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Macerich Announces First Quarter Results
May 7, 2004

SANTA MONICA, Calif., May 7, 2004 /PRNewswire-FirstCall via COMTEX/ -- The Macerich Company (NYSE: MAC) today announced results of
operations for the quarter ended March 31, 2004 which included net income to common stockholders for the three months ended March 31, 2004 of
$18.1 million, or $.31 per share-diluted compared to net income of $19.4 million or $.37 per share-diluted for the three months ended March 31, 2003.

Funds from operations ("FFQ") per share -- diluted for the quarter ended March 31, 2004 increased to $.90 compared to $.84 for the comparable
period in 2003. A reconciliation of net income to FFO is included in the financial highlights section of this press release.

Hi ghl i ghts incl uded:

* Total sanme center tenant sales for the quarter ended March 31, 2004
were up 7.9% conpared to the first quarter of 2003 and conparabl e
tenant sales were up 6.8%over the quarter ended March 31, 2003.

* Portfolio occupancy renumined high at 91.8%at March 31, 2004. On a
conpar abl e center basis occupancy was 92. 0% conpared to 92.4% at March
31, 2003.

* On January 30, 2004, Macerich closed on the acquisition of I|nland
Center in San Bernardino, California.

* Phase | of the Queens Center $275 million expansion opened on March
26, 2004

* During the first quarter, Mcerich signed 458,000 square feet of
specialty store | eases at average initial rents of $37.87 per square
f oot .

FFO per share -- diluted for the quarter increased 7% to $.90 compared to $.84 per share for the quarter ended March 31, 2003. The Company's
definition of FFO is in accordance with the definition provided by the National Association of Real Estate Investment Trusts ("NAREIT"). A
reconciliation of net income per common share-diluted ("EPS") to FFO per share-diluted is included in the financial tables accompanying this press
release.

Commenting on results, Arthur Coppola, President and Chief Executive Officer of Macerich stated, "We achieved strong FFO per share growth of 7%
compared to the first quarter of last year, even after factoring in the impact of shifting a significant amount of our debt from floating to fixed rate. During
the quarter we saw strong retail sales growth and continued high occupancy levels. Also during the quarter, we made tremendous progress on our
$275 million expansion of Queens Center, where Phase-I of the project opened on March 26 and is 94% leased. Our return on cost, now estimated at
12% at completion, is exceeding our project budget.”

Acquisition Activity

On January 30, 2004, Macerich, in a 50/50 joint venture with a private investment company, acquired Inland Center, a 1 million square foot super-
regional mall in San Bernardino, California. Sears, Robinson-May, Macy's and Gottschalks anchor the mall. The purchase price was $63.3 million and
concurrently with the acquisition the joint venture placed a $54 million fixed rate loan on the property bearing interest at 4.64%. The mall shop tenants
at Inland are averaging over $450 per square foot in annual sales. Comparable tenant sales were up 12.7% at Inland during the quarter ended March
31, 2004 compared to the same period in 2003.

Redevelopment and Development Activity

At Queens Center, the redevelopment and expansion continue. The project will increase the size of the center from 620,000 square feet to
approximately one million square feet. Completion is planned in phases, with Phase | recently opened with project completion and stabilization
expected in early 2005. Leasing activity has been robust with 90% of the total shop expansion space already leased or committed, including 94% for
the Phase | space.

Construction continues at Scottsdale 101, a 600,000 square foot power center in North Phoenix. The power center is being built in phases through
2004 with approximately 70% of the development completed. Circuit City, Borders and Bed Bath and Beyond, Sports Authority, Harkins Theatre and
Expo Design Center have already opened.

Progress also continues at La Encantada, a 258,000 square foot lifestyle center in Tucson, Arizona, which will feature; Adrienne Vittadini, Ann Taylor,
Apple Computer, Bebe, Bose, Cache, Pottery Barn, St. John, Tommy Bahama and Williams-Sonoma. This project is open in phases through 2004.

In Boulder, at our 29th Street project (formerly known as Crossroads Mall and recently renamed based on community input) the redevelopment plan
continues to progress. We have submitted our final site review application to the City of Boulder. We anticipate this process to culminate in final



entitlements that will result in ground breaking for this 850,000 square foot mixed-use project this fall.
Earnings Guidance

The Company is reaffirming its previously issued year 2004 FFO per share guidance and revising its EPS guidance in the following ranges:

Range per share:

Fully Diluted EPS $1.79 $1. 89
Plus: Real Estate Depreciation and

Anortization $2.09 $2. 09
Less: inpact of preferred shares

(not dilutive to EPS) ($.10) ($.10)
Less: Gain on Sale of Assets $. 00 $. 00
Fully Diluted FFO per share $3.78 $3. 88
Pl us: Interest Expense per share $2. 60 $2. 60
Plus: Non real estate depreciation, income

taxes and ground rent expense per share $. 17 $. 17
EBI TDA per share $6. 55 $6. 65

Less: managenent conpany expenses, REIT

General and administrative expenses and

EBI TDA of non-conparabl e centers ($.83) ($.83)
Same center EBITDA per share $5.72 $5. 82

The guidance is based on management's current view of the current market conditions in the regional mall business. Due to the uncertainty in the
timing and economics of acquisitions and dispositions, the guidance ranges do not include any potential property acquisitions or dispositions other
than those that have closed through May 6, 2004. The Company is not able to assess at this time the potential impact of such exclusions on future
EPS and FFO. FFO does not include gains or losses on sales of depreciated operating assets.

The Macerich Company is a fully integrated self-managed and self-administered real estate investment trust, which focuses on the acquisition,
leasing, management, development and redevelopment of regional malls throughout the United States. The Company is the sole general partner and
owns an 81% ownership interest in The Macerich Partnership, L.P. Macerich now owns approximately 60 million square feet of gross leaseable area
consisting primarily of interests in 59 regional malls. Additional information about The Macerich Company can be obtained from the Company's web
site at www.macerich.com.

Investor Conference Call

The Company will provide an online Web simulcast and rebroadcast of its quarterly earnings conference call. The call will be available on The
Macerich Company's website at www.macerich.com and through CCBN at www.fulldisclosure.com. The call begins today, May 7, 2004 at 10:30 AM
Pacific Time. To listen to the call, please go to any of these web sites at least 15 minutes prior to the call in order to register and download audio
software if needed. An online replay at www.macerich.com will be available for one year after the call.

Note: This release contains statements that constitute forward-looking statements. Stockholders are cautioned that any such forward-looking
statements are not guarantees of future performance and involve risks, uncertainties and other factors that may cause actual results, performance or
achievements of the Company to vary materially from those anticipated, expected or projected. Such factors include, among others, general industry,
economic and business conditions, which will, among other things, affect demand for retail space or retail goods, availability and creditworthiness of
current and prospective tenants, anchor or tenant bankruptcies, closures, mergers or consolidations, lease rates and terms, interest rate fluctuations,
availability and cost of financing and operating expenses; adverse changes in the real estate markets including, among other things, competition from
other companies, retail formats and technology, risks of real estate development and redevelopment, acquisitions and dispositions; governmental
actions and initiatives (including legislative and regulatory changes); environmental and safety requirements; and terrorist activities which could
adversely affect all of the above factors. The reader is directed to the Company's various filings with the Securities and Exchange Commission, for a
discussion of such risks and uncertainties.

THE MACERI CH COVPANY
FI NANCI AL H GHLI GHTS
(I'N THOUSANDS, EXCEPT PER SHARE AMOUNTS)

Results before | npact of Results after
SFAS 144 (f) SFAS 144 (f) SFAS 144 (f)
Resul ts For the For the For the
of Three Mont hs Three Mont hs Three Mont hs
Oper at i ons: Ended March 31 Ended March 31 Ended March 31
Unaudi t ed Unaudi t ed
2004 2003 2004 2003 2004 2003
M ni mum Rents (e) 75,947 72,137 -- (937) 75,947 71,200

Percent age Rents 2,427 1,710 -- -- 2,427 1,710



Tenant Recoveries 41,322
Q her | ncome 4,054
Tot al Revenues 123, 750
Shoppi ng center

and operating

expenses (c¢) 42, 836
Depreci ati on and

anortization 34, 301
Ceneral ,

adm nistrative

and ot her

expenses ( c ) 3,024
I nt erest expense 33, 333

Loss on early
ext i ngui shnent
of debt 405

Gain (loss) on
sale or witedown
of assets 27

Pro rata income of
unconsol i dat ed
entities (c)

I ncomre (Il oss) of
the Qperating
Partnership from
conti nui ng
oper at i ons

14, 850

24,728

Di sconti nued
Qper ati ons:
Gin (loss) on
sal e of asset --
I nconme from
di scont i nued
operations --
I ncone before
mnority
interests
I ncone al |l ocat ed
to mnority
interests
Net incone
before preferred
di vi dends
Di vi dends ear ned
by preferred
st ockhol ders (a)
Net incone to
common
st ockhol der s

24,728

4, 400

20, 328

2,212

18, 116

Aver age # of
shares
out standi ng -
basi c
Aver age shares
out st andi ng-
basi ¢, assumi ng
full conversion
of CP Units (d)
Aver age shares
out st andi ng -
diluted for

58, 390

72,987

37,018
4,092

114, 957

39, 362

23,914

2,336
34, 008

(38)

14, 466

29, 765

29, 765

5, 145

24, 620

5, 195

19, 425

51, 773

65, 923

(82)

(82)

(109)

27

82

(118) 41,322 36,900
(7) 3,972 4,085

(1,062) 123,668 113,895

(386) 42,836 38,976
(153) 34,301 23,761
-- 3,024 2,336
-~ 33,333 34,008

405 .-

166 .- 128
14,850 14, 466
(357) 24,619 29,408
(166) 27 (166)

523 82 523
-~ 24,728 29,765
-~ 4,400 5,145
.- 20,328 24,620
-- 2,212 5,195

-- 18,116 19, 425

58,390 51,773

72,987 65,923



FFO (d) 76, 614 75, 038 76,614 75,038

Per share

inconme- diluted

bef ore

di sconti nued

operations -- -- 0.31 0. 36

Net

i ncorme per

shar e- basi c 0.31 0.38 0.31 0. 38

Net

i ncome per

share- diluted 0.31 0.37 0.31 0. 37
Di vi dend decl ar ed

per share 0.61 0.57 0.61 0.57
Funds from

operations "FFO'

(b) (d)- basic 66, 471 58, 090 66,471 58,090
Funds from

operations "FFO'

(a) (b) (d) -
dil uted 68, 683 63, 285 68, 683 63, 285
FFO per share-
basic (b) (d) 0.92 0. 89 0.92 0. 89
FFO per share-
diluted (a) (b) (d) 0.90 0. 84 0.90 0. 84
THE MACERI CH COMPANY
FI NANCI AL H GHLI GHTS
(I'N THOUSANDS, EXCEPT PER SHARE AMOUNTS)
(a) On February 25, 1998, the Conpany sold $100, 000 of convertible

(b)

preferred stock and on June 16, 1998 anot her $150, 000 of convertible
preferred stock was issued. The convertible preferred shares can be
converted on a one for one basis for common stock. These preferred
shares are not assuned converted for purposes of net incone per
share for the period ending March 31, 2004 and 2003 as it would be
antidilutive to that calculation. On Septenber 9, 2003,

5.487 mllion shares of Series B convertible preferred stock were
converted into common shares. The wei ghted average preferred shares
out standi ng are assuned converted for purposes of FFO per diluted
share as they are dilutive to that calculation for all periods
present ed.

The Conpany uses FFO in addition to net incone to report its
operating and financial results and considers FFO and FFO-diluted as
suppl emental neasures for the real estate industry and a suppl enent
to Generally Accepted Accounting Principles (GAAP) neasures. NAREIT
defines FFO as net incone (conputed in accordance with GAAP),
excluding gains (or |osses) fromextraordinary itenms and sal es of
depreci ated operating properties, plus real estate rel ated

depreci ation and anortization and after adjustnents for
unconsol i dat ed partnerships and joint ventures. Adjustnents for
unconsol i dated partnerships and joint ventures are calculated to
reflect FFO on the sane basis. FFO and FFOon a fully diluted basis
are useful to investors in conparing operating and financial results
between periods. This is especially true since FFO excl udes real
estate depreciation and anortization, as the Conpany believes rea
estate values fluctuate based on market conditions rather than
depreciating in value ratably on a straight-line basis over tine.
FFO on a fully diluted basis is one of the neasures investors find
nost useful in measuring the dilutive inpact of outstanding
convertible securities. FFO does not represent cash flow from
operations as defined by GAAP, shoul d not be considered as an
alternative to net incone as defined by GAAP and is not indicative



of cash available to fund all cash flow needs. FFO as presented nmay
not be conparable to simlarly titled neasures reported by other
real estate investnent trusts. Effective January 1, 2003, gains or
| osses on sal e of peripheral |and and the inpact of SFAS 141 have
been included in FFO  The inclusion of gains on sales of periphera
I and i ncreased FFO for the three nonths ended March 31, 2004 and
2003 by $1,417 and $524, respectively, or by $.02 per share and

$.01 per share, respectively. Additionally, the inpact of SFAS No
141 increased FFO for the three nonths ended March 31, 2004 and 2003
by $1.9 nmillion and $1.1 nillion, respectively, or by $.025 per
share and $.015 per share, respectively. The Conpany adopted SFAS
No. 141 (see Note (e) below) effective Cctober 1, 2002

(c) This includes, using the equity nethod of accounting, the Conpany's
prorata share of the equity in income or loss of its unconsolidated
joint ventures for all periods presented and for Macerich Managenent
Conpany through June 30, 2003. Effective July 1, 2003, the Conpany
has consol i dated Macerich Managenent Conpany. Certain
recl assifications have been nade in the 2003 financial highlights to
conformto the 2004 financial highlights presentation

(d) The Conpany has operating partnership units ("OP units"). Each OP
unit may be converted into a share of Conpany stock. Conversion of
the OP units has been assuned for purposes of calculating the FFO
per share and the wei ghted average nunber of shares outstanding.

(e) FEffective Cctober 1, 2002, the Conpany adopted SFAS No. 141,
Busi ness Conbi nati ons, which requires conpani es that have acquired
assets subsequent to June 2001 to reflect the discounted net present
val ue of narket rents in excess of rents in place at the date of
acquisition as a deferred credit to be anortized into i ncome over
the average remaining |ife of the acquired | eases. Additionally,
depreci ation and anortization reflects the inpact of SFAS 141. The
i npact on EPS for the three nonths ending March 31, 2004 and 2003
was approxi mately ($.08) per share and $.02 per share, respectively.

(f) In Cctober 2001, the FASB issued SFAS No. 144, "Accounting for the
I npai rnment or Disposal of Long-Lived Assets" ("SFAS 144"). SFAS 144
addresses financial accounting and reporting for the inpairnent or
di sposal of long-lived assets. The Conpany adopted SFAS 144 on
January 1, 2002. The Conpany sold its 67%interest in Paradise
Village Gateway on January 2, 2003 (acquired in July 2002), and the
|l oss on sale of $0.2 mllion has been reclassified to discontinued
operations. Additionally, the Conpany sold Bristol Center on August
4, 2003, and the results for the period January 1, 2003 to March 31
2003 and the results for the period January 1, 2004 to March 31
2004 have been reclassified to discontinued operations. The sale of
Bristol Center resulted in a gain on sale of asset of $22.2 mllion

THE MACER CH COWPANY
FI NANCI AL H GHLI GHTS
(I'N THOUSANDS, EXCEPT PER SHARE AMOUNTS)

Mar 31 Dec 31
Summari zed Bal ance Sheet Information 2004 2003
( UNAUDI TED)

Cash and cash equi val ents $80, 937 $47, 160
Investnment in real estate, net (i) $3, 226, 656 $3, 186, 725
Investnments in unconsolidated entities (j) $581, 958 $577, 908
Total Assets $4, 207, 064 $4, 145, 593
Mort gage and notes payabl e $2, 748, 162 $2, 682, 599

Mar 31 Mar 31



Additional financial data as of: 2004 2003

Qccupancy of centers (Qg) 91. 80% 92. 50%
Conpar abl e quarter change in sane center
sales (g) (h) 7.90% 0. 00%

Addi tional financial data for the three
nont hs ended:
Acquisitions of property and equi prent -

including joint ventures prorata $36, 277 $4, 227
Redevel opnent and expansi ons of centers-

i ncl udi ng joint ventures prorata $52, 897 $35, 291
Renovati ons of centers- including joint

ventures at prorata $9, 293 $1, 270
Tenant al |l owances- including joint ventures

at prorata $2, 419 $1, 470
Deferred | easing costs- including joint

ventures at prorata $3, 470 $3, 091

(g) excludes redevel opnent properties-
Crossroads Mall- Boul der, Parklane Ml l,
Queens expansi on, Scottsdale 101 and
La Encant ada.
includes mall and freestanding stores.
i ncl udes construction in process on
whol |y owned assets of $175,731 at
March 31, 2004 and $268, 810 at
Decenber 31, 2003.
(j) the Conpany's prorata share of
construction in process on
unconsol i dated entities of $7,143
at March 31, 2004 and $8, 188 at
Decenber 31, 2003.

—_~
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N

THE MACERI CH COVPANY
FI NANCI AL H GHLI GHTS
(I'N THOUSANDS, EXCEPT PER SHARE AMOUNTS)

For the Three Months

PRORATA SHARE OF JO NT VENTURES Ended March 31
(UNAUDI TED)
(Unaudi t ed) (Al amobunts in thousands)
2004 2003
Revenues:
M ni numrents $40, 061 $39, 773
Percentage rents 1, 508 1, 387
Tenant recoveries 17, 889 16, 143
Managenent fee ( ¢ ) -- 2,584
Q her 1,989 1,081
Total revenues 61, 447 60, 968
Expenses:
Shoppi ng center expenses 20, 700 19, 117
I nterest expense 14, 956 14,163
Managenent conpany expense ( c ) -- 2,012
Depreciation and anortization 12, 358 11, 657
Total operating expenses 48,014 46, 949
Gain on sale or witedown of assets 1, 417 447
Net income 14, 850 14, 466

For the Three Months
RECONCI LI ATI ON COF NET | NCOVE TO FFO Ended March 31



(Al amounts in thousands)
(UNAUDI TED)
2004 2003
Net inconme - available to conmmon
st ockhol der s $18, 116 $19, 425
Adj ustnents to reconcile net incone to FFO
basi c
Mnority interest 4,400 5, 145
(Gain ) loss on sale of wholly owned
assets (27) 38
plus gain on | and sal es- consol i dated
assets -- 128
(Gain) loss on sale or wite-down of
assets fromunconsolidated entities
(pro rata share) (1, 417) (447)
plus gain on | and sal es-
unconsol i dated assets 1,417 396
Depreci ation and anortizati on on
whol | y owned centers 34, 301 23,914
Depreci ation and anortization on joint
ventures and fromthe nmanagenent conpanies
(pro rata) 12, 358 11, 657
Less: depreciation on personal property
and anortization of |oan costs and
interest rate caps (2,677) (2, 166)
Total FFO - basic 66, 471 58, 090
Addi tional adjustment to arrive at FFO
-diluted
Preferred stock dividends earned 2,212 5, 195

Ef fect of enpl oyee/director stock

i ncentive plans antidilutive

FFO - diluted 68, 683
Wi ght ed average shares outstanding -
diluted (d) 76,614

THE MACERI CH COVPANY
FI NANCI AL H GHLI GHTS
(I'N THOUSANDS, EXCEPT PER SHARE AMOUNTS)

THE MACERI CH COMPANY
RECONCI LI ATI ON OF NET | NCOME TO EBI DTA

antidilutive
63, 285

75, 038

For the Three Months
Ended March 31

(Al amounts in thousands)
(UNAUDI TED)
2004 2003

Net income - available to common stockhol ders $18, 116 $19, 425
I nterest expense 33, 333 34, 008
Interest expense - unconsolidated entities
(pro rata) 14, 956 14, 163
Depreci ation and anortization - wholly-owned
centers 34, 301 23,914
Depreci ati on and anortization - unconsolidated
entitites (pro rata) 12, 358 11, 657
Mnority interest 4,400 5, 145
Loss on early extingui shment of debt 405 --

Loss (gain) on sale of assets - wholly-owned



centers (27) 38
Loss (gain) on sale of assets -

unconsol i dated entities (pro rata) (1, 417) (447)
Preferred divi dends 2,212 5,195
EBI TDA (k) $118, 637 $113, 098

THE MACERI CH COVPANY
RECONCI LI ATI ON OF EBI TDA TO SAME CENTERS - NET OPERATI NG | NCOVE ("NO ")

For the Three Mont hs
Ended March 31
(Al amounts in thousands)

(UNAUDI TED)
2004 2003
EBI TDA (k) $118, 637 $113, 098
Add: REIT general and administrative expenses 3,024 2,336
Managenment Conpany expenses 846 1,879
EBI TDA of non-conparabl e centers (10, 644) (7,307)
SAME CENTERS - Net operating incone
("Na") (1) $111, 863 $110, 006

(k) EBITDA represents earnings before interest, income taxes,
depreciation, anortization, mnority interest, extraordinary itens,
gain (loss) on sale of assets and preferred dividends and i ncl udes

joint ventures at their pro rata share. Mnagenent considers EBI TDA

to be an appropriate supplenental neasure to net inconme because it
hel ps investors understand the ability of the Conpany to incur and
servi ce debt and make capital expenditures. EBITDA should not be
construed as an alternative to operating i ncome as an indicator of

the Conpany's operating perfornmance, or to cash flows from operating
activities (as determined in accordance with GAAP) or as a neasure of
liquidity. EBITDA, as presented, nay not be conparable to simlarly
titled neasurenents reported by other conpanies.

(') The Conpany presents sane-center NO because the Conpany believes it
is useful for investors to evaluate the operating perfornmance of
conparabl e centers. Sane-center NO is calculated using total EBITDA

and subtracting out EBITDA from non-conparabl e centers and
elimnating the nmanagenent conpani es and the Conpany's gener al
and adm ni strative expenses.

SOURCE The Macerich Company

CONTACT:

Arthur Coppola,

President and Chief Executive Officer, or

Thomas E. O'Hern,

Executive Vice President and Chief Financial Officer,
both of The Macerich Company,

+1-310-394-6000



