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Item 2.02. Results of Operations and Financial Condition.

On February 8, 2024, CoreCivic, Inc. (the “Company”) held an earnings conference call (the “Earnings Call”) to discuss its financial results for its 2023
fourth quarter and full-year 2023 financial results. A copy of the transcript of the conference call is attached hereto as Exhibit 99.1 and is incorporated
herein by reference. In conjunction with the Earnings Call, the Company also made available certain supplemental financial information for its 2023
fourth quarter and full-year 2023 financial results. The 4th Quarter 2023 Supplemental Disclosure Information, which is available under the “Investors™
section of the Company’s website, located at www.corecivic.com, is included as Exhibit 99.2 and is incorporated herein by reference.

The information pursuant to this Item 2.02 of Form 8-K, including the information in Exhibits 99.1 and 99.2, shall not be deemed to be “filed” for the
purposes of Section 18 of the Securities Exchange Act of 1934, as amended, and Section 11 of the Securities Act of 1933, as amended, or otherwise
subject to the liabilities of those sections. This Current Report on Form 8-K will not be deemed an admission by the Company as to the materiality of
any information in this report that is required to be disclosed solely by Item 2.02. The Company does not undertake a duty to update the information in
this Current Report on Form 8-K and cautions that the information included in this Current Report on Form 8-K is current only as of the date made and
may change thereafter. Information on the Company’s website is not, and will not be deemed to be, a part of this Current Report on Form 8-K or
incorporated into any other filings the Company may make with the Securities and Exchange Commission.

Item 9.01. Financial Statements and Exhibits.

(d) Exhibits

Exhibit

_No. Description

99.1 Transcript of Conference Call on February 8, 2019.
99.2 4th Quarter 2023 Supplemental Disclosure Information

104 Cover Page Interactive Data File (embedded within the Inline XBRL document).
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PRESENTATION

Operator

Thank you for standing by, and welcome to the CoreCivic fourth-quarter 2023 earnings call. (Operator Instructions) As a reminder, today’s program is
being recorded.And now I’d like to introduce your host for today’s program, Mr. Mike Grant, Managing Director of Investor Relations.

Michael Grant—CoreCivic Inc—Managing Director, Investor Relations

Thank you, operator. Good morning, ladies and gentlemen, and thank you for joining us today. Participating on today’s call are Damon Hininger,
CoreCivic’s President and Chief Executive Officer; and David Garfinkle, our Chief Financial Officer. We’re also joined here in the room by our Vice
President of Finance, Brian Hammonds.

On today’s call, we will discuss our financial results for the fourth quarter of 2023 as well as financial guidance for the 2024 year. We will also discuss
developments with our government partners and provide you with other general business updates.

During today’s call, our remarks, including our answers to your questions, will include forward-looking statements pursuant to the Safe HarborProvision
of the Private Securities and Litigation Reform Act. Our actual results or trends may differ materially as a result of a variety of factors, including those
identified in our fourth-quarter 2023 earnings release issued after market yesterday and in our Securities and Exchange Commission filings, including
Forms 10-K, 10-Q and 8-K reports.

You are also cautioned that any forward-looking statements reflect management’s current views only and the company undertakes no obligationto revise
or update such statements in the future. On this call, management will also discuss certain non-GAAP measures. A reconciliation of the most
comparable GAAP measurement is provided in the corresponding earnings release and included in the company’s quarterly supplemental financial data
report posted on the Investors page of the company’s website at corecivic.com.

With that, it is my pleasure to turn the call over to our President and CEO, Damon Hininger.
Damon T. Hininger—CoreCivic, Inc.—President, Chief Executive Officer

Thank you, Mike. Good morning, and thank you for joining us for our fourth-quarter 2023 earnings call. On today’s call, I’ll provide the details of our
fourth-quarter financial performance and introduce our 2024 full-year financial guidance. I will also discuss with you our latest operational
developments and update you on the latest developments with our government partners.

Following my remarks, I will turn the call over to our CFO, Dave Garfinkle, who will review our financial results and our 2024 financial guidance in
greater detail. He will also provide a more detailed update on our ongoing capital structure initiatives, including debt reduction, share buybacks, and our
new bank credit facility attained in the fourth quarter.

I’ll now provide a brief overview of our fourth-quarter financial results. In the fourth quarter, we generated revenue of $491.2 million, which was a 4%
increase compared to the prior-year quarter. This increase comes in spite of the expiration of our federal prison contract with the Federal Bureau of
Prisons at our previously owned McRae Correctional Facility in November of 2022, and the expiration of our lease agreement with the Oklahoma
Department of Corrections at our North Fork Correctional Facility on June 30, 2023. Excluding these two expirations, our total revenue increased 6%,
demonstrating strong occupancy and revenue growth from our CoreCivic safety and community portfolios.



‘We generated normalized funds from operations or FFO of $51.3 million or $0.45 per share compared to $49.1 million or $0.42 per share in the fourth
quarter of 2022, representing a per-share increase of 7%. The increase in FFO was driven by the higher federal and state populations combined with
lower interest expense resulting from our debt reduction strategy.

The increase in FFO occurred despite the sale of our McRae facility and the expiration of the lease with Oklahoma, which resulted in a combined
reductions to EBITDA of $2.3 million from the prior-year quarter. We have achieved significant improvements in our attraction and retention rates,
resulting from staffing strategies as well as an overall improvement in the hiring environment.

That said, labor market pressures have necessitated temporary incentives and related incremental operating expense experienced through 2023,
including the fourth quarter. As we leave 2023, we believe that more favorable operating expense trends should continue as the tight labor market
continues to loosen and as we continue to progress toward pre-pandemic staffing and occupancy levels.

As mentioned on the past several conference calls, we have made significant investments in our existing staff and have successfully increased our
staffing levels through improved recruiting and retention. These were the right investments to make, and they have enabled us to reduce usage of
temporary incentives from the prior-year quarter and have positioned us well to manage our customers” higher population needs.

In the fourth quarter of 2023, we achieved our highest occupancy rates since the second quarter of 2020, which as you may recall is the quarter
immediately following the start of the COVID-19 pandemic response. From the fourth quarter of 2022 to the fourth quarter of this year, occupancy in
our safety segment increased from 72% to 74.7%, and occupancy in our community segment increased from 58.4% to 63.7%.

The increase in occupancy in our safety segment primarily resulted from higher detention population from our largest government partner, Immigrations
and Customs Enforcement or ICE. On May 11, AHA 42, a temporary public health warning issued by the CDC that had essentially closed our nation’s
border to asylum seeking individuals since the onset of the COVID-19 pandemic, came to an end.

At the same time, occupancy restrictions implemented during the pandemic at our ICE facilities also came to an end. Without the authority granted
under Title 42 to deny entry to or quickly remove individuals from United States, there has been an increase in the number of people of custody of the
Department Homeland Security or DHS.

ICE is one of the two agencies within the DHS that is responsible for enforcing immigration laws, arresting and attaining individuals who have entered
the country illegally. These activities have increased since the end of Title 42 and the country continues to report record numbers of people encounter at
the southern border.

Last quarter, we reported on the increase in demand for detention capacities since AHA 42 was lifted. From mid-May 2023 through December of 2023,
the number of individuals in the custody of ICE increased 74%. Over the same period, ICE detention populations within our facilities increased 76%,
which we believe was possible in part because of our investments in staffing.

Because many of our federal contracts include a fixed payment component, the increase in residential populations do not result in proportionate increase
in our financial results as such facilities until collections clear to minimum compensate debt total associated with the fixed payment levels. Most of our
facilities are now at or above that level.

Increased proxy in our safety segment also resulted from broad-based, higher occupancy levels for many of our state government partners, notably from
the states of Arizona, Georgia, Idaho, and Colorado. Now it’s in second year under management contract with the state of Arizona, our old Palma
Correctional Center in Eloy, Arizona, continues to show improvements in occupancy as well as operating and financial metrics.

During the fourth quarter, we were able to sharply reduce the facility’s reliance on temporary labor resources and incentives due to strong local hiring
and oversight. The fourth quarter was an exceptionally busy quarter for new contracts as our best-of-class services demonstrated outcomes and facilities
provide a flexible resource to partners [incorporating] our financial services.

During the quarter, we signed and commenced three new management contracts, each of which boosts the incremental occupancy at already 40 facilities
with available capacity. As a reminder, ours is a leveraged business model and higher utilization of our facilities is correlated with expanded margins.

In November, we announced a new management contract with the state of Montana to care for up to 120 male inmates at our 1,896 beds Saguaro
Correctional Facility in Eloy, Arizona. The initial term of the contract is for two years and it may be extended by mutual agreement. A total term,
including renewals, is up to seven years. We completed the intake process for the 120 inmates before year end.

At December 31, 2023, we also care for approximately 875 residents from Hawaii and nearly 600 residents from the state of Idaho at our Saguaro
Correctional Facility. This new contract represents an expansion of our relationship with the state of Montana as we also manage for them the fully
occupied company-owned Crossroads Correctional Center in Shelby Montana under a separate management contract.

Also in November, we announced a new management contract with the state of Wyoming to care for up to 240 inmates at our 2,672-bed Tallahatchie
County Correctional Facility in Tutwiler, Mississippi. This is not our first time partnering with Wyoming as we previously cared for their inmates under
a management contract that had not been utilized since 2019. The term of the new contract runs through June 30, 2026. The intake process for the 240
inmates was complete as of December 31, 2023.

Finally, we announced a third new management contract during November. This new contract is with Harris County, Texas, to care for up to 360 inmates
at Tallahatchie County Correctional Facility. The contract includes the option for the county to access an additional 360 beds at the Tallahatchie Facility.



The initial contract term began on December 1, 2023, and ends November 30 of this year. The contract may be extended at the county’s option for up to
four additional one-year terms. We began receiving inmates from Harris County during the fourth quarter of 2023 and we anticipate the intake process to
be complete during the first quarter of this year.

Also, as an update on our county relationships, at the end of the third quarter, we signed a new major contract with Hinds County, Mississippi, for up to
250 adult male pre-trial detainees also at our Tallahatchie County Correctional Facility. We completed the intake of that population during the fourth
quarter.

While historically we have focused more on federal and state contracts, it is interesting to note that many large counties throughout the United States
have begun to experience capacity constraints as a result of both larger populations and infrastructure problems.

Expanded county jail populations typically precedes growth in state prison populations as the jail population is adjudicated and sentenced. Further, we
remain in discussions with several additional jurisdictions to help address their challenges in the near to long term.

Now turning to our community segment, which is comprised of 23 residential reentry facilities, we experienced an increase in occupancy of 63.7% in
the fourth quarter of 2023 from 58.4% in the prior-year period. Populations continued to improve across many of our facilities serving both of Bureau
Prisons or BOP, as well as states, including Texas and Colorado.

We also provide electronic monitoring and case management services in our community segment. Our community segment represents a vital mission
and is often critical to the successful reentry of residents in our care.

Net operating income in this segment increased 66% in the fourth quarter of 2023 from the prior year quarter due to the increase in occupancy as well as
per diem increases we have been able to attain in contract renewals. We were also able to reduce temporary staffing incentives just as we did in our
safety segment.

We expect the occupancy trend to continue in the community segment now that pandemic-related public health policies have come to an end and as
more of our government partners return to these important residential reentry programs that help individuals be better prepared for successfully
transitioning back from a period of incarceration into our communities.

Finally, the high performance of our colleagues and the high quality of our facilities continue to be rewarded with long-term commitments from our
government partners. We never take for granted renewals of existing management contracts and continue to enjoy a contract retention rate of 95% over
the five years through 2023, including the renewal of all 34 management contracts in our safety and community segments that came up for renewal
during the course of the year.

As a reminder, we entered into an agreement with the state of Oklahoma to lease our 1,670-bed Davis Correctional Facility effective October 1, 2023.
We successfully transitioned operations to the state, which is now operating our facility with government employees, effectively converting the facility
from one in which we own and operated in our safety segment to one that we simply lease to the state.

That facility is now named the Allen Gamble Correctional Center and is now reported in our property segment. We remain pleased to have reached a
mutually advantageous contract for this facility, and we value our ongoing relationship with the state of Oklahoma.

Looking forward, we remain optimistic in the long-term macro environment for our federal, state, and local business. Our governments are facing
complex capacity, infrastructure, and population challenges, and we see increased opportunities to serve their growing needs.

At the federal level, although we continue to see a steady increase in detention bed utilization, the long-term impact of the end of Title 42 is still unclear
as there are other factors that impact detention utilization levels by ICE. The most significant factor historically has been funding levels approved by
Congress annually.

However, the country is still facing significant challenges at the southern border and geopolitical events only enhance the needs for border security.
Although we are over through the way into the federal fiscal year, which ends September 30, 2024, the appropriations process for funding the remaining
fiscal year remains in flux.

Further, a supplemental funding bill proposed by the administration that includes significant funding for DHS and ICE has not been acted upon by
Congress. While there is bipartisan recognition of the need to fund DHS and ICE more robustly to address challenges at the southern border, a funding
resolution has not been reached.

The outcome of the appropriations process is expected to have significant impact on the overall population levels in our ICE facilities moving forward.
And even though detention funding and related services are just part of the overall solution, we are positioned well to serve their needs.

Another part of the overall management of the border that could potentially expand the scope of services includes alternatives to detention. Earlier last
year, ICE issued a request for information, or RFI, for release and reporting management services. This RFI is seeking information about monetary
technology, participant coordination services, including physical space, participant engagement, and interactions and program management and
community service to help people comply with their immigration obligations.

Though not yet funded by Congress and only in the early stages, the RFI is intended to apply to noncitizens released from DHS custody, and according
to the RFI, involves engaging with a large portion of the 5.7 million individuals on the current non-detained docket.

At the state level, overall state budgets are in very good shape. Most of our state partners are reporting increases in their prison populations and many
states are also projecting further increases in their prison populations. Jail backlogs, which are a leading indicator for state prison populations, remain
significant. Additionally, courts continue to normalize operations. And as cases are adjudicated, state correctional agencies will certainly be impacted.



In summary, while challenges and uncertainties remain, the general macro environment in which we operate continues to improve and our financial
results have begun to reflect that improvement. Our occupancy is at multiyear high, our margin has begun to reflect the operating leverage that comes
with higher occupancy, and we are making solid progress against labor-related cost pressures that rose sharply during that COVID-19 period.

In our press release, we introduced our 2024 full-year financial guidance. It includes normalized FFO per share forecast, a range of a $1.46 to $1.61, and
EBITDA range of $300 million to $313 million.

As we have been sharing on these calls for over a year, our lease with the state of California for our California City Correctional Center ends March 31
of this year. That facility has generated slightly over $25 million in EBITDA. So the anticipated absence of that leads for the final three quarters of 2024
negatively impacts EBITDA and is reflected in our guidance.

Obviously, we are focused on a solution to the pending lease expiration with the state of California at California City. Finding a positive solution for this
facility, which is in a great location and is comprised of further replicate beds, is a top priority for CoreCivic.

I’ll now turn the call over to Dave Garfinkle, our CFO, who will provide a more detailed look at our financial results in the fourth quarter. He will also
discuss in detail our financial guidance for 2044, as well as progress on our capital markets activities and further details about our new bank credit
facility and capital allocation strategy, including debt reduction and share buybacks.

Over to you, Dave.

David M. Garfinkle—CoreCivic, Inc.—Chief Financial Officer, Executive Vice President

Thank you, Damon, and good morning, everyone. In the fourth quarter of 2023, we reported GAAP net income of $0.23 per share compared to $0.21
per share in the prior-year quarter. Adjusting for special items, adjusted EPS during the fourth quarter of 2023 was $0.23 compared to $0.22 per share in
the prior-year quarter. Normalized FFO per share was $0.45 during the fourth quarter of 2023 compared with $0.42 in the prior-year quarter.

As we disclosed last year, adjusted and normalized figures in the fourth quarter of 2022 included the impact of certain tax credits we were entitled to
under the CARES Act. These credits were reflected as a reduction to operating expenses and favorably impacted per share results by $0.02 in the prior
year quarter, net of related expenses resulting from the credits. The increase in adjusted EPS and normalized FFO per share resulted from higher
occupancy from federal and state populations, the continued normalization of our operating expense structure, and lower interest expense partially offset
by an increase in G&A expenses.

The trend of increasing ICE detention populations nationwide continued during the fourth quarter, albeit at a slower pace than the second and third
quarters, following the expiration of Title 42 on May 11, 2023. Title 42 is a policy that had been used since March 2020 that denied entry at the US
border to asylum-seekers and anyone crossing the border without proper documentation or authority in an effort to contain the spread of COVID-19.

At December 31, 2023, ICE detention populations nationwide were up to 37,131, a 5.2% increase from September 30. Average daily ICE detention
populations within our facilities increased by 2023 residents or 23% during the fourth quarter of 2023 compared with the third quarter. Note that due to
fixed payments at certain of our facilities, increases in populations do not always result in incremental revenue and compensated occupancy. Because
increases can occur at facilities where population levels were already included in our compensated population.

Our average daily compensated population from ICE was up 7.5% from Q3 to Q4. Higher sequential ICE populations, combined with new contract
awards and a continuing normalization of operating expenses, contributed to the increase in normalized FFO per share from Q3 of $0.35 to $0.45 in Q4,
an increase of 29%; and adjusted EPS from Q3 of $0.14 to $0.23 in Q4, an increase of 64%.

Operating margins in our safety and community facilities improved to 24.4% in the fourth quarter of 2023 compared to 24.1% in the prior-year quarter
and 21.3% in the third quarter of 2023. Excluding the impact of the aforementioned tax credits, margins were 22.6% in the prior-year quarter. The
increase in our operating margins was due to the increases in occupancy, per diem increases we have been successful in obtaining, the continued
normalization of operating expenses, and the successful transition of the Allen Gamble Correctional Center to a lease in our property segment.

Compensated occupancy in our safety and community facilities was 74% in the fourth quarter of 2023 compared to 71.1% in the prior-year quarter and
up from 72% in the third quarter of 2023. The increases in occupancy enabled us to leverage incremental revenue over our fixed operating expenses.
The increase in revenue resulting from the increases in occupancy was amplified by per diem increases we have been able to obtain, which increased
5.5% over the fourth quarter of 2022.

During the fourth quarter, we were able to continue reducing certain incremental labor-related expenses such as registry nursing, temporary wage
incentives, and travel, despite inflation and labor market pressures that have been steadily easing over the past several quarters. These three expense
categories declined by $6.3 million from the fourth quarter of 2022 and $1.8 million from the third quarter of 2023. The successful transition of the
Allen Gamble Facility effective October 1, 2023, improved operating margins in the fourth quarter of 2023 and will continue to provide a stable return
in our property segment going forward.



Turning next to the balance sheet. As previously disclosed, during the fourth quarter, we completed an amendment and extension of our bank credit
facility, effectively replacing our previous bank credit facility, increasing the total size from $350 million to 400 million. The new bank credit facility
increases available borrowings under the revolving credit facility, which remains undrawn from $250 million to 275 million, and increases the size of
the term loan from an initial balance under the previous facility of $100 million to $125 million, extended the maturity date to October 2028 from May
2026 and relaxed certain covenants while maintaining a similar pricing structure.

We remain focused on paying down debt and continue to make progress on our debt reduction strategy. Our debt reduction strategy resulted in a
decrease to interest expense of $1.9 million from the fourth quarter of 2022 and a decrease in interest expense of $12 million from the full-year 2022.

During 2023, we repaid $157.8 million of debt or $130.3 million net of the change in cash. During 2023, we repurchased $27.9 million of our unsecured
notes in the open market, including $6.9 million in the fourth quarter.

With clear visibility of reaching our targeted leverage ratio of 2.25 times to 2.75 times, during the fourth quarter, we repurchased 872,000 shares of our
common stock under our share repurchase program at an aggregate cost of $12.5 million, bringing our 2023 totals to $3.5 million shares at an aggregate
cost of $38.1 million or an average price of $10.97 per share. Going forward, we expect to allocate our free cash flow toward both paying down debt and
repurchasing shares, maintaining discipline on our targeted leverage ratio.

Our leverage, measured by net debt to EBITDA, was 2.8 times using the trailing 12 months ended December 31, 2023. As of December 31, we had
$122 million of cash on hand and an additional $257 million of borrowing capacity on our revolving credit facility, providing us with total liquidity of
$379 million.

Moving lastly to a discussion of our 2024 financial guidance, we expect to generate EPS of $0.58 to $0.72 and FFO per share of $1.46 to $1.61. Our
guidance reflects growth in state and local residential populations, largely attributable to the new contract awards obtained during the second half of
2023. Intakes under those contracts are substantially complete.

Our state populations also reflect higher utilization than expected under existing contracts that we began to experience in 2023. Our guidance further
reflects an increase in our average daily federal populations in 2024 compared with 2023, mainly due to the expiration of Title 42 in May. We expect
these federal populations to remain stable throughout 2024.

The most significant factor impacting detention utilization by our federal partners has historically been funding levels approved by Congress for ICE as
detention capacity is insufficient to meet the demand at the southern border. Funding under a continuing resolution for the Department of Homeland
Security, including ICE, expires March 8.

If Congress provides higher funding levels for detention beds or if the highly publicized supplemental funding bill is approved to include additional
funding for border security, there could be upside to our guidance. Our guidance contemplates the continuation of an improving hiring market for labor
with less reliance on temporary incentives, but resulting in higher staffing costs as we continue to progress toward pre-COVID staffing levels.

Our guidance contemplates the expiration of the lease with the state of California at our California City Correctional Center, effective March 31,

2024. This facility generated $31.1 million in revenue and $25.5 million in EBITDA during 2023 and is expected to result in a reduction to EBITDA of
approximately $23 million to $24 million in 2024, including carrying costs such as maintenance, property taxes, and insurance that we will continue to
incur after the lease expiration.

Our guidance does not include any other contract losses or any new contract awards, not previously announced because the timing of government
actions on new contracts is always difficult to predict. While we are encouraged by the strength of our margins in the fourth quarter, sustained margins at
this quarter’s level are likely to require higher populations as our staffing continues to return to pre-COVID levels.

For modeling our quarterly results, as a reminder, compared to the fourth quarter, Q1 is seasonally weaker because of one fewer day in the quarter,
higher utilities, and because we incur approximately 75% of our unemployment taxes during the first quarter, resulting in a collective $0.04 per share
decline from Q4 to Q1 and negatively impacting our operating margins.

Moving now to our capital allocation strategy. Since our Board authorized the share repurchase program in May 2022 through December 31, 2023, we

repurchased 10.1 million shares of our common stock at an aggregate cost of $112.6 million, leaving $112.4 million under the Board authorization. We
will remain opportunistic in repurchasing shares of our common stock and expect to repurchase additional shares in 2024, taking into consideration our
leverage, earnings trajectory, stock price, liquidity, and alternative opportunities to book — to deploy capital.

Our guidance includes a range of repurchase scenarios at various amounts and at various assumed prices. We also expect to use our cash on hand and
cash flow from operations to continue paying down debt, which could include additional open-market purchases or partial redemptions of our 8.25%
senior notes, which are scheduled to mature in 2026 and become redeemable at 104.125% of par on April 15, 2024.

‘We continue to monitor the debt capital markets and could issue additional debt securities to refinance portions of our existing debt to extend our
weighted average debt maturities if and when we determine that market conditions and the opportunity to utilize the proceeds are favorable. Given the
strength of both our balance sheet and cash flows, we have tremendous flexibility in how we deploy our liquidity and free cash flow and balance our
capital allocation strategy between debt repayments and share repurchases. Again, our guidance contemplates a range of scenarios associated with debt
reduction and share repurchases.



‘We expect AFFO, which we consider a proxy for our cash flow available for capital allocation decisions, to range from $158.3 million to $175.3 million
or $1.42 to $1.57 per share. We expect our normalized effective tax rate to be 27% to 29%, and the full-year EBITDA guidance in our press release
provides you with our estimate of total depreciation and interest expense.

We are forecasting G&A expenses in 2024 to be consistent with 2023. We plan to spend $62 million to $66 million on maintenance capital expenditures
during 2024, in line with $64 million incurred during 2023 and $7 million to $9 million for other capital investments compared to $4 million in 2023.

T will now turn the call back to the operator to open up the lines for questions.
QUESTIONSANDANSWERS

Operator

(Operator Instructions)

Joe Gomes, Noble Capital.

Joe Gomes—Noble Financial Capital Markets—Analyst

Good morning, Damon and David. Nice quarter.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Hey. Good morning, Joe.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Morning, Joe.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Thank you so much.

Joe Gomes—Noble Financial Capital Markets—Analyst

So I wanted to start with the ICE populations in the quarter. It sounds like you had some good growth sequentially there. And kind of like where are we
today? And kind of in conjunction with that, going through the supplemental, it looks like you had two facilities that were not yet to 75% occupancy to
ICE facilities at the end of the year. Where are they today? And how do we get those up and above that 75% occupancy level?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. So, Joe, let me tag team with Dave on that one. First part of your question, as of yesterday, our total population in our facilities from ICE was at
11,334. So I give you a real-time number on current utilization.

And I think that’s up, I think we did see a little bit of — which is pretty typical at that time of year with the holidays, I think we saw a little decline
between Thanksgiving and Christmas again. That’s pretty typical based on seasonality.

And then maybe just a quick comment. Obviously, you probably know as much as I do and just kind of following the discussions within Congress
between the Senate leadership and House leadership and where that all ends up. I know there’s a lot of people that don’t know if that’s going to be the
path forward on the funding for additional resources with ICE, but that’s kind of bigger bill with Ukraine and Taiwan and is real funding. So again, we’ll

see what happens here in the coming days and weeks.

So on a parallel path, we’ll watch off closely. The current fiscal year, as you know, is funded through early March. And we’ll be watching closely on
kind of what appropriation of adjustments are done there, especially for DHS and ICE and Border Patrol.

But on facilities, let me pass it over to Dave.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Yes. I think, Joe, you may be asking kind of where the facility stand relative to fixed payments because not all of our facilities have those fixed
payments. So I’'m not sure which facilities you’re referring to that are below the 75%. They may or may not have fixed payments.

But in total, we’re really clearing those fixed payment hurdles at this point. They are probably in aggregate across the portfolio. A few hundred below
the fixed payment level so they’re not thousands. So any incremental populations at this point would translate into incremental revenues for the most
part.

Joe Gomes—Noble Financial Capital Markets—Analyst

Okay. Great. Thanks. And then in the guidance, you talked about you’re assuming kind of the flat ICE population. As we all know, the funding for last
year was 34,000 beds. We’re at 38,500, I think, was the most recent ICE population number.

‘When you look at your guidance, are you expecting to be at that 34,000 level for funding? Or do you think it stays more in that 38,0007 Just trying to get
a little more detail there.



Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. I'll let Dave talk a little bit about our actual guidance, but I just — the bigger number for ICE, so all populations, not just CoreCivic, it’s kind of
hard to say. They’ve been working, as you know, since October 1 under continued resolutions. And so basically, that’s taking the funding level from last
year of 34,000 in this year.

So they clearly feel like they’re in a position to go a little higher than that as we’ve gotten into a couple of months into the fiscal year. So could they go
ahead and maybe fund that for the rest of the year at 34,000 but still run at 38,000? That possible.

As you know, last year, they did the reprogramming, I think during the middle of the fiscal year. That may be part of the strategy; that maybe Plan B.
Don’t know. But again, I think the next couple of weeks will be pretty critical on determining obviously what happens for the rest of the year.

1 will say, though, that — and maybe a little more to your second part of your question about the guidance. National number, obviously, that will go up
and down. It didn’t necessarily go in proportion with our populations.

So the national number maybe go down a little bit but our population is pretty flat. And based on utilization and what we’re hearing kind of on the
ground with our various stakeholders from ICE and the different parts of the country where we operate gives us some comfort that we’ve got a pretty

good number for the rest of the year. But let me add — let Dave add to that.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

1 think at a high level, Joe, the guidance would reflect populations consistent with what we saw in the fourth quarter. So we’re not anticipating a
supplemental funding going through or even when funding gets refreshed on March 8, whether that’s a continuing resolution or a full budget for the rest
of the year.

We’re not anticipating significant increases. And as I mentioned in my prepared remarks, if they do see increases in funding for detention beds, that
could be upside to our guidance. Likewise, we’re not assuming a decline in those populations. Our populations, like I said, probably from the fourth
quarter. So pretty stable populations, at least at the federal level throughout 2024.

Joe Gomes—Noble Financial Capital Markets—Analyst

Okay. Thanks. Damon, you didn’t mention anything really on the US Marshals Service. I’'m wondering if you might give us a little update on that client.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes, I appreciate that question. Yes, we’re basically just kind of seeing a steady as it goes. The populations have been up or down a little bit nationally.
Our populations also fit up down a little bit. I think the national population right now for the March service is around 57,000 and 58,000.

That’s been pretty stable over the last probably six, eight months down a little bit over the last two, three years. But last — again, 6, 8, 10 months we’re
pretty stable. So we’re kind of forecasting that for the rest of the year. Don’t see any big, real changes with that customer for the rest of the year.

1 don’t know if anything you would add to that, Dave.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Yes, our populations were very consistent in Q4 with Q3. In fact, they were up slightly.
Joe Gomes—Noble Financial Capital Markets—Analyst

Okay, great. And on the community segment, you kind of touched on this a little bit, David. There was a large increase in the revenue per compensated
mandate. [ think year over year was up about $12.

You mentioned a little bit about some contract renewals you got. Is there anything else that’s driving that? Should we kind of expect that as more of a
high-water mark? Or do you think there’s more potential upside in that revenue per compensated mandate on the community side?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. Joe, actually, I’ll tackle that one. Yes, we’ve seen a couple of quarters in a row of really strong growth on the community side. So as you know, both
occupancy growing but also we’ve had some really good renewals where we’ve got kind of reset the pricing on the compensated for the contract, I
should say. So we continue to see good support to increase populations there.

Again, that was part of the population that was easy to go ahead and release with social distancing and everything going on with COVID. So we really
think the big kind of bounce back is because now that the pandemic is over and some of those concerns were alleviated from a health perspective, we
continue to see populations go up. So again, really, really pleased with that and continue to see good growth there.

Joe Gomes—Noble Financial Capital Markets—Analyst

Okay. And one more for me and I’ll step aside here. Just you mentioned Cal City and you’re looking for alternatives there. Whenever there’s anything
significant you can tell us in terms of who you’re talking to for that and any other types of new business that might be here in the near term?



Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. So Cal City is a new business. So not here to discuss any specific client for that facility. But as noted in my script, [ mean, it is a great location.
Southwest, it’s not far from Los Angeles. So we think a state partner or a federal partner would be a good solution for this facility.

So I think you know, Joe, in the past, the marshal service and ICE have used that facility in the past. So it’s a great facility for their mission. So we are
continuing to have conversations and see that again as a great solution, knowing this location, but also its capabilities within the actual facility.

To your second question about just generally about new business, I’ll tell you, I have met with a lot of governors and secretaries and directors of
corrections here in the last probably six or eight months. And the message just continues to be the same: really challenging infrastructure issues within
their system. Facilities are becoming more and more overcrowded as populations are starting to come out of the jails that have been backed up because,
of course, being closed. And then also seeing significant population increases over the next three to five years. So that message continues to be
conveyed to us from our partners.

The other thing I’ll just say that maybe is a little bit surprise for folks is that some of our customers, they closed either units or maybe entire facilities
during COVID and what facilities they targeted for closure are usually the ones again that are maybe older, maybe more difficult to operate, but maybe
really challenging the staff.

And so some of this, kind of more immediate opportunity for us are coming from customers to say, we close XYZ facility in certain part of our
jurisdiction. And it just doesn’t make operational sense for us to reactivate it.

So basically, what I’'m saying is you may have a system or systems that their operational capacity has declined a little bit because they’ve got units or
facilities that just didn’t make sense to reactivate. And so that’s created a little more demand from them to use capacity in our system there. But I don’t

know, I guess you’d add to that, Dave.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Just reemphasizing, the underlying drivers of the new contracts that we signed in the second half of 2023 are still there. And as David just mentioned,
getting more urgent. So we feel really good about prospects moving into 2024 and have good momentum, having signed three new contracts in the
fourth quarter and another contract in the third quarter that’s both with state and county governments. So good momentum as we’re going into ‘24.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. I really appreciate that. One other thing I’d just say, Joe, and we mentioned in our script, but want to reinforce it, and that is: as you know, we
leaned a little forward on staffing around the enterprise about a year ago and also impacted a little bit our margins. And I know we had some good
conversations about that along the way. But we think some of those investments are really now — we’re getting the benefits of that now with some of
these new contracts.

Again, obviously, we’re watching closely what happens with ICE with this supplemental. There was some discussion about funding there for 50,000
beds nationwide, again, who knows how likelihood that is with the supplemental.

But as long as we saying, we continue to be very thoughtful on the staffing front, not just on what the needs are today, but trying to probably anticipate a
little bit what customer need is either with existing customers or new customers.

Joe Gomes—Noble Financial Capital Markets—Analyst
Great. Thanks again for taking my questions and congrats on the quarter.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Thank you, sir.

Operator

M. Marin, Zacks.

Marla Marin—Zacks Investment Research, Inc.—Analyst

Thank you. So given COVID, the courts were obviously in advance. And now that they’re back up and running, it seems that we’re still seeing a
backlog. And it seems like rather than getting smaller, it’s appearing treatment to grow. So if that’s the case, how do you think that might impact some of
your utilization rates and some of your post COVID facilities?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. It’s a good question. And yes, it’s a little bit of a couple of different catalysts. You alluded to it with you, of course, going to get back to where they
were operationally pre-COVID in this backlog that is we’ve seen in numbers and jail populations nationwide.

So again, we’re seeing that now. I think again, with contracts like with Montana, increased utilization in Idaho. Wyoming as we talked about, I mean, I

think that’s part of the reason. I think again, I think another part of the reason is, again, some of these systems took some capacity offline. And just that,
okay, it just makes sense for us to reactivate it to more cost effective. You’re probably going to give a lot better outcomes, too, by using capacity within
CoreCivic.



And I guess the third thing I"d just say is that looking at another lead indicator, which is kind of crime rates around the country and some of the actions
that are happening at the state and local level, I think that’s also going to have some material impact on populations on top of what we’re seeing today
because of the backlog with COVID.

But is there anything you’d add to that, Dave?

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

No, I don’t have anything add, Damon. You covered it.
Marla Marin—Zacks Investment Research, Inc.—Analyst

Okay. So you also talked about in your prepared remarks, you mentioned alternatives to retention. And I'm guessing that that would include your
electronic monitoring services, maybe the community service corporations.

Do you see — and you talked before about how you had some good quarters on community services operations. Do you see that as potentially
benefiting from some of the changes we’re seeing in the courts and in prisons’ views about prison detention?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. I mean — and keep me answer, Dave. I say on the community, again, the big driver there has been just increased utilization from a population
perspective into our facilities and also some favorable renegotiation of contract terms, again, we’ve had some improvements on the per diem and the
compensated day rates.

But we also are seeing, again, good use and good attraction to our monitoring, our case management services and other support services we can do
within the community segment. But I’ll also say, and I think maybe a part of your question, too, we remain really bullish on that for the community
business. And so we continue to make investments in both people and technology to meet the needs either with the existing partners or potentially new
partners.

Again, going back to the lease proposed supplemental from Congress on Sunday night of this week, again, who knows how much of this will carry on
either through a supplemental being passed or moved on to a full funded year. But there was almost over $1 billion, I think that was earmarked for

additional expansion of alternative detention under ICE.

So again, I think the continued investment, not only just for that opportunity but also what we’re seeing in with cities and counties and even the bureau
prisons, I think, are good investments. And again, we continue to be really bullish on the business.

But anything to add to that, Dave?

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Yes, I think there’s some inertia from the Federal Bureau of Prisons as well to expand the utilization of residential reentry centers whether that’s due to
infrastructure, trying to get more people out of prison into the communities and helping them assimilate.

So I think there could be some more funding there that kind of began during the last administration. And it seems to be getting some legs now. So [
wouldn’t be surprised if we saw the BOP expand its utilization of our RCs by early release programs, alternatives to detention, and things like that. So I

agree that there’s a lot of upside there. And we have a lot of capacity within our community portfolio to accommodate that need.

Marla Marin—Zacks Investment Research, Inc.—Analyst

Okay, thank you.
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Thank you, M.

Operator

Kirk Ludtke, Imperial Capital.

Kirk Ludtke—Imperial Capital, LLC—Analyst

Hi, Damon and David, Brian, Mike, thanks for the call.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Good morning.
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Good morning, Kirk.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Congratulations on the quarter. Just a couple of follow-ups. On the ICE population, did I hear that the immigration bill included funding for 50,000 beds.
Did I hear that correctly?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer



That’s correct, yes. The bill that came out Sunday night. And as you know, this was out of the Senate. And you heard this a couple of times during the
course of the week where the negotiators of that Bill noted that they were looking at funding for taking up the population of 50,000 beds.

So that’s been part of the talking points with the unveiling of this bill on Sunday. So again, you probably know as well as I, there’s obviously some

strong views about that bill on the House. So again, not here to handicap the bill, but at least just want to indicate, that’s at least what the Senate was
making relative to that supplemental.

Got it. Well, that’s helpful. Thank you. And where did your ICE population peak pre-pandemic?
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Pre-pandemic, keep me honest with you, Dave, I think in the summer of ‘19, we got near 15,000.

Kirk Ludtke—TImperial Capital, LLC—Analyst

From 11,300 today?
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Yes.

Kirk Ludtke—Imperial Capital, LLC—Analyst

Got it. Thank you. And do you remember what the — how many beds were funded back then?
David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

1 know that nationwide populations are around 55,000. I don’t know if they were necessarily funded at that level. It was probably less — I know it was
less than that.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Yes. Actually, I think it was pretty meaningful less than that. Now I think about it.

Kirk Ludtke—Imperial Capital, LLC—Analyst

Interesting. Okay. Thank you. That’s helpful. And then on California City, so now the lease expires in just a couple of months, has the state started to
ramp that facility down?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
They have. Yes, they’ve been going through the steps for kind of deactivation, I think, both population and staffing.

Kirk Ludtke—Imperial Capital, LLC—Analyst

Okay. Got it. And are there any legal limitations as to what you can use that facility for?
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

There are a couple. I don’t know right off the top of my head; I think there’s a few. But obviously, California was in there. And then we’ve had no issues
on housing Marshals there and ICE in the past.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

‘Would be the type of inmate that you’re —
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes, maybe that’s right. It is type of inmate. And I don’t know off top of my head. We can follow-up with you offline on that. But I suspect there’s
probably some limitations on maybe classification or something like that.

Got it. Got it. Thank you. And then on Harris County, that’s a nice win. Can you just expand on that? And how that came about? And why they —
because if my Google Maps is working correctly, that’s over 500 miles between Harris County and Tallahatchie. So I’'m just curious what maybe —
expand on how that came about and why Tallahatchie?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Yes. Yes, sir. So part of the playbook is that, obviously, we’re always monitoring not only the existing needs with the existing partner, I should say, but
also partners like Harris County or potential partners, what’s their system utilization capacity, maybe some challenges that they’re experiencing.

And Houston is — I think that’s where the company really got started. Our very first contract was in Houston almost four years ago. So either in that
county in that city really, really well. And so I think they just expressed they had some issues with physical plant. They had some really difficult
outcomes here in the last couple of years because of overcrowding. I think there were some staffing issues.



And it’s a pretty big system. Obviously, Metropolitan Houston and Harris County, it’s a big system. Don’t hold me to this, and I think they have almost
10,000 people in their jail system. So what that allowed us to do to kind of your last part of your question about the distance is to say, okay, look at your
entire population and is the part of the population that would be well suited and this is individuals. They don’t have to go to jail or go to court every day
that could be in a setting of Tallahatchie County.

And of course, we’ll work with them on transportation, video conferencing, and whatnot to keep them connect as appropriate with the courts and the
Sheriff’s office here in Harris County. So we’ve got a lot of plays in the playbook on helping them deal with kind of some of the distance issues.

But again, with the system that large, there’s parts of the population that would be well suited again from a distance of — again, you said 500 miles from
Houston. If anything you’d add to that, Dave?

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Yes. I mean Tallahatchie was a great facility. It was about 25% occupied. So it was a location where we could immediately satisfy the need and bring the
detainees in quickly. We could probably — I mean, there’s about seven or eight different customers in that facility. So they’re doing a fantastic job there.

But with the exception of probably a handful of locations where we could accommodate a new customer, like what we did at our Saguaro Facility with
Montana, Saguaro Facilities in Arizona, so Montana moved 120 inmates there.

‘We do have — it’s like 120 and we probably have a dozen facilities, but it’s getting to the point now where we may have to look at activating a new
facility to accommodate new contract towards if we see that kind of demand. Obviously, we wouldn’t do that speculatively. It’s expensive to open up

and staff a facility in advance of visibility on a customer. But Tallahatchie was a great location where we could accommodate Harris County, and there
aren’t many of those left.

‘Well, that’s interesting. I appreciate it. Thank you.
Operator
Brian Violino, Wedbush.

Brian Violino—Wedbush—Analyst

Great. Good morning. Thanks for taking my question.
Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Morning, Brian.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Good morning.
Brian Violino—Wedbush—Analyst

Good morning. Just quickly, you talked quite a bit about the three state and local contract wins you had in the fourth quarter. Could you give us how
much EBITDA you anticipate those contracts will contribute in 2024?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

‘We haven’t disclosed that, but they’re probably different profiles. One was a facility that was largely occupied the one in Arizona and then Tallahatchie,
as I just mentioned, was like 25% occupied. So it’s probably a few million dollars in EBITDA between the two of them over a year, maybe a little bit
north of that.

Brian Violino—Wedbush—Analyst

Got it. Okay. Thank you. And then maybe hard for you to answer from your seat, but it seems like DHS has been reallocating funds to ICE for additional
bed funding given that we’re over the 34,000 number.

1 guess from your perspective, do you anticipate that there’s additional dollars that could be reallocated within DHS? Or do we really need supplemental
funding to see bed counts rise much more than there are today?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

‘Well, the first part of your question, you’re exactly right. That’s really hard to answer. Again, they had that play in the playbook last year. As you know,
1 think the secretary came out May or June of last year and indicated they were doing a reallocation of funding.

So can they do that again? And do they have the ability? It really be hard for me to say. I don’t know if they even said publicly what the amount was. I
think the secretary just came out saying we’re doing it, but I don’t think I ever heard an actual number.

1 think population, again, a little bit to the question earlier about you’re currently at the 37,000, 38,000. Again, they’re officially funded at 34,000.
Again, that number as Dave said, that was pretty consistent during the fourth quarter. You had a little bit up and down because it’s again seasonality.



So do they feel like they could do that rest of the year? If they come to end of February and March and due to the full funding until the end of fiscal year
at 34,000, maybe. Again, we’ll just have to wait and see.

And again, I think for them to go meaningfully above that, and I think this is the last part of your question, it will require additional funding. And again,
that could potential be supplemental. We just talked about or they could — I’ll say they’ve got the ability to go ahead and do additional funding through
the full funded year, full budget for the full year. So that’s still an option, too.

Again, we’ll be watching, obviously, all these different discussions for these different vehicles where they could increase funding. I don’t know anything
you want to add to that, Dave?

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

No, that’s right.

Brian Violino—Wedbush—Analyst

Great. Thanks. And then just one last one, if I could. Kind of on a similar note. In terms of ICE, looking at ICE facilities, is that something that you
think that they can be involved with without supplemental funding potentially looking at some of your vital facilities, maybe even outside of Cal City?

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Well, I guess I’ll say it this way. We have been in the last, I guess, year and it’s a little bit to the discussion we had on staffing. I mean obviously, we’ve
worked with ICE for 40 years, so we’re in daily conversations about what their needs are.

And obviously, they’re getting direction from DHS administration and to somewhat from members of Congress. So we’re always having a constant
conversation of our capabilities where we’ve got capacity, either that’s in printing facilities or vacant facilities. And then with that, we make certain
decisions based on that information on investments we need to do on either CapEx and/or on staff.

And again, that’s a little bit of what we did last year. We felt like before Title 42 went away — as you know, we were at 5,000. We felt like we needed to
make some steps to get staffing in place for if and when the ICE populations do go up, we would be prepared for that.

So we’re continuing to have those discussions internally, but also with our customer, and that’s just part of the — kind of normal behavior working with
them. And we know that there a lot of eyes on them. And they get a lot of direction from a lot of different stakeholders, but we do our best to
acknowledge just to hear what they’re saying, but also make some proactive steps as appropriate. I also want to be prudent on that as appropriate to
prepare for any future demand.

But I guess, anything you’d add to that, Dave?

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Yes, I’d say if they wanted to consolidate populations from a number of local jails for example, and then consolidate them into one of our facilities, that
would not require incremental funding. Because you’re just transferring dollars from multiple facilities into one facility.

So we have had conversations with ICE at a particular facility on that. I haven’t taken action on it yet. But that could be a potential where you could
activate another facility without an incremental funding.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
That’s a good point.

Brian Violino—Wedbush—Analyst

Okay. Great. Thank you. Appreciate it.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Yes, sir.

Operator

Greg Gibas, Northland Securities.

Greg Gibas—Northland Securities—Analyst

Hey Damon and Dave. Thanks for taking the question. Congrats on the results.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Thank you, Greg.

Greg Gibas—Northland Securities—Analyst

1 was wondering if you could maybe elaborate a little bit more on the assumptions for occupancy and compensation per bed that is implicit in your
guidance. It sounds like ICE, not really forecasting a change in population size there. But just if you could talk about kind of any changing dynamics

with respect to the split between occupancy changes versus increased revenue per bed.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President




Yes, on the occupancy front, the forecast is fairly stable, so not much higher than 74%. We’ve talked in past calls about getting to that magical
pre-pandemic occupancy of just north of 80%. So the guidance certainly does not include that. It’s probably stable, maybe a slight increase from the
74% occupancy we achieved in the fourth quarter.

With respect to — and that would include the populations that we’re bringing in under the — or have actually already brought in under the four new
contracts that we executed during the second half of 2023, as well as some population increases that we saw from a number of states under existing
contracts. So those will contribute to increases in occupancy.

On the per diem rate, most of our per diem increases take effect in July particularly from our state customers since that’s when their fiscal years begin.
So we’ll be beginning those conversations if we haven’t already, engaging with our partners, talking about our needs for per diem increases related to
staffing and other inflationary costs.

So it’s hard to get that visibility now. We take a pretty conservative approach when we talk about per diem increases that we include some of our
contracts have stipulated per diem increases in them. In which case, obviously, we’re going to put those per diem increases in the forecast. Others are
dependent on appropriations. So depending on the history with a particular customer, we may or may not include that.

Our federal contracts, the other hand, most of them have per diem increases built into those contracts. And so they would be built into the guidance as
well. So I’d say probably a pretty average year.

Last year 2023, we were quite successful in per diem increases, particularly from states that hadn’t provided per diem increases during the pandemic.
And we continue to provide wage increases as we really need to get a per diem increase to maintain our margins and pay our staff appropriately. So I

wouldn’t say we’re forecasting as good a year in 2024 as we had in ‘23. Because ‘23, we were making up for some lost ground during the pandemic.

Greg Gibas—Northland Securities—Analyst

Great. Makes sense. That’s very helpful. And I wanted to follow-up to — it seems like there was some nice profitability upside just from the
normalization of expenses, particularly reducing temporary staffing and more so going to a higher percentage of local based, more permanent. And I just
wanted to ask if you see that as kind of a tailwind for continued margin improvement in 2024? Or do you kind of see that mostly already normalized?

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

That’s a great question. Id say a little bit of both. There are some facilities where we still have some opportunities to normalize the expense structure,
but we’ve made a lot of progress. And so if you go back to fourth quarter of 2022 compared with the fourth quarter of 2023, significant reductions, as I
pointed out in my prepared remarks.

But I wouldn’t say it’s totally complete. There’s still some opportunities where we could reduce those travel expenses a bit further. We will also be
hiring some additional staff, too. So there’s the put and takes on that. But overall, I'd say there’s still some opportunities to normalize expenses.

Brian Violino—Wedbush—Analyst

Okay, good to hear. Thanks guys.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer
Thank you.

David Garfinkle—CoreCivic Inc—Chief Financial Officer, Executive Vice President

Thank you.
Operator
(Operator Instructions)

And this does conclude the question-and-answer session of today’s program. I'd like to hand the program back to Damon Hininger for any further
remarks.

Damon Hininger—CoreCivic Inc—President, Chief Executive Officer

Thank you so very much and thank you all for joining us our call today. And especially to our investors, thank you for your trust and confidence and
your investment in the company.

We look forward to talk to you in May as we talk about our first-quarter results. Have a great day, everyone.
Operator

Thank you, ladies and gentlemen, for your participation in today’s conference. This does conclude the program. You may now disconnect. Good day.
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results. In addition, the information contained herein does not constitute an offer to sell or a solicitation to buy any of the Company’s securities.
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FINANCIAL HIGHLIGHTS lof 22
(Unaudited and amounts in thousands, except per share amounts)

For the Three Months Ended For the Twelve Months Ended
December 31, December 31,
| 2023
Diluted EPS g 0.23 S 0.21 g 0.59 $ 1.03
Adjusted Diluted EPS $ 0.23 S 022 S 0.61 5 0.57
Normalized FFO Per Share L3 0.45 S 0.42 s 1.47 H 1.39
AFFO Per Share $ 0.38 5 0.38 S 1.44 5 1.33
TTM Debt Leverage 2.8x 32x 2.8x 3.2x
Fixed Charge Coverage Ratio 4.7x 4.0x 3.8x 32x

GUIDANCE SUMMARY
(Unaudited and amounts in thousands, except per share amounts)

Full Yea

Low-End d

Net income g 65,000 5 80,000
Depreciation and amortization of real estate assets 98,250 99,250
Funds From Operations $ 163,250 5 179,250
Maintenance capital expenditures on real estate assets (31,000) (30,000)
Stock-based compensation 21,000 21,000
Other non-cash revenue and expenses and non-cash interest 5.000 5,000
Adjusted Funds From Operations 5 158,250 5 175,250
Diluted EPS s 0.58 s 0.72
FFO per diluted share g 1.46 3 1.61
AFFO per diluted share -3 1.42 s 1.57
Net income S 65,000 g 80,000
Interest expense 79,000 78,000
Depreciation and amortization 126,500 126,500
Income tax expense 20,750 28,750
EBITDA s 300,250 § 313,250
Capital Expenditures

Maintenance on real estate assets 5 30,000 g 31,000

Information technology and other assets 32,000 35,000

Other capital investments 7.000 9,000

Total capital expenditures s 69,000 $ 75,000




CONSOLIDATED BALANCE SHEETS 2 of22

(Unaudited and in th Is, except per share amounts)
December 31, September 30, June 1 March 31, December 31,
2023 2023 2023 3 2022
ASSETS
Cash and cash equivalents s 121,845 s 103,697 s 41,840 b 51,463 5 149,401
Restricted cash 7111 14,214 13,256 13,713 12,764
Accounts receivable, net of credit loss reserve 312,174 269416 261,539 256,175 312,435
Prepaid expenses and other current assets 26,304 32.638 37,087 27,685 32,134
Assets held for sale 7.480 - - 6,936 6,936
Total current assets 474,914 419,965 353,722 355,972 513,670

Real estate and related assets:

Property and equipment, net 2,114,522 2,127,800 2,141,714 2,153,252 2,176,098
Other real estate assets 201,561 204,096 204,850 206,736 208,181
Goodwill 4,844 4,844 4,844 4,844 4,844
Other assets 309,558 311,903 322,651 334,598 341,976
Total assets S 3,105,399 ] 3,068,608 3 3,027,781 5 3,055,402 5 3,244,769
LIABILITIES AND STOCKHOLDERS' EQUITY

Accounts payable and accrued expenses s 285,857 N 290,385 S 260,395 $ 259,432 5 285,226
Current portion of long-term debt, net 11,597 13,982 13,243 12,506 165,525
Total current liabilities 207,454 304,367 273,638 271,938 450,751

Long-term debt, net 1,083,476 1,055,588 1,058,816 1,092,623 1,084,858
Deferred revenue 18,315 18,869 20,109 21,350 22,590
Non-current deferred tax liabilities 96,915 98,124 95,674 101,183 99,618
Other hiabilities 131,673 133,358 140,408 148,576 154,544
Total liabilities 1,627,833 1,610,306 1,588,643 1.635.670 1,812,361

C itments and cc

Common stock - $0.01 par value 1,127 1,136 1.136 1,137 1,150
Additional paid-in capital 1,785,286 1,792,481 1,787,207 1,782,632 1,807,689
Accumulated deficit (308,847) (335,315) (349,207) (364,037) (376.431)
Total stockholders' equity 1,477,566 1,458,302 1,439,136 1,419,732 1,432,408

Total liabilities and equity S 3,105,399 $ 3,068,608 3 3,027,781 b 3,055,402 S 3.244.769




CONSOLIDATED STATEMENTS OF OPERATIONS Fof22

(Unaudited and in th Is. except per share amounts)

For the Three Months Ended For the Twelve Months Ended

December 31, December 31,
2022 2023 2022

REVENUE:

Safety s 448,704 3 430,247 s 1,731,421 s 1,684,035
Community 30,499 26,994 115,068 103,263
Propertics 11,987 14,169 49,875 57,873
Other 56 23 271 158
Total revenue 1,236 FITA53 TR06,605 [,845.539
EXPENSES:
Ope :
Safety 341426 326,005 1,356,496 1,313,567
Community 23,007 22,485 91,895 86,016
Properties 4,077 302 13,829 13,682
Other 52 268 210 527
Total operating expenses 368,562 351,969 1,462,430 1,413,792
General and admi rative 36,8606 34,892 136,084 127,700
Depreciation and amortization 32,133 31688 127,316 127,906
Sharcholder litigation expense - - - 1,900
Asset impairments - 879 2,710 4,392
437,561 419,428 1,728,540 1,675,690
OTHER INCOME (EXPENSE):
Interest expense, net (17.655) (19.593) (72.960) (84.974)
Expenses associated with debt repayments and refinancing transactions (360) (489) (686) (8,07T)
Gain on sale of real estate assets, net 455 379 T98 87728
Other income (expense) 619 52 576 G0
INCOME BEFORE INCOME TAXES 36,744 32,554 165,302
Income tax expense (10,276) (8,117) (42,982)
NET INCOME s 26,468 s 24437 s 67,590 s 122,320
BASIC EARNINGS PER SHARE H 0.23 b 0.21 H 0.59 H 1.03

DILUTED EARNINGS PER SHARE s 0.23 § 0.21 s 0.59 5 1.03




RECONCILIATION OF BASIC TO DILUTED EARNINGS PER SHARE dof22
(Unaudited and amounts in thousands, except per share amounts)

Months Ended For the Twelve Months Ended
ber 31, December 31,
2022 2023
G2
Net income ) 26,468 § 24,437 § 67,590 b 122,320
Diluted:
Net income 5 26,468 5 24,437 5 67,590 3 122,320
ict
Weighted average shares ding-basi 113,440 114,982 113,798 118,199
Diluted:
Weighted average shares ding-basi 113,440 114,982 113,798 118,199
Effect of dilutive securities:
Restricted stock-based awards 1.346 1,274 852 899
Weighted average shares and assumed conversions-diluted 114,786 116,256 114,650 119,098
Basic earnings per share S 0.23 S 0.21 S 0.59 S 1.03

Diluted earnings per share $ 023 s 0.21 s 0.59 s 1.03
=




CALCULATION OF ADJUSTED DILUTED EARNINGS PER SHARE Sof22
(Unaudited and intf 1s, except per share amounts)

For the Three Months Ended For the Twelve Months Ended

December 31, December 31,
2023 2022

Net income 5 26,468 $ 24,437 s 67.590 $ 122320

360 489 6E6 8077
- - 930 -
Giain on sale of real estate assets, net (455) (379) (T98) (87.728)
Sharcholder litigation expense - - - 1,900
Asset impairments - 879 2,710 4392
Income tax expense (benefit) for special items 26 (205) (T58) 19,338
Adjusted net income 5 26,399 $ 25,021 H 70.360 S 68,299
Weighted average common shares outstanding - basic 113,440 114,982 113,798 118,199
Effect of dilutive securities:
Restricted stock-based awards 1,346 1,274 852 899
Weighted average shares and assumed conversions - diluted 114,786 116,256 114,650 119,098
Adjusted Earnings Per Basic Share s 0.23 13 0.22 5 0.62 b 0.58

Adjusted Earnings Per Diluted Share b 0.23 13 0.22 bl 0.61 H 0.57




FUNDS FROM OPERATIONS 6of 22
[N dited and in th ds, except per share amounts)

For the Three Months Ende For the Twelve Months Ended

December 31, December 31,
2023 2022 2023 2022

FUNDS FROM OPERATIONS:

Net income 5 26,468 5 24,437 % 67,590 5 122,320
Diepreciation and amortization of real estate assets 24,870 24,092 98,076 96,917
Impairment of real estate assets - 879 - 4,392
Giain on sale of real estate assets, net (455) (579) (T98) (87,728)
Income tax expense (benefit) for special items 126 (78) 226 21,995
Funds From Operations H 51,009 s 48,751 s 165,004 H 157,896
Expenses iated with debt repay and refi i i 360 489 686 8,077
Income tax expense associated with change in corporate tax structure - - 930 -
Sharcholder litigation expense - - - 1,900
Orther asset impairments - - 2,710 -
Income tax benefit for special items (100} (984) (2,657)
Normalized Funds From Operations s 51,269 5 3 168,436 s 165,216
ital expenditures on real estate assets (14,973) (33,320) (31,557)
Stock-based compensation 5318 20,760 17,568
1,008 44406 5,643
d expenses 1,177 4,729
Aﬂjuskd Funds From Operations H EXNL EERTEN s 65051 S
FUNDS FROM OPERATIONS PER DILUTED SHARE s 0.44 b3 0.42 s 144 5 1.33
NORMALIZED FUNDS FROM OPERATIONS PER DILUTED SHARE 5 0.45 s 0.42 H 1.47 S lﬁ
ADJUSTED FUNDS FROM OPERATIONS PER DILUTED SHARE 5 (ﬁ s 0.38 H 1.44 $ ]_
FFO and AFFO arc widely accepted supplemental non-GAAP measures utilized to evaluate the performance of real estate P following the dard: blished by the National Association of Re:
Investment Trusts (NAREIT). The Company believes that FFO and AFFO are important i that I discussion and :mill is of the Company's results of operations imd are used 1o review and
assess operating performance of the Company and its properties and their management teams. NAREIT defines FFO as net income puted in accord wit Il d g principles, excluding gains
(or losses) from sales of property and dinary items, plus depreciation and amortization of real estate and impairment of depreciable real estate and after ad,n;.lm..nh for unmnwlldalcd parlnmhlpu and ]nlm
ventures taltlll.llLd to reflect FFO on the same basis. As a company with extensive real estate huldlnp. we believe FFO and FFO per share are important suppl of our of 2 performance and believe
they are frequently used by ities analysts, i and other i i parties in the of REITs and other real estate operating companics many of which present FFO and FFO per share when reporting
resulis. Because the b I cost i ion used for real estate assets ruqu:m depreciation {except on land), this accounting presentation assumes that the value of real estate assets diminishes at a level rate
over time. Because of the unique structure, design and use of the Company's proy 3 believes that ing performance of the Company's properties without the impact of depreciation or amortization is
useful. The Company may make adjustments to FFO from time to time for |_|_rt'|m other income and exy that it id ring, infreq or unusual, even though such items may require cash settlement,
because such items do not reflect a necessary or ordinary component of the ongoing operations of the Company, Normalized FFO excludes the effects of such items. The Company caleulates AFFO by adding o
N lized FFO h exy such as the ization of deferred fi ing costs and stock-based ¢ , and by sul ing from N lized FFO recurring real estate expenditures that are capitalized and
then amortized, but which are necessary to maintain a real estate of i I s properties and its revenue stream. Some of these capital exy contain a di y element with

ingurred, whi s may be more urgent. Tlu,n,lun, these ¢a \pun.lnum. may fluctuate from quarter to quarter, depending on the nature of the expenditures required, seasonal factors such as we

budgetary cond Other companies may late FFO, N 0, and AFFO differently than the Company does, or adjust for other items, and therefore comparability may be limited. ), Normalized
and F\l"'(‘ and their ponding per share S are not s of perfi under GAAP, and should not be considered as an altema to cash flows from operating activities, a measure of liguidity or an
alternative to net income as indicators of the Company’s operating performance or any other measure of performance derived in accordance with GAAP. This data should be read in conjunction with the Company’s

consolidated financial statements and related notes included in its filings with the Securities and Exchange Commission.



EBITDA, ADJUSTED EBITDA, AND RECONCILIATION TO AFFO Tof22
(Unaudited and amounts in thousands)

For the Three Months Ended For the Twelve Months Ended
December 31, December 31,
2023 2022 )23 2022
EBITDA CALCULATION:
Net income s 26,468 3 24,437 5 67,590 s 122,320
Interest expense 21,228 22,712 85,265 95,851
Depreciation and amortization 32,133 31688 127316 127,906
Income tax expense 10,276 8,117 28.233 42,982
EBITDA 90,105 86,954 308,404 389,059
Expenses iated with debt repayments and refi i 360 489 636 8,077
Gain on sale of res net (455) (579) (T98) (87,728)
Shareholder litigatio - - - 1,900
Assel impairments 879 2,710 4,392
ADJUSTED EBITDA s 90,010 s 87,743 s 311,002 H 315,700
Adjusted EBITDA 5 90,010 5 87.743 ) 311,002 5 315,700
EBITDA from unrestricted subsidiaries (2,430) (2,474) (9.871) (9,993)
RESTRICTED ADJUSTED EBITDA S 87,580 5 85,269 5 301,131 5 305,707

H 90,010 5 87,743 5 311,002 315,700

capital expenditures on real estate assets (14,973) (14,202) (33,320) (31,55T)

tion and amortization of non-real estate assets (7.263) (7.596) (29,2400 (30,989)

Interest expense (2 8) (95,851)

Income tax expense (10,276) (42,982)

Income tax expense associated with change in corporate tax structure - -

Income tax expense (benefit) for special items 26 (205) 19,338
Stock-based compensation 5318 5,861 17,568
Amortization of debt costs 1008 1,222 5,643
Other non-cash revenue and expenses 1,177 1,831 1,588

Adjusted Funds From Operations 5 43,799 S 43,825 5 165,051 s 158,458




SELECTED FINANCIAL INFORMATION Sof22
(Unaudited and amounts in thousands, exeept per share amounts)

BALANCE SHEET:

Property and equipment s 3,935,537 H 3926475 H 3912719 S 3,897,035 § 3,802,381
Accumulated depreciation and amortization {1.821,015) {1,798,675) (1,771,005) (1,743,783) (1,716,283}
Property and equipment, net 5 2,114,522 5 2,127.800 -] 2,141,714 5 2,153,252 5 2.176,098
Assets held for sale 5 7480 5 5 - 5 6,936 5 6,936
Total assets 5 3,105,399 5 3,068,608 5 3,027,781 5 3055402 5 3,244,769
Maintenance & technology capital expenditures for the quanter ended s 25,624 5 15,826 5 16,180 5 6,223 5 24926
Growth capital expenditures for the quarter ended s 1,882 5 1,739 5 275 s - 5 6,371
Total debt s 1,106,691 H 1,081,131 5 1,084,250 s 1,118,356 $ 1,264,522
Equity book value 5 1,477,566 3 1,458,302 3 1,439,136 3 1,419,732 3 1,432,408
LIQUIDITY:
Cash and cash equivalents 5 121,845 5 103,697 5 41,840 5 51463 3 149,401
Availability under revolving credit facility 5 257,134 5 232,634 5 232,634 5 222574 5 233,236
CAPITALIZATION:
Common shares outstanding 113,605 113,605 113,685 114,988
Common share price at end of period s 3 11.25 3 9.41 s .20 5 11.56
Market value of common equity at end of period 5 5 1.278.056 5 1,069,023 S 1,045,902 5 1.329.261
Total equity market capitalization 5 1,638,010 5 1,278,056 5 1,069,023 5 1,045,902 5 1.329.261
Tatal market capitalization (market value of equity plus debt) $ 2,744,701 b 2,359,187 b 2,153,273 $ 2,164,258 $ 2,593,783
EBITDA 5 90,105 H 72,787 H 71.835 s 73,677 s 86,954
ADJUSTED EBITDA s S0.010 3 75219 3 72086 8 73.677 8 87,743
NORMALIZED FUNDS FROM OPERATIONS H 51,269 3 40,462 H 37.826 8 38,879 5 49,113
d funds from operations per diluted share s 045 3 0.35 3 0.33 b3 0.34 5 0.42
ADJUSTED FUNDS FROM OPERATIONS 5 43,799 5 42,259 5 35,965 5 43,028 5 43,825

Adjusted funds from operations per diluted share 5 038 ] 0.37 ] 0.32 s 0.37 5 0.38



NET OPERATING INCOME:

Revenue
Safety
Community
Properties
Other
Total revenues

Operating Expenses
Safety
Community
Properties
Other
Total operating expenses

Met Operating Income
Safety
Community
Propertics
Other
Total net operating income

SEGMENT DATA

Unaudited and amounts in thousands, except per share amounts

For the Three Months Ended Decemb

2023

r3l,

For the Twelve Months E

2023

Gof22

s 448,704 430,247 1,731,421 1,684,035
30,499 26994 115,068 103,263

11,987 14,169 49,875 57,873

56 23 271 158

491,246 471,433 1,896,635 1,845,329

341,426 326,095 1,356,496 1,313,567

23,007 22,485 91,895 86,016

4077 3,121 13,820 13,682

52 268 210 527

368,562 351,969 1,462,430 1,413,792

107,278 104,152 374,925 370,468

7,492 4,509 23,173 17,247

7910 11,048 36,046 44,191
4 (245) 61 (369)

S 122,604 TT9.464 33,305 537

Number of days per period

ble beds

Average av:
Average compensated occupancy
Total compensated man-days

Revenue per compensated man-day
(87 i

d man-day:

expenses per
xed expense
ariable expense
Total

Op g Income per ¢ sated
Operating margin

92 92 365 365

69,398 72,580 70,647 73,165
74.0% 71.1% 71.6% 70.3%

4,722,699 4.744.354 18,456,656 18,777,625

$ 99.63 94.42 98.06 93.26

55.20 50.79 55.40 5141

20.17 20.84 21.19 2131

7537 7163 76.59 72.72

$ 24.26 22.79 21.47 20.54
A% 1% 9% 22.0%




SEGMENT DATA 10 0f 22

Unaudited and amounts in thousands, except per share amounts

For the Three Months Ended s For the Twelve Months Ended Dec
2

2023 23

¥ s 448,704 5 430,247 13 1,731,421 s 1,684,035
Operating expenses:
Fixed expense 249,507 230,637 978,561 925,622
Variable expense 91,919 95,458 377,935 387,945
Total 341,426 326,095 1,356,496 1,313,567
Facility net operating income s 107,278 5 104,152 $ 374,925 s 370,468
Average available beds 64,729 67,711 65,978 68,296
Average compensated occupancy 74.7% T2.0% 72.2% 71.2%
Total compensated man-days 4,449,071 4,482,937 17,396,574 17,754,704
Revenue per compensated man-day b 100.85 5 95.97 S 99.53 s 94.85
Operating expenses per compensated man-day:
Fixed 56,08 51.45 56.25 52.13
Variable 20.66 21.29 21.72 21.85
Total 76.74 72.74 77.97 73.98
Operating income per comy 1 day H 24.11 5 23.23 $ 21.56 S 20.87
Operating margin 23.9% 24.2% 21.7% 22.0%

cility revenue (1) s 21,799 5 17,715 s 78,422 s 67,084
Operating expenses: (1)
Fixed expense 11,184 10,351 43,993 39732
Variable expense 3,334 3,432 13,108 12,209
Total 14,518 13,783 57,101 51,941
Facility net operating income S 7281 3 3,932 S 21,321 S 15,143
Average available beds 4,669 4,869 4,669 4,869
Average compensated occupancy 63.7% 58.4% 62.2% 57.6%
Total compensated man-days 273,628 261417 1,060,082 1,022,921
Revenue per compensated man-day s 79.67 3 67.77 5 7398 s 65,58
Operating ex| per comy d day:
Fixed expense 40.87 39.60 41.50 3884
g 12.18 13.13 12.37 11.94
53.05 52.73 53.87 50.78
Operating income per I d man-day S 26,62 5 15.04 s 20.11 5 14,80
Operating margin 334% 22.2% 27.2% 22.6%
(1) Our CoreCivic Community segment includes the operating results of residential reentry centers we operate during each period, along with the operating results of our i I al SErvi However,

For the three

eniue and operating expenses in this table, and the corresponding per compensated man-day amounts, of CoreCivie Community include only these related to the operation of the residential reentry cent
menths ended December, 2023 and 2022, our aliernative services generated revenue of 58,7 million and $9.3 million, respectiv

menths ended December 31, 2023 and 2022, our aliernative se s generated revenue of $36.7 million and $36.2 million, respes

For the twelve

and incurred operating expenses of $8.5 million and $8.7 million, respectively
vely, and incurred operating expenses of $34.8 million and $34.1 million, respectively.



ANALYSIS OF OUTSTANDING DEBT 1af22
{Unaudited and amounts in thousands)

Stated
Interest Maturity Callable/

Rate 1 Date edecmable

The 4.625% Senior Notes were redeemed on February 1, 2023 at a redemption price equal to 100% of the
Senior Unsecured Notes Issued 2013 s 153,754 s - 4.625% - - principal ameunt of the owstanding 4.625% Senior Notes, which amounted 1o $153.3 million, plus acerwed and
wnpaid interest to, but not including, the redempition date,

Prior to July 15, 2027, redeemable at a "make-whole™ redemption price, plus accrued and unpaid interest;
Sentor Unsecured Notes lssued 2017 250,000 243,068 4,75% 4.91% October 2027 thereafter the notes are redeemable at 100% of the aggregate principal amount plus accrued and unpaid interest.
During 2023, $6.9 million of the notes were repurchased in privately negotiated transactions,

Prior to April 15, 2024, red, ble at a "make-whole" red bom price, plus accrued and unpaid interest.
Thereafier the notes are redecmable at 104.125% of the aggregate principal amount beginning on April 15, 2024

Senior Unsecured Notes Issued 2021 614,113 593,113 £25% £.65% April 2026 and 100% of the aggregate principal amount beginning on April 15, 2025, plus, in both cases, accrued and unpaid
interest. Duning 2022, $60.% million of the notes were repurchased in priva negotiated transactions, During
2023, $21.0 million of the notes were repurchased in privately negotiated transactions,

Redeemable in all or part at any time upon written notice of not less than 30 days and not more than 60 days prior

Non-Recourse Mongage Now - Kansas 150,405 145,510 4.43% 4,75% 1o the date fixed for such prepayment, with a “make-whole” amount, together with interest accrued to, but not
including, the redemption date.

Total Fixed Rate Debt 1,168,272 S81.691

Floating Rate:

Revolving Credit Facility - - - -onm October 2028

Term Loan 96,250 125,000 8.69% 8.94% B October 2028

Total Floating Rate Debt 96,250 125,000

Grand Total Debt § 1264522 S 1,106,691 1.24% T.61% 4 &

Total De “a of Deb “a of Debt Debt Maturity
Year Maturing Maturing Maturing
_ 5800
2024 11,597 I 5609
2025 12,073 e
2026 608,514 E 4100 5262
= e - E————
Thereafter 113,789 0
m 2024 2025 2026 2027 2028 2029 - 2040

"' Includes amartization of debt issuance costs

' On October 11 24 CoreCrvic entered into a Fourth Amended and Restated Credit Agreement, or the Bank Credit Facilsty, in an aggregate principal amount of $400.0 mallion, consssting of a $125.0 nullion term loan ("Term Loan™) and a $275.0 revolving credit facility. The Company also has $
million of leters of credit outstanding under a sub-facility reducing the availsble capacity under the revolving crodit faciliy to $257.1 million as of December 31, 2023, Based on the Company's total leverags ratio, interest on loars under our previous Bank Credit Facility through October 10, 2023 were at the
Bloomberg Short-Term Bank Yield, or BSBY, rate plus a margin of 3.25%. Based on our total kverage ratio, mterest on loans under our New Bank Credit Facility since October 11, 2023 were at the Secured Overnaght Financing Rate, or SOFR, rate plus a margin of 3.25%.

" The stated and effective mterest rate on the revolving credit facility exclode interest associated with the outstanding letters of credit and the unused foes.

' Represents the weighted average debt maturity in years.



SELECTED OPERATING RATIOS AND OTHER FINANCIAL DATA
(Unaudited and amounts in thousands, except per share amounts)

For the Three Months Ended

December 31,
2022

COVERAGE RATIOS:

Interest coverage ratio (Adjusted EBITDA/Interest incurred) (x)** 4.7x 4.3x
Fixed charge coverage ratio (Adjusted EBITDA/NInterest incurred + Scheduled prin pmts)) (x)** 4.7x 4.0x
Secured debt coverage ratio ({Secured debit - cash) Annualized Adjusted EBITDA) (x)** (0.0)x -(0.2)x
Total debt coverage ratio {(Total debt - cash) Annuvalized Adjusted EBITDA) (x)** 2.4x 2.8x
A ts receivable turnover (A lized revenues/Accounts ivable) (x) 6.3x 6.0x

For the Twelve Mo

December 31,
2023

4.10x
3.8x
(0.0
2.8x
6.0x

Ended
2022

3.6x
32x
-(0.2)x
32x
5.9x

DEBT/EQUITY RATIOS:

Total debt { Total debt -
Total debt( Total debt - cash)Equity market capi
Total debt { Total debt - cash)/Book equity capi
Total debt (Total debt - cas

h)/Total market capitalization 5.9% 43.0%
ation i 83.9%
lion 77.8%

26.2%

Gross book value of real es

RETURN ON INVESTMENT RATIOS:

35.9%
60.1%
66.7%
22.9%

43.0%
B3.9%
77.8%
26.2%

A lized return on of real estate i

7.4%

6.1%

(Annualized Adjusted EBITDA/Average of ing real estate inve {undepreciated book value)®) 8.4% 8.3%

Annualized return on total assets

{Annualized Adjusted EBITDA/Average total assets {undepreciated book value)®) 7.1% 6.9%
OVERHEAD RATIOS

A lized general & admini i {excl. ing costs) Average total asscts (undepreciated book value)* 2.9 2.7%

General & administrative exy (exeluding ing costs) Total revenues 7.5% 74%

2.7
7.2%

2.5%
6.9%

; B (3,573) H (3,119) (12,305) % (10,877)
Interest incurred 20,220 21,731 80,819 91,220
ation of debt costs 1,008 1,222 4,446 5,643

i - (241) - (1,012)

Interest expense, net E 17,655 3 19,593 72,9600 3 54,974

DEPRECIATION AND AMORTIZATION:

Depreciation and amortization expense on real estate s 24,870 s 24,092 98,076 b 96,917
Other depreciation expense 7312 28,740 29,757
Amortization of intangibles 284 00 1,232

Depreciation and amortization S s 31,688 127,316 5 127,906

*Calculated as a simple average (heginning of period plus end of period divided by 2)
**Excludes non-reconrse debt and related EBITDA of CoreCivic of Kansas, LLC as it is an Unrestricied Subsidiary as defined under the Revolving Credit Facility.
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NTRACT RETENTION

2019 TOTAL

OWNED AND CONTROLLED:

# of Contracts up for Renewal 43

# of Contracts Retained

Retention Rate 93.0% 3% 95.2% 100.0%

TOP TEN PARTNERS
Percentage of Revenue for the Twelve Months Ended December 31, 2023

(Revenue Percentages and Amounts are Inclusive of all Contracts with Respective Partners)

United States Immigration and Customs Enforcement - $565,457 _ 30%
United States Marshals - $400,395 _ 21%
Tennessee - $190,811 _ 10%
Arizona - $135,760 _ %
Georgia - $105,583 ._ 6%
Colorado - $65,920 - 3%
- 3%

Ohio - $58,014

California - $36,754 - 2%
Oklahoma - $30,970 [l 2%
Kentucky - $29,991 - 2%
otner | -~

0% 5% 10% 15% 20% 25% 30% 35%

Our contract renewal rate excludes contracts that have reached a final termination date and contracts the Company has unilaterally chosen to exit.



Florence, Artrona

v Detention Center
oy, Arizona

Palma Correctional Center
vy, Arizona

Red Rock Comectional Center (E)
Eloy, Arizona

aro Correctional Facility
by, Arizona

Leo Chesney Correctional Center
Live Oak, Califirrnia

Onay Mesa Detention Center
San Diego, Califomia

Bent County Correetional Facility
Las Animas, Colorado

Crowley County Correctional Facility
Olney Springs, Colorado

na County Correctional Center
nburg. Colorado

mectional Cemer
Calarade

Coffee Comectional F; v (F)

Nicholls, Georgia

Jenkins Comrectional Center (F)
Millen, Gieorgia

Stewan Detention Center
Lumpkin, Georgia

Wheeler Correctional Facility (F)

Midwest Regional Reception Cemter
Leavenworth, Kansas

Yes
Construc
cquired (A)

1994, 1998, 1999, 2004

1995, 1996

2008

2006, 2016

2007

1959

2015, 2019

1992, 1997, 2008

2003, 2004

1997

1998, 2008

1998, 1999, 2010

2002

2004

1998, 19549, 2010

1992, 2000, 2004,
2008

f PORTFOLIO

imary Customer

LUSMS

ICE

e of Arizona

State of Arizona

of Hawaii

State of Colorado

State of Colorado

of Georgia

State of Georgia

ICE

State of Georgia

1,500

3,060

2,024

18546

240

1,994

1,420

1,794

Multi

Medium

Multi

Medium

Multi

Minismumny

Medium

Medium

Medium

Medium

Mediam

Medium

Mediam

Medium

Medium

Mulbi

Detention

Deternion

Correctional

Correctional

Correctional

Deternion

Correctional

Correctional

Correctional

Correctional

Correctional

Correctional

Detertion

Cormectional

Detention

Scp-28

Jun-28

Apr-27

Jul-26

Jul-24

Dee-24

Jun-24

Jun-24

Jun-24

Jun-24

Indefimite

Jun-24

Tndlefinae

(1) § year

(2) 5 year

(2 | year
(2) § year
(2) 1 year
(2) 1 year

(10) 1 year

(1) 1 year

(1) 1 year

94.93%

03480

T9.58%

97.34%

T9.43%

000

7O

96.66%

TEE%

0.00%

0

106,800

102.25%

91.30%

106.54%

D

l4of22
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Year Re
Constructed Renev for the Q1
lity Name Acquired (A) rimary Customer a Sccurity Le Type (C) o ended 12

Lee Adjustment Center 1998 Commonwealth of Kentuc 816 Muli Correctional 101.19%
Beattyville, Kentucky
Marion Adjustment Center 1998 - Minismumy Correctional - - e
St. Mary, Kentucky Medium
Praiic Correctional Facility 1991 - 1600 Medium Corroctional - - [
Appletor, Minnesots
Adams County Correctional Center 2008 ICE Medium Deternion Indefinae TH26%
Adams County, Mississippi
Tallahatchie County Correctional F 2000, 2007, 2008 LSMS Multi Correctional Jun-24 Indlefin 36.80%%
Tutwiler, Mississippi
Crossroads Correctional Center (Hy 1999 64 Multi Correctional Jun-25 114.45%
Shel fontana
Nevada Southern Detention Censer 2010 USMS 1072 Mediam Dtemion TO31%
Pabrurmp, Nevads
Elizabeth Detention Center 1963 ICE 304 Minimum Detention Feb-24 (1) 6 month 95.00%%

lizabethy, New Jersey
Cibola County Comections Center 1994, 1999 USMS Medium Detemtion Indefinite - TO.45%
Mikan, New Mexxo

nce County Det 1990, 1997 910 Mulsi Detertion May-24 Indefin BL16%

New Mexic

2 e Comectiaral Instity 2011 Mediam Correctional
Conneaut, Ohio
Northeast Ohio Correctional Center 1997 te of Ohio 2,016 Medium Correctional Jun-24 Indlefin B0.24%
Youngstown, Ohio
Cimarron Correctional Facil 1997, 2008 LUSMS 1600 Mubi Detention Sep-23 Indefinite
Cushing, Oklahoma
Diamondback Correctional Facility 1998, 2000 - 2,160 Multi Correctional . = 0
Watonga, Oklahoma
Trousdale Tumer Comectional Ce 015 1e of Tennessee Multi Correctional Jun-26 -

Hansville, Tennessee
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Re

Renewal for the O
lity Name Acquired (A) rimary Customer s sccurity Le Type (€) [ D) ended 12/

West Tennessee Detention F 1990, 1956 - 600 Muli Dietertion - - N

Mason,

Whiteville Correctional F; 1998 of Tennessee Medium Correctional Jun-26 - 97.66%
Whiteville, Tennessee
Eden Detention Center 1995 USMS 1422 Medium Dtention Indefinite -
Eden, Texas
Houston Processing Conter 1984, 2008 ICE 1000 Medium Drtention Aug-24 (8) | year 84.24%
Houston, Texas
Laredo Processing Center 1985, 1990 S8 Minismumy Detention Feb-24
Laredo, Texas Mediam
South Texas Famaly Residential Center 204 ICE 2,400 - Residentinl Sep-26 100,007
Dilley, Te
T. Don Huttoe Residential Center 1997 ICE 512 Mediam Deternion Jul-24 () | year LT
Taylor, Texas
Webb County Detention Center 1998 ICE 4RO Medium Detention Feb-24 Indefinae 68.53%
Laredo, Texas
Safety- Managed Onl,
Citrus County Detention Facility 1992, 2007 Citrus County, FL. 760 Multi Detention P30 B6.03%
Lecanto, Florda
Lake Cny Correctional Facility 1949 of Florsda B3 Medmm Correctional Jun-24 96.01%
ake City, Flonda
Hardeman County Comrectional Fac 1997 State of Tennessee 2,016 Medium Correctional Jun-25 97.67%
Whiteville, Tennessee
South Central Comectional Center 1992, 1994, 1995, State of Tennessee Medium Correctional - 9.95%
Clifton, Temnessee 2005
Total design capacity for CoreCivie Safety Facilities (43 Facilities)
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Year Re 3 3
Construc Facility Renewal for the O
ility Name Acquired (A) imary Customer : Sccurity Level  Type (C) D) ended 12/31/23

Community

003 of Califorria 120 - Corrections Jun-24 - B6.71%
Community
CAl Ocean View 2003 BOP 483 - Cormections Aug-24 T4.21%

San Dicgo, Cal

Comanunity
Adams Transitional Center 07 Adams County - Corrections Jun-24 Indefinite B4.86%
Deenver, Colorada

Community
Arapahoe Commurity Treatment Center 017 Arapahoe County 135 - Corrections Jun-24 - $6.47%
lewood, Colordo

Community
ennial Communit nsition Center 2006 Arapahoe County - Cormections Jun-24 - Ti29%

lewood. Colorado

Community
Columbine Facility 2016 - 60 - Cormections . . 0.00%
Denver, Colorada

Community
Commerce Transitional Center w7 Adams County 136 - Corrections Jun-24 Indefinae 68.05%
Commerce City, Colorade

Community
Dahlia Facility (K) 2016 Denver County 120 - Corrections Jun-24 - 69.94%
Denver, Colorado

Community
mgmont Community Treatment Cemer 206 Baoulder Cousty o - Corrections Jun-24 1) 6 moath B4 20%
Longrmont, Colorado

Community
South Raleigh Reentry Center 2019 BOP 0 - Corrections Sep-24 (331 year 137.97%
h. North Carolina

Community
1 Reentry Opportuniny Center 2015 BOP TR Corrections Jan-25 (13 1 year 20.17%
Oklaboma City, Oklshons




i Residential Reentry Center

James River Residential Reentry Center

3

259

16

460

30

36

4

248

Type (C)

Community
Corrections

Community
Comections

Community

orrections

Community
Corrections

Communiy
Corrections

Community

orrections

Community
Corrections

Community
Corrections

Community
Corrections

Community

Corrections.

for the (1

0

25.09%

T9.92%

BOFY

B5.40%

AL

163.53%

115.93%
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Remaining
Facility Renewal
ility Name Acquired (A) Primary Customer 3)  Sccurity Level  Type (C)

Community
Cheyenne Transiional Center 205 Stane of Wyoming e - Corrections Jun-24
Cheyenne, Wyoming

Total design capacity for CoreCivie Community (23 Facilities) YT
Total Design Capacity for all Facilities us of December 31, 2023 T
Less Tdle (9,149) 0.0%
Total Facilities, Exeluding Idbe Facili TSI T

Safety and Community

0000 Occupancy and Average Daily Population

0,000
60000
50,000
50.000

30,000
20,000

10.000

L) me

0

gz

1023 2023 3013 4023




FacCll

Year ¢ emaining
Constructed i Property Renewal
Acquired (A) : i Type (€

lifornia City Correctional Center (L) 1999 Stane of California 2,560 522000 Correctional Mar-24 NA
Calforna City, California

ansing Correctional Facility 2020 State of Kansas 2432 401,000 Correctional Jan-40 NA
ansing, Kansas
Southeast Correctional Complex (M) 1998 Commonwealth of Kemucky 66 127000 Correctional Jun-340 5) 2 year

Wheelwright, Kentucky

Norhwest New Mexico Cormectional C 1950, 2000 e of New Mexico 396 188,000 Correctional (6) 3 year
Cirants, New Mexico
Alllen Gamble Correctional Cemter 1996, 2008 State of Oklshonm 1,670 280000  Correctional Jun-29 Indefinite

Holdenwille, Oklaboma

North Fork Correctional Facility 1995, 2007 - 466,000 Correctional . -

yre. Oklhoma

(KRN

Total Design Capacity and Square Footage of Leased Properties (8 Properties)

(A} The year constructedacquired represents the initial date of acquisition or completion of ion of the facility

ant additions to the facility that occurred at a later date.

exceed the original

(B) Design e:
intended design
the facilitics, and the ability 10 reconfigure space with minimal capital out

ity measures the number of beds, and accordingly, the number of offenders
of services required by detainees in custody for a briel period. From time to time, we may ev

ach facility is designed to accommodate. Facilities housing detainees on a short-term basis may
luate the design ¢ 3 ilities based on the customers usi

(C) We manage numerous facil
renined by the relative size of offender populations in a particular £

ities that have more than a single function (i.c.. housing both long-term semenced adult prisoners and pre-trial detainees). The primary functional categories into which facility types
cility on December 31, 2023, I, for example, a 1,000-bed facility cared for 900 adult offenders with sentences in excess of
vd not detention f 1d be understood th

e identified were de
d 10D pre-tr

tthe primary

() Remaining renewal oplions represents the number of renewal options, if applicable, and the remaining term of cach option renew:

el 22
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(ED Pursuant to the tenms of a contract awarded by the state of Arizona in September 2012, the state of Arizona has an option to purchase the Red Rock facility at any time during the term of the contract, including
extension optiens. based on an amortization schedule starting with the fair market value and decreasing evenly to zero over the twenty year term.

(F) The facility is subject to a purchase option held by the Georgia Department of Corections, or GDOC, which grants the GDOC the right to purchase the facility for the lesser of the facility's depreciated book
value, a5 defined, or fair market value at any time during the term of the contract between us and the GDOC,

(G The facility is subject to a purchase option held by the Tallahatchie County Correctional Authority which grants Tallahatchie County Correctional Authority the right 1o purchase the facility ot any time during the
contract at a price generally equal to the cost of the premises less an allowance for amortization eriginally over a 20 year period. The amortization period was extended through 2050 in connection with an expansion
completed during the fourth quarter of 2007,

(H) The state of Montana has an option to purchase the facility generally at any time during the term of the contract with us at fair market value, as defined.
(1) The state of Cthio has the irevocable right to repurchase the facility before we may resell the facility to a third party, or if we become insolvent or ane unable 1o meet our obligations under the management contract
with the state of Ohio. at a price generally equal to the fair market value, as defined in the Real Estate Purchase Agreement,

(1) The state of Tennessee has the option to purchase the facility in the event of our

ey, of upon an operational or financial breach, as defined, a1 a price equal 1o the book value, as defined,
(K We closed on the sale of this property in January 2024,

(L) On December 6, 2022, we received notice from the California D of C ions and ilitation, or CDCR. of its intent 10 terminate the lease agreement for the facility by March 31, 2024, due 1o the
state's declining inmate population.

(M) The Commonwealth of Kentucky has an option to purchase th v ot any time during the term of the lease with us ata price equal 1o the fair market value of the property.
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Analyst

Equity Research Coverage:

Noble Financial Joe Gomes (561)999-2262 jgomes(@noblecapitalmarkets.com https://www.channelchek.com/company/CXW
Zacks Investment Research, Inc. M. Marin (312) 265-9211 mmarin(c@zacks.com https://ser.zacks.com

Wedbush Henry Coffey (212) 833-1382 Henry.Coffey@wedbush.com

Northland Capital Markets Greg Gibas (612) 460-4809 GGibas@northlandcapitalmarkets.com

Debt Research Coverage:

Imperial Capital Kirk Ludtke (203) 428-3311 kludtke(@imperialcapital.com

Industry Research Coverage:

Compass Point Research & Trading, LLC Ed Groshans (202) 548-8351 EGroshans@compasspointlle.com

Any opinions, estimates and/or forecasts regarding the Company’s performance made by the analysts listed above are theirs alone and do not necessarily represent the opinions, forecasts or
predictions of the Company or its management. The Company does not by its reference above imply its endorsement of or concurrence with such information, conclusions or recommendations and
the Company has not undertaken to verify any of the information provided by such analysts or agencies.



