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TAUBMAN CENTERS, INC.

CONSOLIDATED BALANCE SHEET
(in thousands, except share data)

June 30 December 31
2006 2005
Assets (Note 1):
Properties $ 3,311,749 $ 3,081,324
Accumulated depreciation and amortization (766,109) (651,665)

$ 2545640 $ 2,429,659

Investment in Unconsolidated Joint Ventures (Note 4) 109,316 106,117
Cash and cash equivalents (Note 5) 79,091 163,577
Accounts and notes receivable, less allowance for doubtful accounts of $6,919

and $5,497 in 2006 and 2005 32,821 41,717
Accounts and notes receivable from related parties 3,782 2,400
Deferred charges and other assets (Note 1) 101,910 54,110

$ 2872560 $ 2,797,580

Liabilities (Note 1):

Notes payable (Note 5) $ 2,377,494 $ 2,089,948
Accounts payable and accrued liabilities 213,952 235,410
Dividends and distributions payable 16,099 15,819
Distributions in excess of investments in and net income of Unconsolidated

Joint Ventures (Note 4) 94,078 101,028

$ 2,701,623 $ 2,442,205
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Commitments and contingencies (Notes 3, 5, 7, and 8)
Preferred Equity of TRG (Note 1) $ 29,217  $ 29,217
Partners' Equity of TRG allocable to minority partners (Note 1)

Shareowners' Equity:
Series A Cumulative Redeemable Preferred Stock, $0.01 par value,
8,000,000 shares authorized, $113 million liquidation preference, 4,520,000
shares issued and outstanding at December 31, 2005. No shares outstanding
or authorized at June 30, 2006 (Note 6) $ 45
Series B Non-Participating Convertible Preferred Stock, $0.001 par and
liquidation value, 40,000,000 shares authorized, 28,258,897 and
29,175,240 shares issued and outstanding at June 30, 2006 and
December 31, 2005 $ 28 29
Series G Cumulative Redeemable Preferred Stock, 4,000,000 shares
authorized, no par, $100 million liquidation preference, 4,000,000 shares issued
and outstanding at June 30, 2006 and December 31, 2005
Series H Cumulative Redeemable Preferred Stock, 3,480,000 shares
authorized, no par, $87 million liquidation preference, 3,480,000 shares issued
and outstanding at June 30, 2006 and December 31, 2005
Common Stock, $0.01 par value, 250,000,000 shares authorized, 52,786,236
and 51,866,184 shares issued and outstanding at June 30, 2006 and

December 31, 2005 528 519
Additional paid-in capital 632,658 739,090
Accumulated other comprehensive income (loss) (5,144) (9,051)
Dividends in excess of net income (Note 1) (486,350) (404,474)

$ 141,720  $ 326,158

$ 2872560 $ 2,797,580

See notes to consolidated financial statements.

2

TAUBMAN CENTERS, INC.

CONSOLIDATED STATEMENT OF OPERATIONS AND COMPREHENSIVE INCOME
(in thousands, except share data)

Three Months Ended June 30

2006 2005
Revenues (Note 1):
Minimum rents $ 76,587 $ 63,300
Percentage rents 709 721
Expense recoveries 52,152 41,222
Revenues from management, leasing, and development services 3,160 3,334
Other 6,668 8,629

$ 139,276 $ 117,206

Expenses (Note 1):

Maintenance, taxes, and utilities $ 40,485 % 32,161
Other operating 16,476 16,164
Management, leasing, and development services 1,527 2,125
General and administrative 7,546 7,786
Interest expense 31,871 26,492
Depreciation and amortization 33,315 33,570
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$ 131,220 $ 118,298

Gains on land sales and interest income $ 5,504 $ 2,947

Income before equity in income of Unconsolidated Joint Ventures and minority

and preferred interests $ 13,660 $ 1,855
Equity in income of Unconsolidated Joint Ventures (Note 4) 7,412 9,372
Income before minority and preferred interests $ 20,972 % 11,227
Minority share of consolidated joint ventures (3,671) (10)
Minority interest in TRG:

Minority share of income of TRG (2,780) (2,364)

Distributions in excess of minority share of income of TRG (Note 1) (6,115) (6,602)
TRG Series F preferred distributions (615) (615)
Net income $ 7,791 $ 1,636
Series A, G, H, and | preferred stock dividends (Note 6) (10,403) (6,150)
Net income (loss) allocable to common shareowners $ (2,612) $ (4,514)
Net income $ 7,791 $ 1,636
Other comprehensive income:

Unrealized gain on interest rate instruments and other 2,219 139

Reclassification adjustment for amounts recognized in net income 313 336
Comprehensive income $ 10,323 $ 2,111

Basic and diluted earnings per common share (Note 9) -

Net income (loss) $ (0.05) $ (0.09)
Cash dividends declared per common share $ 0305 % 0.285
Weighted average number of common shares outstanding 52,782,144 50,520,169

See notes to consolidated financial statements.

3
1
TAUBMAN CENTERS, INC.

CONSOLIDATED STATEMENT OF OPERATIONS AND COMPREHENSIVE INCOME
(in thousands, except share data)

Six Months Ended June 30

2006 2005
Revenues (Note 1):
Minimum rents $ 152,582  $ 126,378
Percentage rents 3,599 2,417
Expense recoveries 97,045 78,782
Revenues from management, leasing, and development services 6,083 5,534
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Other

Expenses (Note 1):
Maintenance, taxes, and utilities
Other operating
Management, leasing, and development services
General and administrative
Interest expense (Note 5)
Depreciation and amortization

Gains on land sales and interest income

Income before equity in income of Unconsolidated Joint Ventures and minority

and preferred interests
Equity in income of Unconsolidated Joint Ventures (Note 4)

Income before minority and preferred interests
Minority share of consolidated joint ventures
Minority interest in TRG:
Minority share of income of TRG
Distributions in excess of minority share of income of TRG (Note 1)
TRG Series F preferred distributions

Net income
Series A, G, H, and | preferred stock dividends (Note 6)

Net income (loss) allocable to common shareowners

Net income

Other comprehensive income:
Unrealized gain on interest rate instruments and other
Reclassification adjustment for amounts recognized in net income

Comprehensive income

Basic and diluted earnings per common share (Note 9) -
Net income (loss)

Cash dividends declared per common share

Weighted average number of common shares outstanding

See notes to consolidated financial statements.

4

17,988 16,252
277,297 229,363
75,283 62,159
33,071 29,589
3,045 3,320
14,470 13,745
66,154 52,032
66,704 63,069
258,727 223,914
7,927 5,552
26,497 11,001
15,883 18,442
42,380 29,443
(4,132) (16)
(8,497) (7,529)
(9,296) (10,612)
(1,230) (1,230)
19,225 10,056
(16,4086) (12,300)
2,819 (2,244)
19,225 10,056
3,133 839
774 655
23,132 11,550
0.05 (0.04)
0.61 0.57
52,456,890 50,084,438
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(in thousands)

Cash Flows From Operating Activities:
Net income

Adjustments to reconcile net income to net cash provided by operating activities:

Minority and preferred interests

Depreciation and amortization

Provision for losses on accounts receivable

Gains on sales of land

Other

Increase (decrease) in cash attributable to changes in assets and liabilities:
Receivables, deferred charges and other assets
Accounts payable and other liabilities

Net Cash Provided by Operating Activities

Cash Flows From Investing Activities:
Additions to properties
Net proceeds from disposition of interest in center (Note 3)
Proceeds from sales of land
Contributions to Unconsolidated Joint Ventures
Distributions from Unconsolidated Joint Ventures in excess of income

Net Cash Used In Investing Activities

Cash Flows From Financing Activities:

Debt proceeds

Debt payments

Debt issuance costs

Contribution from minority interest (Note 3)

Issuance of common stock and/or partnership units in connection with Incentive
Option Plan (Note 7)

Issuance of preferred stock (Note 6)

Redemption of preferred stock (Note 6)

Equity issuance costs

Distributions to minority and preferred interests (Note 1)

Cash dividends to preferred shareowners

Cash dividends to common shareowners

Net Cash Used In Financing Activities

Net Increase (Decrease) In Cash and Cash Equivalents
Cash and Cash Equivalents at Beginning of Period

Effect of consolidating Cherry Creek Shopping Center (Note 1)
(Cherry Creek Shopping Center's cash balance at beginning of year)

Cash and Cash Equivalents at End of Period

Non-cash investing and financing activities
Cherry Creek Shopping Center on January 1, 2006 (Note 1).

PART Il OTHER INFORMATION

Six Months Ended June 30

2006 2005
$ 19,225  $ 10,056
23,155 19,387
66,704 63,069
2,912 2,293
(4,084) (4,833)
3,401 2,377
(4,400) (3,168)
(15,439) (7,932)
$ 91,474  $ 81,249
$ (84864) $  (61,207)
9,000
5,423 4,251
(2,129) (26,806)
4,959 15,562
$  (67,611) $ (68,200
$ 495500 $ 248,736
(382,782) (199,803)
(1,154) (912)
3,500
6,701
113,000
(226,000)
(607)
(68,491) (19,371)
(11,754) (12,300)
(31,915) (28,136)
$ (110,703) $ (5,085)
$  (86,840) $ 7,964
163,577 29,081
2,354
$ 79,091 $ 37,045

Consolidated assets and liabilities increased upon consolidation of the accounts of
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See notes to consolidated financial statements.
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Note 1 Interim Financial Statements
General

Taubman Centers, Inc. (the Company or TCO), a real estate investment trust, or REIT, is the managing general partner of The
Taubman Realty Group Limited Partnership (the Operating Partnership or TRG). The Operating Partnership is an operating
subsidiary that engages in the ownership, management, leasing, acquisition, development, and expansion of regional retail
shopping centers and interests therein. The Operating Partnership s owned portfolio as of June 30, 2006 included 22 urban and
suburban shopping centers in ten states. One new center is under construction in Michigan.

In 2005, the Company formed Taubman Asia, which will be the platform for its future expansion into the Asia-Pacific region.
Taubman Asia is headquartered in Hong Kong and is seeking opportunities in Asia to augment the Company s existing
development and acquisition activities.

Consolidation

The consolidated financial statements of the Company include all accounts of the Company, the Operating Partnership, and
its consolidated subsidiaries, including The Taubman Company LLC (the Manager). The Company consolidates the accounts of the
owner of The Mall at Partridge Creek (Note 3), which qualifies as a variable interest entity under FASB Interpretation No. 46

Consolidation of Variable Interest Entities (FIN 46R) for which the Operating Partnership is considered to be the primary
beneficiary. All intercompany transactions have been eliminated.

Investments in entities not controlled but over which the Company may exercise significant influence (Unconsolidated Joint
Ventures) are accounted for under the equity method. The Company has evaluated its investments in the Unconsolidated Joint
Ventures and has concluded that the ventures are not variable interest entities as defined in FIN 46R. Accordingly, the Company
accounts for its interests in these ventures under the guidance in Statement of Position 78-9 Accounting for Investments in Real
Estate Ventures, (SOP 78-9), as amended by FASB Staff Position 78-9-1, and Emerging Issues Task Force Issue No. 04-5

Determining Whether a General Partner, or the General Partners as a Group, Controls a Limited Partnership or Similar Entity When
the Limited Partners Have Certain Rights (EITF 04-5). The Company s partners or other owners in these Unconsolidated Joint
Ventures have substantive participating rights, as contemplated by paragraphs 16 through 18 of EITF 04-5, including approval
rights over annual operating budgets, capital spending, financing, admission of new partners/members, or sale of the properties
and the Company has concluded that the equity method of accounting is appropriate for these interests. Specifically, the
Company s 79% investment in Westfarms is through a general partnership in which the other general partners have approval rights
over annual operating budgets, capital spending, refinancing, or sale of the property.

With the issuance of EITF 04-5 and the amendment of SOP 78-9, the Company began consolidating, as of January 1, 2006,
the entity that owns Cherry Creek Shopping Center, a 50% owned joint venture, pursuant to the transition methodology provided in
EITF 04-5. The impact to the balance sheet was an increase in assets of approximately $128 million and liabilities of approximately
$180 million, and a $52 million reduction of beginning equity representing the cumulative effect of change in accounting principle.
The reduction in beginning equity was the result of the Company s venture partner s deficit capital account as of December 31,
2005, which was recorded at zero in the consolidated balance sheet as of January 1, 2006.

Because the net equity balance (accumulated distributions from operations in excess of net income) of the outside partners in
certain of the Company s consolidated joint ventures is less than zero, the interest of these outside partners is presented as a zero
balance in the consolidated balance sheet as of June 30, 2006 and December 31, 2005. The income allocated to these
noncontrolling partners is equal to their share of operating distributions as long as the net equity of the partners is less than zero.

The Company accounts for distributions to minority partners that result from financing transactions as a debit balance minority
interest upon determination that (1) the distribution was the result of appreciation in the fair value of the property above the book
value, (2) the financing was provided at a loan to value ratio commensurate with non-recourse real estate lending, and (3) the
excess of the property value over the financing provides support for the eventual recovery of the debit balance minority interest
upon sale or disposal of the property. Debit balance minority interests are considered as part of the carrying value of a property,
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should events or circumstances indicate that it may not be recoverable.

6

TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (CONTINUED)

In May 2006, Cherry Creek Shopping Center refinanced its debt and distributed the excess proceeds to the partners. The joint
venture partner s $45 million share of the distributed excess proceeds is classified as minority interest and included in Deferred
Charges and Other Assets in the Company s consolidated balance sheet.

Ownership

In addition to the Company s common stock, there are three classes of preferred stock (Series B, G, and H) outstanding as of
June 30, 2006. Dividends on the 8% Series G and 7.625% Series H preferred stocks are cumulative and are payable in arrears on
or before the last day of each calendar quarter. The Company owns corresponding Series G and Series H Preferred Equity
interests in the Operating Partnership that entitle the Company to income and distributions (in the form of guaranteed payments) in
amounts equal to the dividends payable on the Company s Series G and Series H Preferred Stock. The remaining shares of 8.3%
Series A Cumulative Redeemable Preferred Stock (Series A Preferred Stock) were redeemed in May 2006 (Note 6).

The Company also is obligated to issue to partners in the Operating Partnership other than the Company, upon subscription,
one share of nonparticipating Series B Preferred Stock. The Series B Preferred Stock entitles its holders to one vote per share on
all matters submitted to the Company s shareholders and votes together with the common stock on all matters as a single class.
The holders of Series B Preferred Stock are not entitled to dividends or earnings. Under certain circumstances, the Series B
Preferred Stock is convertible into common stock at a ratio of 14,000 shares of Series B Preferred Stock for one share of common
stock.

The Operating Partnership

At June 30, 2006, the Operating Partnership s equity included three classes of preferred equity (Series F, G, and H) and the
net equity of the partnership unitholders. Net income and distributions of the Operating Partnership are allocable first to the
preferred equity interests, and the remaining amounts to the general and limited partners in the Operating Partnership in
accordance with their percentage ownership. The Series G and Series H Preferred Equity are owned by the Company and are
eliminated in consolidation. The Series F Preferred Equity is owned by an institutional investor.

Because the net equity of the Operating Partnership unitholders is less than zero, $(281) million as of June 30, 2006, the
interest of the noncontrolling unitholders is presented as a zero balance in the consolidated balance sheet as of June 30, 2006 and
December 31, 2005. The income allocated to the noncontrolling unitholders is equal to their share of distributions as long as the net
equity of the Operating Partnership is less than zero. The net equity of the Operating Partnership is less than zero because of
accumulated distributions in excess of net income and not as a result of operating losses. Distributions to partners are usually
greater than net income because net income includes non-cash charges for depreciation and amortization.

The Company s ownership in the Operating Partnership at June 30, 2006 consisted of a 65% managing general partnership
interest, as well as the Series G and H Preferred Equity interests. The Company s average ownership percentage in the Operating
Partnership for the six months ended June 30, 2006 and 2005 was 65% and 62%, respectively. At June 30, 2006, the Operating
Partnership had 81,078,342 units of partnership interest outstanding, of which the Company owned 52,786,236.

Finite Life Entities

SFAS No. 150, Accounting for Certain Financial Instruments with Characteristics of both Liabilities and Equity, establishes
standards for classifying and measuring as liabilities certain financial instruments that embody obligations of the issuer and have
characteristics of both liabilities and equity. At June 30, 2006, the Company held controlling majority interests in consolidated
entities with specified termination dates in 2080 and 2083. The minority owners interests in these entities are to be settled upon
termination by distribution or transfer of either cash or specific assets of the underlying entity. The estimated fair value of these
minority interests was approximately $121 million at June 30, 2006, compared to a book value of $(45) million, which is classified
as Deferred Charges and Other Assets on the Company s consolidated balance sheet.

7
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (CONTINUED)

Modified Useful Lives and Income Statement Reclassifications

During the first quarter of 2006, the Company modified its estimated useful lives of capital assets that are recoverable from its
tenants. This change in estimate was a result of the Company s initiative of offering its tenants the option to pay for common area
maintenance costs through fixed payments versus the historical practice of a tenant paying an amount equal to its proportionate
share of common area costs. The change in useful lives better aligns the depreciation of common area assets with the Company s
lease portfolio. This change in estimate did not have a material effect on the current results of operations but could be material in
future periods. Beginning in 2006, depreciation on these assets, which was previously included in recoverable expenses, is
included in depreciation and amortization.

Also during the first quarter of 2006, the Company began recognizing revenue for marketing and promotion services at the
gross amount billed to tenants, rather than a net amount retained (that is, the amount billed to the tenants less the related costs
incurred). Revenues are now included in recoveries from tenants and the related expenses in other operating expense. This
presentation change was made as a result of the Company s recent offering to tenants of an option to pay fixed amounts for
marketing and promotion of the shopping centers. In evaluating the accounting for marketing and promotion services, the Company
considered that there may no longer be a direct relationship between tenant billings and the marketing and promotion costs
incurred, as well as the fact that the Company is the primary obligor on the costs incurred. Historically, revenues from marketing
and promotion services have been equal to costs incurred.

In addition, the Company now classifies gains on peripheral land sales and interest income separately in its income statement.

Prior year revenues and expenses in the consolidated financial statements and in the combined financial information in Note 4
have been reclassified as described above to be consistent with the 2006 presentation.

Other

The unaudited interim financial statements should be read in conjunction with the audited financial statements and related
notes included in the Company s Annual Report on Form 10-K for the year ended December 31, 2005. In the opinion of
management, all adjustments (consisting only of normal recurring adjustments, except as noted below) necessary for a fair
presentation of the financial statements for the interim periods have been made. The results of interim periods are not necessarily
indicative of the results for a full year.

Dollar amounts presented in tables within the notes to the financial statements are stated in thousands, except share data or
as otherwise noted. Certain reclassifications have been made to 2005 amounts to conform to current year classifications.

Note 2 Income Taxes

The Company s taxable REIT subsidiaries are subject to corporate level income taxes, which are provided for in the Company s
financial statements. The Company s deferred tax assets and liabilities reflect the impact of temporary differences between the
amounts of assets and liabilities for financial reporting purposes and the bases of such assets and liabilities as measured by tax
laws. Deferred tax assets are reduced, if necessary, by a valuation allowance to the amount where realization is more likely than
not assured after considering all available evidence. The Company s temporary differences primarily relate to deferred
compensation and depreciation. During the three and six months ended June 30, 2006, the Company s federal income tax expense
was zero as a result of a net operating loss incurred from its taxable REIT subsidiaries. As of June 30, 2006, the Company had a
net deferred tax asset of $3.4 million, after a valuation allowance of $8.6 million. As of December 31, 2005, the net deferred tax
asset was $3.2 million, after a valuation allowance of $9.6 million.
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (CONTINUED)

Note 3 Disposition and New Center Development
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Disposition

In December 2005, a 50% owned unconsolidated joint venture sold its interest in Woodland for $177.4 million. The Company s
$85.4 million share of proceeds was received in cash with the exception of a $9 million 5.40% note receivable, which was repaid in
the first quarter of 2006. The cash proceeds from the sale were used in January 2006 to acquire the land for The Mall at Partridge
Creek, as part of a like-kind exchange pursuant to Section 1031 of the Internal Revenue Code and the regulations thereunder
( Section 1031 like-kind exchange ). Additional proceeds were used in February 2006 to purchase the land and real property
improvements of the Oyster Bay development, also as part of a Section 1031 like-kind exchange, and to pay off the outstanding
balance on the loan on the property.

New Center Development

Northlake Mall
Northlake Mall, a wholly-owned regional center, opened on September 15, 2005 in Charlotte, North Carolina.
The Mall at Partridge Creek

The Mall at Partridge Creek, a 640,000 square foot center, is under construction in Clinton Township, Michigan. The center
will be anchored by Nordstrom, Parisian, and MJR Theatres, and is scheduled to open in October 2007, with Nordstrom opening in
spring 2008. In May 2006, the Operating Partnership engaged the services of a third-party investor to acquire certain property
associated with the project, in order to facilitate a Section 1031 like-kind exchange to provide flexibility for disposing of assets in the
future. The third-party investor became the owner of the project and leases the land from a subsidiary of the Operating Partnership.
In turn, the owner leases the project back to the Operating Partnership.

Funding for the project is expected from the following sources. The Operating Partnership will provide approximately 45% of
the project funding under a junior subordinated financing. The owner will provide $9 million in equity, which included $3.5 million as
of June 30, 2006, with the remaining $5.5 million having been received in July 2006. Funding for the remaining project costs is
expected to be provided by a third-party construction loan. The owner s equity contribution, representing minority interest, is
included within Accounts Payable and Accrued Liabilities in the Company s consolidated balance sheet.

The Operating Partnership is the construction manager for the project and has an option to purchase the property and assume
the ground lease from the owner during the 30-month exchange period ending December 2008. The option, if exercised, will
provide the owner a 12% cumulative return on its equity. In the event the Operating Partnership does not exercise its right to
purchase the property from the owner, the owner will have the right to sell all of its interest in the property, provided that the
purchaser shall assume all of the obligations and be assigned all of the owner s rights under the ground lease, the operating lease,
and any remaining obligations under the loans.

The Operating Partnership has guaranteed the lease payments on the operating lease (excluding annual supplemental rent
equal to 1.67% of the owner s outstanding equity balance, commencing after the exchange period) as well as completion of the
project. The Company consolidates the accounts of the owner and the junior loan and other intercompany transactions are
eliminated in consolidation.

9

TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (CONTINUED)

The Pier at Caesars

In January 2005, the Company entered into an agreement to invest in The Pier at Caesars (The Pier), located in Atlantic City,
New Jersey, with Gordon Group Holdings LLC (Gordon), the developer. Stores began opening at The Pier beginning in late June
2006. The center is approximately 95% leased and committed and is expected to be approximately 80% occupied by year end.
Under the agreement, the Company will have a 30% interest in The Pier. The Company s capital contribution in The Pier will be
made in three steps. The initial investment of $4 million was made at the closing in January 2005. A second payment equal to 70%
of the Company s projected required total investment (less the initial $4 million payment) is expected to be made toward the end of
this year. The third and final payment will be made in early 2008 based on the project s actual 2007 net operating income (NOI) and
debt levels. The Company s total capital contribution will be computed at a price based on a seven percent capitalization rate.
Depending on the performance of the project and assuming its share of debt to be $30 million, the Company expects its total cash
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investment to be in the range of $30 million to $35 million. Including its share of debt, the Company s total investment would be in
the range of $60 million to $65 million. During construction of the project, Gordon will loan the venture the funding for capital
expenditures in excess of the construction loan financing. Interest on the loan is accruable at the short-term applicable federal rate
(AFR) under Section 1274(d) of the Internal Revenue Code and will be repaid before any distributions to the venture partners. The
Company s contributions will be used to repay the principal portion of the Gordon loan. Consequently, the Company expects that its
share of distributions and income will initially be less than its residual 30% interest. The outstanding balance on the $100 million
construction facility at June 30, 2006 was $58.9 million. This facility bears interest at LIBOR plus 2.65% and matures in August
2007. The maturity may be extended under two one-year extension options, assuming certain requirements have been met. The
investment in The Pier is accounted for under the equity method.

Oyster Bay

The Company s approximately $119 million balance of development pre-construction costs as of June 30, 2006 consists of
costs relating to its Oyster Bay project in Syosset, Long Island, New York. The demolition of the site is finished and the Company is
working with the community to resolve all issues remaining prior to special use permit approval and the issuance of building
permits. The Company expects success with the ongoing negotiations, but if it is ultimately unsuccessful in the negotiation process,
it is anticipated that its recovery on this asset would be significantly less than its current investment.

Note 4 Investments in Unconsolidated Joint Ventures

The Company has investments in joint ventures that own shopping centers. The Operating Partnership is the managing
general partner or managing member of these Unconsolidated Joint Ventures, except for the ventures that own Arizona Mills, The
Mall at Millenia, Waterside Shops at Pelican Bay, and The Pier at Caesars. The Company began 