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Overview:

After several weeks of speculation, discount retailer Steve & Barry’s filed for bankruptcy. The company cited
the credit crunch and difficult economic conditions as the primary reasons for its demise. An inability to in-
crease prices in response to rising costs may have been a factor in this disappointing step. However, the
privately-owned company recently reported an eye-opening 15% same-store sales increase. In addition, the
company continued opening stores throughout the first half of this year, which is certainly not the typical be-
havior of a retailer encountering significant financial distress. It remains to be seen how many stores the
bankrupt retailer will close, and a total liquidation remains a possibility.

Steve & Barry’s has been a bright spot for the owners of lower-quality malls in recent years, given the re-
tailer’s willingness to occupy less-desirable and often-sizeable space (ranging from 20,000 to 80,000 s.f.).
Many mall owners were willing to pay hefty tenant allowances to entice Steve & Barry’s into their centers, and
it appears that these payments may have been a primary source of income and cash flow for a company that
was not making money in its core retailing business. The company’s rapid expansion and marketing flare
may have masked a financially rotten core that was overlooked by the mall owners who shoveled millions of
dollars of tenant allowances to the retailer.

Roughly one-third of Steve & Barry's 276 stores are found in shopping centers owned by the mall REITs.
The total rent received by the REITs is minimal, with Steve & Barry’s representing roughly 0.4% of
total GLA for the mall REITs. However, the impact of pending store closures is still problematic. The
space is often in less desirable locations, and the list of potential replacement tenants is slim. Nearly all na-
tional and regional retailers are scaling back expansion plans, and many are also shuttering low-performing
locations. Steve & Barry’s stores did generate of lot of mall traffic, and the closing of its stores is likely to
have a negative residual impact on tenant sales throughout the mall. This in turn will have a negative impact
on the rents that mall landlords can charge other tenants, particularly those in locations closest to the former
Steve and Barry’s space. Co-tenancy issues could add another wrinkle to the deteriorating retail landscape,
as tenants may look to this and other anchor closures as reason and justification to shutter their own stores.

For the mall REITs in our coverage universe, Glimcher Realty Trust (GRT) and CBL & Associates (CBL) have
the greatest exposure to Steve & Barry’s, with stores in roughly 50% and 25% of their centers, respectively.
The pending closure of what was fast becoming a major mall anchor for these mall landlords suggests contin-
ued underperformance in operating results for lower-quality mall portfolios compared to their higher-quality
brethren. Lower-quality mall portfolios will likely bear a bigger brunt of the Steve & Barry’s bankruptcy and
other troubles brewing in the retail horizon. The large valuation gaps that exist between the low and high
quality mall REITs could widen further based on this expectation, and the “high quality trumps low quality”
theme that has persisted in the mall space over the past 2-3 years appears poised to continue for some time.
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Exhibit 1

Roughly one-third of Steve & Barry's 276 stores are found in shopping centers owned by the mall REITs.
On average, these centers tend to be mid- to low-tier in quality. Although rents received from and space
occupied by Steve & Barry's is minimal for the mall REITs, the impact of pending store closures will likely
be more pronounced given the retailer's penchant for filling less desirable locations and the thin list of
potential replacement tenants for those lesser quality spots.

Planned /
No. of Malls Unopened % of Malls  Avg. Mall Minimum % of Total Current
Ticker  Affected (1) Stores Owned Quality (2) Rent ($MM) GLA (3) Rec.
Glimcher Realty Trust GRT 11 0 48% C/C- 3.7 2.3% SELL
CBL & Associates CBL 21 0 24% C+ 7.0 1.2% SELL
\Westfield Group (4) WDC.AU 14 1 12% B+/B N/A 0.4% | Not App.
Simon Property Group SPG 23 4 11% B/B- 8.7 0.4% BUY
General Growth Properties GGP 17 1 9% B+/B N/A 0.3% SELL
Macerich MAC 3 1 4% C+ N/A 0.2% HOLD
Pennsylvania REIT PEI 2 0 5% C N/A 0.3% HOLD
[Taubman Centers TCO 1 0 4% B N/A 0.2% BUY
[Tanger Factory Outlets SKT 0 0 Not App. Not App. Not App. Not App| BUY
Weighted Avg. 92 7 11% B/B- 0.4%

Note: Minimum rent and GLA for Steve & Barry's is not disclosed by all of the mall REITs.

(1) Includes two properties co-owned by SPG and MAC.

(2) Green Street's opinion on average mall quality.

(3) Green Street estimates and company disclosures.

(4) Westfield Group (WDC.AU) is not part of Green Street's coverage universe. "% of Malls Owned" and "% of Total GLA" is for U.S. and non-U.S. malls.

Access to Green Street's mall database can be found via the following link:
https://www.greenstreetadvisors.com/research/mall/
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Green Street’s Disclosure Information

Conflicts of interests can seriously impinge the ability of analysts to do their job, and investors should demand unbiased research. In that spirit, Green Street adheres to the following policies
regarding conflicts of interest:

Our employees are prohibited from owning the shares of any company in our coverage universe.

Our trading desk does not commit capital or make markets in any securities.

Our employees do not serve as officers or directors of any company in our coverage universe.

Companies that we cover do not, in any manner, compensate us for inclusion in our coverage universe.

A number of companies we cover pay us an annual fee to receive our core research product. We do not solicit this business and, in aggregate, it represents less than 3% of our

revenue.

. We do not directly engage in investment banking, underwriting or advisory work with any of the companies in our coverage universe. However, the following are related potential
conflicts that should be considered:

. GSA is affiliated with Eastdil Secured, a real estate brokerage and investment bank that sometimes engages in investment banking work with companies in GSA’s
coverage universe. Green Street does not control, have ownership in, or make any business or investment decisions for, Eastdil Secured.

3 GSA has an advisory practice servicing investors seeking to acquire interests in publicly-traded companies. GSA may provide services to prospective acquirers of
companies which are the subject(s) of GSA'’s research reports. GSA may receive fees that are contingent upon the successful completion of a transaction or other fees for
its work on behalf of prospective acquirers.

. GSA publishes research reports covering issuers that may offer and sell securities in an initial or secondary offering. Broker-dealers involved with selling the issuer's securities or their
affiliates may pay compensation to GSA upon their own initiative, or at the request of GSA clients in the form of "soft dollars," for receiving research reports published by GSA.

. An affiliate of Green Street Advisors is the investment manager of an equity securities portfolio on behalf of a single client. The portfolio contains securities of issuers covered by Green

Street’s research department. The affiliate is located in a separate office, employs an investment strategy based on Green Street’s published research, and does not trade with Green

Street’s trading desk.

While minimization of potential conflicts will remain a very important priority for us, we reserve the right to change any of these policies at any time. We encourage a careful comparison of these
policies with those of other research providers, and welcome the opportunity to discuss them.

Investment advice proves to be wrong about as often as it is right. While we strive to do better than this, our recommendations will include bad calls and we are certain to make other mistakes as
well. This document may well contain errors of fact. We have done our best to utilize data that we believe to be reliable, but no assumption should be made that the data has been verified, or is
accurate and complete. This report should not be considered to represent an offer to buy or sell the securities discussed herein, and all opinions are subject to change without notice.

Green Street Advisors is an accredited member of the Investorside®™ Research Association, whose mission is to increase investor and pensioner trust in the U.S. capital markets
system through the promotion and use of investment research that is financially aligned with investor interests.

Analyst Certification: |, Jim Sullivan, hereby certify that all of the views expressed in this research report accurately reflect my personal views about any and all of the subject
companies or securities. | also certify that my specific recommendation(s) or view(s) in this report are in no way, directly or indirectly, influenced by the source or the structure of
my compensation.

| also certify that no part of my compensation was, is, or will be directly or indirectly related to the specific recommendation(s) or view(s) in this report.

Terms of Use:

This report is the proprietary and confidential information of Green Street Advisors, Inc., and is protected by copyright. This report is not sold, but is licensed for per-
sonal, limited, non-transferable use as follows: You may use this report solely for reference for internal business purposes. You may not use this report for any other
purpose. You may not reproduce, distribute, sell, lend, license or otherwise transfer or provide this report or a copy of it or any of its contents for any purpose. You may
not disclose this report or any of its contents to any person except to fellow employees working at your work location. Except for the rights expressly granted to you
above, all rights with respect to this report are reserved by Green Street Advisors, Inc.

United Kingdom Recipients: For use only by Investment Professionals

The following provisions apply to the extent that this report is provided to recipients in the United Kingdom.

Green Street is not authorised or regulated by the Financial Services Authority of the United Kingdom. Where issuing this report to recipients in the United Kingdom, Green Street is
an "overseas person" for the purpose of Article 72(5) of the Financial Services and Markets Act 2000 (Regulated Activities) Order 2001. This report is provided in the United Kingdom
only for the use of the addressees and is intended for use only by a person or entity that qualifies as an authorised person or exempt person within the meaning of section 19 of the
Financial Services and Markets Act 2000 ("FSMA") or that qualifies as a person to whom the financial promotion restrictions imposed by the FSMA do not apply by virtue of the Finan-
cial Services and Markets Act 2000 (Financial Promotion) Order 2005.

Consequently, this report is intended for use only by persons having professional experience in matters relating to investments. This report is not intended for use by
any other person. In particular, this report is not intended for use by "retail clients” in the United Kingdom, as defined by the rules of the Financial Services Authority.
Any such person who receives this report should not act on the contents of this report.

Green Street reviews all investment recommendations on at least a monthly basis.

At any given time, Green Street publishes roughly the same Green Street’s “BUYs” have historically achieved far higher total returns

number of “BUY” recommendations that it does “SELL" than its "HOLDs”, which, in turn, have outperformed its “SELLs”." 2

recommendations. Total Return of Green Street's Recommendations

. T 4
Green Street Recommendation Distribution Year Buy Hold Sell NAREIT Eqty’
(as of 7/1/08) 2008 YTD? 3.0% 1.4% -6.7% -3.6%
2007 -6.5% -22.3% -27.6% -15.7%
50% 2006 45.4% 29.9% 18.4% 35.1%
° 2005 26.3% 18.3% -1.9% 12.2%
» 39% 2004 42.3% 28.4% 15.6% 31.6%
oY b 2003 42.7% 37.2% 20.9% 37.1%
S g 30% 30% g 2002 17.7% 2.6% 1.9% 3.8%
2 3 2001 35.7% 19.1% 11.9% 13.9%
g 8 . § 2000 53.6% 29.3% 4.4% 26.4%
Sy 25% 1999 14.2% -9.2% -20.2% 4.6%
S T g 1998 -0.6% -15.1% -16.4% -17.5%
2 S i} 1997 37.1% 14.2% 5.8% 20.3%
3 1996 47.3% 30.2% 17.5% 35.3%
> 1995 23.6% 14.3% -0.4% 15.3%
1994 20.5% -0.7% -9.3% 3.2%
0% 1993° 29.4% 5.4% 6.7% 12.4%
3 788.4% 361.6% 4.2% 468.4%
B HOL ELL Total Re_turn 3
Uvs OLDs SELLs Annualized 26.8% 10.4% 0.3% 11.9%

1) Historical results through January 3, 2005 were independently verified by Ernst & Young, LLP. E&Y did not verify stated results subsequent to January 3, 2005. Past performance results cannot
be used to predict future performance. For a complete explanation of study, see 5/9/03 report "How are We Doing?".

2) Company inclusion in the calculation of total return has been based on whether the companies were listed in the primary exhibit of Green Street’s "Real Estate Securities Monthly”, pg. 13-16.
Beginning with May 2000, Gaming C-Corps and Hotel C-Corps, with the exception of Starwood Hotels and Homestead Village, are not included in the primary exhibit and therefore not included in
the calculation of total return. Beginning with March 2003, all Hotel companies are excluded.

3) Study uses recommendations given in Green Street's "Real Estate Securities Monthly" from January 29, 1993 through July 1, 2008.

4) Not directly comparable to Green Street's performance indices because NAREIT includes more companies and uses market-cap weightings. Green Street's returns are equally-weighted aver-
ages.

Green Street will furnish upon request available investment information regarding the recommendation





