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Notice to Recipient Bankof America &P
Confidential o S

'untdmmMunlLynd-'uh-mdtmgnmbcmwum»dgbblanmdlnkd‘ Compo Lendng, & %, and other W@l banking activities are
performed globally by banking afilates of Bank of Amers g Bank of A s NA, ber FOIC, Securities, strategic advisory, lM«MWhM.ﬁM.nnM«!MN
wmunu;mdmumm('mmﬂmﬂ mummUMMMLm Parce, Fanner & Smith Incorporated and Meerill Lynch Professional
Clearing Corp,, which are both reg d broker d bers of FINRA and SIPC, and, in other jurisdictions, by locally registered entities.

Investment products offered by hvestment Banking Affillates: Are Not FOIC hsured * May Lose Value * Are Not Bank Guaranteed,

These materials have been prepared by cne or more subsidiaries of Bank of America Corporation for the client or potential clent to whom such s are directly add: d and delivered ("RHO" o the
“Company”) in connaction with an actual or potential mandate or engagemaent and may nct be used or relled upon for any purpose other than as specifically contemplated by 3 written agreemaent with us. These
Mlnhﬁnmmww««w«m(ommnﬂumwmlmmmhannbkmnourum'wmwn We assumae no responsibility for
"';‘ or verd of such information (incleding, without kmation, Mlm'wdpmtwohn)mdmwuuhmmmﬂnnnummnulmufumm
!ommwdn e lod andt of future fi ial perf d by or re d with the ag of the Company and/or ather p . Partcip or
obtained from public sources, we have d that such esti and f hwbnnmmeMmhmMcmemﬂw 1ha bk imates and of such 8 ots (or,
with respect to esti and fo obtained from publc , represent ). Nor 0N Of Warranty, express or imphed, -anlhmm«m’mmdu&
MMMMMNnhmwuhnbdvma,nmm”bmuammmmmm“ These materiaks were designed for use by specific persons familar with the
business and affairs of the Company and are being & hod and thould be idered only in 10n with other information, oral or written, mwhunmmhmﬂk These materals are
not intended to provide the sole basis for eval . and should not be dered 2 dation with respect to, any tra or other ks do not an offer or solkitation to
sell or purchase any securities and are not a commitment by Bank of America Corporation or any of s affiliates 2o provide or arrange any bunv or to purchase any ¥ n
therewith. These matedals are for discussion purposes oaly and are subject to our review and assessment from a legal, complance, mmmummm namm fohnm;owm
with the Company. We assume no obiigation 1o update or otherwise revise these materals Mmhmmbmmndwﬁom d puble disch under b s rws or
Mmm“hmm.umdmom”w.wmmh produced, d. Wwdom:o,mwb*unmwm"mmnm Thete materials may not
reflect infor i 10 other prok Is in other b cwdluldmwwumluu

Bank of America Corporation and its afilates (collectively, the “BAC Growp® | comprise a full service fuem and ‘NﬂoWummmmmm trading, foreign exchange
and other brokerage activities, and principsl investing a3 well a3 providing investment, corporate and private banking, asset and im g and < advisory services and other

1 services and prod. 102 wide range of corporations, governments and individuals, domestically and offshore, MMmhmmmmum onmw may arse. Inthe
NmmmdmmumdtmucmpnnwmmymmoMMuMpwmMmhummammmoﬂm«wo«mm

transactions, for their own or the of 3, in debt, equity or other securities or fimancial ts (inchuding derivatives, bank loans or other oblgs ) of the Company, po
mmwwowu&wwmnmhwnom andmhnmyh 4 d inthe panying materials may be provided through one or more s¥filates of Bank of
America Corporation. We have adopted p and gu d to pe the pend of our research analysts. The BAC Group prohibits employees from, directly or indirectly, offering a favorable
mmuw&koﬂaumo«dmtum»’amumumﬂuo Dject y s e of ind: for the of busi or for [ and the BAC Group prohibas
research analysts from being directly o d for in oy kng mom 1um--m~mmmmwudawcmmmm;mumnm
1hould be made that the views expressed represent the view of the fum’s h depar We are required to obtain, veriy and record certain inh w0n that ident fes the Company, which infor

includes the name and address of the Company and other information that will aliow us to ident#y the Company in d , 83 applicable, with the USA Patriot Act (Tatle Nl of Pob. L. 10756 (signed into law

October 26, 2001)) and such other laws, rules and regulations as applcable within and outside the United States.

We do not provide legal, compliance, tax or accounting advice. Accordingly, any statements contained hereln as to tax matters were nelther written nor intended by us to be used and cannot be used by any
taxpayer for the purpose of avoiding tax penalties that may be imposed on such taxpayer. If any person uies or refers to any such tax statem ent in promoting, marketing of recommending & partnership or other
entity, lnvestment plan or arrangement to any taxpayer, then the ot expressed herein h being delivered to support the promotion or marketing of the tansaction or matter addressed and the redplent
should seek advice based on Ity particular clecumatances from an independent tax advisor. Notwithstanding anything that may appear herein or In other materials to the contrary, the Company shall be permitted
to disclose the tax treatment and tax structure of a tramsaction (Induding any matecials, opinions or analyses relating to such tax treatmentor tax , but without disdorure of identifying information or,
except to the extentrelating to such tax structure of tax treatment, any nonpublic chal or financlal information) on and after the earliest to occur of the date of (1) public entof dis '
relating to such transaction, (¥) public tof such transaction or (M) execution of a definitive agreem ent (with or without conditions) to enter into such transaction; provided, however, that if such
transaction is not consum mated for any reaison, the provisions of this sent shall coase to apply. Copyright 2015 Bank of America Corporation.
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Transaction Summary

Bankof America %
Merrill Lynch

\
|O/< For more investment banking materials, visit www.10xebitda.com


http://www.10xebitda.com/

Process — Events and Milestones Bankof America %

Merrill Lynch
o
January 16, 2016 = BOREAS submits $17.00 per share proposal for remaining shares of RHO
January 19, 2016 & BOREAS makes public announcement of $17.00 per share cash proposal
February 4, 2016 o Special Committee meeting to discuss RHO business plan and response to BOREAS’ $17.00 proposal
February 5, 2016 B Special Committee rejects $17.00 proposal, but determines to proceed with further discussions with BOREAS
February 8, 2016 = BOREAS submits a revised “final” proposal for $17.75, which the Special Committee rejects later that day but also

allows for continued discussions with BOREAS

February 9, 2016 o BOREAS submits a revised “best and final” proposal for $18.25 per share

" BOREAS’ proposal includes a no-shop provision, a $40 million (~3.8% of equity value) break-up fee and a
restriction on dividend payments by the Company (other than the special cash dividend ") or other distribution
contemplated in connection with the merger)

L Following negotiations, BOREAS agrees that closing would be conditioned on approval by the holders of a
majority of the RHO shares not held by BOREAS and its affiliates (a “majority of the minority provision”)

B Special Committee authorizes BofA Merrill Lynch to commence outbound calls on February 10, 2016

February 10, 2016

BofA Merrill Lynch commences outbound calls to potentially interested parties

February 11, 2016

RHO receives initial draft merger agreement (“Agreement”) from BOREAS

February 15-22,2016 = RHO and BOREAS exchange mark-ups to the Agreement

(1) Specol ok dividend concept detodind iy Geoft Agreement received Febewavy 11, 2016

1
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Summary of Selected Transaction Terms Bankot America @
Subject to Final Negotiation

= Acquisition of RHO by BOREAS via three steps, including merger of a wholly owned subsidiary of BOREAS

Structure: 3 -
with and into RHO
Consideration: = $18.25in cash for each outstanding share of RHO common stock, inclusive of per share closing dividend
8 BOREAS plans to fund transaction with available funds
Financing: v ) e
a No financing condition
5 RHO stockholder approval (including majority of the minority condition)
Certain Closing Conditions: B No RHO material adverse effect
" Receipt of opinion regarding RHO REIT status by BOREAS
® No solicitation provision, subject to exercise of RHO Special Committee’s fiduciary duties; RHO Special
Committee may change its recommendation in connection with superior proposals or intervening events
= Reciprocal expense reimbursement up to $10 million in the event of termination of agreement for breach
Deal Protections: e Termination fee of $40 million (3.8% of equity value) payable by RHO in certain circumstances, including if:
= RHO terminates agreement to enter into agreement providing superior proposal
" BOREAS terminates agreement for RHO Special Committee recommendation change
B Termination fee may in certain cases be net of expense reimbursement
s Voting and exchange agreements
oth " BOREAS may require that RHO undertake certain transactions, including asset sales, an exchange of
er:
common shares held by BOREAS for a new class of preferred shares, and a substantial pre-closing
dividend, all subject to satisfaction or waiver of all closing conditions and subject to certain limitations
Outside Date: = October 31, 2016

Sowrce: Dyaft, doted Fedewavy 22, 2006, of Merger Agree ment.

2
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Transaction Overview Bankof America %%~

Merrill Lynch
Capitalization and Metrics
All figures in mellions, evcept per shore omounts 01/15/16 Unaffected 02/22/16 Closing Transaction
Closing Share Price Share Price Consideration
Share Price $13.49 $17.69 $18.25
x Fully Diluted Shares Outstanding 57.7 580 581
Equity Market Capitalization $778 $1,026 $1,060
Revolving Credit Facility (as of 12/31/2015) 59 59 59
Term Loan (as of 12/31/2015) 285 285 285
Mortgage Debt (as of 12/31/2015)" 1,264 1264 1,264
Total Debt $1,608 $1.608 $1,608
5% Preferred OP units $140 $140 $140
Total Implied Market Capitalization $2,527 $2,774 $2,808
Cash and Cash Equivalents (as of 12/31/2015) (58) ($8) ($8)
Non-OP Non-controlling Interests (as of 12/31/2015) S14 $14 $14
implied Total Enterprise Value (“TEV") $2,533 $2,780 52814
Net Debt / TEV 63.2% 57.6% 56.9%
Net Debt + Preferred / TEV 68.7% 62.6% 61.8%
Net Debt / LTM Core EBITDA * | $171 | 9.3x 9.3x 9.3x
Implied Premiums / (Discounts)
Premium / (Discount) to Current Stock Price (02/22/16) (23.7%) I 0.0% 3.2%
Premium / (Discount) to Unaffected Stock Price (1/15/16) 51349 0.0% 31.1% 353%
Premium / (Discount) to 52-Week High (03/24/2015)'" $19.95 {32.4%) (11.3%) (8.5%)
Premium / [Discount) to SNL Consensus NAV $20.17 (33.1%) (12.3%) (9.5%)
Premium / (Discount) to GSA NAV 51667 (19.1%) 6.1% 9.5%
Implied Multiples ™
2016E Core EBITDA $189 13.4x 14.7x 14.9x
2017€ Core EBITDA $212 11.9x 13.0x 13.3x
2016E Core FFO per Shore $198 6.8x 9.0x 9.2x
2017€ Core FFO per Shore $2.45 5.5x 7.2x 7.4x
implied Cap Rote $215 84% 7.7% 7.6%

Sowrce AND Propectons, FoctSet, SN Fimonciol, Green Street Advisors

Note RO Proecions D0sed on francal proectons ai recaevwed fram RNO managerment n Fetwuary X164

Note Fapures in mulions, excest oo 3hore amounts

(1) Exchuces morpope on Virto Rdge Mol @ 2peCcol CONSIErotion GrIet NS & expected Dy RNO monopement 10 DE returned 20 londer
3 (2]  Boses on RMD Progecons for Core §TDA [Core NOY iz oot GRA) andg Core FFO per shore

(5 Bewed on closng price
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Public Market Overview

BankofAmerica %
Merrill Lynch
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Market Update Since 1/15/16 Bankof America >

Merrill Lynch

Market continues to reflect significant volatility. However, RHO's stock price is up 31.1% since public announcement of initial BOREAS proposal
while retail peer selected companies ©*) are down (7.6%) and RMZ is up 0.5%

VIX - Since 2015 RHO PEI CBL
.1 [s0ntas meiet Proseset 13972016 ) $17.69 $18.61 $10.60
+31.1% (4.3%) (2.4%)
WPG Other retail selected RMZ
$7.82 companies 1,048.1
e Yy e < i3 i LA (17.1%) 1.7% o
WTI Crude - YTD 58P 500 Miflo; ShMAEEE:
[eortns meei proposet V97016 Exchange
: $1,945.5 £6,037.7 ¥2,927.2
. +3.5% +4.6%

WTI Crude 10-YearTreasury ~  REIT Funds
$33.39 1.75% Flow @

- 4 .
- 4 ’
- . : - o

wx Vo e e 2000% 20xre

Source: Foxrset, Lipper, ood Boomberg on of Feluwory 22, X016

(1) Retodl peet selected componies include PYL, (AL, 0nd WIYG 13.5% (29bps) ($726mm)
4 (2 Other setoll selected componies iciude SG, GGP, MAL, TCO, and SKT. Shown for nformations! perposes,

(4] SV Componite index

(0 Fand flowa evchading (Th,
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RHO Historical Stock Price Performance Bankof America %

Merrill Lynch
Stock
ZI:! Volume
L4090 {"000s)
" T 5
$28.00 - . $17.9% (jon. 19) ransaction Considoration: $18.25 " - 7000
‘v 6000
$24.00 + 3
O 51289000 19 =3 5000
$20.00 4
4000
2o
$157mm follow-on 3000
$16.00 4 iy off
LLLI2/2015;
Acquisition of The
Shoppes at 2000
Carsbod
$12.00 4 1202012
First day of trodi
after spin-off from + 1000
GGP
$8.00 v v T v v v T v v 0
Jan-2012 Jun-2012 Nov-2012 Apr-2013 Sep-2013 Feb-2014 Jul-2014 Nov-2014 Apr-2015 Sep-2015 Feb-2016

Sowice: FoctSet an of Febiwary 22, 2056

5
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Financial Analyses

BankofAmerica %>
Merrill Lynch



http://www.10xebitda.com/

Summary Overview of RHO Projections Bankof America %

Merrill Lynch
= RHO Projections include partial sale of two RHO Projections for Fiscal Year Ending December 31, 12016 - 2020
assets and no future acquisitions S in millions, except per share 2014A 201SE 2016€ 2017€ 2018E 2019 2020 CAGR
3 Stabilized NOI 138 142 150 167 180 187 193 6.5%
- 49% interests in Chula Vista and
Gateway sold for S65mm of net cash Growth Rate 33%  56%  114% 78%  35%  34%
proceeds to pay down debt Non-Stabilized NOI ¥ 36 a7 64 72 88 93 97 | 11.0%
Growth Rate 321%  354%  127%  227% 50%  48%
= Total strategic and cosmetic CapEx spend of  noj from Dispositions 16 8 1 : 5 : s
$201mm ¥
NOI $190 $197 $215 $239 $269 $280 $290 7.8%
~ 13 properties Growth Rate 41% 9%  11.2%  123%  40% 39%
General & Administrative Expense (26) (26} (26) (27) (28) (29) (29)
= All projects completed by 2017 except  Core EBITDA $163 $171  $189 $212 $241  $251 $261 | s.a%
Carlsbad (2018) Growth Rate SO%  101% 124% 136%  41%  40%
Core FFO 95 104 114 143 167 175 184 12.6%
= Turtle Creek Crossing strip asset sold in Q4 y ’ > ) S 3 3
2016 for Sg'omm Growth Rate 10.0% 10.1% 24 8% 16.9% 485 SN
Core FFO per Share $164 $179 $198 $245 $285 $2.96 $309 | 11s%
= Vista Ridge returned to lender
Additional Information;
= Five loans, representing $481mm current Leasing, Tis, and Maintenance Capéx $43 $50 $61 $58 $35 $26 $26
balance refinanced over 2016 - 2020 at rates |Strategic CapEx 81 96 100 74 S1 - -
between 4.5% - 5.5% Net Debt / Core EBITDA 96x 97x 82x 76x 66x 60x 5.5
(Net Debt + Preferred) / Core EBITDA 96x 10.5x 9.0x 8.2x 7.2x 6.6x 6.1x
Net Debt + Preferred $1,572 $1807 51,695 S$1,744 51,726 $1,653 51,582

Note: R0 Progectiom bosed on fmancol projection o secened from RNO manegese st in fedevory X016
(3 Ischanive of Oviginal Portfolo end Acguwition Asseds, exchodes intemal fees, ond Seducts peesent voloe of rstimoted musicpel Bcest vs estimated of $ 1M
(2 chedes Mstornvol acguinitions, portiad soles, 0nd recest development poojects including: Chafo Vinta, Mr. Shosto Mok Fig Gordes Wioge, Bef Ar Mol Newpork Mok Goteway Mok, Grond Trovene Mol Spoing NI Mol end The Shoppes of Carhbod

6
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Financial Analyses Summary Bankof America &

Informational Reference Points
I RHO Unaffected Stock Price on 01/15/16:513.49 ] Transaction Consideration: $18.25
$26.50
=gy
22.53
S $21.75 $22.00 p—
$19.95 g
Y ___$1275
$16.48 $16.75
! $15.25
$13.12 $12.75 $14.75
Wall Street Research
LTM Stock Price o
Analysts’ »
Performance
NAV Estimates
Low Hgh Low Mgh Low Hgh Low »gh Low Migh
s . 199 sies . suw U rwritnen NOT (20062)** Underweitton NOI (20060) ™ Ovsicusmt Rt Maugen Mapiey
313w $2%mm B2 - % o5« - 20 On . Bi»
rescredon Cap Wate Market Cap Rte Perpetnty Crowen 2056 o™ o™
Viyis . iy e 7% . "™ 150% . 200% s198 . im 20 . $248
Wrphed Prae Range g e e tere e Range Inghoed Rete rence Range Wrpba 4 Wa tere e Range Wnghaed Rete e e Bange
2650 16 . san $152% . K200 sun»s . jab e, ) sS4 . Ko

Sowrce: RO Projections, Facrset, SME Fimonciol
Note: Ronges rounded 1o neavest SO 25
(1) Isciodes thoce vaviations of NAY estimotes” 1O NTM, X0 5, ond JOJ
(D Refiects cop rote impled from WIGLRT e rger, Given ok of recest MEA octivlty in ol sector ond lemited comparobilty, the selectnd precede st raenoction & oof relevont ond & shows for imformational paspones only
(9 Besedons chning prces.
7 (0 Boned o RO Projection.
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Summary of Wall Street Research Estimates on RHO mgg«’

Wall Street Research Summary

Report FFO per Share EBITDA NAV

Firm Date 2016E 2017€ 2016E 2017€ Estimate  Estimate Period
Boenning & Scattergood 1/26/2016 $1.93 $2.37 - - $19.28 Q3 2015NTM
KeyBanc Capital Markets 2/5/2016 2.01 2.21 -- -- 19.39 Q3 2015NTM
Canaccord Genuity 1/19/2016 2.14 2.31 $187 $199 18.72 2015E
RBC Capital Markets 1/19/2016 1.99 2.16 184 215 22.53 2016E
Stifel Nicolaus 1/18/2016 1.98 2.14 179 189 20.00 2015E
Bank of America Merrill Lynch 1/12/2016 1.77 1.90 34 102 16.48 Q3 2015NTM
Barclays Capital 11/13/2015 1.92 2.06 208 221 20.14 Q3 2015NTM
Average $1.96 $2.16 $170 $185 $19.65
|SNL Consensus $2.00 $2.21 $183 $201 $20.17 |
|Green Street Advisors 1/19/2016 $1.83 $1.89 - - $16.67 |
|RHO Projections $1.98 $2.45 $189 $212 |

Sowrces SNIL Fmaoc ol Grees Street Advkors ond Woll Sereet Reseonch
Note: SN Comsenn ond Green Street Advinors on of Febevovy JOI6
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Net Asset Value Analysis BankotAmerica %>

Low Midpoint High @
Total Implied Real Estate Value **) $2,744 52,888 $3,032
Nominal Cap Rate ¥ 7.8% 7.5% 7.1%
Cash and Cash Equivalents 8 8 8
Restricted Cash 32 32 32
Rent and Other Receivables 28 28 28
Capitalized Management Fee Income '*’ 1 1 1
Other Assets 5 5 5
Implied Gross Asset Value ("GAV") 2,817 2,962 3,106
Revolving Credit Facility 59 59 59
Term Loans 285 285 285
Mortgage Debt ' 1,264 1,264 1,264
5% Preferred OP units 140 140 140
Estimated Adjustments For Marking Debt To Market 7’ 43 43 43
Other Liabilities 56 56 56
Implied Net Asset Value ("NAV") 970 1,115 1,259
x Fully Diluted Shares and OP Units Outstanding 58.1 58.1 58.1
Implied Net Asset Value ("NAV") / Share $16.75 $19.25 $21.75

Sousce: RNO Projection.

Note: Fapares o oo, exCept pet \haie ond pet ualt omounts. [stimoted NAY per shove rounded fo seavest S8 05 Non teol estole eive s ond Soblites ove te conded of book volue o of December 11, JOIS

(1) Asvemes 55 dacount to mifpoint cokudotion

(21 Avsomes 55 premium 1o mwdipoind cadowlntion

(1 Propesty beve ) NOL ond conh flows per RHO Prapections were wied to determne Totol dmpled Rral Euate Yolor

(1) Cakefoted on RMO Progectiom for JONGE Tetof Core NOT of $23 Seom dvided by Totol mplhed Reof Estote Volue

(5)  Avsemes copitolived Bormes Crossing monoge ment fer of 5.0x

(6)  Adpnted to reflect removel of Vinto Ridoe Mol 0 o ol comiderofion vt Bhot A expwcted by ANO manogerment 10 be retarned fo lender.

(7) Cokedated o the present volee of s beduled paymeats companed to cutrent principad on de bt on of Felvvory X016 Ditimoted Boved om treavery yeld cumve phaes credit TAR spvead based on de bt yield, foon to
9 volee 1ot0 ond ferm
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Bankof America %

Discounted Cash Flow Analysis SuakiofNone

Unlevered Free Cash Flows

For Fiaca' Year (94 ng Decenter 31
Yeur 2016€ 2017¢ 2018¢ 2019¢C 20200  Pormalized*
Tota! NOI $215 5239 $269 $280 $290 5290
GEA {26) Q7 (28) {29) Q9 (529)
Captalized GRA (18) (16) (1a) (14) (14) (514)
= Net Capital i 20d RE Taxes and Insurance and TIF Tax Revenue ) 1 2 3 3
Increase inNet Working Capita
U— sy o ee  we e | oo
Othwer Conts (1) 1 1 (1) m Perpetuity Growth
Capitalized IT 1 m m () 0} (0) i 1.50%  175%  200%
« Proceeds from D'sposi tom o ~ 825% | 120x 12.5x 13.1x
« IV Management Fees 1 1 1 1 1 g 850% | 116x 12.1% 12.6x
Free Cash Flows $155 $65 $143 $214 5224 $217 L g2s% | 11 nex 12
Discount Diwounted PV of Terminal Value = Total impled Net Debt Perpetuity Growth
Rate Cash Flows Based on Perpetuity Growth Interprise Value * Pret v 1.50%  198%  200%
150%  175%  2.00% 1.50% 175% 2.00% g 825% | 774%  7BA%N 788N
825% 5641 $2198 52288 52385 $2839 52929 53027 {51.740) g 8350% | Y6r%  MaA%  181%
8.50% 637 2095 2178 2267 27132 2515 2905 {1.740) 878% | 759%  T66%  773%
275% 634 1999 2076 2158 2633 2,710 2792 (1.740)
3 ¥ G
Discount Manority Total implied / D Shares .
Rate Interest fquity Value Outstanding
1S0%  135%  200% - 130%  135%  200%
825% (514) $1085 51175 S12nm 581 $1878 $20.28
8.50% {14) 978 1,061 1,150 581 16.78 1825 1978
8.75% {14) £79 955 1,037 581 1528 16.50 17.75

°Ase.umes $71 million of debt treated as cash proceeds along with estimated cash proceeds of $65 million to account for full transaction value of joint venture structuring.

Sowrce. RO Progectiom.
Note Figwres in tolBons, e pt et Ah0re amowtty. Preve st volue dote of Rasaary 1, 2016 boned oo mid yrov Sacommting comveation. tmplind ¢ guity volor per dsted share rounded 1o neores! $0 2% 5800k boned compe mation I ated o conh cape e

() Borved o DN RHO Progections nevenalor d 80 refiect endiog of T solvs tax rewenwe ond ofther conhy

(3 Normoboed yoor volue oviwmes roch grogerty undergons 318 mBon refierh every 15 yron
(3 Bosed on 2021 RMO Progectioos of $271 milon for CORE ERITDA (Core NOY less conh GAA) on prowsded by RNO monogement.
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Selected Public Companies Analysis Bankof America %
Merrill Lynch

| weme  f  cumuaoamom e

Cosing ok Nt gty Tas et Dot ™ Mut Dbt ™ e / Prien / nid 0%

Price mof  SWeet  Oividend Matet  Cerprise  oPmt /)  JiTm TIV / SeToA ™ IO Mutnighs * Commermn Gren Street  Sules P9 AN TINO
Comgeny _wnne e Viedd Cap™  Vehe™  TIV __GWTDA o4 0% 21 WX AV vt MRO™  Growh ™ Growin™
(< 3 $1060 52% 10.0% 2117 $8.127 T L 107 105« 5 e % as 3 2 om
wha m an 12N L 6.020 een L3 109 06 LR LR T RN “n S 1IN (LN
124 62 ™ L1 1,443 1662 (380 8.00 13 6« 2N " .2x 0% 6% S 278 o

Retad Poer Setected Companas Mean

Retad Peer Selecred Comparnies Median

IIIO 1 02/22/2016 (Managemant)” e " as 1026 7% o 2 pL R 1 90 T.2x " 106% $is0 s s
Imo ot BORLAS mm" 1228 % R R 1.060 204 s " un pLR 1) " T 0% 110% $3%0 A 1
l“ Unafected ot 1/15/2016 (Manageement) ™ 30 o SN m 1513 o 0 14 11 (¥ S5 o “us $3%0 e s
II!O Unaffected at 1/13/2016 (SNL Comsensus) ™ 1345 % SN m 1513 “x LR REE 2 126 (% 1 % "% $3%0 - -
Shown for Informational Purposes

iy

Source: Putic flngs, SNL Fmonciol, FoctSet, Woll Street Research, Green Street Adwisors, and RHO Projections.

Note: Metrics other than FFO shown fOr informationd! purposes.

(1) For morket CopRolSonon purposes, fully SRuted Shores InCude Shores, Untly, CPBIONS UG sy MEChod and Comvertdie secunties. TEV defined o3 Market Volue « Dett « Freforred Stock « Minortty
ert « Cosh ond fgw

(2] Proporvoncte share of IV detet ond debe related 10 IDIEQUEnt ewents INCAISed 23 Oppropraly ond svelsbie

(3] Beved on SNL commenins extimates mi of Fetvwory 22. 2006

(4]  Bosed on Groen Soreet Advisors a3 of Fedrwary 22, 2016

(5] Figures for cthar et selectod compores reflect most recent publc flngs. RNO figures reflect estimated preliminary Q4 2015 volues par RHO Projections.

(6] Bosed on Grewn Steet Advisors "Toking the Under. Changes 10 mall Forecasts” Soted Jonvory 26, 2006, escapt for RHO which i dased oo RMO Projections.

(71 RNO metrics cokuioted bosed on RMO Projections.

8]  Bosed on SNL comsemsus estmotes

(9 Omer retav) pelectnd comporses inciude SIS, GOF, MAL, TCD, ong ST Shows for nformotional purpeser
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Bankof America %>
Merrill Lynch

Weighted Average Cost of Capital

. . e N
Bloomberg Beta of Retail Peer Selected Public Companies Calculating WACC
TERP A
Beta R Squared of Gquity Net Net Dedl/
Lovered '’ Unlevered "' Lov. Beta Mkt Cap Deobt MetCap Cost of Equity m
Company Fosk- Free Rate 2.8% 298
CBL & Associales Propeties 174 049 051 2.0 5370 LT 40 Undevered Bela 048 040
WO Giescher CY™) on o w2 3508 3% RHO Levered Bota 124 12¢
Pennsyhanis REIT 170 o 052 1443 209 58.3% Sire Premium 1™ ™
Hsosc ol Rsk Praswum 499% 7.00%
Coxt of Equity 0 06% v
Cost of Debt
Pro-tax Costef Dedt 725% 7.26%
Tax Rate 0.0% 00%
Afler Tax Costof Dedt T25% T.25%
Cument Net Dedt/Total Net Cap €0 9% “0.9%
WACC 3.35°% 2329
WACC Sensitivity
C WACC a1 Various Unievered Bets and Capital Structures ]
EBITDA Eq. Val. Net Clg. of Debt 0.42 0.45 0.51 0.54 0.42 0.45% 0.51 0.54
7 0x Nie% 50.3% 575% 6.94% 7.00% 7.39% 7.54% 7.79% 3.00% 3.42% 3.63%
75x " 53.8% 8.25% 7.27% T.42% 1.72% 7.87% 3.13% $.34% 8.76% $.97%
80x NS 5% 575% 6.75% 7.65% 7.80% $.10% 8.25% £.50% 8.71% 9.13% 9.34%
85x 56.0% 60.6% 7.25% 8.05% $.20% $.50% $.65% 2.90% 2.11% 9.53% 9.74%
9 0x W3 5% 64.7% 1.75% 8.50% $.65% 3.95% 9.10% 9.35% 9.56% 9.98% 10.19%
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Historical Forward FFO Multiples Bankof America %>
2014 - 2016YTD P Merrill Lynch

Since RHO's spin-off, the Company has on average traded at a 0.7x premium to retail peer selected companies. In last six months, until
BOREAS’ initial 1/19/16 acquisition proposal announcement, this premium had been declining

Historical Average NTM FFO Multiples '

10-Year SYear Average 2Year 1-Year & Month 3-Month On Current
Average  Average Since Spin-off Average = Average  Average  Average  1/15/2016 |(02/22/2016)
RHO 10.0x 10.0 9.4x 85« B1x 6.7x 8.8
D0 1o 1ot peer velected componiey o [eR (-2 o 0% o0~ i%
|Retail peer selected companies '™ 8.2x 9.0x 9.3x 9.2x 8.8« 7.9x 7.7x 67 6.3x
s En 24 s 10.6x 11,5 11,0 1.1 10.1x 9%
o 8 1) B L 12 7. LW S 47 ‘5
WG 7 66 ol S e
25 0x + [Other retail selected companies 15.3x 18.0x 18.7x 18.8x 19.1x 18.2x 18.4x 17.7x 17.3x
200x 4
Implied multiple
at BOREAS
15.0x proposed
transaction
consideration
9.1x
RHO
10.0x AM__“"_ cagt 8.8x
~
Rotail peer
selocted
companios
6.3x
S0x v Y r v v

1/22014 3/21/2014 6/7/2014 8/24/2014  11/10/2014  1/27/2015 4/15/2015 /272015 9/18/2015 12/5/2015 2/22/2016

Source: NI Fimoncwd o of Felvwory 22, X006,
Note: RO shown from Movch & JO14 vince there weae 5o Woll Street FIO comemun extimates for 8RN0 poioe o thot dote.
1)  Averoges theough fonwary 15 X016
(2 Bosed on SML (e i exDinotes
(9 Betod peer selecind companies inclede PTL CBL, ond WHG
13 (0 Other retod selected companies inclade SPG, GGP, MAL, TCO, ond SKT. Showm fov informationol parposes
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