


Depart Wynn Las Vegas

Tour Centennial Center and 

Centennial Gateway

Management Presentation at 

Rampart Commons

Cocktail Reception and Heavy  

Hors d’Oeuvres

Depart Rampart Commons





Analyze the various 

sources and uses KRG 

has at its disposal to 

create attractive risk-

adjusted returns

Deep dive into KRG’s 

key markets and our 

operating, leasing, and 

development platforms

Highlight KRG’s 

significant presence 

and the quality of 

our real estate in the 

Las Vegas market







Peer Average - YTD 2024 KRG - YTD 2024
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Peer Average - YTD 2024 KRG - YTD 2024

Note: Peer group includes AKR, BRX, FRT, KIM, PECO, REG, and ROIC. Source of all peer data is from 3Q 2024 supplemental disclosures.

1. “Recovery Ratios” are computed by dividing tenant reimbursements by the sum of recoverable operating expense and real estate tax expense. 

- Meet regularly with every 

tenant in our portfolio

- Engage with tenants to 

assist in improving 

performance at our centers

- Quick, clear, and kind 

communication efforts

- Proactively lead maintenance 

capital projects to enhance the 

shopping experience

- Create a first-class environment 

for retailers to thrive

- Constant communication 

internally and externally

- Communication systems in 

place for tenants and 

vendors

- Vendor and scope resources 

used for competitive pricing

- Strategically located near 

our properties



▪

▪

▪

▪

Fixed Rent Bumps Greater Than or Equal to 3% (% of Lease Count)

Fixed CAM (% of Lease Count)

Shops (< 10K Square Feet)

Anchors (> 10K Square Feet)

Total

Greater Than or Equal to 3.0%

Greater Than or Equal to 3.5%

Greater Than or Equal to 4.0%



Note: Unless otherwise indicated, information shown for the period ending September 30, 2024.

1. Represents weighed average from the two properties compared to KRG’s portfolio average of 170 basis points as of September 30, 2024.



▪

▪

▪

▪

▪

▪

▪

KRG does not mandate a one-size-fits-all approach to mixed-use development but applies the cues from the real estate to 

determine the highest and best use for every parcel at each property. Below are examples of varying structures we have 

implemented for developments with different risk-adjusted return profiles.

▪

▪

▪

▪
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- Summerlin is one of the most prominent submarkets in Las Vegas and continually recognized 

as a top five “Top-Selling Master Plan in the U.S.”

- Las Vegas median sale price for existing homes is $450K, which is well below the $630K 

median for states in the west region of the U.S.

- Las Vegas has easy access to outdoor recreation with nearby Red Rock Canyon, Lake Mead, 

and numerous hiking and biking trails

Sources: US Census Bureau, RCLCO, Las Vegas Review Journal, World Population Review, and the National Association of Realtors.

- The Las Vegas MSA population has grown 2.7% from 2020 to 2023, outpacing the national 

average by 170 basis points

- Nearly 43% of new arrivals in Nevada from 2020 to 2023 were from California – Las Vegas 

continues to benefit from people leaving California for a lower cost of living and no state 

income tax

- The economy in Las Vegas continues to diversify beyond tourism into other areas, including 

technology, healthcare, and logistics

- Las Vegas had over 40 million visitors in 2023 and continues to attract world class events like 

the 2024 Superbowl, the Formula 1 Las Vegas Grand Prix, and numerous UFC fights 

- In 2023, Las Vegas had 5.9 million visitors for meetings and conventions

South Carolina 3.5%

Missouri 3.2%

Idaho 2.8%

Montana 2.7%

Alaska 2.2%

Utah 2.2%

Alabama 2.1%

Virginia 2.1%

Arkansas 2.0%

California 134.5

Oregon 115.1

Washington 115.1

Arizona 107.2

Idaho 106.1

Colorado 105.5

Montana 103.7

Utah 101.5

New Mexico 94.2

Wyoming 92.8





•

•

• What is the current economic / geopolitical environment and where is it headed?

• Are we pairing strategies with different liquidity profiles or yield horizons?

• Does the allocation decision help or hinder a strategic objective?

• Can we afford to be wrong? Do we have the wherewithal to ultimately be right in the long run?

• Will investors support the decision, and do we have conviction to pursue a path without the support?

•
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•

•

•

•

•

•



•

• Yield on intended use vs. weighted cost of the source of capital

• Impact on earnings (accretive vs. dilutive)

• Impact on leverage levels

• Strategic objectives and priorities

• Market and pricing trends

•

•

•

•

•

•
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•



•

• KRG maintains target leverage levels (5.0x – 5.5x NDE) but for short duration spikes with a clear path to get back within the target range

• Positive risk-adjusted arbitrage between sources of funds and stabilized yield

• Lack of a strategically compelling alternative use

• Each option is conservatively underwritten to the targeted yield

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•



Note: Peer group includes BRX, FRT, KIM, and REG. Source of all peer data is from Q3 2024, Q4 2022, Q4 2021, Q4 2020, and Q4 2019 supplemental disclosures.

Q4 2019 Q4 2020 Q4 2021 Q4 2022 Q4 2023 Q3 2024 Q4 2019 Q4 2020 Q4 2021 Q4 2022 Q4 2023 Q3 2024
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•

– Located in markets that do not fit KRG’s long-term geographic strategy – Located in target markets, such as Sun Belt states or select strategic gateway markets

– States where KRG owns only one asset (CT, MA, MI, MO, OH, PA)
– Assets with growth rates in excess of the portfolio average with an opportunity to 

enhance KRG’s long-term growth strategy

– Assets with growth rates that are lower than the portfolio average and 

limited upside for future value creation

– Strong real estate that has been mismanaged and presents opportunities to reinvent the 

tenant mix

– Properties with several at-risk tenants where KRG can de-risk the portfolio
– Strong existing merchandising mix with opportunities to leverage KRG’s tenant 

relationships in future leasing

– KRG has disposed of several assets via attractive reverse inquiry offers and 

would look to redeploy proceeds into high-quality assets

– Off-market deals where KRG can demonstrate to buyers our ability to close swiftly and 

eliminate financing risk



•

•

•

Pebble Marketplace Las Vegas Q1’22 $44.1 Hamilton Crossing Centre Indianapolis Q1’22 $6.9

MacArthur Crossing Dallas Q2’22 $21.9 Plaza Del Lago Chicago Q2’22 $58.7

Palms Plaza Boca Raton Q3’22 $35.8 Lincoln Plaza – Lowe’s Worcester Q4’22 $10.0

Prestonwood Place Dallas Q3’23 $81.0 Kingwood Commons Houston Q2’23 $27.4

Parkside West Cobb Atlanta Q3’24 $40.1 Pan Am Plaza Indianapolis Q2’23 $52.0

Reisterstown Road Plaza Baltimore Q3’23 $48.3

Eastside Dallas Q4’23 $14.4

Ashland & Roosevelt Chicago Q2’24 $30.6



Hamilton Crossing Centre Indianapolis 8 – 500 100

One Loudoun Washington, D.C. 30 1,700 1,300 125

Glendale Town Center Indianapolis 5 – 275 –

Edwards Multiplex – Ontario Los Angeles 20 10 1,300 –

Downtown Crown Washington, D.C 1 42 – –

Main Street Promenade Chicago 1 16 – –

The Shops at Legacy Dallas / Fort Worth 1 – 285 –

Lakewood Towne Center Seattle 10 – 350 –

Delray Marketplace Miami 7 5 350 –

•

•



•

•

•

•

•

•

•

•

•

•

•

•

•

•



✓ Open-air retail is resilient and has a favorable supply 

and demand balance

✓ One of the most efficient and effective operators in 

the public retail real estate space

✓ Among the highest NOI margins and recovery ratios in 

the public retail real estate space

✓ “Real estate first” management team with 75+ years 

of collective experience in retail real estate

✓ Majority of KRG markets have benefited from 

migration trends to the Sun Belt while also 

maintaining a strategic gateway market presence

✓ One of the lowest net debt to adjusted EBITDA and 

highest debt service coverage ratios in the public retail 

real estate space

✓ Poised for growth with a healthy signed-not-open 

pipeline, additional lease-up potential, and several 

development and redevelopment opportunities

✓ Opportunity for multiple expansion as KRG continues 

to execute on short and long-term objectives

✓ Preparing to benefit from the Artificial Intelligence 

Revolution

✓ Awarded Gold at the 2023 NAREIT Investor CARE 

Awards (small cap REIT category) for effective and 

efficient communication





Forward-Looking Statements

This Investor Update, together with other statements and information publicly disseminated by us, contains certain forward-looking statements within the meaning of Section 27A of the Securities Act of 1933 (the “Securities Act”) and Section 21E of the Securities Exchange Act of 1934. Such statements are based on assumptions 
and expectations that may not be realized and are inherently subject to risks, uncertainties and other factors, many of which cannot be predicted with accuracy and some of which might not even be anticipated. Future events and actual results, performance, transactions or achievements, financial or otherwise, may differ 
materially from the results, performance, transactions or achievements, financial or otherwise, expressed or implied by the forward-looking statements. Risks, uncertainties and other factors that might cause such differences, some of which could be material, include but are not limited to: 

• whether we will successfully source and allocate capital in the manner and on the rates that we anticipate or at all;

• whether our assumed cap rates, ROCs and IRRs used in considering sources and uses of capital are accurate;

• whether leasing is the best risk-adjusted use of capital;

• whether embedded rent growth will be more impactful than pushing near-term occupancy;

• whether our anchor lease rate will perform as anticipated;

• whether our potential transaction criteria will result in successful refining of our portfolio;

• whether execution of our short and long-term objectives will result in opportunity for multiple expansion;

• whether we will allocate higher levels of free cash flow to select  development opportunities; 

• whether our SNO pipeline will provide significant upside potential;

• whether open-air retail proves to be resilient and continues to have favorable supply and demand balance;

• financing risks, including the availability of, and costs associated with, sources of liquidity; 

• the Company’s ability to refinance, or extend the maturity dates of, the Company’s indebtedness; the level and volatility of interest rates; 

• the financial stability of tenants; 

• the competitive environment in which the Company operates, including potential oversupplies of and reduction in demand for rental space; 

• acquisition, disposition, development and joint venture risks; 

• property ownership and management risks, including the relative illiquidity of real estate investments, and expenses, vacancies or the inability to rent space on favorable terms or at all; 

• the Company’s ability to maintain the Company’s status as a real estate investment trust for U.S. federal income tax purposes; potential environmental and other liabilities; 

• impairment in the value of real estate property the Company owns; 

• the attractiveness of our properties to tenants, the actual and perceived impact of e-commerce on the value of shopping center assets and changing demographics and customer traffic patterns; 

• business continuity disruptions and a deterioration in our tenant’s ability to operate in affected areas or delays in the supply of products or services to us or our tenants from vendors that are needed to operate efficiently, causing costs to rise sharply and inventory to fall; 

• risks related to our current geographical concentration of the Company’s properties in Texas, Florida, and North Carolina; and the metropolitan statistical areas of New York, Atlanta, Seattle, Chicago, and Washington, D.C.;

• civil unrest, acts of violence, terrorism or war, acts of God, climate change, epidemics, pandemics (including COVID-19), natural disasters and severe weather conditions, including such events that may result in underinsured or uninsured losses or other increased costs and expenses; 

• changes in laws and government regulations including governmental orders affecting the use of the Company’s properties or the ability of its tenants to operate, and the costs of complying with such changed laws and government regulations; 

• possible short-term or long-term changes in consumer behavior due to COVID-19 and the fear of future pandemics; 

• our ability to satisfy our internal environmental, social, and governance goals on the anticipated timeline or at all;

• our ability to satisfy environmental, social or governance standards set by various constituencies; 

• insurance costs and coverage, especially in Florida and Texas coastal areas; 

• risks associated with cybersecurity attacks and the loss of confidential information and other business disruptions;

• whether the signed-not-open pipeline will perform as anticipated and whether the leased-to-occupied spread will be impacted as a result; 

• whether our capital allocation strategy will be a competitive advantage in the ongoing macroeconomic uncertainty;

• other factors affecting the real estate industry generally; 

• and other risks identified in reports the Company files with the Securities and Exchange Commission (“the SEC”) or in other documents that it publicly disseminates, including, in particular, the section titled “Risk Factors” in the Company’s Annual Report on Form 10-K for the fiscal year ended December 31, 2023, and in the 

Company’s quarterly reports on Form 10-Q. The Company undertakes no obligation to publicly update or revise these forward-looking statements, whether as a result of new information, future events or otherwise.



NET OPERATING INCOME, CASH NET OPERATING INCOME AND SAME PROPERTY NET OPERATING INCOME

The Company uses property net operating income (“NOI”) and cash NOI, which are non-GAAP financial measures, to evaluate the performance of our properties. The Company defines NOI and cash NOI as income from our real estate, including lease termination fees received 

from tenants, less our property operating expenses. NOI and cash NOI exclude amortization of capitalized tenant improvement costs and leasing commissions and certain corporate level expenses, including merger and acquisition costs. Cash NOI also excludes other property-

related revenue as that activity is recurring but unpredictable in its occurrence, straight-line rent adjustments, and amortization of in-place lease liabilities, net. The Company believes that NOI and cash NOI are helpful to investors as measures of our operating performance 

because they exclude various items included in net income that do not relate to or are not indicative of our operating performance, such as depreciation and amortization, interest expense, and impairment, if any.

The Company also uses same property NOI (“Same Property NOI”), a non-GAAP financial measure, to evaluate the performance of our properties. Same Property NOI is net income excluding properties that have not been owned for the full periods presented. Same Property 

NOI also excludes (i) net gains from outlot sales, (ii) straight-line rent revenue, (iii) lease termination income in excess of lost rent, (iv) amortization of lease intangibles, and (v) significant prior period expense recoveries and adjustments, if any. When the Company receives 

payments in excess of any accounts receivable for terminating a lease, Same Property NOI will include such excess payments as monthly rent until the earlier of the expiration of 12 months or the start date of a replacement tenant.

The Company believes that Same Property NOI is helpful to investors as a measure of our operating performance because it includes only the NOI of properties that have been owned for the full periods presented. The Company believes such presentation eliminates disparities 

in net income due to the acquisition or disposition of properties during the particular periods presented and thus provides a more consistent metric for the comparison of our properties. Same Property NOI includes the results of properties that have been owned for the entire 

current and prior year reporting periods.

NOI and Same Property NOI should not, however, be considered as alternatives to net income (calculated in accordance with GAAP) as indicators of our financial performance. The Company’s computation of NOI and Same Property NOI may differ from the methodology used 

by other REITs and, therefore, may not be comparable to such other REITs.

When evaluating the properties that are included in the same property pool, we have established specific criteria for determining the inclusion of properties acquired or those recently under development. An acquired property is included in the same property pool when there 

is a full quarter of operations in both years subsequent to the acquisition date. Development and redevelopment properties are included in the same property pool four full quarters after the properties have been transferred to the operating portfolio. A redevelopment property is 

first excluded from the same property pool when the execution of a redevelopment plan is likely and we (a) begin recapturing space from tenants or (b) the contemplated plan significantly impacts the operations of the property. For the three and six months ended June 30, 2024, 

the same property pool excludes the following: (i) properties acquired or placed in service during 2023 and 2024; (ii) The Landing at Tradition – Phase II, which was reclassified from active redevelopment into our operating portfolio in June 2023; (iii) our active development and 

redevelopment projects at Carillon medical office building and The Corner – IN; (iv) Hamilton Crossing Centre and Edwards Multiplex – Ontario, which were reclassified from our operating portfolio into redevelopment in June 2014 and March 2023, respectively; (v) properties 

sold or classified as held for sale during 2023 and 2024; and (vi) office properties.

EBITDA AND NET DEBT TO ADJUSTED EBITDA

The Company defines EBITDA, a non-GAAP financial measure, as net income before interest expense, income tax expense of the taxable REIT subsidiaries, and depreciation and amortization. For informational purposes, the Company also provides Adjusted EBITDA, which it 

defines as EBITDA less (i) EBITDA from unconsolidated entities, as adjusted, (ii) gains on sales of operating properties or impairment charges, (iii) merger and acquisition costs, (iv) other income and expense, (v) noncontrolling interest Adjusted EBITDA, and (vi) other non-

recurring activity or items impacting comparability from period to period. Annualized Adjusted EBITDA is Adjusted EBITDA for the most recent quarter multiplied by four. Net Debt to Adjusted EBITDA is the Company’s share of net debt divided by Annualized Adjusted EBITDA. 

EBITDA, Adjusted EBITDA, Annualized Adjusted EBITDA and Net Debt to Adjusted EBITDA, as calculated by the Company, are not comparable to EBITDA and EBITDA-related measures reported by other REITs that do not define EBITDA and EBITDA-related measures exactly 

as we do. EBITDA, Adjusted EBITDA and Annualized Adjusted EBITDA do not represent cash generated from operating activities in accordance with GAAP and should not be considered alternatives to net income as an indicator of performance or as alternatives to cash flows 

from operating activities as an indicator of liquidity.

Considering the nature of our business as a real estate owner and operator, the Company believes that EBITDA, Adjusted EBITDA and the ratio of Net Debt to Adjusted EBITDA are helpful to investors in measuring our operational performance because they exclude various 

items included in net income that do not relate to or are not indicative of our operating performance, such as gains or losses from sales of depreciated property and depreciation and amortization, which can make periodic and peer analyses of operating performance more 

difficult. For informational purposes, the Company also provides Annualized Adjusted EBITDA, adjusted as described above. The Company believes this supplemental information provides a meaningful measure of its operating performance. The Company believes presenting 

EBITDA and the related measures in this manner allows investors and other interested parties to form a more meaningful assessment of the Company’s operating results.






