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PART I

ITEM 1. BUSINESS

GENERAL

Reckson Associates Realty Corp. was 1incorporated in September 1994 and
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commenced operations effective with the completion of its 1initial public
offering on June 2, 1995. Reckson Associates Realty Corp., together with Reckson
Operating Partnership, L.P. (the "Operating Partnership"), and their affiliates
(collectively, the "Company") were formed for the purpose of continuing the
commercial real estate Dbusiness of Reckson Associates, its affiliated
partnerships and other entities ("Reckson"). For more than 40 years, Reckson has
been engaged in the Dbusiness of owning, developing, acquiring, constructing,
managing and leasing office and industrial properties in the New York tri-state
area (the "Tri-State Area"). Based on industry surveys, management believes that
the Company is one of the largest owners and operators of Class A suburban and
commercial business district ("CBD") office properties and industrial properties
in the Tri-State Area. The Company operates as a fully-integrated,
self-administered and self-managed real estate investment trust ("REIT"). As of
December 31, 2000, the Company owned 188 properties (the "Properties")
(including 10 joint wventure properties) 1in the Tri-State Area encompassing
approximately 21.3 million rentable square feet, all of which are managed by the
Company. The Properties consist of 65 Class A office properties (the "Suburban
Office Properties") encompassing approximately 9.1 million rentable square feet,
17 Class A CBD Office Properties) encompassing approximately 5.3 million
rentable square feet (together, the "Office Properties"), 104 industrial
properties (the "Industrial Properties") encompassing approximately 6.8 million
rentable square feet and two 10,000 square foot retail properties. The Company
also owns a 357,000 square foot office building located in Orlando, Florida. In
addition, as of December 31, 2000, the Company had approximately $6.4 million
invested in certain mortgage indebtedness encumbering approximately 101 acres of
land, approximately $17 million in a note receivable secured by a partnership
interest in Omni Partners, L. P., owner of the Omni, a 575,000 square foot Class
A Office Property located in Uniondale, New York and $36.5 million under three
notes which are secured by a minority partner's preferred unit interest in the
Operating Partnership (the "Note Receivable Investments"). As of December 31,
2000, the Company is in the process of developing a 315,000 square foot office
building and also owned approximately 290 acres of land in 13 separate parcels
on which the Company can develop approximately 1.4 million square feet of office
space and approximately 224,000 square feet of industrial space.

During 1999 and 2000, the Company made investments in REIT-qualified joint
ventures with Reckson Strategic Venture Partners, LLC ("RSVP"), a venture
capital fund created as a research and development vehicle for the Company to
invest 1n alternative real estate sectors (see Corporate Strategies and Growth
Opportunities). RSVP 1s managed by an affiliate of FrontLine Capital Group
("FrontLine"). The Company has committed up to $100 million for investments in
the form of either (i) RSVP-controlled (REIT-qualified) joint ventures or (ii)
loans to FrontLine for FrontLine's investment in RSVP. As of December 31, 2000,
the Company has invested approximately $41.1 million in RSVP -- controlled
(REIT-qualified) joint wventures. In March 2001, the Company increased the RSVP
Commitment to $110 million and advanced approximately $24 million under the
RSVP Commitment to fund additional RSVP-controlled (REIT-qualified) joint
ventures.

The Office Properties are Class A office buildings and are well-located,
well-maintained and professionally managed. In addition, these properties are
modern with high finishes or have been modernized to successfully compete with
newer buildings and achieve among the highest rent, occupancy and tenant
retention rates within their markets. The majority of the Suburban Office
Properties are located in ten planned office parks. The Office Properties are
tenanted by a diverse industry group of national firms which include consumer

products, telecommunication, health care, insurance, financial services and
professional service firms such as accounting firms and securities brokerage
houses. The Industrial Properties are utilized for distribution, warehousing,

research and development and light manufacturing / assembly activities and are
located primarily in three planned industrial parks developed by Reckson.
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All of the Company's interests 1in the Properties, the Note Receivable
Investments and land are held directly or indirectly by, and all of its
operations are conducted through, the Operating Partnership. Reckson Associates
Realty Corp. controls the Operating Partnership as the sole general partner and
as of December 31, 2000, owned approximately 88% of the Operating Partnership's
outstanding common units of limited partnership ("OP Units") and Class B common
units of limited partnership interest.

The Company seeks to maintain cash reserves for normal repairs,
replacements, improvements, working capital and other contingencies. The
Company has established an wunsecured credit facility (the "Credit Facility")
with a maximum Dborrowing amount of $575 million scheduled to mature on
September 7, 2003. The Credit Facility requires the Company to comply with a
number of financial and other covenants on an ongoing basis.

There are numerous commercial properties that compete with the Company in
attracting tenants and numerous companies that compete in selecting land for
development and properties for acquisition.

In order to protect the Company's ability to qualify as a REIT, ownership
of its common stock by any single stockholder is limited to 9%, subject to
certain exceptions.

The Company's principal executive offices are located at 225 Broadhollow
Road, Melville, New York 11747 and its telephone number at that location is
(631) 694-6900. At December 31, 2000, the Company had approximately 317
employees.

RECENT DEVELOPMENTS
Acquisition Activity.

Set forth Dbelow 1is a brief description of the Company's major acquisition
activity during 2000.

On January 13, 2000, the Company acquired 1350 Avenue of the Americas, a
540,000 square foot, 35 story, CBD Office Property, located in New York City,
for a purchase price of approximately $126.5 million. This acquisition was
financed through a $70 million secured debt financing and a draw under the
Credit Facility.

On August 15, 2000, the Company acquired 538 Broadhollow Road, a 180,000
square foot Suburban Office Property located in Melville, New York for a
purchase price of approximately $25.6 million. This acquisition was financed,
in part, through a borrowing under the Credit Facility.

In addition, as of December 31, 2000, the Company has invested
approximately $6.4 million 1in certain mortgage indebtedness encumbering
approximately 101 acres of land. The Company has also loaned approximately $17
million to its minority partner in Omni, its 575,000 square foot flagship Long
Island Suburban Office Property, and effectively increased its economic
interest in the property owning partnership.

On August 9, 1999, the Company executed a contract for the sale, which

took place in three stages, of 1its 1interest in Reckson Morris Operating
Partnership, L. P. ("RMI"), which consisted of 28 properties, comprising
approximately 6.1 million square feet and three other big box industrial
properties to Keystone Property Trust ("KTR"). In addition, the Company also

entered 1into a sale agreement with the Matrix Development Group ("Matrix")
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relating to a first mortgage note and certain industrial land holdings (the
"Matrix Sale"). The combined total sales price of $310 million ($52 million of
which is attributable to the Morris Companies and its affiliates in the form of
$41.6 million of preferred units of KTR's operating partnership and $10.4
million of debt relief) consisted of (i) approximately $159.7 million in cash,
(ii) $41.5 million in convertible preferred and common stock of KTR, (iii)
$61.6 million in preferred wunits of KTR's operating partnership, (iv)
approximately $37.1 million of debt relief and (v) approximately $10.1 million
in purchase money mortgage notes secured by certain land that is being sold to
Matrix.

As of December 31, 2000, the Matrix Sale and the sale of the Company's
interest in RMI was completed. As a result, the Company realized a gain of
approximately $16.7 million. Such gain has Dbeen included in gain on
dispositions of real estate on the Company's consolidated statements of income.
Cash proceeds from the sales were used primarily to repay borrowings under the
Company's Credit Facility.

In addition, the Company redeemed approximately $20 million of the preferred
stock of KTR and received principal repayments of approximately $7.2 million
related to the purchase money mortgage notes, all of which was used primarily
for general operating expenditures.

Leasing Activity

During the vyear ended December 31, 2000, the Company leased approximately
800,000 square feet at the CBD Office Properties at an average effective rent
(i.e., base rent adjusted on a straight-line Dbasis for free rent periods,
tenant improvements and leasing commissions) of $32.80 per square foot,
approximately 1.9 million square feet at the Suburban Office Properties at an
average effective rent of $22.90 per square foot and approximately 1.3 million
square feet at the Industrial Properties at an average effective rent of $7.29
per square foot. Included in this leasing data is 753,701 square feet at the
Long Island Suburban Office Properties at an average effective rent of $24.07;
590,022 square feet at the Westchester Suburban Office Properties at an average
effective rent of $23.01; 319,174 square feet at the Westchester CBD Office
Properties at an average effective rent of $23.77; 149,301 square feet at the
Connecticut CBD Office Properties at an average effective rent of $26.25;
548,878 square feet at the New Jersey Suburban Office Properties at an average
effective rent of $21.19 and 331,442 square feet at the New York City CBD
Office Properties at an average effective rent of $44.44. Also included in this
leasing data is 1,222,932 square feet at the Long Island Industrial Properties
at an average effective rent of $6.88; 48,568 square feet at the Westchester
Industries Properties at an average effective rent of $17.26 and 16,150 square
feet at the New Jersey Industrial Properties at an average effective rent of
$8.96.

Financing Activities

On September 7, 2000, the Company obtained its three year $575 million

unsecured revolving Credit Facility from The Chase Manhattan Bank, as
administrative agent, UBS Warburg LLC as syndication agent and Deutsche Bank as
documentation agent. The Credit Facility matures 1in September, 2003 and

borrowings under the Credit Facility are currently priced off of LIBOR plus 105
basis points.

The Credit Facility replaced the Company's existing $500 million unsecured
credit facility (together with the Credit Facility, the "Credit Facility") and
$75 million term loan. As a result, certain deferred loan costs incurred in
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connection with such unsecured credit facility and term loan were written off.
Such amount is reflected as an extraordinary loss in the Company's consolidated
statements of income.

The Company utilizes the Credit Facility primarily to finance real estate
investments, fund its real -estate development activities and for working
capital ©purposes. At December 31, 2000, the Company had availability under the
Credit Facility to borrow an additional $358.4 million (of which, $51.3 million
has been allocated for outstanding undrawn letters of credit).

Other Financing Activities

On January 13, 2000, in connection with the acquisition of 1350 Avenue of
the Americas, the Company obtained a secured $70 million first mortgage
commitment which matures 1in August 2001 and bears interest at LIBOR plus 165
basis points

On November 2, 2000, the Company obtained a three year secured $250
million first mortgage commitment on the property located at 919 Third Avenue,
New York N. Y. Interest rates on borrowings under the commitment are based on
LIBOR plus a spread ranging from 110 basis points to 140 basis points based
upon the outstanding balance. At closing, $200 million was funded under the
commitment at an interest rate of LIBOR plus 120 basis points. In addition, in
connection with the $200 million initial funding, the Company purchased a LIBOR
interest rate hedge that provides for a maximum LIBOR rate of 9.25%. The
initial funding was used primarily to repay outstanding borrowings under the
Company's Credit Facility.

Stock Offerings

On June 20, 2000, the Company issued 4,181,818 shares of Class A common
stock in exchange for four million shares of Series B Convertible Cumulative
Preferred Stock with a liquidation preference value of $100 million.

I-3

CORPORATE STRATEGIES AND GROWTH OPPORTUNITIES

The Company's primary Dbusiness objectives are to maximize current return
to stockholders through increases in distributable cash flow per share and to
increase stockholders' long-term total return through the appreciation in value
of its common stock. The Company plans to achieve these objectives by
continuing Reckson's corporate strategies and capitalizing on the internal and
external growth opportunities as described below.

Corporate Strategies. Management Dbelieves that throughout its 40-year
operating history, Reckson has created wvalue 1in 1its ©properties through a
variety of market cycles by implementing the operating strategies described

below. These operating strategies include the implementation of: (i) a
multidisciplinary leasing approach that involves architectural design and
construction personnel as well as leasing professionals, (ii) innovative

property marketing programs such as the broker frequent leasing points program
which was established by the Company to enhance relationships with the
brokerage community and which allows brokers to accumulate points for leasing
space 1in the Company's portfolio which can be redeemed for luxurious prizes,
(iii) a comprehensive tenant service program and property amenities designed to
maximize tenant satisfaction and retention, (iv) cost control management and
systems that take advantage of economies of scale that arise from the Company's
market position and efficiencies attributable to the state-of-the-art energy
control systems at many of the Office Properties and (v) an acquisition and
development strategy that 1is continuously adjusted in light of anticipated
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changes 1in market conditions and that seeks to capitalize on management's
multidisciplinary expertise and market knowledge to modify, upgrade and
reposition a property in its marketplace in order to maximize value.

The Company also intends to adhere to a policy of maintaining a debt ratio
(defined as the total debt of the Company as a percentage of the sum of the
Company's total debt and the market value of its equity) of less than 50%. As
of December 31, 2000, the Company's debt ratio was approximately 40.6%. This
calculation is net of minority partners' proportionate share of debt and
including the Company's share of unconsolidated joint venture debt. This debt
ratio 1s intended to provide the Company with financial flexibility to select
the optimal source of capital (whether debt or equity) with which to finance
external growth.

Growth Opportunities. The Company intends to achieve its primary business
objectives by applying 1its corporate strategies to the internal and external
growth opportunities described below.

Internal Growth. To the extent the Long Island, Westchester, New Jersey and
Southern Connecticut suburban office and industrial markets remain strong with
supply constrained markets management believes the Company is well positioned to
benefit from rental revenue growth through: (1) contractual annual compounding
of 3-4% Base Rent increases (defined as fixed gross rental amounts that excludes
payments on account of real estate taxes, operating expense escalations and base
electrical charges) on approximately 85% of existing leases at the Long Island
Properties, (ii) periodic contractual increases in Base Rent on existing leases
at the Westchester Properties, the New Jersey Properties and the Southern
Connecticut Properties and (iii) the potential for increases to Base Rents as
leases expire and space is re-leased at the higher rents that exist in the
current market environment as a result of continued tightening of the office and
industrial markets with limited new supply.

In connection with the Company's acquisition and merger transaction with
Tower Realty Trust, Inc. (see External Growth below) the Company entered the
New York City office market. The New York City office market is currently
experiencing favorable supply and demand characteristics exceeding those
currently 1in the Company's suburban markets and 1s also characterized by
similar lack of available 1land supply and other barriers to entry that limit
competition. The Company's New York City office Dbuildings offer similar
potential for increase in Base Rents as described in (iii) above.

External Growth. The Company seeks to acquire multi-tenant suburban and
CBD Class A office and industrial properties located in the Tri-State Area.
Management believes that the Tri-State Area presents opportunities to acquire
or invest in properties at attractive yields. The Company believes that its
(i) capital structure, in particular its Credit Facility providing for a
maximum borrowing amount of up to $575 million, (ii) ability to acquire a
property for OP Units and thereby defer the seller's income tax on gain,

I-4
(iii) operating economies of scale, (iv) relationships with financial
institutions and private real estate owners, (v) fully integrated operations in

its five existing divisions and (vi) its dominant position and franchise in the
submarkets 1in which it owns Properties will enhance the Company's ability to
identify and capitalize on acquisition opportunities. The Company also intends
to selectively develop new Class A suburban and CBD office and industrial
properties and to continue to redevelop existing Properties as these
opportunities arise. For the near future, the Company will concentrate its
development activities on industrial and Class A Suburban and CBD office
properties within the Tri-State Area. The Company's expansion into the New York
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City office market and the opening of its New York City division provides it
with additional opportunities to acquire interests in properties at attractive
yields. The Company also believes that the addition of its New York City
division provides additional 1leasing and operational facilities and enhances
its overall franchise value by being the only real estate operating company in
the Tri-State Area with significant presence in both Manhattan and each of the
surrounding sub-markets.

During 1997, the Company formed FrontLine (formerly Reckson Service
Industries, Inc.) and RSVP. In connection with the formation of FrontLine, the
Operating Partnership established a credit facility with FrontLine (the
"FrontLine Facility") in the amount of $100 million for FrontLine to use in its
investment activities, operations and other general corporate purposes. As of

December 31, 2000, the Company had advanced approximately $93.4 million under
the FrontlLine Facility. In addition, the Operating Partnership approved the
funding of investments of up to $100 million with or in RSVP (the "RSVP
Commitment"), through RSVP-controlled Jjoint ventures (for REIT-qualified
investments) or advances made to FrontLine under terms similar to the FrontLine
Facility. As of December 31, 2000, approximately $83.2 million had been funded
through the RSVP Commitment, of which $41.1 million represents investments in
RSVP-controlled (REIT-qualified) joint ventures and $42.1 million represents
advances. In March 2001, the Company increased the RSVP Commitment to $110
million and advanced approximately $24 million under the RSVP Commitment to
fund additional RSVP-controlled (REIT-qualified) joint ventures. In addition,
as of December 31, 2000, the Company, through its Credit Facility, has
allocated approximately $3.2 million in outstanding undrawn letters of credit
for the Dbenefit of FrontlLine. Both the FrontLine Facility and the RSVP
Commitment have a term of five vyears and advances under each are recourse

obligations of FrontLine. Interest accrues on advances made under the credit
facilities at a rate -equal to the greater of (a) the prime rate plus two
percent and (b) 12% per annum, with the rate on amounts that are outstanding

for more than one vyear increasing annually at a rate of four percent of the
prior vyear's rate. Prior to maturity, interest is payable quarterly but only to
the extent of net cash flow of FrontLine and on an interest-only basis. As of
December 31, 2000, interest accrued under the FrontLine Facility and RSVP
Commitment was approximately $13.8 million.

FrontLine currently has two distinct operating units: one of which
represents 1its interest 1in HQ Global Holdings, Inc., the largest provider of
flexible officing solutions in the world, and the other which represents
interests 1in technology based partner companies. RSVP invests primarily in real
estate and real estate related operating companies generally outside of the
Company's core office and industrial focus.

On August 27, 1998 the Company announced the formation of a joint wventure
with RSVP and the Dominion Group, an Oklahoma-based, privately-owned group of

companies that focuses on the development, acquisition and ownership of
government occupied office buildings and correctional facilities. The new
venture, Dominion Properties LLC (the "Dominion Venture"), is owned by Dominion

Venture Group LLC, and by a subsidiary of the Company. The Dominion Venture is
primarily engaged 1in acquiring, developing and/or owning government-occupied
office buildings and privately operated correctional facilities. Under the
Dominion Venture's operating agreement, RSVP may invest up to $100 million,
some of which may be invested by the Company ( the "RSVP Capital"). The initial
contribution of RSVP Capital was approximately $39 million of which
approximately $10.1 million was invested by a subsidiary of the Company. The
Company's investment was funded through the RSVP Commitment. In addition, the
Company advanced approximately $3.3 million to FrontLine through the RSVP
Commitment for an investment in RSVP which was then invested on a joint venture
basis with the Dominion Group in certain service business activities related to
the real -estate activities. As of December 31, 2000, the Company had invested,
through the RSVP Commitment, approximately $20.6 million in the Dominion
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Venture which had investments in 13 government office buildings and three
correctional facilities.

As of December 31, 2000, the Company has invested approximately $11.1
million, through a subsidiary, in RAP Student Housing Properties, LLC ("RAP —-—

SHP"), a company that engages primarily in the acquisition and development of
off-campus student housing projects. The Company's investment was funded
through the RSVP Commitment. In addition, the Company has advanced

approximately $3.5 million to FrontLine through the RSVP Commitment for an
investment in RSVP which was then invested in certain service business
activities related to student housing. As of December 31, 2000, RAP —-- SHP had
investments in seven off -- campus student housing projects. Additionally,
during 2000, RAP-SHP entered into an off —-- campus development joint venture
with Titan Investments II, a third party national developer. The purpose of the
venture 1s to develop or reposition off —-- campus student housing projects
across the United States.

As of December 31, 2000, the Company has invested approximately $3.4
million, through a subsidiary, in RAP MD, LLC ("RAP -- MD"), a company that
engages primarily in the acquisition, ownership, management and development of
medical office properties. The Company's investment was funded through the RSVP
Commitment. As of December 31, 2000, RAP -- MD had investments in eight medical
office properties.

On September 28, 2000, the Company formed a joint venture (the "Tri-State
Jv") with Teachers Insurance and Annuity Association ("TIAA") and contributed
eight Office Properties aggregating approximately 1.5 million square feet to
the Tri-State JV in exchange for approximately $136 million and a 51% majority
ownership interest in the Tri-State JV. As a result, the Company realized a
gain of approximately $15.2 million. Such gain has been included in gain on
dispositions of real estate on the Company's consolidated statements of income.
Cash ©proceeds received were used primarily to repay borrowings under the Credit
Facility.

In July 1998, the Company formed a joint venture, Metropolitan Partners
LLC ("Metropolitan"), with Crescent Real Estate Equities Company, a Texas REIT
("Crescent") for the purpose of acquiring Tower Realty Trust, Inc. ("Tower").

On May 24, 1999 the Company completed the merger with Tower and acquired three
Class A CBD Office Properties 1located in New York City totaling 1.6 million
square feet and one Suburban Office Property located on Long Island totaling
approximately 101,000 square feet. 1In addition, pursuant to the merger, the
Company also acquired certain office properties, a property under development
and land located outside of the Tri-State Area.

The Company controls Metropolitan and owns 100% of the common equity;
Crescent owns a $85 million preferred equity investment in Metropolitan.
Crescent's investment accrues distributions at a rate of 7.5% per annum for a
two-year period (May 24, 1999 through May 24, 2001) and may be redeemed by
Metropolitan at any time during that period for $85 million, plus an amount
sufficient to provide a 9.5% internal rate of return. If Metropolitan does not

redeem the preferred interest, wupon the expiration of the two-year period,
Crescent must convert its $85 million preferred interest into either (i) a
common membership interest in Metropolitan or (ii) shares of the Company's

Class A common stock at a conversion price of $24.61 per share.

Prior to the <closing of the merger, the Company arranged for the sale of
four of Tower's Class B New York City properties, comprising approximately
701,000 square feet for approximately $84.5 million. Subsequent to the closing
of the merger, the Company has sold a real estate joint venture interest and
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all of the property located outside the Tri-State Area other than one office
property located in Orlando, Florida for approximately $171.1 million. The
combined consideration consisted of approximately $143.8 million in cash and
approximately $27.3 million of debt relief. Net cash proceeds from the sales
were used primarily to repay borrowings under the Company's Credit Facility. As
a result of incurring certain sales and closing costs in connection with the
sale of the assets located outside the Tri-State Area, the Company has incurred
a loss of approximately $4.4 million which has been included in gain (loss) on
dispositions of real estate on the Company's consolidated statements of income.

Subsequent to the closing of the merger, the Company acquired title to 919
Third Avenue and 1350 Avenue of the Americas located in New York City. The
Company holds all of the Properties 1in its New York City division through
Metropolitan.

ENVIRONMENTAL MATTERS

Under various Federal, state and local laws, ordinances and regulations,
an owner of real estate is liable for the costs of removal or remediation of
certain hazardous or toxic substances on or in such property. These laws often
impose such 1liability without regard to whether the owner knew of, or was
responsible for, the presence of such hazardous or toxic substances. The cost
of any required remediation and the owner's liability therefore as to any
property 1s generally not limited under such enactments and could exceed the
value of the property and/or the aggregate assets of the owner. The presence of

such substances, or the failure to ©properly remediate such substances, may
adversely affect the owner's ability to sell or rent such property or to borrow
using such property as collateral. Persons who arrange for the disposal or

treatment of hazardous or toxic substances may also be liable for the costs of
removal or remediation of such substances at a disposal or treatment facility,
whether or not such facility is owned or operated by such person. Certain

environmental laws govern the removal, encapsulation or disturbance of
asbestos-containing materials ("ACMs") when such materials are in poor
condition, or in the event of renovation or demolition. Such laws impose

liability for release of ACMs into the air and third parties may seek recovery
from owners or operators of real properties for personal injury associated with
ACMs. In connection with the ownership (direct or indirect), operation,
management and development of real properties, the Company may be considered an
owner or operator of such properties or as having arranged for the disposal or
treatment of hazardous or toxic substances and, therefore, potentially liable
for removal or remediation <costs, as well as certain other related costs,
including governmental fines and injuries to persons and property.

All of the Office Properties and all of the Industrial Properties have
been subjected to a Phase I or similar environmental audit after April 1, 1994

(which involved general inspections without soil sampling, ground water
analysis or radon testing and, for the Properties constructed in 1978 or
earlier, survey 1inspections to ascertain the existence of ACMs were conducted)
completed by independent environmental consultant companies (except for 35
Pinelawn Road which was originally developed Dby Reckson and subjected to a
Phase 1 in April 1992). These environmental audits have not revealed any

environmental liability that would have a material adverse effect on the
Company's business.

ITEM 2. PROPERTIES

GENERAL

10
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As of December 31, 2000, the Company owned and operated 188 Properties
(including 10 Jjoint venture office properties Dbut excluding the RSVP —-
controlled Jjoint wventures) 1in the Tri-State Area encompassing approximately
21.3 million square feet. These properties consist of 65 Class A Suburban
Office Properties encompassing approximately 9.1 million square feet and 17
Class A CBD Office Properties encompassing approximately 5.3 million square
feet. 104 Industrial Properties encompassing approximately 6.8 million rentable
square feet and two free-standing 10,000 square foot retail properties. The
Company also owns a 357,000 square foot Class A office building in Orlando,
Florida. The rentable square feet of each property has been determined for
these purposes based on the aggregate leased square footage specified in
currently effective leases and, with respect to vacant space, management's
estimate. In addition, as of December 31, 2000, the Company is in the process
of developing a 315,000 square foot office building and owned approximately 290
acres of land 1in 13 separate parcels of on which the Company can develop
approximately 1.4 million square feet of office space and approximately 224,000
square feet of industrial space.

Reckson has historically emphasized the development and acquisition of
properties that are in strong CBD markets or are part of large scale office and
industrial parks. Approximately 37% (measured by rentable square footage) of
the Office Properties are CBD Office Properties. In addition, approximately 67%
of the Suburban Office Properties and approximately 59% of the Industrial
Properties are located in such parks (measured by rentable square footage). The
Company believes that owning properties in planned office and industrial parks
provides certain strategic advantages, including the following: (i) certain
tenants prefer being located 1in a park with other high quality companies to
enhance their corporate image, (ii) parks afford tenants certain aesthetic
amenities such as a common landscaping plan,
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standardization of signage and common dining and recreational facilities,
(iii) tenants may expand (or contract) their business within a park, enabling
them to centralize business functions and (iv) a park provides tenants with
access to other tenants and may facilitate Dbusiness relationships between
tenants.

Set forth below 1is a summary of certain information relating to the
Properties, categorized by Office and Industrial Properties, as of December 31,
2000.

OFFICE PROPERTIES
General

As of December 31, 2000, the Company owned or had an interest in 65 Class
A Suburban Office Properties encompassing approximately 9.1 million square feet
and 17 Class A CBD Office Properties encompassing approximately 5.3 million
square feet. As of December 31, 2000, these O0Office Properties were
approximately 97.2% leased (percent leased excludes ©properties under
development) to approximately 1,100 tenants.

The Office Properties are Class A office buildings and are well-located,
well-maintained and professionally managed. In addition, these properties are
modern with high finishes and achieve among the highest rent, occupancy and
tenant retention rates within their sub-markets. Forty two of the 65 Suburban
Office Properties are located 1in the following ten planned office parks: the
North Shore Atrium, the Huntington Melville Corporate Center, the Nassau West
Corporate Center, the Tarrytown Corporate Center, the Executive Hill Office
Park, the Reckson Executive Park, the University Square Office Complex, the

11
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Summit at Valhalla, the Mt. Pleasant Corporate Center, and the Short Hills
Office Complex. The buildings 1in these office parks offer a full array of
amenities including health clubs, racquetball courts, sun decks, restaurants,
computer controlled HVAC access systems and conference centers. Management
believes that the location, gquality of construction and amenities as well as
the Company's reputation for providing a high level of tenant service have
enabled the Company to attract and retain a national tenant base. The office
tenants include national service companies, such as telecommunications firms,
"Big Five" accounting firms, securities brokerage houses, insurance companies
and health care providers.

The Office Properties are leased to Dboth national and local tenants.
Leases on the Office Properties are typically written for terms ranging from

five to ten years and require: (i) payment of a fixed gross rental amount that
excludes payments on account of real estate tax, operating expense escalations
and base electrical charges ("Base Rent"), (ii) payment of a base electrical
charge, (iii) payment of real -estate tax escalations over a Dbase year,

(iv) payment of compounded annual increases to Base Rent and/or payment of
operating expense escalations over a base year, (v) payment of overtime HVAC
and electric and (vi) payment of electric escalations over a base year. In
virtually all leases, the 1landlord 1s responsible for structural repairs.
Renewal provisions typically provide for renewal rates at market rates or a
percentage thereof, provided that such rates are not less than the most recent
renewal rates.

The following table sets forth certain information as of December 31, 2000
for each of the Office Properties.

OWNERSHIP
INTEREST
(GROUND
LEASE LAND
PERCENTAGE EXPIRATION YEAR AREA
PROPERTY OWNERSHIP DATE) (1) CONSTRUCTED (ACRES)
Office Properties:
Huntington Melville Corporate
Center, Melville, NY
Leasehold
395 North Service Rd .............. 100% (2,081) 1988 7.5
200 Broadhollow Rd ........evve.... 100% Fee 1981 4.6
48 South Service Rd ............... 100% Fee 1986 7.3
35 Pinelawn Rd ......iiiiiiinnnnn.. 100% Fee 1980 6.0
275 Broadhollow Rd . .............. 51% Fee 1970 5.8
58 South Service RdA (3) . ......... 100% Fee 2000 16.5
1305 01d Walt Whitman Rd .......... 51% Fee 1998 (5) 18.1
Total-—-Huntington Melville
Corporate Center (4) ............. 65.8
ANNUAL
BASE
RENT
RENTABLE ANNUAL PER
NUMBER SQUARE PERCENT BASE LEASED
PROPERTY OF FLOORS FEET LEASED RENT (2) SQ. FT.
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Office Properties:
Huntington Melville Corporate
Center, Melville, NY
395 North Service Rd
200 Broadhollow Rd

48 South Service Rd
35 Pinelawn Rd
275 Broadhollow Rd . ..............
58 South Service Rd (3)

1305 01d Walt Whitman Rd

Total-—-Huntington Melville

W DN D DD

PERCENTAGE
OWNERSHIP

26.
23.
25.
20.
.85

22

25.

24.

Corporate Center (4) .............
PROPERTY
North Shore Atrium, Syosset, NY

6800 Jericho Turnpike
(North Shore Atrium I)

6900 Jericho Turnpike
(North Shore Atrium II)

Total--North Shore Atrium

Nassau West Corporate Center,
Mitchel Field, NY

50 Charles Lindbergh Blvd.
(Nassau West Corporate
Center II)

60 Charles Lindbergh Blvd.
(Nassau West Corporate
Center 1)

51 Charles Lindbergh Blvd.

55 Charles Lindbergh Blvd.
333 Earl Ovington Blvd.
(The Omni)

90 Merrick Ave.
Total--Nassau West Corporate Center

Tarrytown Corporate Center
Tarrytown, NY
505 White Plains
520 White Plains
555 White Plains
560 White Plains

100%

100%

100%

100%

100%

100%

100%

60%
100%
100%

187,393 99.3% $ 4,924,316 $

67,432 100.0% $ 1,553,502 $

125,372 100.0% $ 3,145,035 $

105,241 92.5% $ 2,011,350 $

124,441 99.6% $ 2,833,490 $

277,500 - —=

167,400 98.1% $ 4,124,735 $

054,779 98.6% $18,592,428 S
OWNERSHIP
INTEREST
(GROUND

LEASE LAND

EXPIRATION YEAR AREA

DATE) (1) CONSTRUCTED (ACRES)

Fee 1977 13.0

Fee 1982 5.0

18.0
Leasehold

(2,082) 1984 9.1
Leasehold

(2,082) 1989 7.8
Leasehold

(2,084) 1989 6.6
Leasehold

(2,082) 1982 10.0
Leasehold

(2,088) 1991 30.6
Leasehold

(2,084) 1985 13.2

77.3

Fee 1974 1.4

Fee (6) 1981 6.8

Fee 1972 4.2

Fee 1980 4.0

13

47
04
08
66

13

28
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580 White Plains Road ..........cov....
660 White Plains Road ........ccoevu...

Total--Tarrytown Corporate Center

Reckson Executive Park
Rye Brook, NY

o U1 b W N

Summit at Valhalla
Valhalla, NY

100 Summit Dr. .. iiiit ettt
200 Summit Dr. .. iiiii i e et
500 Summit Dr. ... iiiii et tnnnnnnnnnn
Total -- Summit at Valhalla ...........

Mt. Pleasant Corporate Center .........
115/117 Stevens AVEe. .uueieweeenneennnn

Total -—- Mt Pleasant Corporate Center..

Landmark Square
Stamford, CT

One Landmark SquUare .......eeeeeenenenenen.
Two Landmark SQUATe .. ...euueweeeeennnnn
Three Landmark SquUare ..........eeeeo..
Four Landmark Square .........ceeeee...
Five Landmark Square .........cceeee...
Six Landmark SQUATe ... .ceueweereennnnn
Total -- Landmark Square ..............

Stamford Towers Stamford, CT ..........
680 Washington Blvd. .........cccceo...

PROPERTY

International Dr. ........iieuiunennen..
International Dr. .........ieuinenenenen..
International Dr. .........ieuinnenenen..
International Dr. .........ieinnennen..
International Dr. .........ieiuinenenen..
International Dr. .........ieienenenen..
Total-—-Reckson Executive Park .........

100%
100%
100%
100%
100%
100%

100%
100%
100%

100%

100%
100%
100%
100%
100%
100%

NUMBER
OF FLOORS

Fee
Fee

Fee
Fee
Fee
Fee
Fee
Fee

Fee
Fee
Fee

Fee

Fee
Fee
Fee
Fee
Fee
Fee

Fee

RENTABLE
SQUARE
FEET

1977
1983

1983
1983
1983
1986
1986
1986

1988
1990
1986

1984

1973
1976
1978
1977
1976
1984

1989

PERCENT
LEASED

6.1
10.9

33.4

ANNUAL
BASE
RENT (2)

North Shore Atrium, Syosset, NY
6800 Jericho Turnpike

(North Shore Atrium I) ......ovuivuenenn..

6900 Jericho Turnpike

(North Shore Atrium II) ......c.ovevuen..

Total--North Shore Atrium .............

Nassau West Corporate Center,
Mitchel Field, NY

96.0%

100.0%

97.3%

S 4,094,898

$ 2,156,644

14

$ 20.4

$ 22.6

$ 21.1
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50 Charles Lindbergh Blvd.

(Nassau West Corporate

Center TII) ittt ittt ettt et
60 Charles Lindbergh Blvd.

(Nassau West Corporate

Center I) ittt ittt ettt tee e
51 Charles Lindbergh Blvd. ............
55 Charles Lindbergh Blvd. ............
333 Earl Ovington Blvd.

(The OmNi) v o ittt e e e et et eeeenn
90 Merrick AvVe. ...ttt

Total--Nassau West Corporate
Center ... ..t i e e

Tarrytown Corporate Center

Tarrytown, NY

505 White Plains Road ..........vvv....
520 White Plains Road ..........vvv....
555 White Plains Road ............o....
560 White Plains Road ..........o.v....
580 White Plains Road .................
660 White Plains Road ........ccoevu...

Total--Tarrytown Corporate
Center . ... .. i i

Reckson Executive Park

Rye Brook, NY
International Dr. .........ieuiuenennen..
International Dr. .........ieiinenenen..
International Dr. .........ieuieninnen..
International Dr. .........ieienennen..
International Dr. ........iieinnennene..
International Dr. ........iieuinnenenene..

o U1 b W DN

Total-—-Reckson Executive Park .........

Summit at Valhalla

Valhalla, NY

100 Summit Dr. ..ttt ettt
200 Summit Dr. ...ttt
500 Summit Dr. ... iiiii et ttteeeeenennn

Total -- Summit at Valhalla ...........

Mt. Pleasant Corporate Center .........
115/117 Stevens AVEe. e iwweeenneennnn

Total -—- Mt Pleasant Corporate Center..

Landmark Square
Stamford, CT

One Landmark Square .........eeeeeneene..
Two Landmark SQUATe . ... ceueweeeeennnnsn
Three Landmark SquUare ..........eeeen..
Four Landmark Square .........cceeee...
Five Landmark Square .........ceeeee...
Six Landmark SQUATe . ... ceueweeeeennnnn

Total -- Landmark Square ..............

o Oy O U oY N

wwwwww

211,845

195,998
108,000
214,581

575,000
221,839

26,468
171,761
121,585
126,471
170,726
258,715

90,000
90,000
91,174
86,694
90,000
94,016

249,551
240,834
208, 660

296,716
39,701
128,286
104,446
57,273
171,899

oe

o O O
o° o

oe

oe

w W

oe

oe

o0 o0 o° o o

~N o JdJ P O W

oe

oe

O O W o oo
o° o° o° o° o° o°

w

oe

o° o

[@RESEEN)

oe

e

oe

[e))

oe

[e))

oe

O O W O W N
o® o° o° o o°

oe

(@]

oe

S 4,567,615

S 4,578,271
2,275,649
$ 2,606,170

Ur

$16,083,501
S 4,997,745

426,143
3,727,762
2,692,386
2,220,688
3,525,079
5,090,460

1,170,000
1,170,000
2,015,775
2,014,051
2,181,374
1,656,258

$ 5,125,534
$ 4,610,306
$ 5,633,820

6,311,100
717,196
1,687,016
1,723,990
302,731
3,920,672

o Ur 0 0 Ur

o Ur »r 0 Ur

Ur

o Ur 0 U Ur

22.

23.
21.
12.

28.
23.

23.

16.
21.
23.
18.
21.
21.

21.

13.
13.
22.
26.
24.
17.

19.

21.
21.
27.

23.

18.

18.

23.
20.
13.
17.

23.

19.

N OO WO (1 J W0

o N O OO
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Stamford Towers Stamford, CT
680 Washington Blvd.

PROPERTY

11

PERCENTAGE
OWNERSHIP

750 Washington Blvd.

Total--Stamford Towers .............
Stand-alone Long Island Properties
400 Garden City Plaza

Garden City, NY
88 Duryea Rd.
Melville, NY
310 East Shore Rd.
Great Neck, NY
333 East Shore Rd.
Great Neck, NY
520 Broadhollow Rd.
Melville, NY
1660 Walt Whitman Rd.
Melville, NY
125 Baylis Rd.
Melville, NY
150 Motor Parkway
Hauppauge, NY
1979 Marcus Ave.

Lake Success, NY
120 Mineola Blvd.
Mineola, NY
538 Broadhollow Road
Melville, NY
50 Marcus Drive,
Melville, NY

Total--Stand-alone Long Island

Stand-alone Westchester Properties
155 White Plains Road,

Tarrytown, NY
235 Main Street,
Plains, NY
245 Main Street
White Plains, NY
120 White Plains Rd.
Tarrytown, NY
80 Grasslands
Elmsford, NY
360 Hamilton Avenue
White Plains, NY
140 Grand Street
White Plains, NY

White

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

132,759 99.5% S 3,786,544
OWNERSHIP
INTEREST
(GROUND
LEASE LAND
EXPIRATION YEAR AREA
DATE) (1) CONSTRUCTED (ACRES)
Fee 1989 2.4
ER
Fee 1989 5.7
Fee 1986 1.5
Fee 1981 1.5
Leasehold
(2,030) 1976 1.5
Fee 1978 7.0
Fee 1980 6.5
Fee 1980 8.2
Fee 1984 11.3
Fee 1987 8.6
Fee 1989 0.7
Fee 1986 7.5
Fee 2000 (5) 12.9
72.9
Fee 1963 13.2
Fee 1974 (5) 0.4
Fee 1983 0.4
Fee 1984 9.7
Fee 1989 4.9
Fee 1977 1.5
Fee 1991 2.2

16

$ 28.6
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Total Stand-alone Westchester
Properties ...ttt 32.3

Executive Hill Office Park
West Orange, NJ

100 Executive Dr ...t iiinennen.. 100% Fee 1978 10.1
200 Executive Dr .....iiiiiinnnnnnnn. 100% Fee 1980 8.2
300 Executive Dr ...t 100% Fee 1984 8.7
10 Rooney Circle ...t iiieennnn.. 100% Fee 1971 5.2
Total--Executive Hi