50 in 2000 to
$1.61 in 2001,

Interest expense increased $2.6 million during 2001 as
compared to 2000 due primarily to our increased debt
levels attributable to development completed in 2001 and
the full year effect of expansions completed in the fourth
guarter of 2000. Our strategy to replace short-term, vari-

able rate debt with long-term, fixed rate debt and extend
our average debt maturities has resulied in an overall
higher interest rate on outstanding debt. Also, $295,200
paid to terminate certain interest rate swap agreements
during the first guarter of 2001 contributed to the
increase in interest expense.

Depreciation and amortization per weighted average GLA
increased 5% from $5.24 per square foot in the 2000
period to $5.51 per square foot in the 2001 period due to
a higher mix of tenant finishing allowances Included in
buildings and improvements which are depreciated over
shorter lives (i.e. over lives generally ranging from 3 to 10
years as opposed to other construction costs which are
depreciated over lives ranging from 15 to 33 years).

The asset write-down recognized in 2000 represents the
write off of all development costs associated with our site
in Ft. Lauderdale, Florida, as well as additional costs asso-
ciated with various other non-recurring development activ-
ities at other sites, which were discontinued. The costs
associated with the Ft. Lauderdale site were written off
because we terminated our contract to purchase twelve
acres of land in Dania Beach/Ft. L.auderdale, Florida.




The loss on sale of real estate during 2000 represents the
loss recognized on the sale of our centers in Lawrence,
Kansas and McMinnville, Oregon and the land and the
remaining site improvements in Stroud, Oklahoma. Net
proceeds received from the sale of the centers totaled
87.1 million. The combined net operating income of these
two centers represented approximately 1% of the total
portfolio's aperating income. We solid the Stroud land and
site improvements in December 2000 and recelved net
proceeds of approximately $723,500 in January 2001, As
noted above, FAS 144 applies only to properties sold
subseguent to December 31, 2001, Therefore, the results
of operations and resulting losses on sales of real estate
from the properties which were sold in 2000 are not
included in discontinued operations, The losses from
these property sales, totaling $5.0 million, net of minority
interest of $1.9 million, are included in loss on sale or dis-
posal oi real estate in the Consolidated Statements of
Operations.

The extraordinary losses recognized in 2007 represent
the write-off of unamortized deferred financing costs
related to debt that was extinguished prior to its sched-
uled maturity.

Liquidity and Capital Resources

Net cash provided by operating activities was $38.2,
$44.6 and $38.4 million for the years ended December
31, 2002, 2001 and 2000, respectively. The decreases
and increases in cash provided by operating activities in
2002 compared to 2001 and 20071 compared to 2000 are
primarily due to changes in other assets and accounts
payable and accrued expenses for those respective
years. Net cash used in investing activities amounted to
$26.4, $23.3 and $25.8 million during 2002, 2001 and
2000, respectively, and reflects the acquisitions, expan-
sions and dispositions of real estate during each vear.
Cash used in financing activities of $12.2, $21.5 and
$12.5 in 2002, 2001 and 2000, respectively, has fluctu-
ated consistently with the capital needed to fund the cur-
rent development and acquisition activity and reflects
Increases in dividends paid during 2002, 2001 and 2000.
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The decrease in cash used in financing activities in 2002
compared to 2001 also reflects the net proceeds of
$28.0 miliion from the issuance of one million common
shares and $2.8 million from the exercise of share and
unit options in 2002.

Acquisitions and Dispositions

In September 2002, we completed the acquisition of
Kensington Valley Factory Shops, a factory outlet center in
Howell, Michigan containing approximately 325,000 square
feet, for an aggregate purchase price of $37.5 million. The
acquisition was funded with $16.8 million of net proceeds
from the sale of our non-core property in Fort Lauderdale,
Florida in June 2002 and a portion of the proceeds from
the comman share offering in September 2002.

In November 2002, we completed the disposition of our
non-care center in Bourne, Massachusetts which totaled
approximately 23,000 square feet. The net proceeds from
this sale were $3.1 million.

During 2002 we also sold five outparcels of land at various
centers (Barstow, California, Gonzales, Louisiana, North
Branch, Minnesota, Seymour, Indiana and Casa Grande,
Arizona), the last two of which had associated leases with
identifiable cash flows. These five outparcel sales generat-
ed approximately $1.5 million in net proceeds.

Joint Ventures

In 2000, we formed a joint venture with C. Randy Warren
Jr., former Senior Vice President of Leasing of the
Company. The new entity, Tanger-Warren Development,
LLC (“Tanger-Warren”), was formed to identify, acguire
and develop sites exclusively for us. We agreed to be co-
managers of Tanger-Warren, each with 50% ownership
interest in the joint venture and any entities formed with
respect to a specific project. Our investment in Tanger-
Warren amounted to approximately $6,500 and $9,000
as of December 31, 2002 and 2C01, respectively, and the
impact of this joint venture on our resulls of operations
has been insignificant.

Financial Condiition and Resuilts of Cperations
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In September 2001, we astablished the TWMB joint ven-
ture with respect (0 our Myrtle Beach, South Carolina
project with Rosen-Warren Myrtle Beach LLC (“Rosen-
Warren”). We and Rosen-Warren, each as 50% owners,
contributed $4.3 million in cash for a total initial equity in
TWMB of $8.6 million. In September of 2001, TWMB
began construction on its first phase of a new 400,000
sguare foot Tanger Outiet Center in Myrtle Beach, South
Carolina. The first phase opened 100% leased on June
28, 2002 at a cost of approximately $35.4 million with
approximately 260,000 sguare feet and 60 brand name
outlet tenants. In November 2002, we began construction
on a 64,000 square foot second phase which is estimat-
ed to cost $6.5 million. We and Rosen-Warren have each
contributed approximately $1.1 million toward this second
phase, with the majority of the contribution being made in
the first quarter of 2003.

In coniunction with the construction of the center, TWMB
closed on a variable rate, construction loan in the amount
of §36.2 million with Bank of America, NA (Agent) and
SouthTrust Bank. As of December 31, 2002 the con-
struction loan had a balance of $25.5 million, In August of
2002, TWMB entered into an interest rate swap agree-
ment with Bank of America, NA effective through August
2004 with a notional amount of $19 million. Under this
agreement, TWMB receives a floating interest rate based
on the 30 day LIBOR index and pays & fixed interest rate
of 2.49%. This swap effectively changes the payment of
interest on $19 million of variable rate debt to fixed rate
debt for the contract period at a rate of 4.49%. All debt
incurred by this unconsolidated joint venture is collateral-
ized by its property as well as joint and several guaran-
tees by Rosen-Warren and us.

Either partner in TWMB has the right to initiate the sale or
purchase of the other party's interest. If such action Is ini-
tiated, one partner would determine the fair market value
purchase price of the venture and the other would deter-
mine whether they would take the role of seller or pur-
chaser. The partnersg’ roles in this transaction would be
determined by the tossing of a coin, commonly known as

a Russian roulette provision. If either Rosen-Warren or we
enact this provision and depending on our role in the
transaction as either seller or purchaser, we can poten-
tially incur a cash outilow for the purchase of Rosen-
Warren's interest. However, we do not expect this event
to occur in the near future based on the positive results
and expectations of developing and operating an outlet
center in the Myrtle Beach area,

Other Developments

On July 1, 2002, our option to purchase the retall portion
of a site at the Bourne Bridge Rotary in Cape Cod,
Massachusetts was terminated due 1o the seller's inability
1o obtain the proper approvals for the Bourne project from
the local authorities by such date. As a result of the termi-
nation, the net carrying amount of assets remaining on this
project includes a $150,000 note receivable at 5% annual
interest that becomes due from the seller and is payable
with accrued interest on July 1, 2003. At this time we
believe that this note receivable is fully collectible.

Any developments or expansions that we, or a joint ven-
ture that we are involved in, have planned or anticipated
may not be started or complated as scheduled, or may
not result In accretive net income or funds from opera-
tions. In addition, we regularly evaluate acquisition or dis-
pasition proposals and engage from time to time in nega-
tiations for acquisitions or dispositions of properties, We
may also enter into letters of intent for the purchase or
sale of properties. Any prospective acquisition or disposi-
tion that is being evaluated or which is subject to a letter
of intent may not be consummated, or if consummated,
may not result in an increase in net income or funds from
operations.

Financing Arrangements

During 2002, we purchased primarily at par, $10.4 miilion
of our outstanding 7.875% senior, unsecured public
notes that mature in October 2004, The purchases werse
funded by amounts available under our unsecured lines of
credit. During 20071, we purchased $14.5 million of these




notes at par. In total, $24.9 million of the October 2004
notes were purchased in 2001 and 2002. We currently
have authority from our Board of Directors to purchase an
additional $25 million of our outstanding 7.875% senior,
unsecured public notes and may, from time to time, do so
al management’s discretion.

At December 31, 2002, approximately 49% of our out-
standing long-term debt represented unsecured borrow-
ings and approximately 61% c¢f the gross dook value of
our real estate portfolio was unencumbered. The average
interest rate, including loan cost amortization, on average
debt outstanding for the years ended December 31, 2002
and 20071 was 8.1% and 8.8%, respeactively.

We intend to retain the abllity to raise additional capital,
including public debt or equity, to pursue attractive invest-
ment opportunities that may arise and to otherwise act in
a manner that we believe to be in our shareholders’ best
interests. During the second quarter of 2001, we amend-
ed our shelf registration for the ability to issue up to $400
million, (3200 million in debt and $200 million in equity
securities). In July 2002, we again amended the shelf reg-
istration to allow us to issue the $400 million in either all
debt or all equity or any combination thereof up to $400
million. On September 4, 2002, we completed a public
offering of 1,000,000 common shares at a price of
$29.25 per share, receiving net proceeds of approxi-
mately $28.0 million. We used the net proceeds, togeth-
er with other avallable funds, to acquire one outlet center
in Howell, Michigan, to reduce the outstanding balance
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on our tines of credit and for general corporate purposes.
To generate capital to reinvest into other attractive invest-
ment opportunities, we may also consider the use of
operational and developmental joint ventures, selling cer-
tain properties that do not meet our long-term investment
Criteria as well as outparcels on existing properties.

We maintain unsecured, revolving lines of credit that pro-
vided for unsecured borrowings up to $85 million at
December 31, 2002, an increase of 310 million in capac-
ity from December 31, 2001, During 2002, we extended
the maturity of all lines of credit to June 30, 2004, Based
on cash provided by operations, existing credit facilities,
ongeing negotiations with certain financial institutions
and our ability to sell debt or equity subject to market
conditions, we believe that we have access to the nec-
essary financing to fund the planned capital expenditures
during 2003.

We anticipate that adequate cash will be available to fund
our operating and administrative expenses, regular debt
service obligations, and the payment of dividends in
accordance with Real Estate Investment Trust ("REIT")
requirements in both the short and long term. Although we
receive most of our rental payments on a monthly basis,
distributions to shareholders are made quarterly and inter-
est payments on the senior, unsecured notes are made
semi-annually. Amounts accumuiated for such payments
will be used in the interim to reduce the outstanding bor-
rowings under the existing lines of credit or invested in
short-term money market or other suitable instruments.
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Contractuzal Obligations and
Commercial Commitments

The following table details our contractual obligations over
the next five years and thereafier as of December 37,
2002 {in thousands):

Contractual Obligations

2003 2004 2005 2006 2007 Thereafter

Debt $ 2519 & 73,324 $ 23,100 $ 55,668 $ 2348 $ 188,045
Operating leases 2,551 2,547 2,478 2,441 2,378 73,860
$ 5070 $ 75871 $ 25578 $ 58,109 $ 4,727 $ 261,905

Qur debt agreements require the maintenance of certain
ratios, including debt service coverage and leverage, and
limit the payment of dividends such that dividends and
distributions will not exceed funds from operations, as
defined in the agreements, for the prior fiscal year on an
annual basis or 95% of funds from operations on a cumu-
lative basis. We have historically been and currently are in
compliance with all of our debt covenants. We expect to
remain in compliance with all our existing debt covenants;
however, should circumstances arise that would cause us
to be in default, the various lenders would have the abili-
ty to accelerate the maturity on our outstanding debt.

We operate in a manner intended to enable us to gualify
as a REIT under the Internal Revenue Code (the "Code").
A REIT which distributes at least 90% of its taxable
income to its shareholders each year and which meets
certain other conditions is not taxed on that portion of its
taxable income which is distributed to its sharenoiders.
Based on our 2002 taxable income to shareholders, we
were required to distribuie approximately $5,054,000 in
order to maintain our REIT status as described above. We

distributed approximately $20,187,000 to common share-
holders based on our current dividend level, which signifi-
cantly exceeds our reguired distributions. If events were to
occeur that would cause our dividend to be reduced, we
pelieve we still have an adeguate margin regarding
required dividend payments based on our historic dividend
and taxable income levels to maintain our REIT status.

The following table details our commercial commitments
as of December 31, 2002 (in thousands):

Gommercial Commitments

2004
Lines of credit $ 64,525
Joint venture guarantees 36,200
$ 100,725




We currently maintain four unsecured, revolving credit
facilities with major national banking institutions, totaling
385 million. As of December 31, 2002 amounts out-
standing under these credit facilities totaled $20.5 million.
Alt four credit facilities expire in June 2004.

We are party t0 a joint and several guarantee with respect
to the $36.2 million construction loan obtained by TWMB,
See "Joint Ventures” section above for further discussion
of the guarantee.

Related Parly Transactions

During 2002, Stanley K. Tanger, our Chairman of the
Board and Chief Executive Officer, completed the early
repayment of a $2.5 million demand note receivable to
the Company through accelerated payments. In 2001,
also through accelerated payments, Steven B. Tanger,
our President and Chief Operating Officer, complated the
early repayment of a $845,000 demand note receivable
to the Company.

As noted above in “Joint Ventures®, we are a 50% owner
of the TWMB joint venture. TWMB pays us management,
leasing and development fees for services provided to the
joint venture. During 2002, we recognized approximately
$74,000 in management fees, $259,000 In leasing fees
and $76,000 in development fees in other income,
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Market Risk

We are exposed to various market risks, including
changes in interest rates. Market risk is the potential loss
arising from adverse changes in market rates and prices,
such as interest rates. We do not enter into derivatives or
other financial instruments for trading or speculative pur-
poses.

We negotiate long-term fixed rate debt instruments and
enter into interest rate swap agreements to manage our
exposure to interest rate changes. The swaps involve the
exchange of fixed and variable interest rate payments
based on a contractual principal amount and time period.
Payments or receipts on the agreements are recorded as
adjustments to interest expense. At December 31, 2002,
we had an interest rate swap agreement effective through
January 2003 with a notional amount of $25 million.
Under this agreement, we receive a floating interest rate
based on the 30 day LIBOR index and pay a fixed interest
rate of 5.97%. This swap effectively changes our payment
of interest on $25 million of variable rate debt to fixed rate
debt for the contract period at a rate of 7.72%.
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The fair value of the interest rate swap agreement repre-
sents the estimated receipis or payments that would be
mada to terminate the agreement. At December 31,
2002, we would have paid approximately $98,000 to ter-
minate the agreement. The fair value is based on dealer
quotes, considering current interest rates and remaining
term to maturity.

The fair market value of long-term fixed interest rate debt
is subject to interest rate risk. Generally, the fair market
value of fixed interest rate debt will increase as interest
rates fall and decrease as interest rates rise. The estimat-
ed fair value of our tota! long-term debt at December 31,
2002 was $349.7 million while the recorded value was
$345.0 million, respectively. A 1% increase from prevail-
ing interest rates at December 31, 2002 would result in a
decrease in fair value of total long-term debt by approxi-
mately $10.6 million. Fair values were determined from
qguoted market prices, where available, using current
interest rates considering credit ratings and the remaining
terms to maturity.

Critical Accounting Policies

We believe the following critical accounting policies affect
our more significant judgments and estimates used in the
preparation of our consolidated financial statements.

Cost Capitalization

We capitalize a!l fees and costs incurred to initiate oper-
ating leases, including certain general and overhead
costs, as deferred charges. The amount of general and
overhead costs we capitalized is based on our estimate of
the amount of costs directly related to executing these
leases. We amortize these costs to expense over the
average minimum lease term.

We capltalize all costs incurred for the construction and
development of properties, including certain general and
overnead costs. The amount of general and overhead
costs we capitalize is based on our estimate of the
amount of costs directly related to the construction or

development of these assets. Direct costis to acquire
assets are capitalized once the acguisition becomes
probable.

impairment of Long-Lived Assets

Rental property held and used by us is reviewed for
impairment in the event that facts and circumstances indi-
cate the carrying amount of an asset may not be recover-
able. In such an event, we compare the estimated future
undiscounted cash flows associated with the asset to the
asset's carrying amount, and if less, recognize an impair-
ment loss in an amount by which the carrying amount
exceeds its fair valus. We believe that no impairment
existed at December 31, 2002,

Revenue Recognition

Base rentals are recognrized on & straight-line baslis over
the term of the lease. Substantially all leases contain pro-
visions which provide additional rents based on tenants’
sales volume ("percentage rentals”) and reimbursement of
the tenants’ share of advertising and promotion, common
area maintenance, insurance and real estate tax expens-
es. Perceniage rentals are recognized when specified tar-
gets that trigger the contingent rent are met. Expense
reimbursements are recognized in the period the applica-
ble expenses are incurred. Payments received from the
early termination of leases are recognized when the appli-
cable space Is released, or, otherwise are amortized over |
the remaining lease term.

Funds from Operations

We believe that for a clear understanding of our consoli-
dated historical operating results, FFO should be consid-
ered along with net income as presented in the audited
consolidated financial statements included elsewhere in
this report. FFO Is presented because it is a widely
accepted financial indicator used by certain investors and
analysts to analyze and compare one equity REIT with
another on the basis of operating performance. FFO is
generally defined as net income (loss), computed in




accordance with generally accepted accounting princi-
ples, before extraordinary items and gains (losses) on sale
or disposal of depreciable operating properties, plus
depreciation and amortization uniguely significant to real
estate and after adjustments for unconsolidated partner-
ships and joint ventures. We caution that the calculation of
FFO may vary from entity to entity and as such the pres-
entation of FFO by us may not be comparable to other
similarly titled measures of other reporting companies.
FFO does not represent net income or cash flow from
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operations as defined by generally accepted accounting
principles and should not be considered an alternative to
net income as an indication of operating performance or to
cash flows from operations as a measure of liquidity. FFO
is not necessarily indicative of cash flows available to fund
dividends to shareholders and other cash needs.

Below is a calculation of FFO for the years ended December
31, 2002, 2001 and 2000 as well as actual cash flow and
other data for those respective periods (in thousands):

Funds from Operations

2002 2001 2000
Funds from Qperations:
Net income $ 11,007 8 7,112 $ 4,312
Adjusted for:
Extraordinary item-loss on early extinguishment of debt — 244 —
Minority interest 2,406 1,865 2,433
Minority interest, depreciation and amortization
attributable to discontinued operations 1,102 898 880
Depreciation and amortization uniguely significant
to real estate — wholly owned 28,480 27,842 25,531
Depreciation and amortization uniguely significant ‘
1o real estate — unconsolidated joint ventures 422 — —
(Gain) loss on sale or disposal of real estate {1.702) — 5047
Funds from operations before minority interest (1) $ 41,695 S 37,768 $ 38,203
Cash flow provided by (used in):
Operating activities 3 39,1867 $ 44,626 $ 38,420
Investing activities 3  (26,363) $ (23,289 $(25,815)
Financing activities $  (12,247) | $ (21,476) $ (12,474}
Weighted average shares outstanding (2) 12,271 11,707 11,706
{1) For the years ended Decerrber 31, 2002 and 200C, incudes $728 anc $S08 n gains on sales of outparcels of fand.

(2) Assumes our preferred shares, share and un't options and partnership units of the Ocerating Parine~ship heid by the rrinority irterest are all converted to our commen srares.
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New Accounting Pronouncemeants

In April 2002, the Financial Accounting Standards Board
(FASB or the "Board”) issued FASB Statement No. 145
(FAS 145), "Rescission of FASB Statements No. 4, 44,
and 64, Amendment of FASB Statement No. 13, and
Technical Corrections”. In rescinding FASB Statement No.
4 (FAS 4), 'Reporting Gains and Losses from
Extinguishment of Debt", and FASB Statement No. 64
(FAS 84), “Extinguishments of Debt Made to Satisfy
Sinking-Fund Requirements”, FAS 145 eliminates the
reguirement that gains and losses from the extinguish-
ment of debt be aggregated and, if material, classified as
an extraordinary item, net of the related income tax effect.
Generally, FAS 145 is effective for transactions occurring
after December 31, 2002. We adopted this statement
effective January 1, 2003, the effects of which will be the
reclassification of a loss on early extinguisnments of debt
for the year ended 2001, thereby decreasing income from
continuing operations for the year ended December 31,
2001 by $244,000.

In October 2002, the FASB issued SFAS No. 146,
“Accounting for Costs Associated with Exit or Disposal
Activities”. This Statement addresses financial accounting
and reporting for costs associated with exit or disposal
activities and nullifies Emerging Issues Task Force (EITF)
lssue No. ©94-3, "Liability Recognition for Certain
Employee Termination Benefits and Other Costs to Exit
an Activity (including Certain Costs Incurred in a
Restructuring)” and realigns liability recognition in accor-
dance with FASB Concepts Statement Na. 8, “Elements
of Financial Statements”. The provisions of this Statement
are effective for exit or disposal activities that are initiated
after December 31, 2002. The adoption of this pro-
nouncement will not have a material impact on our results
of operations or financial position.

in December 2002, the FASB issued SFAS No. 148,
"Accounting for Stock-Based Compensation — Transition
and Disclosure, an amendment of FASB Statement No.
123", which is effective for fiscal years ending after
December 15, 2002, This Statement amends SFAS 123
"Accounting for Stock-Based Compensation”, to provide
alternative methods of transition for a voluntary change to
the fair value based method of accounting for stock-
based employee compensation. In addition, this
Statement amends the disclosure reguirements of
Statement 123 to require prominent disclosures in poth
annual and interim financial statements about the method
of accounting for stock-based employes compensation
and the effect of the method used on reported results,
We are currently evaluating the effects of this statement
and at this time do not believe that it will have a material
effect on our results of operations or financial position.

In January of 2003, the FASB issued Interpretation No.
46, Consolidation of Variable Interest Entities ("FIN 48").
FIN 486 clarifies the application of existing accounting pro-
nouncements to certain entities in which equity investors
do not have the characteristics of a controlling financial
interest or do not have sufficient equity at risk for the enti-
ty to finance its activities without additional subordinated
financia! support from other parties. The provisions of FIN
46 will be immediately effective for all variable interests in
variable interest entities created after January 31, 2003,
and the Company will need to apply its provisions to any
existing variabie interests in variable interest entities by no
later than June 30, 2003. We are currently evaluating the
effects of this statement and at this time do not believe
that it will have a material effect on our results of opera-
tions or financial postion.




Economic Conditions and Outlook

The majority of our leases contain provisions designed to
mitigate the impact of inflation. Such provisions include
clauses for the escalation of base rent and clauses
enabling us to recelve percentage rentals based on ten-
ants’ gross sales (above predetermined levels, which we
believe often are lower than traditional retail industry stan-
dards) which generally increase as prices rise. Most of
the leases require the tenant to pay thelir share of proper-
ty operating expenses, including common area mainte-
nance, real estate taxes, insurance and advertising and
promaotion, thereby reducing exposure to increases in
costs and operating expenses resulting from inflation.

While factory outlet stores continue to be a profitable and
fundamental distribution channel for brand name manu-
facturers, some retail formats are more successful than
others. As typical in the retall industry, certain tenants
have closed, or will close, certain stores by terminating
their lease prior 10 its natural expiration or as a result of fil-
ing for protection under bankruptcy laws.

During 2003, we have approximately 1,070,000 square
feet or 19% of our portfolio coming up for renewal. if we
were unable to successfully renew or release a significant
amount of this space on favorable economic terms, the
loss in rent could have a material adverse effect on our
results of operations.

We renewed 88% of the 935,000 square feet that came up
for renewal in 2002 with the existing tenants at an average
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base rental rate approximately 1% higher than the expiring
rate. We also re-tenanted 229,000 square feet during
2002 at a 4% increase in the average base rental rate.

Existing tenants' sales have remained stable and renewals
by existing tenants have remained strong. The existing
tenants have already renewed approximately 529,000 or
49%, of the sguare feet scheduled to expire in 2003 as of
March 1, 20083. In addition, we continue to attract and
retain additional tenants. Our factory outlet centers typi-
cally include well-known, national, brand name compa-
nies. By maintaining a broad base of creditworthy tenants
and a geographically diverse portfolio of properties locat-
ed across the United States, we reduce our operating and
leasing risks. No one tenant {including affiliates) accounts
for more than 8% of our combined base and percentage
rental revenues. Accordingly, we do not expect any mate-
rial adverse impact on our results of operation and finan-
cial condition as a result of leases to be renewed or stores
to be released.

As of December 31, 2002 and 2001, our centers were
98% and 96% occupied, respectively. Consistent with our
long-term strategy of re-merchandising centers, we will
continue to hold space off the market untit an appropriate
tenant is identified. While we believe this strategy will add
value to our centers in the long-term, it may reduce our
average occupancy rates in the near term.
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Report of Independant Accountants

To the Shareholders and Board of
Directors of TANGER FACTORY QUTLET
CENTERS, INC. AND SUBSIDIARIES:

In our opinion, the accompanying consclidated balance
sheets and the related consclidated statements of opera-
tions, of shareholders' equity and of cash flows present
fairly, In all material respects, the financial position of
Tanger Factory Outlet Centers, Inc. and its subsidiaries at
December 31, 2002 and 2001, and the results of their
operations and their cash flows for each of the three
years in the period ended December 31, 2002, in con-
formity with accounting principles generally accepted in
the United States of America. These financial statements
are the responsibility of the Coempany's management; our
responsibility is to express an opinion on these financial
statements based on our audits. We conducted our
audits of these statements in accordance with auditing
standards generally accepted in the United States of
America, which require that we plan and perform the audit
to obtain reasonable assurance about whether the finan-
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clal statements are free of material misstatement. An audit
includes examining, on a test basis, evidence supporting
the amounts and disclosures in the financial statements,
assessing the accounting principles used and significant
estimates made by management, and evaluating the over-
all financial statement presentation. We believe that our
audits provide a reasonable basis for our opinion.

As discussed In Note 2 to the consolidated financial
statements, the Company changed its accounting policy
for asse: impairments and reporting discontinued opera-
tions, in accordance with FAS 144 *Accounting for the
Impairment or Disposal of Long Lived Assets”.

PricewaterhouseCoopers LLP

Raleigh, NC
January 17, 2003




TANGER FACTORY QUTLET CENTERS, INC.

Consolidated Balance Sheets

December 31,
{In thousands, except per share data) 2002 2001
ASSETS
Rental Property 1
Land L 3 B12r4 $ 60,158
Buildings, improvements and fixtures ‘ 571,125 539,108
622,399 599,266
Accumulated depreciation (174,199) (148,950)
Rental property, net 448,200 450,316
Cash and cash equivalents 1,072 515
Deferred charges, net 10,104 11,413
Other assets 18,299 14,028
Total assets 3 477,675 $478,272

LIABILITIES AND SHAREHOLDERS' EQUITY

Liabitities

Debt ]
Senior, unsecured notes 3 150,109 $160,508
Mortgages payable 74,4270 176,736
Lines of credit 20,475 20,950
345,005 358,195
Construction trade payables 3,310 3,722
Accounts payable and accrued expenses 15,095 16,478
Total fiabilities 363,410 | 378,395

Commitments and contingencies ‘

Mincrity interest 23,650 | 21,506
Shareholders' equity ‘
Preferred shares, $.01 par value, 1,000,000 shares authorized,
80,190 and 80,600 shares issued and outstanding
at December 31, 2002 and 2001 1 1
Common shares, $.01 par value, 50,000,000 shares authorized,
9,061,025 and 7,829,711 shares issued and cutstanding

at December 31, 2002 and 2001 80 79
Paid in capital 161,192 136,529
Distributions in excess of net income f (70,485) (69,534}
Accumulated other comprehensive 10ss ‘ (163) (704)

Total shareholders' equity ‘ 30,635 76,371

Total liabilities and shareholders' equity $ 477,575 $476,272

The accompanying notes are an integral part of these consolidated financial statements.
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Consolidated Statements of Operations

Year Ended December 31,

- Total expenses

= Extraordinary item

. MNet income

o Income from continuing operations
— Net income

fin thousands, except per share data) 2002 2001 2@@@
REVENUES
Base rentals $ 75,755 $ 73,263 $ 69,368
Percentage rentals 3,558 2,735 3,253
Expense reimbursements 30,650 29,498 29,480
Other income 3.304 2,770 4,056
Total revenues 113,167 108,266 106,137
EXPENSES
Property operating 36,083 33,870 33,013
General and administrative 9,208 8,227 7,366
Interest 28,400 30,134 27,565
Depreciation and amortization 28,754 28,145 25,795
Asset write-down - - 1,800
102,525 100,476 95,539
_ Income befare equity in earnings of unconsolidated
i joint ventures, minority interest, discontinued
operations, (loss) on sale or disposal of
real estate and extraordinary item 06842 7,790 10,5698
Equity in earnings of unconsolidated joint ventures 302 - -
Minority interest 12.4008) (1,665) (2,433)
Income from continuing operations g8.628 6,125 8,165
Discontinued operations 2,037y 1,231 1,194
Income before (loss) on sale or disposal of
real estate and extraordinary item 1,007 7,356 9,359
(Loss) on sale or disposal of real estate - - (6,047)
Income before extraordinary item 1,007 7,356 4,312
- (244) -
11.00 7,112 4,312
L ess applicable preferred share dividends (1.771) (1.771) (1,823)
Net income available to common shareholders 3 2,238 3 5,341 $ 2,489
Basic earnings per common share:
3 0.82 3 0.55 § 0.80
$ o 3 0.67 $ 0.32
Diluted earnings per common share:
fncome from continuing operations $ C.8C 3 0.65 $ 0.80
Net income & 1.08 $ 0.67 § 031

The accompanying rotes are an integral part of these consolidated financial statements.
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Consolidated Statements ¢f Shareholders’ Equity

Accumluated

Distributions ther Total
Preferred Common Paid in in Excess of ~ Comprehensive  Shareholders’

(In thousands, except per share data) Shares Shares Capital Net Income Loss Equity
Balance, December 31, 1999 $ 1 70 | $136571 | S (28887 B — | $107,764
Net incame — — — 4,312 — 4,312
Conversion of 4,670 preferred shares

into 42,076 common shares — — — — — —
Adjustment for minority interest in

the Operating Partnership — — (213) — — (213)
Preferred dividends ($21.87 per share) — — — (1,840) — (1,840)
Common dividends (82.43 per sharg) — — — (19,148) — (18,148)
Balance, December 31, 2000 1 79 136,358 (45,561} — 30,877
Comprehensive income:

Net income — — — 7112 — 7,112

Other comprehensive (loss) — — — — (704) (704)
Total comprehensive income — — — 7,112 (704) 6,408
Issuance of 10,8C0 common shares upon

exercise of unit options — — 201 — — 201
Adjustment for minority interest in

the Operating Partnership — — (30) — — (30)
Preferred dividends ($21.96 per share) — — — (1,770) (1,770)
Common dividends ($2.44 per share) — — — (19,315) (18,315)
Balance, December 31, 2001 1 £ 138,529 ©9,534; (704, 78,371
Compgrehignsive income:

Netircome — — — 11,007 — 11,007
Olver comprengnsve gan — — — — 541 541
Toal comarehensive nceme — — 14,007 541 11,548 |

Conversion of 410 preferrsd srares

nto 3,694 cemron snares — — — — — —
issuance of 127,620 commoen sharas upon

exarcice of unit gotons — 1 2,783 -- - 2,794
ssuence of ©,C00,C00 conmon shares,

not ¢f issuance costs of 1.3 million — 10 27,850 - — 27,960
Adjustment for mnorty nierest in

e Operatng Partnership — — (8,C80) — (6,080;
Proforoa aviazrds ($22.05 per share) — — n.771) — 1,7¢71)
Commren dviaeraos ($2.45 per share; — — — (20, 87) — {(20,187)
Balance, December 31, 2002 5 : QO | $167,762 | $ (70485 & (163) | $ 90,635

The accompanying notes are an integral part of thase consclicated financial statements.
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Consolidated Statements of Cash Flows

Year Ended December 31,
(In thousands, except per share daia) 2@2 2@@1] 2000
OPERATING ACTVITIES
Net income $ 11,007 3 7,112 5 4,312
Adjustments to reconcile net income to net cash provided by
operating activities:
Depreciation and amaortization 28.08G 28,572 26,218
Amortization of deferred financing costs 1,209 1,309 1,264
Equity in eamings of unconsolidated joint ventures (302} — —
Minority interest 3,273 2,042 956
Loss on early extinguishment of debt — 338 —
Asset write-down — —_ 1,800
(Gain) loss on sale or disposal of real estate (1,702) — 6,981
(Gain) on sale of outparcels of land (728) — (908)
Straight-line base rent adjustment 248 342 92
Increase (decrease) due to changes in:
Other assets (2,188) 2,213 (2,021)
Accounts payable and accrued expenses (569) 2,698 (274)
Net cash provided by operating activites 39,167 44,626 38,420
INVESTING ACTIVITIES
Acquisition of rental properties (37,500} — —
Additions to rental properties 5,847) {20,3868) (36,056)
Additions to investments in unconsolidated joint ventures 1130} (4,068) (117)
Additions to dseferred lease costs {1,680) (1,818) (2,238)
Net proceeds from sale of real estate 21,435 723 8,698
Increase in escrow from rental property sale (4,008]) — —
Net insurance proceeds from property losses — — 4,046
Distributions received from unconsolidated joint ventures 520 — —
Collections from (advances to) officers, net 97 2,082 (48)
Net cash used in investing activities (26,363; (23,269) (25.815)
FINANCING ACTIVITIES
Cash dividends paid (21.958) {21,085) (20,986)
Distributions to minority interest 17,424) (7,394) (7,362)
Net proceeds from sale of common shares 27,960 — —
Proceeds from issuance of debt 126,320 279,078 172,595
Repayments of debt {(139,510) (267,723) (155,399)
Additions to deferred financing costs (429) (4,550) (1,322)
Proceeds from exercise of share and unit options 2./34 201 —
Net cash used in financing activities (12.,247) (21,476) (12,474)
Net increase (decrease) in cash and cash eguivalents bt (119) 131
Cash and cash equivalents, beginning of period 515 634 503
Cash and cash equivalents, end of period $ 1,072 $ 515 3 6834

The accompanying notes are ar integral part of these consolidated financia statements.
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1. Organization of the Company

Tanger Factory OCutlet Centers, Inc., a fully-integrated,
self-administered, self-managed real estate investment
trust (“REIT"}, develops, cwns and operates factory outiet
centers. Recognized as one of the largest owners and
operaiors of {actory outlet centers in the United States,
we have ownership interests in or management responsi-
bilities for 34 centers in 21 states totaling approximately
6.2 million feet of gross leasable area at the end of 2002.
We provide all development, leasing and management
services for our centers. Unless the context indicates oth-
erwise, the term “Company” refers to Tanger Factory
Qutlet Centers, Inc. and subsidiaries and the term
“Operating Partnership” refers to Tanger Properties
Limited Partnership. The terms ‘we”, "our” and “us’ refer
to the Company or the Company and the Operating
Partnership together, as the text reguires.

Our factory outlet centers and other assets are held by,
and all of our operations are conducted by, Tanger
Properties  Limited Partnership  (the “Operating
Partnership”). The majority of the units of partnership
interest issued by the Operating Partnership (the “Units”)
are held by two wholly owned subsidiaries, the Tanger GP
Trust and the Tanger LP Trust. The Tanger GP Trust con-
trols the Operating Partnership &s its sole general partner.
The Tanger LP Trust holds a limited partnership interest.
All of the remaining Units are owned by the Tanger Family
through the Tanger Family Limited Partnership (“TFLP").
TFLP holds a limited partnership interest in and is the
minority owner of the Operating Partnership. Staniey K.
Tanger, the Company’s Chairman of the Board and Chief
Executive Officer, is the sole general partner of TFLP.

As of December 31, 2002, our wholly owned subsidiaries
owned 9,061,025 Units, and 80,180 Preferred Units
(which are convertible into approximatiely 722,509 limited
partnership Units) and TFLP owned 3,033,305 Units.
TFLP's Units are exchangeable, subject to certain limita-
tions to preserve our status as a REIT, on a one-for-one
basis for our common shares. Preferred Units are auto-

TANGER FACTORY OUTLET CENTERS,

matically converted into limited partnership Units to the
extent of any ccnversion of our preferred shares into our
common shares,

2. Summary of Significant

Accounting Policies

Principles of Consolidation - The consolidated finan-
cial statements include our accounts, our wholly-owned
subsidiaries and the Operating Partnership. All significant
intercompany balances and transactions have been elim-
inated in consolidation. Investments in real estate joint
ventures that represent non-controliing ownership inter-
ests are accounted for using the equity method of
accounting.

Minority Interest - Minority interest reflects TFLP's per-
centage ownership of the Operating Partnership’s Units.
Income is allocated to the TELP based on its respective
ownership interest.

Reclassifications - Certain amounts in the 2001 and
2000 financial statements have been reclassified to con-
form to the 2002 presentation.

Use of Estimates - The preparation of financial state-
ments in conformity with accounting principles generally
accepted in the United States of America requires man-
agement to make estimates and assumptions ihat affect
the reported amounis of assets and liabilities and disclo-
sure of contingent assets and liabilities at the date of the
financial statements and the reported amounts of rev-
enues and expenses during the reporting period. Actual
results could differ from those estimates.

Operating Segments - We aggregate the financial
information of all centers into one reportable operating
segment because the centers all have similar economic
characteristics and provide similar products and services
to similar types and classes of customers.

Rental Properties - Rental properties are recorded at
cost less accumulated depreciation. Costs incurred for
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the construction and development of properties, including
certain general and overhead costs, are capitalized. The
amount of general and overhead costs capitalized is
based on our estimate of the amount of costs directly
related to the construction or developmert of these
assets. Direct costs to acguire assets are capitalized
once the acqguisition becomes probable. Depreciation is
computed on the straight-line basis over the estimated
useful lives of the assets. We generally use estimated
lives ranging from 25 to 33 years for buildings. 15 years
for land improvements and seven years for eguipment.
Expenditures for ordinary maintenance and repairs are
charged to operations as incurred while significant reno-
vations and improvements, including tenant finishing
allowances, that improve and/or extend the useful life of
the asset are capitalized and depreciated over their esti-
mated useful life.

Buildings, improvements and fixtures consist primarily of
permanent buildings and improvements made to land
such as landscaping and infrastructure and costs
incurred in providing rental space 1o tenants. Interest
costs capitalized during 2002, 2001 and 2000 amounted
to $172,000, $551,000 and $1,020,000 and develop-
ment costs capitalized amounted to $467,000, $616,000
and $843,000, respectively. Depreciation expense for
each of the years ended December 31, 2002, 2001 and
2000 was $26,906.000, $26,585,000 and $24,239,000,
respectively.

The pre-construction - stage of project development
involves certain costs to secure fand control and zoning
and complete other initial tasks essential to the develop-
ment of the project. These costs are transferred from
other assets to rental property under construction when
the pre-construction tasks are completed. Costs of
potentially unsuccessful pre-construction efforts are
charged to operations when the project is abandoned.

Cash and Cash Equivalents - All highly liquld invest-
menis with an original maturity of three months or less at
the date of purchase are considered to be cash and cash

equivalents. Cash balances at a limited number of banks
may periodically exceed insurable amounts. We believe
that we mitigate our risk by investing in or through major
financial institutions. Recoverability of investments is
dependent upon the performance of the issuer.

Deferred Charges - Deferred lease costs consist of
fees and costs incurred, including certain general and
overhead costs, to initiate operating leases and are amor-
tized over the average minimum lease term. Deferred
financing costs include fees and costs incurred (o obtain
long-term financing and are amortized over the terms of
the respective loans. Unamortized deferred financing
costs are charged to expense when debt is retired before
the maturity date.

Guarantees of Indebtedness - In November 2002,
the FASB issued FIN 45, “Guarantor's Accounting and
Disclosure Reqguirements for Guarantees, Including
Indirect Guarantees of Indebtedness of Others." This
interpretation elaborates on the disclosures to be made
by a guarantor in its interim and annual financial state-
ments about its obligations under certain guarantees that
it has issued. It also clarifies that a guarantor is required
to recognize, at the inception of a guarantee, a liability for
the fair value of the obligation undertaken in issuing the
guarantee. The initial recognition and initial measurement
provisions of this Interpretation are applicable on a
prospective basis to guarantees issued or modified after
December 31, 2002, irrespective of the guarantor’s fiscal
year-end, The disclosure requirements in  this
interpretation are effective for financial statements of
interim or annual periods ending after December 15,
2002, Currently we are a party to |oint and several guar-
antees for the construction loan of TWMB Associates,
LLC, a2 50% ownership joint venture, for which our Myrtle
Beach, South Carolina property serves as collateral. See
Footnote 4 "Real Estate Joint Ventures” for further disclo-
sure regarding the indebtedness and related guarantees.
This guaraniee was already in place as of December 31,
2002 therefore no liability has been recognized for the fair
value of the obligation.




Impairment of Long-Lived Assets - Rental proper-
ty held and used by us Is reviewed for impairment in the
event that facts and circumstances indicate the carrying
amount of an asset may not be recoverable. In such an
event, we compare the estimated future undiscounted
cash flows associated with the asset to the asset's carry-
ing amount, and if less, recognize an impairment {0ss in an
amount by which the carrying amount exceeds its fair
value. We believe that no material impairment existed at
December 31, 2002.

On January 1, 2002 we adopted Statement of Financial
Accounting Standards No. 144, “Accounting for the
Impairment or Disposal of Long-Lived Assets” ("FAS 144",
which replaces FAS No. 121 "Accounting for the
Impairment of Long-Lived Assets and for Long-Lived
Assets to be Disposed Of" ("FAS 121"). FAS 144 retains
the reguirements of FAS 121 1o recognize an impairment
loss only if the carrying amount of a long-lived asset is not
recoverable from its undiscounted cash flows and to
measure an impairment lass as the difference between the
carrying amount and fair value of the asset. The provisions
of FAS 144 are effective for financial statements issued for
fiscal years beginning after December 15, 2001.

Under both FAS No. 121 and 144, real estate assets des-
ignated as held for sale are stated at their fair value less
costs to sell. We classify real estate as held for sale when
it meets the requirements of FAS 144 and our Board of
Directors approves the sale of the assets. Subseguent to
this classification, no further depreciation is recorded on
the assets. Under FAS No. 121, the operating results of
real estate assets held for sale are included in continuing
operations. Upon implementation of FAS 144, the operat-
ing results of newly designated real estate assets held for
sale are included in discontinued operations in our results
of operations.

Derivatives - We selectively enter into interest rate pro-
tection agreements fo mitigate changes in interest rates on
our variable rate borrowings. The notional amounts of such
agreements are used to measure the interest to be paid or

received and do not represent the amount of exposure 10
loss. None of these agreements are used for speculative
or trading purposes.

On January 1, 2001 we adopted Statement of Financial
Accounting Standards No. 133, "Accounting for Derivative
Instruments and Hedging Activities” as amended by FAS
137 and FAS 138, (coilectively, “FAS 133"), FAS 133
requires entities to recognize all derivatives as either
assets or liabilities in the statement of financial position
and measure those instruments at their fair value. FAS 133
also requires us to measure the effectiveness, as defined
by FAS 133, of all derivatives. We formally document our
derivative transactions, including identifying the hedge
instruments and hedged items, as well as our risk man-
agement objectives and strategies for entering into the
hedge transaction. At inception and on a guarterly basis
thereafter, we assess the effectiveness of derivatives used
to hedge transactions. If a derivative is deemed effective,
we record the change in fair value in other comprehensive
income, I after assessment it is determined that a portion
of the derivative is ineffective, then that portion of the
derivative's change in fair value will be immediately recog-
nized in earnings.

Income Taxes - We operate in a manner intended to
enable us to qualify as a REIT under the Internal Revenue
Code (the "Cade”). A REIT which distributes at least 90%
of its taxable income to its shareholders each year and
which meets certain other conditions is not taxed on that
portion of its texable income which is distributed to its
shareholders. We intend to continue to gualify as a REIT
and to distribute substantially all of our taxable income to
our shareholders. Accordingly, no provision has been
made for Federal income taxes., We pald preferred divi-
dends per share of $22.05, $21.96 and $21.87, in 2002,
2001 and 2000, respectively, all of which are treated as
ordinary income except for the 2002 dividend of which
$.02 was treated as a long-term capital gain. For income
tax purposes, distributions pald to common shareholders
consist of ordinary income, capital gains, return of capital
or a combination thereof.

TANGER FACTORY QUTLET CENTERS,
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For the year ended December 31, 2002, we elected to
distribute ali of our taxable capital gains. Dividends per
share were taxable as follows:

Common Dividends Per Share

2002 2001 2000
Ordinary income ) 734 536 3 341
Return of capital 1.620 1.902 2.087
Long-term capital gain 024 — —
$ 2.448 2.438 3 2.428
The following reconciles net income available to common
shareholders tc taxable income available © common
shareholders for the years ended December 31, 2002,
2001 and 2000:
Taxable Income Available To Common Sharehelders
2002 2001 2000
Net income avallable to common shareholders $ 9,236 5,341 8 2,489
Book/tax difference on:
Depreciation and amortization (1.092) (667) (1,114)
Gain/{lL.oss) on sale or disposal of real estate (1.,580) (1.118) 643
Other differences (944) (176) 73
Taxable income available to common shareholders 5,615 3,382 2,081




Revenue Recognition — Base rentals are recognized
on a straight-line basis over the term of the lease.
Substantially all leases contain provisions which provide
additional rents based on tenants’ sales volume (‘per-
centage rentals”) and reimbursement of the tenants’ share
of advertising and promotion, common area maintenance,
insurance and real estate tax expenses. Percentage
rentals are receognized when specified targets that trigger
the contingent rent are met. Expense reimbursements are
recognized in the period the applicable expenses are
incurred. Payments received from the early termination of
leases are recognized when the applicable space is
released, or, otherwise are amortized over the remaining
lease term.

We provide management, leasing and development serv-
ices for a fee for certain properties that are not owned by
us or are partly owned ihrough a joint venture, Fees
received for these services are recognized as other
income when earned.

Concentration of Credit Risk - We perform ongoing
credit evaluations of our tenants. Although the tenants
aperate principally in the retall industry, the properties are
geographically diverse. No single tenant accounted for
10% or more of combined base and percentage rental
income during 2002, 20071 or 2000.

Suppiemental Cash Flow Information - We pur-
chase capital equipment and incur costs relating to con-
struction of new facilities, including tenant finishing
allowances. Expenditures included in construction trade
payables as of December 31, 2002, 2001 and 2000
amounted to $3,310,000, $3,722,000 and $8,784,000,
respectively, Interest paid, net of interest capitalized, in
2002, 2001 and 2000 was $27,612,000, $27,379,000
and $25,644,000, respectively.

New Accounting Pronouncements - In April 2002,
the Financial Accounting Standards Board (FASB or the
“Board”) issusd FASB Statement No. 145 (FAS 148),
‘Rescission of FASB Statements No. 4, 44, and 64,

TANGER FACTORY QUTLET CENTERS, INC.
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Amendment of FASB Statermnent No. 13, and Technical
Corrections”. In rescinding FASB Statement No. 4 (FAS
4}, "Reporting Gains and Losses from Extinguishment of
Debt", and FASB Statement No. 864 (FAS 84},
"Extinguishments of Debt Made to Satisfy Sinking-Fund
Requirements”, FAS 145 eliminates the requirement that
gains and losses from the extinguishment of debt be
agaregated and, if material, classified as an extraordinary
item, net of the related income tax effect. Generally, FAS
145 is effective for transactions occurring after December
31, 2002 We adopted this statement effective January 1,
2003, the effects of which will be the reclassification of a
loss on early extinguishments of debt for the year ended
2001, thereby decreasing income from continuing opera-
tions for the year ended December 31, 2001 by
$244,000.

In October 2002, the FASB issued SFAS No. 146,
"Accounting for Cosis Asscciated with Exit or Disposal
Activities”, This Statement addresses financial accounting
and reporting for costs associated with exit or disposal
activities and nullifies Emerging Issues Task Force (EITF)
lssue No. 94-3, ‘“Liability Recognition for Certain
Employee Termination Benefits and Other Costs to Exit an
Activity (including Certain Costs  Incurred in a
Restructuring)” and realigns liability recognition in accor-
dence with FASB Concepts Statement No. 8, "Elements
of Financial Statements”. The provisions of this Statement
are effective for exit or disposal activities that are initiated
after December 31, 2002. The adoption of this pro-
nouncement will not have a material impact on our results
of operations or financial position,

In December 2002, the FASB issued SFAS No. 148,
"Accounting for Stock-Based Compensation — Transition
and Disclosure an amendment of FASB Statement No.
123", which is efiective for fiscal years ending after
December 16, 2002, This Statement amends SFAS 123
“Accounting for Stock-Based Compensation”, to provide
alternative methods of transition for a voluntary change to
the fair value based method of accounting for stock-
pbased employee compensation. In addition, this
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Statement amends the disclosure requirements of
Statement 123 to reguire prominent disclosures in both
annual and interim financial statements about the method
of accounting for stock-based employse compensation
and the effect of the method used on reporied results.
We are currently evaluating the effects of this statement
and at this time do not believe that it will have a material
effect on our results of operations or financial position.

n January of 2003, the FASB issued Interpretation No.
46, Consolidation of Variable Interest Entities ("FIN 46").
FIN 46 clarifies the application of existing accounting pro-
nouncements to certain entities in which equity investors
do not have the characteristics of a controlling financial
interest or do not have sufficient equity at risk for the enti-
ty to finance its activities without additional subordinated
financial support from other parties. The provisions of FIN
48 will be immediately effective for all variable interests in
variable interest entities created aiter January 31, 2003,
and the Company will need to apply its provisions to any
existing varigble interests in variable interest entities by no
later than June 30, 2003. We are currently evaluating the
effects of this statement and at this time do not believe
that it will have a material effect on our results of opera-
tions or financial postion.

3. Acquisitions and Development

of Rental Properties

In June 2002, through our unconsclidated 50% ownership
joint venture, TWMB Associates, LLC ("TWMB"), with
Rosen-Warren Myrtle Beach LLC ("Rosen-Warren"), we
opened the first phase of our new 400,000 square foot
Tanger Outlet Center in Myrtle Beach, Scuth Carolina. The
first phase consists of approximately 260,000 square feet
and features 60 brand name designer outlet stores.

Also in September 2002, we completed the acquisition of
Kensington Valley Factory Shops, a factory outlet center
in Howell, Michigan containing approximately 325,000
square feet, for an aggregate purchase price of $37.5
million, The acquisition was accounted for using the pur-

chase method whereby the purchase price was allocated
to assets acquired based on their fair values. The results
of operations of the acquired property have been includ-
ed in the consolidated results of operations since the
acquisition date.

4. Investments in Real Estate

Joint Ventures

In 2000, we formed a joint venture with C. Randy Warren
Jr., former Senior Vice President of Leasing of the
Company. The new entity, Tanger-Warren Development,
LLC (“Tanger-Warren”), was formed to identify, acquire
and develop sites exclusively for us., We agreed to be co-
managers of Tanger-Warren, each with 50% ownership
interest in the joint venture and any entities formed with
respect to a specific project. Our investment in Tanger-
Warren amounted to approximately $6,5600 and $9,000
as of December 31, 2002 and 2001, respectively, and the
impact of this joint venture on our results of operations
has been insignificant.

In September 2001, we established the TWMB joint ven-
ture with respect to our Myrtie Beach, South Carolina
project with Rosen-Warren. We and Rosen-Warren, each
as 50% owners, contributed $4.3 million In cash for a
total initial eguity in TWMB of $8.8 million. In September
of 2001, TWMB began construction on its first phase of a
new 400,000 square foot Tanger Outlet Center in Myrtle
Beach, South Carclina. The first phase opened 100%
leased on June 28, 2002 at a cost of approximately
$35.4 million with approximately 260,000 square feet and
60 brand name outlet tenants. In November 2002, we
began construction on a 64,000 sguare foot second
phase which is estimated to cost $6.5 million. We and
Rosen-Warren have contributed approximately $1.1 mil-
lion each toward this second phase, with the majority of
the contribution being made in the first quarter of 2003.

In conjunction with the construction of the center, TWMB
closed on a variable rate, construction loan in the amount
of 338.2 milllon with Bank of America, NA (Agent) and




SouthTrust Bank. As of December 31, 2002 the con-
struction loan had a balance of $25.5 million. In August of
2002, TWMB entered into an interest rate swap agree-
ment with Bank of America, NA effective through August
2004 with a notional amount of $19 million. Under this
agreement, TWMB receives a floating interest rate based
on the 30 day LIBOR index and pays a fixed interest rate
of 2.49%. This swap effectively changes the payment of
interest on $19 million of variable rate debt to fixed rate
debt for the contract period at a rate of 4.49%. All debt
incurred by this unconsolidated joint venture is collateral-
ized by its property as well as joint and several guaran-
tees by Rosen-Warren and us.

Our investment in unconsolidated real estate joint ven-
tures, of which we owr 50%. wag 83.9 miltor and $4.2
million as of December 31, 2002 and 2001, respectively.

TANGER FACTORY QUTLET CENTERS,

These investments are recorded initially at cost and sub-
sequently adjusted for our net equity in the venture's
income (loss) and cash contributions and distributions.
Our investments in real estate joint ventures are included
in other assets and are reduced by 50% of the profits
earned for leasing and development services we provided
to the joint ventures.

Summary unaudited financial information of joint ventures
accounted for using the equity method as of December
31, 2002 and 2001 is as follows {in thousands):

Summary Balance Sheets -
Unconsclidated Joint Ventures

2002 2001
Assets:
Investment properties at cost, net $ 32,153 $ 7.348
Cash and cash equivalents 514 136
Deferred charges, net 1,75 1,433
Other assets 1,497 766

Total assets

$ 35,909 $ 9,683

Liabilities and Owners’ Equity:
Mortgage payable

Construction trade payables 1,844 586
Accounts payable and ather liabilities 522 444

Total liabilities 27.679 1,040
Owners' squity 8.230 8,643

Total liabilities and owners' equity

$ 36,908 § 0.683
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Summary Statement of Operations
- Unconsolidated Joint Yentures

2002
Revenues S 4,119
Expenses: i
Property operating 1,924
General and administrative 13
interest 578
Depreciation and amortization 884
Total expenses 3,399
Net income § 720
Tanger Factory Qutlet Centers, Inc.
share of:
Net income g 392
Depreciation {real estate related) $ 422

5.Disposition of Properties

We compieted the sale of two of our non-core properties
located in Ft. Lauderdale, Florida and Bourne,
Massachusetts in June and November 2002, respective-
ly. Net proceeds received from the sales of these prop-
erties were approximately $19.9 million. We recorded a
gain on sale of real sstate of $1.7 million in discontinued
operations.

Throughout 2002, we sold five outparcels of land, two of
which had related land leases with identifiable cash flows,
at various properties in our portfolio. These seles totaled
$1.5 million in net proceeds. Gains of $167,000 were
recorded in other income for the three land outparcels

sold and gains of $561,000 were recorded in discontin-
ued operations for the two outparcels with identifiable
cash flows as accounied for under FAS 144.

In accordance with FAS 144, effective for financial state-
ments issued for fiscal years beginning after December
15, 2001, results of operations and gain/{loss) on sales of
real estate for properties with identifiable cash flows sold
subsequent to December 31, 2001 are reflected in the
Consolidated Statements of Operations as discontinued
operations for all periods presented. Below is a summary
of the results of operations of these properties through
their respective disposition dates (in thousands):




TANGER FACTORY QOUTLET CENTERS,

Summary Statements of Operations -
Disposed Properties

2002 2001 2000
Revenues:
Base rentals 3 1,225 3 2,081 $ 2,089
Expense reimbursements 399 709 586
Other income 6 2 9
Total revenues 1,630 2,802 2,684
Expenses:
Property operating 4717 673 610
Depreciation and amortization 235 427 423
Total expenses 640 1,100 1,033
Discontinued operations before gain
on sale of real estate Q84 1,702 1,851
Gain on sale of outparcels 561 — —
Gain on sale of real estate 1,702 — —
Discontinued operations before
minority interest 3,247 1,702 1,681
Minority interest (868) (471 (457)
Discontinued operations $ 2,379 3 1,231 $ 1,194

in June 2000, we sold our centers in Lawrence, Kansas
and McMinnville, Oregon. Net proceeds received from the
sales totaled $7.1 million. The combined net operating
income of these two centers represented approximately
1% of our total portfolio’s operating income.

In December 2000, we sold the land and site improve-
ments on which the Stroud, Okiahoma center was locat-
ed prior to its destruction in May 1899 by a tornado. The
net proceeds from the sale of this real estate of approxi-
mately $723,500 were received in January 2001,

As noted above, FAS 144 applies only to properties sold
subseguent to December 31, 2001. Therefore, the results
of operations and resuiting losses on sales of real estate
from the properties which were sold in 2000 are not
included in discontinued operations. The losses from
these property sales, totaling $5.0 million, net of minority
interest of $1.9 miilion, are included in loss on sale or dis-
posal of real estate in the Consolidated Statements of
Operations.
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8. Deferred Charges
Deferred charges as of December 31, 2002 and 2001
consists of the following (in thousands):

Deferred Charges

2002 2001
Deferred lease costs $ 15114 | % 14,487
Deferred financing costs 8,412 8,210
23,826 22,677
Accumulated amortization (13,722} | (11,264)
$ 10.104 $ 11,413

Amortization of deferred lease costs for the years ended
December 31, 2002, 2001 and 2000 was $1,739,000,
$1,642,000 and $1,678,000, respectively. Amortization
of deferred financing costs, included in interest expense
in the accompanying Consolidated Statements of
Operations, for the years ended December 31, 2002,
2001 and 2000 was $1,208,000, $1,277,000 and
$1.264,000, respectively.

During 20071, we expensed the unamortized financing
costs totaling $244,000. net of minority Interest of
$94,000, related to debt extinguished prior to its respec-
tive maturity date. Such amount is shown as an extraordi-
nary item in the accompanying Consolidated Statements
of Operations.
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7. Related Party Transactions

During 2002, Stanley K. Tanger, our Chairman of the
Board and Chief Executive Officer, completed the early
repayment of a $2.5 million demand note receivable to
the Company through accelerated payments. in 2001,
also through accelerated payments, Steven B. Tanger,
our President and Chief Operating Officer, completed the
early repayment of a $845,000 demand note receivable
to the Company.

As noted above in Note 4 ‘Investments in Real Estate
Joint Ventures”, we are a 50% owner of the TWMB joint
venture. TWMB pays us management, leasing and devel-
opment fees for services provided to the joint venture.
During 2002, we recognized approximately $74,000 in
management fees, $2598,000 in leasing fees and $76,000
in development fees.

8. Long-term Debt
Llong-term debt at December 31, 2002 and 2001 con-
sists of the following (in thousands):

Long-term Debt

7.875% Senior, unsecured notes, maturing October 2004
S.125% Senlior, unsecured notes, maturing February 2008
Mortgage notes with fixed interest:
9.77%, maturing April 2005
9.125%, maturing September 2005
7.875%, maturing April 2009
7.98%, maturing April 2009
8.86%, maturing September 2010
Mortgage notes with variable interest:
LIBOR plus 1.75%, maturing March 2006
Revolving lines of credit with variable interest rates ranging
from either prime less .25% t0 prime or from LIBOR plus
1.60% to LIBOR plus 1.75%

2002 2001
$ 50109 |3 60,509
100,000 100,000
14,516 14,822
8,288 8,723
62,874 | 63,968
16,036 | 19,303
16,20/ 16,420
53,500 53,500
20,475 20,950
$ 345005 |$ 358,195
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During 2002, we added an additional $10 million revolving
credit facllity to increase cur unsecured 'ines of credit bor-
rowing capacity to $85 million, All lines of credit expire in
June 2004. interest is payable based on alternative inter-
est rate bases at our option. Certain of our properties,
which had a net book value of approximately $172.8 mil-
lion at December 31, 2002, serve as collateral for the fixed
and variable rate mortgages.

The lines of credit require the maintenance of certain
ratios, including debt service coverage and leverage, and
limit the payment of dividends such that dividends and
distributions will not exceed funds from operations, as
defined in the agreements, for the prior fiscal year on an
annual basis or 95% of funds from cperations on a cumu-
lative basis. All five existing fixed rate mortgage notes are
with insurance companies and contain prepayment
penalty clauses.

During 2002, we purchased primarily at par, $10.4 million
of our outstanding 7.875% senior, unsecured public notes
that mature in OQctober 2004. The purchases were funded
by amounts available under our unsecured lines of credit.
During 2001, we purchased $14.5 million of these notes
at par. In total, $24.9 million of the October 2004 notes
were purchased in 2001 and 2002.

During 2001, we issued $100 milion of 2.125% senior,
unsecured notes, maturing on February 15, 2008. The net
proceeds of $97 million were used to repay all of the out-
standing indebtedness under our $75 million 8.75% notes
which were due March 11, 2001, The net proceeds were
also used to repay the $20 miliion LIBOR plus 2.25% term
loan due January 2002 with Fleet National Bank and Bank
of America. The interest rate swap agreements associated
with this foan were terminated at a cost of $295,200 which
has been included in interest expense. The remaining pro-
ceeds were used for general operating purposes.

Maturities of the existing long-term debt are as follows
($ in thousands):

Maturities of Existing
Long-term Debt

Amount %

2003 ) 2,519 1
2004 73,519 21
2005 23,100 7
2006 55,668 16
2007 2,349 1
Thereafter 188,045 54
$ 345,005 100

8. Derivatives and Fair Value

of Financial Instruments

In August 2002, TWMB, our 50% unconsolidated joint ven-
ture, entered into a swap agreement with Bank of America,
NA effective through August 2004 with a notional amount
of $19 million. Under this agreement, TWMB receives a

floating interest rate based on the 30 day LIBOR index and |

pays a fixed interest rate of 2.48%. This swap effectively
changes the payment of interest or $19 miliion of variable
rate debt to fixed rate debt for the contract period at a rate
of 4.49%. At December 31, 2002, TWMB would have had
to pay $277,000 to terminate the agreement.

In December 2000, we entered an interest rate swap
agreement effective through January 2003 with a notion-
al amount of $25 million that fixed the 30 day LIBOR index
at 5.97%. At December 31, 2002, we would have had to
pay $98,000 to terminaie the agreement.

In January 2000, we entered into interest rate swap
agreements on notional amounts totaling $20.0 miilion. In
order to fix the interest rate, we paid $162,000. As men-
tioned above in Note 8, these agreements subsequently
were terminated in February 20071 at a cost of $285,200.




The carrying amount of cash equivalents approximates
fair value due to the short-term maturities of these finan-
clal instruments. The fair value of long-term debt at
December 31, 2002 and 2001, was estimated, at the
present value of future cash flows, discounied at interest
rates available at the reporting date for new debt of simi-
lar type and remaining maturity, was approximately
$349.7 and $358.2 million, respectively.

10. Shareholders’ Equity

In September 2002, we completed a public offering of
1,000,000 common shares at a price of $29.25 per
share, recelving net proceeds of approximately $27.96
million. The net proceeds were used, together with other
available funds, to acquire the Kensington Valley Factory
Shops in Howell, Michigan mentioned in Note 3 above,
reduce the outstanding balance on our Iines of credit and
for general corporate purposes.

The Series A Cumulative Convertible Redeemabie
Preferred Shares (the 'Preferred Shares") were soid to the
public during 1993 in the form of Depositary Shares, sach
representing 1/10 of a Preferred Share. Proceeds from
this offering, net of underwriters discount and estimated
offering expenses, were contributed to the Operating
Partnership in return for preferred partnership Units. The
Preferred Shares have a liguldation preference equivalent
to $25 per Depositary Share and dividends accumulate
per Depositary Share equal 10 the greater of ()} $1.575
per year or (ii) the dividends on the common shares or
portion thereof, into which a depositary share is convert-
ible. The Preferred Shares rank senior to the common
shares in respect of dividend and liquidation rights.

The Preferred Shares are converiible at the option of the
holder at any time intc commaon shares at a rate equiva-
lent to .S01 common shares for each Depositary Share.
At December 31, 2002, 722,509 common shares were
reserved for the conversion of Depositary Shares. The

TANGER FACTORY OUTLET CENTERS,

Preferred Shares and Depositary Shares may be
redeemed at the option of the Company, in whale or in
part, at a redemption price of $25 per Depositary Share,
plus accrued and unpaid dividends.

11. Shareholders’ Rights Plan

On July 30, 1998, our Board of Directors declared a distri-
bution of one Preferred Share Purchase Right (a "Right”) for
each then outstanding common share o shareholders of
record on August 27, 1998, The Rights are exercisable
only if a person or group acquires 15% or more of our out-
standing common shares or announces a tender offer the
consummation of which would result in ownership by a per-
son or group ¢f 156% or more of the common shares. Each
Right entitles shareholders to buy one-hundredth of a
share of a new series of Junior Participating Preferred
Shares at an exercise price of 3120, subject to adjustment.

If an acqguiring person or group acguires 15% or more of
our outstanding common shares, an exercisable Right wili
entitle its holder {(other than the acquirer) to buy, at the
Right's then-current exercise price, our commoen shares
having a markst value of two times the exercise price of
one Right. If an acguirer acquires at least 15%, but less
than 50%. of our common shares, the Board may
exchange each Right (other than those of the acquirer) for
one common share {(or one-hundredth of a Ciass B
Preferred Share) per Right. In addition, under certain cir-
cumstances, if we are involved in a merger or other busi-
ness combination where we are not the surviving corpo-
ration, an exercisable Right will entitle its holder to buy, at
the Right's then-current exercise price, common shares
of the acquiring company having a market value of two
times the exercise price of one Right. We may redeem the
Rights at $.07 per Right at any time prior to a person or
group acqguiring a 15% position. The Rights will expire on
August 26, 2008.
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12. Earnings Per Share

A reconciliation of the numerators and dencminators in
computing earnings per share in accordance with
Statemenrt of Financial Accounting Standards No. 128,

"Earnings per Share”, for the years ended December 31,
2002, 2001 and 2000 is set forth as foillows (in thou-
sands, except per share amounts):

Earnings Per Share

2002 2001 2000

NUMERATOR:

Income from continuing operations 3 B8.628 S 6,125 $ 8,165

Less applicable preferred share dividends (1. 771} (1.771) (1,823)

Income from continuing operations available

to common shareholders — basic and diluted 6,857 4,354 6,342

Discontinued operations 2,379 1,231 1,194

(Loss) on sale or disposal of real estate — — (56,047)

Extraordinary item — early extinguishments of debt -— (244) —-

Net income available 1o commaon shareholders-

basic and diluted 3 9.236 $ 5,341 § 2,489

DENOMINATOR:

Basic weighted average commaon shares 8,322 7,926 7,894

Effect of ocutstanding share and unit options 182 22 28

Diluted weighted average common shares 8,514 7,948 7,922
Basic earnings per commen share:

Income from continuing operations 3 .82 $ .55 $ .80

Discontinued operations .29 18 15

(Loss) on sale or disposal of real estate - — {.63)

Extraordinary item — early extinguishments of debt — (.03) —

Net income 3 1.11 $ 67 $ 32
Diluted earnings per common share:

Income from continuing operations B 80 3 .55 3 80

Discontinued operations 23 45 15

(Loss) on sale or disposal of real estate — — (.64)

Extraordinary item — early extinguishments of debt — (03) —

Net income 3 1.08 $ 67 3 31




Options to purchase common shares excluded from the
computation of diluted earnings per share during 2002,
2001 and 2000 because the exercise price was greater
than the average market price of the common shares
totaled 235,000, 1,244,000 and 1,270,078 shares,
respectively. The assumed conversion of the preferred
shares as of the beginning of each year would nave been
anti-dilutive. The assumed conversion of the Units held by
TFLP as of the beginning of the year, which wouid result
in the elimination of earnings allocated to the minarity
interest, would have no impact on earnings per share
since the allocation of earnings to an Operating
Partnership Unit is equivalent to earnings allocated to a
common share.

Notes to Consolidated Financial Statements

13. Employee Benefit Plans

We have a non-qualified and incentive share option plan
("The Share Option Plan") and the Operating Partnership
has a non-gualified Unit option plan {"The Unit Option
Plan"). Units received upon exercise of Unit options are
exchangeable for common shares. We account for these
plans under APB Opinion No. 25, under which no com-
pensation cost has been recognized.

Had compensation cost for these plans been determined
for options granted since January 1, 1995 consistent with
FAS123, our net income and earnings per share would
have been reduced to the following pro forma amounts (in
thousands, except per share amounts):

Employee Benefit Plans

Net income: As reported
Pro forma

Basic EPS: As reported
Pro forma

Diluted EPS: As reported

Pro forma

2002 2001 2000
5 11,007 $ 7,112 $ 4312
$ 10874 $ 6,837 $ 4,004
$ 1.1 $ 67 $ .32
3 1.08 3 .65 $ 29
$ 1.08 $ 87 $ 31
3 1.08 N .65 3 29

TANGER FACTORY OUTLET CENTERS,
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The fair value of each option grant is estimated on the date
of grant using the Black-Scholes option pricing model with
the following weighted-average assumptions used for the
grant in 2000: expected dividend vyield of 11%; expected
lives ranging from 5 years to 7 years; expected voiatility of
23%; and risk-iree interest rates ranging from 6.17% to
6.61%. There were no option grants in 2002 and 20071,

We may issue up to 1,780,000 shares under The Share
Option Plan and The Unit Option Plan. We have granted
1,519,800 options, net of options forfeited, through
December 31, 2002. Under both plans, the option exer-
cise price is determined by the Share and Unit Option
Committee of the Board of Directors. Non-gualified share
and Unit options granted expire 10 yaars from the cate of
grant and 20% of the options become exercisable in each
oi the first five years commencing one year from the date
of grant.

Options outstanding at December 31, 2002 have exercise
prices betwsen $18.625 and $31.25, with a weighted
average exercise price of $23.89 and a weighted average
remaining contractual life of 3.63 years.

A summary of the status of our two plans at December 371,
2002, 2001 and 2000 and changes during the years then
ended is presented in the table and narrative below:

We have a qualified retirement plan, with a salary deferral
feature designed to qualify under Section 401 of the Code
(the “401(k) Plan”). which covers substantially all of our
officers and empgloyees. The 401(x) Plan permits our
employees, in accordance with the provisions of Section
401(k) of the Code, to defer up to 20% of their eligible
compensation on a pre-tax basis subject to certain maxi-
mum amounts. Employee contributions are fully vested
and are matched by us at a rate of compensation deferred
10 be determined annually at our giscretion. The matching
contribution is subject to vesting under a schedule provid-
ing for 20% annual vesting starting with the second year of
employment and 100% vesting after six years of employ-
ment. The employer matching contribution expense for the
years 2002, 2001 and 2000 was immaterial.

Share Options Qutstanding

2002 2001 2000
Wtd Avg Wid Avg Wtd Avg
Shares Ex Price Shares Ex Price Shares Ex Pricé
Qutstanding at beginning of year , 1,455,830 S 2372 1,475,270 $ 23.68 1,280,890 3 2463
Granted 1 _ _ ‘ _ 240,200 18.63
Exercised 127,620 21.89 (10,800} 18.63 — —
Forfetted 9510 25.45 (8,640) 23.60 (45,820) 23.72
Qutstanding at end of year 1.318.700 $ 23.89 1,455,830 $ 2372 1,475,270 $ 2368
Exercisable at end of year *.048,880 $ 2445 1,047,820 $ 2425 888,230 $ 2428
Weighted average fair value
of options granted 5— $— $1.20




14. Asset Write-Down

During November 2000, we terminated our contract o pur-
chase twelve acres of land in Daria Beach/Ft. Lauderdale,
FL. Because of this event, we wrote off all development
costs associated with the site in Ft. Lauderdale. In additior,
other costs associated with various other development
activities at other sites were written off. The total non-cash
charge for abandoned development costs in the fourth
guarter of 2000 was $1.8 million,

15.0ther Comprehensive Income

Effective January 1, 2001, we adopted FAS133. Upon
adoption we recorded a cumulative effect adjustment of
$216,500 loss, net of minority interest of $83,000. in
other comprehensive income (loss). As discussed in Note
9, certain interest rate swap agreements were terminated
during the first quarter of 2001 and the other comprehen-
sive loss totaling $108,000, net of minority interest of

TANGER FACTORY OUTLET CENTERS,

341,000, recognized at adoption relating to these agree-
ments was reclassified to earnings. In accordance with
the orovisicns of FAS 133, our interest rate swap agree-
ment and TWMB’s interest rate swap agreement have
been designated as cash flow hedges and are carried on
thelr respective balance sheets at fair value, At December
31, 2002, the fair value of our hedge is recorded as a lia-
bility of $98,000 in accounts payable and accrued
expenses, Our portion of the fair value of TWMB's hedge
is recorded as a reduction in investment in joint ventures
of $139,000 in other assets. For the years ended
December 31, 2002 and 2001, the change in the fair
value of derivative instruments was recorded as a
$643,000 gain and $593,000 loss, net of minority interast
of $232,000 and $227,000, to accumulated other com-
prehensive income. Total comprehensive income for the
vears ended December 31, 2002 and 2001 is as follows
(in thousands):

Other Comprehensive Income

2002 2001

Net income

$ 11,007 $ 7,112

Other comprehensive income {loss):
Cumulaiive effect adjustment of FAS 133 adoption,

net of minority interest of $83 — (217)
Reclassification to earnings on termination of cash

flow hedge, net of mincrity interest of $41 — 106
Change in fair value of our portion of TWMB cash

flow hedge, net of minority interest of $37 (102) —
Change in fair value of cash flow hedge,

net of minority interest of $232 and $227 843 (593)

Other comprehensive gain (loss} 541 (704)

Total comprehensive income

$ 11,548 $ 6,408

INC.

Notes to Consoclidated Financial Statements
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18. Supplementary Income
Statement Information

The following amounts are included in property operating
expenses for the years ended December 31, 2002, 2001

and 2000 (in thousands):

Property Operating Expenses

2002 2001 2000
Advertising and promotion $ 9,840 $ 9,206 $ 9,074
Common area maintenance 13,719 13,078 13,676
Real estate taxes 8,730 8,369 7,421
Other operating expenses 3,732 3,327 2,842
3 36,083 $ 33,970 $ 33,013
17. Lease Agreements
The Company is the lessor of a total of 1,338 stores in Lease Agresments
our 28 wholly-owned factory outlet centers, under operat-
ing leases with initial terms that expire from 2003 to 2019.
Most leases are renewable for five years at the lessee's 2003 § 70,320
option. Future minimum lease receipts under non-cancel- 2004 59,079
able operating leasss as of December 31, 2002 are as 2005 44,573
follows (in thousands): 2006 31,079
2007 19,244
Thereafter 25,909
$ 250,204




18. Commitments and Contingencies
We purchased the rights to lease land on which two of the
outlet centers are situated for $1,620,000. These lease-
hotd rights are being amortized on a straight-line basis
over 30 and 40 year periods. Accumulated amortization
was $713,000 and $664,000 at December 31, 2002 and
2001, respectively.

Qur non-cancelable operating leases, with initial terms in
excess of one year, have terms that expire from 2003 to
2085, Annual rental payments for these leases aggregat-
ed $2,437,000, $2,333,000 and $2,023,000, for the
years ended December 31, 2002, 2001 and 2000,
respectively. Minimum lease payments for the next five
years and thereafier are as follows (in thousands):

TANGER FACTORY OUTLET CENTERS, INC.

Minimum Lease Payments

2003 F 2,551
2004 2,647
20056 2,478
20086 2,441
2007 2,378
Thereafter 73,860

$ 86,255

We are also subject to legal proceedings and claims
which have arisen in the ordinary course of its business
and have not been finally adjudicated. In our opinion, the
ultimate resolution of these matters will have no material
effect on our results of operations, financial condition or
cash flows.

Notes to Consclidated Financial Statements
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12. Quarterly Financial Information
(Unaudited)

We have restated previously reported guarterly financial
- results for the years ended December 31, 2002 and
= December 31, 2001 to give effect to the reclassification
of revenues, expenses and gains on sale of real estale to

discontinued cperations based upon the adoption of FAS
144 for the sale of real estate with separate, identifiable
cash flows. The following table sets forth summary quar-
terly financial information for the years ended December
31, 2002 and 2001 (unaudited and in thousands, except
per share data).

Year Ended December 31, 2002
N by Quarter
N First Quarter Second Quarter Third Quarter Fourth Quarter
- Previously As Previously As Previously As As
. Reported Restated Reported Restated Reported Restated Reported
Total Revenues $ 27208 % 26487 26,962 S 26878 |$ 28073 |3 27,921 1§ 31.881
Incorme from continuing cperations 1,445 1,162 1,643 1,467 2,124 2,053 3,948
. Income before extracrdinary item 1,445 1,445 2,094 1,445 2,308 2,308 5160
Net income 1,445 1,445 2,094 1,445 2,308 2,308 5,160
Basic earnings
— per common share:
= Income from continuing operations (1) 13 09 14 13 20 19 39
Net income (1) 13 13 2 21 22 22 52
Diluted earnings
. per common share:
y Income from continuing operations (1) 13 09 13 13 20 19 .38
- Netincome (1) 13 12 20 20 22 22 51
] (1) Quarterty amounts may not add to anrua: amounts dus 1o the eect i rounding on a quarterly basis,
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Year Ended December 31, 2001
by Quarter
First Quarter Second Quarter Third Quarter Fourth Quarter
Previously As Previously As Previously As Previously As
Reported Restated Reported Restated Reported Restated Reported Reported
Total Revenues $ 26,720 $ 26050 | $ 27,327 $ 26,850 & 27,485 $ 26,745 $29,542 $ 28,821
Income from continuing operations 925 630 1,388 1,089 1,770 1,438 3,263 2,958
Income before extraordinary item 925 925 1,398 1,398 1,770 1,770 3,263 3,263
Net income 795 795 1,398 1,398 1,770 1,770 3,149 3,149
Basic earnings
per common share: _
Income from continuing operations (1) 06 02 12 08 A7 13 35 32
Net income (1) 04 .04 12 12 A7 A7 34 34
Diluted earnings
per common share:
Income from continuing operations (1) 06 02 12 08 A7 13 .35 32
Net income (1) 04 04 A2 12 A7 A7 34 34

(1) Quarterly amounts may not add to annual amounts due {o the effact of rounding on a quarierly bas's.
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Market For Registant's Common Equity
and Related Shareholder Matters

o The Common Shares commenced trading on the New
York Stock Exchange on May 28, 1993. The initial public
offering price was $22.50 per share. The following table
- sets forin the high and low sales prices of the Common
’ Shares as reported on the New York Stock Exchange
Composite Tape, during the periods indicated.

. As of March 1, 2003, there were approximately 710
shareholders of record. Certain of our debt agreements

limit the payment of dividends such that dividends shall
not exceed FFO, as defined in the agreements, for the
prior fiscal year on an annual basis or 956% of FFO on a
cumulative basis. Based on continuing favorable opera-
tions and avallable funds from operations, we intend to
continue to pay regular quarterly dividends.

Price Range of GCommon Shares
— and Distributions 2002

g Year 2002

i Year 2001

Common
High Low Dividends Paid
First Quarter $  27.500 § 20.750 $ 8100
Second Quarter 30.000 25.400 6125
Third Quarter 28.800 23.000 6125
Fourth Quarter 31.200 24,340 6125
$  31.200 $ 20750 $ 2.4475
Price Range of Common Shares
and Distributions 2001
Common
High Low Dividends Paid
First Quarter $ 23625 $ 19.750 $ 6075
Second Quarter 23.000 20.340 8100
Third Quarter 23.000 19.100 8100
Fourth Quarter 21.400 19.900 6100
$ 23625 $ 19.100 $ 2.4375
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Executive Offices
3200 Northline Avenue, Suite 360

Greensboro, North Carolina 27408
Phone: (336) 292-3010

FAX: (336) 852-2096
Internet:  http://www.tangeroutlet.com
E-mall; tangermail@tangeroutiet.com

Share Information

Tanger Factory Outlet Centers, Inc. is incorporat-
ed under the laws of the State of North Carclina.
[ts common shares are listed on the New York
Stock Exchange as follows:
Common shares: SKT
Preferred depositary shares: SKTPrA

Shareholder Accounts

Questions regarding shareholder accounts should
be directed to the company's registrar and trans-
fer agent:

EquiServe Trust Company, NA

P. O. Box 43010

Providence, RI 02949-3010

(781) 575-3400

Internet: hitp://www.EquiServe.com

Dividends

Dividends are paid on or about the 15th day of
February, May, August and November.

Dividend Reinvestment and Share
Purchase Plan

The Company’s Dividend Reinvestment and Share
Purchase Plan provides shareholders an opportu-
nity to conveniently and economically increase
their ownership in Tanger Factory Cutlet Centers,
Inc. Shareholders may have their dividends rein-
vested and/or optional cash investments auto-
matically directed to our transfer agent to pur-
chase additional shares at a nominal brokerage
commission. For information describing the Plan,
please contact Rochelle Simpson, Executive
Vice-President, Administration and Finance at
(336) 834-6836.

Financial Information

The Company's Annual Report on Form 10-K as
filed with the Securities and Exchange
Commission, are available upon reguest. For
coples of these and other materials, contact
Investor Relations at (336) 834-6865.

Analyst Coverage

Credit Suisse First Boston
Legg Mason Wood Walker, Inc.
Merrill Lynch & Co.

Annual Meeting Notice
Shareholders are cordially invited to attend the
annual meeting on Friday, May 9, 2003 at 10:00
a.m. at the O. Henry Hotel, 624 Green Vailey Rd,
Greensboro, North Carolina.

Independent Auditors

PricewaterhouseCoopers LLP,
Raleigh, North Carolina

Legal Counsel
Latham & Watkins, New York, New York

Vernon Vernon Wooten Brown Andrews & Garrett
Burlington, North Carolina.

Member
New York
Stock Exchange

¥»  Member National
5 &» Association of Real Estate
Pyt Investment Trusts, Inc.

Company Intormation
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BOARD OF DIRECTORS

Directors, Officers &
Department Managers

Stanley K. Tanger
teven B. Tanger

Jack Africlk

William G. Benton

Thomas E. Robinson

COMPANY OFFICERS

Founder, Chairman of the Board and Chief Executive Officer
President and Chief Operating Officer

Director since May 1893, Crown Central Petroleumn Corporation and
Chairman of Evolution Consulting Group

Director since May 1993, Chairman of the Board and Chief Executive
Officer of Benton Investments and Diversified Senior Senvices, Inc.

Director since January 1994. Managing Director of Legg Mason Wood
Walker, Inc. and a Director of CenterPoint Property Trust

Rochelle G. Simpson

Willard A. Chafin, Jr.

Frank C. Marchiselio, Jr.

Joseph H. Nehmen
Carrie A. Warren
Kevin M. Dillon
Lisa J. Morrison

Virginia R. Summerell

DEPARTMENT MANAGERS

Secretary and Executive Vice-President, Administration and Finance
Executive Vice-President, Leasing, Operations & Marketing

Senior Vice-President and Chief Financial Officer

Senior Vice-President of Operations

Senior Vice-President of Marketing

Vice-President of Construction and Development

Vice-President of Leasing

Treasurer and Assistant Secretary

Laura M. Atwell
Elizabeth J. Marshail
Mary Anne Willlams
James F. Williams
Rick L. Farrar

Bruce E. Fry

Vanessa lrons

Assistant Vice President of Marketing

Assistant Vice President of Operations
Assistant Vice President of Human Resources
Assistant Vice President and Controller
Assistant Vice President of Information Systems
Eastern Regional Director of Operations

Mid-western Regional Director of Operations




Riverhead, NY

|
Nags Head, NC
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