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Phillips Edison — ARC Shopping Center REIT Inc.

Total Assets...........uue. $152.0 Million Initial Offering Date: ......cccooiiiiiiiiiiiiiiiiiiieieeeee August 12, 2010
I Real Estate Assets ...... $136.1 Million Number of Months Fundraising: .........ccoooeiiiiiiiiiiiiieiiecs 22
WCash..ccocviiiiieieiiieei, $11.8 Million Anticipated Offering Close Date: ...........ccccoeeennnn. August 12, 2013
B Securities ...ccoooveeiiiieennnn. $0.0 Million Current Price per Share: ........coooiiiiiiiiiiiiiiiiieee e $10.00
WOther...ccccooveeeeieeeeeeeei, $4.1 Million Reinvestment Price per Share: .......cocooeeeiiiiiiiiiiieeieeeeeeeii, $9.50

Cash to Total Assets Ratio: ........cooeeiiiiiiiiiiiiii 7.7%

ASSET TYPEI i Retail $30

Number of Properties: ........cccoviiiiiiiiiiiii e 14 $20

Square Feet / Units / Rooms / Acres:. 1,247,220 Sq. Ft. $10.00 $10.00 $10.00

Percent Leased: . ....95.3%
LifeStage.............. ...Growth
Investment Style ..o Core %0 2010 2011 Q22012
$60.0 $54.1 Current Distribution Yield:... 6.50% 10.00%
6.50% 6.50% 6.50% 6.50% 6.50% 6.50% | | www.phillipsedison-arc.com
Phillips Edison -
30.0 5.00% .
’ 6.50% ARC Shopping Center REIT, Inc.
Growth LifeStage Ranges 11501 Northlake Drive
0 0.00% inci i
Inception 2010 2011 YD Q2 6.05% 6.75% 8.20% @ B % oa Cincinnati, OH 45249
2012 2012 2011 2011 2011 2011 2012 2012 (513) 554-1110

*Includes reinvested distributions (in millions)

Year to Date FFO Payout Ratio Historical FFO Payout Ratio Year to Date MFFO Payout Ratio Historical MFFO Payout Ratio

FFO Payout Ratio: MFFO Payout Ratio:
YTD Distributions/YTD FFO:.....348% 5000% 3390% YTD Distributions/YTD MFFO: .....88% 200%
348% §8% 9% g 88%
(] 0
Growth LifeStage Ranges 2500% | wnicc  wouimon: Growth LifeStage Ranges 100% | i
100% 154% 24882% 348% 88% 118% 718%
o ety : .
. . . . 2010 2011 YTD 02 YTD Distributions Paid:.... $1,133,000 2010 2011 YTD QZ
e Eéséf'?f_tff’.ﬁ_sﬁ?_'f:::flsgégg'ggg 02 2012 YTD MFFO: v $1,281,000 012 2012

*Company reported MFFO - see notes

Debt Maturity Current Debt Ratio Debt Breakdown Interest Coverage Ratio

Debt to Total Assets Ratio: ... 45.8% r YTD Interest Coverage Ratio:......... 4.3

p— =

Growth LifeStage Ranges Total: oo $69.6 Million Growth LifeStage Ranges

100%

50%

9 0 Fixed: ... ..$5.0 Million
9.9% 45.7% 68.9% Variablen $64.6 Million 1.0 28 1.2
2012 2013 2014 2015 2016 2017+ Avg. Wtd. Rate: ................... 3.07% | | Adjusted EBITDA: ... $3,697.000
Term: .o <l =5yrs. Interest Expense:...... $869,000
Ratio of Shares Redeemed to Wtd. + On July 9, 2012, the Company announced that through its joint venture, PECO-ARC Institutional Joint Venture I,

Avg. Shares Outstanding:..... 0.06%

0.06%
Growth LifeStage Ranges 40%

LP, it has closed on the acquisition of Brentwood Commons, a 125,550 square foot Dominick's grocery store-
anchored shopping center for approximately $14.9 million, bringing the Company’s total portfolio to 15 properties
with an aggregate purchase price of approximately $153.0 million.

« Occupancy rates were up slightly to 95.3% as of Q2 2012, a 2.7% improvement from year-end 2011.
« The REIT’s YTD interest coverage ratio increased from 2.1x at year-end 2011 to 4.3x as of June 30, 2012.
1.6% 8.1% 8.6% 7.6% 9.3% « Increased debt of $29.1 million raised the debt to total assets ratio to 45.8% which is equivalent to the

80%

0.00% 0.20% 0.92% median for the Growth LifeStage group.
) 0% . " - .
Redemptlons Year to Date: ..... 2Y500 0 2012 2013 2014 2015 2016 2017+ X:go?:?aq}gzn(y’lllii%;mOdlfIEd funds from operations (“MFFO”) as defined by the Investment Program
Wtd. Avg. Shares « See additional notes on page 77 for information regarding the source of distributions.
Outstanding:.........cccvveens 3,927,656
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