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Starfield Hanam, Greater Seoul, South Korea

QUALITY DESTINATIONS
The Taubman Centers portfolio of dominant shopping destinations
in major markets across the United States is the most productive
in the publicly traded mall sector. It’s been that way every year
since the company’s initial public offering in 1992. Beverly Center,
pictured below, serves an affluent primary trade area of 3.9 million
people in the Los Angeles market.

3.9 million

The iconic Beverly Center in Los Angeles is in the final phase of a major redevelopment, which will be completed ahead of
page 1
this year’s Holiday shopping season. The new Grand Court (above) is a key design element.

QUALITY RETAILERS
Taubman retail properties, featuring the most attractive
point-of-difference merchants, restaurants and recreational
opportunities, are merchandised to complement the needs
and lifestyles of the affluent markets they serve. In 2017,
CityOn.Xi’an, pictured below, celebrated its first-year
anniversary 100 percent leased and occupied.

100%
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CityOn.Xi’an is one of three Taubman Asia investments in China and South Korea.
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QUALITY ENVIRONMENTS
Taubman centers are designed to maximize the unique advantages
of brick and mortar retail, presenting compelling shopping, dining
and entertainment offerings in comfortable, convenient, inviting
environments. We’ve developed, expanded or renovated over 80
percent of our portfolio since 2008.

80%
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The Grand Lanai at International Market Place in Hawaii, which opened in August 2016, features eight chef-driven
restaurants and serves as an additional anchor to the center.
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COMPARISON OF CUMULATIVE TOTAL RETURN (%)

2017

This graph sets forth the cumulative total returns on a
$100 investment in each of our Common Stock, S&P
400 MidCap Index, the FTSE NAREIT Equity Retail
Index, the MSCI US REIT Index and the S&P 500
Index for the period December 31, 1992 through
December 31, 2017 (assuming in all cases,
reinvestment of dividends).

Taubman Centers, Inc.
S&P 400 MidCap Index
FTSE NAREIT Equity Retail Index
MSCI US REIT Index
S&P 500 Index

1992

2,140%

1,591%

QUALITY INVESTMENT
Since December 31, 1992, investors holding Taubman
Centers common shares through the end of 2017 earned
a total return of 2,140 percent – a compounded annual
return of 13.2%.

1,199%
1,135%
908%

2,140%

LETTER TO SHAREHOLDERS

2017

Last year, we completed our 25th year as a public company.
This milestone offers plenty of opportunity to reflect on our
history and look ahead to how we will continue to prosper in
a challenging, dynamic retail environment.
L A N D MA R K IP O

opportunity to participate in the financial

Our IPO was an important milestone for our

benefits of owning income-producing real

company and the REIT industry, as it intro-

estate. In 1993, 46 equity REITs held initial

duced the UPREIT (Umbrella Partnership

public offerings (nearly every one an UPREIT),

Real Estate Investment Trust). This novel

which is more than the previous six years

UPREIT structure allowed private owners of

combined. In the retail real estate sector alone,

real estate to contribute their property to the

Tanger, General Growth, CBL, Simon and

REIT’s operating partnership in exchange for

Macerich joined us on the New York Stock

partnership units, thereby deferring the tax

Exchange within 16 months of our IPO.

consequences of the disposition. The REIT
structure offers smaller investors, not just
institutions (such as insurance companies and
pension funds) and wealthy individuals, an

The next two and a half decades brought
unprecedented growth, consolidation and
value creation in the real estate industry.
According to the National Association of
Real Estate Investment Trusts (NAREIT), at

First day of trading on the floor of the New York Stock Exchange in November 1992 for Taubman Centers Inc. (Pictured from
pageto
6 right:
Taubman
Centers,
left
former
CFO Inc.
Bernard Winograd, William Taubman, Robert Taubman, and former Vice Chairman Robert Larson)
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TENANT SALES PER SQUARE FOOT

AVERAGE RENT PER SQUARE FOOT

Tenant sales per square foot is one of the most important measures
of the quality of retail assets. The higher the retailers’ sales, the higher
the rents those retailers can pay, which translates to greater rewards
to the landlord and its shareholders. Taubman Centers’ tenant sales
per square foot are the highest in the U.S. publicly held regional
mall industry. Over the last 10 years, the compounded annual
growth of our tenant sales per square foot has been 4.8%,
more than twice the 1.8% compounded annual growth of
the Consumer Price Index.

$533
2008

2017

$810

the end of 1992 there were 89 equity REITs

Our market capitalization has grown from

in the United States representing a total

$2.2 billion in 1992 to about $10.7 billion

market capitalization of $11.2 billion. By

on December 31, 2017. Much of this value

the end of 2017, there were 172 equity

creation has come from our successful track

REITs representing an impressive market

record of opening new developments in the

capitalization of over one trillion dollars.

U.S. Many of these properties are among
the most productive centers in the nation,

C R E ATI NG VAL UE A N D
R EWARDI NG S HA REH OLD ERS

Since 1992, those holding Taubman common
shares through the end of 2017 earned an
absolute total return of 2,140 percent with
dividend reinvestment. That represents a
compounded annual return of 13.2 percent,
placing us among the top-10 performing
REITs over this period. We’ve never cut our

dividend payout (even during the Great
Recession) and we’ve increased it 21 out of
the last 22 years.

Our primary source of revenue is from leasing space in our shopping
centers. The amount of rent tenants can pay for their space in a retail
property is directly related to the level of sales they achieve. Consistent
with the fact that sales per square foot in Taubman centers are the highest
in the U.S. publicly held regional mall industry, our average rent per square
foot is the highest as well. Over the last 10 years, the compounded
annual growth rate of our average rent per square foot has been 3.8%.

$810

including such dominant destinations as
International Plaza in Tampa, Florida; City
Creek Center in Salt Lake City, Utah; The Mall
at University Town Center in Sarasota,
Florida; Dolphin Mall in Miami, Florida;
Great Lakes Crossing Outlets in Auburn

$44.15
2008

EV OLV IN G A L ON G W IT H
R ETA IL ER S A N D S H O P P ER S

$61.66
2017

$61.66

Retailing is an industry defined by change.
Consumer tastes, styles and priorities are
continually evolving along with societal trends,
economic realities and technology. Since our
founding in 1950, we’ve always believed that

• We directly manage every important aspect

of our business; all key functions, including
development, center management, acquisitions, and leasing are handled in-house by
the people in our organization.
• We operate with a retail focus, constantly

in this ever-changing environment, physical

striving to offer our customers an optimal

retail properties representing the highest quality

mix of the freshest, most exciting retail

locations, design, merchandise and customer

concepts, while planning and managing

experience would be the most resilient, and

our centers to maximize our tenants’

have the ability to stay relevant to both

sales potential.

retailers and consumers.

Hills, Michigan; and International Market

In my 1992 letter to shareholders we

Place in Honolulu, Hawaii.

introduced our “business philosophy and
strategy” to shareholders:
• We concentrate only on the most productive
segment of the shopping center industry:

• And we grow our business through the
increasing productivity and strategic
expansion of our existing centers, the highly
selective development of new properties, and
the acquisition of centers whose potential for
productivity and profitability is consistent
with the strength of our portfolio.

dominant super-regional, fashion-oriented
centers in major markets.
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The Taubman Centers portfolio has the highest concentration of popular Tesla stores among publicly held mall REITs.

UNTUCKit is one of the many online retailers opening brick and mortar locations in Taubman malls.

By following this strategy, we’ve created a

debuted as a public company in 1992 with 19

selective regarding their physical real estate.

portfolio of trophy-quality, market-dominant

centers, and over the next 25 years developed

We believe this transition is leading to greater

assets producing industry-leading sales and

20 new properties, acquired 11 and sold or

market share for the highest quality retail

rent, as well as strong Net Operating Income

exchanged 26. We’ve embraced change and

assets; dominant properties like ours.

(NOI) growth. Sales per square foot for the

have successfully responded to opportunities,

Taubman Centers portfolio in 2017 increased

while weathering competitive storms.

to $810, besting all others in the publicly held
mall sector, as we have every year for the past
25 years. Average rent per square foot also
led our sector at $61.66 per square foot.

R E SP O N D I N G T O
A N E VO LVI N G LA N D SC A P E

Over the last quarter century, emerging
retailing formats – including TV shopping

Developing and operating the highest-quality

networks, big box “category- killer” stores,

assets also allows us to secure financing at

and the proliferation of e-commerce – have

very attractive rates with long-dated and

had an impact on America’s shopping centers.

laddered maturities. Our commitment to

Weaker assets will continue to struggle and

maintaining a strong balance sheet and

many will fail. However, the strongest retailers

disciplined asset allocation creates stability.

will continue to generate great profitability in

However, consistency and stability should not

their best locations and value the unique ability

be mistaken for inflexibility or inaction. We

of their stores to intimately connect customers

C U R AT ED
EX P ER IEN C ES

We’ve added destination retailers and anchors
to our centers, including such must-visit
attractions as Sea Life Aquarium, Legoland,

Anticipating this shift has led us to a number of

RH Gallery, Round 1, Sports Monster and

strategic decisions over the last several years.

Aquafield. In the U.S. and Asia, our centers

In late 2014, we took advantage of attractive
asset values to sell our lowest productivity
assets, which represented nearly one-third of
the centers in our portfolio. We’ve continued
to reinvest in the physical buildings and the
merchandising of the assets in our portfolio,
all with the goal of expanding and strengthening the experiential element of our centers.
True to this commitment, we’ve developed,
expanded or renovated over 80 percent of
our portfolio since 2008.

provide compelling out-of-home activities that
complement customers’ lifestyles. Attractive
retail concepts new to the Taubman portfolio
in 2017 include: Peloton, Sugarfina, Evereve,
Intimissimi, Saje Natural Wellness, Casper, Shu
Shop, Tempur-Pedic, The White Company,
APM Monaco, Boll & Branch, and Amazon

(just one of many “online” retailers, including
Warby Parker, Microsoft, and Untuckit, that
have opened brick and mortar locations in
Taubman properties). It’s also not by accident

to their brands. They also recognize that by
utilizing online platforms they can be more
page 10 Taubman Centers, Inc.
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Cal Mare, a new restaurant offering by award-winning chef Michael Mina, debuted in 2017 to rave reviews at Beverly Center.

Starfield Hanam’s EATOPIA , offering 18 local artisan food concepts, is part of the center’s collection of over 70 dining
options that differentiate this asset as a unique leisure and shopping destination in the Seoul, South Korea market.

that our portfolio has the highest concentration

Our partnership with renowned Chef Michael

among our retail REIT peers of Tesla and Apple

Mina to operate restaurants at International

S U C C ES S
IN A S IA

stores, both of which are in strong demand and

Market Place and Beverly Center further

highly selective in choosing new locations.

underscores our commitment to make

In 2017, we also made progress with major
redevelopment projects in Nashville and Los

compelling food offerings a differentiator
in our centers.

Angeles. Dillard’s opened a beautiful new

We’ve enhanced dining options within

180,000 square foot store at The Mall at

Dolphin Mall in Miami, Cherry Creek in

Green Hills. We’re replacing the original

Denver and Sunvalley outside San Francisco.

store and adding 170,000 square feet of

Country Club Plaza in Kansas City, features

inline tenant space that will open in 2019.

over 25 unique restaurants, including local

The reimagination of Beverly Center is on

favorites Hogshead and Rye. The center

track to be completed by holiday 2018 with

produces more than $100 million in restaurant

distinctive dining as a key focal point of the

sales. At International Market Place in Hawaii

project. New restaurants include Cal Mare,

we have 11 restaurants, eight of which are on

Angler, Eggslut, FARMHOUSE, Yardbird

a stunning Grand Lanai, which have proven

Southern Table & Bar, Easy’s and more.

to be highly popular with both tourists and
locals (kama’aina).
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We’ve now invested in and completed three
ground-up projects in Asia – two in China
and one in South Korea.
On March 16, 2017, we held the grand
opening of CityOn.Zhengzhou. Zhengzhou,
a major finance, business and transportation
hub in Central China, is home to 9.5 million
residents, with tremendous population growth
planned by the Chinese government. The
approximately one million square foot shopping center opened 100-percent leased and by

over 20-percent of which are dedicated to
food – 21 table-service, sit-down restaurants
and another 21 specialty food offerings.
The center has been enthusiastically received
by retailers and shoppers, and we’re very
happy with its performance to date. CityOn.
Zhengzhou has already been named “China’s
Most Prospective Commercial Real Estate
Project,” and was honored with an ICSC Asia
Pacific Shopping Center Award, receiving top
honors in the Grand Opening, Expansion
and Renovation category.

mid-year was 100-percent occupied. Anchored

Further west in Xi’an, China, sales and traffic

by a four-level Wangfujing Department Store,

at CityOn.Xi’an continued to build as the

the center features nearly 200 mall tenants,

center entered its second year of operations
in 2017. The mall, which also is 100-percent
occupied, is part of a six million square foot
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QUALITY EFFORT
The impact of Hurricane Maria on The Mall of San Juan would have
been worse without the efforts of members of the center’s security
team, who remained on site, actively managing conditions during the
devastating storm. Thanks to our team’s outstanding efforts. The
center reopened for business just 29 days after the storm.

29 days

Over the Holiday season, our team at The Mall of San Juan partnered with several brands, including Sony Music, to aid
communities impacted by Hurricane Maria by delivering food, necessities and music to their front doors.

mixed-use development that is nearing

There are probably fewer than 20 malls in

damage. Due to the extraordinary efforts by

completion. Other components include a

America that attract that many shoppers and

our team, The Mall of San Juan reopened just

250-room Holiday Inn, which opened in

generate sales over $700 million. Incorporating

29 days after the storm. The center’s anchors,

March, and a 5-star Intercontinental hotel

entertainment, food, sporting and leisure

Saks Fifth Avenue and Nordstrom, were the

with 350 rooms on schedule to open in the

activities, as well as an unparalleled mix of

hardest hit. Nordstrom plans to open in the

fourth quarter of 2018. Both hotels connect

world class tenants, the center is a global

fall and Saks has begun their remediation. It

directly to the center, as does the project’s

prototype of what the next generation of

will take time for The Mall of San Juan to

office building, home to 30 companies and

dominant malls will be.

recover along with the island’s economy and

2,000 employees.

critical tourist industry. As part of a year-long

In South Korea, just outside Seoul, Starfield

A YEAR OF
N ATU R A L C H A LLE N GE S

Hanam celebrated its first anniversary in 2017.

In September, Hurricane Maria pounded

Fully occupied with nearly 300 tenants, the

Puerto Rico and The Mall of San Juan with

center generated well over $700 million dollars

category 4 sustained winds of 155 miles per

in sales and welcomed more than 24 million

hour and gusts up to 200. We are thankful

visitors during its first 12 months of operations.

that all our staff and families, while not

community service program, the center has
made donations to Unidos Por Puerto Rico,
Cruz Roja Americana, ConPRmetidos, The
Salvation Army and the Para la Naturaleza
Community Fund.

S T R EN G T H EN IN G GOVER NANCE
A N D S U S TA IN A BIL I TY

We continue to make substantial enhancements to our corporate governance, including
our Board of Directors. In 2017, following
direct engagement with many of the company’s shareholders, the Board appointed
Mayree C. Clark and Michael J. Embler to
fill the positions of retiring Board members
Graham T. Allison and Peter Karmanos, Jr.
On January 16, 2018, Ms. Clark and Mr.
Embler assumed the remainder of Mr. Allison’s
and Mr. Karmanos’ terms, which expire at
the company’s 2018 Annual Meeting.

without hardships, were safe. Our center
sustained substantial exterior and interior

page 14

Taubman Centers, Inc.

page 15

QUALITY PEOPLE
The excellence of Taubman Centers’ coveted retail properties is
created and sustained by the company’s talented people focused
on the core competencies of development, leasing, operations,
marketing and finance.

1 team

Mayree C. Clark

Michael J. Embler

Director,
Taubman Centers, Inc.
Board of Directors

Director,
Taubman Centers, Inc.
Board of Directors

Mayree Clark is an experienced investment

Mike Embler is a seasoned investment

and Peter, who joined us in 2000, for their

Sustainability was not a widely discussed

professional with strong financial acumen. She

executive with extensive public company board

years of insight, leadership and dedicated

concept in 1992. But protecting the environ-

has held a number of leadership positions in

experience. He has significant fiduciary expe-

service to Taubman Centers. They will

ment, supporting communities and operating

asset management, mergers and acquisitions,

rience, having served as the Chief Investment

be missed.

our properties with a long-term view have

corporate finance, debt capital markets, real

Officer of Franklin Mutual Advisers LLC, an

estate and other areas relevant to Taubman’s

asset management subsidiary of Franklin

business and operations. Ms. Clark has served

Resources, Inc. Prior to Franklin, he held

as managing partner of Eachwin Capital, LP,

numerous positions of increasing responsibility

an investment management firm, since its

culminating as managing director and co-head

founding in 2010. Prior to founding Eachwin

of a proprietary trading division at Nomura

Capital, she was a partner with AEA Holdings

Holdings America, Inc.

and a senior advisor to its real estate affiliate,
Aetos Capital Asia. Previously, Ms. Clark held
numerous positions at Morgan Stanley for
more than 20 years, including head of real
estate capital markets, global director of

During the year we also announced Board
declassification bylaw amendments, which
transition the company to annual elections
for directors beginning with the 2018 class
of directors. Later classes will also stand
for one-year terms at subsequent annual
meetings. The Board will be fully declassified

always been central to the way we do business.
I want to congratulate our team for earning a
Green Star recognition and a Five Star ranking
in the latest Global Real Estate Sustainability
Benchmark. GRESB is the most respected
measure of sustainability performance for
real estate portfolios worldwide.

We welcome Mayree and Mike, who add a

by the 2020 Annual Meeting when the

wealth of investment and investor stewardship

directors in the 2017 director class complete

S U S TA IN A BIL IT Y
R EP O RT L IN K

experience to the Board. We also thank

their elected terms.

http://investors.taubman.com/sustainability/

Graham, who was on the Board since 1996,

default.aspx

research, and chairman of Morgan Stanley
Capital International (MSCI).
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ADJUSTED FUNDS FROM OPERATIONS (AFFO) PER SHARE ($)
Over the last 10 years, the company’s Adjusted Funds from Operations
per share has grown over 20%, a compounded annual growth rate of
2.1%. This consistent, steady growth in earnings has allowed Taubman
Centers to regularly reward shareholders with a growing dividend.

$3.70
2017

(1) S
 ee Notes and Reconciliation page at the end of this report for a reconciliation
of net income to Adjusted Funds from Operations.

$3.70

$3.08
2008

DIVIDENDS PER SHARE ($)

Taubman Centers has regularly rewarded shareholders with a
growing dividend. Over the last 10 years, dividends per share have
grown over 50%. In March 2018 we increased our regular quarterly
dividend by 4.8%. We have increased our dividend 21 times in the
last 22 years and have never lowered it.

Robert S. Taubman

Chairman of the Board,
President & Chief Executive Officer

W EL L POS I TI ONED
FO R THE NE XT 25 YEA RS

By any measure, the last 25 years have brought
growth, challenges and dramatic change to
America’s retailing and real estate industries.
Through good cycles and bad, we’ve remained
focused on creating value for our shareholders
through the operation and development of
dominant retail properties.

Looking ahead, we believe we’re well
positioned to thrive as market forces make

$2.50
2017

(1) Excludes special dividend of $0.1834 per share paid in December 2010.
(2) Excludes special dividend of $4.75 per share paid in December 2014.

4.7%CAGR

$1.66
2008

our unique assets even more productive and
coveted. As we strive to make the most of

TOTAL PORTFOLIO NET OPERATING INCOME (NOI) ($)

these opportunities, I want to thank my

Net Operating Income (NOI) is the income generated by our operating
properties. Rents are the largest component of a center’s NOI. Over
the last 10 years our Total Portfolio NOI has grown over 30%, a
compounded annual growth rate of 3.1%.

Taubman associates for their dedication, our
Board for its commitment and stewardship,

$777M
2017

and our shareholders for their continuing
support and trust.
Sincerely,

$590M
2008

$777M

ENDING OCCUPANCY* (%)

Robert S. Taubman

The world’s best retailers want to do business in the highest quality
centers. Our current ending occupancy percentage reflects strong
tenant demand to operate in our centers, while providing investors
an indication of future cash flows. We have created an attractive
environment for out tenants to thrive, as evidenced by this key metric.

Chairman of the Board,
President & Chief Executive Officer

94.8%
2017

*Beginning in 2014, ending occupancy statistics were updated to include temporary in-line tenants
to be consistent with our peer reporting group. Values prior to 2014 have not been restated.

90.5%
2008

page 18

Taubman Centers, Inc.

94.8%
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PORTFOLIO OF ASSETS
OWNED PROPERTIES

1 Beverly Center
Los Angeles, California

9 The Gardens on El Paseo
Palm Desert, California

2	Cherry Creek Shopping Center
Denver, Colorado
3 CityOn.Xi’an
Xi’an, China
4 CityOn.Zhengzhou
Zhengzhou, China
5 City Creek Center
Salt Lake City, Utah

17 Stamford Town Center
Stamford, Connecticut

10	Great Lakes Crossing Outlets
Auburn Hills, Michigan

18 Starfield Hanam
Hanam, South Korea

11 The Mall at Green Hills
Nashville, Tennessee

19 Sunvalley Shopping Center
Concord, California

12 International Market Place
Waikiki, Honolulu, Hawaii

20	Taubman Prestige Outlets
Chesterfield
Chesterfield, Missouri

13 International Plaza
Tampa, Florida

6 Country Club Plaza
Kansas City, Missouri

26 Miami Worldcenter
Miami, Florida
27	The Shops at Belmond
Charleston Place
Charleston, South Carolina

22	The Mall at University Town Center
Sarasota, Florida

15 The Mall of San Juan
San Juan, Puerto Rico

8 Fair Oaks
Fairfax, Virginia

25	The Boulevard at Studio
City
Macau, China

21 Twelve Oaks Mall
Novi, Michigan

14 The Mall at Millenia
Orlando, Florida

7 Dolphin Mall
Miami, Florida

MANAGED/LEASED CENTERS –
NO OWNERSHIP

23 Waterside Shops
Naples, Florida

16 The Mall at Short Hills
Short Hills, New Jersey

24 Westfarms
West Hartford, Connecticut

USA PROPERTIES

ASIA PROPERTIES

21

16

5

19

2

24
17

8
6
20
11

1

9

27

18

CHINA
3

13
22
23
12

4

SOUTH KOREA

7
26

MACAU
15
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UNITED STATES
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WASHINGTON, D.C. 20549
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ANNUAL REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the fiscal year ended December 31, 2017
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o

10-K

TRANSITION REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the transition period from _______________ to _______________
Commission File No. 1-11530

TAUBMAN CENTERS, INC.

(Exact name of registrant as specified in its charter)
Michigan

38-2033632

(State or other jurisdiction of
incorporation or organization)

(I.R.S. Employer Identification No.)

200 East Long Lake Road, Suite 300,
Bloomfield Hills, Michigan

48304-2324
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6.5% Series J Cumulative

New York Stock Exchange

Redeemable Preferred Stock,
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New York Stock Exchange

Redeemable Preferred Stock,
No Par Value
Securities registered pursuant to Section 12(g) of the Act: None
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Yes

Indicate by check mark if the registrant is not required to file reports pursuant to Section 13 or Section 15(d) of the Act. o

Yes

o
x

No
No

Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the Securities Exchange Act of 1934 during the preceding 12 months (or for
such shorter period that the registrant was required to file such reports) and (2) has been subject to such filing requirements for the past 90 days. x Yes o No
Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Web site, if any, every Interactive Data File required to be submitted and posted pursuant to
Rule 405 of Regulation S-T during the preceding 12 months (or for such shorter period that the registrant was required to submit and post such files). x Yes o No
Indicate by check mark if disclosure of delinquent filers pursuant to Item 405 of Regulation S-K is not contained herein, and will not be contained, to the best of registrant's knowledge, in
definitive proxy or information statements incorporated by reference in Part III of this Form 10-K or any amendment to this Form 10-K. x
Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer, or a smaller reporting company. See the definitions of "large accelerated
filer", "accelerated filer" and "smaller reporting company" in Rule 12b-2 of the Exchange Act.
Large Accelerated Filer x
Accelerated Filer o
Non-Accelerated Filer o
Smaller reporting company o Emerging Growth Company o
(Do not check if a smaller reporting company)
If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or revised financial accounting standards
provided pursuant to Section 13(a) of the Exchange Act. o
Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Exchange Act). o

Yes

x

No

The aggregate market value of the 58,850,765 shares of Common Stock held by non-affiliates of the registrant as of June 30, 2017 was $3.5 billion , based upon the closing price of $59.55 per
share on the New York Stock Exchange composite tape on June 30, 2017. (For this computation, the registrant has excluded the market value of all shares of its Common Stock held by directors of
the registrant and certain other shareholders; such exclusion shall not be deemed to constitute an admission that any such person is an "affiliate" of the registrant.) As of February 26, 2018 , there
were outstanding 60,909,479 shares of Common Stock.
DOCUMENTS INCORPORATED BY REFERENCE
Portions of the proxy statement for the annual shareholders meeting to be held in 2018 are incorporated by reference into Part III.

Round 1 Entertainment is a new Japanese entertainment concept offering bowling, exclusive arcade games, karaoke,
billiards, and darts as well as a complete food and beverage menu. This is one of the many must-visit attractions at
Great Lakes Crossing Outlets in Auburn Hills, MI.

NOTES REGARDING FORWARD-LOOKING STATEMENTS AND USE OF NON-GAAP MEASURES

NOTES AND RECONCILIATIONS FOR GRAPHS continued (page 19)

This report may contain 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 statements reflect management’s current views with respect to future events and financial
performance. Forward-looking statements can be identified by words such as “will”, “may”, “could”, “expect”, “anticipate”, “believes”, “intends”,
“should”, “plans”, “estimates”, “approximate”, “guidance” and similar expressions in this report that predict or indicate future events and trends
and that do not report historical matters. 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.
Actual results may differ materially from those expected because of various risks, uncertainties and other factors. Such factors include, but are
not limited to: changes in market rental rates; unscheduled closings or bankruptcies of tenants; relationships with anchor tenants; trends in the
retail industry; challenges with department stores; changes in consumer shopping behavior; the liquidity of real estate investments; the Company’s
ability to comply with debt covenants; the availability and terms of financings; changes in market rates of interest and foreign exchange rates
for foreign currencies; changes in value of investments in foreign entities; the ability to hedge interest rate and currency risk; risks related to
acquiring, developing, expanding, leasing and managing properties; competitors gaining economies of scale through M&A and consolidation
activity; changes in value of investments in foreign entities; risks related to joint venture properties; insurance costs and coverage; security breaches
that could impact the Company’s information technology, infrastructure or personal data; costs associated with response to technology breaches;
the loss of key management personnel; shareholder activism costs and related diversion of management time; terrorist activities; maintaining
the Company’s status as a real estate investment trust; changes in the laws of states, localities, and foreign jurisdictions that may increase taxes
on the Company’s operations; and changes in global, national, regional and/or local economic and geopolitical climates. You should review the
Company’s filings with the Securities and Exchange Commission, including “Risk Factors” in its most recent Annual Report on Form 10-K and
subsequent quarterly reports, for a discussion of such risks and uncertainties.
This report may also include disclosures regarding, but not limited to, estimated future earnings assumptions and estimated project costs and
stabilized returns for centers under development and redevelopment which are subject to adjustment as a result of certain factors that may not be
under the direct control of the company. Refer to our filings with the Securities and Exchange Commission on Form 10-K and Form 10-Q for
other risk factors.
This report includes non-GAAP financial measures as defined by S.E.C. Regulation G. Definitions, discussion and reconciliations of non-GAAP
financial measures to the comparable GAAP financial measure are disclosed in our most recent Annual Report on Form 10-K.
Non-GAAP measures referenced in this report may include estimates of future EBITDA, NOI, after-tax NOI, and/or FFO performance of our
investment properties. Such forward-looking non-GAAP measures may differ significantly from the corresponding GAAP measure, net income, due
to depreciation and amortization, tax expense, and/or interest expense, some or all of which management has not quantified for the future periods.

NOTES AND RECONCILIATIONS FOR GRAPHS (page 19)
Total Portfolio Net Operation Income (NOI): Reconciliation of Net Income to NOI

(1)

Funds from Operations (FFO) and Adjusted FFO Per Share: Reconciliation of Net Income (Loss)
Attributable to TCO Common Shareowners to FFO and Adjusted FFO per share (1)
(in millions of dollars, except per share data; amounts may not add due to rounding)
Year Ended

2009

2010

2011

83.5
159.8
41.3

Funds from Operations

122.2

215.8

237.3

411.1

284.7

81.3

144.2

160.1

285.4

197.7

$ 1.51

$ 2.66

$ 2.86

$ 4.86

$ 3.21

Funds from Operations attributable to TCO
Funds from Operations per share

					
Funds from Operations
122.2
215.8
237.3
411.1
Early extinguishment of debt				
(174.2)
Acquisition costs				
5.3
Redemption of preferred stock/equity				
(2.2)
Litigation charge		
30.4 			
Restructuring charge		
2.5 			
Impairment charges of non-depreciable real estate
126.3 				
Redemption of preferred stock/equity					
PRC taxes on sale of Taubman TCBL assets					
248.5

248.7

237.3

240.0

165.5

166.3

160.1

166.9

205.4

$ 3.08

$ 3.06

$ 2.86

$ 2.84

$ 3.34

2013

2014

2015

2016

2017

Adjusted Funds from Operations per share
Year Ended

Net income attributable to TCO common shareowners
109.9
Depreciation and amortization (excluding non-real estate depreciation)
172.6
Noncontrolling interests and distributions to participating securities of TRG
48.2
Income tax expense (benefit)
0.2
Gain on dispositions of property and other		

863.9
142.5
356.9
0.4
(1,083.1)

55.3
221.6
27.6
(0.3)
304.1

Funds from Operations

330.8

280.5

291.9

340.2

Funds from Operations attributable to TCO

236.7

200.4

207.1

240.0

$

3.65

$

3.11

$

3.31

$

3.91

(79.2)
157.8
160.9
(3.1)
109.5

102.3
165.5
165.3
(9.8)
123.6

287.4
155.0
163.8
(14.4)
121.2

157.8
162.5
166.8
(11.9)
125.5

EBITDA at 100%
Items excluded from shopping center Net Operating Income

427.5
162.9

346.0
239.3

547.0
41.2

713.0
(121.8)

600.7
59.9

Net Operating Income at 100% – total portfolio

590.4

585.3

588.2

591.2

660.5

Adjusted Funds from Operations

330.8

330.8

301.6

310.4

Adjusted Funds from Operations attributable to TCO

236.7

236.4

214.0

219.4

Year Ended

2013

2014

2010

2015

2011

2016

2012

2017

Net income
Depreciation and amortization
Interest expense and income tax expense
Noncontrolling share of income of consolidated joint ventures
EBITDA attributable to outside partners
Beneficial interest in unconsolidated joint venture partner impairment charge

189.4
175.6
162.3
(10.3)
113.5
–

1,278.1
146.0
135.1
(34.2)
149.0
–

192.6
137.0
103.5
(11.2)
137.9
11.8

188.2
185.3
133.4
(8.1)
164.5
–

112.8
227.3
167.4
(6.8)
210.9
–

EBITDA at 100%
Items excluded from shopping center Net Operating Income

630.4
54.9

1,674.0
(1,013.1)

571.5
64.6

663.3
40.4

711.6
65.4

Net Operating Income at 100% – total portfolio

685.3

636.1

703.7

777.0

Taubman Centers, Inc.

660.9

Adjusted Funds from Operations per share

$

3.65

$

3.67

$

295.8

109.0
107.4
134.0
182.8
49.2
49.6
0.1
0.4
(0.4)		

(8.1)
158.1
162.7
(7.4)
122.2

2009

6.4
3.2

Adjusted Funds from Operations attributable to TCO

Net income
Depreciation and amortization
Interest expense and income tax expense
Noncontrolling share of income of consolidated joint ventures
EBITDA attributable to outside partners

2008

284.7
1.6

Adjusted Funds from Operations

					
Funds from Operations
330.8
280.5
291.9
340.2
Disposition and related costs		
14.3 			
Costs associated with shareowner activism				
3.0
Early extinguishment of debt		
36.0 			
Gain on SPG common share conversion				
(11.1)
Crystals lump sum payment for termination of leasing agreement				
(21.7)
Beneficial interest in UJV impairment			
11.8 		
Reversal of executive share-based compensation			
(2.0)		

Year Ended

2012

(69.7)
47.6
176.7
154.4
161.8
152.3
(29.7)
27.9
82.1
160.8 			

Funds from Operations per share

(in millions of dollars; amounts may not add due to rounding)

2008

Net income (loss) attributable to TCO common shareowners
(86.7)
Depreciation and amortization (excluding non-real estate depreciation)
154.8
Noncontrolling interests and distributions to participating securities of TRG
54.1
Impairment charges of depreciable real estate		

3.42

$

3.58

215.8
$

3.51
304.1
13.8
14.5
0.4
(11.6)

321.3
227.6
$

3.70

Refer to the Form 10-K for a definition of NOI and FFO and the company’s uses of these measures. The company presents adjusted versions of FFO when
used by management to evaluate operating performance when certain significant items have impacted results that affect comparability with prior or future
periods due to the nature or amounts of these items. The company believes the disclosure of the adjusted items is similarly useful to investors and others to
understand management’s view on comparability of such measures between periods.

(1) 

Tenant Sales Per Square Foot and Average Rent Per Square Foot

Statistics exclude non-comparable centers for all periods presented. The December 31, 2016 statistics have been restated to include comparable
centers to 2017. Statistics for the years ended December 31, 2015 and prior exclude non-comparable centers as defined in the respective
periods and have not been subsequently restated for changes in the pools of comparable centers.
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2017

Indigo Books & Music, a Canadian, experiential bookstore with over 100 locations, that offers cooking classes, children’s
page 28 Taubman
Centers,
Inc.other activities has chosen to open its first U.S. location at The Mall at Short Hills in New Jersey.
entertainment
among
many

