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UNITED STATES
SECURITIES AND EXCHANGE COMMISSIO!N
WASHINGTON, D.C. 2054¢

Form 10-Q

QUARTERLY REPORT PURSUANT TO SECTION 13 OR 15
OF THE SECURITIES EXCHANGE ACT OF 19t

For the Quarterly Period Ended: September 30, :
Commission File No.-11530

Taubman Centers, Inc.

(Exact name of registrant as specified in its @wjrt

Michigan 38-2033632

(State or other jurisdiction of (I.R.S. Employer Identification No.)

incorporation or organization)

200 East Long Lake Road, Suite 300, Bloomfieldd;liMichigan 483042324
(Address of principal executive offices) (Zip code)

(248) 25:-6800

(Registrant's telephone number, including area)ode

Indicate by check mark whether the registrant @9 filed all reports required to be filed by SewtiB or 15(d) of the Securities Exchange Act of488ring the preceding 12 months (or for such &h
period that the registrant was required to filehsteports), and (2) has been subject to such filgirements for the past 90 da

YesO No

Indicate by check mark whether the registrant hisnstted electronically and posted on its corpok&feb site, if any, every Interactive Data File riegd to be submitted and posted pursuant to Rueod
Regulation -T during the preceding 12 months (or for such srgueriod that the registrant was required to stlami post such files

YesO No

Indicate by check mark whether the registrant iarge accelerated filer, an accelerated filer, a-accelerated filer, or a smaller reporting compabge the definitions of "large accelerated filer,”
“accelerated filer" an“smaller reporting compa” in Rule 12I-2 of the Exchange Act. (Check on

Large Accelerated FileX] Accelerated Filed Non-Accelerated Filed Smaller Reporting Compard
(Do not check if a smaller reporting compa

Indicate by a check mark whether the registraatshell company (as defined in Rule -2 of the Exchange Act

O YeskX No

As of November 4, 2010, there were outstanding@ 67 shares of the Company's common stock, pae .01 per shar
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TAUBMAN CENTERS, INC.
CONSOLIDATED BALANCE SHEET
(in thousands, except share data)

Assets:
Properties
Accumulated depreciation and amortization

Investment in Unconsolidated Joint Ventures (Ngt

Cash and cash equivalel

Accounts and notes receivable, less allowancedabtiul accounts of $7,790 and $6,894 in 2010 0@D:
Accounts receivable from related part

Deferred charges and other assets

Liabilities:
Notes payable (Note !
Accounts payable and accrued liabilit
Distributions in excess of investments in and nebme of Unconsolidated Joint Ventures (Note 4)

Commitments and contingencies (Notes 5, 7, 8, &

Equity:
Taubman Centers, Inc. Shareow!’ Equity:

Series B Non-Participating Convertible Preferreoc8t $0.001 par and liquidation value, 40,000,00rss authorized, 26,233,126 and 26,359,2%
shares issued and outstanding at September 30,a2@ilDecember 31, 20l

Series G Cumulative Redeemable Preferred StocRQ400 shares authorized, no par, $100 millionidigtion preference, 4,000,000 shares issu
and outstanding at September 30, 2010 and Dece3ih@00¢

Series H Cumulative Redeemable Preferred StocB03)80 shares authorized, no par, $87 million gtion preference, 3,480,000 shares issuer
outstanding at September 30, 2010 and Decemb&083,

Common Stock, $0.01 par value, 250,000,000 shath®rzed, 54,679,877 and 54,321,586 shares issuedutstanding at September 30, 2010 .
December 31, 200

Additional paic-in capital

Accumulated other comprehensive income (It

Dividends in excess of net income

Noncontrolling interests (Note 6)

See notes to consolidated financial statements.

September 30 December 31
2010 2009
3,497,741  $ 3,496,85!
(1,172,84) (1,100,610
2,324,90. $ 2,396,24.
76,11¢ 89,80«
17,31: 16,17¢
36,14¢ 44,50:
1,647 1,55¢
73,54 58,56¢
2,529,671 $ 2,606,85:
2,657,81! $ 2,691,01!
239,97¢ 230,27¢
172,95! 160,30!
3,070,74 $ 3,081,601
26 3 26
547 543
587,66¢ 579,98:
(21,846 (24,447
(938,35() (884,66¢)
(371,95) $ (328,557
(169,119 (146,190
(541,07) $ (474,74°)
2,529,671 $ 2,606,85:
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CONSOLIDATED STATEMENT OF OPERATIONS AND COMPREHEN& INCOME

Revenues
Minimum rents
Percentage ren
Expense recoverie
Management, leasing, and development sen
Other

Expenses
Maintenance, taxes, and utiliti
Other operating
Management, leasing, and development sen
General and administratiy
Impairment charges (Note
Interest expens
Depreciation and amortization

Nonoperating income

TAUBMAN CENTERS, INC.

(in thousands, except share data)

Income (loss) before income tax (expense) benefitexjuity in income of Unconsolidated Joint Venst

Income tax (expense) benefit (Note

Equity in income of Unconsolidated Joint Venturliste 4)

Net income (loss

Net (income) loss attributable to noncontrollingeirests (Note 6)
Net income (loss) attributable to Taubman Centexrs,
Distributions to participating securities of TRGd({fs 8)
Preferred stock dividends

Net income (loss) attributable to Taubman Centers,common shareowners

Net income (loss
Other comprehensive incor
Unrealized gain on interest rate instruments ahdn
Reclassification adjustment for amounts recognimetet income
Comprehensive income (los
Comprehensive (income) loss attributable to nomedlittg interests
Comprehensive income (loss) attributable to Taub®eanmters, Inc.

Basic earnings (loss) per common share (Note 10)
Diluted earnings (loss) per common share (Note 10)
Cash dividends declared per common share

Weighted average number of common shares outsrdiasic

See notes to consolidated financial statements.

Three Months Ended September

2010 2009
$ 84517 $ 83,40:
3,42¢ 2,621

56,68: 56,72(

4,35¢ 3,44¢

6,27¢ 17,01

$ 15526 $ 163,201
$ 45867 $ 46,28¢
18,08¢ 16,50¢

2,20¢ 2,14¢

7,16¢ 7,158

166,68

38,90¢ 36,40}

44,50( 37,72¢

$ 156,73. $ 312,90
$ 91 $ 247
$ 127) $ (149,45
(239) 211

9,97: 10,45¢

$ 845 $ (138,78)
(3,709 48,73¢
$ 2751 $ (90,057
(371 (362
(3,659 (3,659
$ 722 $ (94,079
$ 845¢ $ (138,78
56¢ 1,092

31E 31E
$ 034; $ (137,38
(4,789 47,99¢
$ 455t § (89,389
$ 001 $ (1.79)
$ 0.01 $ (179
$ 0.41F $ 0.41F
54,679,87 53,147,86
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CONSOLIDATED STATEMENT OF OPERATIONS AND COMPREHEN& INCOME

Revenues
Minimum rents
Percentage ren
Expense recoverie
Management, leasing, and development sen
Other

Expenses
Maintenance, taxes, and utiliti
Other operating
Restructuring charge (Note
Management, leasing, and development sen
General and administrati\
Impairment charges (Note
Interest expens
Depreciation and amortization

Nonoperating incom
Impairment loss on marketable securities (Note 11)

TAUBMAN CENTERS, INC.

(in thousands, except share data)

Income (loss) before income tax expense and equiticome of Unconsolidated Joint Ventu

Income tax expense (Note

Equity in income of Unconsolidated Joint Venturste 4)

Net income (loss

Net (income) loss attributable to noncontrollingeirests (Note 6)
Net income (loss) attributable to Taubman Centers,
Distributions to participating securities of TRG(§ 8)
Preferred stock dividends

Net income (loss) attributable to Taubman Centers,common shareowners

Net income (loss
Other comprehensive incom
Unrealized gain on interest rate instruments ahdn
Reclassification adjustment for amounts recogniretet income
Impairment loss on marketable securi
Other
Comprehensive income (los

Comprehensive (income) loss attributable to nomedlittg interests
Comprehensive income (loss) attributable to Taub®anmters, Inc.
Basic earnings (loss) per common share (Note 10)

Diluted earnings (loss) per common share (Note 10)

Cash dividends declared per common share

Weighted average number of common shares outsrdiasic

See notes to consolidated financial statements.

Nine Months Ended September

2010 2009
251,95 254,85t
6,561 5,347
165,93 172,00
11,42; 10,18¢
24,96. 37,44(
460,83 479,82
133,47¢ 137,77
54,43: 47,82¢
2,63(

5,987 5,97¢
21,59: 20,89(
166,68

114,24¢ 109,11
117,50; 110,07
447 23: 600,96:
1,49¢ 68C
(1,666)

15,09¢ (122,119
(548) (257)
29,21¢ 28,98(
43,75¢ (93,39¢)
(17,22 31,90¢
26,52 (61,497
(1,099 (1,199)
(10,97 (10,97
14,45¢ (73,66¢)
43,75¢ (93,396
6,46¢ 5,37¢
1,66€

94¢ 94¢
51,16¢ (85,417
(22,080 27,86'
29,08¢ (57,54
0.27 (1.39
0.2€ (1.39
1.248 1.248
54,530,50 53,112,14
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Balance, January 1, 20!

Issuance of stock pursuant to Continuing Offer @80
6,8,and 9
Sharebased compensation under employee and dir
benefit plans (Note ¢
Dividend equivalents (Note ¢
Dividends and distribution
Net loss
Other comprehensive loss (Notes 7 and
Unrealized gain on interest rate instruments ahdr
Reclassification adjustments for amounts recogni
in net income
Impairment loss on marketable securi
Other
Balance, September 30, 2009

Balance, January 1, 20.

Issuance of stock pursuant to Continuing Offer @0
6, 8,and 9

Sharebased compensation under employee and dir
benefit plans (Note ¢

Contribution from noncontrolling intere

Dividend equivalents (Note ¢

Dividends and distribution

Net income

Other comprehensive income (Note
Unrealized gain on interest rate instruments ahdr
Reclassification adjustment for amounts recogniz

in net income

Balance, September 30, 2010

TAUBMAN CENTERS, INC.
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
NINE MONTHS ENDED SEPTEMBER 30, 2010 AND 2009
(in thousands, except share data)

Taubman Centers, Inc. Shareow’' Equity

Accumulated

Other Dividends in
Preferred Stoc Common Stocl Paid-In  Comprehensiv Excess of Ne Noncontrolling
Shares Amount Shares Amount Capital Income (Loss Income Interests Total Equity
33,909,23 $ 26 53,018,98 $ 53C $  556,14! $ (29,779 $  (726,09) $ (61,03) $ (260,209
(60,000 74,76 1 @) 6
77,48t 1 6,651 6,657
(262) (262)
(78,347 (48,996 (127,33
(61,499 (31,909 (93,396
2,20¢ 3,16¢ 5,37¢
1,112 552 1,66¢
631 31E 94¢€
33,849.23 $ 26 53,171,23 $ 53 $  562,78( $ (25,829 $ (866,199 $  (137,89) $__ (466,56)
33,839,23 $ 26 54,321,58 $ 542 $ 579,98 $ (24,449 $ (884,660 $ (146,190 $  (474,74)
(126,109 126,11t 1 (611) 35 575
232,17! 3 8,291 8,30(
28 28
(140) (240)
(80,077 (45,617 (125,68:)
26,527 17,22¢ 43,75t
1,924 4,544 6,46¢
638 30¢€ 94€
33,713,12 $ 26 54,679,87 $ 547 $  587,66¢ $ (21,846 $ (938,350 $ (169,119 $ (541,07

See notes to consolidated financial statements.
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TAUBMAN CENTERS, INC.
CONSOLIDATED STATEMENT OF CASH FLOWS
(in thousands)

Cash Flows From Operating Activitie
Net income (loss
Adjustments to reconcile net income (loss) to reshcprovided by operating activitie
Depreciation and amortizatic
Provision for bad debt
Impairment loss on marketable securi
Gain on sale of lan
Impairment charge
Other
Increase (decrease) in cash attributable to changessets and liabilitie:
Receivables, deferred charges, and other a
Accounts payable and other liabilities
Net Cash Provided By Operating Activities

Cash Flows From Investing Activitie
Additions to propertie
Refund of The Mall at Studio City escrc
Proceeds from sale of lal
Repayments of notes receiva
Issuances of notes receiva
Contributions to Unconsolidated Joint Ventu
Distributions from Unconsolidated Joint Venturegitess of incom
Other
Net Cash Provided By (Used In) Investing Activities

Cash Flows From Financing Activitie
Debt proceed
Debt payment
Debt issuance cos
Issuance of common stock and/or partnership umicdnnection with incentive plai
Distributions to noncontrolling interes
Distributions to participating securities of TF
Cash dividends to preferred shareowr
Cash dividends to common shareowr
Other

Net Cash Used In Financing Activities

Net Increase (Decrease) In Cash and Cash Equis:
Cash and Cash Equivalents at Beginning of Period

Cash and Cash Equivalents at End of Period

See notes to consolidated financial statements.

Nine Months Ended September

2010 2009
43,75¢ (93,396
117,50: 110,07
3,21¢ 2,92¢
1,66€

(1,040
166,68(
8,30€ 8,971
(8,421 14,287
14,77: (22,779
178,08 188,44
(47,75 (36,719
54,33

1,557
1,13¢ 4,50(

(2,946
(7,042) (1,660
35,16¢ 8,17¢
947
(19,889 29 57¢
213,50( 97¢
(243,779 (110,99¢)

(2,913
1,92¢ (1,202
(45,611 (48,996
(1,099 (1,19¢)
(10,975 (10,975
(67,929 (88,15¢)
(190) (1,402)
(157,06%) (261,95
1,13¢ (43,939
16,17¢ 59,18¢
17,31 15,24¢
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Note 1 — Interim Financial Statements
General

Taubman Centers, Inc. (the Company or TCO) is ahMan corporation that operates as a self-admieidtand selfnanaged real estate investment trust (REIT). Thebifean Realty Group Limite
Partnership (the Operating Partnership or TRG)nisagority-owned partnership subsidiary of TCO thatns direct or indirect interests in all of the quany’s real estate properties. In this report, the
“Company" refers to TCO, the Operating Partnersduigl/or the Operating Partnership's subsidiarigd@sontext may require. The Company engages iowrership, management, leasing, acquisi
disposition, development, and expansion of regiandl super-regional retail shopping centers aretésts therein. The Compasydwned portfolio as of September 30, 2010 inclu@i@drban and suburb
shopping centers in ten states.

Taubman Properties Asia LLC and its subsidiariesipman Asia), which is the platform for the Compamxkpansion into the Asia-Pacific region, is hesaitered in Hong Kong.

The unaudited interim financial statements sho@ddad in conjunction with the audited financiatstents and related notes included in the Comp@myiual Report on Form 1K-for the year ende
December 31, 2009. In the opinion of managemehgdilistments (consisting only of normal recurradjustments) necessary for a fair presentatiom®fihancial statements for the interim periodse
been made. The results of interim periods are acéssarily indicative of the results for a full gea

Dollar amounts presented in tables within the natethe financial statements are stated in thousagxtept share data or as otherwise noted. Cedeliassifications have been made to 2009 amoa
conform with current year classifications.

Consolidation

The consolidated financial statements of the Compaolude all accounts of the Company, the Opegaffartnership, and its consolidated subsidiariesduding The Taubman Company LLC (
Manager) and Taubman Asia.

Investments in entities not controlled but overathihe Company may exercise significant influendecpnsolidated Joint Ventures or UJVs) are accalfgeunder the equity method. The Company
evaluated its investments in the Unconsolidatedtdéentures under guidance for determining whettreentity is a variable interest entity, includimgw amendments to ASC Topic 810 "Consolidai
that became effective January 1, 2010, and haslmett that the ventures are not variable interatities. Accordingly, the Company accounts foriiteerests in these entities under general accog
standards for investments in real estate venturesu@ing guidance for determining effective comtof a limited partnership or similar entity). THeBompanys partners or other owners in th
Unconsolidated Joint Ventures have substantivegiaating rights including approval rights over aah operating budgets, capital spending, financatnission of new partners/members, or sale ¢
properties and the Company has concluded thathigyenethod of accounting is appropriate for thieserests. Specifically, the Compasy/9% investment in Westfarms is through a gerpgaehership i
which the other general partners have approvatsigher annual operating budgets, capital spendéfigancing, or sale of the property.

Ownership

In addition to the Compang’common stock, there are three classes of prdfetoek (Series B, G, and H) outstanding as of &abéer 30, 2010. Dividends on the 8% Series G a6#5% Series
Preferred Stock are cumulative and are paid ora$teday of each calendar quarter. The Company @engsponding Series G and Series H Preferredtfquerests in the Operating Partnership
entitle the Company to income and distributionstifie form of guaranteed payments) in amounts eguake dividends payable on the Company’s SeriesiéGSeries H Preferred Stock.
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

The Company also is obligated to issue to partiretee Operating Partnership other than the Compapgn subscription, one share of nonparticipategies B Preferred Stock per each Oper.
Partnership unit. The Series B Preferred Stocklestits holders to one vote per share on all magabmitted to the Comparsyshareowners and votes together with the comnumk sin all matters as
single class. The holders of Series B PreferredkSéme not entitled to dividends or earnings. Tkee3 B Preferred Stock is convertible into the @any’s common stock at a ratio of 14,000 share
Series B Preferred Stock for one share of commmrkst

Outstanding voting securities of the Company at&aper 30, 2010 consisted of 26,233,126 sharesrndsSB Preferred Stock and 54,679,877 shares win@m Stock.

The Operating Partnership

At September 30, 2010, the Operating Partnersteguity included three classes of preferred eqdgyies F, G, and H) and the net equity of théngaship unitholders. Net income and distributiof
the Operating Partnership are allocable first ® pheferred equity interests, and the remaininguansoto the general and limited partners in ther@pey Partnership in accordance with their perage
ownership. The Series G and Series H Preferredtfgre owned by the Company and are eliminateaisalidation. The Series F Preferred Equity is aMog an institutional investor and accounted fc
a noncontrolling interest of the Company.

The Company's ownership in the Operating PartngrahiSeptember 30, 2010 consisted of a 68% managingral partnership interest, as well as the Se&ieand H Preferred Equity interests.

Company's average ownership percentage in the @mgiRartnership for the nine months ended Septe®®e2010 and 2009 was 67%. At September 30, 20&00perating Partnership had 80,931
partnership units outstanding, of which the Companped 54,679,877 units.

Restructuring

In 2009, in response to the decreased level of@gtiojects due to the downturn in the economy,Gbenpany reduced its workforce by about 40 positigmimarily in areas that directly or indirec
affect its development initiatives in the U.S. ama. A restructuring charge of $2.6 million wasaeded in the first half of 2009, which primarilgpresents the cost of terminations of personnel.

Note 2 — Income Taxes
Income Tax Expense
The Company’s income tax expense (benefit) forthinee and nine months ended September 30, 201R009is as follows:

Three Months Ended Nine Months Ended

September 3! September 3
2010 2009 2010 2009
State curren $ 27t $  (10%) $ 72t $ 57¢
State deferre (13) (10€) (19¢) (319)
Federal curren 11 56
Foreign current (35) (35)
Total income tax expense (benefit) $ 236 $ (211 $ 54¢ $ 257

The Company expects to have less than $0.1 mitiidederal alternative minimum tax payable in 20IBe Company had no other federal or foreign inctemeexpense during these periods as a res
net operating losses incurred by the Company’s Blax@EIT Subsidiaries.
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Deferred Taxes

Deferred tax assets and liabilities as of SepterBBe2010 and December 31, 2009 are as follows:

2010 2009
Deferred tax asset
Federa $ 8097 $ 8,691
Foreign 2,04( 1,51:
State 6,742 6,467
Total deferred tax asse $ 16,87¢ $ 16,67
Valuation allowances (9,339 (9,090
Net deferred tax assets $ 7548 $ 7,581
Deferred tax liabilities
Federa $ 61€ $ 61t
State 4,158 4,39¢
Total deferred tax liabilities $ 4771 ¢ 501

The Company believes that it is more likely tham the results of future operations will generaté#isient taxable income to recognize the net deférrax assets. These future operations are pri
dependent upon the Manager’s profitability, theiriignand amounts of gains on land sales, the phifiita of the Company’s Asian operations, the fgtyrofitability of the Company’ unitary filing grouj
for Michigan Business Tax purposes, and other facaffecting the results of operations of the TéxdREIT Subsidiaries. The valuation allowancesteeta net operating loss carryforwards and taxs
differences where there is uncertainty regardimgy tiealizability.

Note 3 — Impairment Charges

Regency Square

In September 2009, the Company concluded thatdahging value (book value) of the investment in Begy Square was impaired and recognized acash-charge of $59.0 million, representing
excess book value of the investment over its falue of approximately $29 million. The Compasigonclusion was based on estimates of future féask for the property, which were negatively impe
by necessary capital expenditures and decliningopetating income. The book value of the investmerRegency Square as of September 30, 2010 wasn#iBdn, which includes additional capi
spending that was anticipated in determining tirevdue.

In September 2010, the Board of Directors conclutiedlit is in the best interest of the Companyigzontinue its financial support of Regency Square as a result, the Company has begun discu
with the lender about the center’s future ownersRigcently, the Company obtained a waiver fronbésk group that allows this action to be taken auithtriggering a default under the Companlies o
credit. At the current time, subject to decisiogglite lender, the Company will continue to mandgeshopping center. The Regency Square loan headapal balance of $73.2 million as of Septemb@)
2010, with $71.6 million due on this amortizing oat its maturity in November 2011. The Companyeexp to accrue a default rate of interest on tlae lof 10.75% (6.75% plus a 4% default r
beginning late in the fourth quarter of 2010.

The Pier Shops at Caesars

In September 2009, the Company concluded thatahging value of the investment in the consolidgtedt venture that owns The Pier Shops at Cag3dms Pier Shops) was impaired and recogni:
non-cash charge of $107.7 million, representingetkeess of The Pier Shops’ book value of the imaest over its fair value of approximately $52 noitli The Operating Partnershépshare of the char
was $101.8 million. The Company’s conclusion waselobon a decision by its Board of Directors, inremtion with a review of the Company’s capital plamdiscontinue the Comparsyfinancial suppo
of The Pier Shops. The $135 million loan encumleiiime Pier Shops is currently in default. The adstiation of the loan has been turned over to {hecisl servicer. Under the terms of the |
agreement, interest accrues at the original statedof 6.01% plus a 4% default rate. The book evalfithe investment in The Pier Shops as of Septerdd, 2010 was $46 million (see Note 9 for n
information on related litigation).
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Regarding both Regency Square and The Pier Shoms)-eash accounting gain, representing the differerteden the book value of the debt, interest payateother obligations extinguished over
net book value of the property and any other asemtsferred, will be recognized for each centeemvits loan obligation is extinguished upon transfetitle of the respective center. The transitimncesse
are not in the Compang’'control and the timing of transfer of title faah of the centers is uncertain. The Company wiltioue to record the operations of the centersiatedest on the loans in its res
until ownership of the centers has been transferred

See Note 11 for assumptions used to estimate thealaes of these assets in 2009.

Note 4 — Investments in Unconsolidated Joint Ventws

General Information

The Company owns beneficial interests in joint vees that own shopping centers. The Operating &atip is the direct or indirect managing genemitn®er or managing member of th
Unconsolidated Joint Ventures, except for the veastthat own Arizona Mills, The Mall at Milleniand Waterside Shops.

Ownership as of September 30, 2010

Shopping Cente December 31, 200
Arizona Mills 50%

Fair Oaks 50

The Mall at Millenia 50
Stamford Town Cente 50
Sunvalley 50
Waterside Shop 25
Westfarms 79

The Company's carrying value of its Investment incthsolidated Joint Ventures differs from its shafréhe partnership or membelxjuity reported in the combined balance sheetefthconsolidate
Joint Ventures due to (i) the Company's cost ohitgestment in excess of the historical net bodkes of the Unconsolidated Joint Ventures andlfg)Operating Partnershgadjustments to the book ba
including intercompany profits on sales of servitiest are capitalized by the Unconsolidated Joiehtdres. The Company's additional basis allocatetepreciable assets is recognized on a stréight-
basis over 40 years. The Operating Partnershifferdices in bases are amortized over the use®s bf the related assets.

In its Consolidated Balance Sheet, the Companyraggg reports its investment in Unconsolidatechidientures for which accumulated distributionsdnaxceeded investments in and net income ¢
Unconsolidated Joint Ventures. The net equity ofaée joint ventures is less than zero becauseilligions are usually greater than net income,edsntome includes nocash charges for depreciation
amortization. In addition, distributions relatedrédinancing of the centers will further decredse met equity of the centers.

Combined Financial Information
Combined balance sheet and results of operatidosniation is presented in the following table foetUnconsolidated Joint Ventures, followed by thmefating Partnership's beneficial interest ir

combined operations information. Beneficial int¢iealculated based on the Operating Partnessbiphership interest in each of the Unconsoliddtedt Ventures.

10
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TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

September 30

December 31

2010 2009
Assets:
Properties $ 1,093,322 $ 1,094,96:
Accumulated depreciation and amortization (414,277) (396,519
$ 679,05: $ 698,44!
Cash and cash equivalel 18,03( 18,54«
Accounts and notes receivable, less allowancedabtiul accounts of $1,501 and $1,703 in 2010 0@: 18,08¢ 26,98:
Deferred charges and other assets 20,77+ 22,31(
$ 73594. $ 766,28:
Liabilities and accumulated deficiency in ass
Notes payabl: $ 1,12850 $ 1,092,801
Accounts payable and other liabiliti 36,417 50,61
TRG's accumulated deficiency in ass (229,18() (205,56¢)
Unconsolidated Joint Venture Partners' accumuldédidiency in assets (199,807 (171,579
$ 735,94. $ 766,28:
TRG's accumulated deficiency in assets (ab $ (229,180 $ (205,56()
TRG basis adjustments, including elimination oeebmpany profi 69,117 70,37
TCO's additional basis 63,23¢ 64,69
Net Investment in Unconsolidated Joint Ventt $ (96,839 $ (70,509
Distributions in excess of investments in and nebime of Unconsolidated Joint Ventures 172,95! 160,30!
Investment in Unconsolidated Joint Ventures $ 76,11¢  $ 89,80«
Three Months Ended September Nine Months Ended September
2010 2009 2010 2009
Revenues $ 65,77 $ 67,28t $ 192,837 $ 197,03(
Maintenance, taxes, utilities, and other operagixgense: $ 22557 % 22,92¢ % 66,23: $ 69,297
Interest expens 16,14: 16,21¢ 47,87¢ 48,287
Depreciation and amortization 9,611 9,212 27,78¢ 28,17
Total operating costs $ 48,30¢ % 48,36( $ 141,89 $ 145,75¢
Nonoperating income 2 31 3 88
Net income $ 17,46¢ $ 18,957 $ 50,95( $ 51,36:
Net income attributable to TR $ 10,06¢ $ 10,43  $ 29,307 $ 28,70(
Realized intercompany profit, net of depreciationT&RC's basis adjustmen 391 50€ 1,36€ 1,74C
Depreciation of TCO's additional basis (487) (487) (1,460) (1,460)
Equity in income of Unconsolidated Joint Ventures $ 9,97  $ 10,45«  $ 29,21  $ 28,98(
Beneficial interest in Unconsolidated Joint Veng' operations
Revenues less maintenance, taxes, utilities, vt operating expens $ 24,06  $ 24,417 $ 70,558 % 70,891
Interest expens (8,360 (8,41¢€) (24,81() (25,069
Depreciation and amortization (5,73]) (5,54%) (16,53:) (16,84¢)
Equity in income of Unconsolidated Joint Ventures $ 9,97  $ 10,45«  $ 29,21  $ 28,98(

The estimated fair value of the Unconsolidated t’dentures’ notes payable was $1.2 billion and $illlion at September 30, 2010 and December 319 2@&pectively.
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Note 5 — Beneficial Interest in Debt and Interest Epense

The Operating Partnership's beneficial interegshendebt, capitalized interest, and interest expeaists consolidated subsidiaries and its Uncadatéd Joint Ventures is summarized in the follay
table. The Operating Partnership's beneficial @gem the consolidated subsidiaries excludes de8tinterest related to the noncontrolling inteyéstCherry Creek Shopping Center (50%), Intermai
Plaza (49.9%), The Pier Shops (22.5%), The MalVallington Green (10%), and MacArthur Center (Mattwir) (5%).

At 100% At Beneficial Interes
Consolidated Unconsolidated Consolidated Unconsolidated
Subsidiaries Joint Venture: Subsidiaries Joint Venture:
Debt as of
September 30, 201 $ 2,657,81! $ 1,12850 $ 2,298,71! $ 576,82¢
December 31, 200 2,691,01! 1,092,801 2,332,03! 559,81°
Capitalized interes
Nine months ended September 30, 2 $ 17€ $ 17€
Nine months ended September 30, 2 91t % 23 90t $ 11
Interest expenst
Nine months ended September 30, 2 $ 114,24¢  $ 47,87 % 98377 % 24,81(
Nine months ended September 30, 2 109,11: 48,287 94,31¢ 25,06¢

Debt Covenants and Guarantees

Certain loan agreements contain various restrictox@nants, including a minimum net worth requiratna maximum payout ratio on distributions, a minim debt yield ratio, a maximum leverage ri
minimum interest coverage ratios and a minimumdigkarges coverage ratio, the latter being the messtictive. Other than The Pier Shofmsn, which is in default, the Company is in coraptie with a
of its covenants and loan obligations as of Seperib, 2010 (see Note 3 for information on the RegeSquare loan). The default on this loan didtrigger any cross defaults on the Compangthe
indebtedness. The maximum payout ratio on distidbst covenant limits the payment of distributiorenegrally to 95% of funds from operations, as defimethe loan agreements, except as requir
maintain the Company's tax status, pay preferrstibluitions, and for distributions related to tlaéesof certain assets.

Payments of principal and interest on the loarthénfollowing table are guaranteed by the Operafiagnership as of September 30, 2010.

TRG's Beneficial Amount of Loan
Interest in Loan Balance Guarante¢
Loan Balance Balance by TRG % of Loan Balance % of Interest
Center as of 9/30/1( as of 9/30/1( as of 9/30/1( Guaranteeby TRG Guaranteeby TRG
(in millions)

Dolphin Mall $ 100 $ 100 $ 10.C 10C% 10C%
Fairlane Town Cente 80.C 80.C 80.C 10C 10C
Twelve Oaks Mal - - - 10C 10C

The Company is required to escrow cash balancespiegific uses stipulated by certain of its lendAs of September 30, 2010 and December 31, 206@3Cbmpanys cash balances restricted for tt
uses were $10.7 million and $3.5 million, respeadfivSuch amounts are included within Deferred @aarand Other Assets in the Company’s Consolidaédahce Sheet.
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2010 Financings

In September 2010, the Company completed a 10-$&8d, million nonrecourse refinancing on MacArthur, a 95% owned obdated joint venture, which bears interest at oroth LIBOR plus 2.35'
and is swapped at an all-in-rate of 5.12% (see Mdtr more information on this swap). The paymaarss interestnly for the first two years, and then paymentskased on amortizing principal ove
years. The existing $127.1 million 6.96% fixed riten was paid off and the Compi's share of excess proceeds was used to pay deweviblving line of credit.

In July 2010, a 10-year, $175 million non-recoussfinancing was completed on Arizona Mills, a 50%ned unconsolidated joint venture, which bearsrégeat an all-irate of 5.84%. The payments
based on amortizing principal over 30 years. Thistieg $131 million 7.90% fixed rate loan was paftland the Company’s share of excess proceedsisebto pay down its revolving line of credit.

In June 2010, the Company completed a 10-year5%8@llion non-recourse financing on The Mall at tAdge Creek that bears interest at an alfdate of 6.25%. The loan payments are bas
amortizing principal over 30 years. The existin@$7million floating rate loan was paid off and #vecess proceeds were used to pay down the Congpawglving line of credit.

The Pier Shops Loan Default

The $135 million loan encumbering The Pier Shopsiisently in default (see Notes 3 and 9 regardidditional information on the center and the defanlthis loan).
Note 6 — Noncontrolling Interests

As of September 30, 2010 and December 31, 200%;ambrolling interests in the Company are comprisethe ownership interests of (1) noncontrollingeiests in the Operating Partnership and (2
noncontrolling interests in joint ventures contedllby the Company through ownership or contracameingements. These noncontrolling interests regart equity are not subject to any mande
redemption requirements or other redemption featorgside of the Company's control that would reisupresentation outside of permanent equity pamstio general accounting standards regardin

classification and measurement of redeemable emstyuments.

The net equity balance of the noncontrolling inséseas of September 30, 2010 and December 31,i@0@es the following:

2010 2009
Noncontrolling interests
Noncontrolling interests in consolidated joint venets $ (101,20) $ (100,019
Noncontrolling interests in partnership equity ®G (97,129 (75,399
Preferred equity of TRG 29,21 29,21°

$_ (169,11) $ (146,190

Net income (loss) attributable to the noncontrgllinterests for the three months ended Septemh&03® and September 30, 2009 includes the follgwin

2010 2009
Net income (loss) attributable to noncontrollingeirests
Noncontrolling share of income (loss) of consol@thjoint venture $ 192( $ (3,45¢6)
TRG Series F preferred distributio 61F 61E
Noncontrolling share of income (loss) of TRG 1,172 (45,894)
$ 3,701 $ (48,739
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Net income (loss) attributable to the noncontrgllinterests for the nine months ended Septembe2®®@ and September 30, 2009 includes the following

2010 2009
Net income (loss) attributable to noncontrollingeirests
Noncontrolling share of income of consolidated jaiantures $ 5901 $ 27C
TRG Series F preferred distributio 1,84¢ 1,84t
Noncontrolling share of income (loss) of TRG 9,482 (34,01¢)

$ 17,22¢ $___ (31,909

Equity Transactions

The following schedule presents the effects of geanin Taubman Centers, Inc.’s ownership intenestansolidated subsidiaries on Taubman Centers’slegjuity for the nine months ent
September 30, 2010 and September 30, 2009:

2010 2009
Net income (loss) attributable to Taubman Centers,common shareowne $ 14,45¢ $ (73,66¢€)
Transfers (to) from the noncontrolling inter—

Decrease in Taubman Centers, Inc.’s gaidapital for the acquisition of additional und6TRG unde

the Continuing Offer (611) (7)

Net transfers (to) from noncontrolling interests (611) (7)
Change from net income (loss) attributable to Taabi@enters, Inc. and transfers (to) from noncoliig!

interests $ 13,847 $ (73,679

Finite Life Entities

ASC Topic 480, “Distinguishing Liabilities from Egy” establishes standards for classifying and measwnbabilities certain financial instruments tlahbody obligations of the issuer and t
characteristics of both liabilities and equity. ®¢ptember 30, 2010, the Company held controllingrésts in consolidated entities with specifiednieation dates in 2081 and 2083. The noncontrc
owners'’interests in these entities are to be settled w@onination by distribution or transfer of eithexrst or specific assets of the underlying entitye €htimated fair value of these noncontrolling resé
was approximately $107 million at September 30,2@bmpared to a book value of $(99.7) million tisatlassified in Noncontrolling Interests in ther@pany’s Consolidated Balance Sheet.
Note 7 — Derivative and Hedging Activities

Risk Management Objective and Strategies for UBiagvatives

The Company uses derivative instruments, suchtasest rate swaps and interest rate caps, primarityanage exposure to interest rate risks inhénerdriable rate debt and refinancings. The Com
may also enter into forward starting swaps or wieatck agreements to set the effective interat on a planned fixed-rate financing. The Compaimterest rate swaps involve the receipt of véeiaate
amounts from a counterparty in exchange for the @ making fixedate payments over the life of the agreements witlexchange of the underlying notional amount. regerate caps involve t
receipt of variable-rate amounts from a counteypéiinterest rates rise above the strike ratef@ndontract in exchange for an fipat premium. In a forward starting swap or tregsdock agreement th
the Company cash settles in anticipation of a fisaé financing or refinancing, the Company wiltee/e or pay an amount equal to the present vdidietare cash flow payments based on the differ
between the contract rate and market rate on ttlersent date.

The Company does not use derivatives for tradingpeculative purposes and currently does not hayalerivatives that are not designated as hedgisiguments under the accounting requiremen
derivatives and hedging.
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As of September 30, 2010, the Company had theviollg outstanding interest rate derivatives thatengesignated and are expected to be effectivesisftw hedges of the interest payments ot
associated debt.

Credit Sprea®n Total Swapped

Instrument Type Ownershig Notional Amount SwapRate Loan Rate orLoan Maturity Date
Consolidated Subsidiarie

Receive variable (LIBOR) /p-fixed swap 50.1% $ 325,00( 3.8% 1.15% 5.01%  January 201.

Receive variable (LIBOR) /p-fixed swap®) 95.C 131,00( 2.64 2.3t 4.9¢ September 202
Unconsolidated Joint Venture

Receive variable (LIBOR) /pi-fixed swap 50.C 250,00( 2.82 1.4C 4.2z April 2011

Receive variable (LIBOR) /pi-fixed swap 50.C 30,00( 5.0E 0.9C 5.95 November 201:

(1) The notional amount of the swap is equal to thetantding principal balance on the loan, which begimortizing after the first two yea

Cash Flow Hedges of Interest Rate Risk

For derivative instruments that are designated qraify as a cash flow hedge, the effective portérihe unrealized gain or loss on the derivatveeported as a component of Other Comprehe
Income (OCI). The ineffective portion of the charigdair value is recognized directly in earnindt realized gains or losses resulting from derrestthat were settled in conjunction with planfieed-
rate financings or refinancings continue to beudeld in Accumulated Other Comprehensive Incomeg)-g80CI) during the term of the hedged debt tratiea.

Amounts reported in AOCI related to currently oatsting derivatives are recognized as an adjusttoeinicome as interest payments are made on the @uytypvariablerate debt. Realized gains
losses on settled derivative instruments includefi®CI are recognized as an adjustment to inconee the term of the hedged debt transaction.

The Company expects that approximately $9.8 milbbthe AOCI of Taubman Centers, Inc. and the natrodling interests will be reclassified from AO@hd recognized as a reduction of income it
following 12 months.

As of September 30, 2010, the Company had $2.9omithf net realized losses included in AOCI resgtfrom settled derivative instruments, which weesignated as cash flow hedges that are
recognized as a reduction of income over the tdrtheohedged debt.

The following tables present the effect of derivatinstruments on the CompasyConsolidated Statement of Operations and Compséfee Income for the three and nine months end@deSter 3(

2010 and September 30, 2009. The tables includtation and amount of unrealized gains and lossesutstanding derivative instruments in cash fledging relationships and the location and ar
of realized losses reclassified from AOCI into immresulting from settled derivative instrumentsoagated with hedged debt.
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During the three months ended September 30, 20d Gaptember 30, 2009, the Company did not havéhadge ineffectiveness or amounts that were exclérded the assessment of hedge effective
recorded in earnings.

Location of Gain or (Loss)

Amount of Gain or (Loss) Recognized in Reclassified from AOClinto ~ Amount of Gain or (Loss) Reclassified from
OCI on Derivative(Effective Portion Income(Effective Portion’ AOCI into Income(Effective Portion
Three months ended Three months ended
September 3 September 3
2010 2009 2010 2009
Derivatives in cash flow hedging relationshi
Interest rate contrac- consolidated subsidiari¢ $ (30¢) $ 82( Interest Expens $ (3,209 $ (2,970
Interest rate contracts — UJVs 574 (180) Equity in Income of UJVs (97€) (981)
Total derivatives in cash flow hedging relationship $ 266 $ 64C $ (418) $ (3,95)
Realized losses on settled cash flow hed
Interest rate contrac— consolidated subsidiarit Interest Expens $ (221) $ (221)
Interest rate contract — UJVs Equity in Income of UJVs (94) (94)
Total realized losses on settled cash flow hedges $ (315 $ (315)

During the nine months ended September 30, 201Baptember 30, 2009, the Company did not have aedgénineffectiveness or amounts that were excléred the assessment of hedge effective
recorded in earnings.

Location of Gain or (Loss)

Amount of Gain or (Loss) Recognized in Reclassified from AOClinto  Amount of Gain or (Loss) Reclassified from
OCI on Derivative(Effective Portion) Income(Effective Portion’ AOCI into Income(Effective Portion)
Nine months ended Nine months ended
September 3 September 3
2010 2009 2010 2009
Derivatives in cash flow hedging relationshi
Interest rate contrac- consolidated subsidiari¢ $ 459: % 4,15¢ Interest Expens $ (9,089 $ (8,47))
Interest rate contracts — UJVs 1,50¢ 95( Equity in Income of UJVs (2,944) (2,75¢)
Total derivatives in cash flow hedging relationship $ 6,10C $ 5,10¢ $ (12,03) $ (11,22¢)
Realized losses on settled cash flow hed
Interest rate contrac— consolidated subsidiari¢ Interest Expens $ (664 $ (664)
Interest rate contract — UJVs Equity in Income of UJVs (282) (282)
Total realized losses on settled cash flow hedges $ (946) $ (94€)
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The Company records all derivative instrumentaatvalue in the Consolidated Balance Sheet. THeviing table presents the location and fair vadfithe Companys derivative financial instruments
reported in the Consolidated Balance Sheet as ptieSter 30, 2010 and December 31, 2009. As of 8egae 30, 2010 and December 31, 2009, the Compaey dot have any derivatives in an a
position.

Liability Derivatives

September 30 December 31
Consolidated Balance Sheet Locat 2010 2009
Derivatives designated as hedging instrume
Interest rate contrac— consolidated subsidiari¢ Accounts Payable and Accrued Liabiliti $ 6,19¢ $ 10,78¢
Interest rate contracts — UJVs Investment in UJVs 2,95( 4,45¢
Total derivatives designated as hedging instruments $ 9,144  $ 15,24+
Total derivatives $ 9,14/ % 15,24+

Contingent Features

As of September 30, 2010 and December 31, 20090l of the Company's outstanding derivatives amnprovisions that state if the hedged entity di$aon any of its indebtedness in exces
$1 million, then the derivative obligation couldsalbe declared in default. In addition, one offthe outstanding derivatives contains a provisioat if the Company defaults on an obligation inessco
$1 million on its $40 million line of credit, thehe derivative obligation could also be declaredéfault. Although the Company is currently in défan the debt relating to The Pier Shops, the gamy i
not in default on any debt obligations that wouldder a credit risk related default on its curreatstanding derivatives.

As of September 30, 2010 and December 31, 2009%athealue of derivative instruments with credik-related contingent features that are in a liabjtigsition was $9.1 million and $15.2 millic
respectively. As of September 30, 2010 and Dece®be2009, the Company was not required to postatigteral related to these agreements. If the ot breached any of these provisions it woul
required to settle its obligations under the agem®mat their fair value. See Note 11 for fair ealoformation on derivatives.

Note 8 — Share-Based Compensation

In May 2008, the Company’s shareowners approvedTEubman Company 2008 Omnibus Lohegrm Incentive Plan (2008 Omnibus Plan). The 20@&dus Plan provides for the award to direc
officers, employees, and other service providerthefCompany of restricted shares, restricted wfitémited partnership in the Operating Partnepsloiptions to purchase shares or Operating Paftip
units, unrestricted shares or Operating Partnemshifs, and other awards to acquire up to an aggeegf 6.1 million Company common shares or OpegaBartnership units. In addition, nemploye:
directors have the option to defer their compensatther than their meeting fees, under a deferoatpensation plan.

In May 2010, the Company'shareowners approved an amendment to the 200&QsrPlan to increase the Company common shar@perating Partnership units available for award dymilliol
from an aggregate of 6.1 million to 8.5 million.i$famendment also revised the methodology useétermine the amount of Company common shares orafpg Partnership units available for fu
grants. Under the 2008 Omnibus Plan (as amendedppiion awards granted after the May 2010 amendmenteducted at a ratio of 1.85 Company commoreshar Operating Partnership units v
non-option awards granted prior to the amendmentirmoe to be deducted at a ratio of 2.85. Optiaesdeducted on a one-fone basis. The amount available for future gramedjusted when the numr
of contingently issuable shares or units are sktft® grants that are forfeited, and for optidmattexpire without being exercised.

Prior to the adoption of the 2008 Omnibus Plan,Gleenpany provided share-based compensation thranghcentive option plan, a long-term incentivenpland nonremployee directors' stock gr.
and deferred compensation plans.

17




Table of Content
TAUBMAN CENTERS, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

The compensation cost charged to income for the gaois shardsased compensation plans was $1.9 million and $I®n for the three and nine months ended Sep&n30, 2010, respective
The compensation cost charged to income for the g@mryis sharédsased compensation plans was $3.4 million and §illon for the three and nine months ended Septm3®, 2009, respective
Compensation cost capitalized as part of propeatiesdeferred leasing costs was approximately $@llibn and $0.2 million for the three and nine niosiended September 30, 2010, respectively, ark
million and $0.3 million for the three and nine mtemended September 30, 2009, respectively.

Options

A summary of option activity for the nine monthsgled September 30, 2010 is presented below:

Weighted
Average
Weighted Remaining
Number of AverageExercise ~ Contractual Tern  Range ofExercise
Options Price (in years) Prices
Outstanding at January 1, 20 1,629,600 $ 35.2¢ 6.8 $ 13.83-$55.9(
Exercised (160,93) 19.0¢
Outstanding at September 30, 2010 1,468,670 $ 37.01 58 ¢ 13.83-$55.9(
Fully vested options at September 30, 2010 1,170,16. $ 37.32 6.C

The aggregate intrinsic value (the difference betwthe period end stock price and the option egengiice) of in-the-money options outstanding anthemoney fully vested options as of Septembe
2010 was $15.1 million and $12.4 million, respeeiyv

The total intrinsic value of options exercised dgrthe nine months ended September 30, 2010 was1$Bion. Cash received from option exercisestfte nine months ended September 30, 201(
$3.1 million. No options were exercised during tiree months ended September 30, 2009.

As of September 30, 2010 there were 0.3 millionvesited options outstanding, and $0.3 million ofltainrecognized compensation cost related to noesesptions. That cost is expected tc
recognized over a weighted average period of latsye

Under both the prior option plan and the 2008 OmsiBlan, vested unit options can be exercisedfieténg mature units with a market value equahtoexercise price of the unit options. In 2(
Robert S. Taubman, the Compasighief executive officer, exercised options fd Billion units by tendering 2.1 million mature tsxand deferring receipt of 0.9 million units und¢tee unit option deferr
election. As the Operating Partnership pays distidins, the deferred option units receive theipprtionate share of the distributions in the forhtash payments. Beginning with the ten year ansarg o
the date of exercise (unless Mr. Taubman retirdge€a the deferred partnership units will be igdun ten annual installments. The deferred umgsagacounted for as participating securities of@peratin
Partnership.

Performance Share Units

In May 2010, the Company granted Performance SHaits (PSU) under the 2008 Omnibus Plan (as amgnéedth PSU represents the right to receive, ugsiing, shares of the Compasygommol
stock ranging from 0-300% of the PSU based on thm@nys market performance relative to that of a peeugrdhe vesting date is in March 2013 if continusaesvice has been provided or u
retirement or certain other events if earlier. Nad&nds accumulate during the vesting period.

The Company estimated the value of the PSU grant@®10 using a Monte Carlo simulation, considetigtorical returns of the Company and the peeugraf companies, a riskee interest rate

1.1%, and a measurement period of 2.78 years. Whed in the simulation, the value of the Comparsgbck was reduced by the discounted present wdlegpected dividends during the vesting pe
The resulting weighted average grant-date fairevabas $63.54 per PSU.
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A summary of PSU activity for the nine months en&egtember 30, 2010 is presented below:

Number of Weighted
Performance Average Grant
StockUnits Date Fair Valut
Outstanding at January 1, 20 196,94: $ 15.6(
Granted 75,411 63.5¢
Outstanding at September 30, 2010 272,35t $ 28.8¢

None of the PSU outstanding at September 30, 2@&t8 wested. As of September 30, 2010, there wa&sriflion of total unrecognized compensation cesated to nonvested PSU outstanding. This
is expected to be recognized over an average pefidd years.

Restricted Share Units

In May 2010, restricted share units (RSU) wereaslsunder the 2008 Omnibus Plan (as amended) anelseey the right to receive upon vesting one shtke Companys common stock. The vesti
date is March 2013 if continuous service has beenigied through that period, or upon retiremententain other events if earlier. No dividends aculate during the vesting period.

The Company estimated the value of the RSU grant@@10 using the Company’s common stock at thatgtate deducting the present value of expecteidetids during the vesting period using a risk-
free rate of 1.1%. The result of the Company’s atibn was a weighted average grant-date fair vefi$35.37.

A summary of Restricted Share Units (RSU) actifdtythe nine months ended September 30, 2010 septed below:

Number of Weighted
RestrictedStock Average Grant
Units Date Fair Valu
Outstanding at January 1, 20 567,11( $ 24.9:
Grantec 144,58t 35.37
Redeemel (91,757 56.4¢
Forfeited (2,059 14.71
Outstanding at September 30, 2010 617,88: $ 22.72

All of the RSU outstanding at September 30, 2016ewmnvested. As of September 30, 2010, there Wasrillion of total unrecognized compensation aesated to nonvested RSU outstanding.
cost is expected to be recognized over an averagedoof 1.9 years.

Note 9 — Commitments and Contingencies

Cash Tender

At the time of the Company's initial public offegirand acquisition of its partnership interest ia @perating Partnership in 1992, the Company editiete an agreement (the Cash Tender Agreet
with A. Alfred Taubman, who owns an interest in Bperating Partnership, whereby he has the animiat to tender to the Company partnership unit¢hm Operating Partnership (provided that
aggregate value is at least $50 million) and calve€Company to purchase the tendered interestputchase price based on a market valuation o€tdrapany on the trading date immediately precedia
date of the tender. At A. Alfred Taubman's electibis family may participate in tenders. The Compail have the option to pay for these interestanf available cash, borrowed funds, or from
proceeds of an offering of the Company's commookstGenerally, the Company expects to finance tpesehases through the sale of new shares ofoick sThe tendering partner will bear all markek
if the market price at closing is less than thechase price and will bear the costs of sale. Amc@eds of the offering in excess of the purchage prill be for the sole benefit of the Company.e
Company accounts for the Cash Tender Agreementeleetwhe Company and Mr. Taubman as a freestandiitigrwput option. As the option put price is defihby the current market price of
Company's stock at the time of tender, the faineaf the written option defined by the Cash Terlgneement is considered to be zero.
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Based on a market value at September 30, 20104€6%4er common share, the aggregate value ofestein the Operating Partnership that may be teddender the Cash Tender Agreement
approximately $1.1 billion. The purchase of thegeriests at September 30, 2010 would have resltéd Company owning an additional 30% intereshaOperating Partnership.

Continuing Offer

The Company has made a continuing, irrevocabler adf@ll present holders (other than certain exetltiolders, including A. Alfred Taubman), permit@skignees of all present holders, those f
holders of partnership interests in the Operatiagrership as the Company may, in its sole dismmetigree to include in the continuing offer, afiséing optionees under the previous option plarg all
existing and future optionees under the 2008 OnmiPlan (as amended) to exchange shares of comrook feir partnership interests in the Operating iasghip (the Continuing Offer). Under
Continuing Offer agreement, one unit of the OpefPartnership interest is exchangeable for oneesbfathe Company's common stock. Upon a tend@psrating Partnership units, the correspon
shares of Series B Preferred Stock, if any, witbenatically be converted into the Company’s comrstmtk at a rate of 14,000 shares of Series B Regf&tock for one common share.

Litigation

In September 2010, the Company settled the laviigent by a restaurant owner in September 2009 énShperior Court of the State of California for theunty of Los Angeles (Case No. BC 421:
against Taubman Centers, Inc., the Operating Rattige and the Manager. The plaintiff had soughnaages exceeding $10 million, lost profits, residtuton its current lease, exemplary or pun
damages, and specific performance. As part of ¢kteement, the lawsuit was dismissed with prejudind the plaintiff agreed to a full and generatask for the benefit of the Company and relatesope
of all claims relating to the dispute. There wasadmission of liability or fault by any partiesttee lawsuit or related persons. The lawsuit watlesktvithout payment by any party.

In April 2009, two restaurant owners, their twoteesants, and their principal filed a lawsuit initéd States District Court for the Eastern DistoétPennsylvania (Case No. CV01619) against Att
Pier Associates LLC ("APA", the owner of the leaglehinterest in The Pier Shops), the Operatingrfeaship, Taubman Centers, Inc., the Manager, theeoswof APA and certain affiliates of such own
and a former employee of one of such affiliatese Phaintiffs are alleging the defendants misrepreetand concealed the status of certain tenasedeat The Pier Shops and that such status wed tgibi
by the plaintiffs in making decisions about theirleases. The plaintiffs are seeking damages eig&20 million, rescission of their leases, extmpor punitive damages, costs and expensesnaitisr
fees, return of certain rent, and other reliefresdourt may determine. The lawsuit is in its edebal stages and the defendants are vigorousndefg it. The outcome of this lawsuit cannot bedpetec
with any certainty and management is currently leé&bestimate an amount or range of potential fbascould result if an unfavorable outcome occWhile management does not believe that an ad
outcome in this lawsuit would have a material adeegffect on the Company's financial conditionyehean be no assurance that an adverse outcomel wotuhave a material effect on the Compe
results of operations for any particular period.

In April 2010, the holder of the loan on The Pid§8s filed a mortgage foreclosure complaint in theted States District Court for the District of Melersey (Case No. CV01755) against APA.
plaintiff seeks to establish the amounts due ufidher Pier Shops’ mortgage loan agreement, foredtisgght, title, and lien which APA has in The Pighops’leasehold interest, obtain possession o
property, and order a foreclosure sale of the ptgre satisfy the amounts due under the loan. fbheclosure process is not in the Compangontrol and the timing of transfer of title iscentain. Upo
completion of the foreclosure sale, the ownersliptee Pier Shops will be transferred in satisfattd the obligations under the debt.

Other

See Note 5 for the Operating Partnership's guaganté certain notes payable, Note 7 for contindeatures relating to derivative instruments, andeNbfor obligations under existing shdrase!
compensation plans.
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Note 10— Earnings (Loss) Per Share

Basic earnings per share amounts are based onelighted average of common shares outstanding érebpective periods. Diluted earnings per shareuats are based on the weighted avera
common shares outstanding plus the dilutive eféégiotential common stock. Potential common stoekudes outstanding partnership units exchangeableommon shares under the Continuing C
(Note 9), outstanding options for partnership yritSU, RSU, deferred shares under the Non-EmplByeetors’ Deferred Compensation Plan, and unissued partipeustiis under a unit option defer
election. In computing the potentially dilutive eft of potential common stock, partnership uniesassumed to be exchanged for common shares tred€ontinuing Offer, increasing the weighted ave
number of shares outstanding. The potentially idueffects of partnership units outstanding anigeuable under the unit option deferral electiares calculated using the ébnverted method, while t
effects of other potential common stock are catedlaising the treasury method. Contingently issuahhres are included in diluted EPS based onutmber of shares, if any, that would be issuabthe
end of the reporting period were the end of theingency period.

As of September 30, 2010, there were 8.5 milliortraship units outstanding and 0.9 million unigspartnership units under unit option deferral &ters that may be exchanged for common shar
the Company under the Continuing Offer. These antlihg partnership units and unissued units wectudgd from the computation of diluted earnings glegire as they were auwdiiiutive in all period
presented. Also, there were out-of-tmeney options for 0.5 million shares for the thagel nine months ended September 30, 2010, resplycthat were excluded from the computation of @¢LEP!
because they were anti-dilutive in these periodseitially dilutive securities under shasased compensation plans (Note 8) were excluded fhe computation of EPS for the three and ninethmande
September 30, 2009 because they were anti-dildtieeto net losses in these periods.

Three Months Ende Nine Months Ende
September 3 September 3
2010 2009 2010 2009

Net income (loss) attributable to Taubman Centers,common shareowners (Numerat

Basic $ 722 % (94,079 $ 14,45¢  $ (73,666

Impact of additional ownership of TRG 15 12C

Diluted $ 737 $ (94,079 $ 1457¢  $ (73,666
Shares (Denominato- basic 54,679,87 53,147,86 54,530,50 53,112,14
Effect of dilutive securities 1,084,65 1,070,121
Shares (Denominator) — diluted 55,764,52 53,147,86 55,600,62 53,112,14
Earnings (loss) per common share — basic i 0.01 ¢ .77 9 0.27 § (1.39)
Earnings (loss) per common share — diluted g 0.01 § 1.77) 9§ 0.2€ (1.39)

Note 11 — Fair Value Disclosures

This note contains required fair value disclosuimesassets and liabilities remeasured at fair valoea recurring basis and financial instrumentsiedrat other than fair value, as well as assumg
employed in deriving these fair values.
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Recurring Valuations

Derivative Instruments

The fair value of interest rate hedging instrumestthe amount that the Company would receive tbhaseasset or pay to transfer a liability in amleny transaction between market participants €
reporting date. The Comparsyvaluations of its derivative instruments are deieed using widely accepted valuation techniqueduding discounted cash flow analysis on the etgxt cash flows of ea
derivative, and therefore fall into Level 2 of tfaér value hierarchy. The valuations reflect thatcactual terms of the derivatives, including thegipd to maturity, and use observable mati@ged input
including forward curves. The fair values of intreate hedging instruments also incorporate cneglitation adjustments to appropriately reflecthbtite Company own nonperformance risk and
respective counterparty's nonperformance risk.

Marketable Securities

The Company's valuations of marketable securitidgch are considered to be available-$ale, and an insurance deposit utilize unadjustedeg prices determined by active markets for frexiéic
securities the Company has invested in, and thexéédl into Level 1 of the fair value hierarchy.

For assets and liabilities measured at fair valua eecurring basis, quantitative disclosure offétievalue for each major category of assets dtillities is presented below:

Fair Value Measurements as of Fair Value Measurements as of
September 30, 2010 Usil December 31, 2009 Usir
Quoted Prices in Quoted Prices in
Active Markets for Significant Other Active Markets for Significant Other
Identical Assets Observable Inputs Identical Assets Observable Inputs
Description (Level 1) (Level 2) (Level 1) (Level 2)
Available-for-sale securitie $ 2,03: $ 1,665
Insurance deposit 10,30¢ 9,68¢
Total assets $ 12,34. $ 11,354
Derivative interest rate contracts (Note 7) $ (6,199 $ (10,786
Total liabilities $ (6,199 $ (10,786

The insurance deposit shown above represents ameaccount maintained in connection with a propartd casualty insurance arrangement for the Coyipatopping centers, and is classified wi
Deferred Charges and Other Assets. Correspondiiegrdd revenue relating to amounts billed to temdmtt this arrangement has been classified withinoints Payable and Other Liabilities.

The available-foisale securities shown above consist of marketaaergies that represent shares in a Vanguard REIT that were purchased to facilitate a tax effitistructure for the 2005 disposit

of Woodland mall and is classified within Deferr€tharges and Other Assets. In the second quart2b@®, the Company concluded that a decrease irevwals other than temporary, and there
recognized a $1.7 million impairment loss.

Nonrecurring Valuations
The Pier Shops and Regency Square investmentssegprihe remaining book value after recognizing-cash impairment charges to wrilewn the investments to their fair values in thiedtiguarter o

2009. The fair values of the investments were detexd based on discounted future cash flows, usiagagement's estimates of cash flows from opemtioecessary capital expenditures, the eve
disposition of the investments, and appropriatealist and capitalization rates. See Note 3 for ndetails on these impairment charges.
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For assets measured at fair value on a nonrecurdaiy, quantitative disclosure of the fair valoedach major category of assets is presented Helothie nine months ended September 30, 2009:

Fair Value
Measuremen
Using
Significant
Unobservabl Total
Inputs Impairment
Description (Level 3) Losses
The Pier Shops investme $ 52,30 $ (107,657)
Regency Square investment 28,80( (59,02¢)
Total assets $ 81,10 $ (166,68()

Financial Instruments Carried at Other Than Faiuga
Community Development District Obligation

The owner of one shopping center pays annual dpessassment levies of a Community DevelopmentibigiCDD), which provided certain infrastructurssets and improvements. As the amoun
period of the special assessments were determindd@eCompany capitalized the infrastructure asaetsimprovements and recognized an obligatiortHerfuture special assessments to be levie
September 30, 2010 and December 31, 2009, the ok of the infrastructure assets and improvemewsof depreciation, was $44.3 million and $4%i8ion, respectively. The related obligatior
classified within Accounts Payable and Accrued Liies and had a balance of $63.3 million at Semter 30, 2010 and December 31, 2009. The fair vafubis obligation, derived from quoted mat
prices, was $60.8 million at September 30, 2010%6818 million at December 31, 2009.

Notes Payable

The fair value of notes payable is estimated basequoted market prices, if available. If no quoteakket prices are available, the fair value ofesqtayable are estimated using cash flows discdur
current market rates. When selecting discount ritepurposes of estimating the fair value of ngtegable at September 30, 2010 and December 39, #0® Company employed the credit sprea
which the debt was originally issued. Excluding @@&financings, an additional 1.5% credit spread added to the discount rate at September 30, 20d®.0% credit spread at December 31, 20(
account for current market conditions. This addiibspread is an estimate and is not necessadlgdtive of what the Company could obtain in therkeaat the reporting date. The Company doe:
believe that the use of different interest rataiagstions would have resulted in a materially diéferfair value of notes payable as of Septembe2B800 or December 31, 2009. To further assist fired
statement users, the Company has included wifaiitsalue disclosures an analysis of interest satesitivity. The fair values of the loans on Thier Shops and Regency Square, at September 30,2210
December 31, 2009, have been estimated at thedfaie of the centers, which are collateral forltens.

The estimated fair values of notes payable at &@pte 30, 2010 and December 31, 2009 are as follows:

2010 2009
Carrying Carrying
Value Fair Value Value Fair Value
Notes payabl $ 265781 $ 266766 $ 2,691,011 $ 2,523,75

The fair values of the notes payable are depenalerthe interest rates used in estimating the valesoverall 1% increase in rates employed in mgkimese estimates would have decreased tr
values of the debt shown above at September 3@, 29 $83.3 million or 3.1%.

See Note 4 regarding the fair value of the Uncadatgd Joint Ventures’ notes payable, and Noteg@nding additional information on derivatives.
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Note 12 — New Accounting Pronouncement

In September 2009, the FASB ratified the EITF'ssmmsus on “Multiple-Deliverable Revenue Arrangersiertontained in Accounting Standards Update N@9203. This consensus amends prev
accounting guidance on separating consideratiomuitiple-deliverable arrangements. This consensus eliminhtegesidual method of allocation in previous gmice and requires that arranger
consideration be allocated at the inception ofdh@angement to all deliverables using the relaseling price. This consensus also establishedliags@rice hierarchy based on available evidenm
determining the selling price of a deliverable fifi§t on vendorspecific objective evidence, (ii) then third paeyidence, and (iii) then the estimated selling arithis consensus also requires that a ve
determine its best estimate of selling price inanner that is consistent with that used to detegrthie price to sell the deliverable on a standalmsis. This consensus is effective prospectivalydvenu
arrangements entered into or materially modifie€fisoal years beginning on or after June 15, 2@k3ly adoption is permitted. The Company is culyeavaluating the application of the EIT&tonsenst
on its results of operations and financial position
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Item 2 . Management's Discussion and Analysis of francial Condition and Results of Operations

The following Management'’s Discussion and Analyfiginancial Condition and Results of Operationstams various “forward-looking statementsithin the meaning of Section 27A of the Secur
Act of 1933, as amended, and Section 21E of ther8ies Exchange Act of 1934, as amended. TheseafaiHooking statements represent our expectations l@fbeoncerning future events, including
following: statements regarding future developmemtd joint ventures, rents, returns, and earnisggements regarding the continuation of trendd;ay statements regarding the sufficiency of ast
balances and cash generated from operating, ingestnd financing activities for our future liquigdiand capital resource needs. We caution thabadth forwardlooking statements reflect our good fi
beliefs and reasonable judgment based upon cumfarmation, these statements are qualified by irtgia factors that could cause actual results tierdimaterially from those in the forwatdeking
statements, because of risks, uncertainties, astdrfaincluding, but not limited to, the continuiigpacts of the U.S. recession and global creditrenment, other changes in general economic aal
estate conditions, changes in the interest rate@mment and the availability of financing, and atse changes in the retail industry. Other risk$ @mcertainties are detailed from time to timeepart:
filed with the SEC, and in particular those setHfannder “Risk Factors” in our most recent AnnuajpRrt on Form 10-K. The forwaldeking statements included in this report are masl®f the da:
hereof. Except as required by law, we assume nigattdn to update these forwalmbking statements, even if new information becowreslable in the future. The following discussitmould be read
conjunction with the accompanying consolidatedririal statements of Taubman Centers, Inc. anddtesrthereto.

General Background and Performance Measurement

Taubman Centers, Inc. (TCO) is a Michigan corporathat operates as a self-administered andnsaifaged real estate investment trust (REIT). Theébifean Realty Group Limited Partnership
Operating Partnership or TRG) is a majorityned partnership subsidiary of TCO, which ownedior indirect interests in all of our real estateperties. In this report, the terms "we", "usid "our" refe
to TCO, the Operating Partnership, and/or the Qjperdartnership's subsidiaries as the context regyire. We own, manage, lease, acquire, dispgsgeotlop, and expand regional and suggiena
shopping centers. The Consolidated Businessesstafsshopping centers and entities that are ctiettdy ownership or contractual agreements, Thebfrean Company LLC (Manager), and Taub
Properties Asia LLC and its subsidiaries (Taubmamp Shopping centers owned through joint venttines are not controlled by us but over which weehaignificant influence (Unconsolidated Ji
Ventures) are accounted for under the equity method

References in this discussion to “beneficial ins€reefer to our ownership or pmata share of the item being discussed. Also, ffezations of the shopping centers are often bedgnstood by measuri
their performance as a whole, without regard toawmership interest. Consequently, in additionh® discussion of the operations of the ConsolidBiesinesses, the operations of the Unconsolidatied
Ventures are presented and discussed as a wholepexhting statistics provided exclude The Pievf8at Caesars (The Pier Shops). See “Results ab@mes — The Pier Shops at Caesars.”

Use of Non-GAAP Measures

We use Net Operating Income (NOI) as an alternatieasure to evaluate the operating performancerggcs, both on individual and stabilized portfdi@ses. We define NOI as propelgyel operatin
revenues (includes rental income excluding stréightadjustments of minimum rent) less maintenataegs, utilities, ground rent, and other propengrating expenses. Since NOI excludes gener:
administrative expenses, pdevelopment charges, interest income and expeegeedation and amortization, impairment chargestructuring charges, and gains from land and prppispositions,
provides a performance measure that, when compenéad over period, reflects the revenues and esgeemost directly associated with owning and opegaental properties, as well as the impact oir
operations from trends in tenant sales, occupamdyrantal rates, and operating costs. We also Bk édxcluding lease cancellation income as an atére measure because this income may
significantly from period to period, which can affeomparability and trend analysis. We generaltyjale separate projections for expected NOI groavtti our lease cancellation income.

The operating results in “Results of Operatiomglude the supplemental earnings measures of Bégedhterest in EBITDA and Funds from Operatid#$O). Beneficial Interest in EBITDA represe

our share of the earnings before interest, incaames; and depreciation and amortization of our alasted and unconsolidated businesses. We beBeweficial Interest in EBITDA provides a use
indicator of operating performance, as it is customin the real estate and shopping center bustoesgaluate the performance of properties on &hamffected by capital structure.
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The National Association of Real Estate Investniansts (NAREIT) defines FFO as net income (loss)r(puted in accordance with Generally Accepted Antiag Principles (GAAP)), excluding gai
(or losses) from extraordinary items and salesroperties, plus real estate related depreciati@hadter adjustments for unconsolidated partnersaipgs joint ventures. We believe that FFO is a U
supplemental measure of operating performance EIT® Historical cost accounting for real estatsets implicitly assumes that the value of realtesdasets diminishes predictably over time. Sieet
estate values instead have historically risen berfawith market conditions, we and most industnyestors and analysts have considered presentatfooperating results that exclude historical
depreciation to be useful in evaluating the opeeaierformance of REITs.

We primarily use FFO in measuring performance anfbimulating corporate goals and compensation.nvélg also present adjusted versions of NOI, Berafloterest in EBITDA, and FFO when ut
by management to evaluate our operating performaEn certain significant items have impacted @sults that affect comparability with prior or fuguperiods due to the nature or amounts of 1
items. For the three and nine months ended Septe30b2009, FFO was adjusted for impairment charghke nine month period ended September 30, 20@%iga adjusted for a restructuring charge.

Our presentations of NOI, Beneficial Interest inlEBA, FFO, and adjusted versions of these measanesiot necessarily comparable to the similargdimeasures of other REITs due to the fact tht
all REITs use the same definitions. These measlresld not be considered alternatives to net incomas an indicator of our operating performancedifionally, these measures do not represent
flows from operating, investing or financing acties as defined by GAAP. Reconciliations of Netdme (Loss) Attributable to Taubman Centers, Inan@mn Shareowners to Funds from Operations
Adjusted Funds from Operations, Net Income (LossBéneficial Interest in EBITDA, and Net Income @s) to Net Operating Income (Loss) are presentiafimg the Comparison of the Nine Mon
Ended September 30, 2010 to the Nine Months EndeteSiber 30, 2009.

Current Operating Trends

We have begun to see positive signs of stabilindtiche economy and capital markets althoughtipgacts of the recent recession continue. Duringhthe months ended September 30, 2010, only
of tenants sought the protection of the bankrufaess, compared to 3.1% of tenants in the companadti®d in 2009. We believe this is indicative lo¢ improved health of retailers as well as the ¢tive
way landlords worked with retailers in trouble Igsfr so that they could stay open, effectivelypimgl them restructure outside of bankruptcy. Thaikenvironment has shown improvement and reg
are becoming more optimistic with their expansitanp and capital allocation decisions. Howeveailets are still sensitive to occupancy costs aggbtiations continue to be challenging.

Our mall tenant sales per square foot statistieg shown improvement since July 2009 and we endedHf quarter 2009 with a 3.8% increase over fogrtarter 2008. Our mall tenants reported a 1.
increase in sales per square foot in the thirdtquarf 2010 from the same period in 2009. For time month period ended September 30, 2010, satesqoare foot increased 12.1% over 2009. Fc
twelve month period ended September 30, 2010, texadint sales were $539 per square foot. With agtiourth quarter, we will be very close to our 2@ak productivity of $555 per square foot by -
end. Tenant sales and sales per square foot infiamere operating statistics used in measuringtbéductivity of the portfolio and are based onarp of sales furnished by mall tenants. Salegtarenos
important measure of a portfol®overall strength and the best predictor of tlsiteg environment ahead. Over the long term, thel lef mall tenant sales is the single most impardeterminant ¢
revenues of the shopping centers because malltepaovide approximately 90% of these revenuestmwhuse mall tenant sales determine the amoumnaf percentage rent, and recoverable exp
(together, total occupancy costs) that mall tenaatsafford to pay. However, levels of mall tensales can be considerably more volatile in thetstuor than total occupancy costs, and may be ineg
significantly, either positively or negatively, liye success or lack of success of a small numhtenahts or even a single tenant.

Sales directly impact the amount of percentagesreettain tenants and anchors pay. The effectscoéases or declines in sales on our operations)aderated by the relatively minor share of togaits
that percentage rents represent of total rents.

While sales are critical over the long term, thghhguality regional mall business has been a viedyles business model with its diversity of incomani thousands of tenants, its staggered lease it
and high proportion of fixed rent. However, a sired trend in sales does impact, either negativefyositively, our ability to lease vacancies aedatiate rents at advantageous rates.
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In the third quarter of 2010, ending occupancy 88$6% compared to 88.7% in the third quarter of20f'e continue to expect to end the year at leaest evith 2009 occupancy. Temporary tene
defined as those with lease terms less than 12hmpate not included in occupancy or leased spatistics. Temporary tenant leasing continues tstbeng and as of September 30, 2010, approxin
4.1% of mall tenant space was occupied by tempdesrgnts, compared to 3.1% in the third quarte#0®9. Temporary leasing is likely to approach 5%yégr end. This demonstrates our ability to qui
mobilize and fill spaces as they become availatifien before permanent tenants start constructiahe first and second quarter. Temporary leasingenerally done with centbased agents who h:¢
been very creative in finding local and regiondhilers with innovative uses for our space. Thisviites us with more income and greater conveniéoiceur shoppers by filling merchandise voids
addition, the most successful temporary concepéenafvolve into permanent tenants. See “Seasohfditpccupancy and leased space statistics.

Leased space was 91.7% at September 30, 201064pffbm September 30, 2009. The difference betvieased space and occupancy is that leased spdgdasspaces where leases have been ¢
but the tenants are not yet open. Neither stafisticides temporary tenants. We view occupancy @® relevant to operating results as it represthioise spaces upon which we are currently collectn
from permanent tenants. Finally, the spread betdesesed space and occupied space, at 3.1% thieguarslightly above our history of 2% to 3% fetthird quarter.

As leases have expired in the centers, we haveralgnbeen able to rent the available space, eithehe existing tenant or a new tenant, at rera#s that are higher than those of the expiresek
Generally, center revenues have increased as lelasgs rolled over or were terminated early anthoed with new leases negotiated at current reatab that were usually higher than the averagss rfat
existing leases. In periods of increasing salegsren new leases will generally tend to rise. énigrs of slower growth or declining sales, rentsnew leases will grow more slowly or will declif@ the
opposite reason, as tenants' expectations of fgnaeth become less optimistic. Rent per squareifdormation for our Consolidated Businesses anddhsolidated Joint Ventures follows:

Three Months Nine Months
Ended September ¢ Ended September ¢
2010 2009 2010 2009
Average rent per square for
Consolidated Business $ 428¢ % 42.3¢ $ 42.9: $ 43.5¢€
Unconsolidated Joint Ventur 43.6¢ 44.5¢ 43.71 44 .5¢
Combined 43.12 43.0¢ 43.17 43.8¢

Trailing 12 Months
Ended September {

2010 2009
Opening base rent per square fc
Consolidated Business $ 48.4¢  $ 44.4¢
Unconsolidated Joint Ventur 44.6¢€ 53.82
Combined 47.3¢ 46.9¢
Square feet of GLA opene
Consolidated Business 606,61: 676,13!
Unconsolidated Joint Ventur 244,89¢ 245,32:
Combined 851,51( 921,45¢
Closing base rent per square fc
Consolidated Business $ 46.8t $ 41.9¢
Unconsolidated Joint Ventur 47.7% 50.0C
Combined 47.07 43.9¢
Square feet of GLA close
Consolidated Business 719,69 807,68°
Unconsolidated Joint Ventur 238,55: 274,24¢
Combined 958,25( 1,081,93:
Releasing spread per square ft
Consolidated Business $ 16 $ 2.5C
Unconsolidated Joint Ventur (3.07) 3.82
Combined 0.31 2.9t

(1) Opening and closing statistics exclude spaces@réan or equal to 10,000 square f
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Average rent per square foot across our portfalicuding both consolidated and unconsolidated erigs, was up 0.1% for this quarter. We expeet @merage rent per square foot for the year
down about 1.5% due to the annualization of relgfrgranted in 2009. This was the result of cotexefforts to keep tenants open in a difficultiemvment. The spread between opening and closiniy
may not be indicative of future periods, as thaistic is not computed on comparable tenant spargscan vary significantly from period to peridepending on the total amount, location, and a\esiy
of tenant space opening and closing in the peigd.continue to believe that our opening rents imilprove during the remainder of 2010 and expeard the year up as much as 5% above the
amount of $46.63. While this statistic is very st to the final leasing of the year, the impant2010 reported earnings will be nominal.

Seasonality

The regional shopping center industry is seasanalature, with mall tenant sales highest in thetfoguarter due to the Christmas season, and wibel, though still significant, sales fluctuat
associated with the Easter holiday and backetwool period. While minimum rents and recoveriesgenerally not subject to seasonal factors, meases are scheduled to expire in the first quaated th:
majority of new stores open in the second halfhef year in anticipation of the Christmas sellingssm. Additionally, most percentage rents are debin the fourth quarter. Accordingly, revenued
occupancy levels are generally highest in the foguarter. Gains on sales of peripheral land aaskEleancellation income may vary significantly frquarter to quarter.

3rd 2nd 1 st 4th 3rd 2nd 1 st
Quarter Quarter Quarter Total Quarter Quarter Quarter Quarter
2010 2010 2010 2009 2009 2009 2009 2009
(in thousands, except occupancy and leased sp&y
Mall tenant sale® $ 109524 $ 1,062,26: $ 1,00518 $ 4,22793 $ 1,350,800 $ 987,00t $ 968,96: $ 921,15¢
Revenues and nonoperating incol
Consolidated Business 155,45« 155,23. 151,63¢ 666,81! 186,30¢ 163,44° 159,13" 157,92!
Unconsolidated Joint Ventur 65,777 63,71: 63,35: 272,62: 75,504 67,317 63,657 66,14«
Occupancy and leased spa
Ending occupanc 88.6% 87.% 88.2% 89.€% 89.€% 88.7% 88.£% 88.£%
Average occupanc 88.5 88.C 88.4 89.C 89.E 88.E 88.¢ 89.C
Leased spac 91.7 90.€ 91.2 91.€ 91.€ 91.1 91.2 90.7

(1) Based on reports of sales furnished by mall tenants

Because the seasonality of sales contrasts withg¢imerally fixed nature of minimum rents and rec@s mall tenant occupancy costs (the sum of miminrents, percentage rents, and exp
recoveries) as a percentage of sales are consigéigher in the first three quarters than theyiarthe fourth quarter.

3rd 1 st 4th 3rd 2 nd 1 st
Quarter Quarter Quarter Total Quarter Quarter Quarter Quarter
2010 2010 2009 2009 2009 2009 2009
Consolidated Business :
Minimum rents 9.6% 9.8% 10.€% 10.2% 8.C% 10.€% 10.£% 12.2%
Percentage ren 0.3 0.1 0.3 0.3 0.5 0.2 0.1 0.3
Expense recoveries 4.7 5.1 5.C 5.7 5.9 6.3 5.9 6.C
Mall tenant occupancy costs 14.€% 15.(% 15.% 16.2% 14.5% 16.1% 16.£% 18.5%
Unconsolidated Joint Venture
Minimum rents 9.2% 9.5% 9.7% 9.6% 7.7% 10.2% 10.6% 10.%
Percentage ren 0.3 0.1 0.3 0.3 0.5 0.3 0.C 0.3
Expense recoveries 4.6 4.5 4.5 5.C 4.8 5.C 5.1 4.9
Mall tenant occupancy costs 14.1% 14.1% 14.5% 14.% 13.(% 15.€% 15.7% 16.1%
Combined:
Minimum rents 9.4% 9.7% 10.2% 9.9% 7.8% 10.£% 10.8% 11.8%
Percentage ren 0.2 0.1 0.2 0.2 0.5 0.2 0.C 0.2
Expense recoveries 4.7 4.9 4.8 5.6 5.6 5.2 5.6 5.6
Mall tenant occupancy costs 14.4% 14.7% 15.4% 15.8% 13.6% 15.6% 16.4% 17.7%

28




Table of Content
Results of Operations

In addition to the trends in our operations disetbs the preceding sections, the following sedidiscuss certain transactions that affected adpesin the nine month periods ended Septembe2(BIX
and September 30, 2009, or are expected to impecatons in the future.

Asia

In September 2010, we entered into agreementsotade development, leasing and management serfocdaternational Financial Center (IFC) in SedBbuth Korea. Currently under construction
approximate 430,000 square foot mall is scheduwexpen in late 2011, and will feature up to 100et@nd restaurants. We are continuing to buildeam in Asia and our hiring is focused in Koreaide
to staff the IFC project.

Regency Square

In September 2009, we concluded that the book vafuke investment in Regency Square was impainebas a result, the book value of the property watien down by $59 million to a fair value
approximately $29 million as of September 30, 20D8e decision was based on estimates of future flasls for the property, which were negatively insped by necessary capital expenditure:
declining net operating income. In September 2@L0,Board of Directors made the decision to disoo financial support of Regency Square. Recemtty obtained a waiver from our bank group
allows us to take this action without triggeringefault under our lines of credit. We have begwetassions with the lender regarding the ownershthis property. We will continue to record the ogt@on
in our results, and effective late fourth quartee, expect to begin recording a 10.75% default ohtiaterest on the loan. The incremental impactiefiault interest on the loan is expected to be nahii
2010. We expect the narash impact of owning Regency Square (includingudéfinterest) to result in an earnings charge(h12 excluding depreciation and amortization, giragimately $(0.4) millic
per month. Including the impact of depreciation @mdortization, the impact on 2011 earnings is etqukto be about $(0.6) million per month. In adtfitia noneash accounting gain, representing
difference between the book value of the debtréstepayable and other obligations extinguished @ve net book value of the property and any ottemets transferred, will be recognized when tht
obligation is extinguished upon transfer of titfeRegency Square. The process is not in our coatrdithe timing of transfer of title is uncertaithe book value of the investment in Regency Sqaare
September 30, 2010 was $31 million, which incluaéditional capital spending that was anticipateddtermining the fair value.

The Pier Shops at Caesars

In September 2009, the book value of The Pier Shgsswritten down by $107.7 million (our share dfigh is $101.8 million) to a fair value of approxately $52 million. Our decision was based o
conclusion of our Board of Directors to discontirfirncial support of The Pier Shops given Idagn prospects for the property, including thathcllsws generated from the center were insufficie
cover debt service on the $135 million n@tourse loan. As a result of our discontinuingrpegt of debt service, the loan is now in defaulider the terms of the loan agreement, interesuascat tt
original stated rate of 6.01% plus a 4% defaukt.rAithough we are no longer funding any cash $altsf we continue to record the operations ofdéeter and interest on the loan in our resultd titié fo
the center has been transferred and our obligétiothe loan is extinguished. In April 2010, thelder of the loan on The Pier Shops filed a lawsuiforeclose on the loan. The foreclosure procesmt i
our control and the timing of transfer of titleuscertain. We expect the neash impact of owning The Pier Shops (includingadifinterest) to result in an earnings charge|ushiog depreciation a
amortization, of about $(12) million in 2010. Inding the impact of depreciation and amortizatitwe, impact on 2010 earnings is expected to be &{d@9) million. In addition, a nowash accounting g¢
representing the difference between the book vafube debt, interest payable and other obligatextshguished over the net book value of the prigpand any other assets transferred, will be reiza
when the loan obligation is extinguished upon tfanef title of The Pier Shops. The book valuehwf thvestment in The Pier Shops as of Septembe2®@@ was $46 million.
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Center Operations

We expect that NOI of our centers, excluding leesecellation income, could decrease by 1% in 2@b@pared to our previous expectation of down 2%is Timprovement is due to better tl
anticipated rents and better net recoveries. Wéraomto expect net recoveries for the full yeabéodown on a year-oveear basis primarily due to reduced CAM capitalnsfieg, but not down as much
we previously anticipated. If the impact of CAM @ap about 0.7% of the 1% decrease, is excludee, NOI for 2010 will be nearly even with 2009. Segeneral Background and Performa
Measurement — Use of Non-GAAP Measures” for thénitefn and discussion of NOI and see “Reconcitintdf Net Income (Loss) to NOFollowing the Comparison of the Nine Months Endegp@®mbe
30, 2010 to the Nine Months Ended September 3(.200

Debt Transactions
In September 2010, we completed a 10-year, $13liomihontecourse refinancing on MacArthur Center, a 95% exvoonsolidated joint venture. The interest ratehenloan has been swapped to
interest at an all-in rate of 5.12% for the enteam . The payments are interestly for the first two years, and then paymentstased on amortizing principal over 30 years. Tkistiag $127.1 millic

6.96% fixed rate loan was paid off and our sharexakss proceeds was used to pay down our revdivegf credit.

In July 2010, a 10-year, $175 million non-recousfinancing was completed on Arizona Mills, a 50%ned unconsolidated joint venture, which bearsrégeat an all-irrate of 5.84%. The payments
based on amortizing principal over 30 years. Thistiexg $131 million 7.90% fixed rate loan was paffland our share of excess proceeds was used/tdqeen our revolving line of credit.

In June 2010, we completed a 10-year, $82.5 miltion-recourse financing on The Mall at PartridgedBrthat bears interest at an allritte of 6.25%. The loan payments are based on &mgrprincip:
over 30 years. The existing $73.8 million floatirage loan was paid off and the excess proceedswsere to pay down our revolving line of credit.
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Comparison of the Three Months Ended September 3@010 to the Three Months Ended September 30, 2009

The following table sets forth operating results fioe three months ended September 30, 2010 antérSeer 30, 2009, showing the results of the Codatéd Businesses and Unconsolidated
Ventures:

Three Months Ended Three Months Ended
September 30, 201 September 30, 20(
UNCONSOLIDATEL UNCONSOLIDATEL
CONSOLIDATED JOINT VENTURES  CONSOLIDATED JOINT VENTURES
BUSINESSES AT 100% @) BUSINESSES AT 100% D
(in millions)
REVENUES:
Minimum rents $ 84t $ 387 % 834 $ 39.1
Percentage ren 34 14 2.€ 1.C
Expense recoverie 56.7 24.t 56.7 24.4
Management, leasing, and development sen 4.4 3.4
Other 6.2 1.2 17.C 2.8
Total revenue $ 155 % 656 $ 163z $ 67.2
EXPENSES
Maintenance, taxes, and utiliti $ 45¢ $ 176 3 46.2  $ 16.€
Other operating 18.1 4.2 16.5 5.5
Management, leasing, and development sen 2.2 2.1
General and administrati\ 7.2 7.2
Impairment charge 166.7
Interest expens 38.¢ 16.1 36.4 16.2
Depreciation and amortizatiétl 44.5 9.t 37.7 9.t
Total expense $ 156.71 $ 47¢  $ 312¢  $ 48.C
Nonoperating income 0.2 0.2
$ 13 s 176 ¢ (149.5 8 19.2
Income tax (expense) bene (0.2) 0.2
Equity in income of Unconsolidated Joint Ventu#®s 10.C 10.5
Net income (loss $ 8.t $ (138.9)
Net (income) loss attributable to noncontrollingeirests
Noncontrolling share of (income) loss of consol@thjoint venture 1.9 3.5
TRG Series F preferred distributio (0.6) (0.6)
Noncontrolling share of (income) loss of TF (1.2 45.¢
Distributions to participating securities of TF (0.4) (0.9
Preferred stock dividends (3.9 (3.7
Net income (loss) attributable to Taubman Centers,common shareowners $ 0.7 $ (94.1)
SUPPLEMENTAL INFORMATION ®):
EBITDA - 100% $ 821 $ 438 $ (75.9) $ 45.C
EBITDA - outside partners' share (9.9) (19.¢) (4.7) (20.€)
Beneficial interest in EBITD/ $ 724 $ 241 % (80.00 $ 24.4
Beneficial interest expen: (33.6) (8.4) (31.9 (8.4)
Beneficial income tax (expense) ben (0.2) 0.2
Non-real estate depreciatic 0.9 (0.9
Preferred dividends and distributions (4.3 (4.3
Funds from Operations contribution $ 33L % 157 $ (116.9) $ 16.C

(1) With the exception of the Supplemental Informatiamounts include 100% of the Unconsolidated Jogrtures. Amounts are net of intercompany transagtibhe Unconsolidated Joint Ventures
presented at 100% in order to allow for measuremetiteir performance as a whole, without regarduoownership interest. In our consolidated finahstatements, we account for investments in
the Unconsolidated Joint Ventures under the equéthod.

(2) Amortization of our additional basis in the OpemgtPartnership included in depreciation and amatitn was $1.2 million in both 2010 and 2009. Alsmortization of our additional basis included
in equity in income of Unconsolidated Joint Ventuveas $0.5 million in both 2010 and 20!

(3) See"General Background and Performance Measure— Use of No-GAAP Measure” for the definition and discussion of EBITDA and FF

(4) Amounts in this table may not add due to round
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Consolidated Businesses

Total revenues for the quarter ended SeptembeR@D) were $155.3 million, a $7.9 million or 4.8%coEase from the comparable period in 2009. Mininmemts increased by $1.1 million due
increases in rent per square foot and income femporary tenants, partially offset by a decreas&vérage occupancy. Management, leasing, and geweltt revenue increased primarily due to rev
from the IFC contracts and our Salt Lake City pcbj©ther income decreased primarily due to lowesé cancellation revenue.

Total expenses were $156.7 million, a $156.2 nmillbo 49.9% decrease from the comparable perio@@9 2lue to impairment charges of $166.7 millioriTdve Pier Shops and Regency Square recog
in the third quarter of 2009 (see “Results of Ofiers — The Pier Shops at Caesars” and “Resul@pefations — Regency SquareDther operating expense increased primarily dubegrovision for ba
debts and higher costs related to marketing, mydeftet by decreases in professional fees. Isteggpense increased primarily due to the defatdrést rate charged on The Pier Shops loan in a6d
the refinancing of Partridge Creek. Depreciatiopemse increased due to changes in depreciabledfitesant allowances in connection with early tieations.

Unconsolidated Joint Ventures

Total revenues for the three months ended Septed@h&010 were $65.8 million, down $1.5 million owkee comparable period in 2009. Other income deseré due to lower lease cancellation revenue.

Total expenses decreased by $0.1 million or 0.294547.9 million for the three months ended Septen8fe 2010. Maintenance, taxes, and utilities espeimcreased primarily due to incree
maintenance costs and electricity expense. Otheniating expense decreased primarily due to lowafepsional fees.

As a result of the foregoing, income of the Uncdidsted Joint Ventures decreased by $1.4 millior$19'.9 million for the three months ended Septen8fer2010. Our equity in income of -
Unconsolidated Joint Ventures was $10.0 milliopeb million decrease from the comparable perio2Gf9.

Net Income (Loss) and EPS

Our net income (loss) was $8.5 million for the threonths ended September 30, 2010, compared t8.@I8illion for the three months ended Septemifer2B09. After allocation of income (loss;
noncontrolling, preferred, and participating in&se the net income (loss) attributable to Taubr@amters, Inc. common shareowners for 2010 was r#i0lion compared to ($94.1) million in tl
comparable period in 2009. Net income (loss) alitedao common shareholders per diluted common sti&lPS) for the three months ended September 3@ 2@k $0.01, versus ($1.77) for the tt
months ended September 30, 2009.

FFO and FFO per Share

Our FFO was $49.2 million for the three months eh&eptember 30, 2010 compared to $(100.3) millmmtlie three months ended September 30, 2009. FF@iluted share was $0.59 in 2C
compared to ($1.26) in the comparable period in2@ur Adjusted FFO, which excludes the 2009 immpairt charges, was $49.2 million for the three memihded September 30, 2010 compared to
million for the three months ended September 3092@djusted FFO per diluted share was $0.59 ir02@ldecrease of 20.3% from $0.74 in the compardaied in 2009. SeeGeneral Background a
Performance Measurement — Use of Non-GAAP Measuesthe definition of FFO andReconciliation of Net Income (Loss) Attributable Taubman Centers, Inc. Common Shareowners to Fuoih
Operations and Adjusted Funds from Operations.”
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Comparison of the Nine Months Ended September 30020 to the Nine Months Ended September 30, 2009

The following table sets forth operating results floee nine months ended September 30, 2010 ancer@bpt 30, 2009, showing the results of the Conatdidl Businesses and Unconsolidated
Ventures:

Nine Months Ended Nine Months Ended
September 30, 201 September 30, 20C
UNCONSOLIDATEL UNCONSOLIDATEL
CONSOLIDATED JOINT VENTURES  CONSOLIDATED JOINT VENTURES
BUSINESSES AT 100%® BUSINESSES AT 100% @
(in millions)
REVENUES:
Minimum rents $ 252 $ 1140 $ 254¢ % 116.€
Percentage ren 6.€ 2.€ 5.3 2.2
Expense recoverie 165.¢ 70.2 172.( 72.1
Management, leasing, and development sen 11.4 10.2
Other 25.C 4.€ 37.4 6.2
Total revenue $ 460 $ 192.¢ % 47986 $ 197.C
EXPENSES
Maintenance, taxes, and utiliti $ 133t % 50.1 $ 137¢6  $ 49.1
Other operating 54.4 14.2 47.€ 17.¢
Restructuring charg 2.€
Management, leasing, and development sen 6.C 6.C
General and administrati\ 21.€ 20.¢
Impairment charge 166.7
Interest expens 114z 47.¢ 109.1 48.2
Depreciation and amortizatiétl 117.5 28.4 110.] 28.¢
Total expense $ 472 $ 1405 % 601.C $ 144.]
Nonoperating incom 1t 0.7 0.1
Impairment loss on marketable securities (1.7)
$ 151 $ 521 g (122.) $ 53.C
Income tax expens 0.5 0.3
Equity in income of Unconsolidated Joint Ventu#@s 29.2 29.C
Net income (loss $ 43.¢ $ (93.9)
Net (income) loss attributable to noncontrollingeiests
Noncontrolling share of income of consolidated jaientures (5.9 (0.3
TRG Series F preferred distributio (1.8) (1.9)
Noncontrolling share of (income) loss of TF 9.5 34.C
Distributions to participating securities of TF ()] 1.2
Preferred stock dividends (11.0 (11.0
Net income (loss) attributable to Taubman Centers,common shareowners $ 14.5 $ (73.9)
SUPPLEMENTAL INFORMATION ®):
EBITDA - 100% $ 246.6  $ 1285 3% 971 $ 130.1
EBITDA - outside partners' share (29.9) (57.9) (24.9) (59.2)
Beneficial interest in EBITD/ $ 2178 $ 70 $ 72¢ % 70.¢
Beneficial interest expen: (98.9) (24.¢) (94.9) (25.9)
Beneficial income tax expen (0.5 (0.3
Non-real estate depreciatic (2.5 (2.6)
Preferred dividends and distributions (12.€) (12.€)
Funds from Operations contribution $ 1032 $ 457 $ B72 $ 45.€
1) With the exception of the Supplemental Inforimiat amounts include 100% of the Unconsolidatedt)dentures. Amounts are net of intercompany tretisas. The Unconsolidated Joint Ventures

are presented at 100% in order to allow for measanrg of their performance as a whole, without rddarour ownership interest. In our consolidate@ficial statements, we account for
investments in the Unconsolidated Joint Venturegeuathe equity methor

) Amortization of our additional basis in the OpengtPartnership included in depreciation and amation was $3.7 million in both 2010 and 2009. Alsmortization of our additional basis incluc
in equity in income of Unconsolidated Joint Ventuveas $1.5 million in both 2010 and 20!

3) See“General Background and Performance Measure— Use of Nol-GAAP Measure” for the definition and discussion of EBITDA and FF
4) Amounts in this table may not add due to round
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Consolidated Businesses

Total revenues for the nine months ended SepteBhe2010 were $460.8 million, a $19.0 million 08% decrease from the comparable period in 2009ifMim rents decreased by $2.9 million, du
decreases in average occupancy and rent per sipedrand a positive prior period adjustment in 206ffset partially by increased income from tenggrtenants. Percentage rents increased primard
to higher tenant sales. Expense recoveries dectgagnarily due to lower expenses and decreased @Apital expenditures. Management, leasing, an@ldpment revenue increased primarily du
revenue from the IFC contracts and our Salt Lakg fioject. Other income decreased primarily dua tecrease in lease cancellation revenue andngendated revenue, which were partially offse
increased giftcard and sponsorship income. Duriregriine months ended September 30, 2010, we rexamfoiur approximately $8.4 million and $0.8 millishare of the Consolidated Businessas
Unconsolidated Joint Venturelgase cancellation revenue, respectively. We exg@2million for our share of lease cancellationeraue for the full year 2010 and our largest coibers to occur during t
fourth quarter, when we will record the income frtime closure of the Saks Fifth Avenue store at ilBend that was received in early October. Howewer do not expect this pace to continue, w
could negatively impact our results in 2011. Exalgdwo large payments this year, our share ofdeascellation income would be about $6 millionr Glare of lease cancellation revenue over theslg
years has ranged from $8 million to the $22 milleonticipated in 201C

Total expenses were $447.2 million, a $153.8 nmilliw 25.6% decrease from the comparable perio@@9 2lue to impairment charges of $166.7 millioriTdve Pier Shops and Regency Square recog
in the third quarter of 2009 (see “Results of Ofiers — The Pier Shops at Caesars” and “ResulBparations — Regency SquareVaintenance, taxes and utilities expense decrepsethrily due tc
decreases in maintenance costs, electricity expense property taxes at certain centers. Othaatipg expense increased primarily due to geegelopment costs. Predevelopment expense in 2869am
due to reimbursements for work performed in prieripds. We expect predevelopment expense will @halut $16 million for the year. Interest expenszréased primarily due to the default interest
charged on The Pier Shops loan in 2010. Depreaiaipense increased due to changes in deprecieddeolf tenant allowances in connection with eglyninations.

Nonoperating income increased due to a $1.0 mitiaim on a land sale during 2010. There were no $afes in 2009. We expect gains on land sales approximately $1 million to $2 million for 2010.

Unconsolidated Joint Ventures

Total revenues for the nine months ended SepteBMe2010 were $192.8 million, a $4.2 million or % Hecrease over the comparable period in 2009.nMini rents decreased $1.9 million, prime
due to decreases in rent per square foot. Expeeseeries decreased primarily due to decreasedetiagkand promotion revenue.

Total expenses decreased by $3.4 million or 2.49$140.7 million for the nine months ended Septar30e 2010. Maintenance, taxes, and utilities iasegl primarily due to increased maintenance «
Other operating expense decreased primarily duediactions in professional fees and marketing anchption expense.

As a result of the foregoing, income of the Uncdidsted Joint Ventures decreased by $0.9 milliors5@.1 million for the nine months ended Septenti@r 2010. Our equity in income of 1
Unconsolidated Joint Ventures was $29.2 milliop&2 million increase from the comparable perio@009.

Net Income (Loss) and EPS
Our net income (loss) was $43.8 million for theenmonths ended September 30, 2010, compared to4$(@8lion for the nine months ended September2M9. After allocation of (income) loss

noncontrolling, preferred, and participating instse the net income (loss) attributable to Taubr@anters, Inc. common shareowners for 2010 was $idlllon compared to $(73.7) million in t
comparable period in 2009. EPS for the nine moettted September 30, 2010 was $0.26, versus ($ieB@)luted common share for the nine months er@gatember 30, 2009.
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FFO and FFO per Share

Our FFO was $149.0 million for the nine months eh8eptember 30, 2010 compared to $8.6 millionHerrtine months ended September 30, 2009. FFO Ip¢edishare was $1.80 in 2010 compare
$0.11 in the comparable period in 2009. Our AdjdistEO, which excludes 2009 restructuring and impeirt charges, was $149.0 million for the nine msmthded September 30, 2010 compared to $
million for the nine months ended September 3092@@ljusted FFO per diluted share was $1.80 in 2@l@ecrease of 15.5% from $2.13 in the companadi®d in 2009. SeeGeneral Background a
Performance Measurement — Use of Non-GAAP Measumeshe definition of FFO andReconciliation of Net Income (Loss) Attributable Taubman Centers, Inc. Common Shareowners to Fuoh
Operations and Adjusted Funds from Operations.”
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Reconciliation of Net Income (Loss) Attributable toTaubman Centers, Inc. Common Shareowners to Fundsom Operations and Adjusted Funds from Operations

Three Months Ended September

201 200
Diluted Shares/ Diluted Shares/
Dollars inmillions Units Per ShareUnit Dollars inmillions Units @) Per ShareUnit

Net income (loss) attributable to TCO common sharess $ 0.7 55,764,52  $ 001 $ (94.1) 53,147,86 $ (1.77)

Add depreciation of TCO’s additional basis 1.7 0.0 1.7 0.02
Net income (loss) attributable to TCO common sharenss,

excluding ste-up depreciatiol $ 24 55,764,52  $ 004 $ (92.9 53,147,86 $ 1.79
Add:

Noncontrolling share of income (loss) of TF 1.2 26,304,59 (45.9) 25,539,79

Distributions to participating securities 0.4 871,26: 0.4 871,26:
Net income (loss) attributable to partnership wiliders and

participating securitie $ 4.C 82,940,38 $ 0.0t $ (137.9 79,558,92 $ 1.7
Add (less) depreciation and amortizat® :

Consolidated businesses at 10 445 0.54 37.7 0.47

Depreciation of TC(s additional basi a.7) (0.02) a.7) (0.02)

Noncontrolling partners in consolidated joint vaes (2.5) (0.0%) 3.1 (0.09

Share of Unconsolidated Joint Ventu 5.7 0.07 5.5 0.07

Non-real estate depreciation (0.8) (0.09) (0.9 (0.09)
Funds from Operatior $ 49.2 82,940,38 $ 05¢ $ (100.9) 79,558,92 $ (1.26)
TCO's average ownership percentage of TRG 67.€% 66.£%
Funds from Operations attributable to TCO $ 33.2 $ 0.5¢ $ (67.0 $ (1.2¢)
Funds from Operatior $ 49.2 82,940,38 $ 05¢ $ (100.9) 79,558,92 $ (1.26)
Impairment charges 160.¢ 2.0C
Adjusted Funds from Operatio $ 49.2 82,940,388 $ 05¢ $ 60.£ 81,254,90 $ 0.74
TCO's average ownership percentage of TRG 67.€% 66.6%
Adjusted Funds from Operations attributable to TCO $ 33.2 $ 05¢ $ 40.4 $ 0.74

(1) Per share amounts for Adjusted Funds frorer@ons are calculated using weighted averageedilshares, which include the impact of commonksempiivalents. Per share
amounts for net loss attributable to common shddeis, net loss attributable to partnership unilead and participating securities, and Funds frqmer&ions are calculated
using weighted average outstanding shares, whicluéa the impact of common stock equivalents bez#usimpact is ar-dilutive.

(2) Depreciation includes $3.6 million and $4.2 milliohmall tenant allowance amortization for the threonths ended September 30, 2010 and 2009, reshec

(3) Amounts in this table may not recalculate due toding.
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Reconciliation of Net Income (Loss) Attributable toTaubman Centers, Inc. Common Shareowners to Fundsom Operations and Adjusted Funds from Operations

Nine Months Ended September

201 2009
Diluted Shares/ Diluted Shares/
Dollars inmillions Units Per ShareUnit Dollars inmillions Units @) Per ShareUnit

Net income (loss) attributable to TCO common sharess $ 145 55,600,62 $ 0.2¢ $ (73.7) 53,112,14  $ (1.39

Add depreciation of TCO’s additional basis 5.2 0.0¢ 5.2 0.1C
Net income (loss) attributable to TCO common sharenss,

excluding ste-up depreciatiol $ 19.€ 55,600,62 $ 03E $ (68.5) 53,112,14  $ (1.29
Add:

Noncontrolling share of income (loss) of TF 9.5 26,318,12 (34.0 25,558,28

Distributions to participating securities 1.1 871,26: 1.2 871,26:
Net income (loss) attributable to partnership wilders and

participating securitie $ 30.2 82,790,01 $ 03€ $ (101.9) 7954168 $ (1.27)
Add (less) depreciation and amortizat® :

Consolidated businesses at 10 117.5 1.4z 110.1 1.3¢

Depreciation of TC(s additional basi (5.2 (0.06) (5.2 (0.06)

Noncontrolling partners in consolidated joint vaes (7.5) (0.09) 9.2 (0.12)

Share of Unconsolidated Joint Ventu 16.E 0.2C 16.€ 0.21

Non-real estate depreciation (2.5) (0.09) (2.€) (0.09)
Funds from Operatior $ 149.C 82,790,01 $ 1.8 $ 8.€ 80,936,23 $ 0.11
TCO's average ownership percentage of TRG 67.4% 66.£%
Funds from Operations attributable to TCO $ 100.£ 82,790,01 $ 1.8 $ 5.7 $ 0.11
Funds from Operatior $ 149.C $ 1.8 $ 8.€ 80,936,23 $ 0.11
Impairment charge 160.¢ 1.9¢
Restructuring charge 2.€ 0.02
Adjusted Funds from Operatio $ 149.( 82,790,01 $ 18 $ 172.1 80,936,23 $ 2.15
TCO's average ownership percentage of TRG 67.4% 66.6%
Adjusted Funds from Operations attributable to TCO $ 100. $ 18 $ 114.¢ $ 212

(1) Per share amounts for Funds from Operations andstelj Funds from Operations are calculated usirighted average diluted shares, which include thgaith of common
stock equivalents. Per share amounts for net libsbugable to common shareholders and net losibatable to partnership unitholders and partidimasecurities are calculated
using weighted average outstanding shares, whiclugés the impact of common stock equivalents bez#us impact is ar-dilutive.

(2) Depreciation includes $10.3 million and $11.1 roifliof mall tenant allowance amortization for theenmonths ended September 30, 2010 and 2009, tivshec

(3) Amounts in this table may not recalculate due tocbng.
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Reconciliation of Net Income (Loss) to Beneficialnterest in EBITDA

Three Months EndeSeptember 3 Nine Months Ende'September 3
(in millions) (in millions)
2010 2009 2010 2009
Net income (loss $ 8t $ (138.¢) $ 436 % (93.9
Add (less) depreciation and amortizati
Consolidated businesses at 10 44.5 37.7 117.5 110.1
Noncontrolling partners in consolidated joint vaes (2.5 3.3 (7:5) 9.2
Share of Unconsolidated Joint Ventu 5.7 5.5 16.5 16.€
Add (less) interest expense and income tax exp@esesfit):
Interest expenst
38.¢ 36.4 114.2 109.1

Consolidated businesses at 10

Noncontrolling partners in consolidated joint vees (5.4 (5.0 (15.9) (14.9)
Share of Unconsolidated Joint Ventu 8.4 8.4 24.¢ 25.1
Income tax expense (benet 0.2 (0.2 0.5 0.2
Less noncontrolling share of (income) loss of cdidated joint ventures (1.9) 3.5 (5.9) (0.3)
Beneficial interest in EBITD# $ 9%.4 $ (55.6) $ 2881 $ 1437
TCO's average ownership percentage of TRG 67.€% 66.£% 67.4% 66.£%
Beneficial interest in EBITDA attributable to TCO $ 65.1 $ 37.) $ 1942 $ 95.¢

(1) Amounts in this table may not recalculate due toobng.
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Reconciliation of Net Income (Loss) to Net Operatig Income

Net income (loss

Add (less) depreciation and amortizati
Consolidated businesses at 10
Noncontrolling partners in consolidated joint vaes
Share of Unconsolidated Joint Ventu

Add (less) interest expense and income tax exp@esesfit):
Interest expenst
Consolidated businesses at 10
Noncontrolling partners in consolidated joint vees
Share of Unconsolidated Joint Ventu
Income tax expense (benet

Less noncontrolling share of (income) loss of cdidated joint venture

Add EBITDA attributable to outside partne
EBITDA attributable to noncontrolling partners iansolidated joint venture
EBITDA attributable to outside partners in Uncomndated Joint Ventures

EBITDA at 100%

Add (less) items excluded from shopping center Giggrating Income
General and administrative expen
Management, leasing, and development service!
Restructuring charg
Impairment charge
Gain on sale of peripheral lal
Interest income¢
Impairment loss on marketable securi
Straigh-line of rents
The Pier Shoy’ net operating incom
Non-center specific operating expenses and other

Net Operating Income at 100%

39

Three Months

Ended September &

Nine Months

Ended September &

(in millions)
2010 2009 2010 2009

88 $ (138.¢) $ 438 $ (93.9
44.5 37.7 117.5 110.1
(2.5) 3.2 (7.5) 9.2
5.7 5.5 16.5 16.€
38.¢ 36.4 114.2 109.1
(5.4) (5.0 (15.9 (14.¢)
8.4 8.4 24.€ 25.1
0.2 (0.2 0.t 0.3
(1.9) 3.t (5.9 (0.3
9.8 4.7 29.2 242
19.€ 20.€ 57.€ 59.2
126.C $ (30.9) $ 3752 $ 227.2
7.2 7.2 21.€ 20.€
(2.2 .3 (5.4) 4.2
2.€

166.7 166.7

(1.0

0.2 0.9 (0.5) 0.8)
1.7
(1.0 1.2 (1.6) 3.0
(0.6) (1.0 (2.9) 3.3
4.8 4.€ 16.€ 12.7
133¢  $ 144:  $ 402.1  $ 420.
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Liquidity and Capital Resources

Our internally generated funds and distributiorsrfroperating centers, and other investing actsjitieigmented by use of our existing lines of crguivide resources to maintain our current opens
and assets, and pay dividends. Generally, our tteadcess the capital markets is limited to refaag debt obligations at maturity and funding majapital investments. See “Capital Spendifa”’more
details. Market conditions may continue to limit @@urces of funds for these financing activitiad aur ability to refinance our debt obligationgegsent principal amounts, interest rates, anerddrms.

We are financed with propergpecific secured debt and we have two unencumtzeneter properties (Willow Bend and Stamford, a 5®&med Unconsolidated Joint Venture property). Tired loan
that matured in 2010 have now all been refinan@ée Partridge Creek financing was completed in ROE), the Arizona Mills loan was refinanced inyJaD10 and the Macarthur Center loan
refinanced in September 2010. All of these newddzawve higher principal amounts than the previoas balances. For the terms of these new loanfResellts of Operations — Debt Transactions.”

In 2011, loans on three of our centers (Internatiéfiaza, Fair Oaks, and Regency Square) mature.

The $325 million International Plaza loan, $163liorl at our beneficial share, matures in January128nd has two ongear extension options. Currently the loan is fie¢®.01% due to an interest |
swap that also matures in January. If we exteral|dan will revert to a floating rate at LIBOR pllisl5%. The extended loan is prepayable at any. tittele we will likely extend, we are still deteming
our ultimate course of action. When the loan igeded or refinanced, we are expecting to have astquhy down requirement and will finance the pawrdwith our revolving lines of credit.

The $250 million Fair Oaks loan, $125 million atrdxeneficial share, matures in April 2011 and hveas oneyear extension options. Currently the loan is fie¢d.22% due to an interest rate swap
also matures in April. If we extend, the loan wélvert to a floating rate at LIBOR plus 1.40%. Heee we believe we can fully refinance Fair Oaksye choose to do so.

The $73.2 million Regency Square loan matures imeitber 2011. In September 2010, our Board of Darsatoncluded that it was in our best interestisoahtinue financial support of Regency Sqt
We have begun discussions with the lender regarti@@wnership of this property. Although the lagamot currently in default, we expect that it ik by late fourth quarter 2010. A default on tbir
will not trigger any cross defaults on our othetéhtedness. We will continue to accrue the resiiltse center until the ownership of Regency Sqimtensferred in satisfaction of the obligatiamsler th:
debt. However, we are not obligated to fund casintfdlls of the center (see “Results of Operatiefi®egency Square”).

Our $135 million loan at The Pier Shops is curneil default. We will continue to accrue the resudf operations of the center until the foreclosumecess is complete and the ownership of The
Shops is transferred in satisfaction of the obidgget under the debt. However, there is no cash étmmwe are not obligated to fund cash shortédlthe center (see “Results of OperatiornBhe Pier Shoy
at Caesars”).

As of September 30, 2010, we had a consolidateld lsalnce of $17.3 million. We also have secuneesliof credit of $550 million and $40 million. A ®eptember 30, 2010, $406 million is avail
under these facilities. Both lines of credit maturé-ebruary 2011. The $550 million line of crekliis a onerear extension option, which we expect to exerdiseelve banks participate in our $550 mill
line of credit and the failure of one bank to fumdraw on our line does not negate the obligatich@other banks to fund their pro-rata shares.

Operating Activities

Our net cash provided by operating activities wis8$1 million in 2010, compared to $188.4 million2009. See “Results of Operatiorist descriptions of 2010 and 2009 transactionscéiffg operatin
cash flow.
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Investing Activities

Net cash used in investing activities was $19.%ionilin 2010, compared to $29.6 million provided diych activities in 2009. Additions to propertias2010 related primarily to tenant improvemen
existing centers and other capital items. Additiosmproperties in 2009 related to additions to xiscenters, site improvements, and other cajiéais. A tabular presentation of 2010 capital spendk
shown in “Capital Spendingfh 2009, the $54.3 million contribution to our aition of an interest in The Mall at Studio Cityas/returned to us when our agreement was terminBiathg 2010, w
issued $2.9 million in notes receivable and reat@é1.1 million repayment. Contributions to Unadigated Joint Ventures of $7.0 million in 2010 lubed $3.6 million to fund our share of the setier
at Westfarms that was paid in March 2010. Contiiimst to Unconsolidated Joint Ventures of $1.7 willin 2009 included $1.0 million of funding and tselated to our Sarasota joint vent
Distributions from Unconsolidated Joint Ventureseixtess of income provided $35.2 million and $8itfian in 2010 and 2009, respectively. The amoun2010 included $21 million of excess proce
from the Arizona Mills refinancing.

Financing Activities

Net cash used in financing activities was $157 lianiin 2010 compared to $262.0 million in 200%yfhents on debt and for issuance costs, net okpascfrom the issuance of debt, were $33.2 m
in 2010, compared to $110.0 million in 2009, whiict2009 were funded in part using the returned di¢gfimom the Mall at Studio City. In 2010, $1.9 fith was received and in 2009 $1.2 million was §
in connection with incentive plans. Total divideratsd distributions paid were $125.6 million and $B4million in 2010 and 2009, respectively. Comnaidvidends paid in 2010 decreased primarily due
change in the timing of quarterly dividend payments

Beneficial Interest in Debt

At September 30, 2010, the Operating Partnershigts and its beneficial interest in the debt ofGensolidated Business and Unconsolidated JointuYes totaled $2,875.5 million, with an aver
interest rate of 5.44% excluding amortization dftdiesuance costs and interest rate hedging cbisése costs are reported as interest expense feghits of operations. Beneficial interest in debtude:
debt used to fund development and expansion cBstseficial interest in construction work in progastaled $64.7 million as of September 30, 2016ictv includes $13.4 million of assets on wt
interest is being capitalized. The following taptesents information about our beneficial intenestebt as of September 30, 2010:

Interest Rate

Amount Including Sprea
(in millions)
Fixed rate dek $ 2,335.¢ 5.771% ) (2
Floating rate deb
Swapped through December 2( 162.¢ 5.01%
Swapped through March 20 125.C 4.22%
Swapped through October 20 15.C 5.95%
Swapped through August 2020 124.F 4.9%%
$ 427.% 4.8(% @
Floating month to month 1125 1.01% @
Total floating rate debt $ 540.( 4.01% @
Total beneficial interest in debt $ 2,875.5 5.44% )
Amortization of financing cost8 0.21%
Average all-in rate 5.65% (@

(1) Represents weighted average interest rate befooetiaation of financing cost:

(2) The Pier Shops’ loan is in default. As of Decen®@09 interest accrues at the default rate of 10.€di#er than the original stated rate of 6.01%.l&og our beneficial interest in The Pier Shops’
debt of $104.6 million from the table changes therage fixed rate to 5.57% and the averac-in rate to 5.47%

(3) Financing costs include debt issuance costs artd pelated to interest rate agreements of cerbadul frate debi

(4) Amounts in table may not add due to round
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Sensitivity Analysis

We have exposure to interest rate risk on our dbligations and interest rate instruments. We @s&ative instruments primarily to manage expogorimterest rate risks inherent in variable ratbtdenc
refinancings. We routinely use cap, swap, and tngasck agreements to meet these objectives. Basdte Operating Partnership's beneficial inteirefibating rate debt in effect at September M@, ¢
one percent increase in interest rates on thisifigaate debt would decrease cash flows and arearaings by approximately $1.1 million, while aeguercent decrease in interest rates on this figatite
debt would increase cash flows and annual earrbgggpproximately $1.1 million. Based on our corgated debt and interest rates in effect at SepteBhe2010, a one percent increase in interess
would decrease the fair value of debt by approxétyz$83.3 million, while a one percent decreasitierest rates would increase the fair value ot dgtapproximately $87.5 million.

Loan Commitments and Guarantees

Certain loan agreements contain various restrictox@nants, including a minimum net worth requiratna maximum payout ratio on distributions, a minim debt yield ratio, a maximum leverage ri
minimum interest coverage ratios, and a minimuredixharges coverage ratio, the latter being the meegrictive. This covenant requires that we maima minimum fixed charges coverage ratiomafre
than 1.5 over a trailing 12-month period. As of ®efber 30, 2010, our trailing 12-month minimum @ixeharges coverage ratio was 2.0. Other than TéeS$topsloan, which is in default, we are
compliance with all of our covenants and loan ddtiigns as of September 30, 2010 (see “Results efd@ipns — Regency Squanmegarding the Regency Square loan). The defautisrioan did not trigge
any cross defaults on our other indebtedness. Tédnmum payout ratio on distributions covenant Isnihe payment of distributions generally to 95%fwfds from operations, as defined in the
agreements, except as required to maintain owsttxs, pay preferred distributions, and for distiions related to the sale of certain assets:'ISet 5 — Beneficial Interest in Debt and InterEgpense’to
our consolidated financial statements for moreitteta loan guarantees.

Cash Tender Agreement

A. Alfred Taubman has the annual right to tendetrEaship units in the Operating Partnership andeais to purchase the tendered interests at hgag@rice based on a market valuation of TCO €
trading date immediately preceding the date ot¢hneler. See “Note 9 — Commitments and Contingehtdesur consolidated financial statements for miegails.

Capital Spending
City Creek Center

We have finalized agreements regarding City Creeht€r, a mixed-use project in Salt Lake City, Utéhe 0.7 million square foot retail component o fhroject will include Macys and Nordstrom i
anchors. We are currently providing developmentlaading services and will be the manager for éteilrspace, which we will own under a participgtiaase. City Creek Reserve, Inc. (CCRI), an affi
of the LDS Church, is the participating lessor @ngroviding all of the construction financing. Végpect an approximately 11% to 12% return on oyrapmately $76 million investment, of whi
$75 million will be paid to CCRI upon opening ofthetail center. We are required to maintain a ®#lbon letter of credit until the $75 million isgid to CCRI. As of September 30, 2010, the capia
cost of this project was approximately $1 milli@onstruction is progressing and we are leasingesfraca March 2012 opening.
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2010 Capital Spending

Capital spending for routine maintenance of thepphay centers is generally recovered from tena@apital spending through September 30, 2010 is sanized in the following table:

2010
Beneficial Interest in Beneficial Interest in
Consolidated Consolidated Unconsolidated Joint ~ Unconsolidated Joint
Businesse Businesse Ventures Ventures
(in millions)
Existing centers
Projects with incremental GLA or anchor replacen $ 78 $ 7.8
Projects with no incremental GLA and ott 3.8 36 $ 1.7 $ 0.8
Mall tenant allowance@ 24.7 23.1 11 0.6
Asset replacement costs reimbursable by ter 4.1 3.8 3.2 1.8
Corporate office improvements, technology, equiptnand other 0.7 0.7
Additions to properties $ 411 % 39.C $ 61 $ 3.3

(1) Costs are net of intercompany profits and are cdetban an accrual bas
(2) Excludes initial leas-up costs
(3) Amounts in this table may not add due to rounding.

For the nine months ended September 30, 2010,diti@ul to the costs above, we incurred our $5.3iomiIshare of Consolidated Businesses’ and $0.lfamishare of Unconsolidated Joint Ventures’
capitalized leasing costs.

The following table presents a reconciliation oé tBonsolidated Businessesapital spending shown above (on an accrual basig)dditions to properties (on a cash basis) asepted in ot
Consolidated Statement of Cash Flows for the ninaths ended September 30, 2010:

(in millions)
Consolidated Business' capital spendin $ 411
Differences between cash and accrual basis 6.7
Additions to properties $ 47.¢
Planned 2010 Capital Spending
The following table summarizes planned capital s for 2010:
20100
Beneficial Interest in Beneficial Interest in
Consolidated Consolidated Unconsolidated Joint  Unconsolidated Joint
Businesse Businesse Ventures Ventures
(in millions)
Existing center(@ $ 65.2  $ 622 $ 12¢ % 7.1
Corporate office improvements, technology, equiptnand other 1.C 1.C
Total $ 66.2 $ 63.2 $ 12¢ % 7.1

(1) Costs are net of intercompany prof
(2) Primarily includes costs related to renovationsll temant allowances, and asset replacement cestbursable by tenant
(3) Amounts in this table may not add due to round

Estimates of future capital spending include ontyjgcts approved by our Board of Directors and seguently, estimates will change as new projeetgpproved.
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Disclosures regarding planned capital spendindudticg estimates regarding timing of openings, &dpxpenditures, occupancy, and returns on neveldpments are forwarlboking statements a
certain significant factors could cause the actaallts to differ materially, including but not lited to (1) actual results of negotiations with laors, tenants, and contractors, (2) timing and @mut o
litigation and entitlement processes, (3) changethé scope, number, and valuation of projectsc@¢4} overruns, (5) timing of expenditures, (6)igmlity of and cost of financing and other finamg
considerations, (7) actual time to start constarctind complete projects, (8) changes in econofimate, (9) competition from others attracting tetsaand customers, (10) increases in operating,
(11) timing of tenant openings, and (12) early éesminations and bankruptcies.

Dividends

We pay regular quarterly dividends to our commod preferred shareowners. Dividends to our commamesiwners are at the discretion of the Board oé®@ars and depend on the cash available
our financial condition, capital and other requients, and such other factors as the Board of Rireacteems relevant. To qualify as a REIT, we misitidute at least 90% of our REIT taxable incomien
to net capital gains to our shareowners, as wethast certain other requirements. We must pay thistebutions in the taxable year the income isognized, or in the following taxable year if these
declared during the last three months of the taxgbhr, payable to shareowners of record on afsgdate during such period and paid during Janoathe following year. Such distributions areattex
as paid by us and received by our shareowners carblger 31 of the year in which they are declanedddition, at our election, a distribution foraxable year may be declared in the following tasafela
if it is declared before we timely file our tax wet for such year and if paid on or before thet fiegular dividend payment after such declaratidrese distributions qualify as dividends paid foe 80%
REIT distribution test for the previous year and taxable to holders of our capital stock in tharyia which paid. Preferred dividends accrue relgasdof whether earnings, cash availability, ortcmoiua
obligations were to prohibit the current paymentieidends.

The annual determination of our common dividendsased on anticipated Funds from Operations aveikzter preferred dividends and our REIT taxabhi®ime, as well as assessments of annual ¢
spending, financing considerations, and other gpjate factors.

Any inability of the Operating Partnership or itsnt Ventures to secure financing as required talfmaturing debts, capital expenditures and chaimgesrking capital, including development actiet
and expansions, may require the utilization of daskatisfy such obligations, thereby possibly mdg distributions to partners of the OperatingtRenship and funds available to us for the paynod
dividends.

On September 2, 2010, we declared a quarterly eindcbf $0.415 per common share, $0.50 per shaceio8% Series G Preferred Stock, and $0.4765625u017.625% Series H Preferred Stock, a
which were paid on September 30, 2010 to sharesngferecord on September 15, 2010.
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Item 3 . Quantitative and Qualitative Disclosures Aout Market Risk

The information required by this item is includecthis report at Item 2 under the caption “Managet’seDiscussion and Analysis of Financial Conditemmd Results of Operationd iguidity and Capite
Resources — Sensitivity Analysis.”

Item 4 . Controls and Procedures

As of the end of the period covered by this quiyrtezport, we carried out an evaluation, undergbpervision and with the participation of our magragnt, including our Chief Executive Officer i
Chief Financial Officer, of the effectiveness o&ttlesign and operation of our disclosure contrat procedures. Based upon that evaluation, ourf@hiecutive Officer and Chief Financial Offic
concluded that, as of September 30, 2010, ouradisce controls and procedures were effective tarerthe information required to be disclosed bynuseports that we file or submit under the Seces
Exchange Act of 1934, as amended, is recorded,epsed, summarized, and reported within the timegerprescribed by the SEC, and that such infoonais accumulated and communicate
management, including the Chief Executive Officed &hief Financial Officer, as appropriate, to aildmely decisions regarding required disclosure.

There were no changes in our internal control dwemcial reporting that occurred during the quagreded September 30, 2010 that have materialbctt, or are reasonably likely to materially aff;
our internal control over financial reporting.
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PART Il
OTHER INFORMATION

Iltem 1. Legal Proceedings

In September 2010, the Company settled the laviigent by a restaurant owner in September 2009 énShperior Court of the State of California for theunty of Los Angeles (Case No. BC 421:
against Taubman Centers, Inc., the Operating Rattige and the Manager. The plaintiff had soughnages exceeding $10 million, lost profits, residtuton its current lease, exemplary or pun
damages, and specific performance. As part of ¢kteement, the lawsuit was dismissed with prejudind the plaintiff agreed to a full and generatask for the benefit of the Company and relatesope
of all claims relating to the dispute. There wasadmission of liability or fault by any partiesttee lawsuit or related persons. The lawsuit watlesktvithout payment by any party.

Refer to “Note 9 — Commitments and Contingenciesdur consolidated financial statements relatmdhe Pier Shops mortgage foreclosure, and thauesit owners at The Pier Shops litigation. T
were no material developments regarding these rsaiteing the quarter ended September 30, 2010.

Item 1A . Risk Factors

There were no material changes in our risk fagboesiously disclosed in Part I, Item 1A. of our Fot0-K for the year ended December 31, 2009.
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Item 6 . Exhibits
The Limited Waiver Letter, dated Augus2010, to the Second Amended and Restated Mortgaged as of November 1, 2007, by and betweentdoldall LLC,

4(a) -
Fairlane Town Center LLC, Twelve Oaks Mall, LLC aBdrohypo A6, New York Branch, as Administrativeekg
Statement Re: Computation of Taubman CentersRatio of Earnings to Combined Fixed Charges anfePe Dividends

12 --
31(a) - Certification of Chief Executive Officer pursuant15 U.S.C. Section 10A, as adopted pursuant tid®e802 of the Sarban-Oxley Act of 2002
31(b) - Certification of Chief Financial Officer pursuant15 U.S.C. Section 10A, as adopted pursuant tid®e802 of the Sarban-Oxley Act of 2002
32(a) - Certification of Chief Executive Officer pursuant18 U.S.C. Section 1350, as adopted pursuantdiioBe06 of the Sarbar-Oxley Act of 200z
32(b) - Certification of Chief Financial Officer pursuant18 U.S.C. Section 1350, as adopted pursuantdboBed06 of the Sarbar-Oxley Act of 2002
99 - Debt Maturity Schedul
101 -- The following materials from Taubman Cesténc.'s Quarterly Report on Form 10-Q for tharer ended September 30, 2010, formatted in XBRdtensible
Business Reporting Language): (1) the ConsolidBeednce Sheet, (2) the Consolidated Statementpefafions and Comprehensive Income, (3) Consolidate

Statement of Changes in Equity, (4) the Consoldi&®tement of Cash Flows, and (5) Notes to Cottsteld Financial Statements, tagged as blocks of
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SIGNATURES
Pursuant to the requirements of the Securities &xga Act of 1934, the registrant has duly causisdréiport to be signed on its behalf by the undesesil thereunto duly authorized.

TAUBMAN CENTERS, INC.

Date: November 5, 2010 By: /s/ Lisa A. Payni

Lisa A. Payne
Vice Chairman, Chief Financial Officer, and DirectBrincipal Financial Officer
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MORTGAGE AND OTHER NOTES PAYABLE (a)

INCLUDING WEIGHTED AVERAGE INTEREST RATES AT SEPTEM BER 30, 201C
(in millions of dollars, amounts may not add due taounding)

Exhibit 99

Beneficial Effective LIBOR
100% Interest Rate Rate Principal Amortization and Debt Maturities
9/30/10 9/30/10 9/30/10 (b) Spread 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total
Consolidated Fixed Rate Debt
Beverly Cente 324.2 324.2 5.28% 1t 6.C 6.3 6.€ 303.¢ 324.2
Cherry Creek Shopping Cent 50.00% 280.C 140.C 5.24% 140.C 140.C
Great Lakes Crossing Outle 133.C 133.C 5.25% 0.7 3.C 3.2 126.C 133.(
Northlake Mall 215.t 215.t 5.41% 215.t 215.k
Regency Square ( 73.2 73.2 6.75% 0.4 72.(c) 73.2
Stony Point Fashion Pa 105.¢ 105.¢ 6.24% 0.t 1.8 2.C 21 99kt 105.¢
The Mall at Partridge Cree 82.4 82.4 6.15% 0.2 0.¢ 1.C 1.1 1.1 1.2 1.2 1.4 14 15 712 82.4
The Mall at Short Hills 540.C 540.C 5.47% 540.C 540.C
The Mall at Wellington Gree 90.00% 200.( 180.( 5.44% 180.( 180.(
The Pier Shops at Caesars 77.50% 135.((d 104.€ 10.01%(d) 104.€(d) 104.€
Total Consolidated Fixed 2,089.: 1,898.° 107.¢ 84.€ 124 135¢ 404.5 721.% 356.¢ 1.4 14 15 71z 1,898.
Weighted Rate 5.79% 5.77% 9.88% 6.57% 5.49% 5.27% 5.52% 5.46% 5.35% 6.15% 6.15% 6.15% 6.15%
Consolidated Floating Rate Debt
International Plaz 50.10% 325.C 162.¢ 5.01%(e) 162.£(f) 162.¢
MacArthur Cente 95.00% 131.C 124t 4.99%(g) 0.4 1.2 1.4 1.t 1.€ 1.7 1.8 2.C 112:¢ 124.t
TRG Revolving Credi 227 227 1.23%(h) 227 227
TRG $550M Revolving Credit Facility
Dolphin Mall (j) 10.C 10.C 0.96%(i) 0.709 10.C(k) 10.C
Fairlane Town Center ( 80.C 80.C 0.96%(i) 0.709 80.C(k) 80.C
Twelve Oaks Mall (j) 0.C 0.C 0.709 0.C(k) 0.C
Total Consolidated Floating 568.7 400.¢ 0.C 275t 0.4 1.2 1.4 1.t 1.€ 1.7 1.8 2.C 112.¢  400.C
Weighted Rate 4.21% 3.88% 0.00%  3.37%  4.99% 4.99% 4.99% 4.99% 4.99% 4.99% 4.99% 4.99% 4.99%
Total Consolidated 2,657.¢ 2,298.% 107.¢  360.1 12.6 137.2 405.¢ 722.7 358. 3.1 3.3 3.5 184.C 2,298.%
Weighted Rate 5.45% 5.44% 9.88% 4.13%  5.48% 5.27% 5.52% 5.46% 5.34% 5.50% 5.50% 5.50% 5.44%
Joint Ventures Fixed Rate Debt:
Arizona Mills 50.00% 174.3 87.2 5.76% 0.2 1.1 1.1 1.2 1.2 14 1.4 1t 1.€ 1.7 743 87.2
The Mall at Millenia 50.00% 203.: 101.¢ 5.46% 0.4 1.€ 1€ 981 101.¢
Sunvalley 50.00% 119.¢ 59.¢ 5.67% 0.2 1.3 58.2 59.€
Waterside Shop 25.00% 165.( 41.2 5.54% 41.2 41.2
Westfarms 78.94% 186.( 146.¢ 6.10% 0.€ 3.1 142.¢ 146.¢
Total Joint Venture Fixed 848.t 436.€ 1.7 7.C 203.¢  99.2 1.3 14 427 1t 1.€ 1.7 747 436.€
Weighted Rate 5.71% 5.77% 5.83% 5.83% 5.97% 5.46% 5.76% 5.76% 5.55% 5.76% 5.76% 5.76% 5.76%
Joint Ventures Floating Rate Debt:
Fair Oaks 50.00% 250.( 125.( 4.22%(1) 125.((f) 125.C
Taubman Land Associat 50.00%  30.C 15.C 5.95%(m) 15.C 15.C
Other (n) 0.1 0.C 3.25% 0.C 0.C
Total Joint Venture Floating 280.1 140. 0.C 125.( 15.C 0.C 0.C 0.C 0.C 0.C 0.C 0.C 0.C 140.C
Weighted Rate 4.40% 4.40% 3.25% 4.22%  5.95% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Total Joint Venture 1,128 576.¢ 1.7 132« 218.¢  99.2 1.2 14 427 1t 1.€ 1.7 747 576.€
Weighted Rate 5.38% 5.44% 5.81% 4.31% 5.97% 5.46% 5.76% 5.76% 5.55% 5.76% 5.76% 5.76% 5.76%
TRG Beneficial Interest Totals
Fixed Rate Debt 2,937.¢ 2,335.¢ 109.€ 91.7 216.5 235.1 405.6 722.€ 399. 2.¢ 3.1 3.2 146.C 2,335.t
5.77% 5.77% 9.28% 6.52%  5.94% 5.35% 5.52% 5.46% 5.37% 5.94% 5.94% 5.94% 5.95%
Floating Rate Debt 848.7 540.( 0.C 400t 154 1.2 1.4 1t 1.€ 1.7 1.8 2.C 1126  540.C
4.28% 4.01% 3.25% 3.64%  5.92% 4.99% 4.99% 4.99% 4.99% 4.99% 4.99% 4.99% 4.99%
Total 3,786.¢ 2,875t 109.€  492: 2317 236.4 407.. 724.1 401.C 4.€ 4.8 5.2 258.7 2,875.
5.43% 5.44% 9.81% 4.17% 5.94% 5.35% 5.52% 5.46% 5.37% 5.59% 5.59% 5.58% 5.53%
Average Maturity Fixed Debt 4
Average Maturity Total Debt 4

(a) All debt is secured and n-recourse to TRG unless otherwise indica
(b) Includes the impact of interest rate swaps, if dy,does not include effect of amortization of iebuance costs, losses on settlement of derestiged to hedge the refinancing of certain fixete r

debt or interest rate cap premiur

(c) The Company has announced that it will discontifim@ncial support of Regency Square. As a reselt@bmpany is in discussions with the lender allmaicenter's future ownership. The Company

expects to accrue a default rate of interest orodue of 10.75% beginning late in the fourth quaaie2010.
(d) The Pier Shops' loan is in default. As of Decenf#¥19, interest accrues at the default rate of1P@.€ather than the original stated rate of 6.0
(e) Debt is swapped to an effective rate of 5.01% uméturity January 1, 2011. If the loan is extended rate would float at LIBOR + 1.15¢
(f) Two one year extension options availal
(g) Debt is swapped to an effective rate of 4.99% uméturity.
(h) Rate floats daily. Letters of credit totaling $4n8lion are also outstanding on facilit
(i) The debt is floating month to month at LIBOR plpsead.

() TRG revolving credit facility of $550 million. Dolpn, Fairlane and Twelve Oaks are the direct boemswunder this facility. Debt is guaranteed by TI
(k) One year extension option availak

() Debt is swapped to an effective rate of 4.22% uméturity April 1, 2011. If the loan is extend¢lde rate would float at LIBOR + 1.40¢
(m) Debt is swapped to an effective rate of 5.95% uméturity.

(n) Debt is unsecures



Exhibit 31 (a)

Certification of Chief Executive Officer
Pursuant to 15 U.S.C. Section 10A, as Adopted Purant to
Section 302 of the Sarbanes-Oxley Act of 2002

I, Robert S. Taubman, certify that:

1.

2.

| have reviewed this quarterly reportForm 10-Q of Taubman Centers, Inc.;

Based on my knowledge, this quarterly report dogscontain any untrue statement of a material tacomit to state a material fact necessary to nthkestatements made, in light of
circumstances under which such statements were,matimisleading with respect to the period covédrgdhis report

Based on my knowledge, the financial statements,adher financial information included in this repdairly present in all material respects theafigial condition, results of operations and
flows of the registrant as of, and for, the peripdssented in this repo

The registrant's other certifying officer(sanare responsible for establishing and maintagjrdisclosure controls and procedures (as defindgkithange Act Rules 13a-15(e) and 1%&de)) ani
internal control over financial reporting (as definin Exchange Act Rules 1-15(f) and 15-15(f)) for the registrant and hav

a) Designed such disclosure controls and proceduresused such disclosure controls and proceduries tiesigned under our supervision, to ensurenthétrial information relating to t
registrant, including its consolidated subsidiarissnade known to us by others within those egjtparticularly during the period in which thipoet is being prepare:

b) Designed such internal control over financial réjpgr or caused such internal control over finahoiporting to be designed under our supervisionprovide reasonable assura
regarding the reliability of financial reportingdithe preparation of financial statements for exdepurposes in accordance with generally accegtedunting principles

c) Evaluated the effectiveness of the registrantslassire controls and procedures and presentedsimeport our conclusions about the effectivendsbedisclosure controls and procedu
as of the end of the period covered by this repased on such evaluation; &

d) Disclosed in this report any change in the regmtsanternal control over financial reporting thatcurred during the registrant's most recent figoarter (the registrant's fourth fis
quarter in the case of an annual report) that retemally affected, or is reasonably likely to nré&By affect, the registrant's internal controlesfinancial reporting; an

The registrant's other certifying officer(s) andave disclosed, based on our most recent evaluatioriernal control over financial reporting, foetregistrant's auditors and the audit committi
the registrant's board of directors (or personfopering the equivalent functions

a) All significant deficiencies and material weaknesge the design or operation of internal controofinancial reporting, which are reasonably likédyadversely affect the registra
ability to record, process, summarize, and repoaricial information; an

b) Any fraud, whether or not material, that involveamagement or other employees who have a significdain the registrant's internal control overafiicial reporting

Date: November 5, 2010 /s/ Robert S. Taubme
Robert S. Taubma
Chairman of the Board of Directors, President, @héf Executive Office




Exhibit 31 (b)

Certification of Chief Financial Officer
Pursuant to 15 U.S.C. Section 10A, as Adopted Purant to
Section 302 of the Sarbanes-Oxley Act of 2002

I, Lisa A. Payne, certify that:

1.

2.

| have reviewed this quarterly reportForm 10-Q of Taubman Centers, Inc.;

Based on my knowledge, this quarterly report dogscontain any untrue statement of a material tacomit to state a material fact necessary to nthkestatements made, in light of
circumstances under which such statements were,matimisleading with respect to the period covédrgdhis report

Based on my knowledge, the financial statements,adher financial information included in this repdairly present in all material respects theafigial condition, results of operations and
flows of the registrant as of, and for, the peripdssented in this repo

The registrant's other certifying officer(sanare responsible for establishing and maintagjrdisclosure controls and procedures (as defindgkithange Act Rules 13a-15(e) and 1%&de)) ani
internal control over financial reporting (as definin Exchange Act Rules 1-15(f) and 15-15(f)) for the registrant and hav

a) Designed such disclosure controls and proceduresused such disclosure controls and proceduries tiesigned under our supervision, to ensurenthétrial information relating to t
registrant, including its consolidated subsidiarissnade known to us by others within those egjtparticularly during the period in which thipoet is being prepare:

b) Designed such internal control over financial réjpgr or caused such internal control over finahoiporting to be designed under our supervisionprovide reasonable assura
regarding the reliability of financial reportingdithe preparation of financial statements for exdepurposes in accordance with generally accegtedunting principles

c) Evaluated the effectiveness of the registrant'slalisire controls and procedures and presentedlisnréport our conclusions about the effectivenefsshe disclosure controls a
procedures, as of the end of the period coveratiisyreport based on such evaluation;

d) Disclosed in this report any change in the regmtsanternal control over financial reporting thatcurred during the registrant's most recent figoarter (the registrant's fourth fis
quarter in the case of an annual report) that retemally affected, or is reasonably likely to nré&By affect, the registrant's internal controlesfinancial reporting; an

The registrant's other certifying officer(s) andave disclosed, based on our most recent evaluatioriernal control over financial reporting, foetregistrant's auditors and the audit committi
the registrant's board of directors (or personfopering the equivalent functions

a) All significant deficiencies and material weaknesge the design or operation of internal controofinancial reporting, which are reasonably likédyadversely affect the registra
ability to record, process, summarize, and repoaricial information; an

b) Any fraud, whether or not material, that involveamagement or other employees who have a significdain the registrant's internal control overafiicial reporting
Date: November 5, 2010 /sl Lisa A. Payni
Lisa A. Payne

Vice Chairman, Chief Financial Officer, and Direc{Brincipal Financial Officer



Exhibit 32 (a)

Certification of Chief Executive Officer
Pursuant to 18 U.S.C. Section 1350, as Adopted Puemnt to
Section 906 of the Sarbanes-Oxley Act of 2002

I, Robert S. Taubman, Chief Executive Officer ot/ieman Centers, Inc. (the "Registrant"), certifyt thased upon a review of the Quarterly Report omFb0-Q for the period ended September 30, :
(the "Report"):

(i) The Report fully complies with the requirementsSefction 13(a) or Section 15(d) of the SecuritiesHaxge Act of 1934, as amended;
(i) The information contained in the Report fairly mets, in all material respects, the financial ctodiand results of operations of the Registr
/s/ Robert S. Taubme Date: November 5, 2010

Robert S. Taubma
Chairman of the Board of Directors, President, @héf Executive Office



Exhibit 32 (b)

Certification of Chief Financial Officer
Pursuant to 18 U.S.C. Section 1350, as Adopted Puemnt to
Section 906 of the Sarbanes-Oxley Act of 2002

I, Lisa A. Payne, Chief Financial Officer of Taubm&enters, Inc. (the "Registrant"), certify thas&a upon a review of the Quarterly Report on Fo@aQ1for the period ended September 30, 201C
"Report"):

(i) The Report fully complies with the requirementsSefction 13(a) or Section 15(d) of the SecuritiesHaxge Act of 1934, as amended;

(i) The information contained in the Report fairly mets, in all material respects, the financial ctodiand results of operations of the Registr
/sl Lisa A. Payni Date: November 5, 2010
Lisa A. Payne

Vice Chairman, Chief Financial Officer, and Direc{Brincipal Financial Officer



Exhibit 4-A

LIMITED WAIVER LETTER
August 9, 2010
Eurohypo AG, New York Branch, Administrative Agent
1114 Avenue of the Americas
New York, NY 10036
Attention: Head of Portfolio Operations
Re: Taubman Corporate Revolv
Ladies and Gentlemen:
We are writing to you with respect to that cert8econd Amended and Restated Secured Revolvingt@rgiement dated as of November 1, 2007 (the Hi€Agreement’) by and among Dolphin Me¢
Associates LLC, Fairlane Town Center LLC and Twebaks Mall, LLC, as Borrowers, Eurohypo AG, New Kd@ranch, as Administrative Agent, Lead Arranged anBank and the other Banks signa
thereto. Capitalized terms used but not otherdéfmed herein shall have the meanings respectiigsn them in the Credit Agreement.
In September, 2009, Taubman Centers, Inc. annoutizcthe book values of The Pier Shops at CaemaisRegency Square would be written down to appratély $52 million and $30 millio
respectively. Taubman Centers, Inc. also annalitiet its Board of Directors had decided to disicnre financial support of the $135 million mortgalgan secured by The Pier Shops. The Pier Sis
now being foreclosed on by its mortgage lenderdifiahally, the $74.1 million nomecourse mortgage loan secured by Regency Squateesian November, 2011. The Borrowers have reqdes limite
waiver under the Credit Agreement so that Taubmeamt€2s, Inc.’s Board of Directors is able to coasig@nd evaluate all available options in addresiegnaturity of the Regency Square mortgage loan.
Section 9.01(5)s the only provision of the Credit Agreement ciegitan Event of Default relating to ngayment of debts by Affiliates of TRG (other thdme Borrowers). Borrowers and TRG her
request that the Banks permanently waive any EveBrefault that may now or hereafter exist undecti®a 9.01(5)of the Credit Agreement with respect to the Afftis of TRG which respectively oy
The Pier Shops and Regency Square.
This limited waiver is subject to the following atitions:
1. This limited waiver shall not apply to, and nothimgrein shall constitute a waiver of, the occureesotan Event of Default under Section 9.01¢6)he Credit Agreement with respect to Borrow
TRG, TCI or any Affiliate of TRG other than the Ai&tes which own The Pier Shops and Regency Squ@er this purpose, the Capitalization Value bETPier Shops and Regency Square
not be aggregated with the Capitalization Valuassfets of other Affiliates of TRG in determiningetiier an Event of Default exists under sSection 9.01(5.)
2. This limited waiver shall not be deemed to modifywaive in any respect the financial covenants eamag Borrowers and TRG contained_in_Section &Dthe Credit Agreement. (And f
Section 6.09 (6) of the Credit Agreement, within thirty (30) dayellowing each Disposition of assets in excess $@b5,000,000, the Borrower Parties must submit dificate
demonstrating covenant compliance, on a pro fdyasss, after giving effect to such Dispositic

3. The waiver set forth herein shall be limited to éxpress terms of this letter agreement, and rtbduwaiver is hereby granted, implied or inferr

4. As consideration for the approval and executiothef limited waiver by all of the Banks, within 845) Business Days following full execution her@&®G will pay to each Bank a oriere fee
equal to ten (10) basis points of such E's Loan Commitmen

5. The Credit Agreement and other Loan Documentsatifeed and confirmed hereby and remain in fullciand effect, and no defenses exist to the enfeenethereof
6. This letter agreement shall be governed by New Yank
7. TRIAL BY JURY IS WAIVED IN CONNECTION WITH THE INTERPRETATION AND ENFORCEMENT OF THIS LETTER AGREEMEN

Please execute below to confirm your agreemenhiglimited waiver. Transmission of signature papg pdf or telecopier shall be legally binding.isTketter may be executed in multiple counterg
which, taken together, shall constitute and beamkthe same instrument.




Very truly yours,
DOLPHIN MALL ASSOCIATES LLC , a Delaware limited liability company
By: The Taubman Realty Group Limited Partnership, a®ate limited partnership, its sole mem

By: /s/ Steven E. Ede

Steven E. Ede
its authorized signatol

FAIRLANE TOWN CENTER LLC , a Michigan limited liability company
By: The Taubman Realty Group Limited Partnership, a®ate limited partnership, its sole mem

By: /s/ Steven E. Ede

Steven E. Ede
its authorized signatol

TWELVE OAKS MALL, LLC , a Michigan limited liability company
By: The Taubman Realty Group Limited Partnership, aate limited partnership, its sole mem

By: /s/ Steven E. Ede¢

Steven E. Ede
its authorized signatol

THE TAUBMAN REALTY GROUP LIMITED PARTNERSHIP

By: /s/ Steven E. Ede

Steven E. Ede
its authorized signatol




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

AS ADMINISTRATIVE AGENT AND AS A BANK
EUROHYPO AG, NEW YORK BRANCH

By:  /s/ Maureen Slent:

Name: Maureen Slentz
Title:  Managing Director

By: /sl Stephen Co
Name: Stephen Cox

Title:  Executive Director




BANK:
COMERICA BANK

By:  /s/ Kristine Vigliotti

COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

Name: Kristine Vigliotti
Title:  Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

PNC BANK, NATIONAL ASSOCIATION

By:  /s/ James A. Harmar

Name: James A. Harmann
Title:  Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

PB (USA) REALTY CORPORATION

By:  /s/ Jonathan O

Name: Jonathan Oh
Title:  Assistant Vice President

By: /s/ Michael Roger

Name: Michael Rogers
Title:  Assistant Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

JPMORGAN CHASE BANK, N.A.

By: /sl Mark Franke

Name: Mark Frankel
Title:  AVP




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

RBS CITIZENS, N.A. d/b/a CHARTER ONE

By: /sl Erin L. Mahor

Name: Erin L. Mahon
Title:  Assistant Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

MIDFIRST BANK , a Federally Chartered Savings Association
By:  /s/ Chris Reeve

Name: Chris Reeves
Title:  Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

CR E DIT AGRICOLE CORPORATE AND INVESTMENT BANK, FO RMERLY KNOWN AS CALYON
NEW YORK BRANCH

By:  /s/ John A. Wair

Name: John A. Wain
Title:  Managing Director

By:  /s/ Daniel J. Redd

Name: Daniel J. Reddy
Title:  Director




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

LANDESBANK HESSEN-THURINGEN GIROZENTRALE

By:  /s/ Thomas R. Crowle

Name: Thomas R. Crowley
Title:  Senior Vice President, Real Estate Finance

By:  /s/Jung Y. Chui

Name: Jung Y. Chun
Title:  Vice President, Real Estate Finance




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

U.S. BANK NATIONAL ASSOCIATION

By:  /s/ Curt M. Steine

Name: Curt M. Steiner
Title:  Senior Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

FIFTH THIRD BANK , an Ohio Banking Corporation

By:  /s/ Timothy J. Kalil

Name: Timothy J. Kalil
Title:  Vice President




COUNTERPART SIGNATURE PAGE
TO

LIMITED WAIVER LETTER

BANK:

BAYERISCHE LANDESBANK, NEW YORK BRANCH

By:  /s/ Thorsten Kleir

Name: Thorsten Klein
Title:  First VP

By:  /s/ Timothy Moore

Name: Timothy Moore
Title:  First VP



TAUBMAN CENTERS, INC.

Computation of Ratios of Earnings to Combined FixedCharges and Preferred Dividends

Earnings (loss) before income from equity inves(1)

Add back:
Fixed charge
Amortization of previously capitalized intert
Distributed income of Unconsolidated Joint Veas

Deduct:
Capitalized interes
Preferred distributions

Earnings available for fixed charges and prefedigiiends
Fixed charges

Interest expens

Capitalized interes

Interest portion of rent expen

Preferred distributions

Total fixed charges

Preferred dividends

Total fixed charges and preferred dividends

Ratio of earnings to fixed charges and preferredidnds

(in thousands, except ratios

Exhibit 12

Nine Months Ended September

2010 2009
$ 15,09 $ (122,119
120,23¢ 116,07¢
3,39€ 3,41¢
29,21 28,98(
(176) (915
(1,845 (1,845
$ 16591t $ 23,59¢
$ 114,24¢  $ 109,11:
17€ 91&
3,971 4,20€
1,84¢ 1,84¢
$ 12023 $ 116,07¢
10,97¢ 10,97¢
$ 13121 $ 127,05¢
1.3 0.2(2)

(1) Earnings before income from equity investees ferrtine months ended September 30, 2009 includeaiiment charges of $166.7 million on The Pier Shapd Regency Square and a $2.€
million restructuring charge, which primarily repents the costs of terminations of persor

(2) Earnings available for fixed charges and prefedigiiends were less than total fixed charges aefepred dividends by $103.5 million. See Not



