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Our commitment to increasing asset value is
advanced day by day through the insights
and actions of hundreds of professionals in the
U.S. and Asia working in such critical areas
as leasing, center management, development,
engineering, human resources, finance,
information technology, marketing, architecture,
planning and design. Their daily attention to
the thousands of details and decisions that build
asset value is what truly defines us. Every day.
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Taubman Centers creates extraordinary retail environments
for communities, shoppers, merchants, and investors. Our
portfolio of regional and super-regional malls, located in
major markets from coast to coast, is the most productive

in the publicly held U.S. regional mall industry. We delight
customers and build shareholder value through the intensive
management of our existing properties, acquisitions, and the
highly selective development of new shopping destinations.
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A LETTER FROM

ROBERT S. TAUBMAN

Chairman of the Board,

President & Chief Executive Officer

With the most productive portfolio of shopping centers in the
U.S. publicly traded regional mall industry, Taubman Centers

is understandably valued for the extraordinary quality of our
properties. But what equally differentiates us is the quality of
our people. Their daily attention to the thousands of details and
decisions that build asset value is what truly defines us. Every day.

Increasing long-term asset value has been at the core of our business strategy since
our founding in 1950, 64 years ago. That commitment continues to be advanced
day by day through the insights and actions of hundreds of professionals in
the U.S. and Asia working in such critical areas as leasing, center management,
development, engineering, human resources, finance, information technology,
marketing, architecture, planning and design.

In this report we introduce Taubman employees representing a number of our core
competencies. They discuss some of the ways, large and small, they and their teams
contribute to our company’s performance.

RECORD-SETTING SALES PER SQUARE FOOT

A shopping center’s tenant sales per square foot is the best indicator of a property’s
strength, and our portfolio has led the industry in this metric every year since we went
public in 1992.

In 2013, comparable mall tenant sales per square foot in our shopping centers reached
$721. This is yet another record for both the company and the publicly held U.S.
regional mall industry.
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Tenant sales per square foot is the most important measure of
the quality of regional mall assets. In 2013, comparable mall
tenant sales per square foot in Taubman shopping centers
reached $721, representing another record for the company
and for the U.S. publicly held regional mall industry.

(1 See Notes and Reconciliations page at the end of this report for
properties included and excluded. 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

In this omni-channel world, the best retailers touch their customers seamlessly,
whether on-line, through catalogs, direct mail, or brick and mortar. They don’t
care how or where they sell their products to their customers — only that they’re the
ones making the sale. They also recognize — and covet — brick and mortar as a key
distribution platform and branding tool, integral to serving and connecting with
their customers.

With dominant assets in nearly all our markets, we are extremely well positioned in this
evolving retail environment. Our high quality regional malls enable omni-channel
retailers to holistically present their brands, create experiences that inspire customers,
and continuously foster levels of social interaction. Employees throughout our company,
from customer information and center operations, to leasing and planning and design,
are focused on understanding and responding to changing retailer strategies and the
shifts in shopping behaviors driven by evolving technologies. We also believe that,
over time, these new technologies will create opportunities for new income streams.

STRONG PERFORMANCE METRICS

With increasing sales productivity, demand for space in our centers remained strong
in 2013, with average rent per square increasing 4.5 percent to $48.52. Leased
space in comparable centers for the portfolio was 93.6 percent on December 31,
2013. Ending occupancy at comparable centers, including temporary tenants, was
a strong 96.3 percent. A large part of this success can be attributed to our leasing
professionals, who with a retailer’s mentality, help us merchandise our centers for
optimal performance.

Increasing sales drove stronger rents, which produced steady growth in our portfolio’s
income stream. Net Operating Income (NOI) excluding lease cancellation income
was up 3.4 percent over 2012. Adjusted Funds from Operations (FFO) per share
increased 9.3 percent.
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Over the last 10 years, Adjusted Funds from Operations per 2.16

share has grown 69% — a compounded annual growth

rate of 6%. This consistent, steady growth in earnings has m
allowed Taubman Centers to regularly reward our sharehold-

ers with a growing dividend. In 2013, the dividend was

increased to $2 per share, the sixteenth increase since the

company went public in 1992. Over the last 10 years,

Dividends per share has grown 82% - a compounded

annual growth rate of 6.9%.

(1 Excludes special dividend of $0.1834 per share paid in
December, 2010.

© The annualized amount of the first quarter 2014 regular
dividend is $2 16. 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

)

These results reflect the intensive management of our core properties by Taubman
employees operating in our centers and throughout the company. Rising rents from
new tenants and lease rollovers are the most significant elements of our organic
growth, which is further bolstered by income from innovative, non-traditional
sources such as corporate sponsorships, kiosks, and temporary tenants.

We also work to increase revenue from our existing properties through strategic
renovation, expansion, and redevelopment.

INVESTING IN THE CORE

To keep our centers fresh and dominant in their markets, we continually reinvest
in our assets. In fact, driven by the insights of our leasing, development, customer
information and planning and design teams, since 2008 we have renovated, expanded,
or built from scratch more than half of our centers.

Demonstrating this commitment, there are five redevelopment projects representing
a Taubman investment of around $265 million currently under way or scheduled to
begin in 2014.

At The Mall at Green Hills (Nashville, Tenn.) we are relocating the current Dillard’s
store and adding 170,000 square feet of mall tenant space to the center. The project
is expected to be completed in 2018. And at Cherry Creek Shopping Center (Denver,
Colo.), a three-level 53,000 square foot Restoration Hardware store is being added

along with 38,000 square feet of new mall tenant space, opening by late 2015.

A vacant parcel at Dolphin Mall (Miami, Fla.) will be utilized to add 32,000 square
feet of new restaurant space to the center by third quarter 2015. At Beverly Center
(Los Angeles, Calif.) a major renovation project will add a new 30,000 square foot
Uniglo mini anchor, opening in late 2014, and a contemporary dining court, opening
in 2015. These new offerings will join large format XXI Forever and H&M stores
on the center’s 8th level, creating a focused destination within the center.
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And at Sunvalley (Concord, Calif. — near San Francisco), we are creating a new food
court in existing lower-level space, to be completed by mid-2015.

From these core redevelopment projects we expect to receive a weighted average return
of 7.5 to 8 percent.

DEVELOPMENT PROJECTS MOVE FORWARD IN U.S.

Developing new centers has always been a core competency. While most of our peers
have grown through acquisitions, the primary driver of our growth has been through
development. Our development skill set, embedded in our DNA and unique in our
industry, continues to be one of our company’s most valuable strengths.

Currently scheduled to open over the next three years in the U.S. are three new
regional centers, which are under construction, and a fourth anticipated to begin
construction in 20714.

In Sarasota, Florida, we are on time and on budget at The Mall at University Town
Center. Anchored by Saks Fifth Avenue, Dillard’s and Macy’s, the center will open on
October 16, 2014 with a full complement of new-to-market stores and restaurants,
including The Capital Grille, Brio Tuscan Grille, Seasons 52, Kona Grill and The
Cheesecake Factory.

The Mall of San Juan, scheduled to open on March 26, 2015, is located in the heart
of Puerto Rico’s vibrant capital city. The center will be home to the Caribbean’s first
Saks Fifth Avenue and Nordstrom stores, addressing an untapped market in the region
for better merchandise.

The official groundbreaking for International Market Place in Honolulu, Hawaii, took
place in March of this year. Located on the “50-yard line” of Kalakaua Avenue in the
heart of Waikiki’s tourist district, this retail, dining and entertainment destination will
feature luxury-focused merchandise anchored by the only full-line Saks Fifth Avenue
store in Hawaii. The center is scheduled to open in spring 2016.
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In addition to these three development projects, we announced in December our
involvement in The Mall at Miami Worldcenter. One of the largest mixed-use
developments in the U.S., the project is located in Miami’s central business district
with great highway access and adjacent to regional transportation hubs. The mall
will be anchored by Macy’s and Bloomingdales, and is targeted to open in late 2016.
We are delighted to be partnering with the Forbes Company — our partners in two
very successful Florida centers, Waterside Shops in Naples and The Mall at Millenia
in Orlando. They will be taking the lead in development, leasing, and management
of the center.

Throughout our history we have created significant net asset value with development.
It’s rarely smooth and tends to come in chunky cycles. Given population growth, we
believe there will be demand for, on average, about one new center a year in the U.S.
Our plan is to open, on average, about one every other year, or about half of what gets
built — but only those that meet our standards for high productivity.

THREE PROJECTS PROGRESSING IN ASIA

Given how few new centers will be built in the U.S., a decade ago we began thinking
about new opportunities to augment our growth. After studying a number of markets,
we determined that in Asia we would find partners that value our skill set and
understanding of retail, and that we could expect a significant flow of development
opportunities for us to consider. As we look at the history of U.S. mall development,
Asia is following a similar process but at a hugely accelerated rate. We believe both
China and South Korea — our focused markets — are in the early to mid-cycle of retail
development. This clearly is the time to build our platform.

Taubman Asia is now approximately 1oo people strong, mirroring every discipline
in the U.S. — from construction, leasing, and operations, to all the support functions
including human resources, finance, information technology, legal, and market research.
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This graph sets forth the cumulative total returns on a $100 investment in each of our Common Stock, the S&P 400 MidCap Index,
the S&P 500 Index, the MSCI US REIT Index, and the FTSE NAREIT Equity Retail Index for the period December 31, 2003 through

December 31, 2013 (assuming in all cases, the reinvestment of dividends). During 2013, Taubman Centers’ stock experienced a -16.5%
total shareholder return. Over the 10-year period ended December 31, 2013, total compound annual shareholder return was 16.2%.

The company’s 10-year total shareholder return was the fifth highest of the 99 U.S REITs that have operated during this period.
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There are clearly many risks in bridging distances and cultures. But we believe we have
taken a systematic approach to our business in Asia, mitigating risks wherever possible.

We are on target to open two projects in China and one in South Korea over the next
three years. In China, CityOn.Xi’an and CityOn.Zhengzhou are both being developed
in partnership with Wangfujing, one of China’s largest department stores. Both centers
are about a million square feet, are anchored by Wangfujing and are scheduled to be
completed in late 201 5. In Hanam, South Korea — just outside Seoul — Hanam Union
Square will open in late 2016. The 1.7 million square foot center will be the largest
true western-style mall in Korea. We’re partnering with Shinsegae Group — one of
South Korea’s largest retailers — who will anchor the center.

Our $550 million share of these three Asia projects represents about a third of our
overall development investment.

RECYCLING CAPITAL AND STRENGTHENING THE BALANCE SHEET

During the 13 months ended January 2014, we completed $3 billion of financings
through asset sales, property refinancings, a preferred equity offering, a new term loan,
and the establishment of a new $1.1 billion unsecured line of credit.

In January 2014, asset sales totaling $729 million lowered our debt-to-market cap ratio
by over 400 basis points to less than 35%. We believe maintaining a strong balance
sheet is one of our most significant competitive advantages.

It’s long been our strategy to recycle capital for growth, minimizing our need to raise
equity. Our growth has truly been self-funding, as on a net basis, we have issued just
$300 million of common equity while more than quadrupling the size of our company
over the 21 years that we’ve been public.
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Notwithstanding this history, and the strong returns
we’ve generated by building new centers, last year the
market voiced their concerns with both the size of our
development pipeline and our activities in Asia. So
in August, believing our share price was significantly
below our net asset value, we announced a $200
million share repurchase program.

In 2013, we purchased 787,000 shares of Taubman
Centers common stock and at December 31, 2013, we
had $148 million remaining under that authorization.

Finally, I want to take this opportunity to thank the

women and men of Taubman Centers for continuing to

set our industry’s standard for excellence and performance, recognize the outstanding
leadership of our Board of Directors, and express gratitude to our shareowners for
the continuing confidence they show in us.

Sincerely,

Robert S. Taubman
Chairman of the Board,
President & Chief Executive Officer
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Across all disciplines, our company’s
talented people intensely focus on increasing the
value of our core properties and the projects
progressing through our development pipeline.

Every job description at Taubman Centers begins
with the same objective:
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Sponsorship and
Center Marketing

IVAN FRANK
Director,
Digital Marketing

“Today everything is digital.
Consumers are always ‘on,’
and our retfailers want to
connect with them 24/7.

So do we. Without chasing
every shiny new thing, we're
embracing digital opportuni-
ties strategically; confident
that new technology and
social media can help us keep
our centers as relevant and
attractive as ever to today’s
and tomorrow’s shoppers.”

Lease Administration

MARY STOLL
lease Administrator

“Collecting the rent certainly is
an important part of what we
do, but it's not the only thing.
We work very closely with our
retailers and center manage-
ment teams to analyze leases,
clarify lease terms for tenants,
assist with tenant relocations,
provide input for budgeting
common area maintenance
(CAM) programs, and
generally keep the wheels
of revenueflow turning.”
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Human Resources

BETHANY YEAGER
Manager,
Talent Acquisition

“Qurs is a performance culture,
and in helping departments fill
open positions, we focus on
recruiting experts in their fields
with a record of achievement
and growth in their careers.
Taubman Centers is a great
place to work, and as
successful as we've been in
doing what we do over the
last six decades, we welcome
the best new talent and value
their new ideas and energy.”

Customer Information

SCOTTIE LEE
Vice President,
Strategy and Research

“Our research focuses on
understanding the supply and
demand drivers in markets we
and department stores are
considering for expansion.
We know there will not be
many new shopping centers
developed in the U.S., so we
want to identify and fully vet
the few special opportunities
worthy of our time and
resources. On the strategy side,
we advise senior manage-
ment on the broader issues
facing retailers, consumers and
our company. We want to
continue to be responsive to
retailers choosing our
attractive brick and mortar
venues to be a major part of
their omni-channel marketing
and distribution strategies.”



Leasing Central Operations

DARNELL LITTLETON KEN RUONA

leasing Manager Vice President,
“When fine dining formats like Capital Grille, Cheesecake Central Operations

Factory and Brio Tuscan Grille are present in a center, “In support of our onssite center
shoppers visit more often and stay longer.” management feams, we

realize significant efficiencies
and heighten effectiveness at
all our centers through central
oversight of such functions as
national vendor management,
emergency preparedness,

MARLA SOKOL
leasing Manager

“The presence of better and luxury tenants differentiates our
centers and makes the shopping experience special for
all shoppers.”

DAVID JOSEPH facilities management, utilities
Senior Vice President, and energy management. We
leasing

are also responsible for the
training and onboarding of
new staff members at each
center, setting operational
policies and procedures

LEAH BOLD throughout our portfolio.”
leasing Agent

“Our obijective with every lease, in addition to negotiating
the best economic terms, is to do what's right for the
merchandising of a center. That dual focus enhances
long-term value for our shoppers, retailers and investors.”

“We're looking to bring game-changing retailers into our
centers to keep them fresh and dominant in their markets.”
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Information
Technology

LAURA LEFIEF
Business Relationship Manager

“In the simplest terms, our job
is to make things happen
across all departments in
the company through the
infelligent use of technology
and project management.
Working with our customers
in various functional areas,
we help answer the question,
‘Is there a better way to get
things done?’ By understand-
ing the business objective
and focusing on process flow,
we can achieve important
efficiencies of time and
money.”

Treasury and
Financial Analysis

MIKE CLEARY
Vice President,
Treasury and Financial Analysis

“With everything we do we're
looking for the best return
possible for our shareowners.
All proposals for capital
spending and financings are
analyzed by our group, and
we approach acquisitions and
business-unit investments with
the same level of discipline.
Only if the projected long-term
returns make sense will we
pursue a development,
redevelopment, acquisition or
other corporate initiative.”
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Development

BILL SALLIOTTE
Development Specialist

“Redevelopment, renovation and expansion projects create
great opportunities to enhance the value of existing assets.
Our goal is to turn what may have been underperforming
space into a powerful new draw for a property.”

LEO MENDEZ
Director,
Planning and Design

“We sweat the details because they matter. The right
planning decisions upfront impact a retail property’s
performance and return on investment forever.”

MARK BEDELL

Vice President,

Engineering and Construction

“Once the vision is set for a new center or redevelopment,
our job is to deliver a project everyone can be proud
of — on time, on budget and within our company’s
best-in-industry quality standards.”



Sponsorship and
Center Marketing

PEGGY GRONEWOLD
Director,

Partner Relations

and Cenfer Marketing

“Our extraordinary retail
environments create outstand-
ing opportunities for national
and local brands to interact
with their customers in unique
ways. Recognizing this appeal,
marketing and sponsorship
directors at each property
nurture and manage these
relationships for mutual
benefit. But our goal is
far more than generating
revenue, as important as that
is. Our partnership programs
enhance the shopper
experience by providing
valued amenities and
experiences consistent with
our centers’ brands.”

Specialty Leasing

LORI MCGHEE

Regional Director,

Specially leasing
“We view our centers’ specialty
leasing programs as
incubators of new retailers.
There is great satisfaction in
finding a promising local
retailer and assisting them
from vending formats or
RMUs (retail merchandising
units) to kiosks and TILS
(temporary in-line stores),
ultimately up to permanent
inline tenants. And with far
shorter and more flexible
lease terms, we can quickly
respond to everchanging
consumer demand and fill
a void in a cenfer’s merchan-
dise offerings.”

Taubman Asia
Finance

WINNIE TSE
Financial Controller

“Since joining Taubman Asia
in 2005, I've been focusing
on financial analysis and
controls, helping management
make the best investment
decisions. As I've watched the
transfer of Taubman culture
to Asia, | strongly believe we
will be successful in China
and South Korea.”

Center Management

OCTAVIO ORTIZ

General Manager — University
Town Center

“Beyond a property’s location,
design and tenant mix,
shoppers appreciate a center
that is clean, safe and well it.
They will return for amenities
that enhance the quality of
their visits. And when it comes
to making their stay enjoyable,
we're after nothing less than
flawless execution. I'm here
in Sarasota a full year before
the grand opening of
University Town Center to
connect with this community,
establish local partnerships
and put our team together.
Getting all that right today
will jump start our success on
opening day and add value
for years to come.”
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PORTFOLIO OF ASSETS

U.s.

CORPORATE HEADQUARTERS
Bloomfield Hills, MI

CORPORATE OFFICE
New York, NY

BEVERLY CENTER
Los Angeles, CA
beverlycenter.com

SHOPS AT CHARLESTON PLACE
Charleston, SC

(Leasing services)
charlestonplace.com/web/
ocha/shops.jsp

CHERRY CREEK SHOPPING CENTER
Denver, CO
shopcherrycreek.com

Ne

Map Legend

B Owned centers

CITY CREEK CENTER
Salt Lake City, UT
shopcitycreekcenter.com

THE SHOPS AT CRYSTALS
Las Vegas, NV (Leasing services)
crystalsatcitycenter.com

DOLPHIN MALL
Miami, FL
shopdolphinmall.com
FAIR OAKS

Fairfax, VA
shopfairoaksmall.com

FAIRLANE TOWN CENTER
Dearborn, MI
shopfairlane.com

A

=
DS@

@ Leasing and/or management services

* Projects under construction

@ Unconsolidated Joint Ventures

A Corporate Offices
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THE GARDENS ON EL PASEO
AND EL PASEO VILLAGE
Palm Desert, CA
thegardensonelpaseo.com

GREAT LAKES CROSSING OUTLETS
Auburn Hills, MI

greatlakescrossingoutlets.com

THE MALL AT GREEN HILLS
Nashville, TN
shopgreenhills.com

INTERNATIONAL MARKET PLACE
Waikiki, Honolulu, HI
shopinternational
marketplace.com

INTERNATIONAL PLAZA
Tampa, FL
shopinternationalplaza.com

MACARTHUR CENTER
Norfolk, VA

shopmacarthur.com

THE MALL AT MILLENIA
Orlando, FL
mallatmillenia.com

NORTHLAKE MALL

Charlotte, NC
shopnorthlake.com

THE MALL AT PARTRIDGE CREEK
Clinton Township, Ml
shoppartridgecreek.com

THE MALL OF SAN JUAN
San Juan, Puerto Rico
themallofsanjuan.com

THE MALL AT SHORT HILLS
Short Hills, NJ
shopshorthills.com




STAMFORD TOWN CENTER
Stamford, CT
shopstamfordtowncenter.com

STONY POINT FASHION PARK
Richmond, VA
shopstonypoint.com

SUNVALLEY

Concord, CA
shopsunvalley.com
TAUBMAN PRESTIGE OUTLETS
CHESTERFIELD

Chesterfield, MO
taubmanprestigeoutlets.com

TWELVE OAKS MALL
Novi, Ml
shoptwelveoaks.com

THE MALL AT UNIVERSITY

TOWN CENTER

Sarasota, FL
themallatuniversitytowncenter.com

WATERSIDE SHOPS
Naples, FL
watersideshops.com

THE MALL AT WELLINGTON GREEN
Palm Beach County, FL
shopwellingtongreen.com

WESTFARMS
West Hartford, CT
shopwestfarms.com

THE SHOPS AT WILLOW BEND
Plano, TX
shopwillowbend.com

Asia

TAUBMAN ASIA REGIONAL
HEADQUARTERS

Hong Kong

CORPORATE OFFICES
Beijing, China
Shanghai, China
Seoul, South Korea

HANAM UNION SQUARE
Hanam, South Korea

IFC MALL

Yeouido, Seoul,

South Korea

(Leasing and
management services)
ifcseoul.com

CityOn.XI'AN
Xi’an, China
CityOn.ZHENGZHOU
Zhengzhou, China

STUDIO CITY

(Retail component)

Macau, China

(Leasing, management, and
development services)
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PART I
Item 1. BUSINESS.

The following discussion of our business contains various “forward-looking statements” within the meaning of Section 27A of
the Securities Act of 1933, as amended, and Section 21E of the Securities Exchange Act of 1934, as amended. These forward-
looking statements represent our expectations or beliefs concerning future events. We caution that although forward-looking
statements reflect our good faith beliefs and reasonable judgment based upon current information, these statements are qualified
by important factors that could cause actual results to differ materially from those in the forward-looking statements, including
those risks, uncertainties, and factors detailed from time to time in reports filed with the SEC, and in particular those set forth
under “Risk Factors” in this Annual Report on Form 10-K. The forward-looking statements included in this report are made as of
the date hereof. Except as required by law, we assume no obligation to update these forward-looking statements, even if new
information becomes available in the future.

The Company

Taubman Centers, Inc. (TCO) is a Michigan corporation that operates as a self-administered and self-managed real estate
investment trust (REIT). The Taubman Realty Group Limited Partnership (the Operating Partnership or TRG) is a majority-owned
partnership subsidiary of TCO that owns direct or indirect interests in all of our real estate properties. In this report, the terms
"we", "us" and "our" refer to TCO, the Operating Partnership, and/or the Operating Partnership's subsidiaries as the context may

require.

We own, lease, acquire, dispose of, develop, expand, and manage regional and super-regional shopping centers and interests
therein. Our owned portfolio as of December 31,2013 consisted of 25 urban and suburban shopping centers in 13 states. In January
2014, we disposed of our ownership interest in Arizona Mills, our only shopping center in the state of Arizona, reducing our current
portfolio to 24 centers. The Consolidated Businesses consist of shopping centers and entities that are controlled by ownership or
contractual agreements, The Taubman Company LLC (Manager), and Taubman Properties Asia LLC and its subsidiaries (Taubman
Asia). Shopping centers owned through joint ventures that are not controlled by us but over which we have significant influence
(Unconsolidated Joint Ventures) are accounted for under the equity method. See the table on pages 22 and 23 of this report for
information regarding the centers. In January 2014, we sold a total of 49.9% of our interests in the entity that owns International
Plaza as well as certain governance rights in the center. Following the disposition, this center will be accounted for as an equity
method investment along with our other Unconsolidated Joint Ventures.

Taubman Asia, which is the platform for our expansion into China and South Korea, is headquartered in Hong Kong.

We operate as a REIT under the Internal Revenue Code of 1986, as amended (the Code). In order to satisfy the provisions of
the Code applicable to REITs, we must distribute to our shareowners at least 90% of our REIT taxable income prior to net capital
gains and meet certain other requirements. The Operating Partnership's partnership agreement provides that the Operating
Partnership will distribute, at a minimum, sufficient amounts to its partners such that our pro rata share will enable us to pay
shareowner dividends (including capital gains dividends that may be required upon the Operating Partnership's sale of an asset)
that will satisfy the REIT provisions of the Code.

Recent Developments

For a discussion of business developments that occurred in 2013, see "Management's Discussion and Analysis of Financial
Condition and Results of Operations (MD&A)."

The Shopping Center Business

There are several types of retail shopping centers, varying primarily by size and marketing strategy. Retail shopping centers
range from neighborhood centers of less than 100,000 square feet of gross leasable area (GLA) to regional and super-regional
shopping centers. Retail shopping centers in excess of 400,000 square feet of GLA are generally referred to as "regional" shopping
centers, while those centers having in excess of 800,000 square feet of GLA are generally referred to as "super-regional" shopping
centers. In this Annual Report on Form 10-K, the term "regional shopping centers" refers to both regional and super-regional
shopping centers. The term "GLA" refers to gross retail space, including anchors and mall tenant areas, and the term "Mall GLA"
refers to gross retail space, excluding anchors. The term "anchor" refers to a department store or other large retail store. The term
"mall tenants" refers to stores (other than anchors) that lease space in shopping centers.



Business of the Company

We are engaged in the ownership, leasing, acquisition, disposition, development, expansion, and management of regional
shopping centers and interests therein. We owned interests in 25 centers as of December 31, 2013.

The centers:

» arestrategically located in major metropolitan areas, many in communities that are among the most affluent in the country,
including Charlotte, Dallas, Denver, Detroit, Los Angeles, Miami, Nashville, New York City, Orlando, Salt Lake City,
San Francisco, St. Louis, Tampa, and Washington, D.C.;

* range in size between 236,000 and 1.6 million square feet of GLA and between 186,000 and 666,000 square feet of Mall
GLA with an average of 1.0 million and 0.5 million square feet, respectively. The smallest center has approximately
60 stores, and the largest has over 200 stores with an average of 145 stores per center. Of the 25 centers, 18 are super-
regional shopping centers;

* have approximately 3,000 stores operated by their mall tenants under approximately 850 trade names;
* have 67 anchors, operating under 14 trade names;

* leaseapproximately 94% of leased Mall GLA to national chains, including subsidiaries or divisions of Forever 21 (Forever
21, For Love 21, and XXI Forever), The Gap (Gap, Gap Kids, Baby Gap, Banana Republic, Old Navy, and others), and
Limited Brands (Bath & Body Works/White Barn Candle, Pink, Victoria's Secret, and others); and

» arc among the highest quality centers in the United States public regional mall industry as measured by our high portfolio
average of mall tenants' sales per square foot. In 2013, our mall tenants at comparable centers and excluding Arizona
Mills reported average sales per square foot of $721, which is a record for our Company.

The most important factor affecting the revenues generated by the centers is leasing to mall tenants (including temporary tenants
and specialty retailers), which represents approximately 90% of revenues. Anchors account for less than 10% of revenues because
many own their stores and, in general, those that lease their stores do so at rates substantially lower than those in effect for mall
tenants.

Our portfolio is concentrated in highly productive super-regional shopping centers. Of our 25 owned centers, 22 had annual
rent rolls at December 31, 2013 over $10 million. We believe that this level of productivity is indicative of the centers' strong
competitive positions and is, in significant part, attributable to our business strategy and philosophy. We believe that large shopping
centers (including regional and especially super-regional shopping centers) are the least susceptible to direct competition because
(among other reasons) anchors and large specialty retail stores do not find it economically attractive to open additional stores in
the immediate vicinity of an existing location for fear of competing with themselves. In addition to the advantage of size, we
believe that the centers' success can be attributed in part to their other physical characteristics, such as design, layout, and amenities.



Business Strategy And Philosophy

We believe that the regional shopping center business is not simply a real estate development business, but rather an operating
business in which a retailing approach to the on-going management and leasing of the centers is essential. Thus we:

»  offer retailers a location where they can maximize their profitability;

» offer a large, diverse selection of retail stores in each center to give customers a broad selection of consumer goods and
variety of price ranges;

» endeavor to increase overall mall tenants' sales by leasing space to a constantly changing mix of tenants, thereby increasing
rents;

» seek to anticipate trends in the retailing industry and emphasize ongoing introductions of new retail concepts into our
centers. Due in part to this strategy, a number of successful retail trade names have opened their first mall stores in the
centers. In addition, we have brought to the centers "new to the market" retailers. We believe that the execution of this
leasing strategy is an important element in building and maintaining customer loyalty and increasing mall productivity;
and

»  provide innovative initiatives, including those that utilize technology and the Internet, to increase revenues, enhance the
shopping experience, build customer loyalty, and increase tenant sales. Our Taubman website program connects shoppers
to each of our individual center brands through desktop and mobile devices. We have a robust email program reaching
our most loyal customers weekly and our social media sites offer retailers and customers an immediate geo-targeted
communication vehicle.

The centers compete for retail consumer spending through diverse, in-depth presentations of predominantly fashion merchandise
in an environment intended to facilitate customer shopping. Many of our centers include stores that target high-end customers,
and such stores may also attract other retailers to come to the center. However, each center is individually merchandised in light
ofthe demographics of its potential customers within convenient driving distance. When necessary, we consider rebranding existing
centers in order to maximize customer loyalty, increase tenant sales, and achieve greater profitability.

Our leasing strategy involves assembling a diverse mix of mall tenants in each of the centers in order to attract customers,
thereby generating higher sales by mall tenants. High sales by mall tenants make the centers attractive to prospective tenants,
thereby increasing the rental rates that prospective tenants are willing to pay. We implement an active leasing strategy to increase
the centers' productivity and to set minimum rents at higher levels. Elements of this strategy include renegotiating existing leases
and leasing space to prospective tenants that would enhance a center's retail mix.

Since 2005, an increased number of our tenants are paying a fixed Common Area Maintenance (CAM) charge, with typically
a fixed increase over the term of the lease, rather than the traditional net lease structure where a tenant pays their share of CAM.
This allows the retailer greater predictability of their costs. While some pricing risk has shifted to the landlord, cost savings can
have a positive impact on our profitability. Approximately 78% of our tenants in 2013 (including those with gross leases or paying
a percentage of their sales) effectively pay a fixed charge for CAM. As a result there is significantly less matching of CAM income
with CAM expenditures, which can vary considerably from period to period.



Potential For Growth

Our principal objective is to enhance shareowner value. We seek to maximize the financial results of our core assets, while also
pursuing a growth strategy that primarily has included an active new center development program. Our internally generated funds
and distributions from operating centers and other investing activities, augmented by use of our existing revolving lines of credit,
provide resources to maintain our current operations and assets, and pay dividends. Generally, our need to access the capital
markets is limited to refinancing debt obligations at maturity and funding major capital investments. From time to time, we also
may access the equity markets or sell interests in shopping centers to raise additional funds or refinance existing obligations on a
strategic basis.

Internal Growth

As noted in “Business Strategy and Philosophy” above in detail, our core business strategy is to maintain a portfolio of properties
that deliver above-market profitable growth by providing targeted retailers with the best opportunity to do business in each market
and targeted shoppers with the best local shopping experience for their needs.

We continue to expect that over time a significant portion of our future growth will come from our existing core portfolio and
business. We have always had and will continue to have a culture of intensively managing our assets and maximizing the rents
from tenants as this is a key growth driver going forward.

Another potential element of growth over time is the strategic expansion and redevelopment of existing properties to update
and enhance their market positions by replacing or adding new anchor stores, increasing mall tenant space, or rebranding centers.
Most of the centers have been designed to accommodate expansions. Expansion projects can be as significant as new shopping
center construction in terms of scope and cost, requiring governmental and existing anchor store approvals, design and engineering
activities, including rerouting utilities, providing additional parking areas or decking, acquiring additional land, and relocating
anchors and mall tenants (all of which must take place with a minimum of disruption to existing tenants and customers).

We currently have projects underway at several of our centers that are expected to create incremental GLA:

« InJanuary 2014, we began a project on the 8" level of Beverly Center. The project will add a net 12,000 square feet, including
the addition of a new, 30,000 square foot mini-anchor. The mini-anchor will open by late 2014 and a new dining court will
open in 2015.

* At Cherry Creek we are adding an approximately 53,000 square foot, three-level Restoration Hardware store as a mini-
anchor, as well as about 38,000 square feet of additional in-line mall space. This expansion will occupy the former Saks
Fifth Avenue site. Demolition of the space is set to begin soon and all work is anticipated to be completed by late 2015.

« At Dolphin Mall we are planning to add approximately 32,000 square feet of new restaurant space along with an adjacent
valet area on a vacant parcel of the property. Construction is expected to commence in April 2014 and be completed by the
third quarter of 2015.

« At The Mall at Green Hills, a relocation of the current Dillard’s store and the addition of 170,000 square feet of mall tenant
area is set to begin. The project is expected to be completed in 2018.

* And finally, at Sunvalley we are converting some existing lower-level space into a food court. Construction is expected to
begin in June 2014 and be complete by the middle of 2015.

In 2011, a 25,000 square foot Crate & Barrel store opened on land previously vacated by Lord & Taylor at The Shops at Willow
Bend (Willow Bend). In 2012, a new 12,000 square foot Restoration Hardware opened next door at Willow Bend.



External Growth

We are focused on four areas of external growth: U.S. traditional center development, outlet centers, Asia, and acquisitions.
With growth in population, we expect that there will be demand for new centers over the next ten years. We have announced and/
or begun construction on seven shopping centers in the United States and Asia and we continue to work on and evaluate various
development possibilities for additional new centers.

»  Development of New U.S. Traditional and Outlet Centers

We have developed 11 properties since 1998, or an average about one every 18 months. We are currently under construction on
two centers opening in 2014 and 2015, and have announced plans for two others with targeted openings in 2016. We expect to
continue to have sufficient opportunities to build projects at a pace, on average, of about one center every other year. We believe
that they represent a natural extension of our existing capabilities. We will target projects in markets with high barriers to entry
and require significant pre-leasing before we begin construction.

Taubman Prestige Outlets Chesterfield, a new outlet center, opened in the western-St. Louis, Missouri suburb of Chesterfield
in August 2013. We have a 100% ownership interest in the 0.3 million square foot outlet center.

City Creek Center, a mixed-use project in Salt Lake City, Utah, opened in March 2012.

In Sarasota, Florida, The Mall at University Town Center is under construction and we are funding our 50% share of the project.
The 0.9 million square foot center will be anchored by Saks Fifth Avenue, Macy's, and Dillard's, and is expected to open in October
2014.

The Mall of San Juan, part of a mixed-use development featuring a hotel/casino and retail, is also under construction in San
Juan, Puerto Rico and is expected to open in March 2015. The Caribbean's first Nordstrom and Saks Fifth Avenue will anchor the
0.7 million square foot center. We have an 80% ownership interest in the retail portion of the project.

International Market Place, a 0.4 million square foot center, is under development in Waikiki, Honolulu, Hawaii and will break
ground in early 2014. The center will be anchored by the only full-line Saks Fifth Avenue in Hawaii and is expected to open in
spring 2016. We have a 93.5% interest in the project, which is subject to a participating ground lease.

In 2013, we announced our involvement in The Mall at Miami Worldcenter, which will be developed in partnership with the
Forbes Company. We will own at least one-third of the project, and as much as one-half, depending on the participation of the
land owner. The center will be part of a mixed-use development offering a hotel, convention and entertainment space, office,
residential and retail. The 0.7 million square foot center will feature Macy's and Bloomingdale's, and is currently planned to open
in late 2016.

While we attempt to maximize external growth through the development of new centers, we also prudently manage the risks
associated with development. We generally do not acquire land early in the development process. Instead, we generally acquire
options on land or form partnerships with landowners holding potentially attractive development sites. We typically exercise the
options only once we are prepared to begin construction. The pre-construction phase for a regional center typically extends over
several years and the time to obtain anchor commitments, zoning and regulatory approvals, and public financing arrangements
can vary significantly from project to project. In addition, we generally do not begin construction until a sufficient number of
anchor stores or significant tenants have agreed to operate in the shopping center, such that we are confident that the projected
tenant sales and rents from Mall GLA are sufficient to earn a return on invested capital in excess of our cost of capital. Having
historically followed these principles, our experience indicates that, on average, less than 10% of the costs of the development of
a regional shopping center will be incurred prior to the construction period. However, no assurance can be given that we will
continue to be able to so limit pre-construction costs.

While we will continue to evaluate development projects using criteria, including financial criteria for rates of return, similar
to those employed in the past, no assurances can be given that the adherence to these criteria will produce comparable results in
the future. In addition, the costs of shopping center development opportunities that are explored but ultimately abandoned will,
to some extent, diminish the overall return on development projects taken as a whole. See "MD&A — Liquidity and Capital
Resources — Capital Spending" for further discussion of our development activities.



e Asia

Taubman Asia is responsible for our operations and future expansion into the Asia-Pacific region, focusing on China and South
Korea. We have pursued a strategy of seeking strategic partners to jointly develop high quality malls in our areas of focus. Taubman
Asia is engaged in projects that leverage our strong retail planning, design, and operational capabilities with our strategic partners
being responsible for acquiring and entitling the land and leading construction.

In 2012, we formed a joint venture with Beijing Wangfujing Department Store (Group) Co., Ltd (Wangfujing), one of China's
largest department store chains. The joint venture will own a 60% controlling interest in and manage an approximately 1.0 million
square foot shopping center to be located at Xi'an Saigao City Plaza, a large-scale mixed-use development in Xi'an, China. We
will beneficially own a 30% interest in CityOn.Xi'an, which is scheduled to open in late 2015.

In 2013, we formed a second joint venture with Wangfujing. This joint venture will manage and own a 65% majority interest
in CityOn.Zhengzhou, a shopping center in Zhengzhou, China. We will beneficially own a 32% interest in the 1.0 million square
foot shopping center, which is scheduled to open in late 2015.

We have also partnered with Shinsegae Group, South Korea's largest retailer to build an approximately 1.7 million square foot
shopping mall in Hanam Gyeonggi Province, South Korea. We will beneficially own a 30% interest in the the center, which is
scheduled to open in late 2016. We are considering bringing in a financial partner for as much as 50% of our share.

As part of our Asia strategy, we are looking to mitigate our operating costs through third-party contracts when possible. We
provide leasing and management services for [FC Mall in Yeouido, Seoul, South Korea. In August 2012, the 0.4 million square
foot mall opened 100% leased with over 100 stores. In 2013, we signed an agreement to provide management, leasing, and
development services for the retail portion of Studio City, a cinematically-themed integrated entertainment, retail and gaming
resort developed by Melco Crown Entertainment Limited in the Cotai region of Macau, China.

We attempt to manage risks for our Asia developments through similar means as those mentioned previously under "Development
of New U.S. Traditional and Outlet Centers", as well as pursuing initial projects that are already fully entitled with partners having
appropriate expertise in land acquisition and local regulatory issues. However, in Asia, our projects are expected to have lower
initial rates of return at stabilization than those expected in the U.S. With the high sales growth rates in that region, we generally
expect that returns on our investments are forecasted to equal those earned in the U.S. by the seventh or eighth year.

See "MD&A - Results of Operations - Taubman Asia" for further details regarding our activities in Asia.
*  Strategic Acquisitions

We expect attractive opportunities to acquire existing centers, or interests in existing centers, from other companies to continue
to be scarce and expensive. However, we continue to look for assets where we can add significant value or that would be strategic
to the rest of our portfolio. Our objective is to acquire existing centers only when they are compatible with the quality of our
portfolio (or can be redeveloped to that level). We also may acquire additional interests in centers currently in our portfolio.

In December 2012, we acquired an additional 49.9% interest in International Plaza, located in Tampa, Florida, bringing our
ownership in the shopping center to 100%. Subsequently, in January 2014 we sold a total of 49.9% of our interests in the entity

that owns the center in order to generate significant capital for our development projects.

Also in December 2012, we acquired an additional 25% interest in Waterside Shops, which brought our ownership interest in
the center to 50% on a pari passu basis with an affiliate of the Forbes Company.

In December 2011, we purchased The Mall at Green Hills in Nashville, Tennessee and The Gardens on El Paseo and El Paseo
Village in Palm Desert, California from affiliates of Davis Street Properties, LLC.

See "MD&A - Results of Operations - Acquisitions" for further details regarding the assets acquired.



Rental Rates

As leases have expired in the centers, we have generally been able to rent the available space, either to the existing tenant or a
new tenant, at rental rates that are higher than those of the expired leases. Generally, center revenues have increased as older leases
rolled over or were terminated early and replaced with new leases negotiated at current rental rates that were usually higher than
the average rates for existing leases. Average rent per square foot statistics reflect the contractual rental terms of the lease currently
in effect and include the impact of rental concessions. In periods of increasing sales, rents on new leases will generally tend to
rise. In periods of slower growth or declining sales, rents on new leases will grow more slowly or will decline for the opposite
reason, as tenants' expectations of future growth become less optimistic.

The following table contains certain information regarding average mall tenant minimum rent per square foot of our Consolidated
Businesses and Unconsolidated Joint Ventures at the comparable centers (centers that had been owned and open for the current
and preceding year):

2013 2012 2011 2010 2009
Average rent per square foot:
Consolidated Businesses $ 4845 $ 46.86 $ 4553 % 43.63 $ 43.69
Unconsolidated Joint Ventures 48.69 45.44 44,58 43.73 44.49
Combined 48.52 46.42 45.22 43.66 43.95

See “MD&A — Rental Rates and Occupancy” for information regarding opening and closing rents per square foot for our centers.

Lease Expirations

The following table shows scheduled lease expirations for mall tenants based on information available as of December 31, 2013
for the next ten years for all owned centers in operation at that date, excluding Arizona Mills:

Tenants 10,000 square feet or less Total M@
Annualized  Percent of Annualized  Percent of
Base Total Leased Base Total Leased
Rent Under Square Rent Under Square
Leased Expiring Footage Leased Expiring Footage
Lease Number of  Areain Leases Represented Number of  Area in Leases Represented
Expiration Leases Square Per Square by Expiring Leases Square Per Square by Expiring
Year Expiring Footage Foot @ Leases Expiring Footage Foot ) Leases
2014 @ 232 564 § 45.33 7.6% 238 680 $ 41.84 6.0%
2015 361 933 44.05 12.6% 374 1,254 37.76 11.1%
2016 327 860 47.68 11.6% 337 1,175 38.57 10.4%
2017 327 835 53.51 11.3% 347 1,290 42.55 11.4%
2018 257 773 53.44 10.4% 277 1,189 43.27 10.5%
2019 210 603 56.22 8.1% 226 1,008 43.05 8.9%
2020 156 458 58.72 6.2% 172 812 45.44 7.2%
2021 217 586 70.58 7.9% 235 899 59.04 7.9%
2022 271 742 63.41 10.0% 300 1,335 49.36 11.8%
2023 238 670 61.05 9.0% 244 753 58.82 6.6%
(1) Excludes rents from temporary in-line tenants.

2

A3)
“4)

In addition to tenants with spaces 10,000 square feet or less, includes tenants with spaces over 10,000 square feet and
value and outlet center anchors. Excludes rents from regional mall anchors and temporary in-line tenants.

Weighted average of the annualized contractual rent per square foot as of the end of the reporting period.

Excludes leases that expire in 2014 for which renewal leases or leases with replacement tenants have been executed as
of December 31, 2013.



We believe that the information in the table is not necessarily indicative of what will occur in the future because of several
factors, but principally because of early lease terminations at the centers. For example, the average remaining term of the leases
that were terminated during the period 2008 to 2013 was approximately one year. The average term of leases signed was
approximately eight years during both 2013 and 2012.

In addition, mall tenants at the centers may seek the protection of the bankruptcy laws, which could result in the termination of
such tenants' leases and thus cause a reduction in cash flow. In 2013, tenants representing 0.3% of leases filed for bankruptcy
during the year compared to 0.7% in 2012. This statistic has ranged from 0.3% to 3.9% of leases per year over the last five years.
The annual provision for losses on accounts receivable represents 0.1% of total revenues in 2013 and has ranged from 0.1% to
0.5% over the last five years.

Occupancy

Occupancy statistics include value and outlet center anchors. Comparable center statistics for 2013 exclude City Creek Center
and Taubman Prestige Outlets Chesterfield.

2013 2012 2011 2010 2009
All Centers:
Ending occupancy 91.7% 91.8% 90.7% 90.1% 89.8%
Average occupancy 90.9 90.3 88.8 88.8 89.4
Leased space 93.1 93.4 92.4 92.0 91.6
Comparable Centers:
Ending occupancy 92.1% 91.8%
Average occupancy 91.1 90.4
Leased space 93.6 93.3

Major Tenants

No single retail company represents 10% or more of our Mall GLA or revenues. The combined operations of Forever 21 accounted
for under 6% of Mall GLA as of December 31, 2013 and less than 5% of 2013 minimum rent. No other single retail company
accounted for more than 4% of Mall GLA as of December 31, 2013 or 3% of 2013 minimum rent.

The following table shows the ten mall tenants who occupy the most Mall GLA at our centers and their square footage as of
December 31, 2013:

# of Square % of

Tenant Stores Footage Mall GLA
Forever 21 (Forever 21, For Love 21, XXI Forever) 21 622,245 5.3%
The Gap (Gap, Gap Kids, Baby Gap, Banana Republic, Old Navy, Athleta, and others) 52 459,472 3.9
H&M 18 350,013 3.0
Limited Brands (Bath & Body Works/White Barn Candle, Pink, Victoria's Secret, and others) 49 300,824 2.6
Abercrombie & Fitch (Abercrombie & Fitch, Hollister, and others) 32 236,708 2.0
Williams-Sonoma (Williams-Sonoma, Pottery Barn, Pottery Barn Kids, and others) 28 214,667 1.8
Ann Taylor (Ann Taylor, Ann Taylor Loft, and others) 36 196,981 1.7
Foot Locker (Foot Locker, Lady Foot Locker, Champs Sports, Foot Action USA, and others) 40 181,394 1.6
Express (Express, Express Men) 20 168,629 1.4
Urban Outfitters (Anthropologie, Anthropologie Accessories, Free People, Urban Outfitters) 21 165,044 1.4



Competition

There are numerous shopping facilities that compete with our properties in attracting retailers to lease space. We compete with
other major real estate investors with significant capital for attractive investment opportunities. See “Risk Factors” for further
details of our competitive business.
Seasonality

The regional shopping center industry is seasonal in nature, with mall tenant sales highest in the fourth quarter due to the
Christmas season, and with lesser, though still significant, sales fluctuations associated with the Easter holiday and back-to-school
period. See “MD&A — Seasonality” for further discussion.
Environmental Matters

See “Risk Factors” regarding discussion of environmental matters.

Financial Information about Geographic Areas

We have not had material revenues attributable to foreign countries in the last three years. We also do not have material long-
lived assets located in foreign countries, as our investments in Asia are accounted for as equity method investments.

Personnel

We have engaged the Manager to provide real estate management, acquisition, development, leasing, and administrative services
required by us and our properties in the United States. Taubman Asia Management Limited (TAM) and certain other affiliates
provide similar services for third parties in China and South Korea as well as Taubman Asia.

As of December 31, 2013, the Manager, TAM, and certain other affiliates had 708 full-time employees.
Available Information

The Company makes available free of charge through its website at www.taubman.com all reports it electronically files with,
or furnishes to, the Securities Exchange Commission (the “SEC”), including its Annual Report on Form 10-K, Quarterly Reports

on Form 10-Q, and Current Reports on Form 8-K, as well as any amendments to those reports, as soon as reasonably practicable
after those documents are filed with, or furnished to, the SEC. These filings are also accessible on the SEC’s website at www.sec.gov.
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Item 1A. RISK FACTORS.
The economic performance and value of our shopping centers are dependent on many factors.

The economic performance and value of our shopping centers are dependent on various factors. Additionally, these same factors
will influence our decision whether to go forward on the development of new centers and may affect the ultimate economic
performance and value of projects under construction. Adverse changes in the economic performance and value of our shopping
centers would adversely affect our income and cash available to pay dividends.

Such factors include:
» changes in the global, national, regional, and/or local economic and geopolitical climates. Changes such as the recent
global economic and financial market downturn caused or may in the future cause, among other things, a significant
tightening in the credit markets, lower levels of liquidity, increases in the rates of default and bankruptcy, lower consumer

and business spending, and lower consumer confidence and net worth;

» changes in specific local economies and/or real estate conditions. These changes may have a more significant impact on
our financial performance due to the geographic concentration of some of our centers;

+ changesinmall tenant sales performance of our centers, which over the long term are the single most important determinant
of revenues of the shopping centers because mall tenants provide approximately 90% of these revenues and because mall

tenant sales determine the amount of rent, percentage rent, and recoverable expenses that mall tenants can afford to pay;

» availability and cost of financing. While current interest rates continue to be historically low, it is uncertain how long
such rates will continue;

+ the public perception of the safety of customers at our shopping centers;
* legal liabilities;

» changes in government regulations; and

* changes in real estate zoning and tax laws.

These factors may ultimately impact the valuation of certain long-lived or intangible assets that are subject to impairment testing,
potentially resulting in impairment charges, which may be material to our financial condition or results of operations. See “MD&A
— Results of Operations — Application of Critical Accounting Policies: Valuation of Shopping Centers" for additional information
regarding impairment testing.

In addition, the value and performance of our shopping centers may be adversely affected by certain other factors discussed

below including the state of the capital markets, expansion into Asia, unscheduled closings or bankruptcies of our tenants,
competition, uninsured losses, and environmental liabilities.
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We are in a competitive business.

There are numerous shopping facilities that compete with our properties in attracting retailers to lease space. The existence of
competing shopping centers could have a material adverse impact on our ability to develop or operate shopping centers, lease
space, and on the level of rents that can be achieved. In addition, retailers at our properties face continued competition from
shopping through various means and channels, including via the Internet, lifestyle centers, outlet malls, wholesale and discount
shopping clubs, and television shopping networks. Competition of this type could adversely affect our revenues and cash available
for distribution to shareowners. Further, as new technologies emerge, the relationship among customers, retailers, and shopping
centers are evolving on a rapid basis and it is critical that we adapt to such new technologies and relationships on a timely basis.
For example, a small but increasing number of tenants utilize our shopping centers as showrooms or as part of an omni-channel
strategy (allowing customers to shop seamlessly through various sales channels). As a result, customers may make purchases
during or immediately after visiting our shopping centers, with such sales not being captured currently in our tenant sales figures
or monetized in our minimum or percentage rents.

We compete with other major real estate investors with significant capital for attractive investment opportunities. These
competitors include other REITs, investment banking firms, and private and institutional investors. This competition may impair
our ability to acquire or develop suitable properties on favorable terms in the future.

Our real estate investments are relatively illiquid.

We may be limited in our ability to vary our portfolio in response to changes in economic, market, or other conditions by
restrictions on transfer imposed by our partners or lenders. If we were unable to refinance our debt at a center, we may be required
to contribute capital to repay debt, fund capital spending, or other cash requirements. In addition, under TRG’s partnership
agreement, upon the sale of a center or TRG’s interest in a center, TRG may be required to distribute to its partners all of the cash
proceeds received by TRG from such sale. If TRG made such a distribution, the sale proceeds would not be available to finance
TRG’s activities, and the sale of a center may result in a decrease in funds generated by continuing operations and in distributions
to TRG’s partners, including us. Further, pursuant to TRG’s partnership agreement, TRG may not dispose or encumber certain of
its centers or its interest in such centers without the consent of a majority-in-interest of its partners other than us.

We may acquire or develop new properties, and these activities are subject to various risks.

We actively pursue development and acquisition activities as opportunities arise, and these activities are subject to the following
risks:

» thepre-construction phase for anew project often extends over several years, and the time to obtain landowner, anchor, and
tenant commitments, zoning and regulatory approvals, and public financing can vary significantly from project to project;

* we may not be able to obtain the necessary zoning, governmental approvals, or anchor or tenant commitments for a
project, or we may determine that the expected return on a project is not sufficient; if we abandon our development
activities with respect to a particular project, we may incur a loss on our investment;

»  construction and other project costs may exceed our original estimates because of increases in material and labor costs,
delays, nonperformance of services by our contractors, and costs to obtain anchor and tenant commitments;

*  we may not be able to obtain financing or to refinance construction loans, which are generally recourse to TRG;

* we may be obligated to contribute funding for development projects in excess of our ownership requirements if our
partners are unable or are not required to fund their ownership share;

*  equity markets as a source of funds may become less financially favorable as affected by our stock price as well as general
market conditions;

*  occupancy rates and rents, as well as occupancy costs and expenses, at a completed project or an acquired property may
not meet our projections, and the costs of development activities that we explore but ultimately abandon will, to some
extent, diminish the overall return on our completed development projects; and

*  competitive pressures in our targeted markets may negatively impact our ability to meet our initial leasing objectives.
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We currently have multiple projects under development in the U.S. and Asia for which we will be providing development,
leasing and certain other services. Although we believe we have adequate resources and the ability to perform all responsibilities,
certain risks described above may be magnified due to the higher level of activity.

Certain of our projects under development represent the retail portion of larger mixed-use projects. As a result, there may be
certain additional risks associated with such projects, including:

* increased time to obtain necessary permits and approvals;
* increased uncertainty regarding shared infrastructure and common area costs; and

* impact on sales and performance of the retail center from delays in opening of other uses and or/the performance of such
uses.

In addition, global economic and market conditions may reduce viable development and acquisition opportunities that meet our
unlevered return requirements.

Our business activities and pursuit of new opportunities in Asia may pose risks.

We have offices in Hong Kong, Seoul, Beijing, and Shanghai and we are pursuing and evaluating investment opportunities in
various South Korea and China markets. We have invested in three joint ventures to develop shopping centers in Asia and may
invest in other shopping centers in the future. We are also currently providing leasing and management services for a retail project
in Seoul, South Korea and development, leasing, and management services for a retail project in Macau. In addition to the general
risks related to development activities described in the preceding section, our international activities are subject to unique risks,
including:

» adverse effects of changes in exchange rates for foreign currencies;
» changes in and/or difficulties in operating in foreign political environments;

» difficulties in operating with foreign vendors and joint venture and business partners;

» difficulties of complying with a wide variety of foreign laws including laws affecting funding, corporate governance,
property ownership restrictions, development activities, operations, anti-corruption, taxes, and litigation;

» changes in and/or difficulties in complying with applicable laws and regulations in the United States that affect foreign
operations, including the Foreign Corrupt Practices Act;

+ difficulties in managing international operations, including difficulties that arise from ambiguities in contracts written in
foreign languages and difficulties that arise in enforcing such contracts;

» differing lending practices;

» differing employment and labor issues;

»  obstacles to the repatriation of earnings and cash;

* lower initial investment returns than those generally experienced in the U.S.;
»  obstacles to hiring and maintaining appropriately trained staff; and

» differences in cultures including adapting practices and strategies that have been successful in the U.S. regional mall
business to retail needs and expectations in new markets.
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In regards to foreign currency, our projects in China and South Korea will require investments and may require debt financing
denominated in foreign currencies, with the possibility that such investments will be greater than anticipated depending on changes
in exchange rates. Similarly, these projects will generate returns on or of capital in foreign currencies that could ultimately be less
than anticipated as a result of exchange rates. As part of investing in these projects, we are implementing appropriate risk
management policies and practices, which may include the hedging of foreign currency risks. We cannot provide assurance that
such policies and practices will be successful and/or that the applicable accounting for foreign currency hedges will be favorable
to any particular period's results of operations. Foreign currency hedges could be economically beneficial to us, but could have
unfavorable accounting impacts, depending on the qualification of the hedges for hedge accounting treatment.

As we expand our international activities and levels of investment, these risks could increase in significance and adversely affect
our financial returns on international projects and services and overall financial condition. We have put in place policies, practices,
and systems for mitigating some of these international risks, although we cannot provide assurance that we will be entirely successful
in doing so.

We could be subject to liability, penalties and other sanctions and other adverse consequences arising out of non-compliance with
the United States Foreign Corrupt Practices Act (FCPA) or foreign anti-corruption laws

We are subject to the FCPA, which generally prohibits United States companies from engaging in bribery or other prohibited
payments to foreign officials for the purpose of obtaining or retaining business, and which requires proper record keeping and
characterization of payments we make in our reports filed with the SEC. Although we have policies and procedures designed to
promote compliance with the FCPA and other anti-corruption laws, we cannot provide assurance that we will continue to be found
to be operating in compliance with, or be able to detect violations of, any such laws or regulations. We cannot provide assurance
that these policies and procedures will protect us from intentional, reckless or negligent acts committed by our employees, agents,
partners or others acting on our behalf. If our employees, agents, partners, or others acting on our behalf are found to have engaged
in such practices, severe penalties and other consequences could be imposed. Those penalties and consequences that may be
imposed against us or individuals in appropriate circumstances include, but are not limited to, injunctive relief, disgorgement,
fines, penalties and modifications to business practices and compliance programs. In addition, we cannot predict the nature, scope
or effect of future regulatory requirements or investigations to which our international operations might be subject, the manner in
which existing laws might be administered or interpreted, or the potential that we may face regulatory sanctions. Any of these
violations or remedial measures, if applicable to us, could have a material adverse impact on our business, reputation, results of
operations, cash flow, financial condition, liquidity, ability to make distributions to our shareholders or the value of our investments.

Foreign companies, including some that may compete with us, may not be subject to the FCPA. Accordingly, such companies
may be more likely to engage in activities prohibited by the FCPA, which could have a significant adverse impact on our returns
or our ability to compete for business in such countries.

The bankruptcy, early termination, or closing of our tenants and anchors could adversely affect us.

We could be adversely affected by the bankruptcy, early termination, or closing of tenants and anchors. The bankruptcy of a
mall tenant could result in the termination of its lease, which would lower the amount of cash generated by that mall. In addition,
if a department store operating as an anchor at one of our shopping centers were to go into bankruptcy and cease operating, we
may experience difficulty and delay, and incur significant expense, in replacing the anchor. In addition, the anchor’s closing may
lead to reduced customer traffic and lower mall tenant sales. As a result, we may also experience difficulty or delay in leasing
spaces in areas adjacent to the vacant anchor space. The early termination or closing of mall tenants or anchors for reasons other
than bankruptcy could have a similar impact on the operations of our centers, although in the case of early terminations we may
benefit in the short-term from lease cancellation income. (See “MD&A — Rental Rates and Occupancy™).

Our investments are subject to credit and market risk.
We occasionally extend credit to third parties in connection with the sale of land or other transactions. We also have occasionally
made investments in marketable and other equity securities. We are exposed to risk in the event the values of our investments and/

or our loans decrease due to overall market conditions, business failure, and/or other nonperformance by the investees or
counterparties.
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Capital markets may limit our sources of funds for financing activities.

Our ability to access the capital markets may be restricted at a time when we would like, or need, to access those markets. This
could have an impact on our flexibility to react to changing economic and business conditions. A lack of available credit, lack of
confidence in the financial sector, increased volatility in the financial markets and reduced business activity could materially and
adversely affect our business, financial condition, results of operations and our ability to obtain and manage our liquidity. In
addition, the cost of debt financing and the proceeds may be materially adversely impacted by such market conditions. Also, our
ability to access equity markets as a source of funds may be affected by our stock price as well as general market conditions.

We are obligated to comply with financial and other covenants that could affect our operating activities.

Certain loan agreements contain various restrictive covenants, including the following corporate covenants on our unsecured
primary revolving line of credit and unsecured term loan: a minimum net worth requirement, a maximum total leverage ratio, a
maximum secured leverage ratio, a minimum fixed charge coverage ratio, a maximum recourse secured debt ratio, and a maximum
payout ratio. In addition, our primary revolving line of credit and term loan have unencumbered pool covenants, which currently
apply to Beverly Center, Dolphin Mall, Fairlane Town Center, Twelve Oaks Mall, and The Shops at Willow Bend on a combined
basis. These covenants include a minimum number and minimum value of eligible unencumbered assets, a maximum unencumbered
leverage ratio, a minimum unencumbered interest coverage ratio, and a minimum unencumbered asset occupancy ratio. The
corporate maximum secured leverage ratio is the most restrictive covenant for our primary revolving line of credit and term loan.
These covenants may restrict our ability to pursue certain business initiatives or certain transactions that might otherwise be
advantageous. In addition, failure to meet certain of these financial covenants could cause an event of default under and/or accelerate
some or all of such indebtedness which could have a material effect on us.

Our hedging interest rate protection arrangements may not effectively limit our interest rate risk exposure.

We manage our exposure to interest rate risk through a combination of interest rate protection agreements to effectively fix or
cap a portion of our variable rate debt. Our use of interest rate hedging arrangements to manage risk associated with interest rate
volatility may expose us to additional risks, including that a counterparty to a hedging arrangement may fail to honor its obligations.
Developing an effective interest rate risk strategy is complex and no strategy can completely insulate us from risks associated with
interest rate fluctuations. There can be no assurance that our hedging activities will have the desired beneficial impact on our
results of operations or financial condition. We might be subject to additional costs, such as transaction fees or breakage costs, if
we terminate these arrangements.

Some of our potential losses may not be covered by insurance.

We carry liability, fire, flood, earthquake, extended coverage, and rental loss insurance on each of our properties. We believe
the policy specifications and insured limits of these policies are adequate and appropriate. There are, however, some types of
losses, including lease and other contract claims, which generally are not insured. If an uninsured loss or a loss in excess of insured
limits occurs, we could lose all or a portion of the capital we have invested in a property, as well as the anticipated future revenue
from the property. If this happens, we might nevertheless remain obligated for any mortgage debt or other financial obligations
related to the property.

In November 2002, Congress passed the “Terrorism Risk Insurance Act of 2002 (TRIA), which required insurance companies
to offer terrorism coverage to all existing insured companies for an additional cost. As a result, our property insurance policies
are currently provided without a sub-limit for terrorism, eliminating the need for separate terrorism insurance policies.

In2007, Congress extended the expiration date of TRIA by seven years to December 31,2014. Congress is presently considering
a reauthorization of TRIA, with possible changes. A final decision is expected in the second quarter of 2014. There are specific
provisions in our loans that address terrorism insurance. Simply stated, in most loans, we are obligated to maintain terrorism
insurance, but there are limits on the amounts we are required to spend to obtain such coverage. If a terrorist event occurs, the cost
of terrorism insurance coverage would be likely to increase, which could result in our having less coverage than we have currently.
Our inability to obtain such coverage or to do so only at greatly increased costs may also negatively impact the availability and
cost of future financings.
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We may be subject to liabilities for environmental matters.

All of the centers presently owned by us (not including option interests in certain pre-development projects) have been subject
to environmental assessments. We are not aware of any environmental liability relating to the centers or any other property in
which we have or had an interest (whether as an owner or operator) that we believe would have a material adverse effect on our
business, assets, or results of operations. No assurances can be given, however, that all environmental liabilities have been identified
by us or that no prior owner or operator, or any occupant of our properties has created an environmental condition not known to
us. Moreover, no assurances can be given that (1) future laws, ordinances, or regulations will not impose any material environmental
liability or that (2) the current environmental condition of the centers will not be affected by tenants and occupants of the centers,
by the condition of properties in the vicinity of the centers (such as the presence of underground storage tanks), or by third parties
unrelated to us.

We hold investments in joint ventures in which we do not control all decisions, and we may have conflicts of interest with our joint
venture partners.

Some of our shopping centers are partially owned by non-affiliated partners through joint venture arrangements. As a result, we
do not control all decisions regarding those shopping centers and may be required to take actions that are in the interest of the
joint venture partners but not our best interests. Accordingly, we may not be able to favorably resolve any issues that arise with
respect to such decisions, or we may have to provide financial or other inducements to our joint venture partners to obtain such
resolution.

For joint ventures that we do not manage, we do not control decisions as to the design or operation of internal controls over
accounting and financial reporting, including those relating to maintenance of accounting records, authorization of receipts and
disbursements, selection and application of accounting policies, reviews of period-end financial reporting, and safeguarding of
assets. Therefore, we are exposed to increased risk that such controls may not be designed or operating effectively, which could
ultimately affect the accuracy of financial information related to these joint ventures as prepared by our joint venture partners.

Various restrictive provisions and rights govern sales or transfers of interests in our joint ventures. These may work to our
disadvantage because, among other things, we may be required to make decisions as to the purchase or sale of interests in our
joint ventures at a time that is disadvantageous to us.

The bankruptcy or financial difficulties of our joint venture partners could adversely affect us.

The profitability of shopping centers held in a joint venture could also be adversely affected by the bankruptcy of one of the
joint venture partners if, because of certain provisions of the bankruptcy laws, we were unable to make important decisions in a
timely fashion or became subject to additional liabilities. In addition, if our joint venture partners are not able to fund required
contributions, it may be necessary for us to contribute equity in excess of our ownership share to fund initial development, capital,
and/or operating costs.

We may not be able to maintain our status as a REIT.

We may not be able to maintain our status as a REIT for federal income tax purposes with the result that the income distributed
to shareowners would not be deductible in computing taxable income and instead would be subject to tax at regular corporate
rates. We may also be subject to the alternative minimum tax if we fail to maintain our status as a REIT. Any such corporate tax
liability would be substantial and would reduce the amount of cash available for distribution to our shareowners which, in turn,
could have a material adverse impact on the value of, or trading price for, our shares. Although we believe we are organized and
operate in a manner to maintain our REIT qualification, many of the REIT requirements of the Internal Revenue Code of 1986,
as amended (the Code), are very complex and have limited judicial or administrative interpretations. Changes in tax laws or
regulations or new administrative interpretations and court decisions may also affect our ability to maintain REIT status in the
future. If we do not maintain our REIT status in any year, we may be unable to elect to be treated as a REIT for the next four
taxable years.

Although we currently intend to maintain our status as a REIT, future economic, market, legal, tax, or other considerations may

cause us to determine that it would be in our and our shareowners’ best interests to revoke our REIT election. If we revoke our
REIT election, we will not be able to elect REIT status for the next four taxable years.
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We may be subject to taxes even if we qualify as a REIT.

Even if we qualify as a REIT for federal income tax purposes, we will be required to pay certain federal, state, local, and foreign
taxes on our income and property. For example, we will be subject to federal income tax to the extent we distribute less than 100%
of our REIT taxable income, including capital gains. Moreover, if we have net income from “prohibited transactions,” that income
will be subject to a 100% penalty tax. In general, prohibited transactions are sales or other dispositions of property held primarily
for sale to customers in the ordinary course of business. The determination as to whether a particular sale is a prohibited transaction
depends on the facts and circumstances related to that sale. We cannot guarantee that sales of our properties would not be prohibited
transactions unless we comply with certain statutory safe-harbor provisions. The need to avoid prohibited transactions could cause
us to forego or defer sales of assets that non-REITs otherwise would have sold or that might otherwise be in our best interest to
sell.

In addition, any net taxable income earned directly by our taxable REIT subsidiaries will be subject to federal, and state corporate
income tax, and to the extent there are foreign operations certain foreign taxes. In this regard, several provisions of the laws
applicable to REITs and their subsidiaries ensure that a taxable REIT subsidiary will be subject to an appropriate level of federal
income taxation. For example, a taxable REIT subsidiary is limited in its ability to deduct certain interest payments made to an
affiliated REIT. In addition, the REIT has to pay a 100% penalty tax on some payments that it receives or on some deductions
taken by the taxable REIT subsidiaries if the economic arrangements among the REIT, the REIT’s tenants, and the taxable REIT
subsidiary are not comparable to similar arrangements among unrelated parties. Finally, some state, local, and foreign jurisdictions
may tax some of our income even though as a REIT we are not subject to federal income tax on that income, because not all states,
localities, and foreign jurisdictions follow the federal income tax treatment of REITs. To the extent that we and our affiliates are
required to pay federal, state, local, and foreign taxes, we will have less cash available for distributions to our shareowners.

The lower tax rate on certain dividends from non-REIT “C” corporations may cause investors to prefer to hold stock in non-REIT
“C” corporations.

Beginning with the 2013 taxable year, the maximum tax rate (including the net investment income tax of 3.8%) on certain
corporate dividends received by individuals is 23.8%, up from 15% in 2012, but less than the maximum income tax rate of 39.6%
applicable to ordinary income. This rate differential continues to substantially reduce the so-called "double taxation" (that is,
taxation at both the corporate and shareowner levels) that applies to non-REIT "C" corporations but does not generally apply to
REITs. Dividends from a REIT do not qualify for the favorable tax rate applicable to dividends from non-REIT "C" corporations
unless the dividends are attributable to income that has already been subjected to the corporate income tax, such as income from
a prior year that the REIT did not distribute and dividend income received by the REIT from a taxable REIT subsidiary or other
fully taxable "C" corporation. Although REITs, unlike non-REIT “C” corporations, have the ability to designate certain dividends
as capital gain dividends subject to the favorable rates applicable to capital gain, the application of reduced dividend rates to non-
REIT “C” corporation dividends may still cause individual investors to view stock in non-REIT “C” corporations as more attractive
than shares in REITs, which may negatively affect the value of our shares.
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Our ownership limitations and other provisions of our articles of incorporation and bylaws generally prohibit the acquisition
of more than 8.23% of the value of our capital stock and may otherwise hinder any attempt to acquire us.

Various provisions of our articles of incorporation and bylaws could have the effect of discouraging a third party from
accumulating a large block of our stock and making offers to acquire us, and of inhibiting a change in control, all of which could
adversely affect our shareowners’ ability to receive a premium for their shares in connection with such a transaction. In addition
to customary anti-takeover provisions, as detailed below, our articles of incorporation contain REIT-specific restrictions on the
ownership and transfer of our capital stock which also serve similar anti-takeover purposes.

Under our Restated Articles of Incorporation, in general, no shareowner may own more than 8.23% (the “General Ownership
Limit”) in value of our "Capital Stock" (which term refers to the common stock, preferred stock and Excess Stock, as defined
below). Our Board of Directors has the authority to allow a “look through entity” to own up to 9.9% in value of the Capital Stock
(Look Through Entity Limit), provided that after application of certain constructive ownership rules under the Code and rules
regarding beneficial ownership under the Michigan Business Corporation Act, no individual would constructively or beneficially
own more than the General Ownership Limit. A look through entity is an entity (other than a qualified trust under Section 401(a)
of the Code, certain other tax-exempt entities described in the Articles, or an entity that owns 10% or more of the equity of any
tenant from which we or TRG directly or indirectly receives or accrues rent from real property) whose beneficial owners, rather
than the entity, would be treated as owning the capital stock owned by such entity.

The Articles provide that if the transfer of any shares of Capital Stock or a change in our capital structure would cause any
person (Purported Transferee) to own Capital Stock in excess of the General Ownership Limit or the Look Through Entity Limit,
then the transfer is to be treated as invalid from the outset, and the shares in excess of the applicable ownership limit automatically
acquire the status of “Excess Stock.” A Purported Transferee of Excess Stock acquires no rights to shares of Excess Stock. Rather,
all rights associated with the ownership of those shares (with the exception of the right to be reimbursed for the original purchase
price of those shares) immediately vest in one or more charitable organizations designated from time to time by our Board of
Directors (each, a “Designated Charity”). An agent designated from time to time by the Board (each, a “Designated Agent™) will
act as attorney-in-fact for the Designated Charity to vote the shares of Excess Stock, take delivery of the certificates evidencing
the shares that have become Excess Stock, and receive any distributions paid to the Purported Transferee with respect to those
shares. The Designated Agent will sell the Excess Stock, and any increase in value of the Excess Stock between the date it became
Excess Stock and the date of sale will inure to the benefit of the Designated Charity. A Purported Transferee must notify us of any
transfer resulting in shares converting into Excess Stock, as well as such other information regarding such person’s ownership of
the capital stock we request.

These ownership limitations will not be automatically removed even if the REIT requirements are changed so as to no longer
contain any ownership concentration limitation or if the concentration limitation is increased because, in addition to preserving
our status as a REIT, the effect of such ownership limit is to prevent any person from acquiring unilateral control of us. Changes
in the ownership limits cannot be made by our Board of Directors and would require an amendment to our articles. Currently,
amendments to our articles require the affirmative vote of holders owning not less than two-thirds of the outstanding capital stock
entitled to vote.

A. Alfred Taubman, Robert Taubman, William Taubman, and Gayle Taubman Kalisman (Taubman Family) may be deemed
under SEC rules of attribution, which includes conversion of options that have vested and shares subject to issuance under an
option deferral agrement, to beneficially own 26%, 29%, 28%, and 26%, respectively, of our stock that is entitled to vote on
shareowner matters (Voting Stock) as of December 31, 2013. However, the combined Taubman Family ownership of Voting Stock
includes 24,127,588 shares of the 25,151,069 shares of Series B Preferred Stock outstanding or 96% of the total outstanding and
1,349,925 shares of the 63,101,614 shares of common stock outstanding or 2% of the total outstanding as of December 31, 2013.
The Series B Preferred Stock is convertible into shares of common stock at a ratio of 14,000 shares of Series B Preferred Stock
to one share of common stock, and therefore one share of Series B Preferred Stock has a value of 1/14,000ths of the value of one
share of common stock. Accordingly, the foregoing ownership of Voting Stock does not violate the ownership limitations set forth
in our charter.
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Members of the Taubman family have the power to vote a significant number of the shares of our capital stock entitled to vote.

Based on information contained in filings made with the SEC, as of December 31, 2013, A. Alfred Taubman and the members
of his family have the power to vote approximately 29% of the outstanding shares of our common stock and our Series B Preferred
Stock, considered together as a single class, and approximately 96% of our outstanding Series B preferred stock. Our shares of
common stock and our Series B Preferred Stock vote together as a single class on all matters generally submitted to a vote of our
shareowners, and the holders of the Series B preferred stock have certain rights to nominate up to four individuals for election to
our board of directors and other class voting rights. Mr. Taubman’s son, Robert S. Taubman, serves as our Chairman of the Board,
President and Chief Executive Officer. Mr. Taubman’s son, William S. Taubman, serves as our Chief Operating Officer and one
of our directors. These individuals occupy the same positions with the Manager. As a result, Mr. A. Alfred Taubman and the
members of his family may exercise significant influence with respect to the election of our board of directors, the outcome of
any corporate transaction or other matter submitted to our shareowners for approval, including any merger, consolidation or sale
of all or substantially all of our assets. In addition, because our articles of incorporation impose a limitation on the ownership of
our outstanding capital stock by any person and such ownership limitation may not be changed without the affirmative vote of
holders owning not less than two-thirds of the outstanding shares of capital stock entitled to vote on such matter, Mr. A. Alfred
Taubman and the members of his family, as a practical matter, have the power to prevent a change in control of our company.

The market price of our common stock may fluctuate significantly.

The market price of our common stock may fluctuate significantly in response to many factors, including:
»  general market and economic conditions;
» actual or anticipated variations in our operating results, funds from operations, cash flows, liquidity or distributions;
» changes in our earnings estimates or those of analysts;

* publication of research reports about us, the real estate industry generally or the regional mall industry, and
recommendations by financial analysts with respect to us or other REITs;

» the amount of our outstan