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Rainier History

O

The Rainier Companies, founded in 2003, are a well-established Dallas,
TX-based private commercial real estate investor and operator

~

4 Principals; Over 100 years collective experience

~

Professional Staff of 18 people

S2 Billion in Commercial Real Estate Investments Closed

~

Current AUM S$1.2 Billion

~

N~

All Major Asset Classes

The Rainier Companies




Company Overview

O

Primary Operating Entities The Rainier Companies

Established in 2003

~

» Rainier Realty Investments, LLC

Investments of more than S2 Billion in CRE

~

» Rainier Asset Management Company, LLC

» Rainier Realty Finance, LLC » Significant personal capital investment from

_ Principals and private investors
» Rainier Realty Management, LLC

.. L » Active Business Lines
» Rainier Realty Acquisitions, LLC

» Value-Add Equity Investing
» Preferred Equity/Mezzanine Investing
» Asset Management

The Rainier Companies
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US ECONOMY: OVERALL

» Largest economy in the world - $20.4 Trillion (International Monetary
Fund)

» Increased from $19.4 Trillion in 2017

» GDP estimated 4% annualized 2018
» Artificially low interest rates
» Lower taxes on small business (35% vs 21%)
» Reduced regulatory agenda

» Unemployment — Nationally 3.9% down from 4.5% Sept 2017
» Strong labor market, solid job growth, historically low unemployment statistics
» DFW unemployment 3.6%
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GDP GROWTH RATE PER CALENDAR QUARTER
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US ECONOMY: OVERALL

» Inflation

» Forecasted will average 1.9% in 2018, increase to 2.0% in 2019 and stabilize at
around 2.0% in 2020

» US interest rates

» Rising steadily; increased deposits + CD yield; fuels spending

» Short term rate still artificially low; slowdown likely to occur if this gets raised too
quickly



USA

O

FIGURE 6: GLOBAL GROWTH AND POLICY OUTLOOK

Inflation Fiscal Policy Monetary Upside Downside

US. Robust Rising gently Expansionary Tightening Bonds / Stocks
UK. Slowing Falling Neutral Neutral Brexit Brexit

Europe Robust Rising gently Expansionary Neutral Anti-EU Politics
Japan Robust Rising gently Confractionary Neutral

Ching Robust, but slowing Rising Confractionary Tightening Trade war
India Picking up Rising Expansionary Neutral Reform

Source: CBRE Research, Q1 2018.

The Rainier Companies
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US RETAIL: - OVERALL
- WORKINGS

» US retail market, size and prospects

» Approximately 20 Billion SF of retail space nationally (SA 23.4 million sg. meters)
» DFW 191 million SF (counting only projects over 25k SF)

» Types of markets, malls/power centres, etc.

» Enclosed malls (400k sf+) — Public often confuse “retail” types when discussing
apocalypse

» Lifestyle centers (open air malls w/restaurant + multifamily/townhome living)
» Factory Outlets (outlet malls, off brand goods, low-mid priced luxury)
» Power Centers (200k sf+, grocery anchors, specialty goods, home improvement)

» Convenient Centers (<35k SF, convenience based, dry cleaners, nail salon, etc.,
quick options)



Retail Real Estate Facts

O

U.S. Online Sales as Percentage of Total Retail Sales
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Retail Real Estate Facts

O

$589 Billion online retail sales T-12 months Sept. 2018 (US Census Bureau)

~

$5.2 Trillion total retail sales T-12 months Sept. 2018 (US Census Bureau)

~

» Ecommerce has been and will continue to be driven by “mobile commerce”

» Touchpoints (86%)
» Online Store, Social Media, Online Catalog, Online Marketplace (amazon, ebay)

» Retailers are changing the way we interact with them
» Apple, Restoration Hardware, Kohl’s (partner with Amazon), Best Buy (partner Apple/Samsung)
» Online brands with B&M stores (Apple, Amazon, Warby Parker, Bonobos, Boll & Branch, Casper

» Brick & Mortar Retailers Ranked in Total Online Sales (2018)

» Wal-Mart (#2), Apple (#3), Home Depot (#4), Best Buy (#5) Macy’s (#6), Target (#7), Costco (#8),
Kohl’s (#9), Lowe’s (#13), Staples (#15)

The Rainier Companies




T [ ] [ ] [ ]
op Online Sales Generators (Millions)
amazon.com 54 451.4
walmart.com
apple.com
homedepot.com
bestbuy.com
macys.com
target.com 3 900.8
costco.com 3 589.2
kohls.com 3 521.49
gvc.com 3421
wayfair.com 3 386.7
apmex.com 2 916.494
lowes.com 2 695
Jjmbullion.com 1 904.5
staples.com 1872.9
o] 10 000 20 000 30 000 40 000 50 000 60 000
E-commerce revenue in million U.5. dollars

The Rainier Companies



Brick & Mortar Here to Stay

O

» Nationwide Retail Rents Reached 10 Year High in 2018; $17.41/SF annually

» More Retail Store Openings than Closings, By a lot

» 4,080 Store Openings in 2017 (Forbes survey of chain operators w/ more than 50 stores)
» 3,835 Net Openings vs Closings 2018 (IHL Group, Aug 2018) Including Toys R Us

» Major Brands Expanding 2018 — Dollar General (900), Aldi (200), Ross (100), Gap (90), Wal-Mart
(90), Old Navy (60), Warby Parker (36), Target (35), Five Below (30), Costco (25)

» Brick & Mortar is Taking Over E-Commerce, Not Vice Versa

» Sales Online Go Into Brick & Mortar Corporate Pockets
» Over 60% of Online Sales Go to Brick & Mortar Brands

» Warren Buffett Recently Bet Big On Retail
» $377M Investment into Store Capital (July 2017)
» 1,750 Retail Properties in 48 States

The Rainier Companies




Amazon Facts

O




Total Retail Sales Remain Healthy

O
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Note: Sales figures are seasonally adjusted.
*Core Retail and Food Service Sales excludes gasoline stations and motor vehicle & parts dealers.
Source: U.S. Census Bureau, Q3 2018.

» Total retail sales increased by 6.1% year-over-year in Q3, continuing to post the biggest gains since 2012.

* Core retail sales increased by 50 basis points (bps) in Q3 and are up 5.5% year-over-year, driven by food services
and non-store retailers.




Availability Rates Decline In Each Sector

s ifpstyle & Moll  ==Neighborhood, Community & Strip ~ e====Power emmmmTofq| Retail

Q Q
S S
NI

Source: CBRE Econometric Advisors, Q3 2018.
* The overall retail availability rate fell slightly in Q3 to 6.4%, down 10 bps from Q2.

* Q3 marked the first time since Q2 2015 that availability rates fell in each sector.
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Net asking rent growth continues to increase

O
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Source: CBRE Econometric Advisors, Q3 2018.
* Net asking rent growth increased slightly in Q3 to $17.41 per sq. fi.

* Year-over-year net asking rent growth has occurred every quarter since Q1 2014.
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Total Retail Completions

O
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Source: CBRE Econometric Advisors, Q3 2018.
* Total retail completions continued to decline in Q3, driving up rent and demand for prime assets.

* The top markets for supply in Q3 were Houston, Chicago and Cleveland, each with more than
500,000 sq. ft. of completions.

The Rainier Companies
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WHO IS BUYING AND SELLING WHAT IN THE US

Exhibit 2-9 U.S. Buyers and Sellers: Net Acquisitions, by Source and Property Sector, July 1, 2017, to June 30, 2018

USS$ billion

Office

. Cross-border

Source: Real Capital Analytics.

Industrial

Retail

Apartment

. Institutional/equity fund

. Listed REITs

. Private

Hotel
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US RETAIL: - OVERALL
- WORKINGS

»y Ecommerce effects

» Pushed shift in customer experience, convenience returns, faster shipping

» Typical leases, examples
» NNN, base rate + Expenses (Cam)

» Department store closures
» Toys R Us, Sears, Mattress Firm, Foot Locker

» Massive debt loads by PE, inability to adapt to ecommerce environment, instore
experience

» Rainier watch list (books, video games, shoes, debt maturities)



Rainier / Emira Buying Thesis

O

Class A+ Open Air Retail Power Centers

» Must have grocery component
» 70%+ National Credit Tenants
» Under writable risk
» Secondary & Tertiary Markets
» Favorable cap rates to infill product
»  Minimum 300 bps spread cap rate vs interest rate
» Fixed long term senior debt
» Interest only

» Assumable as a premium
» High coverage ratios avg. over 2.3x

» $25,000,000 USD +

» Best asset in market or sub-market
» Positive tenant sales/health ratio trends
» Strategic leasing and management plans

The Rainier Companies
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US RETAIL: - OVERALL
- WORKINGS

Grocery anchor effects

» Big box retail future
» Shrinking footprint
» Consolidation; the strong will survive
» Experience shopping (theaters, fitness, restaurants)
» Customer Service never more important
» Social Media; influencers, monitor brands new items, sales, (mobile commerce)

» Conventional wisdom a thing of the past; long lease = no way, retailers reinvent
every 5-10 yrs. (be strategic)

» Keeping an eye on retailer debt maturities (Public/Private)

» Outside the box thinking (pop ups, farmers market, food trucks, live entertainment,
wifi, child care)
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US RETAIL: - OVERALL
- WORKINGS

» Debunk retail apocalypse

» It is easy to get caught up in the “retail Armageddon” story, and it clearly has
created an amount of uncertainty in the retail real estate market. However, behind
the headlines is where the real story is taking place. The retail market is proving to
be extremely resilient and continues to transform to compete in an ever- changing
environment

» Health ratios and lease terms
» What you can expect
» Rent options (NNN & % rent)
» Health ratios (getting better)
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EMIRA ASSETS

» Belden Park Crossings
»32 East

»Moore Plaza

» Stony Creek Market Place
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PURCHASE PRICE GLA OCCUPANCY EMIRA CASH-ON-CASH

USD67.0m (100%) 482 534ft2 93.2% INVESTMENT RETURN
USD8.4m USD 12.0%

YIELD SITE EXTENT WALE

8.1% 1 958 022ft? 3.3 years (46.7% preferred

equity stake)



Belden Park

O
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2 STARKENTERPRISES
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PURCHASE PRICE GLA OCCUPANCY EMIRA CASH-ON-CASH

USD29.1m (100%) 188 912ft2 100% INVESTMENT RETURN
USD4.25m USD 12.0%

YIELD SITE EXTENT WALE

8.4% 912 887ft? 8.5 years (49.4% preferred

equity stake)






EMIRA PROPERTY FUN

32EAST

CINCINNATI,

2 STARKENTERPRISES
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PURCHASE PRICE
USD70.6m (100%)

YIELD
8.1%

P e e
g ’ >

GLA
380 592ft?

SITE EXTENT
1 488 010ft?

OCCUPANCY
99.2%

WALE
3.8 years

EMIRA
INVESTMENT
USD13.1m

(49.5% equity
stake)

CASH-ON-CASH
RETURN
USD 12.14%



Moore Plaza

Corpus Christi, TX

» Dual grocery anchored, Target & HEB (HEB S1mm week in sales)

» 99% occupancy; Avg. tenants 17 year tenure
» World Market vacancy value-add
» Health ratios excellent

» Significant investment in economy
» Petrochemical plant - $20 Billion

» Redevelopment opportunity (Raising Cane’s) Nov 2018 opening

» Port of Corpus Christi expansion ($327mm)
» CC Port exports more oil than any other US port (316k barrels a day)

» $10 Billion liquid natural gas plant (S50 B in planned development before 2023)
» 5k jobs, significant economy growth

The Rainier Companies
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MOORE PLAZA — CORPUS CHRISTI, TEXAS

RAINIER
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STONY CREEK - NOBLESVILLE INDIANA (28 MAR 2018)
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Purchase Emira Cash-on-cash
price GLA Occupancy investment return

Yield Site extent WALE



Stony Creek

O
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STONY CREEK — NOBLESVILLE, INDIANA




Questions ?

O




Contact The Rainier Companies

RAINIER

WWW.rainiercompanies.com
+1.214.234.8200 — main line
+1.866.726.8660 — toll-free

dlovell@rainiercompanies.com



http://www.rainiercompanies.com/
mailto:dlovell@rainiercompanies.com

THANK YOU

EMIRA

PROPERTY FUND



