EFFECTIVE REIT

Nontraded REIT Industry Review: Second Quarter 2011
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TNP Strategic Retail Trust, Inc.

Total Assets...........ou.e. $104.0 Million Initial Offering Date: ........cveviiiiiiiiiiiiiiiiiieeeeees August 7, 2009
I Real Estate Assets ........ $94.0 Million Number of Months Fundraising: .........coooeeiiiiiiiiiieiiiees 22
WCash..coociiiiiiiiieeeeii, $0.6 Million Anticipated Offering Close Date: ........cccoevviiveennins August 7, 2012
M Securities ....coooveeeiiieennnn. $0.0 Million Current Price per Share: ..o $10.00
WOther...ccccovveeeeeeeeeieeei, $9.4 Million Reinvestment Price per Share: ......ccoooeeeiiiiiiiiiiiiieeieeeeeeeeiiian, $9.50

Cash to Total Assets Ratio: .

...2.5% $30

Asset Type: .vvveeeeeeeiienenn, .. Retail $10.00  $10.00  $10.00
Number of Properties: ... 6
Square Feet / Units / Rooms / ACreS: ......coeeevvivnieeeinnnnnns 615,025
Percent Leased: .......uuvuiiiiiiiiiiiiiii e 83.0%
LISt vttt Growth

2009 2010 Q22011

Gross Dollars Raised* Current Distribution Historical Distribution Contact Information

Current Distribution Yield:... 7.00% 10.00%

%00 6.75% 6.75% 7:00% 7.00% 7.00% 7.00%| | www.tnpre.com
TNP Strategic Retail Trust, Inc.
5.00% . !
$300 7.00% ’ 1900 Main Street
Growth LifeStage Ranges Attn: Ryan Lodes
0 o o 0 0.00% Suite 700
Inception 2009 2010 YD Q2 1.00% 6.75% 8.00% T @ 3 % o Q@ vine. CA 92614
2011 2011 2010 2010 2010 2010 2011 2011 ’

*Includes reinvested distributions (in millions) 877-982-7846
FFO Payout Ratio: MFFO Payout Ratio:
YTD Distributions/YTD FFO: nor meanmerut 300% YTD Distributions/YTD MFFO: nor meanigrut 300%

" Nor ot or or " or ot NoT NoT
Growth LifeStage Ranges 150% | wlicee  wesinGrL e meminGuL Growth LifeStage Ranges 150% | v wesingru e ieminGuL

102% 392% 59,750% 98% 180% 366%

0% istributi id: 0%
YTD Distributions Paid:...... $933,000 Toa 00 YD @ V1B pstrioutions Paid:.... (2232’888) Coam w0 YD @
YTD FFO: v, ($1,454,000) 201 20m e k 2011 20m

*Company reported MFFO - see notes

Debt Maturity Current Debt Ratio Debt Breakdown Interest Coverage Ratio

Debt to Total Assets Ratio: ... 72.0% YTD Interest Coverage Ratio: ..... 0.9
- J
- _720% g EE

0.0% Growth LifeStage Ranges Total: ooviiiiiiiice $74.9 Million Growth LifeStage Ranges
.U70

1.6% 0.5% o 0 o Fixed: ... ....$37.9 Million
% 21.9% 50.4% 78.0% Variable: ""$37.0 Million 0.9 1.8 4.6
2011 2012 2013 2014 2015 2016+ Rate: .... .5.39-15.00% Adjusted EBITDA: ......... $1,290,000
TOrm: e, <l-16yrs Interest Expense: ...... ..$1,503,000

Ratio of Shares Redeemed to Wtd. « The REIT acquired one property during the second quarter of 2011 for $15 million.

Avg. Shares Outstanding:...... 0.07%
60%
« The REIT has an Interest Coverage Ratio of 0.9X which is significantly below the median of 1.9X for “Growth”

UYkL LifeStage REIT:
ifeStage s.
Growth Lifestage Ranges 30% 14.6% 52 11.2% 8.9% « The Company reported MFFO in accordance with IPA guidelines.
. 0.

« See additional notes on page 84 for information regarding the source of distributions.
0.00% 0.04% 236% , pag garcing

. 0%
Redemptions Year to Date: ..... 1,000 2011 2012 2013 2014 2015 2016 2017
Wtd. Avg. Shares Outstanding
as of 12/31/10: ............. 1,483,179 *Data as of 12/31/10.

« On June 29, 2011, the REIT acquired mortgage loans, for an aggregate purchase price of approximately
$18,000,000, exclusive of closing costs.
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