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Operating Structure

SECURITY CAPITAL

)

™

Public Companies
CarrAmerica
ProLogis
Regency
Storage USA

Private Divisions
Belmont
Homestead Village
InterPark

Security Capital
Research & Management

SC-European Realty
Access Storage Solutions
EuroOffice
Interparking

Security Capital is a leading international real estate operating company. The company’s strategy is
to own all or a high percentage of six real estate businesses that function as private operating
divisions and to eliminate the discount to the underlying value of its assets.
currently has ownership positions in 11 real estate businesses with combined assets of $17.7 billion,
as well as $2.4 billion of assets under management through its capital management division. The
company plans to reposition or sell its investment in several of these businesses and focus its capital
in those that can hold one of the top two market positions in their specific niche and are able to
create measurable brand value, as well as generate significant income from services and managed

capital.

Market Sector

Office Facilities

Distribution Facilities & Services
Neighborhood Shopping Centers
Self-Storage Facilities

Senior Assisted Living Communities
Extended-Stay Hotels
Parking Facilities

Investment Management
Self-Storage Facilities

Office Facilities
Parking Facilities

Strategy
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Ownership
46%
29%
60%
43%

99%
99%
97%

100%
35%
100%
100%
74%

Security Capital



SECURITY CAPITAL GROUP INCORPORATED

New York Stock Exchange Listing
SCZ Class B Common Stock

Shares Outstanding

Class A Shares 895,803
Class B Shares 92,938,003
Capitalization

(as of September 30, 2001, in thousands)

Equity:

Common Shares $2,742,292
Preferred Shares 257,642
Convertible Debt 221,268
Long-term Debt 699,728
Total $3,920,930

Unsecured Senior Debt Ratings

Moody’s Baa2
Standard & Poor’s BBB
Fitch BBB
Average life of

long-term debt 11.3 years

Share Repurchase Program

As of September 30, 2001, the company
had repurchased the equivalent of
31,914,416 SCZ shares, or approximately
26% of shares outstanding on August 12,
1999, when the program was announced.
As of September 30, 2001, the company
had also repurchased $80.5 million
principal amount of its convertible
debentures (3,488,171 SCZ equivalent
shares).

Investor Relations

William R. (Todd) Fowler

Vice President — Investor Relations
Phone: (800) 988-4304

Fax:  (505) 982-7794

Email: irelations@securitycapital.com

Shareholder Account Inquiries

Fleet National Bank

c/o EquiServe

P.O. Box 8040

Boston, MA 02266-8040
Phone: (800) 730-6001
http://www.equiserve.com

THIRD QUARTER 2001

Corporate Information

Research Coverage

Credit Suisse First Boston Corporation
Lawrence D. Raiman

11 Madison Avenue

New York, NY 10010

Phone: (212) 538-2380

Fax: (646) 935-3649

First Union Capital Markets

Christopher P. Haley — Sr. Vice President
7 St. Paul Street

Baltimore, MD 21202

Phone: (443) 263-6773

Fax: (443) 263-6826

Goldman, Sachs & Co.

David J. Kostin — Managing Director
One New York Plaza

New York, NY 10004

Phone: (212) 902-6781

Fax:  (212) 902-4731

Green Street Advisors, Incorporated
Craig A. Leupold — Senior Analyst
567 San Nicolas Drive

Newport Beach, CA 92660

Phone: (949) 640-8780

Fax:  (949) 640-1773

Legg Mason

David M. Fick, CPA — Managing Director
100 Light Street

Baltimore, MD 21203

Phone: 410-454-5018

Fax: 410-454-4168

Merrill Lynch & Company, Inc.
Stephen T. Sakwa — Director

Rahul Bhattacharjee — Vice President
250 Vesey Street

New York, NY 10281

Phone: (212) 449-0335

Fax: (212) 449-4396

Salomon Smith Barney
Jonathan Litt — Senior Analyst
388 Greenwich St, 30" Floor
New York, NY 10013

Phone: (212) 816-0231

Fax: (212) 816-0266
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Principal Offices

Atlanta

2100 RiverEdge Parkway, 9th Floor
Atlanta, Georgia 30328 USA
Telephone: (770) 303-2200

Brussels

Chaussée de la Hulpe 166
1170 Brussels Belgium
Telephone: (322) 67 93 800

Chicago

11 S. LaSalle Street, 2nd Floor
Chicago, Illinois 60603 USA
Telephone: (312) 345-5800

El Paso

7777 Market Center Avenue
El Paso, Texas 79912 USA
Telephone: (915) 877-3900

Houston

8550 Katy Freeway, Suite 300
Houston, Texas 77024 USA
Telephone: (713) 460-1700

London

7 Clifford Street

London W1X 2US England
Telephone: (44) 20 7534 5600

Luxembourg

25b, boulevard Royal

L-2449 Luxembourg-Ville Luxembourg
Telephone: (352) 46 37 561

New York

399 Park Avenue, 23rd Floor

New York, New York 10022 USA
Telephone: (212) 838-9292

Santa Fe

125 Lincoln Avenue

Santa Fe, New Mexico 87501 USA
Telephone: (505) 982-9292

Web Site

http://www.securitycapital.com



SECURITY CAPITAL GROUP INCORPORATED

THIRD QUARTER 2001

Statements of Earnings Before Depreciation, Amortization
and Deferred Taxes (EBDADT)(I)

(In thousands, except per share amounts)

Three Months Ended

Nine Months Ended

September 30, September 30,
2001 2000 @ 2001 2000 @

Income:

Equity in EBDADT of investees/divisions $ 127,773 $ 118,207 $ 401,820 $ 325,866

Interest and other income 1,504 792 7,815 1,748

Total Income 129,277 118,999 409,635 327,614
Expenses:

Operating expenses ®) 5,476 7,912 21,373 26,086

Interest expense 18,254 18,615 58,895 59,958

Total Expenses 23,730 26,527 80,268 86,044
Convertible preferred share dividends 4,509 4,509 13,526 13,526
Basic EBDADT before current income taxes and

special items 101,038 87,963 315,841 228,044

Current income tax expense 9,912 1,412 33,783 8,477
Basic EBDADT before special items 91,126 86,551 282,058 219,567

Extraordinary gain (loss) on retirement of debt, net of tax (756) - (2,701) 6,152

Gain on sale of Archstone stock, net of tax - 94,101 160,087 102,848

Other, net - 337 - 1,519
Basic EBDADT after special items $ 90,370 $ 180,989 $ 439,444 $ 330,086
Diluted EBDADT per share before current income

taxes and special items $ 0.70 $ 0.76 $ 215 $ 2.00

Current income tax expense 0.07 0.01 0.21 0.07
Diluted EBDADT per share before special items * 0.63 0.75 1.94 1.93

Extraordinary gain (loss) on retirement of debt, net of tax - - (0.02) 0.05

Gain on sale of Archstone stock, net of tax - 0.75 1.01 0.80

Other, net - - - 0.01
Diluted EBDADT per share after special items $ 0.63 $ 1.50 $ 293 $ 2.79

(1) EBDADT represents net earnings before real estate depreciation and amortization, unrealized gains (losses) on investment property sales and
deferred tax expense. Consistent with the equity method of accounting under generally accepted accounting principles, Security Capital reflects in
its EBDADT its share of basic EBDADT of each investee plus interest income and realized gains from each investee.

(2) Amounts for 2000 are actual results and do not consider the combination of Security Capital and SC-U.S. Realty which took place on January 16,

2001.

(3) Operating expenses are net of reimbursements paid by affiliates for shared service activities and real estate research. Operating expenses

exclude the expenses of the investees/divisions which are already deducted in determining equity in EBDADT.

(4) See supplemental page 13 for calculation of shares outstanding.
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SECURITY CAPITAL GROUP INCORPORATED
THIRD QUARTER 2001

Pro Forma Statements of Earnings Before Depreciation, Amortization and Deferred
Taxes (EBDADT)

(In thousands, except per share amounts)

Security Capital's asset base has undergone significant transition as the company is reconfiguring its business. In
executing its current strategy to own six private operating divisions, Security Capital is selling certain investees and
increasing its investment in others.

The following pro forma information on EBDADT from recurring operations illustrates the third-quarter results that
Security Capital would have reported if its currently owned investments had been in place for both the 2000 and
2001 reporting periods. This information eliminates EBDADT from Archstone and CWS Communities - both of
which were sold - and reflects the temporary redeployment of proceeds, as well as the elimination of gains or
losses from asset sales and non-recurring costs related to exiting SC-European Realty's West London office
business. In addition, EBDADT has been adjusted to show the pro forma impact of the combination with SC-U.S.
Realty in January 2001 as if it had occurred at the beginning of the third quarter of 2000.

Three Months Ended

September 30,
2001 2000
Income:
Equity in EBDADT of investees/divisions $ 129,939 $ 128,378
Interest and other income 2,179 5717
Total Income 132,118 134,095
Expenses:
Operating expenses 5,476 8,087
Interest expense 17,517 17,634
Total Expenses 22,993 25,721
Convertible preferred share dividends 4,509 4,509
Basic EBDADT before current income taxes and
special items 104,616 103,865
Current income tax expense 9,772 9,725
Basic EBDADT before special items 94,844 94,140
Extraordinary loss on retirement of debt, net of tax (756) -
Other, net - 337
Basic EBDADT after special items $ 94,088 $ 94,477
Weighted average SCZ Shares outstanding -
Diluted 149,591 160,637
Diluted EBDADT per share before current income
taxes and special items $ 0.72 $ 0.67
Current income tax expense 0.06 0.06
Diluted EBDADT per share before special items 0.66 0.61
Extraordinary gain (loss) on retirement of debt, net of tax (0.01) -
Other, net - -
Diluted EBDADT per share after special items $ 0.65 $ 0.61

(1) 2000 EBDADT from investees was not adjusted to reflect the sale of 25 properties, as SCZ still owns and
operates Homestead. Had an adjustment been made, 2000 pro forma EBDADT would have been lower.

Please note that the foregoing are not transactional pro formas prepared in accordance with rules promulgated by
the Securities and Exchange Commission for transactional pro formas, but management believes they reflect
appropriate adjustments for each period to show the comparative quarter-to-quarter performance of the company
with its current investments.

Supplemental Information Page 4



SECURITY CAPITAL GROUP INCORPORATED
THIRD QUARTER 2001

Statements of EBDADT by Investee

(In thousands)
Three Months Ended Nine Months Ended
September 30, September 30,
2001 2000 2001 2000
Equity in EBDADT of investees/divisions:
BelmontCorp $ (1,167) $ (697) $ (3222) $ (3,509)
CarrAmerica Realty Corporation " 24,081 - 67,888 -
City Center Retail Trust " 2,701 - 8,227 -
Homestead Village Incorporated ? 22,588 27,917 75,348 65,414
InterPark (1 ® @ 1,331 - 5,207 -
ProLogis Trust 30,414 29,655 87,610 85,334
Regency Centers Corporation (" 25,407 - 67,234 -
SC-Research & Management 6,505 4,093 13,327 9,553
SC-European Realty *© 3,047 5,618 18,465 13,523
Storage USA, Inc. " 11,919 - 31,181 -
Former Investees:
Archstone Communities Trust - 24,485 12,310 82,026
CWS Communities Trust (" © 947 - 9,855 -
SC-U.S. Realty - 27,136 8,390 73,525
Total Equity in EBDADT $ 127,773 $ 118,207 $401,820 $ 325,866

(1)

)

@)

(4)

®)

(6)

Security Capital did not own this company directly in 2000 and therefore reported no EBDADT from it in 2000. As a result of the
combination of Security Capital and SC-U.S. Realty on January 16, 2001, all investees previously owned by SC-U.S. Realty are
now direct investees of Security Capital.

Includes intercompany interest payments to Security Capital from the division. Homestead's EBDADT declined from 2000
because it sold 25 properties in the first quarter of 2001. Furthermore, same store average weekly RevPAR for the three
months ended September 2001 and 2000 was $292 and $319, respectively, and $306 and $300 for the nine months ended
September 2001 and 2000, respectively.

On January 10, 2001, Urban Growth Property Trust, an investee of SC-U.S. Realty, merged with InterPark Holdings to form
InterPark.

Included in results of SC-Research & Management and SC-European Realty are $1,962 and $217 for the quarter ended
September 30, 2001 and 2000, respectively, and $2,842 and ($351) for the nine months ended September 30, 2001 and 2000,
respectively, of gains (losses) on securities transactions incurred in the ordinary course of business.

SC-European Realty recognized gains(losses) on sales of developed properties during the quarters ended September 30, 2001
and 2000. Gains (losses) included in Security Capital's EBDADT related to SC-European Realty were ($.6) million and $2.8
million for the three months ended September 30, 2001 and 2000, respectively and $6.9 million and $4.4 million for the nine
months ended September 30, 2001 and 2000, respectively.

On August 3, 2001, Security Capital completed the sale of CWS Communities Trust for net after-tax proceeds of $270.0 million.
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SECURITY CAPITAL GROUP INCORPORATED
THIRD QUARTER 2001

Statements of Earnings and Reconciliation to EBDADT

(In thousands, except per share amounts)

Three Months Ended Nine Months Ended
September 30, September 30,
2001 2000 2001 2000
Income:
Property revenue $ 102,718 $ 72,210 $ 330,437 $ 204,303
Equity in earnings of investees @ 43,794 85,793 138,904 285,872
Realized gains (losses) 3) 117,104 225,110 125,685
Other income 3,341 1,416 13,331 4,070
149,850 276,523 707,782 619,930
Expenses:
Property expenses 50,444 29,999 154,959 86,688
General, administrative and other, net of
reimbursements from related parties 13,701 4,633 43,903 18,147
Depreciation and amortization 17,653 10,498 46,730 34,358
Interest expense 29,238 25,451 96,683 88,462
Provision for loss on real estate - - - 71,000
111,036 70,581 342,275 298,655
Earnings from operations 38,814 205,942 365,507 321,275
Income tax expense (13,538) (66,456) (125,222) (94,865)
Minority interest (417) (4) (3,077) (2,153)
Extraordinary item - gain (loss) on early extinguishment
of debt, net of taxes (760) 15,662 (2,705) 21,814
Preferred share dividends (4,509) (4,509) (13,526) (13,526)
Net earnings attributable to common shares $ 19,590 $ 150,635 $220,977 $ 232,545
Reconciliation of net earnings to EBDADT:
Investee reconciling items:
Real estate depreciation 57,821 37,491 177,957 122,051
Gains on sales of depreciated properties (321) (12,309) (13,558) (29,914)
Provision for loss on real estate - - - 71,000
Unrealized (gains) losses, including foreign currency 8,152 (33,735) 6,474 (144,218)
EBDADT, net of dividends, from strategic
investees of SC-U.S. Realty - 10,482 - 28,184
Other 5,350 2,548 19,706 3,310
71,002 4,477 190,579 50,413
Security Capital reconciling items:
Deferred tax expense 2,014 26,791 31,700 47,899
Other (2,236) (914) (3,812) (771)
(222) 25,877 27,888 47,128
Basic EBDADT (after special items) $90,370 $ 180,989 $439,444  $ 330,086
Diluted per share:
Net earnings $ 0.14 $ 1.24 $ 150 $ 2.00
EBDADT (after special items) $ 0.63 $ 1.50 $ 293 % 2.79

(1) Equity in earnings of investees for the nine months ended September 30 includes negative adjustments of $10.1 million for
an inadvertent recording error affecting the first half of the year. These adjustments do not affect EBDADT.
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