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Date: 06/30/2026

Dear Stockholder,

As we reflect on the past year and look ahead, I want to extend my sincere gratitude for your continued
trust and investment in Horizon Group Properties, Inc. Your support has been instrumental in our
efforts to strengthen our business and navigate the challenges of a dynamic retail real estate
environment.

Consumer fundamentals remained remarkably strong: unemployment was at a historic low, and
household wealth was at a historic high. Last year, I noted that the new Administration in Washington,
the implementation of tariffs, and general economic uncertainty were weighing on our centers; this
year, despite the inflationary impact of the war in Iran, we observed significant positive trends in sales.

In the first five months of 2026, sales are up at all of our centers, ranging from 0.5% to 8.0%. The two
largest increases were 8.2% in El Paso and 7.3% in Laredo. These results reflect both the consumer's
resilience and the continued strength of cross-border traffic and spending.

As in past years, the Company was affected by retailer bankruptcies, including those of Saks, Eddie
Bauer, Francesca's, and Claire's. The impact of the Saks bankruptcy was limited to The Outlet Shoppes
at Atlanta, where a poorly performing 24,807-square-foot store was located. We were seeking an
opportunity to replace it with a more attractive retailer. During the bankruptcy process, Burlington bid
for a significant number of Saks stores, including our Atlanta location; their bid was awarded.
Burlington has begun paying rent, and we anticipate they will take occupancy in early 2027.

While we had hoped for a tenant that would add greater merchandising diversity to the center, we
objected to the Burlington bid in court and, as a result, negotiated a new lease that provides
approximately $62,000 in additional annual rent for the space. We are hopeful the Burlington store will
merchandise in a manner consistent with the higher-end market in which the center operates, and we
look forward to it serving as a draw for the property.

The most significant bankruptcy of the past year was Eddie Bauer's. The Company lost four stores and
nearly $1.0 million in income. While the Eddie Bauer brand may continue to exist, this was a
liquidation of the operating business. Claire's bankruptcy resulted in one closure and four lease
modifications; the total loss from this bankruptcy was $225,947. Francesca closed two stores, resulting
in a total revenue loss of $263,834.

The bankruptcies resulted in the loss of 35,184 square feet, or 1.63% of the total portfolio. Despite this,
portfolio occupancy increased from 89.5% to 91.2% between July 1, 2025, and today. This
improvement reflects very aggressive leasing by our team, including 292,431 square feet of new leases
and 753,160 square feet of renewals.

As with most companies in the retail-center space, Horizon continues to explore entertainment and
food options for our centers. A widely-noted trend is that younger consumers—particularly Generation
Z—are returning to shopping centers, driven in part by a desire for social interaction. Shopping, dining,
and entertainment are increasingly going hand in hand, and we believe these initiatives will become
important drivers of traffic and tenant sales.

I have mentioned in the last several letters that developing new outlet centers is more challenging than
ever because fewer brands are in the outlet business, and uncertainty has slowed expansion by both
those already in the business and those entering it. In addition, construction costs remain high, and



construction financing options are limited and expensive. Only two new outlet centers were developed
over the past five years.

The Company will continue to actively pursue acquisition opportunities that align with our strategic
goals. We are focused on identifying well-located outlet centers and retail properties that offer strong
upside potential through improved leasing, repositioning, and operational efficiencies. During 2025
and 2026, two significant outlet centers came to market; we spent extensive time reviewing both and
concluded the sellers' pricing expectations were well above reasonable values, so we declined to bid
on these two centers. As one of the very few outlet operators, we continue to believe we have a
competitive advantage in bidding for new properties.

CENTERS

The Outlet Shoppes at Atlanta ("Atlanta") continues to shine as a regional powerhouse, boasting
exceptional sales figures and a terrific tenant mix. Net operating income (“NOI”) at the shopping center
is at the highest level since we opened the property and 60% above where NOI had fallen to during the
depths of COVID. During this period, the center also lost Eddie Bauer and a Francesca's location due
to retailer bankruptcies. Occupancy has remained flat since the beginning of 2025 and currently stands
at 95.1%, with tenants either in occupancy or undersigned leases.

In 2025, Buckle (opened April 2025), Hey Dude (opened May 2025), and Fabletics (opened July 2025
- our first Fabletics in the portfolio). In May of 2026, both Pandora and OFFLINE by Aerie opened,
and Sephora is scheduled to open in the fall, our second Sephora in the portfolio.

The center also completed major remodels for Gap, Under Armour, American Eagle, Aerie, and
Sunglass Hut, enhancing store presentation and sales productivity. We have undertaken major
landscaping improvements at the center and are now refreshing all parking lots, including sealcoating
and restriping.

The Outlet Shoppes at El Paso ("El Paso") is an exceptionally strong center. Occupancy has increased
from 93.6% at the beginning of 2025 to 98.1% today, including tenants with signed leases yet to take
occupancy. As in Atlanta, NOI at El Paso has never been higher—up 7% in 2025 over 2024 and 80%
above the depths of the COVID pandemic.

Since early 2025, notable openings include Victoria's Secret, Pandora, Jawns Over, and Ace of Crepes.
Coach expanded and built a beautiful new store, resulting in a 75% increase in sales. Sephora opened
a new store last month, and later this summer, Calvin Klein will open a major addition to the center.

El Paso will also welcome The Park @ The Outlets, which is a transformational vision to create a
vibrant community gathering space that extends the shopping experience beyond retail. Designed as a
welcoming green space, the park will host festivals, artisan and farmers markets, live entertainment,
corporate and social events, and family activities while providing a relaxing destination for guests year-
round. The concept includes attractive features such as murals, sculptures, playgrounds, seating areas,
and a digital event board, creating countless opportunities for engagement, photo moments, and
community pride. Beyond enhancing customer experience, the park also offers new revenue
opportunities through sponsorships, naming rights, event rentals, advertising, and vendor participation,
making it both a community asset and a long-term investment for the property.

Traffic continues to rise, driven by strong demand from Mexican consumers and the completion of
major road work that had hindered access to the center. While some construction remains in the area,
we believe the most significant disruptions—previously discussed—are now behind us.



Earlier this year, the El Paso market experienced an unusually severe rainstorm that caused significant
damage to the roofs throughout the center. As a result, the Company undertook a comprehensive roof
replacement project at a cost exceeding $1 million. While the roofs had reached an age where
replacement would likely have been required in the near future, the storm accelerated the timing of this
capital expenditure. Although unexpected, the new roofs will provide long-term benefits to the property
and reduce future maintenance requirements.

The Outlet Shoppes of the Bluegrass ("Bluegrass") is another beautiful outlet shopping center with
many terrific brands. Located approximately 20 miles from Louisville, the center also draws shoppers
from Lexington, Frankfort, and the surrounding communities. Its attractive architecture and extensive
landscaping, combined with an outstanding collection of brands—many of which cannot be found
elsewhere in the market—make Bluegrass a premier shopping destination and a wonderful place to
shop.

The leasing team at Horizon has done a terrific job of adding new tenants to the shopping center.
Through their persistence and strong relationships with retailers and brokers, they have continued to
strengthen the merchandising mix and enhance Bluegrass as a shopping destination. Their efforts have
played a significant role in improving the center's overall performance and positioning it for continued
success.

I mentioned in last year's letter that we were converting the 25,000-square-foot space vacated by RH
in 2023 to accommodate three new tenants: Ulta Beauty, Pandora, and Five Below. I am pleased to
report that all three stores have now opened: Pandora in October 2025, Ulta Beauty in February 2026,
and Five Below in June 2026. The redevelopment has significantly enhanced the merchandising mix
at Bluegrass, replacing a single underperforming tenant with three strong national retailers that appeal
to a broad range of customers and generate increased traffic for the center.

Adding to the list of significant new tenants are Fabletics, OFFLINE by Aerie, Clarks, Lee Wrangler,
and Victoria's Secret, all of which opened in April 2026. These additions further strengthen the center's
merchandising mix by bringing nationally recognized brands that complement our existing retailers,
broaden the shopping experience, and reinforce Bluegrass as one of the region's premier outlet
shopping destinations. As a result of these leasing efforts, occupancy at the center has increased from
89.2% a year ago to 92.5% today.

As I write this letter, our nation is approaching the 250th anniversary of its founding. The Outlet
Shoppes of the Bluegrass is celebrating with four days of free, family-friendly events, July 3—6. Guests
will be able to enjoy Revolutionary War living history demonstrations, historical exhibits, patriotic
presentations, an Independence Market featuring local artisans, live entertainment, and a Family Fun
Day leading up to the July 4th fireworks show. We expect the event to generate significant traffic for
the center while further establishing Bluegrass as not only a premier shopping destination, but also a
gathering place for the residents of the surrounding communities.

The Outlet Shoppes at Laredo ("Laredo") achieved the highest sales per square foot in the center’s
history this year, a remarkable accomplishment that reflects the strength of the property, the resilience
of the South Texas economy, and the continued importance of cross-border commerce. The center
continues to benefit from strong consumer demand in both the United States and Mexico.

Y ear-to-date sales at Laredo have increased 7.3%, while sales for the trailing twelve-month period are
up 4.5%. These results reflect the continued strength of consumer demand and demonstrate that the
center continues to perform exceptionally well despite ongoing economic uncertainty.



A significant addition to the center will be Burlington, which will occupy a newly configured 30,985-
square-foot store. The new premises were created by combining the original 20,268-square-foot space,
an additional 6,242 square feet of underutilized food court space, and 4,475 square feet of previously
unoccupied space that had never been leased since the center opened. Burlington is scheduled to open
in August and is expected to become a major traffic driver. Its strong appeal within the Hispanic
community makes it an excellent fit for Laredo's large and loyal customer base, further strengthening
the center's merchandising mix and long-term performance.

In addition to Burlington, Hey Dude will open at the center in September of this year, and Aeropostale
is scheduled to open in mid-fall. These are excellent additions to an already strong merchandising mix
and further strengthen what is becoming an even more attractive shopping destination for consumers
throughout the Laredo market and for Mexican tourists who regularly shop at the center.

The Outlets at The Dells ("Dells") is located in Wisconsin Dells, widely recognized as the birthplace
of the modern water park. Like several of our other centers, The Dells benefits from a tourism-driven
economy, making it an excellent location for an outlet shopping center. More than four million visitors
travel to Wisconsin Dells each year and stay in approximately 8,500 hotel and resort rooms throughout
the market. The area features more than 200 water slides, including the largest outdoor and indoor
water parks in the United States, making it one of the nation’s premier family vacation destinations.

We are very excited about what is happening at The Dells, despite the fact that since the Company
purchased the center in March 2024, both Express and Eddie Bauer have filed for bankruptcy. While
those bankruptcies created early leasing challenges for the property, they have not diminished our
enthusiasm for the center or our confidence in the market's long-term strength.

Leasing activity at the center has been exceptionally strong. New tenants added over the past eighteen
months include Aerie, which opened in March 2025, Uniform Outlet, which opened in May 2025,
Aeropostale, which opened last summer, a new Auntie Anne's/Cinnabon store, Buckle, and Lush Latte,
an outstanding locally owned coffee shop, all of which opened in May of this year. These additions
have significantly enhanced the center's merchandising mix, expanded the food and beverage offerings,
and further strengthened The Dells as a destination for both visitors and residents.

Food offerings have historically been one of the center's greatest opportunities for improvement, and I
am pleased to announce the addition of Draft City Taproom and Eatery. This new restaurant will occupy
a highly visible location at one of the center's entrances and will offer a combination of quality dining
and a full-service bar. We believe Draft City Tap will become a popular gathering place for both visitors
and residents while enhancing the overall shopping experience and increasing customer dwell time at
the center.

During 2025, the Company completed several significant capital improvement projects throughout the
center. One of the most noticeable was the complete repainting of the exterior, transforming the
property from a dark, weathered appearance into a much brighter, more inviting shopping environment.
We also repaired and restored each of the center's architectural towers, which had begun to deteriorate
after years of exposure to the elements. In addition, every outlet pylon sign was refurbished, creating
bold new signage that significantly enhances the center's visibility and presence along the surrounding
roadways. Together, these improvements have dramatically enhanced the appearance of the property
and better positioned The Dells to attract both new and returning visitors.

As with all of our centers, we have continued to expand our social media presence and community
outreach efforts at The Dells. Over the past year, the center's social media content generated more than



5 million views, while its follower base grew by 10%. These efforts have strengthened awareness of
the property and expanded our ability to communicate directly with both local residents and visitors
planning trips to Wisconsin Dells.

We are also pleased to resurrect the popular Unicorn Festival in 2026 after a six-year hiatus. The event
was a tremendous success, attracting more than 1,000 attendees, many of whom traveled from the
highly desirable Madison market. In addition to creating a memorable family experience, the festival
introduced new customers to the center and demonstrated the value of hosting unique events that
complement our retail offerings.

Lincoln City Outlets (“Lincoln City”) was acquired along with the Dells in early 2024 and is located
on the beautiful Oregon coast in one of the Pacific Northwest’s most popular tourist destinations. We
are excited about the progress we have made since acquiring the property, although the center has faced
several significant challenges resulting from retailer bankruptcies.

Since our acquisition, Lincoln City has lost Eddie Bauer, Hanesbrands/Maidenform, and rue21, all as
a result of their bankruptcies, as well as OshKosh B'gosh and Adidas stores. More recently, we were
disappointed by the closure of the center's restaurant. We are actively marketing the space and are
working aggressively to identify quality replacement. The restaurant occupies an outstanding location
in the center and offers excellent facilities, and we are confident that it will present an attractive
opportunity for the right operator.

While these vacancies have created challenges, we are encouraged by the progress being made
elsewhere at the center. We have recently added several new entertainment-oriented uses that broaden
the property's appeal and provide additional reasons for customers to visit beyond traditional shopping.
These additions are consistent with our portfolio-wide strategy of creating destinations that combine
shopping, dining, and entertainment to enhance the customer experience.

These additions include Funtastic Arcade & Claw City, occupying 9665 square feet, a premier family
entertainment venue featuring a full arcade with the latest interactive games, claw machines, and one
of the region’s largest prize redemption centers. The attraction appeals to guests of all ages and
complements Lincoln City’s position as a family-oriented tourist destination.

We also welcomed Discs & Dice, a unique retailer specializing in disc golf equipment, tabletop games,
collectibles, and hobby merchandise. In addition to its extensive product offerings, Discs & Dice hosts
regular game nights, tournaments, and special events that create repeat visits and foster a loyal customer
community.

Another exciting addition is LC Outpost, a 5,200-square-foot retailer that opened over the Fourth of
July holiday weekend. Long recognized as a Lincoln City institution, the business has historically been
known as a sporting goods and firearms retailer with a limited apparel selection. The new location
represents a significant evolution of that concept, offering nationally recognized outdoor sports,
recreational, and lifestyle apparel brands in a format reminiscent of a smaller-scale outdoor outfitter.

The retailer has already demonstrated its ability to create value at the center. Less than a year ago, they
acquired the neighboring 7,570-square-foot Scout Trading store and completely remerchandised the
operation, resulting in substantial sales growth. Their continued investment in Lincoln City further
reinforces our confidence in the property’s future and in the strength of the local market.

We have also welcomed Lincoln City Arts & Crafts, a unique retailer that offers locally inspired arts,
crafts, and specialty merchandise. The store fills an important void left by the closure of Jo-Ann Fabrics
in the market, providing both local residents and tourists with a destination for arts-and-crafts supplies



and specialty merchandise. The store is another attraction for visitors to the Oregon coast and
encourages guests to spend more time at the shopping center, complementing the center's growing mix
of experiential tenants.

Community engagement remains an important part of our strategy at Lincoln City. In 2025, the center
hosted its largest-ever Spooky Spectacular, welcoming more than 1,600 visitors and partnering with
14 community organizations to provide a fun, safe, and free trick-or-treating experience for local
families and tourists. Events such as these strengthen our relationship with the community, introduce
new visitors to the center, and reinforce Lincoln City’s position as an important gathering place on the
Oregon coast.

Looking ahead, we are encouraged by our leasing pipeline. We are currently in discussions with two
nationally recognized retailers that we believe will join the center later this year. While it is premature
to announce their identities, we are optimistic that these additions will further strengthen the center’s
merchandising mix and continue the positive momentum we have established since acquiring the

property.
MANAGEMENT CHANGES

This year marks the retirement of several individuals whose contributions have been instrumental to
Horizon Group Properties since its founding in 1998. While retirements are a natural part of the life
cycle of any organization, they also provide an opportunity to reflect on the tremendous impact these
individuals have had on our Company, our employees, and our stockholders over nearly three decades.

After serving as Chief Financial Officer since the Company's founding, David Tinkham has retired
from his day-to-day responsibilities with Horizon. It is difficult to overstate David's contributions to
the Company over the past twenty-seven years. From the earliest days of Horizon, he provided steady
leadership, sound judgment, and an unwavering commitment to the business's long-term success. His
knowledge of finance, accounting, and real estate proved invaluable as the Company navigated
multiple economic cycles, periods of industry disruption, and significant growth opportunities.

David played a central role in many of the Company's most important financing initiatives, leading
refinancing efforts that strengthened our balance sheet and provided the capital necessary to pursue
strategic opportunities. He also oversaw our accounting and financial reporting functions, ensuring the
highest standards of accuracy, integrity, and professionalism. In addition, his expertise in complex tax
structuring helped the Company navigate numerous transactions and ownership structures, enhancing
value for our stockholders.

Beyond his technical expertise, David was a trusted advisor whose thoughtful counsel influenced
countless decisions across the organization. His ability to analyze complex issues, identify practical
solutions, and maintain a long-term perspective made him an invaluable member of our leadership
team and a respected colleague throughout the industry.

I'am pleased to announce the appointment of James Dixon as Chief Financial Officer, succeeding David
Tinkham. James joined Horizon Group Properties in 2013 and has served in a series of leadership roles,
including Vice President & Chief Accounting Officer, Controller, and Assistant Controller, before
being named CFO. He oversees the company's financial reporting, budgeting, treasury, risk
management, compliance, and strategic financial planning.



Before Horizon Group Properties, James held finance and accounting leadership positions in
commercial real estate and public accounting. He holds a Bachelor of Science degree in Finance and
Accounting from Davenport University and is a Certified Public Accountant (CPA).

Also retiring this year is Tom Rumpts, Executive Vice President of Development, who likewise has
been with Horizon since its founding in 1998. Throughout his career with the Company, Tom wore
many hats and made meaningful contributions across virtually every aspect of our business. While his
title reflected his leadership in development, his responsibilities extended far beyond that role.

Over the years, Tom worked extensively in accounting, managed property operations, oversaw tenant
improvement projects, and played a key role in many of the day-to-day activities necessary to operate
a growing real estate company. Perhaps most notably, he was instrumental in the development and
construction of five outlet centers representing more than $600 million in asset value. His attention to
detail, practical problem-solving skills, and commitment to completing projects successfully were
critical to Horizon's growth.

Tom's greatest contribution, however, may have been the tremendous institutional knowledge he
accumulated during nearly three decades with the Company. His understanding of our properties,
tenants, business partners, and history was unmatched. Whether addressing a construction issue,
reviewing a lease provision, or recalling the details of a transaction completed many years earlier,
Tom's experience and perspective were invaluable resources for everyone at Horizon. His versatility,
dedication, and willingness to take on any challenge made him an indispensable member of our team,
and he will be greatly missed.

Fortunately, while both David and Tom have retired from their full-time roles, they have agreed to
remain involved with the Company as consultants during the coming year. We are grateful that Horizon
will continue to benefit from their knowledge, experience, and guidance as we move through this
leadership transition. Their continued involvement will help ensure a smooth transfer of responsibilities
while preserving the institutional knowledge that has been so important to our success.

I have had the privilege of working alongside both David and Tom for many years, and their friendship,
loyalty, and dedication to Horizon have meant a great deal to me personally. On behalf of our Board
of Directors, employees, and stockholders, I extend my sincere thanks to both David and Tom for their
extraordinary service to Horizon Group Properties. The Company is stronger today because of its
efforts, and its contributions will continue to be reflected in our organization for many years to come.

I am pleased to announce that Victoria Larinova has joined Horizon as our new Chief Operating
Officer, a position created as part of our long-term leadership transition. Victoria spent the past decade
with two of the world's largest property management firms, where she gained extensive experience in
property operations, asset management, and organizational leadership. She has assumed a significant
portion of Tom's former responsibilities and taken over many of the day-to-day operational activities |
previously handled.

Victoria truly hit the ground running. In addition to overseeing property management throughout the
portfolio, she has already led several important operational initiatives. We have completely revised the
Company's Employee Handbook, implemented mandatory background checks and drug testing for all
new property hires, and established a standardized property checklist for employee terminations. We
have also enhanced our quarterly Site Review reporting by incorporating center photographs, providing
management with a more effective tool to identify maintenance issues and operational improvement
opportunities.



Looking ahead, we are implementing the Yardi Facility Manager system to streamline maintenance
notifications, track equipment data, and monitor tenant compliance with preventive HVAC
maintenance lease requirements. In addition, we are reviewing mall office operating hours better to
align staffing schedules with each center's current needs. We are delighted to welcome Victoria to the
Horizon team and believe her experience and leadership will be a tremendous asset as we continue to
grow the Company. Matt Hauenstein, Operations Manager at The Outlets at The Dells, will assume
additional responsibilities to help coordinate operations across our portfolio of shopping centers. This
is a role that Tom was formerly responsible for.

Also, upon Gina Selecta's retirement, who headed marketing efforts for Horizon Group Properties, we
welcomed Ann Ackerman as Senior Vice President of Marketing. A nationally recognized retail real
estate marketing executive with more than 30 years of experience, Ackerman has extensive expertise
in branding, strategic marketing, tourism, public relations, and consumer engagement for leading retail
destinations.

In her role, Ackerman leads the company's integrated marketing strategy across its portfolio of outlet
centers, driving initiatives that enhance portfolio performance, strengthen retailer partnerships, and
elevate the customer experience.

Before joining Horizon Group Properties, Ackerman founded Elevate Branding and Marketing, a
consulting firm specializing in shopping center marketing strategy and revenue optimization. She
previously held executive marketing leadership positions with AWE Talisman and Macerich, where
she helped launch, reposition, and grow some of the industry's most successful outlet centers, including
Fashion Outlets of Chicago.

An award-winning industry leader, Ackerman has received more than a dozen ICSC MAXI Awards
and is the only marketing professional inducted into the Outlet Industry Hall of Fame. She also serves
as an ICSC MAXI Awards judge and a board member of the P&W Retail Group, reflecting her
continued leadership within the retail real estate industry.

In addition to the changes at the corporate level, we have made several updates to local property
management. Bobby Herman became the General Manager of The Outlet Shoppes at Atlanta; Jack
Cruthirds assumed the General Manager at The Outlet Shoppes at Laredo two months ago; and Heather
Ziebell will become the new General Manager at The Outlets at The Dells by the time this letter goes
out. Each brings a unique set of experiences to the role, and we are thrilled to have them on the Horizon
team.

FINANCING

The commercial real estate financing environment remains challenging. Higher interest rates, more
conservative underwriting standards, and increased lender scrutiny have made refinancing existing debt
and obtaining new financing more difficult than in prior years. Against this backdrop, management has
remained focused on preserving liquidity, maintaining financial flexibility, and maximizing value for
our stockholders.

The bank loan secured by The Outlet Shoppes at Laredo matured on June 30, 2026, pursuant to a
twelve-month extension granted by the lender last year. The loan currently has an outstanding balance
of $30,555,024.22. During the year, the Company actively marketed the property for replacement



financing and received proposals from several CMBS lenders. We were encouraged by the level of
interest generated and believe the market recognizes the assets’ underlying strengths. However, each
proposal requires a substantial equity contribution as a condition to closing.

In an effort to preserve stockholder value, we approached the existing lender to request an additional
extension to allow management time to address certain issues we believe could reduce the amount of
new capital required. In exchange, we offered to make a significant paydown on the loan balance. We
are currently negotiating an extension with the lender and, at the same time, have begun negotiating a
term sheet with a potential CMBS originator. The loan in Laredo is non-recourse to the company, but
we remain confident that we can secure replacement financing.

One of the more challenging situations facing the Company involves The Outlet Shoppes at Gettysburg.
The center has faced several headwinds over the past several years, including the opening of a
competing outlet center in Maryland that has diverted traffic from the market, the loss of several tenants
due to retailer bankruptcies, and the lingering effects of the COVID-19 pandemic. While our team has
worked diligently to improve the property's performance and strengthen the tenant mix, these factors
have continued to impact the center's operating results.

The CMBS loan secured by Gettysburg matured in October, 2025. At maturity, the outstanding loan
balance was approximately $19.6 million. Given the property's operating performance and the
challenges facing the center, refinancing the loan on acceptable terms was not feasible. Following the
maturity of the loan, the lender initiated foreclosure proceedings. In May, a receiver was appointed to
oversee the property and its operations. While we are disappointed by this outcome, we believe it is
important to recognize the realities of the situation and remain disciplined in our approach to capital
allocation.

We submitted a proposal to acquire the property from the lender at what we believe is a reasonable
value, based on the center's current operating performance and market conditions. That proposal was
rejected. We remain willing to engage in discussions should the lender's position change, but we do
not believe it is in the best interests of our stockholders to overpay for an asset facing the challenges
currently confronting the property.

CONCLUSION

As we look ahead, we remain keenly focused on the operations, leasing, marketing, and long-term
positioning of each of our shopping centers. We are excited about the opportunities to continue
improving the value of each property in our portfolio while remaining disciplined in pursuing strategic
acquisitions that complement our existing platform.

We continue to believe that open-air outlet centers enjoy important competitive advantages over
enclosed malls and traditional retail formats. In addition, during periods of economic uncertainty,
consumers often become even more value-conscious, making the outlet shopping experience
particularly attractive. We believe Horizon is well-positioned to benefit from that long-term trend.

While we cannot control the economy or world events, we can control our effort, discipline, creativity,
and execution. Every day, our objective is to make decisions that enhance the long-term value of your
investment in Horizon Group Properties.

On a personal note, I cannot begin to express how fortunate and blessed I feel to work alongside the
talented, hardworking, imaginative, and honest people who make up the Horizon team. Their
dedication, professionalism, and commitment to excellence are the foundation of everything we have



accomplished. I also consider it a privilege to work in an industry filled with bright, interesting, and
genuinely enjoyable people who make this business both challenging and rewarding.

Finally, I want to express my sincere gratitude to our Board of Directors for their guidance and support
and, most importantly, to you, our stockholders, for the confidence and trust you have placed in Horizon
Group Properties. Your continued support makes our progress possible, and we remain committed to
earning that trust every day.

Thank you for your continued confidence in Horizon Group Properties.

Sincerely,
Gagy SHoien

Chief Executive Officer

Horizon Group Properties, Inc.
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Cohen & Co

Independent Auditor’s Report

Board of Directors
Horizon Group Properties, Inc. and Subsidiaries

Opinion

We have audited the accompanying consolidated financial statements of Horizon Group Properties,
Inc. and Subsidiaries, which comprise the consolidated balance sheets as of December 31, 2025 and
2024, and the related consolidated statements of operations, stockholders’ equity, and cash flows for
the years then ended, and the related notes to the consolidated financial statements.

In our opinion, the consolidated financial statements referred to above present fairly, in all
material respects, the financial position of Harizon Group Properties, Inc. and Subsidiaries as of
December 31, 2025 and 2024, and the results of their operations and their cash flows for the years
then ended in accordance with accounting principles generally accepted in the United States of
America.

Basis for Opinion

We conducted our audits in accordance with auditing standards generally accepted in the United
States of America. Our responsibilities under those standards are further described in the Auditor’s
Responsibilities for the Audit of the Financial Statements section of our report. We are required to be
independent of Horizon Group Properties, Inc. and Subsidiaries and to meet our other ethical
responsibilities in accordance with the relevant ethical requirements relating to our audits. We believe
that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit
opinion.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of these consolidated financial
statements in accordance with accounting principles generally accepted in the United States of
America; this includes the design, implementation, and maintenance of internal control relevant to
the preparation and fair presentation of consolidated financial statements that are free from material
misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, management is required to evaluate whether
there are conditions or events, considered in the aggregate, that raise substantial doubt about Horizon
Group Properties, Inc. and Subsidiaries’ ability to continue as a going concern within one year after the
date that the consolidated financial statements are available to be issued.

COHEN & COMPANY, LTD.

vith the Public Company Accounting Oversight

800.229.1099 1 866.818.4538 rax | cohenco.com



Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial
statements as a whole are free from material misstatement, whether due to fraud or error, and to
issue an auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance
but is not absolute assurance and therefore is not a guarantee that an audit conducted in accordance
with generally accepted auditing standards will always detect a material misstatement when it exists.
The risk of not detecting a material misstatement resulting from fraud is higher than for one resulting
from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the
override of internal control. Misstatements are considered material if there is a substantial likelihood
that, individually or in the aggregate, they would influence the judgment made by a reasonable user
based on the consolidated financial statements.

In performing an audit in accordance with generally accepted auditing standards, we:

e Exercise professional judgment and maintain professional skepticism throughout the audit.

e |dentify and assess the risks of material misstatement of the consolidated financial
statements, whether due to fraud or error, and design and perform audit procedures
responsive to those risks. Such procedures include examining, on a test basis, evidence
regarding the amounts and disclosures in the consolidated financial statements.

e Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing
an opinion on the effectiveness of Horizon Group Properties, Inc. and Subsidiaries’ internal
control. Accordingly, no such opinion is expressed.

e Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of
the consolidated financial statements.

e Conclude whether, in our judgment, there are conditions or events, considered in the
aggregate, that raise substantial doubt about Horizon Group Properties, Inc. and Subsidiaries’
ability to continue as a going concern for a reasonable period of time.

We are required to communicate with those charged with governance regarding, among other
matters, the planned scope and timing of the audit, significant audit findings, and certain internal

control related matters that we identified during the audit.

Akron, Ohio
March 17, 2026



ASSETS
Real estate
Land

HORIZON GROUP PROPERTIES, INC.
Consolidated Balance Sheets

December 31, 2025

December 31, 2024

Buildings and improvements
Less accumulated depreciation

Construction in progress
Land held for investment
Total net real estate

Investment in and advances to joint ventures
Investment in and advances to joint ventures, at fair value
Cash and cash equivalents

Restricted cash

Marketable securities, at fair value

Tenant and other accounts receivable, net

Deferred costs, (net of accumulated amortization of $61 and
$116, respectively)

Notes receivable

Other assets
Total assets

LIABILITIES AND STOCKHOLDERS’ EQUITY

Liabilities:

Mortgage and other debt (net of unamortized debt

issuance costs of $126 and $144, respectively)
Accounts payable and other accrued expenses
Prepaid rents and other tenant liabilities

Total liabilities

Commitments and contingencies

Stockholders’ equity:

Common stock ($.01 par value, 50,000 shares authorized,
9,799 shares issued and outstanding)

Preferred stock ($.01 par value, 50,000 shares authorized,
2 shares issued and outstanding)

Additional paid-in capital

Accumulated deficit

Total stockholders’ equity attributable to the
controlling interest
Noncontrolling interests in consolidated subsidiaries
Total stockholders’ equity
Total liabilities and stockholders’ equity

(In thousands)

$ 565
3,411

(1,689)

2,287
3

17,816

20,106

23,574
51,519
3,979
1,834
4,793
578

20
18,130
1,280

$ 125813

$ 12,282

10,445
181

22,908

98

114,100

(30,306)

83,892

19,013

102,905

$ 125,813

$ 565
3,382

(1,480)

2,467
3

23,736

26,206

21,915
50,951
4,127
4,561
1,967
625

64
18,155
865

$ 129,436

$ 22,803

11,256
156

34,215

98

114,100

(37,068)

77,130

18,091

95,221

$ 129,436

The accompanying notes are an integral part of these consolidated financial statements.
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REVENUE
Base rent
Expense recoveries
Management, development, and leasing fees
Interest
Total revenue

EXPENSES
Property operating
Real estate taxes
Other operating
Depreciation and amortization
General and administrative
Interest
Total expenses

OTHER INCOME AND EXPENSE
Income from investment in joint ventures
Other income
Gain from sale of real estate

Total other income

Consolidated net income

Less net income attributed to the
noncontrolling interests

Net income attributable to the Company

HORIZON GROUP PROPERTIES, INC.
Consolidated Statements of Operations

Year Ended Year Ended
December 31, 2025 December 31, 2024

(In thousands)

$ 431 $ 469
131 121

3,721 4,719

1,829 1,680

6,112 6,089

472 609

99 104

4 10

264 227

6,177 6,024

1,199 1,610

8,215 8,584

8,114 8,222

352 591

4,645 841
13,111 9,654
11,008 8,059
(1,103) (984)

$ 9,905 $ 7,075

The accompanying notes are an integral part of these consolidated financial statements.
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Balance, January 1, 2025

Net income
Dividends

Distributions to
noncontrolling interests

Balance, December 31, 2025

Balance, January 1, 2024

Net income
Dividends

Distributions to
noncontrolling interests

Balance, December 31, 2024

HORIZON GROUP PROPERTIES, INC.
Consolidated Statements of Stockholders’ Equity

(Inthousands)

Total
Stockholders’
Common Equity Noncontrolling
and Additional Attributable to the Interests in Total
Preferred Paid-In Accumulated Controlling Consolidated  Stockholders’
Stock Capital Deficit Interest Subsidiaries Equity
$ 98 $ 114100 $ (37,068) $ 77130 % 18,091 $ 95221
- - 9,905 9,905 1,103 11,008
- - (3,143) (3,143) - (3,143)
- - - - (181) (181)
$ 98 $ 114100 $ (30,306) $ 83,892 $ 19,013 $ 102,905
Total
Stockholders’
Common Equity Noncontrolling
and Additional Attributable to the Interests in Total
Preferred Paid-In Accumulated Controlling Consolidated  Stockholders’
Stock Capital Deficit Interest Subsidiaries Equity
$ 98 $ 114100 $ (38,6206) $ 75572 % 17,625 $ 93,197
- - 7,075 7,075 984 8,059
- - (5,517) (5,517) - (5,517)
- - - - (518) (518)
$ 98 $ 114100 $ (37,068) $ 77130 % 18,091 $ 95,221

The accompanying notes are an integral part of these consolidated financial statements.
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HORIZON GROUP PROPERTIES, INC.
Consolidated Statements of Cash Flows

Year Ended Year Ended
December 31, 2025 December 31, 2024
Cash flows provided by operating activities: (In thousands)
Net income $ 11,008 $ 8,059
Adjustments to reconcile net income
to net cash provided by (used in) operating activities:
Operating distributions from joint ventures 4,409 6,276
Income from investment in joint ventures (8,114) (8,222)
Gain from sale of real estate (4,645) (841)
Depreciation 209 196
Amortization 54 31
Interest expense from deferred finance costs 17 32
Changes in fair value of marketable securities 26 -
Changes in assets and liabilities:
Tenant and other accounts receivable, net 47 (242)
Deferred costs, net, and other assets (425) 311
Accounts payable and other accrued expenses 7 1,241
Prepaid rents and other tenant liabilities 25 17
Net cash provided by operating activities 2,618 6,858
Cash flows provided by (used in) investing activities:
Investment in future developments - (126)
Proceeds from sale of marketable securities 859 -
Purchase of marketable securities (3,711) (1,967)
Net proceeds from sale of real estate 11,884 1,805
Distributions from joint ventures, return of capital 3,520 2,632
Contributions to joint ventures (2,042) (3,844)
Issuances of notes receivable - (18,155)
Collections on notes receivable 25 -
Expenditures for real estate (2,166) (669)
Net cash provided by (used in) investing activities 8,369 (20,324)
Cash flows provided by (used in) financing activities:
Distributions to noncontrolling interests (181) (518)
Dividends (3,143) (5,552)
Net proceeds from borrowing - 22,248
Principal payments on mortgages and other debt (10,538) (1,293)
Deferred finance costs acquired - (150)
Net cash provided by (used in) financing activities (13,862) 14,735
Net increase (decrease) in cash, cash equivalents, and
restricted cash (2,875) 1,269
Cash, cash equivalents, and restricted cash:
Beginning of year 8,688 7,419
End of year $ 5,813 $ 8,688

The accompanying notes are an integral part of these consolidated financial statements.
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HORIZON GROUP PROPERTIES, INC.
Consolidated Statements of Cash Flows, continued

Year Ended Year Ended
December 31, 2025 December 31, 2024

(In thousands)

Reconciliation from consolidated statements of cash flows to
consolidated balance sheets:

Cash and cash equivalents $ 3,979 $ 4127
Restricted cash 1,834 4,561
Cash, cash equivalents, and restricted cash, End of year $ 5,813 $ 8,688

The accompanying notes are an integral part of these consolidated financial statements.
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HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Note 1 - Organization and Principles of Consolidation

Horizon Group Properties, Inc. (“HGPI” or, together with its subsidiaries “HGP” or the “Company”) is a Maryland
corporation that was established on June 15, 1998. The Company conducts operations primarily through a
subsidiary limited partnership, Horizon Group Properties, L.P. (“HGP LP”) of which HGPI is the sole general
partner. As of December 31, 2025 and 2024, HGPI owned approximately 87% of the partnership interests (the
“Common Units”) of HGP LP. In general, Common Units are exchangeable for shares of Common Stock (or for an
equivalent cash amount at HGPI’s election).

The Company’s primary assets are its investments in subsidiary entities that own real estate. HGPI consolidates the
results of operations and the balance sheets of those entities of which the Company owns the majority interest. The
Company accounts for its investments in entities that do not meet these criteria using the cost or equity methods.
The entities referred to herein are consolidated subsidiaries of the Company excluding the entities discussed in Note
4; those entities are accounted for using the equity method of accounting.

Note 2 - Summary of Significant Accounting Policies

Principles of Consolidation

The consolidated financial statements include the accounts of HGPI and all subsidiaries that HGPI controls,
including HGP LP. The Company considers itself to control an entity if it is the majority owner of or has voting
control over such entity. All significant intercompany balances and transactions are eliminated in consolidation.

Use of Estimates

The preparation of financial statements in conformity with accounting principles generally accepted in the United
States of America (“GAAP”) requires management to make estimates and assumptions that affect the amounts
reported and disclosed in the financial statements and accompanying notes. Actual results could differ from those
estimates that were used and such differences may be material.

Investment in Real Estate

The Company allocates the purchase price of properties to net tangible and intangible assets acquired based on their
fair values in accordance with the provisions of GAAP. In making estimates of fair values for purposes of allocating
purchase price, the Company utilizes a number of sources, including independent appraisals obtained in connection
with the acquisition or financing of the respective property and other market data. The Company also considers
information obtained about each property from its pre-acquisition due diligence, marketing, and leasing activities, in
estimating the fair value of the tangible and intangible assets acquired.

The Company allocates a portion of the purchase price to above-market and below-market lease values for acquired
properties based on the present value (using an interest rate which reflects the risks associated with the leases
acquired) of the difference between: (i) the contractual amounts to be paid pursuant to the in-place leases and (ii)
management’s estimate of fair market lease rates for the corresponding in-place leases, measured over the remaining
non-cancelable term of the lease. In the case of below market leases, the Company considers the remaining
contractual lease period and renewal periods, taking into consideration the likelihood of the tenant exercising its
renewal options. The capitalized above/below-market lease values (included in Deferred Costs or Prepaid Rents and
Other Tenant Liabilities on the consolidated balance sheets) are amortized as either a reduction of, or addition to,
rental income over the remaining noncancelable terms of the respective leases. Should a tenant terminate its lease
prior to its scheduled expiration, the unamortized portion of the related lease intangibles would be added to income or
charged to expense, as applicable.

The Company allocates a portion of the purchase price to the value of leases acquired based on the difference
between: (i) the property valued with existing in-place leases adjusted to market rental rates and (ii) the property
valued as if vacant. The Company utilizes independent appraisals or its internally developed estimates to determine
the respective in-place lease values. The Company makes estimates of fair value using methods similar to those
used by independent appraisers. Factors management considers in its analysis include an estimate of carrying costs
during the expected lease-up periods considering current market conditions and costs to execute similar leases
including leasing commissions, legal and other related expenses.
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HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

The value of in-place leases (included in Buildings and Improvements on the consolidated balance sheets) is
amortized over the remaining initial terms of the respective leases. Should a tenant terminate its lease prior to its
scheduled expiration, the unamortized portion would be charged to expense.

Real Estate and Depreciation

Costs incurred for the acquisition, development, construction and improvement of properties, as well as significant
renovations and betterments to the properties, are capitalized. Maintenance and repairs are charged to expense as
incurred. Interest costs incurred with respect to qualified expenditures relating to the construction of assets are
capitalized during the construction period.

Amounts included under Buildings and Improvements on the consolidated balance sheets include the following types
of assets, which are depreciated on the straight-line method over estimated useful lives, which are:

Buildings and improvements 31.5 years
Tenant improvements / origination costs 10 years or lease term, if less
Furniture, fixtures, and equipment 3 -7 years

In accordance with GAAP, the Company records impairment losses on long-lived assets used in operations when
events and circumstances indicate that the assets might be impaired and the undiscounted cash flows estimated to be
generated over their expected holding periods are less than the carrying amounts of those assets. For assets held in
the portfolio, impairment losses are measured as the difference between carrying value and fair value. For assets to
be sold, impairment is measured as the difference between carrying value and fair value, less cost to dispose. Fair
value is based upon estimated cash flows discounted at a risk-adjusted rate of interest, comparable or anticipated
sales in the marketplace, or estimated replacement cost, as adjusted to consider the costs of retenanting and
repositioning those properties which have significant vacancy issues, depending on the facts and circumstances of
each property.

Pre-Development Costs

The pre-development stage of a project involves certain costs to ascertain the viability of a potential project and to
secure the necessary land. Direct costs to acquire the assets are capitalized once the acquisition becomes probable.
These costs are carried in Other Assets until conditions are met that indicate that development is forthcoming, at
which point the costs are reclassified to Construction in Progress. In the event a development is no longer deemed
probable and costs are deemed to be non-recoverable, the applicable costs previously capitalized are expensed when
the project is abandoned or the costs are determined to be non-recoverable.

At December 31, 2025 and 2024, there were no such pre-development costs.
Cash Equivalents

The Company considers all liquid investments with a maturity of three months or less when purchased to be cash
equivalents. The Company’s cash is held in accounts with balances, which at times, exceed federally insured limits.
The Company has not experienced any losses on such accounts and believes it is not exposed to any significant credit
risk on cash and cash equivalents.

Restricted Cash

Restricted Cash consists of amounts deposited in accounts with the Company’s primary lenders in connection with
certain loans and funds escrowed to be used as collateral. At December 31, 2025 and 2024, the escrow accounts
related to the Company’s primary lenders included approximately $532,000 and $410,000 in real estate tax, insurance
and interest escrows, respectively, and approximately $1,302,000 and $4,151,000 for cash collateral accounts,
respectively.
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HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Tenant Accounts Receivable and Allowance for Credit Losses

Tenant accounts receivable are uncollateralized tenant obligations due under normal trade terms requiring monthly
payment. The Company does not charge interest on unpaid accounts receivable balances. Since the Company's
accounts receivables are largely similar, the Company evaluates its allowance for credit losses as one portfolio
segment. At each consolidated balance sheet date, the Company recognizes an expected allowance for credit losses. In
addition, also at each reporting date, this estimate is updated to reflect any changes in credit risk since the receivable
was initially recorded. This estimate is calculated on a pooled basis where similar risk characteristics exist.

The allowance estimate is derived from a review of the Company's historical losses based on the aging of
receivables. This estimate is adjusted for management’s assessment of current conditions, reasonable and
supportable forecasts regarding future events, and any other factors deemed relevant by the Company. The Company
believes historical loss information is a reasonable starting point in which to calculate the expected allowance for
credit losses.

The Company writes off receivables when there is information that indicates the debtor is facing significant financial
difficulty and there is no possibility of recovery. If any recoveries are made from any accounts previously written
off, they will be recognized in income or an offset to credit loss expense in the year of recovery, in accordance with
the Company’s accounting policy election. There were no write-offs for the years ended December 31, 2025 and
2024.

Deferred Costs

Deferred costs consist of fees and direct internal costs incurred to initiate and renew tenant operating leases and are
amortized over the life of the lease.

Notes Receivable

Notes receivable are recorded at their principal amount, plus accrued interest when applicable, and are stated net of
any allowance for credit losses. The Company evaluates the collectability of notes receivable on an ongoing bais and
establishes an allowance for expected credit losses based on historical collection experience, current economic
conditions, and managements assessment of the creditworthiness of the individual borrowers (see Note 10).

Interest income on notes receivable is recognized using the effective interest method. If a note becomes impaired,
interest income recognition is suspended, and any payments received are applied to principal until the note is
considered collectible. Notes are written off when deemed uncollectible. Interest income on related party notes
receivable totaled approximately $1.6 million and $1.4 million during 2025 and 2024, respectively, and is included in
interest income on the consolidated statement of operations (see Note 10).

If applicable, the Company may receive collateral to secure certain notes receivable. In cases where collateral is
obtained, management assesses the fair value of the collateral in determining the adequacy of the allowance for credit
losses. There were no write-offs for the years ended December 31, 2025 and 2024.

Revenue Recognition

Revenue from Leasing Arrangements

The Company’s revenues primarily result from revenue from leasing arrangements. Leases with tenants are
accounted for as operating leases. Lease revenues included minimum rent, percentage rent, other rents and
reimbursements form tenants for real estate taxes, insurance, CAM and other operating expenses as provided in
these lease agreements. Minimum annual rentals are recognized on a straight-line basis over the terms of the
respective leases. As a result of recording rental revenue on a straight-line basis, tenant accounts receivable
include $21,000 and $23,000 as of December 31, 2025 and 2024, respectively, which is expected to be
collected over the remaining lives of the leases. Rents that represent basic occupancy costs, including fixed
amounts and amounts computed as a function of sales, are classified as base rent. Amounts which may become
payable in addition to base rent and which are computed as a function of sales in excess of certain thresholds
are classified as percentage rents and are accrued after the reported tenant sales exceed the applicable
thresholds. Expense recoveries based on common area maintenance expenses and certain other expenses are
accrued in the period in which the related expense is incurred.
12



HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Management, Development and Leasing Fees

The Company earns revenue from contracts with third parties and unconsolidated affiliates for property
management, leasing, development and other services. These contracts are accounted for on a month-to-
month basis. Management fees are charged as a percentage of revenues and recognized as revenue over time
as services are provided. Leasing fees are charged for newly executed leases and lease renewals and are
recognized as revenue upon lease execution, when the performance obligation is completed. Development
fees are set as a fixed rate in a separate agreement.

Development and leasing fees received from an unconsolidated affiliate are recognized as revenue only to the
extent of the third-party partner’s ownership interest. The Company’s share of such fees are recorded as a
reduction to the Company’s investment in the unconsolidated affiliate. Fees received from consolidated joint
ventures are eliminated in consolidation.

Income Taxes

Deferred income taxes are recorded based on enacted statutory rates to reflect the tax consequences in future years of
the differences between the tax bases of assets and liabilities and their financial reporting amounts. Deferred tax
assets, such as net operating loss carryforwards which will generate future tax benefits, are recognized to the extent
that realization of such benefits through future taxable earnings or alternative tax strategies in the foreseeable future
is more likely than not.

As of December 31, 2025 and 2024, and for the years then ended, the Company did not have a net liability for any
unrecognized tax benefits. The Company recognizes interest and penalties, if any, related to unrecognized tax
benefits as interest or general and administrative expense in the consolidated statements of operations. During 2025
and 2024, the Company did not incur any interest or penalties.

Investments in Joint Ventures

The Company uses the equity method of accounting for its investments in Joint Ventures, as the Company can
significantly influence the operations of the underlying investment, but does not have the ability to control the
underlying investment. The investments are recorded at initial cost and adjusted for the Company’s proportionate
share of income or loss. Contributions and distributions are treated as additions or reductions of the investments’ cost
basis.

The Company elected the fair value option for its investments in Horizon Atlanta and Horizon Louisville (see Note
4). Due to the nature of these investments, the Company elected the fair value option to more accurately present the
Company’s portion of the value and changes thereof in the underlying investments. Changes in the fair value of the
joint ventures are recorded as a component of income from investment in joint ventures on the consolidated
statements of operations.

Distributions are reported in cash flows from operations unless the facts and circumstances of a specific distribution
clearly indicate that it is a return of capital, which would then be presented as cash flows from investing activities.

The Company evaluates the recoverability of long-lived assets, including investments in joint ventures, whenever
events or changes in circumstances may indicate that the carrying value of the assets are not recoverable or are less
than fair value. No such impairment test was deemed necessary during 2025 and 2024.

Marketable Securities

As of December 31, 2025 and 2024, the Company held approximately $4.8 million and $2.0 million, respectively in
marketable securities that are classified as available-for-sale and are carried at fair value. Unrealized gains and
losses, net of taxes, are recorded within accumulated other comprehensive income, a component of stockholders’
equity. Realized gains and losses are recorded in other income. The cost of securities sold is based on the specific
identification method. At December 31, 2025 and 2024, unrealized gains were immaterial.
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HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Leases

The Company determines if an arrangement is, or contains, a lease at the inception date. In evaluating contracts to
determine if they qualify as a lease, the Company considers factors such as if the Company has obtained
substantially all of the rights to the underlying asset through exclusivity, if the Company can direct the use of the
asset by making decisions about how and for what purpose the asset will be used, and if the lessor has substantive
substitution rights. This evaluation may require significant judgment.

Right-of-use (ROU) assets represent the right to use an underlying asset for the lease term and lease liabilities
represent the obligation to make lease payments arising from the lease. Operating lease ROU assets and lease
liabilities are recognized at the commencement date based primarily on the present value of lease payments over the
lease term. In determining the discount rate used to measure the ROU assets and lease liabilities, the Company uses
rates implicit in the lease, when available. If the rate implicit in the lease is not readily available, the Company has
elected to use a risk-free rate for all classes of assets. The risk-free rate used is the “U.S. Treasury Bill Rate” in
effect at the commencement of the lease for a similar term. The operating lease ROU assets also include any lease
payments made at commencement and exclude lease incentives. Lease terms may include options to extend or
terminate the lease when it is reasonably certain that the Company will exercise that option. Lease expense is
recognized on a straight-line basis over the lease term.

The Company elected to apply the short-term lease exemption. Under this exemption, ROU assets and lease
liabilities are not recognized for leases with an initial term of 12 months or less. There were no short-term leases
during 2025 and 2024.

Subsequent Events

Management has evaluated subsequent events through March 17, 2026, the date the consolidated financial statements
were available to be issued.

Note 3 - Investment in Real Estate

The following table contains information on the operating properties and land held for investment owned by the
Company and for which the Company consolidates the results of operations and the assets and liabilities as of
December 31, 2025.

Property Gross Leasable Net Ownership
Property Name Location Type Area (Sq. Ft.) Carrying Value  Percentage
(in thousands)
Village Green Center Huntley, 1L Retail 22,204 $2,182 100.00%
Corporate Office Chicago, IL Various N/A 105 100.00%
Total 22,204 $2,287
Acres
Laredo Phase Il Land Laredo, TX Land 2 $ 900 60.80%
Land held for Investment  Fruitport, Ml Land 6 156 100.00%
Ridgewalk Land Woodstock, GA Land 77 5,507 100.00%
Land Held for Investment  Huntley, IL Land 286 11,253 100.00%
Total 371 $17,816

The portion of the net income or loss of HGPI’s subsidiaries owned by parties other than HGPI is reported as Net
income or loss attributable to the noncontrolling interests on the Company’s consolidated statements of operations
and such parties’ portion of the net equity in such subsidiaries is reported on the Company’s consolidated balance
sheets as Noncontrolling interests in consolidated subsidiaries.
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HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

Note 4 - Investment in Joint Ventures

The following table contains information and the effective ownership percentage attributable to the Company for the
joint venture outlet centers in operation or development as of December 31, 2025. In addition, the joint ventures own
outparcels and other land for development.

Property Leasable Ownership

Property Name Location Type Area (Sq. Ft.) Percentage

The Outlet Shoppes at EI Paso El Paso, TX Outlet Retail 433,045 49.41%
The Outlet Shoppes at Gettysburg Gettysburg, PA Outlet Retail 249,937 48.90%
The Outlet Shoppes at Atlanta Woodstock, GA Outlet Retail 405,146 48.52%
The Outlet Shoppes of the Bluegrass Louisville, KY Outlet Retail 428,060 47.79%
The Outlet Shoppes at Laredo Laredo, TX Outlet Retail _ 357,866 33.29%
Lincoln City Outlets Lincoln City, OR Outlet Retail 255,608 12.00%
Outlet at the Dells Baraboo, W1 Outlet Retail 269,315 10.75%

Total 2,398,977

El Paso Entities

During 2012, the Company sold a portion of its interest in El Paso Outlet Holdings, LLC (“El Paso Holding™) to an
affiliate of CBL & Associates Properties, Inc. (“CBL”) for the outlet shopping mall in EIl Paso, Texas. El Paso
Holding owns an entity that owns the outlet shopping center in EI Paso, TX (“the El Paso Center”). During 2014,
additional retail space owned by El Paso Outlet Center 1l Expansion, LLC, was developed at the El Paso Center. El
Paso Outlet Center Il Expansion is 100% owned by El Paso Outlet Center II, LLC (“El Paso 11””). At December 31,
2025 and 2024, El Paso Holding was owned 50% by CBL, 25% by Horizon El Paso, LLC (“Horizon El Paso™),
25% by the Company.

At December 31, 2025 and 2024, the Company owned 97.4% of the preferred interests and 92.8% of the common
interest in Horizon EI Paso.

On September 10, 2018, EIl Paso Holding and El Paso Il refinanced Phase | and Phase Il of the shopping center with
the proceeds of a $75 million loan originated by Deutche Bank. In conjunction with the refinancing, each of El
Paso Holding and EI Paso Il contributed its interest in Phase | and Phase I, respectively, to EI Paso Outlet Center
CMBS, LLC (“El Paso CMBS”). El Paso CMBS is owned by an entity that is owned by El Paso Holding. Phase I
and Phase Il of the shopping center secure the loan. The annual interest rate is 5.103%. Payments are $407,350 per
month, based on a 30-year amortization. The loan matures on October 6, 2028. The principal balance at December
31, 2025 and 2024, was $65.8 million and $67.3 million, respectively. EIl Paso CMBS is a separate entity from the
Company and its affiliates and its assets and credits are not available to satisfy the debts and obligations of affiliates
of the Company or any other person.

El Paso Outlet Outparcels, LLC owns several outparcels (the “Outparcels”). At December 31, 2025 and 2024,
Outparcels was owned 50% by Horizon El Paso, 33.3333% by CBL, 11.75% by Pleasant Lake Apts., LP (“PLA”"),
an entity owned by Howard Amster, majority shareholder and director of the Company, and 4.9167% by Pleasant
Lake Skoien Investments, LLC (“PL Skoien”), an entity owned by Howard Amster and Gary Skoien, the Chairman
of the Board, Chief Executive Officer (“CEQ”), President, and a shareholder of the Company.

El Paso Outlet Outparcels I, LLC (the “Outparcels 11”), formed in 2019, owns ancillary land adjacent to the shopping
center. At December 31, 2025 and 2024, Outparcels Il was owned 50% by CBL and 50% by Horizon EI Paso.
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HORIZON GROUP PROPERTIES, INC.
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

As of December 31, 2025 and 2024, the Company’s investment in the entities that own The Outlet Shoppes at El
Paso, Outparcels, and Outparcels Il exceeded its proportional share of the underlying equity as reflected in the entities
financial statements by approximately $9.8 million and $10.3 million, respectively. Such difference is primarily

related to the increased value in real estate and is being amortized over a period of 30 years.

The Company received management, leasing and similar fees from El Paso Center that totaled $1.0 million and $1.5

million during the years ended December 31, 2025 and 2024, respectively.

Summary financial information (stated at 100%) for the El Paso entities as of December 31, 2025 and 2024, and for

the years ended December 31, 2025 and 2024, are as follows (in thousands):

Assets
Real estate - net
Cash and cash equivalents
Restricted cash
Other assets
Total assets

Liabilities and members’ equity
Mortgages and other debt
Other liabilities
Members' equity
Total liabilities and members' equity

Statements of Operations
Revenue

Operating expenses

General and administrative expenses
Depreciation and amortization expense
Interest expense

Total expenses

Net income

Gettysburg Entities

As of
December 31, 2025

As of
December 31, 2024

$ 67,101 $ 69,580
1,566 1,014

3,275 1,408

2,992 3,068

$ 74,934 $ 75,070
$ 65,843 $ 67,330
3,300 1,404

5,791 6,336

$ 74934 $ 75,070
Year Ended Year Ended

December 31, 2025

December 31, 2024

$ 19,844 $ 18,563
5411 5,230

1,193 1,110

3,823 3,886

3,485 3,559

13,912 13,785

$ 5,932 $ 4,778
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During 2012, an entity owned by an affiliate of CBL and an affiliate of Howard Amster and Gary Skoien converted
a mezzanine loan into equity ownership in Gettysburg Outlet Center Holding, LLC and Gettysburg Outlet Center
LLC (the “Gettysburg entities) At December 31, 2025 and 2024, the Gettysburg entities are owned 50% by CBL,
48.9% by the Company, and 1.1% by other entities. Gettysburg Outlet Center Holding, LLC, owns Gettysburg
Outlet Center, LP, which is 100% owned by Gettysburg Outlet Center CMBS, LLC (“Gettysburg CMBS”) which
owns the shopping center. Gettysburg Outlet Center LLC owns vacant land around the shopping center. The
members of the Gettysburg entities accrue a 10% preferred return on capital invested.

The mortgage loan for Gettysburg CMBS is secured by the shopping center, had an initial balance of $38.5 million,
bears interest at 4.8% and matured in 2025. Gettysburg CMBS is a separate entity from the Company and its
affiliates and its assets and credits are not available to satisfy the debts and obligations of affiliates of the Company
or any other person. On August 17, 2020, in response to the COVID-19 outbreak, the lender consented to a deferred
principal period commencing with the July 2020 payment date through the December 2020 payment date, with the
deferred principal to be repaid during 2021. The mortgage balance was $19.4 and $19.9 million at December 31,
2025 and 2024, respectively. Gettysburg CMBS is in default under the loan agreement by virtue of its failure to pay
all amounts due on the maturity date. Gettysburg CMBS has entered a Pre-Negotiation Letter Agreement with LNR
Partners, LLC on behalf of the lender as Special Servicer. The Company and CBL are working on an extension with
the Special Servicer in the normal course of business. The loan is non-recourse to the Company, other than with
respect to environmental damages and certain prohibited actions of which there were none. If the property is
foreclosed by the lender, no loss on the disposal of the center is anticipated as the Company carries its investment in
Gettysburg CMBS at zero.

Since 2020, the property failed to meet the Debt Service Coverage Ratio which triggers a Sweep Event Period and
continues pursuant to the terms of the waiver agreement. During a Sweep Event Period, the borrower is required to
establish a Clearing Account under the control of the Lender.

The Company received management, leasing and similar fees from the Gettysburg Entities that totaled $232,000 and
$235,000 during the years ended December 31, 2025 and 2024, respectively.

Summary financial information (stated at 100%) of the Gettysburg entities as of December 31, 2025 and 2024, and
for the years ended December 31, 2025 and 2024, are as follows (in thousands):

As of As of
December 31,2025 December 31, 2024
Assets

Real estate - net $ 9,673 $ 9,767
Cash and cash equivalents 166 120
Restricted cash 1,397 1,294
Other assets 860 1,567
Total assets $ 12,096 $ 12,748

Liabilities and members' deficit

Mortgages and other debt $ 19,438 $ 19,877
Other liabilities 2,961 2,838
Members' deficit (10,303) (9,967)
Total liabilities and members' equity $ 12,096 $ 12,748
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Year Ended Year Ended
December 31, 2025 December 31, 2024

Statements of Operations

Revenue $ 5,011 $ 5,109
Operating expenses 2,916 2,667
General and administrative expenses 436 208
Depreciation and amortization expense 788 1,734
Interest expense 1,205 1,002
Total expenses 5,345 5,701
Net loss $ (334) $ (592)
Atlanta Entities

During 2012, the Company entered into a joint venture (the “Atlanta JV”") with an affiliate of CBL to develop The
Outlet Shoppes at Atlanta in Woodstock, Georgia. At December 31, 2025 and 2024, the Atlanta JV was owned 50%
by CBL, 35% by Horizon Atlanta, and 15% by the Company. At December 31, 2025 and 2024, the Company owns
94.1% of the preferred interests and 90.1% of the common interests in Horizon Atlanta, but maintains voting control
over Horizon Atlanta. The Company is responsible for the leasing and management of the center.

On October 3, 2023, the Atlanta JV obtained a $79.3 million loan from Barclays Capital and Goldman Sachs (“The
Atlanta Refinance”). The Atlanta Refinance paid off both the Goldman Sachs and Cadence Bank loans. The
Atlanta Refinance has a term of 10 years and bears interest at 7.85%. Payments are interest only. The loan balance
was $79.3 million at December 31, 2025 and 2024.

The Company received development, management, leasing, and similar fees from Atlanta JV that totaled $637,000
and $966,000 for the years ended December 31, 2025 and 2024, respectively.

Summary financial information (stated at 100%) of the Atlanta entities as of December 31, 2025 and 2024, for the
years ended December 31, 2025 and 2024, are as follows (in thousands):

As of As of
December 31,2025 December 31,2024
Assets

Real estate - net $ 36,636 $ 38,539
Cash and cash equivalents 790 877
Restricted cash 622 951
Other assets 3,260 3,259
Total assets $ 41,308 $ 43,626

Liabilities and members' deficit

Mortgages and other debt $ 79,330 $ 79,330
Other liabilities 1,403 1,325
Members' deficit (39,425) (37,029)
Total liabilities and members' deficit $ 41,308 $ 43,626
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Year Ended Year Ended
December 31, 2025 December 31, 2024

Statements of Operations

Revenue $ 17,112 $ 16,579
Operating expenses 3,685 3,328
General and administrative expenses 775 712
Depreciation and amortization expense 2,594 2,555
Interest expense 6,402 6,419
Total expenses 13,456 13,014
Net income $ 3,656 3 3,565

Bluegrass Entities

During 2013, the Company entered into a joint venture (the “Louisville JV”") with an affiliate of CBL to develop The
Outlet Shoppes of the Bluegrass in Louisville, Kentucky. At December 31, 2025 and 2024, the Louisville JV was
owned 65% by CBL and 35% by Horizon Louisville Outlets, LLC (“Horizon Louisville”). At December 31, 2025
and 2024, the Company owns 93.69% of the preferred interests and 89.97% of the common interests in Horizon
Louisville.

In May of 2013, and again in December of 2014, Horizon Louisville met certain return of investment and internal
rate of return criteria stipulated in the joint venture agreement with CBL; therefore, the Company’s share of
distributions from the Louisville JV increased from 35% to 50%. The Company is responsible for the leasing and
management of the center.

On November 24, 2014, Bluegrass Outlet Shoppes CMBS, LLC (“Bluegrass CMBS™), which is owned 100% by the
Louisville JV obtained a $77.5 million loan from JP Morgan (the “Louisville Loan”). The Louisville Loan has a
term of 10 years and bears interest at 4.045%. Payments are based on a 30 year amortization. The Louisville Loan
is secured by a mortgage on Phase | of The Outlet Shoppes of the Bluegrass. The loan balance was $0 million and
$63.0 million at December 31, 2025 and 2024, respectively. Bluegrass CMBS 2024 is a separate entity from the
Company and its affiliates and its assets and credits are not available to satisfy the debts and obligations of affiliates
of the Company or any other person.

On October 31, 2024, Bluegrass Outlet Shoppes CMBS 2024, LLC (“Bluegrass CMBS 2024”), which is owned
100% by the Louisville JV obtained a $66.0 million loan from Goldman Sachs (the “Louisville Refinance™). The
Louisville Refinance paid off the previous property loan. The Louisville Refinance has a term of 10 years and bears
interest at 6.84%. Payments are $431,943 per month, based on a 30 year amortization. The Louisville Refinance is
secured by a mortgage on The Outlet Shoppes of the Bluegrass and had a balance of $65.3 million and $66.0 million
at December 31, 2025 and 2024, respectively.

The Company received development, management, leasing, and similar fees from the Louisville JV that totaled
$683,000 and $793,000 for the years ended December 31, 2025 and 2024, respectively.

Summary financial information (stated at 100%) of the Bluegrass entities as of December 31, 2025 and 2024, and
for the years ended December 31, 2025 and 2024, is as follows (in thousands):
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As of As of
December 31,2025 December 31, 2024

Assets

Real estate - net $ 39,787 $ 41,498

Cash and cash equivalents 721 568

Restricted cash 1,415 2,198

Other assets 2,654 2,407

Total assets $ 44577 $ 46,671
Liabilities and members' deficit

Mortgages and other debt $ 65,313 $ 65,944

Other liabilities 1,064 889

Members' deficit (21,800) (20,162)

Total liabilities and members' deficit $ 44577 $ 46,671

Year Ended Year Ended

Statements of Operations

December 31, 2025

December 31, 2024

Revenue $ 13,302 $ 12,888
Operating expenses 3,944 3,659
General and administrative expenses 607 565
Depreciation and amortization expense 2,996 3,684
Interest expense 4,643 2,952
Total expenses 12,190 10,860
Net income $ 1,112 $ 2,028

Laredo Outlet Shoppes

On May 10, 2016, the Company, CBL, and Lawrence Friedman formed a joint venture, Laredo Outlet JV, LLC
(“Laredo JV”) to develop an outlet shopping center in Laredo, Texas. At December 31, 2025 and 2024, Laredo JV
is owned 65% by CBL and 35% by Horizon EI Portal, LLC (“Horizon EI Portal”). At December 31, 2025 and
2024, the Company owns 95.1%, of Horizon EI Portal (see Note 10). Lawrence Friedman is a Class B member
and is entitled to participate in distributions after certain internal rate of return hurdles are met.

On May 13, 2016, Laredo JV closed on a construction loan to finance the construction of the center. The loan has
a maximum principal balance of $91.3 million, a 36-month term and one 24-month extension option, subject to
certain conditions. Interest accrues on the loan at LIBOR and 2.5% until the development reaches 90% occupancy,
at which time the interest rate will drop to LIBOR plus 2.25%. Monthly principal payments of $150,000 began on
October 1, 2018. The loan contains certain provisions requiring principal pay-downs subject to certain conditions.
As a result, in May 2018, Horizon EI Portal and its partner, CBL, made a $22.4 million principal payment, through
capital contribution, on the construction loan. The Horizon EIl Portal share of the capital contribution was $7.9
million. In December 2018, a $5 million principal payment was made, which was funded through capital
contribution. Horizon El Portal’s share of the capital contribution was $1.7 million. In May of 2019, the loan was
extended through May 2021. As a condition of the extension Horizon El Portal and its partner, CBL, made a $10.8
million principal payment through capital contribution on the construction loan. Horizon El Portal’s share of the
payment was $3.8 million. On April 20, 2020, the loan was amended in response to the COVID-19 outbreak to
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include an interest-only period from April 1, 2020 through June 1, 2020, with principal installments deferred until
the maturity date. At December 31, 2025 and 2024, the loan balance was $31.3 million and $32.6 million,
respectively.

Interest accrues on the loan at LIBOR and 3.50%. Monthly principal payments of $100,000 began on July 1, 2021.
On April 13, 2023, borrow executed a Consent Letter to change term to SOFR from LIBOR. On April 24, 2023,
Borrower provided notice of extension for a third year, extending the loan to June 30, 2024. On October 31, 2023,
the loan was amended with a $3.1 million principal paydown, and extending the loan to June 30, 2025. On
September 30, 2025, the loan was amended adding a Burlington TI Escrow reserve in the amount of $1.3 million,
and extending the loan to June 30, 2026. The Company also executed a Letter Agreement with CBL dated
September 30, 2025, requiring Horizon El Portal to fund the Burlington Tl Escrow and any operating deficits
through June 30, 2026 arising during this period, but limited to and not in excess of the projected operating deficits
set forth in the budget in the amount of $650,000. During this period, distributable cash is allocated preferentially
to the Company under a tiered distribution structure until the Company achieves a 20% internal rate of return on its
funding period contributions. On September 30, 2025, the Company made a capital contribution of $1.4 million to
fund the loan closing. On November 20, 2025, the Company made a subsequent capital contribution to fund an
operating deficit of $680,000, which is in excess of the contribution limit but the Company expects to be
reimbursed in 2026.

The Company received management, leasing development and similar fees from the Laredo JV that totaled
$368,000 and $397,000 for the years ended December 31, 2025 and 2024, respectively.

Summary financial information (stated at 100%) of the Laredo JV as of December 31, 2025 and 2024, and for the
years ended December 31, 2025 and 2024, is as follows (in thousands):

As of As of
December 31,2025 December 31, 2024
Assets

Real estate - net $ 33,942 $ 34,955
Cash and cash equivalents 437 452
Restricted cash 1,187 348
Other assets 1,642 1,811
Total assets $ 37,208 $ 37,566

Liabilities and members' equity

Mortgages and other debt $ 31,380 $ 32,580
Other liabilities 3,496 3,907
Members' equity 2,332 1,079
Total liabilities and members' equity $ 37,208 $ 37,566
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Year Ended Year Ended
December 31, 2025 December 31, 2024

Statements of Operations

Revenue $ 8,557 $ 8,732
Operating expenses 4,393 4,129
General and administrative expenses 415 402
Depreciation and amortization expense 1,724 1,762
Interest expense 2,815 2,972
Total expenses 9,347 9,265
Net loss $ (790) $ (533)

Lincoln City Entities

On February 13, 2024, the Company, Gary Skoien, and Betty Kimbrew formed a joint venture, LC Outlets JV,
LLC (“LCO JV”) to acquire Lincoln City Outlets, an outlet center in Lincoln City, Oregon. At December 31, 2025
and 2024, LCO JV is owned 56% by Gary Skoien, 32% by Betty Kimbrew and 12% by the Company.

On February 13, 2024, LC Outlets CMBS, LLC (“LCO CMBS”), which is owned 100% by the LCO JV, obtained
a $23.2 million loan from an affiliate of Citi Financial (the “Lincoln City Loan”). The Lincoln City Loan has a
term of 10 years and bears interest at 7.15%. Payments are interest only through the maturity date. The Lincoln
City Loan is secured by a mortgage on the Lincoln City Outlets and had a balance of $23.2 million at December
31, 2025 and 2024. Howard Amster and an affiliate of Howard Amster loaned the Company total of $ 10.3 million
in conjunction with the transaction, The Company made a loan of $7.6 million to Gary Skoien and a loan of $2.8
million to Betty Kimbrew in conjunction with the transaction. Each loan is guaranteed by the respective borrower.
LCO CMBS is a separate entity from the Company and its affiliates and its assets and credits are not available to
satisfy the debts and obligations of affiliates of the Company or any other person.

The Company received management, leasing, and similar fees from the LCO JV that totaled $222,000 and
$200,000 for the year ended December 31, 2025, and the period February 13, 2024 through December 31, 2024,
respectively.

Summary financial information (stated at 100%) of the LCO JV as of December 31, 2025 and 2024, and for the

year ended December 31, 2025, and the period of February 13, 2024 through December 31, 2024, is as follows (in
thousands):
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As of As of
December 31,2025  December 31, 2024
Assets

Real estate - net $ 29,928 $ 30,833
Cash and cash equivalents 341 147
Restricted cash 1,315 974
Other assets 2,930 3,772
Total assets $ 34514 $ 35,726

Liabilities and members’ equity

Mortgages and other debt $ 23,163 $ 23,163
Other liabilities 568 507
Members' equity 10,783 12,056
Total liabilities and members' equity $ 34514 $ 35726
Year Ended February 13, 2024

December 31, 2025 through December 31, 2024

Statements of Operations

Revenue $ 5,500 $ 5,125
Operating expenses 1,913 1,682
General and administrative expenses 271 251
Depreciation and amortization expense 1,794 2,402
Interest expense 1,762 1,562
Total expenses 5,740 5,897
Net loss $ (240) $ (772)
Dells Entities

On March 22, 2024, the Company and Dells TIC, LLC (“Dells TIC”), an affiliate of Howard Amster, formed a
joint venture, Dells Acquisition Company, LLC (“Dells JV”) to acquire a 71.75% membership interest in
Wisconsin Dells Outlet Holding, LLC (“Dells Holding™) which owned 100% of Wisconsin Dells Outlet Fee LLC
(“Dells Owner™) which owned the Outlets at The Dells in Baraboo, Wisconsin. Subsequent to the acquisition of
the 71.75% interest in Dells Holding, Dells Owner was liquidated by the distribution of the following tenant-in-
common interests: 61% to Dells TIC, LLC (“Dells TIC"), 10.75% to HGP TIC, LLC (“HGP TIC"), and 28.25% to
Tall Pines TIC, LLC (“Tall Pines TIC”). Dells TIC is owned by an affiliate of Howard Amster, HGP TIC is
owned by the Company and Tall Pines TIC is owned by the entity that owned the other 28.25% of Dells Owner.

On March 22, 2024, HGP TIC, Dells TIC, and Tall Pines TIC, collectively obtained a $36.7 million loan from an
affiliate of Barclays Capital (the “Dells Loan”). The Dells Loan has a term of 10 years and bears interest at
7.07%. Payments are interest only through the maturity date. The Dells Loan is secured by the mortgage on the
Outlets at The Dells and had a balance of $36.7 million at December 31, 2025 and 2024.

The Company received management, leasing, and similar fees from the Outlet at The Dells that totaled $313,000
and $256,000 for the year ended December 31, 2025, and for the period March 22, 2024 through December 31,
2024, respectively.
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Summary financial information (stated at 100%) of the Outlet at The Dells as of December 31, 2025 and 2024, and
for the year ended December 31, 2025, and the period of March 22, 2024 through December 31, 2024,
respectively, is as follows (in thousands):

As of As of
December 31,2025 December 31,2024
Assets

Real estate - net $ 49,040 $ 50,202
Cash and cash equivalents 355 336
Restricted cash 671 817
Other assets 3,168 4,103
Total assets $ 53,234 $ 55458

Liabilities and members’ equity

Mortgages and other debt $ 36,730 $ 36,730
Other liabilities 1,091 1,353
Members' equity 15,413 17,375
Total liabilities and members' equity $ 53,234 $ 55,458
Year Ended March 22, 2024
December 31, 2025 through December 31, 2024
Statements of Operations
Revenue $ 7,859 $ 6,183
Operating expenses 2,650 2,217
General and administrative expenses 402 315
Depreciation and amortization expense 2,573 3,270
Interest expense 2,733 2,139
Total expenses 8,358 7,941
Net loss $ (499) $ (1,758)

Note 5 - Income Taxes

HGPI is taxable as a corporation under the provisions of Subchapter C of the Internal Revenue Code. There
were no net provision for income taxes after the change in the valuation reserve for the years ended December
31, 2025 and 2024.

For federal income tax purposes, HGPI had net operating loss carryforwards (“NOLs”) of approximately $54.9
million and $59.5 million at December 31, 2025 and 2024, respectively. Of the $54.9 million available at December
31, 2025, approximately $35.6 million are set to expire from 2026 to 2033 and the remainder are available
indefinitely.

Deferred income tax liabilities and assets are determined based on the temporary differences between the financial
statement and tax basis of assets and liabilities. The components of the Company’s gross deferred tax assets and
liabilities are as follows of December 31, 2025 and 2024, (in thousands):

Deferred Tax Assets: 2025 2024
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NOL carryforwards — federal and state $12,999 $13,975
Book basis of liabilities in excess of tax basis:
Prepaid rental revenue 3 3
Gross deferred tax assets 13,002 13,978
Less: valuation allowance (4,670) (4,696)
Gross deferred tax assets 8,332 9,282

Deferred Tax Liabilities:
Book basis of assets in excess of tax basis:

Fixed/intangible assets (140) (129)
Investments in and advances to joint ventures (8,192) (9,153)
Gross deferred tax liabilities (8,882) 9,282)
Net deferred tax asset $ - $ -

The valuation allowance related to the net deferred tax assets decreased by approximately $26,000 and $783,000 in
2025 and 2024, respectively.

The Company’s effective tax rate in 2025 and 2024 is lower than if the federal statutory rate was applied to net
income before income tax primarily due to the change in valuation allowance.

Note 6 - Leases

Lessor

Space in the Company’s centers is leased to various tenants under operating leases, which are generally for one to
five year periods. Some leases contain renewal options and may also provide for the payment of a tenant’s share of
certain operating expenses. Leases may also obligate a tenant to pay rent based on a percentage of sales in excess of
certain thresholds. Minimum future rentals to be received under non-cancelable leases are summarized as follows (in
thousands):

2026 $ 316
2027 274
2028 124
2029 54
2030 23
Thereafter -

$ 791

The above scheduled rentals are subject to the usual business risks associated with collection.

Lessee Operating Leases

The Company maintains operating leases for office spaces. These leases have remaining lease terms expiring
through 2026. During 2025 and 2024, the Company had approximately $205,000 and $203,000, respectively, of
operating lease expense and $210,000 and $204,000, respectively, of lease cash payments. At December 31, 2025
and 2024, other information related to the Company’s leases consisted of the following:

2025 2024
Weighted average remaining lease term: 0.92 years 1.86 years
Weighted average discount rate: 1.71% 1.61%

At December 31, 2025, future minimum lease payments under non-cancellable leases are approximately as follows (in
thousands):
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2026 $ 165
Thereafter -
Total undiscounted cash flows 165

Less: Present value discount (1)
Total lease liabilities $ 164

At December 31, 2025 and 2024, lease components included in the consolidated balance sheet consisted of the

following (in thousands):

ROU Assets: 2025 2024
Operating ROU Assets (included in Other assets) $ 155 $ 307
Lease Liabilities:

Operating (included in Accounts payable and other accrued expenses) $ 164 $ 322

Note 7 - Mortgages and Other Debt

Mortgage loan to Village Green Associates, LLC, from Peoples Bank SB,
formerly First Personal Bank, (lender) with an interest rate of 6.5%, a
maturity date of March 1, 2019, amended and extended to April 1, 2027, with an
interest rate of 8.25%, secured by the shopping center in Huntley, Illinois and
guaranteed by the Company. On April 1, 2020, the loan was amended in
response to the COVID-19 outbreak to include a deferred payment period
including principal and interest from April 1, 2020 through June 1, 2020, with
deferred principal amounts added to the outstanding principal balance of the
loan and due at maturity. The loan will be paid through 59 monthly payments
of $23,633, and 93 monthly payments of $23,063, including interest, and one
balloon payment of $22,944.

Promissory note of $7.3 million to Horizon Group Properties, LP, from Pleasant
Lake Apts., LP bearing interest at 8.5% and maturing on March 15, 2034.
Monthly debt service payments are equal to 70.9% of the payments received
by the Company from the notes from Gary Skoien and Betty Kimbrew (see
Note 10). During 2025, management made discretionary principal repayments
of $4,300. The amount of any monthly payment in excess of the interest due
for such month shall be applied to reduce principal; any amount less than that
shall be added to principal. The note is guaranteed by the Company.

Promissory note of $3.0 million to Horizon Group Properties, LP, from Howard
Amster bearing interest at 8.5% and maturing on March 15, 2034. Monthly
debt service payments are equal to 29.1% of the payments received by the
Company from the notes from Gary Skoien and Betty Kimbrew (see Note 10).
The amount of any monthly payment in excess of the interest due for such
month shall be applied to reduce principal; any amount less than that shall be
added to principal. The note is guaranteed by the Company.

Promissory note of $2.0 million to Huntley Development, LP, from Pleasant Lake
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Apts., LP bearing interest at the rate earned by the WinTrust collateral reserve
account and maturing on March 14, 2027. Payments consist of monthly
interest payments with a balloon payment on March 14, 2027. The note is
guaranteed by the Company 500

Promissory revolving draw note of $10 million to Huntley Development, LP,
from WinTrust Bank, N.A. bearing interest at SOFR (3.87% and 4.49% at
December 31, 2025 and 2024, respectively) plus 3.25% and maturing on March
14, 2027. Payments consist of monthly interest payments. During 2025,
principal repayments of $4,463 were made from permitted sales. The note is
guaranteed by the Company and Howard Amster and secured by a mortgage on
the 286 acres of land in Huntley, IL. _ 5499

12,408
Unamortized debt issuance costs (126)
$12,282

Cash interest payments for the years ended December 31, 2025 and 2024, totaled $1.4 million and $1.2 million,
of which $861,000 and $852,000, respectively, was paid to a related party.

Debt Maturities

Debt maturities and principal payments due subsequent to December 31, 2025, are as follows (in thousands):

Due in:
2026 $ 301
2027 6,109
2028 -
2029 -
2030 -
Thereafter 5,99
Total 12,408

The Company’s ability to secure new loans is limited by the fact that most of the Company’s real estate assets are
currently pledged as collateral for its current loans.

Huntley Net Profits Interests

Gary J. Skoien was formerly the Executive Vice President and Chief Operating Officer of The Prime Group, Inc.
(“Prime Group”). In connection with his employment with Prime Group, Mr. Skoien was previously granted an
interest (the “Skoien Net Profits Interest”) in the net profits generated by HDLP, an entity which owns
approximately 135 usable acres of land in in Huntley, Illinois (the “Huntley Project”). The Company assumed this
obligation in connection with the purchase of the Huntley Project from Prime Group. The Skoien Net Profits
Interest consists of a 9.675% participation in the Net Cash Flow (as defined in Mr. Skoien’s Net Profits
Agreement) distributed to the Company (excluding distributions of all amounts contributed or advanced by the
Company to the Huntley Project plus interest per the terms of the agreement) from the Huntley Project. There was
no liability at December 31, 2025 and 2024.
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Note 8 - Fair Value Measurements

The framework for measuring fair value provides a fair value hierarchy that prioritizes the inputs to valuation
techniques used to measure fair value. The hierarchy gives the highest priority to unadjusted quoted prices in active
markets for identical assets or liabilities (Level 1) and the lowest priority to unobservable inputs (Level 3). The
three levels of the fair value hierarchy are described as follows:

Level 1 Inputs are unadjusted quoted prices for identical assets or liabilities in active markets that the
Company has the ability to access

Level 2 Other significant observable inputs including: quoted prices for similar assets or liabilities in active
markets; quoted prices for identical or similar assets or liabilities in inactive markets; inputs other
than quoted prices that are observable for the asset or liability; or inputs that are derived principally
from or corroborated by observable market data by correlation or other means

Level 3 Inputs are significant and unobservable (including the Company’s own assumptions used to
determine value)

The assets’ fair value measurement level within the fair value hierarchy is based on the lowest level of any input that is
significant to the fair value measurement. Valuation techniques used maximize the use of observable inputs and
minimize the use of unobservable inputs.

Marketable Securities:

Common Stock: Valued at the closing price reported on the active market on which the individual securities
are traded.

Investment in joint ventures: The Company prepares detailed valuations based on their evaluations of financial and
operating data, specific operating developments for the investment, market valuations of comparable properties and
transactions, changes in key observable inputs, as well as changes in economic and other factors.

At December 31, 2025 and 2024, the Company used a discounted cash flow approach to estimate fair value of joint
ventures and considers signification unobservable inputs such as discount rates. The methodologies utilized by the
Company to estimate fair value may produce a fair value calculation that may not be indicative of net realizable
value or reflective of future fair values. Furthermore, although the Company believes its valuation methods are
appropriate and consistent with other market participants, the use of different methodologies or assumptions to
determine the fair value of certain financial instruments could result in a different fair value measurement at the
report date.

Assets measured at fair value by level, in thousands, within the fair value hierarchy, are comprised of the following
at December 31, 2025:

Description Level 1 Level 2 Level 3

Marketable Securities $ 4793 % -3 -
Investments in Joint Ventures $ - 3 - $ 51,519
Total $ 4,793 $ - $ 51,519

Assets measured at fair value by level, in thousands, within the fair value hierarchy, are comprised of the following
at December 31, 2024:

Description Level 1 Level 2 Level 3

Marketable Securities $ 1,967 $ -3 -
Investments in Joint Ventures $ - 3 - $ 50,951
Total $ 197 $ - $ 50,951

Following is a reconciliation of activity, in thousands, for the years ended December 31, 2025 and 2024, for the fair
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value of the Company’s Level 3 assets:

2025 2024
Balance, beginning of year $ 50,951 $51,415
Unrealized gains 4,977 5,812
Contributions - -
Distributions (4,409) (6,276)
Balance, end of year $51,519 $ 50,951

Quantitative information about the Company’s Level 3 inputs for the years ended December 31, 2025 and 2024, are
as follows:

Valuation Technique Significant Unobservable Inputs

Discounted cash flow approach Discount rate — 9.75% at 12/31/25 and 12/31/24
Terminal capitalization rate — 7.50% at 12/31/25 and 12/31/24
Market rent growth rate — 2.75% at 12/31/25 and 12/31/24

Note 9 — Preferred Equity

On October 1, 2022, the Company issued 1,000 shares of Series A Preferred Stock to PL Skoien and 1,000 shares of
Series B Preferred stock to PLA in exchange for 100% ownership of PLS-Exchange, LLC (“PLS-X") to which they
had contributed ownership representing the economic interest of 15% of Atlanta JV, 19.1% of El Paso Holding,
19.6% of Horizon El Portal, 45.76% of Horizon Atlanta, and 48.59% of Horizon Louisville. The Series A Preferred
Stock and Series B Preferred Stock can be described as “tracking preferred stock” in that the Series A Preferred
Stock tracks the economics of the portion of contributed interests previously owned by PL-Skoien and the Series B
Preferred Stock tracks the economics of the portion of contributed interests previously owned by PLA. Distributions
received by the Company related to the contributed economic interests listed above will be distributed to PL-Skoien
and PLA as dividends. The Series A and Series B Preferred Stock also have a preference over the Company’s
common shares in the case of liquidation of the Company equal to the appraised value of the Series A and Series B
Preferred Stock at the time of such liquidation. The holders of the Series A and Series B Preferred Stock are
obligated to make additional capital contributions to the Company in the event that additional capital is required
with respect to the entities included in the assets owned by PLS-X. At December 31, 2025 and 2024, total
stockholders’ equity was $83.9 million and $77.1 million, respectively, of which $30.7 million and 30.0 million,
respectively, were attributable to preferred equity through ownership of PLS-X. Dividends paid for the years ended
December 31, 2025 and 2024, totaled $3.1 million and $4.5 million, respectively.

Note 10 - Related Party Transactions

At December 31, 2025 and 2024, PLA owned 11.75%, of El Paso Outparcels, and 100% of Dells TIC.
At December 31, 2025 and 2024, PL Skoien, owned 4.9167%, of El Paso Outparcels.
At December 31, 2025 and 2024, Gary Skoien, owns 56% of LCO JV.

At December 31, 2025 and 2024, David Tinkham, an officer of the Company, owned 1.27% of Horizon Atlanta, and
3.24% of Horizon Louisville.

At December 31, 2025 and 2024, Andrew Pelmoter, an officer of the Company, owned 2.12% of Horizon Atlanta,
and 4.31% of Horizon Louisville, in addition to the Net Profits Interests discussed below.

The Company has granted Common interests in Horizon El Paso, Horizon OKC, Horizon Atlanta, and Horizon
Louisville (the “Net Profits Interests”) to certain officers of the Company. Holders of the Net Profits Interests are
not entitled to any distributions until the holders of the preferred interests have received their capital and a 12%
return thereon.

Net Profits Interests are recorded as a component of accounts payable and other accrued expenses on the
accompanying balance sheet. The Net Profits Interests associated with Horizon Atlanta and Horizon Louisville
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continue to be adjusted associated with the Company’s fair value election on these investments discussed in Note 1.
As of December 31, 2025 and 2024, the Net Profits Interest liability approximated $6.8 million.

Net profits interests have been granted to officers of the Company as follows: (1) Horizon El Paso - 3.5%, to
Andrew Pelmoter, (2) Horizon OKC - 2.5%, 2.5% and 3% to Gary Skoien, Tom Rumptz and Andrew Pelmoter,
respectively; (3) Horizon Atlanta, - 1.25%, 1.25%, 1.25% and .0375% to Messrs. Skoien, Rumptz, Pelmoter and
James Harris, respectively, (4) Horizon Louisville, - 1.25%, 1.25%, 1.25% and .0375% to Messrs. Skoien, Rumptz,
Pelmoter and Harris, respectively, and (5) Horizon El Portal, - 1.52%, 1.52%, 1.22% and .61% to Messrs. Skoien,
Pelmoter, Rumptz and Harris, respectively.

On February 7, 2024, the Company made an unsecured loan to Gary Skoien in the amount of $7.6 million. The
related unsecured note payable by Mr. Skoien has a term of 10 years and bears interest at 8.5%. Monthly debt
service payments are equal to the distributions received by Mr. Skoien in the prior month related to his ownership in
the Lincoln City Outlets JV, LLC (See Note 4). The amount of any monthly payment in excess of the interest due
shall be applied to reduce principal. The loan balance was $7.6 million at December 31, 2025 and 2024.

On February 7, 2024, the Company made an unsecured loan to Betty Kimbrew in the amount of $2.8 million. The
related unsecured note payable by Ms. Kimbrew has a term of 10 years and bears interest at 8.5%. Monthly debt
service payments are equal to approximately 65.5% of the distributions received by Ms. Kimbrew in the prior month
related to her ownership in the Lincoln City Outlets JV, LLC (See Note 4). The amount of any monthly payment in
excess of the interest due shall be applied to reduce principal. The loan balance was $2.8 million at December 31,
2025 and 2024.

On February 7, 2024, the Company borrowed $7.3 million from PLA. The related note payable by the Company has
a term of 10 years and bears interest at 8.5%. Monthly debt service payments are equal to 70.9% of the payments
received by the Company from the notes from Gary Skoien and Betty Kimbrew. The amount of any monthly
payment in excess of the interest due shall be applied to reduce principal. On March 28, 2025, the Company made a
principal reduction payment in the amount of $3.3 million. On April 2, 2025 and July 8, 2025, the Company made
subsequent principal reduction payments in the amount of $500,000. At December 31, 2025 and December 31,
2024, the loan balance was $3.0 million and $7.3 million, respectively.

On February 7, 2024, the Company borrowed $3.0 million from Howard Amster. The related note payable by the
Company has a term of 10 years and bears interest at 8.5%. Monthly debt service payments are equal to 29.1% of
the payments received by the Company from notes from Gary Skoien and Betty Kimbrew. The amount of any
monthly payment in excess of the interest due shall be applied to reduce principal. The loan balance was $3.0
million at December 31, 2025 and 2024.

On March 14, 2024, the Company made an unsecured loan to Laughlin Holdings, LLC, an affiliate 100% owned by
Howard Amster, in the amount of $7.7 million. The related unsecured note receivable has a term of 3 years and
bears interest at SOFR plus 4.25%. Payments are interest only through the maturity date. The loan balance was
$7.7 million at December 31, 2025 and 2024.

Note 11 — Subsequent Events

On February 20, 2026, the trustee for the Gettysburg CMBS loan filed a mortgage foreclosure action. In connection
with the foreclosure action, the lender has sought the appointment of a receiver to operate and manage the property
during the pendency of proceedings. The Company is evaluating its position with respect to the foreclosure action.
Given the non-recourse nature of the loan, the Company does not currently anticipate additional obligations.
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