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About the Company
" Forest Clty Enterprises, Inc. is an $11 4 b|l||on real estate company principally engaged

in the ownershlp, development, management and acquisition of commercial and

A—*re3|dent|al real estate and land throughout the United States. We have regional
 offices in Albuquerque Boston, Chicago, Denver, London (England), Los Angeles,

v 'New York City, San Franctsco Washlngton D.C.; with our corporate headquarters in -

L Cleveland. The Companys shares of Class A and Class B common stock are Ilsted
o on the New York Stock Exchange FCEA and FCEB ' :
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Forest City Enterprises, Inc.

Financial Highlights

January 31,

2009

2008

(in thousands, except share and per share data)

Operating Results:

REVENUES & . .ot t iie e et el $ 1,290,390
Earnings before depreciation, amortization,

and deferred taxes (EBDT)™. .. ............. 218,937
Netearnings (Ioss). . ...... ..o iiinn (112,200)
Per Share:
EBDT@ e $ 2.05
Netearnings (10SS). .. ... vl $ (1.09)
Diluted weighted average common

shares outstanding?® . . .. .. ... ... . o 102,755,315

Share Price:

Financial Position:

Consolidatedassets.. . .........ciiiieno.. $ 11,422,917
Real estate, atcost. ... ....cv s 10,631,884
Nonrecourse mortgages . ..« ... ivuine v o 7,078,390
Other long-term debt, including senior

and subordinateddebt . ......... .. ... 1,235,910
Consolidated shareholders’ equity . ... .. ......... 814,142

$ 1,286,470

265,718
52,425

$ 2.47
$ 0.51

102,261,740

$ 39.85
39.80

$ 10,251,597
9,216,704
6,338,610

925,900
972,116

(1) Refer to the explanation of EBDT and Reconciliation of Net Earnings to EBDT beginning on page 44 of the Supplemental Package enclosed in this report.

(2) For the year ended January 31, 2009, the effect of 4,213,684 shares of dilutive securities was not included in the computation of diluted earnings per share because their
effect is anti-dilutive to the loss from continuing operations. (Since these shares.are dilutive for the computation of EBDT per share for the year ended January 31,2009,
diluted weighted average shares outstanding of 106,968,999 were used to arrive at $2.05/share.)

(3) For the year ended January 31, 2008, the effect of 5,313,567 shares of dilutive securities was not included in the computation of diluted earnings per share because their
effect is anti-dilutive to the loss from continuing operations. (Since these shares are dilutive for the computation of EBDT per share for the year ended January 31, 2008,
diluted weighted average shares outstanding of 107,575,307 were used to arrive at $2.47/share.)

(See page 16 for all footnotes.)



Dear Fellow Shareholders

in our 2007 annual report, we concluded our letter to share-
holders by saying that we were cautious in our outlook for
2008. We expected the year to be challenging, though few
would have guessed the severity of what was ahead. In the
course of the year, we took a series of actions in an effort to
stay ahead of conditions emerging in the credit markets and
the general economy.

At the same time, we maintained focus on our operating portfolio and pipeline. In the context
of the difficult environment for the company, the real estate industry, and the country, we
are confident in the actions we have taken and in our ability to manage through current
conditions to emerge stronger.

During 2008, our core rental properties portfolio performed well, despite fourth-quarter soft-
ening. We opened or acquired 14 new, high-quality properties that will add to our results for
years to come. We continued to successfully address our property-level, nonrecourse debt
maturities. We slowed our development pipeline, while remaining committed to projects
under construction. We ended the year with more than $500 million in cash and credit avail-
able, a reflection of the high priority we are placing on liquidity in the current environment.

One area of significant disappointment was our share-price performance, which was affected
by both company-specific and industry-wide caution among investors, as well as broader
economic and financial-market anxiety. We believe the current share price does not accu-
rately reflect Forest City’s current or long-term value.

As we have said often ~ during good times and bad — real estate is a long-term, relationship-
based business. It is in times such as these that the strength and depth of our relationships
- with tenants, financial partners, associates, public-sector partners and, of course, our
shareholders — are most valuable.

Perspective

For those of us who have been in real estate long enough, current conditions stir memories
of the recession of the early 1990s. Clearly, today’s challenges are more widespread and
potentially longer lasting than in that earlier recession. Still, Forest City has persevered
through many economic downturns in its long history. We understand what is at stake and
what is required of us in turn.

From those past experiences, we've learned that at times like these, responsible leadership
acts — to mitigate risk, to preserve liquidity and to sustain the organization. Accordingly, we
have responded to current conditions by taking action and making the changes necessary —

[2]

Among the new retail projects completed during

2008 are two open-air regional fifestyle centers:
the 642,000-square-foot Shops at Wiregrass
(top) near Tampa, Florida; and the 980,000-
square-foot Qrehard Town Center (botiom) in

suburban Denver, Colorado.



Feal Estate

Borifolio Overview*®
January 31, 2009

Retail Square Feet
including Anchors

27,007,000

Office Buildings Leasable
Square Feet

14,093,000

Hotels Rooms
1,823

Apartments , Units
e ng 37,163
Military Housing Units
11,953

Land Development Acres Held
10,842

*includes unconsolidated properties but excludes condominiums
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including difficult decisions about workforce reductions — to position Forest City not only to
endure through these difficult conditions, but to become stronger in the process.

These actions include five key elements: significantly slowing our development pipeline,
driving costs out of the business, proactively managing debt maturities, seeking opportuni-
ties to generate liquidity through sales and joint ventures, and taking advantage of oppor-
tunities created by market conditions. We comment on these elements in more detail below.

Even as we focus on necessary changes, we continue to maintain and strengthen the core
competencies that differentiate Forest City. These include:
» a balanced portfolio of commercial and residential properties, and land development;
« expertise in such specialized areas such as urban infill, mixed-use, military housing, life
sciences and adaptive reuse;
« a focus on strong geographic markets with good demographics and high barriers to entry;
« commitment to nonrecourse debt for property-level financing; and
« a team of highly skilled, creative real estate professionals, including seasoned leaders.

Integrating these competencies in innovative public-private partnerships is our expertise.
We understand the relationships and approaches that make these partnerships, and the
projects they create, successful and beneficial, both for Forest City and for the communities
involved. We believe this expertise is even more valuable today, as municipalities and other
governmental entities seek to leverage maximum benefit from increasingly scarce public-
sector funding.

The road ahead will be challenging. We expect economic and financial market conditions
to worsen for a time before we see any meaningful improvement, yet we know that we have
taken the steps needed to prepare and protect the organization, and to position it for
renewed growth when conditions improve.

Financial Results

Our EBDT (Earnings Before Depreciation, Amortization and Deferred Taxes) for the full year
ended January 31, 2009, was $218.9 million'", or $2.05% per share, a 17.0 percent decrease
on a per-share basis compared with last year's $265.7 million™, or $2.47® per share.

EBDT and EBDT per share are non-Generally Accepted Accounting Principles (GAAP)
measures. We believe EBDT is a key indicator of our performance and, over the long term,
our ability to grow shareholder value.

Our operating portfolio of commercial and residential rental properties generated a pre-tax
EBDT increase over last year of $50.4 million®, reflecting favorable impacts from Military

2]



“Our track record of creating a unique “sense of place” in
our developments sets us apart within our markets.”

Outlook: Our residential portfolio will continue to face near-term pressures as a result of
recessionary stresses. The conventional apariment properties will also see pressure as a
result of added competition from failed condominiums converting to rental. Concessions on
rent will continue to be a market reality and are likely to increase in the near-term in order to
maintain occupancies. We saw a similar scenario in our residential portfolio from 2002 through
2004, during which time overall Comp NOI trended down each year, yet recovered strongly in
subsequent years. Over the longer term, with a reduced supply of both new rental product and
new single-family home stock, we believe the muttifamily rental market will rebound, as it has
in the past. Our military housing business will continue ta be a significant contributor to results
going forward, as our current communities transition from early development and construction
phases to multi-decade operating phases.

Land Development

Our fand business continued to be a profitable contributor to results in 2008, though perform-
ance reflected the overall state of the national market for single-family homes. During the
year, operations in the land segment generated $15.4 million™ in pre-tax EBDT (before a
$12.4 million third-quarter charge related to the Lehman Brothers bankruptcy), a decrease of
$22.7 million from 2007. Despite this decline, our premier master-planned communities are
still tending to fare better than other developments in their respective markets. At our
Stapleton redevelopment project in Denver, despite a slowdown in our sales of new lots to
home builders, more than 500 homes were sold during 2008 by builders and existing home-
owners. This included 314 new homes and 194 re-sales, at an average selling price of
approximately $430,000, consistent with prices over the past several years.

Outlook: We expect home sales to remain at low levels in the near term, and to gradually
recover as conditions improve. Nevertheless, we remain committed to the land business.
Our track record of creating a unique “sense of place” in our developments sets us apart
within our markets. Longer term, it is clear that the country needs far less than the 2 million
housing starts annually it experienced in recent years. At the same time, base demand,
driven by population growth and obsolescence of housing stock, must be serviced by more
than the current level of roughly 500,000 housing starts per year. At a more normalized rate
of 1.3 million to 1.5 million housing starts, Forest City will be in a position to earn attractive
returns over the long term.

Strategy Update

During the third quarter, we implemented a five-part strategy to preserve liquidity and sustain
and transform our company in the face of difficult economic and financial market conditions.
By year-end, we had made meaningful progress on each element.

[e]

Forest City opened lour rental residential
communities in 2008. Shown Fere are the
665-unit Uptown Apartiments (fop) in center

city Oaxiand. and the 131-unit Lucky Strike

(bottom) at cur 1ot

cco Row adaptive reuse

apartment cor

ity i Richmond,




Residential Group

2008 Performance at a Glance

EBDT™ $120.4 mil.
Comparable NOI Increase® 0.2%
Comparable Annual Average

Occupancy 92.2%
Comparable Year-End Occupancy 92.5%

Portfolio at a Glance®™

Total Assets $2.6 bil.
Completed Apartment

Communities 119
Apartment Communities

Under Construction 5
Completed Apartment Units 35,565
Apartment Units

Under Construction 1,598
Completed Military

Housing Communities 1
Military Housing Communities

Under Construction 7
Compieted Military

Housing Units 1,952
Military Housing Units

Under Construction 10,001

Land Development Group

2008 Performance at a Glance

EBDT®™ $2.3 mil.
Acres Owned at Year-End 10,842
Number of Projects 39
Acres with Option to Purchase 8,855
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Slowing development. As we did during the recession in the early 1990s, we have significantly
slowed longer-term development in order to preserve liquidity. We remain committed to projects
under construction and to actively pursuing infrastructure and maintaining entitlements at key
developments. During the last four years, we started construction on more than $3.4 billion® in
new real estate, including $1.0 billion® in 2008. In 2009, we anticipate commencing construction
on only two new projects, the arena at our Atlantic Yards project in Brooklyn, and a fee-based
development project for a new city hall in Las Vegas. This dramatic change reflects our commit-
ment to respect the market and preserve liquidity.

Reducing costs. Over the past 12 to 18 months, we have taken $70 million to $80 million of
annualized costs out of the organization, approximately 60 percent of which is associated
with development. This effort has included very difficult decisions about workforce reductions,
as well as reductions in general overhead and other costs, and has been achieved while
retaining a strong core of real estate talent.

Accessing value in our portfolio. Forest City has consistently been an active seller of real
estate. In the past five years, we have sold $1.4 billion® in properties, generating $675 milliont®
in cash proceeds. Although this is clearly a challenging environment for sales, our diverse,
high-quality products and markets present opportunities to surface value, even in current
market conditions. High-quality properties — particularly residential multifamily properties —
in strong markets still attract interest in outright sales, joint ventures or mezzanine structures.
As an example, in the fourth quarter of 2008, we completed the sale of one of our remaining
assisted-living residential properties located in Westchester County, New York, in a transaction
that generated approximately $23 million™ in net proceeds.

Taking advantage of opportunities created by market conditions. In keeping with our core
value of entrepreneurial spirit, we are pursuing a variety of opportunities created by market
dislocations in areas such as property management, development/re-deveiopment, and
disposition management services. We recently announced our first such opportunity, third-
party leasing and management of a 1.7 million-square-foot mixed-use lifestyle center in
southeast Denver. We hope to identify additional opportunities during 2009.

Proactively managing our debt maturities. We began 2008 with approximately $842 million
(or $900 million at our pro-rata share) of 2008 nonrecourse mortgage maturities. We
addressed $829 million ($880 at pro-rata). The remaining $13 million ($20 million at pro-rata),
is still in discussions with lenders. Notably, during the fourth quarter, despite stress in the
capital markets, we closed nine nonrecourse mortgage transactions totaling $334 million.

We have already dealt with a number of 2009 maturities, including closing the $161.9 million
refinancing of our land loan at Atlantic Yards in Brooklyn and extending the financing for the
Two MetroTech Center office building in Brooklyn. In addition, we also extended a credit
facility related to the NBA Nets.



Financing Update

In last year’s annual report, we described a pull-back from the market by lenders and
investors that began in mid-2007. For much of 2008, particularly in the second half of the year,
credit markets were essentially frozen. In the face of these conditions, we have continued
to emphasize the importance of liquidity and ended the year with cash and credit available
of more than $500 million.

During 2008, Forest City closed on transactions totaling $2.3 billion in nonrecourse mortgage
financings, including $580 million in refinancings, $1.1 billion in development projects and
acquisitions, and $643 million in loan extensions and additional fundings.

As of January 31, 2009, the company’s weighted average cost of mortgage debt decreased to
5.00 percent from 5.87 percent at January 31, 2008, primarily due to a decrease in variable-
rate mortgage debt. The weighted-average interest rate, inclusive of interest rate swaps, on our
fixed-rate mortgage debt, which represented 74 percent of our total nonrecourse mortgage
debt, declined from 6.12 percent at January 31, 2008, to 6.04 percent at January 31, 2009.
The weighted-average interest rate on our variable-rate mortgage debt decreased from
5.06 percent at January 31, 2008, to 1.98 percent at January 31, 2009.

Our track record in financing during 2008, in the midst of these difficult economic times,
gives insight into our ability to tackle the challenges ahead of us. We believe our consistent
use of nonrecourse debt for property-level financing is a considerable strategic advantage
in current market conditions. Together with our long-term relationships with lenders, this
approach gives us confidence in our ability to work through our debt maturities, while allowing
time for credit markets to recover and for credit to begin to flow again.

Pipeline Update

At Forest City, we create long-term value in two primary ways: by operating our real estate
portfolio, and by developing and acquiring new properties. We have significantly curtailed
longer-term development, but continue to add to the portfolio as we complete projects
already under construction. The projects we opened or acquired in 2008 are the continuation
of this process, and reflect our efforts to maximize the spread between our cash-on-cost
return and the cost of financing for these properties.

In 2008, we opened or acquired 14 projects, which represent $893.8 million of cost at our
pro-rata share and $743.0 million on a full consolidation basis. The first-year stabilized
unleveraged cash-on-cost returns for these properties averaged approximately 7 percent.
Returns for the three retail and four office properties were above the average, while the
seven residential properties, most of which include lower-interest, tax-advantaged financing,
were below the 7 percent figure. This return yielded approximately 120 basis points of
spread above the average cost of financing, somewhat lower than comparable figures in
recent years, but still very acceptable given current market conditions.

Total Assets
January 31, 2009 ($11.4 billion)

23%
Residential

Total Assels

January 31, (in billions}

1%
Corporate

$7.3 $8.0 $9.0 $10.3 $11.4
o -

I

SO

2005 2006 2007 2008 2009

Liquidity
Cash and credit available
January 31, {in millions)

$572 $547 $644 $729 $500

?

2005 2006 2007 2008 2009

35%

~ Office
\ Buildings



Our Mesa dei Sof project in Albuquerque is rnow

home to a new 210,000-square-foot office building
for a unit of Fidelity Investments. After only three
years of active development, Mesa del Sol already
includes a total of more than 950,000 square feet
of commercial space built and occupied or under

construction.
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“We create long-term value in two primary ways: by
operating our real estate portfolio, and by developing
and acquiring new properties.”

As a measure of the contribution of new properties to our results, we look at stabilized NOI,
meaning NOI on a normalized basis following lease-up for new properties. For 2008, our
Rental Properties business had total NOI of $687.4 million. When adjusted for property
openings and sales, NOI would be $743.0 million"® on a stabilized basis, highlighting the impact
new properties are expected to have once they mature. After deducting interest, recent
property openings and acquisitions added approximately $9 million® to pre-tax EBDT in 2008.

Property Openings
During 2008, Forest City opened three retail centers:
» White Oak Village, an 800,000-square-foot retail center near Richmond, Virginia, which
is currently 85 percent leased and committed.
» The Shops at Wiregrass, a 642,000-square-foot lifestyle center near Tampa, Florida,
that is 90 percent leased and committed.
» Orchard Town Center, a 980,000-square-foot open-air lifestyle center in Westminster,
Colorado, which is 73 percent leased and committed.

While retail is a product type under stress today, all three of these properties have been well
received in their respective markets, and all three have had additional leasing since opening.

In the office portfolio, 855 North Wolfe Street, a 279,000-square-foot, state-of-the-art
research office building at the Science + Technology Park at Johns Hopkins in Baltimore,
opened during the first half of the year and is currently 53 percent leased and committed.
Tenants include the Johns Hopkins Institute for Basic Biomedical Sciences, the Howard
Hughes Medical Institute, and the Johns Hopkins Brain Science Institute.

At Mesa del Sol in Albuquerque, we completed phase one of a new, 210,000-square-foot
office building for Fidelity Investments and announced an agreement with Sandia National
Laboratories to partner on the development of solar technologies. This partnership is in
keeping with our core value of sustainability and our commitment to energy and environ-
mental leadership in the real estate industry. Mesa del Sol is already home to solar industry
companies SCHOTT Solar and Advent Solar. In addition, Mesa del Sol's 74,000-square-
foot Town Center was completed in January, 2009, and is currently 63 percent leased.

In 2008, we opened four new residential properties: the 131-unit Lucky Strike Building at
Tobacco Row in Richmond, Virginia; the 366-unit Mercantile Place on Main redevelopment
in Dallas; the 665-unit, LEED-certified Uptown Apartments in center city Oakland; and the
first 305-unit building at Hamel Mill Lofts, a collection of high-end, historically renovated



“We believe strongly in the fundamentals of the real estate
business, as well as in the strength of our operating
portfolio, our product and market strategies, and in the
long-term value we create through development.”

rental apartment buildings in Haverhill, Massachusetts. Notably, these projects highlight a
number of core competencies and competitive advantages of our residential development
approach: three of the projects (Lucky Strike, Mercantile Place and Hamel Mill Lofts) are
adaptive reuse; three (Lucky Strike, Mercantile Place and Uptown) are in major urban centers
where they will contribute to downtown revitalization; and three (Lucky Strike, Uptown and
Hamel Mill Lofts) use lower-rate, tax-advantaged financing.

Under Construction

At the end of fiscal 2008, we had eight projects under construction with a total project cost
of $2.1 billion®® at our pro-rata share. As we write this letter, roughly $1.1 billion™ of that
cost remains to be completed. It is important to note that we have loan commitments that
fully cover these requirements. Of those commitments, only approximately $165 million is
subject to certain hurdles (for example, achieving certain pre-leasing levels), and represents
our maximum potential additional equity contribution to complete the eight projects currently
in our under-construction pipeline.

Projects currently under construction include three large retail centers. One of these is the
517,000-square-foot East River Plaza in Manhattan, which is expected to open in the fourth
quarter of 2009. We recently announced that Cosico, the international retail warehouse
club, will be an anchor at the center, which is 74 percent leased.

Also under construction and scheduled to open in early 2010, is the 500,000-square-foot
Village at Gulfstream in Hallandale Beach, Florida. We recently reached an agreement with
the City of Hallandale Beach for tax-increment financing to bring this project to fruition, and
announced 32 upscale and luxury tenants for this center.

Finally, the largest of our under-construction retail centers is the 1.2-million-square-foot
Ridge Hill in Yonkers, New York. This is a project with great potential in an underserved
market, even though the recession has slowed progress on leasing. We are working closely
with our lenders to potentially extend the construction timeline and opening to add time for
additional discussions with prospective tenants.

Also under construction at year-end was a 127,000-square-foot expansion of the Promenade
in Temecula regional mall in Southern California. The expansion, which opened in March, 2009,
is 61 percent leased with tenants including Coach, Pottery Barn, and Williams—-Sonoma.

]




White Qak Village, an 800,000-square-foot,

pedestrian-iriendly lifestyle center near Richmond,
Virginia, opened during the third quarter of 2008
and features JCPenney, Lowe’s. Sam's Club and

Target as anchors.

Samuel H. Miller
Co-Chairman of the Board and Treasurer

Albert B. Ratner

Co-Chairman of the Board

Charles A. Ratner

President and Chief Executive Officer
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In the residential portfolio, construction continues on 80 Dekalb, a 34-story, 365-unit, 80/20
residential tower in Brooklyn; Presidio, a 161-unit adaptive re-use apartment community at the
foot of the Golden Gate Bridge in San Francisco; and Beekman, a Frank Gehry-designed
residential high-rise in lower Manhattan that wilt have approximately 900 market-rate apartments
as well as a pre-K through eighth-grade public school, and an ambulatory care center.

Among our major mixed-use projects, the first phase of the Waterfront Station redevelop-
ment project in Southwest Washington, D.C., is under construction and on track for a spring
2010 opening. The first two buildings, which total 628,000 square feet of office and retail
space, have already topped-out at eight stories, are fully leased to the District of Columbia
for governmental offices, and have been designed to meet LEED Silver standards.

Our Atlantic Yards project in Brooklyn, while not yet under construction, continued to move
forward during 2008, despite the economic downturn and legal challenges from a small
number of project opponents. There were also several noteworthy achievements in early
2009, including the previously mentioned $161.9 million land loan refinancing. In addition,
we achieved our 22nd consecutive legal victory when the New York State Appellate Court
upheld a prior State Supreme Court finding related to the public approvals and environmental
review process. Only one material lawsuit is still pending.

Reflections and Outlook

We continue to be cautious in our near-term outlook. However, we believe strongly in the
fundamentals of the real estate business, as well as in the strength of our operating porifolio,
our product and market strategies, and in the long-term value we create through develop-
ment when conditions allow. In addition, we believe current conditions will contribute to
opportunity for Forest City in the future. With so little new real estate product coming onto the
market or under development, and with continuing obsolescence in existing commercial and
residential real estate, there will be considerable pent-up demand once conditions improve.

We have high-quality assets in good markets that represent real value, even in a down market.
We are confident that the steps we have taken and continue to take — including preserving
liquidity, managing our debt maturities, focusing on operations, retaining core real estate talent,
and maintaining a reservoir of entitled development opportunities — will see us through these
difficult times, and position us to take advantage of growth and value-creation opportunities
when conditions improve.

Throughout our 88 years of business, and 48 years as a public company, we have said many
times how much we appreciate the support of all of our stakeholders — our shareholders,
associates, financial partners, tenants, public-sector partners and others. The trust and
confidence you place in this enterprise and its leadership are what motivate and sustain us. The
depth of our appreciation is even greater during these challenging times. We are committed
to returning to a path that will deliver the kind of long-term value and results you have come
to expect from Forest City.
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Shareholder Information

SEC Form 10-K
This Summary Annual Report and Supplemental Package is only a summary of
fiscal year 2008 and should be read in conjunction with our Annual Report on
Form 10-K as filed with the Securities and Exchange Commission. A copy of
Form 10-K may be downloaded from our website or obtained without
charge upon written request to:

Thomas T. Kmiecik

Assistant Treasurer

Forest City Enterprises, Inc.

50 Public Square, Suite 1100, Terminal Tower

Cieveland, Ohio 44113

tomkmiecik@forestcity.net

Corporate Governance

The Annual CEQ Certification for the year ended January 31, 2008, as
required by Section 303A.12(a) of the New York Stock Exchange Listed
Company Manual, was submitted to the New York Stock Exchange
(“NYSE”) with no qualification as to the Company’s compliance with NYSE’s
Corporate Governance listing standards.

Transfer Agent and Registrar
National City Bank

Stock Transfer Department

P.O. Box 92301

Cleveland, Ohio 44193-0900

(800) 622-6757

www.shareholder.inquiries @nationalcity.com

Dividend Reinvestment and Stock Purchase Plan

The Company offers its stockholders the opportunity to purchase
additional shares of common stock through the Forest City Enterprises,
Inc. Dividend Reinvestment and Stock Purchase Plan at 97% of current
market value. A copy of the Plan prospectus and an enrollment card may
be obtained by contacting National City Bank at (800) 622-6757.

Annual Meeting
The annual meeting of Forest City Enterprises’ shareholders will be held on
June 5, 2009 at 2:00 p.m. at the Ritz-Carlton Hotel in Cleveland, Ohio:
Ritz-Carlton Hotel
6th Floor Riverview Room
Tower City Center
1515 West Third Street
Cleveland, Ohio 44113

Number of Holders of Common Stock

The number of shareholders of record as of February 27, 2009 for Class A
and Class B common stock was 813 and 487, respectively, as certified by
National City Bank, Agent.

Website

www.forestcity.net

The information found on the Company’s website is not part of this
summary annual report.

Executive Offices

Forest City Enterprises, Inc.

50 Public Square, Suite 1100, Terminal Tower
Cleveland, Ohio 44113

(216) 621-6060

Stock Exchange Listing

New York Stock Exchange
New York, New York S:f_ £

Symbols: FCEA and FCEB

Footnotes to Summary Annual Report:

(1) Refer to the explanation of EBDT and Reconciliation of Net Earnings to EBDT beginning on page 44 of the Supplemental Package enclosed in this report.

(2) For the year ended January 31, 2009, the effect of 4,213,684 shares of dilutive securities was not included in the computation of diluted earnings per share because their
effect is anti-dilutive to the loss from continuing operations. (Since these shares are dilutive for the computation of EBDT per share for the year ended January 31, 2009,
diluted weighted average shares outstanding of 106,968,999 were used to arrive at $2.05/share.)

(3) For the year ended January 31, 2008, the effect of 5,313,567 shares of dilutive securities was not included in the computation of diluted earnings per share because their
effect is anti-dilutive to the loss from continuing operations. (Since these shares are dilutive for the computation of EBDT per share for the year ended January 31, 2008,
diluted weighted average shares outstanding of 107,575,307 were used to arrive at $2.47/share.)

(4) Refer to page 5 of the Supplemental Package for the definition of Comparable Net Operating Income (NOI), pages 6 through 7 for the reconciliation between the Full
Consolidation (GAAP) and Pro-Rata Consolidation Comparable NOI and pages 8 through 9 for the Reconciliation of NOI to Net Earnings.

(5) Refer to pages 60 through 72 of the Supplemental Package for a detailed listing of the real estate portfolio.
(6) The cost of new construction started in the last four years at Full Consolidation (GAAP) is $3.0 billion.

(7) The cost of construction started in fiscal year 2008 at Full Consolidation (GAAP) is $1.1 billion.
(
(

)
)
)
8) The net sales price over the last five years at Full Consolidation (GAAP) is $1.5 billion.
9) The net cash proceeds over the last five years at Full Consolidation (GAAP) are $665.5 million.

)

)

)

)

(10
(M
(12) The net proceeds at Full Consolidation (GAAP) are $23.0 million.
(13

Refer to page 15 of the Supplemental Package for the Full Consolidation (GAAP) cost of $2.5 billion for projects under construction.
Refer to page 17 of the Supplemental Package for the Full Consolidation (GAAP) cost of $1.3 billion for costs that remain to be completed.

Refer to the explanation of stabilized NOI on page 44 of the Supplemental Package enclosed in this report.
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This Supplemental Package, together with other statements and information publicly disseminated by us, contains “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. Such statements reflect management’s current views with respect to financial results related to future events
and are based on assumptions and expectations that may not be realized and are inherently subject to risks and uncertainties, many of’
which cannot be predicted with accuracy and some of which might not even be anticipated. Future events and actual results, financial
or otherwise, may differ from the results discussed in the forward-looking statements. Risk factors discussed in Item 1A of our Form
10-K and other factors that might cause differences, some of which could be material, include, but are not limited to, the impact of
current market conditions on our liquidity, ability to finance or refinance projects and repay our debt, general real estate investment
and development risks, vacancies in our properties, further downturns in the housing market, competition, illiquidity of real estate
investments, bankruptcy or defaults of tenants, anchor store consolidations or closings, international activities, the impact of terrorist
acts, risks associated with an investment in a professional sports team, our substantial debt leverage and the ability to obtain and
service debt, the impact of restrictions imposed by our credit facility and senior debt, exposure to hedging agreements, the level and
volatility of interest rates, the continued availability of tax-exempt government financing, the impact of credit rating downgrades,
effects of uninsured or underinsured losses, environmental liabilities, conflicts of interest, risks associated with developing and
managing properties in partnership with others, the ability to maintain effective internal controls, compliance with governmental
regulations, volatility in the market price of our publicly traded securities, litigation risks, as well as other risks listed from time to
time in our reports filed with the Securities and Exchange Commission. We have no obligation to revise or update any forward-

" looking statements, other than imposed by law, as a result of future events or new information. Readers are cautioned not to place
undue reliance on such forward-looking statements.

[+]
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Corporate Overview

We principally engage in the ownership, development, management and acquisition of commercial and residential real estate and land
throughout the United States. We operate through three strategic business units and five reportable segments. The Commercial
Group, our largest business unit, owns, develops, acquires and operates regional malls, specialty/urban retail centers, office and life
science buildings, hotels and mixed-use projects. The Residential Group owns, develops, acquires and operates residential rental
properties, including upscale and middle-market apartments and adaptive re-use developments. Additionally, the Residential Group
develops for-sale condominium projects and also owns interests in entities that develop and manage military family housing. New
York City operations are part of the Commercial Group ot Residential Group depending on the nature of the operations. ' The Land
Development Group acquires and sells both land and developed lots to residential, commercial and industrial customers. It also
owns and develops land into master-planned communities and mixed-use projects. Real Estate Groups are the combined
Commercial, Residential and Land Development Groups. Corporate Activities and the Nets, a franchise of the National Basketball
Association (“NBA”) in which we account for our investment on the equity method of accounting, are reportable segments of the
Company.

We have approximately $11.4 billion of assets in 27 states and the District of Columbia at January 31, 2009. Our core markets include
the New York City/Philadelphia metropolitan area, Denver, Boston, the Greater Washington, D.C./Baltimore metropolitan area,
Chicago and the state of California. As a result of an ongoing effort to increase property concentration in the core markets, these
markets now account for approximately 77 percent of the cost of our real estate portfolio at January 31, 2009. We have offices in
Albuquerque, Boston, Chicago, Denver, London (England), Los Angeles, New York City, San Francisco, Washington, D.C. and our
corporate headquarters in Cleveland, Ohio.

SUPPLEMENTAL FINANCIAL AND OPERATING INFORMATION

We recommend that this supplemental package be read in conjunction with our Form 10-K for the year ended January 31, 2009. This
supplemental package contains certain measures prepared in accordance with generally accepted accounting principles (“GAAP”)
under the full consolidation accounting method and certain measures prepared under the pro-rata consolidation method, a non-GAAP
measure. Along with net earnings, we use an additional measure, Earnings before Depreciation, Amortization and Deferred Taxes
(“EBDT”), to report operating results. EBDT is a non-GAAP measure and may not be directly comparable to similarly-titled measures
reported by other companies. The non-GAAP financial measures presented under the pro-rata consolidation method, comparable net
operating income (“NOI”) and EBDT, provide supplemental information about our operations. Although these measures are not
presented in accordance with GAAP, we believe they are necessary to understand our business and operating results, along with net
earnings and other GAAP measures. Our investors can use these non-GAAP measures as supplementary information to evaluate our
business. Our non-GAAP measures are not intended to be performance measures that should be regarded as alternatives to, or more
meaningful than, our GAAP measures.

Consolidation Methods

We present certain financial amounts under the pro-rata consolidation method because we believe this information is useful to
investors as this method reflects the manner in which we operate our business. In line with industry practice, we have made a large
number of investments in which our economic ownership is less than 100% as a means of procuring opportunities and sharing risk.
Under the pro-rata consolidation method, we generally present our investments proportionate to our economic share of ownership.
Under GAAP, the full consolidation method is used to report partnership assets and liabilities consolidated at 100% if deemed to be
under our control or if we are deemed to be the primary beneficiary of the variable interest entity (““VIE”), even if our ownership is not
100%. We provide reconciliations from the full consolidation method to the pro-rata consolidation method throughout our
supplemental package. Please refer to our property listing for the detail of our consolidated and non-consolidated properties on
pages 60-72.

EBDT

We believe that EBDT, along with net earnings, provides additional information about our core operations. While property
dispositions, acquisitions or other factors can affect net earnings in the short-term, we believe EBDT presents a more consistent view
of the overall financial performance of our business from period-to-period. EBDT is used by the chief operating decision maker and
management to assess performance and resource allocations by strategic business unit and on a consolidated basis. EBDT is similar to
Funds From Operations (“FFO”), a measure of performance used by publicly traded Real Estate Investment Trusts (“REIT”), but may
not be directly comparable to similarly titled measures reported by other companies. For additional discussion of EBDT as well as a
reconciliation of EBDT to net earnings (loss) see pages 44-47.

Supplemental Operating Information

The operating information contained in this document includes: occupancy data, comparable NOI, reconciliation of NOI to net
earnings (loss), retail and office lease expirations, significant retail and office tenant listings, and our development pipeline. We
believe this information w