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Item 2.02. Results of Operations and Financial Condition.

On February 20, 2014, Armada Hoffler Properties, Inc. (the “Company”) issued a press release announcing its financial position as of December 31,
2013, results of operations for the three and twelve months ended December 31, 2013 and other related information. Also on February 20, 2014, the Company
made available on its website at www.armadahoffler.com certain supplemental information concerning the Company’s financial results and operations for the
three and twelve months ended December 31, 2013. Copies of such press release and supplemental information are furnished as Exhibits 99.1 and 99.2,
respectively, to this Current Report on Form 8-K and are incorporated herein by reference.

In accordance with General Instructions B.2 and B.6 of Form 8-K, the information included in this Current Report on Form 8-K, including Exhibits
99.1 and 99.2 hereto, shall not be deemed “filed” for purposes of Section 18 of the Securities Exchange Act of 1934, as amended (the “Exchange Act”), or
otherwise subject to the liabilities of that section, nor shall it be deemed incorporated by reference into any filing made by the Company under the Exchange
Act or Securities Act of 1933, as amended, except as shall be expressly set forth by specific reference in such a filing.

Item 7.01. Regulation FD Disclosure.

The disclosure contained in Item 2.02 is incorporated herein by reference.

Item 9.01. Financial Statements and Exhibits.
(d) Exhibits.
Exhibit
No. Description
99.1 Press Release, dated February 20, 2014, issued by Armada Hoffler Properties, Inc., providing its financial position as of December 31, 2013 and

results of operations for the three and twelve months ended December 31, 2013.

99.2 Armada Hoffler Properties, Inc. Supplemental Information for the three and twelve months ended December 31, 2013.



SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on its behalf by the
undersigned hereunto duly authorized.

ARMADA HOFFLER PROPERTIES, INC.

Dated: February 20, 2014 By: /s/ Michael P. O’Hara

Michael P. O’Hara
Chief Financial Officer and Treasurer
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Exhibit
No. Description
99.1 Press Release, dated February 20, 2014, issued by Armada Hoffler Properties, Inc., providing its financial position as of December 31, 2013 and

results of operations for the three and twelve months ended December 31, 2013.

99.2 Armada Hoffler Properties, Inc. Supplemental Information for the three and twelve months ended December 31, 2013.
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ARMADA HOFFLER PROPERTIES REPORTS FOURTH QUARTER 2013 RESULTS
Core FFO of $7.1 Million, $0.22 Per Diluted Share

Operating Property Portfolio at 94.4% Average Occupancy

VIRGINIA BEACH, VA, February 20, 2014 — Armada Hoftler Properties, Inc. (NYSE: AHH), a full service real estate company, which develops and owns
high-quality office, retail and multifamily properties in key Mid-Atlantic markets, today announced its results for the quarter ended December 31, 2013.

Highlights include:

Core Funds From Operations (“Core FFO”) of $7.1 million, or $0.22 per diluted share.
New and renewal leases executed during the quarter totaling approximately 105,000 square feet in the office and retail property portfolios.
Average occupancy increased to 94.4%, compared to 93.3% in the third quarter of 2013, across the operating property portfolio.

Seven properties under development including 513,000 square feet of office and retail space and 489 multifamily units. The 4525 Main Street
development project in the Town Center of Virginia Beach is 46% pre-leased.

The Company was selected to develop Oceaneering International’s new 155,000 square foot build-to-suit development project in Chesapeake,
Virginia. Construction began in the fourth quarter of 2013 with expected completion in the first quarter of 2015. This build-to-suit project is
100% pre-leased. The Company facilitated this public / private project among the City of Chesapeake, the Commonwealth of Virginia and
Oceaneering International.

On January 17, 2014, the Company closed on the previously announced acquisition of Liberty Apartments in Newport News, Virginia, for $30.7
million. Liberty Apartments is part of a $70 million public / private, mixed-use development project with the Newport News Shipbuilding
division of Huntington Ingalls Industries, the Commonwealth of Virginia and the Industrial Development Authority of the City of Newport News,
Virginia.
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*  $28.5 million of new construction loans, since September 30, 2013, to fund the development pipeline.

*  $6.8 million of new construction contract work executed during the quarter; approximately $46.4 million of total backlog at the end of the
quarter.

*  The Board of Directors declared a cash dividend of $0.16 per share on the Company’s shares of common stock for the first quarter of 2014. The
dividend will be payable in cash on April 10, 2014 to stockholders of record on April 1, 2014.

“We are pleased with our strong finish to the year. The fourth quarter is traditionally our strongest quarter and this year is no exception,” commented Louis
Haddad, Chief Executive Officer. “We view 2013 as a year in which we laid the foundation, through our development pipeline, for sustained future net
operating income and asset value growth. We accomplished what we set out to do this year, including executing on development opportunities, identifying
attractive opportunities for the next generation pipeline, and positioning our income portfolio for further growth. Execution will remain our focus in 2014 and
2015.”

Financial Results

Net income was $2.9 million, or $0.09 per diluted share, for the three months ended December 31, 2013. Core FFO was $7.1 million, or $0.22 per diluted
share, for the three months ended December 31, 2013. A reconciliation of GAAP net income to Core FFO is presented on page eight of this release.

Operating Performance

The Company executed four new office leases and five office lease renewals totaling 64,000 square feet, and two new retail leases and seven retail lease
renewals totaling 41,000 square feet. At the end of the fourth quarter, the Company’s office, retail and multifamily operating property portfolios were 95.2%,
93.4% and 94.2% occupied, respectively.

General Contracting Activity

During the quarter, the Company executed $6.8 million of new construction contracts and generated $1.4 million of gross profit from its third party
construction contracts. The Company had total backlog of approximately $46.4 million at December 31, 2013.

Balance Sheet and Financing Activity

At the end of the fourth quarter, the Company had total outstanding debt of approximately $277.7 million, including $70.0 million outstanding on its
revolving credit facility.

-MORE-
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In October, the Company closed on an $18.5 million loan to fund construction of the Whetstone Apartments in Durham, North Carolina, increased the
aggregate capacity under the revolving credit facility to $155.0 million, and repaid the $10.8 million loan secured by Bermuda Crossroads. In October, the
Company also refinanced the six loans secured by Broad Creek Shopping Center, Commerce Street Retail, Hanbury Village, and Tyre Neck Harris Teeter to
reduce the interest rates, make the loans nonrecourse, and extend the maturity dates to 2018.

In December, the Company refinanced the loan secured by Smith’s Landing to extend the maturity date to 2017 and closed on a $10.0 million loan to fund
construction of Sandbridge Commons in Virginia Beach, Virginia.

Supplemental Financial Information

Further details regarding operating results, properties and leasing statistics can be found in the Company’s supplemental financial package available at
www.ArmadaHoffler.com under the Investor Relations section.

Webcast and Conference Call

The Company will host a webcast and conference call on Thursday, February 20, 2014 at 8:30 a.m. Eastern Time to review fourth quarter ended
December 31, 2013 results and discuss recent events. The live webcast will be available through the Investor Relations page of the Company’s website,
www.ArmadaHoffler.com, or through www.viavid.com. To participate in the call, please dial 877-407-3982 (domestic) or 201-493-6780 (international). A
replay of the conference call will be available through Thursday, March 20, 2014, by dialing 877-870-5176 (domestic) or 858-384-5517 (international) and
entering the pass code 13574420.

About Armada Hoffler Properties, Inc.

Armada Hoffler Properties, Inc. is a full service real estate company with extensive experience developing, building, owning and managing high-quality,
institutional-grade office, retail and multifamily properties in attractive markets throughout the Mid-Atlantic United States. The Company has elected to be
taxed as a real estate investment trust (REIT) for U.S. federal income tax purposes.

Forward-Looking Statements

Certain matters within this press release are discussed using forward-looking language as specified in the Private Securities Litigation Reform Act of 1995,
and, as such, may involve

-MORE-
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known and unknown risks, uncertainties and other factors that may cause the actual results or performance to differ from those projected in the forward-
looking statement. These forward-looking statements may include comments relating to the current and future performance of the Company’s operating
property portfolio, the Company’s identified and next generation development pipelines, the Company’s construction and development business including
backlog, and financing activities as well as comments on the Company’s outlook. For a description of factors that may cause the Company’s actual results or
performance to differ from its forward-looking statements, please review the information under the heading “Risk Factors” included in the Company’s final
prospectus related to its IPO, which was filed with the Securities and Exchange Commission on May 9, 2013, and other documents filed by the Company
with the Securities and Exchange Commission.

Non-GAAP Financial Measures

The Company calculates FFO in accordance with the standards established by the National Association of Real Estate Investment Trusts (“NAREIT”).
NAREIT defines FFO as net income (loss) (calculated in accordance with GAAP), excluding gains (or losses) from sales of depreciable operating property,
real estate related depreciation and amortization (excluding amortization of deferred financing costs) and after adjustments for unconsolidated partnerships
and joint ventures.

FFO is a supplemental non-GAAP financial measure. The Company uses FFO as a supplemental performance measure because it believes that FFO is
beneficial to investors as a starting point in measuring the Company’s operational performance. Specifically, in excluding real estate related depreciation and
amortization and gains and losses from property dispositions, which do not relate to or are not indicative of operating performance, FFO provides a
performance measure that, when compared year over year, captures trends in occupancy rates, rental rates and operating costs. We also believe that, as a
widely recognized measure of the performance of REITs, FFO will be used by investors as a basis to compare the Company’s operating performance with that
of other REITs.

However, because FFO excludes depreciation and amortization and captures neither the changes in the value of the Company’s properties that result from use
or market conditions nor the level of capital expenditures and leasing commissions necessary to maintain the operating performance of the Company’s
properties, all of which have real economic effects and could materially impact the Company’s results from operations, the utility of FFO as a measure of the
Company’s performance is limited. In addition, other equity REITs may not calculate FFO in

-MORE-
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accordance with the NAREIT definition as the Company does, and, accordingly, the Company’s FFO may not be comparable to such other REITs’ FFO.
Accordingly, FFO should be considered only as a supplement to net income as a measure of the Company’s performance.

Management also believes that the computation of FFO in accordance with NAREIT’s definition includes certain items that are not indicative of the results
provided by the Company’s operating property portfolio and affect the comparability of the Company’s period-over-period performance. Accordingly, the
Company further adjusts FFO to arrive at Core FFO, which eliminates certain of these items, including, but not limited to, gains and losses on the
extinguishment of debt and non-cash stock compensation expense.

For reference, as an aid in understanding the Company’s computation of FFO and Core FFO, a reconciliation of net income calculated in accordance with
GAAP to FFO and Core FFO has been included on page eight of this release.

-MORE-
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ARMADA HOFFLER PROPERTIES, INC.
CONDENSED CONSOLIDATED BALANCE SHEET
(dollars in thousands)

Real estate investments:
Income producing property
Held for development
Construction in progress
Accumulated depreciation
Net real estate investments

Cash and cash equivalents

Restricted cash

Accounts receivable, net

Construction receivables, including retentions

Construction costs and estimated earnings in excess of billings
Other assets

Total Assets

Indebtedness:
Secured debt
Participating note

Accounts payable and accrued liabilities

Construction payables, including retentions

Billings in excess of construction costs and estimated earnings
Other liabilities

Total Liabilities

Total Equity

Total Liabilities and Equity

Assets

Liabilities and Equity

-MORE-

December 31

2013 2012
(Unaudited)
$ 406,239 $350,814
— 3,926
56,737 —
(105,228) (92,454)
357,748 262,286
18,882 9,400
2,160 3,725
18,272 17,423
12,633 10,490
1,178 1,206
24,409 27,283
$ 435282  $331,813
277,745 334,438
— 643
6,463 2,478
28,139 17,369
1,541 4,236
15,873 13,990
$329,761  $373,154
105,521 (41,341)
$ 435282  $331,813
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Revenues

Rental revenues

General contracting and real estate services
Total revenues

Expenses

Rental expenses

Real estate taxes

General contracting and real estate services
Depreciation and amortization

General and administrative

Impairment charges

Total expenses

Operating income

Interest expense
Loss on extinguishment of debt
Gain on acquisitions
Other income (expense)
Income before taxes
Income tax provision
Continuing operations
Discontinued operations
Net income
Per Share:

Basic and Diluted

Weighted Average Common Shares and Units:

Basic and Diluted

ARMADA HOFFLER PROPERTIES, INC.
CONDENSED CONSOLIDATED INCOME STATEMENT
(dollars in thousands, except per share)

Three Months Ended Year Ended
December 31, December 31,
2013 2012 2013 2012
(Unaudited) (Unaudited)

$14,992  $14,122
19,373 13,391

§ 57,520 $ 54,436
82,516 54,046

34,365 27,513

140,036 108,482

3,557 3,237 14,025 12,682
1,347 1,273 5,124 4,865
17,945 11,903 78,813 50,103
3,786 3,612 14,898 12,909
1,725 540 6,937 3,232

47 — 580 —

28407 20,565 120,377 83,791
5,958 6,948 19,659 24,691
(2,501)  (4,043)  (12,303)  (16,561)

(135) — (2,387) —
— — 9,460 —
(46) 244 297 777
3,276 3,149 14,726 8,907
(410) — (273) —
2,866 3,149 14,453 8,907
— — — (10)

$ 2866 $ 3149 $ 14453 § 8897

$ 0.09 $ 039
32,223 32,105

-MORE-
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ARMADA HOFFLER PROPERTIES, INC.
RECONCILIATION OF NET INCOME TO CORE FUNDS FROM OPERATIONS
(dollars in thousands, except per share)
Three Months Ended
December 31, 2013
(Unaudited)
Net income $ 2,866
Depreciation and amortization 3,786
Funds From Operations $ 6,652
Loss on extinguishment of debt 135
Non-cash stock compensation 237
Impairment charges 47
Loan modification costs 27
Core Funds From Operations $ 7,098
Core Funds From Operations per diluted share $ 0.22
Common Shares and Units Outstanding 32,223
Contact:
Julie Loftus Trudell

Armada Hoffler Properties, Inc.

Vice President of Investor Relations
Email: JTrudell@ArmadaHoffler.com
Phone: (757) 366-6692

Hit#
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Forward Looking Statement

This Supplemental Information should be read in conjunction with our Annual Report on Form 10-K for the year
ended December 31, 2013 (the “10-K”), the consolidated unaudited financial statements appearing in our press
release dated February 20, 2014, which has been furnished as Exhibit 99.1 to our Form 8-K filed on February 20,
2014, The Company makes statements in this Supplemental Information that are forward-looking statements
within the meaning of the Private Securities Litigation Reform Act of 1995 (set forth in Section 27A of the
Securities Act of 1933, as amended (the “Securities Act"), and Section 21E of the Securities Exchange Act of
1934, as amended (the “Exchange Act”)). In particular, statements pertaining to our capital resources, portfolio
performance and results of operations contain forward-looking statements. Likewise, all of our statements
regarding anticipated growth in our funds from operations, core funds from operations, adjusted funds from
operations, funds available for distribution and net operating income are forward-looking statements. You can
identify forward-looking statements by the use of forward-looking terminology such as “believes,” “expects,”
“may,” “will," “should,” “seeks,” “approximately,” “intends,” “plans,” “estimates” or “anticipates” or the
negative of these words and phrases or similar words or phrases which are predictions of or indicate future
events or trends and which do not relate solely to historical matters. You can also identify forward-looking
statements by discussions of strategy, plans or intentions.

Forward-looking statements involve numerous risks and uncertainties and you should not rely on them as
predictions of future events. Forward-looking statements depend on assumptions, data or methods which may be
incorrect or imprecise and the Company may not be able to realize them. The Company does not guarantee that
the transactions and events described will happen as described (or that they will happen at all). For further
discussion of risk factors and other events that could impact our future results, please refer to our Registration
Statement on Form 5-11, initially filed with the Securities and Exchange Commission (the “SEC") on March 26,
2013, as subsequently amended, and the documents subsequently filed by us from time to time with the SEC.

ARMADA HOFFLER
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Highlights

*  Core Funds From Operations (*Core FFO™) of $7.1 million, or $0.22 per diluted share.

* New and renewal leases executed during the quarter totaling approximately 105,000
square feet in the office and retail property portfolios.

*  Average occupancy increased to 94.4%, compared to 93.3% in the third quarter of 2013,
across the operating property portfolio.

* Development pipeline of seven properties, consisting of approximately 513,000 square
feet of office and retail space and 489 multifamily units.
— 4525 Main Street development project in the Virginia Beach Town Center is 46% pre-leased.
—  On November 15, 2013, the Company announced that it was selected as the developer for
Oceaneering International’s new 155,000 square foot build-to-suit development project that is 100%
pre-leased.

=  On January 21, 2014, the Company closed on the previously announced acquisition of
Liberty Apartments, in Newport News, Virginia, for approximately $30.7 million.
Liberty Apartments is part of the “Apprentice School Project™, a $70 million public /
private, mixed-use development project with the Newport News Shipbuilding division
of Huntington Ingalls Industries, the Commonwealth of Virginia and the Industrial
Development Authority of the City of Newport News, Virginia.

ARMADA HOFFLER




Summary Information

&in thousands, except per share

Threa months ended

13/31/2013 13/31/2013
% of Total Total Market
Equity Capitalization Financial Information:
Markat Data Rental revenues %14,992
Total Common Shares Outstanding 59% 19,163,413 General contracting and real estate services revenues 19,373
Operating Partnership ("0OF") Units Outstanding 41% 13,054 365 Rental properties Net Operating Income (MOI) 10,088
Common shares and OP units outstanding 100% 32,222,778 General contracting and real estate services Gross Profit 1,428
Market price per cornmon share 5936 Net incorme 1,866
Equity market capitalization 5301,605 Funds From Operations (FFO] B,652
Total debt 277,745 Core FFQ 1.098
Total market capitalitation 5579,350 Core FFO per diluted share 5022
Less: cash {21,043}
Total enterprise value 5558 308
Three months ended
12/31/2013 12/31/2013
Rentable square feet or number of units: Key Metrics
Office 952,603 Core debtfenterprise value 46.5%
Retail 1,083,301
Multifamily 526 Fined charge coverage ratio
Core EBITDA with Seasanality 49,764
Dccupancy: Interest 2,501
Office'™ 95.2% Princi pal 780
Retail ! 93.4%  Total Fixed Charges 3,281
Multifamily'?! 94.2% Fixed charge coverage ratio 298
Weighted sverage ' 94.4%
Core Debt/Annualized Core EBITDA B.5x

[1) Office and retail occupancy based on leased square feet as a % of respective total

ARMADA HOFFLER | (2] Multifamily occupancy based on occupied units as a % of respective total

[3) Total occupancy weighted by annualized base rent




Summary Balance Sheet

Sin thousands

Assets
Real estate investments,
Income praducing property
Held for development
Construction in progress

Accumulated depreciation
Net real estate investments

Cash and cash equivalents
Restricted cash
Accounts receivable, net
Construction receivables, including retentions
Costs and estimated earnings in excess of billings
Other assets

Total Assets

Liabilities and Equity
Indebtedness:
Secured debt
Participating note

Accounts payable and acerued liabilities
Construction payables, including retentions
Billings in excess of costs and estimated earnings
Other liabilities

Total Liabilities

Equity
Total Liahilities and Equity

ARMADA, HOFFLER
T E

Fi o BT i

As of
12/31/2013 12/31/2012
{Unaudited)
$406,239 $350,814
- 3926
56,737 -
462,976 354,740
(105,228 (92,454)
357,748 262,286
18,882 9,400
2,160 3,725
18,272 17,423
12,633 10,490
1,178 1,206
24,409 27,283
5435,282 $331,813
5277,745 %334,438
- 643
6,463 2,478
28,139 17,369
1,541 4,236
15,873 13,990
329,761 373,154
105,521 (41,341)
5435,282 $331,513




Summary Income Statement

Sin thousands

Revenues

Rental revenues
General contracting and real estate services
Total Revenues

Expenses

Rental expenses
Real estate taxes
General contracting and real estate services
Depreciation and amortization
General and administrative
Impairment charges
Total Expenses

Operating Income

Interest expense

Loss on extinguishment of debt
Gain on acquisitions

Other income (expense)

Income before taxes
Income tax (provision) benefit
Income from continuing operations

Loss from discontinued operations

Met income

ARMADA, HOFFLER

Three months ended Year ended
12/31/2013 12/31/2012 12/31/2013 12/31/2012
{Unaudited] {Unaudited)

514,992 514,122 557,520 554,436
19,373 13,391 82,516 54,046
34,365 27,513 140,036 108,482

3,557 3,237 14,025 12,682
1,347 1,273 5,124 4,865
17,945 11,903 78,813 50,103
3,786 3,612 14,898 12,909
1,725 540 6,937 3,232
47 - 580 -
28,407 20,565 120,377 83,791
5,958 6,948 19,659 24,691
{2,501) (4,043) {12,303) {16,561)
(135 - (2,387) .
- - 9,460 -
{46) 244 297 777
3,276 3,149 14,726 £,907
(410 - {273) .
2,866 3,145 14,453 8907
& (10)
52,866 53,149 $14,453 58,897




Core FFO & Core AFFO

Sin thousands, except per share

ARMADA, HOFFLER
FoorUd BT UES

Three months ended
12/31/2013
(Unaudited)
Het income $2,866
Depreciation and amaortization 3,786
FFO 6,652
Core FFQ
Adjustments
Loss on extinguishment of debt 135
MNon-cash stock compensation 237
Impairment charges 47
Loan modifications 27
Non-Stabilized devel opment pipeline adjustments
[ Core FFO 7,098
Core FFO per share $0.22
Core AFFO
Adjustments
Tenant improvemnents, leasing commissions ™ (886)
Leasing incentives (26]
Property related Capital e&ependimrﬁm {337]
Mon Cash interest expense 154
GAAP Adjustments
Met effect of straight-line rents {201}
Amortization of lease incentives and above (below) market rents 146
Derivative (income) losses 52
[ Core AFFO $6,000
Core AFFQ per share 50.19

(1) Excludes tenant improverents and leasing commissions on first generation rental space and funded by previous owners,

(2) Excludes one time, non-recurring capital expenditures.

10



Summary of Outstanding Debt

Sin thousands

amaunt Effective Rate as of Balance at
Duelit Qutstanding Interest Rate "' December 31, 2013 Maturity Date Matur |ty
249 Central Park Retail 515,834 5.59% September B, 2016 £15,084
Sewth Retail 6985 5.90% September 8, 2016 6655
Studio 56 Retail 2690 3.75% May 7, 2005 1.592
Commerce Street Retail 5613 LIBOR +F,35% 1A% October 31, 2018 5515
Fountain Plaza Retall 717 5.99% September 8, 2016 7542
Dick's at Town Center 8318 LIBORE. T5% 1A% Oictober 31, 2017 7889
The Cosmopolitan 47,723 3.75% July 1, 2051 -
Oyster Podnt EAEE 541% December 1, 2015 6,083
Broad Cresk Shopping Comter
Mate 1 4503 LIBOR +2.25% 147% Derober 31, 2018 4223
Mate 2 B.267 LIBOR +2,25% 1A% Detober 31, 2008 1752
Mate 3 3461 UBOR +2.25% 1A% October 31, 2018 3Eah
Hanbury Village
Mote 1 21,449 667N Cictober 11, 2017 20,459
Mate 2 4,160 UBOR +2.25% 242% Cictober 31, 2018 3,867
Harrisomburg Regal 38437 5.06% June B, 2017 3,165
Marth Paint Center
Mate 1 10,319 6455 February 5, 2019 9333
Mate 2 2831 7.25% September 15, 2025 1.544
Mate 4 1030 5.59% December 1, 2014 1007
Mate § 705 LIBORaZ 00 3578 February 1, 2017 Gl
Tyre Beck Harris Tester 2482 LIBOR +2.25% 241% Dctober 31, 2018 2,235
Smith's Landing 24,795 ™ LIBORa2 15% 131% Jarvuary 31, 2007 23,793
180,388 132,271
Credit Facility FR000 UBOR + 1.60% - 2.00% 193%™ Bay 13, 2016 FOL000
Total including Credit Facility 5259.388 5202371
Development Pipoling
4525 Main Street 11,313 LIBOR1.95% 213%™ Jamuary 30, 2017 511,33
Encone Apartments 3,585 LIBORa1.95% 113%™ January 30, 2017 3,585
Whetstone Apartments 284 LIBOR+1 0% 207%™ Octaber 8, 2016 284
Sandbridge Commans 3,172 LIBORe] B5% 101% laruary 17, 2048 3172
Totsl Notes Payable - Development Plpeline 18,354 18,354
Wnamoart zed Falr wvalue sdjustrents. 3
Tetal Motes Payable £2770,745 5220625
— Weleghted Average Fiaed Intere Rate 4.3%
(1) UIBOR rateis determined by individual lenders. Wesghtnd Arage Variable Interest Rate 13%
(2) Subject to A interet rate dwiap logk Total Wl ghted swerage Interest Rate 16%)
(3) Subject to LBOR irterest rate cap of 3.50% Wariable Interest Rate a5 3 % of Total jrnet of inberest rate caps) 34.1%
(4] Principal balance excluding amy fair value adjustment recognized upon acquésition. tmightid Average Matuity (years) o}
(5] Subject to a 540 million UBOR interest rate cap of 1.50%. P T rliveraoi]
i i tr f1. = !
(6] Subject to UBOR interest rate cap of 1.50%. — s |

i
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Debt to EBITDA

Sin thousands

L

' ™
Three manths
ended 12/31/13
(Unaudited)
Met Incame 52,866
Exeluding:
Interest Expense 2,501
Intomme Tax 410
Depreciation and amortization 1786
EBITDA 9,563
Additional Adjustments:
Mon-recurring or extracrdinary (gains] losses 27
Early extinguishment of debt 135
Derivative (income) losses 52
Mon-cash stock compensation 237
Developrment Pipeline -
Total Other Adjustrents 451
Core EBITDA 10,014
Seasonality 250}
Care EBITDA with Seasonality Adjustment 59,764
Annualized Core EBITDA with Seasonal ity Adjustment 535,056

ARMADA, HOFFLER

i

1

i BT o L &

Tatal Debt

Excluding:
Development Pipeline Construction Loans

Caore Debt

Core Debt/Annualized Core EBITDA

12/31/2013
(Unaudited)

$277,745

[18,354)

$259.391

12



Debt Maturity

Sin thousands

Debt Maturity as of 12/31/13

120,000 -
100,000 -
80,000 -
]
g 60,000 -
40,000 -
20,000 - H
o o o o o
1‘3‘5@

FoorUERT EES
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Stabilized Portfolio Summary

Asof 12/31/2013
Froperty Laestian
Dfie Propesiies
Armads Halfler Tovesr ™ Vinginia Baach, WA
One Colwmbus ‘Virginia Baach, WA
Toen Gl wrmbauis Wirgiria Baach, WA
Wirginia Naheral Gas'™ Vingiria Beach, WA,
Righerasnd Towss Richmand, YA
ryber Podng Herwport Mews., WA

Sentars Willlamsburg™'
Subtotal { Weighted Average Office Portfcsio™

Pz nadl Pyoperties Kot Subjec 10 Ground Leas

Wl B g, VA

Berrmuds Croasrosdy Chemiter, WA

Broad Creek Shopping Center harfolk, WA
Courthouse F-11 Virgieie Baseh, WA
Gainshorough Square Chesapeate, VA
Hnbnty Willape Chesapeahn, VA
Morth Foded Center Durham, NG
Parkway Marketplace Wirginia Baach, WA
Haarrivonburg Regal Harrisceburg VA
Dick’s at Town Corer Wirginia Baach, WA
249 Central Perk Retall Virgiris Basch, W™
Studio 56 Reail Wirginia Beach, ¥4
Comemersn farent Rt ™ Virginia Brach, WA

Wirgisia Baach, ¥
Sorsth Baptai ] WVirginis Baach, WA

Subtoas [ Weighted Awg Retall Portioks not Subject 10 Ground Loaas'™

I-Mltrmmm"i Chaster, W

Broad Creek Shappiag Center' haefali, WA
) Chesapeate, VA

Durham, NC
Tyre Neck Harmis Teete'™ Chesapeate, VA

Subtotal [ Weighted Awg Retall Portiolo Subjed to Ground Leases
Total f Weighted Svy Ratsl Portfolic
Total § Weighted Average Batal and Oifice Portinlc

ropariy Locstion
bl il ity

Semith's Landing™! Blackiburg, VA
T Cos mogalitan Vargieia Beach, WA

Tatal f Welghted Avg MeltHamily Portiola

i

Taur Buill

o0
1584
oo
g
fiabl]
1585
OOk

flal]
155 7-H00
noil
1555

15578~ 100%
195
1955

Tood
DoOT
FooK
o0
001

Hod
b Eok -
O 100
T T
mu

Wear Buil

Average Net
Hectkr
Annuslirad Areraasl Rone
et Rentable Annuaized Rane Rert per Rent gy
Square Feet’! slemed'™  ais Rem! Leased S5 Fu' Lemed Sg. 00"
126,581 6N FELANEED 679 52638
129424 BLAR 1829389 17 23.11
109,215 20.7% 2474646 498 2523
31000 100 .0% 368,230 18.33 a7
206,959 BN TI74.E 3587 4188
100,234 TIAN 170,347 LT .33
— d030h 000K 1006140 BOAS 20.80
952 600 53N SRA547,148 SET.06 52831
111566 PO 1.A09,089 1344 139
227741 BEEN 1922, 782 1335 1250
LRELS 100.0% 135,000 ELE L] LLE S
LLE 30K 13295935 1563 1536
61049 BEAN 1,321,688 2507 466
215659 A% 1.36%,193 1177 1571
ITEM 100.0% 735,668 1945 1968
45,000 100.0% 583,550 135% 1355
1008 H3IW 798,000 2350 ]
91171 BHIN L36,504 ELED] 7.0
11,600 B4EN 371,200 3775 3552
ELAERY 10% 792,311 AT amr4
35961 100.0% 996,181 mm 2571
AR FEL RI&% BI1 240 1817 LHEL
1,093,380 A4 516,974,385 51653 51618
] 100.0% 163,350
Ll 104 % 579,188
. 100.0% 1067 538
15 10410 1055 145
i ]mn :m ]!!
100.0% $3.370, 304
1008 381 " BEAN 420,347 ThD 41042 $18.18
2,045 04 PAIR $44890,028 52151 $21.88
Aerape
Moty Bne
Annuaized Rent par
! Slemed'™  Bae Rem™ Lisarel Lt 1!
] 0am 5,082 580 L0052
7 20.1% 6.639,606 158753
[ B3N 510,021,986 EELIET]
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Stabilized Portfolio Summary Footnotes

1) The net rentable square footage for each of our office properties is the sum of (a) the sguare footages of existing lesses, plus (b) for available space, management’s estimate of net rentable square foatage
baged, in part, on past leases. The net rentable square footage included in office leases is generally determined consistently with the Building Dwners and Managers Adsociation, or BOMA, 1996
measurement guidelines. The net rentable square fostage for each of our retail progerties is the sum af (a) the square footages of existing leases, plus (b) for available space, the field verified square
foatage.

2IPercentage leased for each of our office and retas properties |s caboulated as (a) square footage under executed leases as of December 31, 2013, divided by (b) net rentable square feet, expressed as a
percentage, Percentage leased for our multifamily properties s calculated as (a) total units ocoupsed as of December 31, 2013, divided by (b} total units available, expressed a5 a percentage.

3)For the properties Inour office and retall portfolios, annualized base rent is calculated by multiphying (a) base rental payments for executed leases as of December 31, 2013 (defined as cash base rents
{befare abatements) excluding tenant reimbursements for cxpenses paid by the landlord), by (b} 12. Annualized base rent per beased square foot is calculated by dividing (a) annualized base rent, by (b]
square footage under commenced beases as of December 31, 2013, In the case of triple net or modified gross leases, annualized base rent does not include tenant reimbursements for real estate taxes,
insurance, commaon srea or ather operating expenses.

A} Acerage net effective annual base rent per leated square foot represents [a) the cortractusl base rent for beases in place a4 of Decernber 31, 2013, ealeulated on & straight-line basis to amartize free rent
periads and abatements, but without regard 1o tenant improvement allowances and leasing commissions, divided by () square fostage under comemenced leases as of December 31, 2013,

S)As of December 31, 2013, the Company oooupsed 16,151 square feet at this property at an annualized base rent of 5449,007, or 527.80 per leased square Toot, which amaunts are reflected in the % leased,
annualized base rent and annualized base rent per square foot cofumes in the table above. The rent paid by us is eliminated from our reverwes in consolidation. In addition, effective March 1, 2013, the
Company sublease approximately 5,000 square feet of space from a tenant at this property.

) This property bs subject to a triple et lease pursuant to which the tenant pays operating expenses, insurance and real estate tases.

T)includes square footage and annualized base rent pursuant to leases for space occupind by us,

8}As of December 31, 2013, the Company occupied 8,595 square fieet at this property at an annualiped base rent of 5278,965, or 531.04 per leased square foot, which amounts are reflected in the % leased,
annualized base rent and annualized base rent per square foot cofumns in the table abose. The rent paid by us is eliminated from our revenues in consolidation.

Sincludes 531,200 of annualized base rent pursuant 1o a reaftap bease.

10)Reflects square foctage and annualited bade rent purseant to leases for space accupied by us.

11)For this ground lease, the Campany cwn the land and the tenant awns the improverments thereto, The Comparry will succeed to the ownership of the improvements 1o the [and upon the termination of the
ground lease,

12]The Company lease the land underlying this property from the owner of the land pursuant to a ground lease. The Company re-hease the Land to ouf tenant under a separate ground lease pursuant 1o which
our tenant owns the improvements on the Land,

13)Tenants collectively lease approsimately 139,356 square feet of land from us pursuant to ground leases,

14]Tenants collectively lease approdmately 299,170 square feet of land from us pursuant to ground leases,

15)Tenants collectively lease approsimately 105,988 square feet of land from us pursuant to ground leases,

16]Tenants collectively lease approximately 1,443 985 square feet of Land from us pursuant bo ground leases.

17 Tenant leases spprovimately 200,073 square feet of land from us pursisant to a ground lease,

18] The total square footage of our retadl portfolio excludes the square foatage of land subject to ground leases.

19)Units represent the total number of apartment wnits available for rent at December 31, 2013,

J0)For the praperties in ow multifamily portfolio, annualized base rent ks calculated by multiplying (3] base rental payments for the manth ended December 31, 2003 by (b) 12.

21 4verage manthly base rent per leased unit represents the average manthly rent for all leased wnits for the month ended December 31, 2003,

221The Comgpany lease the land wnderlying this property from the owner of the land pursuant to a ground lease,

23]The annualized base rent for The Cosmopeditan includes 5918,4632 of annualized rent from 15 retail leases at the property,

240 of December 31, 2013, The Company occupied 2,508 sguare feet at this property at an annualized base rent of 512,000, or 54.13 per leased square foat, which amounts are reflected in the % leased,
annualized base rent and annualized base rent per square foot columns in the table abowve. The rent paid by us and is elimi ed from our r im corsolidation.

Fiorear ety 16




Development Pipeline

Sin thousands

(1) Represents estimates that may change as the devel opment process proceeds

(2] This property will be located within the Virginia Beach Town Center

(3] Approximately 83,000 square feet is leased to Clark Mexsen, an architectural firm and
approximately 23,000 square feet (s leased to the Development Authority of

Wirginia Beach

(4] The principal tenant |ease has not been signed as of the date of this supplemental information
(5] AHH has a contract to sell Wal-Mart a pad-ready site adjacent to Greentree Shopping Center

(6] Reflects actual purchase price of the acquisition, which occurred in 1014

(7] Development program has been updated since 3013

FrorierrHa

kdeniified Development Pipeline Schedule
[Es i mabed Lot ingrred
Square Extimated trcnagh Anchar Tenart Srakilined i Principal
Dlfien/Retail Locatiod Foatage”! Caar 13738713 Srart (etisminey Operatios  Owenirskip %! Propeny Type Tenanti Sleaged
A5S Maln Srest! Wirginia Beach, VA 234,000 M 550,000 525,700 1013 3014 1006 100% otfice Clark Mexsen, Devid opment 46%
Authority of Virginia Beach™
Sandbridge Commans Wirginia Beach, Vit 70,000 13,000 6,000 4013 115 206 a5% Retall Harris Teeter GE%
Brosls Crossing ™ Mewpart biws, VA 36,000 2000 1,000 3014 s s E5% Office Hustingion ingails* [
Greentree Shopping Cente™  Chesapeake, VA 18,000 £,000 2,200 013 4014 EL T 100% Retail Wawa 0%
358,000 77,000 34,300
Scheduls
it tid Cos Engurred
Agra L Ll tint trercugh Initial Sabilized BHH
Multifamily Location uni!" Cost"! 1243113 Start Ocoupancy Complete!’ Operation Dumershin %
Encare Apsrtmeets! Virginka Beach, VA, 534,000 511,500 113 1014 015 0 1000
Wit e Apartmenty Durham, NC bk 28,000 7,700 FLei k] ¥ia 305 106 100
Aiberty Apartments™ Mewport Mews, VA 187 30,700 . - . 104 ams 1009
LEG 192,700 519,300
Hees Generation Pietling Sehindul e
Estimated Cost Incurred
Square Extimaned twcmagh anchor Tenard Stabilioed AHH Principal
fficafRetall Location Footage”! Coar"! 13//13 dtart Octupancy Operation  Ownership %" Property Type Tenants Sleaned
Deskneering Chisapeake, VA 155,000 26,000 5,500 4013 1015 s 100% Office Dosansering 100%
Total 5195700 557,600

17



Construction Business Summary

Sin thousands

Prejects Greater than §5.0M

Hyatt Place Baltimare / Inner Harbor Hotel
City of Suffalk Municipal Center
Main Street Parking Garage'"

Total Projects Greater then $5.0M

Projects Less than $5.0M
Tatal
Gross Profit Summary
Q4 2013 Full ¥ear 2013
(Unaudited)
Revenue 519,373 482,516
Expense {17 245) {78,813}
Gross Prafit 51,428 53,703

Work in Place Estimated
Location Total Contract Value asof 12/31/13 Backlog Date of Completion
Baltimore, MD 525,346 22,142 523,204 2014
Suffolk, VA 24,574 12,656 11,918 202015
Wirginia Beach, VA 17,766 13,177 4 589 A0 2014
67,686 27,975 19,711
79,870 73,196 6,674
5147 556 5101,171 546,385

S O

(1) Related party contracts
ARMADA HOFFLER
A EEEE
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Same Store NOI by Segment

(Reconciliation to GAAP located in appendix pg. 42)
5 in thousands

Three months ended 1231 Year ended 12/31
2013 2012 5 Change % Change 2013 2012 & Change % Change
Office!™! {Unawdited) {Unaudited)
Revenue 46,524 46,662 {5138) -2% 525,794 525815 (521) 0%
Expenses 1,925 1,747 178 10% 7,897 7668 224 3%
Net Operating Income 4,500 4015 {318} 5% 17,002 18,147 [245) 1%
Retail™!
Revenue 5175 5.5E0 {405) % 19,858 20,786 [BBB) A%
Expenses 1,625 2,005 {380} -19% 6,254 6,458 [204) -3%
Mt Operating Income 3,550 3,575 {25) 1% 13,644 14,328 [6E4) 5%
hulti Family™
Rewenue 1,810 1.880 {70) A% TA94 7457 37 0%
Expenses 883 723 160 21% 3441 3,176 165 %
Net Operating Income az7 1157 {230) -20% 4,053 4,281 [228) -5%
Same Store Net Operating Income (NOI), GAAP basis 49,076 49,647 (5571} -5% 535,599 536,756 ’$1,15'.|' -3%
Het effect of straight-line rents (193] (Te3) 585 “75% [621) (1.873) 1,252 -67%
Amartization of |ease incentives and above (below) market rents 173 205 {32} -16% 755 754 1 0%
Same store portfolio NOI, cash basis 55,051 59,065 (518} L] 535,733 535,637 596 0%
Cash Bagis:
Office 4,270 4,409 (139) -3% 16818 16467 351 2%
Fetail 3,B50 3497 353 10% 14,842 14,873 (31) 0%
Multifamily 931 1,163 (232} =20 4073 4297 [224]) 5%
49,051 49,069 (518} 03 535,733 535,637 505 0%
GAAP Basis:
Offica 4,509 4915 (3186) 5% 17,802 18,147 (245) 1%
Retail 3,550 3,575 25]) -1% 13.644 14,328 [GE4) 5%
Multifamily a9z7 1,157 {230) -20% 4,053 4,281 [228) 5%
59,076 59,647 (5571} 6% 535,599 536,756 (51,157) =3%

[1) Mo assets excluded

ARMADA HOFFLER [2) Bermuda Crossreads and Tyre Neck Harris Teeter excluded

Foo s 0 11 [3) Smith's Landing excluded




Top 10 Tenants by Annual Base Rent

As of December 31, 2013

Office Portfolio

5% of Office % of Total

Mumber Partiolic Portfalio

Mumber of Lease Annualized Annualized Annualized

Tenant of Leases  Properties Praperty(ies) Expiration Base Rent Base Rent Base Bent
Williarns Bullen 3 2 Armada Hatfler Tower, Richmand Tower 3f19/2026 47,779,349 31.7% 14.2%
Troutman Sanders LLP 1 1 Armada Hoffler Tower 13172015 1,026,538 4.2% L%
Sentara Medical Group 1 1 Sentara Williamsburg 33172023 1,006,140 4.1% 1.8%
Cherry Bekaert & Holland 3 3 Armada Hoffler Tower, Richmond Tower, Oyster Point O 21/2023 933 547 IE% 1%
GEA 1 1 Qpster Point 4262017 870,047 3.5% 1.6%
Pender & Coward F 1 Armada Haoffler Tower 1f31/2015 818,985 3.3% 1.5%
The Art Institute 1 1 Two Columbus 1273152019 771,558 31% 14%
Eimley- Horne 1 1 T Columbus 13/31/2018 659,333 1.7% 1.2%
Hamgpton University k4 1 Arfrada Hotfler Tawer 5/3/2023 629,935 16% 11%
Hankins & Anderson 1 1 armada Hoffler Tower 41302022 572,368 2.3% 1.0%
Tap 10 Total 515,077,541 61.4% 27.5%

Retaid Portfolio

% of Fetail % of Tatal

Mumber Partiolic Portfalia

Mumber of Lease Annualized Annualized Annualized

Tenant of Leases Properties Propertyfies) Expiration Base Rent Base Rent Base Rent
Haeme Depat z . Broad Cresk Shopping Center, North Paint Center 12/27/2019 52,032,600 10.0% 317
Harris Tegter F 2 Tyre Meck Harris Teeter, Hanbury Village 10/16/2028 1,430,001 T.0% 2.6%
Food Lon 3 3 Broad Creek Shopping Center, Bermuda Crossroads, 315/2020 1,282,568 6.3% 2.3%

Gainsborough Square

Dick’s Sporting Goods 1 1 Dick's at Town Center 1312020 T9B,00D 39% 1.5%
Rigal Cinemas 1 1 Harrisonbulg Regal 4 23/201% 633,550 3.4% 1.2%
Pets Mart ] 2 Broad Creek Shopping Center, North Point Center 2712016 518,704 3.0% 1.1%
Kroger 1 1 Morth Paint Center &r31/2018 552 B4 1L7% 1.0%
Yard House 1 1 Commerce Strest Retail 113042023 538,003 2.6% 100
Rite Aid z o Gainsborough Square, Parkway Marketplace 5/219/2019 484,193 4% 0.9%
Walgreens 1 1 Hanbury Village 1231/2083 447 564 1.2% 0.8%
Tap 10 Tetal S8 R68,044 43.6% 16.1%

ARMADA, HOFFLER
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Office Lease Summary

In thousands, except per share

Renswal Lease Qummﬂ"

cane Cash
Nursizser o Annaal W gt T LG, &
Leases Met rentable Lesses et rentable Contractual Prior Rent Changein Contractual Price Bet Annual Change Averape Lease L= Imcentives
Cuia misr S gnod EF Slgnisd Expiring SF Expiring Riznt piowr SF s 5F Rank pav SF Rint g SF paa SF |m Rt par 5§ T | P i B puar SF
ath Quarter 2003 7 5 45,677 5112 326.74 525.27 3147 §23.58 $27.87 [s4.38) 1134 $1927.300 542.19
3rd Quarfer 2013 L3 16,289 30,032 2918 2876 242 2826 2752 033 6.73 50,209 1.73
2nd Quanier 013 3 10,735 16,635 288 2304 2LE1 4.1 (2.3 568 485,380 15,19
Tatal 18 41,691 061 S6.44] 3463507
New Lease Summary™
Numiber of Welghted T, LE &
Lpades Net reritalkil g Contrachasl Augrage A& Ingentivis
Cluarier Signed SF Signed Fierit per SF Lease Term Inoentves per &F
Ath Quarier 2003 4 18,381 513156 1034 §577,382 53141
drd Quarter 2013 i 1,442 .50 5.0 LRTES 343
2nd Quarter 3013 K A4 048 .77 500 165628 A0.94
Tatal 7 13,569 5746,587

[1) Excludes leases for space occupied by AHH,

[2) Two of the renewed leases executed during 4013 included expansions, which are shown as new leases below,
[3) OF the five renewals during @4 2013, three were early renewals of leases expiring later than Q4 2013,

FoorUERT EES




Office Lease Expirations

Square
Number of Footage of % Portfolio % of Portfolio  Annualized Base Rent
Leases Leases MNet Rentable Annualized Annualized per Leased Square
Year of Lease Expiration Expiring Expiring Square Feet Base Rent Base Rent Foot
Available - 45,554 4.8% 50 . 50,00
2014 15 49 384 52% 1375424 5.6% 2785
2015 3 95,200 10.3% 2,483,520 10.1% 2529
2016 10 33,481 3.5% 784,963 3.2% 2345
2017 5 65,186 6.8% 1,566,263 6.4% 24.03
2018 15 133,189 14.0% 3,517,059 14.3% 2641
2019 3 71,512 7.5% 1,619,344 6.6% 22,64
2020 3 25283 2.7% 772,781 31% 3057
2021 4 41,363 4.3% 946,930 3.9% 22,89
2022 3 48,117 5.1% 1,268,882 5.2% 26.37
2023 5 105,160 11.0% 2,310,230 9.4% 21487
Thereafter & 236,174 24.8% 7,897,751 32.2% 33.44
Total / Weighted Average 80 952,603 100.0% 524,543,148 100.0% $27.06
35.0% 32.2%

30.0%
25.0%
20.0%
14.3%
15.0% -
10.1% 0.4%
1000% -
5.6% 6.4% 6.6% 5 29,
sal B 1 0 0 T
CHHEm mn |
B A
g b P P >
& AT P S e @“F'

ARMADS, HOFFLER e




Retail Lease Summary

In thousands, except per share

Rorwrwal Lease Summary™
Hamiber of Lo
Leases et rentakile Leases rentable §F
Quarter Signed SF Signed Expiring Expiring
Ath Quaner 2013 7 7733 L] 7528
3#d Quarter 2003 & 24506 3 1E4R
Ind Quarter 2013 & 26,345 3 T
Total 19 BaS84
New Loase Summany'"!
Wb ol W ghitsd
Ladies Rt rentable  Contractual dosEiage
Quarber Signed SF Signed Rent per 5F Lease Term
dth Quarer 2013 F 1z 51867 506
Jad Quarcer 2003 = ' = =
Ind Quarter 2013 & 20037 1159 534
Total ] 23,307

GAAR Cash
Contractual Price Bent  Annual Change Contraciual Price Menk Annual Change
MEEQ‘ E!‘ INMIES‘ Rend SF sF mH.EﬂtESF
51332 £13.48 §033 51379 £1412 [50.33)
2426 1511 [0.85) r3ss 1834 [4.79)
1o 1740 037} 1650 1803 (153}
50 55 665
LTS
AL & Incatived
Incenitives 5F
575,884 52331
433,101 2162
S508,985

I ARMADA, HOFFLER I (1) Excludes |eases from space occupl ed by AHH

Fi

Wi ghied
doverage Lease

Term

430
557
412

L &

AL &
Incentives

Irecentives per SF
540,540

11766
S0

5268308

51.07
29

24



Retail Lease Expiration

Square
Number of Footage of % Portfolio % of Portfolio  Annualized Base Rent
Leases Leases MNet Rentable Annualized Annualized per Leased Square
Year of Lease Expiration Expiring Expiring Square Feet Base Rent Base Rent Foot
Available - 71,863 B.6% $0 - S0.00
2014 21 46,307 4.2% 783,659 4.6% 16.92
2015 18 63,030 5.8% 1,314,420 7.7% 2085
2016 22 68,620 B.3% 1,667,203 9.8% 24,30
2017 19 133,945 12.3% 1,877,223 11.1% 14.01
2018 19 120,295 11.0% 1,736,312 10.2% 1443
20149 14 285,235 26.1% 4,023,649 23.7% 1411
2020 & 132,094 12.1% 1,647,180 9.7% 1247
2021 4 18,053 1.7% 503,648 3.0% 27.50
2022 & 83,588 7.6% 1,215,718 7.2% 1454
2023 5 17,625 2.5% B69,930 5.1% 3148
Thereafter & 42,646 3.9% 1,335,442 79% 3131
Total / Weighted Average 140 1,093,301 100.0% 516,974,385 100.0% $16.62
25.0% 23.7%
20.0%
15.0%
11.1%
9.8% 10.2% 9.7%
10.0%
7.7% 7,29 7.9%
4.6% 51%
N . 0 I l
— |
. R R R R, . B
o a 5
O M I LG

&
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Historical Occupancy

Occupancy - All Properties as of

Sector 12/31/2013 9/30/2013 6/30/2013 3/31/2013 12/31/2012

Office ™ 95.2% 93.4% 93.4% 93.9% 94.1%
Retail " 93.4% 93.6% 94.6% 93.9% 93.9%
Multifamily'® 94.2% 92.7% 91.2% 93.3% 94.9%
Weighted Average'® 94.4% 93.3% 93,5% 93.8% 94.2%

(1) Office and retail occupancy based on leased square feet a5 3 % of respective total
{2) Bultifamily occupancy based on occupied units 25 a % of respective total
{3) Total occupancy wei ghted by annualized base rent

ARMADA, HOFFLER

Fi o
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Multifamily Occupancy

Occupancy Summary - Smiths Landing (284 available units)

Number of Units Percentage Annualized Base Average Monthly Rent
Quarter Ended Occupied Occupied'” Rent'” per Occupied Unit
12/31/2013 282 99.3% 53,382,380 51,000
9/30/2013 284 100.0% 3,427,980 1,006
6/30/2013 264 93.0% 3,163,164 998
3/31/2013 234 100.0% 3,395,184 996
12/31/2012 280 98.6% 3,353,280 598

Occupancy Summary - The Cosmopolitan (342 available units)

MNumber of Units Percentage Annualized Base Average Monthly Rent
Quarter Ended Occupied Dccupiedm Rent'?/) per Occupied Unit®
12/31/2013 308 90.1% 55,721,144 51,548
9/30/2013 296 86.5% 5,506,764 1,550
6/30/2013 307 89.9% 5,818,908 1,580
3/31/2013 300 87.7% 5,490,864 1,525
12/31/2012 314 91.8% 5,889,528 1,563

1] Total units cccupied as of sach respective date

(2] Annualized base rent is calculated by multiplying [a) contractual rent due from our tenants for the last month of the respective quarter by (b) 12

(3] foverage Marthly Rent per Occupied Unitis ealeulated as [a) annualized bace rent divided by [b] the number of occupied units 35 of the end of the redpective date.
(4] Excldes annualized base rent from retall leases

ARMADA, HOFFLER
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Understanding AHH - Corporate Overview

Armada Hoffler Properties, Inc. is a full-service real estate investment trust (REIT) and property company that
develops, builds, owns and manages institutional grade office, retail and multifamily properties in the Mid-
Atlantic U.5. The Company also provides general construction and development services to third-party clients
throughout the Mid-Atlantic and Southeastern regions of the U.5. Armada Hoffler Properties was founded in
1979 and is headquartered in Virginia Beach, VA,

- Diversified portfolio consisting of Office, Retail

and Multifamily properties y ‘
- Institutional grade portfolio focused on the Mid- -
Atlantic region

. 35 year corporate track record with senior
leadership team averaging more than 20 years

with the company
- Market Cap of -5300 million as of 12/31/13

= Management and previous partners own in

I current Portfolio & Development Pipeline
excess of 40% of the company through limited I Frevious Construction or Development Projects

partnership units in the operating partnership

ARMADA, HOFFLER
R
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Understanding AHH -
Differentiation Provides Value Creation

1. Advantages of Core Stabilized Partfolio:

- Consistent cash flow
- High occupancy DEVEIDPI"I'IEI'It Eﬂg’in =
Stable same store metrics

2. Advantages of Wholesale Development Pipeline Engine:

- Equity creation

Stable
Portfolio

Construction

Asset base growth Business

3. Advantages of Construction Company:
- Stable earnings and value creation
Reduces risk in selecting/executing development opportunities

Brand recognition in new markets

| Sum of the Parts Leads to Valuation |

ARMADA HOFFLER




Business Segmentation Overview

S O

Development

Construction

ARMADA, HOFFLER
A

Stabilized
Portfolio

Pipeline

Business

* Includes stabilized
office, retail, and
multifamily real estate
(defined as the earlier of
80% occupancy or the
13t full quarter after
CO)

+ Real estate assets in
development or ramping
towards stabilization

« 3 party construction
business

= Consistent cash flow

= High occupancy
* Stable same store

= Value creation
= Asset base growth

= Traditional real estate
valuation, NAV/Cap
Rates

metrics

= Equity Creation

Stable earnings and
value creation
Reduces risk in
selecting/executing
development
opportunities

Brand recognition in
new markets

» Multiples analysis

kil



Components of NAV

Stabilized Portfolio NOI % Market Cap Rate = Stabilized Portfolio Value

+

Development Value Creation x Appropriate Discount Rate = Equity Value

+

Operating Company Income x Market Multiple = Operating Company Value

+

Other Assets

Liabilities

NAV

| See Pages 33-36 for Further Information Regarding the Components of NAV |




1) Understanding AHH -
Stabilized Portfolio

(Feconciliation to GAAP located in appendix pg. 42)

5 in thousands Cash NOI
Three months
ended 12/31/13 Annualized

Diversified Portfolio

Office 52,123 58,494

Retail 3,040 12,160

Multifamily 628 2,510
Total Diversified Portfolio NOI 55,791 523,164

irginia Beach T .

Office'"! 42,290 $9,158

Retail™ 1,236 4,944

Multifamily 930 3,720
Total Virginia Beach Town Center NOI 54,456 517,822
Total Stabilized Portfolio NOI 510,247 540,986
Seasonality (5250) ($1,000)
Net Stabilized Portfolio with Seasonality Adjustment 59,997 539,986

ARMADS, HOFFLER I {1} Includes lease for space occupied by Armada Hoffler which are sliminated for GAAP purposes totaling ~5$220K per quarter




2) Understanding AHH -
Identified & Next Generation Pipeline

& in thousands

Mote: The data below reflects the Company's current estimates and projections, which may change as a result of various
factors. The Company can make no assurances that the estimates and projections below will actually be realized.

The Company’s Est.

Estimated The Company's Equity Creation
Estimated Return on Projected Estimated Equity Excluding IV
Estimated Cost Stabilized NOI Cost Value Spread Creation Ownership
Identified Pipeline £139,000 511,400 B.20% 125bp $24,995 $23,903
Next Generation Pipeline 150,000 12,400 B.27% 150bp 33,251 33251
Liberty Apartments o700 2,060
Estimated Stabilized Value/Weighted Average 5319,700 525,860 B.24% 558,246 557,154

| Greater than $57M in Equity Creation - 3 to 4 Years|

[1) Actual purchase price

ARMADA HOFFLER




3) Understanding AHH - 34 Party Construction

Sin thousands

Gross Profit - metric to use when evaluating the profitability and valuation of the general contracting & real
estate services segment

Gross Profit Summary

Q4 2013 Full Year 2013
(Unaudited)
Revenue 519,373 582,516
Expense (17,945) (78,813)
Gross Profit $1,428 $3,703

| Construction Company - Ongoing Profitable Business with Intrinsic Value |

ARMADA HOFFLER
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4) NAY Component Data

Sin thousands

L Stabilzed PortfolioNOl(Cash) ] Development Pipeline

Annualized three

months ended
12/31/2013 Developrment Investment as of 12/31/13 556,737
jwersi 1i The Company's Estimated Equity Creation - 3-4 years (pg. 34) 58,246
Office 58,494 5114983
Retail 12,160
Multifamily 2,510
Total Diversified Portfolio NOI (pg. 33) 523,164
Operating Companies
Mirginia Beach Town Center Annualized
Office’™ 59,158 12/31/2011
Retail'!! 4,944
Multifamily 3,720 General Contracting and Real Estate Services (pg. 35) 53,703
Total Virginia Beach Town Center MOI (pg. 33) 517,822
Stabilized Portfolio MOI [Cash] 540,986

sessonsty (1.000)
As of 12!31{2013

Net Stabilized Portfolio with Seasonality Adjus tment 539,986 Liabilities
Mortgages and notes payable 5277745
Other Assets Accounts payable and accrued liabilites 6,463
As af 12/31/2013 Other Liabilities 15,873
Other Assets Total Liabilities 5300,081
Cash and Cash Equivalents 518,882
Restricted Cash 2,160 Share Count
Accounts Receivable 18,272 Total Comman Shares Outstanding 19,163
Other Assets 24,408 Operating Partnership ["OP") Units Outstanding 13,059
Total Other Assets 463,723 Comrmaon Shares and OF Units Outstanding 32,222

ARMADA HOFFLER I (1} Includes leases for space accupded by Armada Hoffler which are eliminated for GARP purpoces tataling ~5220K per quarter
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Definitions

MNet Operating Income:

We calculate Net Operating Income (“NOQI") as property revenues (base rent, expense reimbursements and other
revenue) less property expenses (rental expenses and real estate taxes). For our office, retail and multifamily
segments, NOI excludes general contracting and real estate services expenses, depreciation and amortization, general
and administrative expenses, and impairment charges. Other REITs may use different methodologies for calculating
NOI, and accordingly, our NOI may not be comparable to such other REITs' MOI. NOI is not a measure of operating
income or cash flows from operating activities as measured by GAAP and is not indicative of cash available to fund cash
needs. As a result, net operating income should not be considered an alternative to cash flows as a measure of
ligquidity. We consider NOI to be an appropriate supplemental measure to net income because it assists both investors
and management in understanding the core operations of our real estate business. (Reconciliation to GAAP located in
appendix pg. 45)

Funds From Operations:

We calculate Funds From Operations (“FFO") in accordance with the standards established by the National Association
of Real Estate Investment Trusts (“MAREIT™). NAREIT defines FFO as net income (loss) (calculated in accordance with
accounting principles generally accepted in the United States (“GAAP™)), excluding gains (or losses) from sales of
depreciable operating property, real estate related depreciation and amortization (excluding amortization of deferred
financing costs) and after adjustments for unconsolidated partnerships and joint ventures.

FFO is a supplemental non-GAAP financial measure. Management uses FFO as a supplemental performance measure
because it believes that FFO is beneficial to investors as a starting point in measuring our operational performance.
Specifically, in excluding real estate related depreciation and amortization and gains and losses from property
dispositions, which do not relate to or are not indicative of operating performance, FFO provides a performance
measure that, when compared year over year, captures trends in occupancy rates, rental rates and operating costs.
Other equity REITs may not calculate FFO in accordance with the NAREIT definition as we do, and, accordingly, our FFO
may not be comparable to such ather REITs" FFO.

ARMADA HOFFLER




Definitions

Core Funds From Operations:

We calculate Core Funds From Operations ("Core FFO") as FFO calculated in accordance with the standards established
by MAREIT, adjusted for losses on debt extinguishments, non-cash stock compensation and impairment charges. Such
items are non-recurring or non-cash in nature. Our calculation of Core FFO also excludes acquisition costs and the
impact of development pipeline projects that are still in lease-up. We generally consider a property to be in lease-up
until the earlier of (i) the quarter after which the property reaches 80% occupancy or (ii) the thirteenth quarter after
the property receives its certificate of occupancy.

Management believes that the computation of FFO in accordance to NAREIT's definition includes certain items that are
not indicative of the results provided by the Company's operating portfolio and affect the comparability of the
Company's period-over-period performance. Qur calculation of Core FFQ differs from MAREIT's definition of FFO, Other
equity REITs may not calculate Core FFO in the same manner as us, and, accordingly, our Core FFO may not be
comparable to other REITs' Care FFO.

Core Adjusted Funds From Operations:

We calculate Core Adjusted Funds From Operations (“Core AFFO") as Core FFO, (i) excluding the impact of tenant
improvement and leasing commission costs, capital expenditures, the amortization of deferred financing fees,
derivative (income) loss, the net effect of straight-line rents and the amortization of lease incentives and net above
(below) market rents and (ii) adding back the impact of development pipeline projects that are still in lease-up and
government development grants that are not included in FFO.

Management believes that Core AFFO provides useful supplemental information to investors regarding our operating
performance as it provides a consistent comparison of our operating performance across time periods and allows
investors to more easily compare our operating results with ather REITs. However, other REITs may use different
methodologies for calculating Core AFFO or similarly entitled FFO measures and, accordingly, our Core AFFO may not
always be comparable to Core AFFO or other similarly entitled FFO measures of other REITs.

ARMADA HOFFLER
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Definitions

EBITDA:

We calculate EBITDA as net income (loss) (calculated in accordance with GAAP), excluding interest expense, income
taxes and depreciation and amortization. Management believes EBITDA is useful to investors in evaluating and
facilitating comparisons of our operating performance between periods and between REITs by removing the impact of
our capital structure (primarily interest expense) and asset base (primarily depreciation and amortization) from our
operating results,

Core EBITDA:

We calculate Core EBITDA as EBITDA, excluding certain items, including, but not limited to, non-recurring or
extraordinary gains (losses), early extinguishment of debt, derivative (income) losses, acquisition costs and the impact
of development pipeline projects that are still in lease-up. We generally consider a property to be in lease-up until the
earlier of (i) the quarter after which the property reaches B0% occupancy or (ii) the thirteenth quarter after the
property receives its certificate of occupancy. Management believes that Core EBITDA provides useful supplemental
information to investors regarding our ongoing operating performance as it provides a consistent comparison of our
operating performance across time periods and allows investors to more easily compare our operating results with other
REITs. However, other REITs may use different methodologies for calculating Core EBITDA or similarly entitled measures
and, accordingly, our Core EBITDA may not always be comparable to Core EBITDA or other similarly entitled measures
of other REITs.

Core Debt:

We calculate Core Debt as our total debt, excluding any construction loans associated with our development pipeline.
Same 5tore Portfolio:

We define same store properties as including those properties that were owned and operated for the entirety of the
period being presented and excluding properties that were in lease-up during the period present. We generally
consider a property to be in lease-up until the earlier of (i) the quarter after which the property reaches 80% occupancy

or (ii) the thirteenth quarter after the property receives its certificate of occupancy. The following table shows the
properties included in the same store and non-same store portfolio for the comparative periods presented.

ARMADA HOFFLER




Same Store vs. Non-Same Store Properties

Comparison of Three Months Ended Comparison of Year Ended
December 31, 2013 to 2012 December 31, 2013 to 2012
Same Store Mon-5ameé Stare Sarmi Store Non-Same Store
Office Properties
Armada Hoffler Tower X x
One Columbus X x
Two Columbus X X
Virginia Natural Gas X X
Richmand Tower X X
Oyster Point X X
Sentara Williamsburg X X
fetail Properties
Bermuda Crossroads X x
Broad Creek Shopping Center X %
Courthouse 7-Eleven X x
Gainsborough Square X x
Hanbury Village X X
Morth Foint Center X X
Parkway Marketplace X X
Harrisonburg Regal X X
Dick’s at Town Center X X
249 Central Park Retail X b 4
Studio 56 Retail X X
Commarce Street Retail X X
Fountain Plaza Retail X x
South Retail X X
Tyre Neck Harris Teater X X
Multifamily

Smith's Landing X X

ARMADA, HOFFLER The Cosmapol itan % "
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Reconciliation to GAAP - Segment Portfolio NOI

& in thousands

Three months ended 12/31

Year ended 12/31

{3} Smith's Landing excluded

2013 2012 2013 2012
Office Same Store
Rental revenues'" 56,524 56,662 $25,794 $25,815
Property expenses 1,925 1,747 7,892 7,668
NOI 4,599 4,915 17,502 18,147
Mon-Same Store NOI - - - -
Segment NOI 54,599 54,915 517,902 518,147
Retail Same 5to rgm
Rental revenues $5,175 $5,580 519,898 520,786
Froperty expenses 1625 2,005 6,254 6,458
NOI 3,550 3,575 13,644 14,328
MNon-Same Store NOI 409 - 1,332 207
Segment NOI 53,959 53,575 514,976 414,535
Multifamily Same Store!™
Rental revenues 51,810 51,880 57,494 57457
Property expenses 883 723 1,441 3,176
NOI 927 1,157 4,053 4,281
Mon-5ame Store NOI 603 : 1,440 -
Segment NOI $1,530 $1,157 $5,493 44,281
Total Segment Portfolio NOI 510,088 $9,647 538,371 536,963
(1) No assets excluded
{2) Bermuda Crossroads and Tyre Meck Harris Teeter excluded
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Reconciliation to GAAP - Segment Portfolio NOI

Sin thousands

ifi li
Cash NOI
Met effect of straight-line rents
Amortization of lease incentives and (above) below market rents
GAAP NOI

I . f Virdinia 8
Cash NOI

Met effect of straight-line rents

Amortization of lease incentives and (above) below market rents
Elimination of AHH rent

GAAP NOI

GAAP NOI
Diversified Portfolio
Town Center of Virginia Beach
Total Segment Portfolio GAAP NOI

Three months ended 12/31/13

Office Retail Multifamily Total
§2,123 53,040 5628 $5,791
266 (101) {12) 153
i14) 40 (13} 13
52,375 52,979 S603 $5,957
Office'" Retail'” Ml tifamily Total
52,290 51,236 5930 54,456
109 (54) i3) 52
(23) (130 - {153}
(146) {72) - {218)
52,224 5980 5927 54,131
Office Retail Multifamily Tatal
$2,375 52,979 S603 $5,957
2.224 980 927 4,131
54,599 $3,959 51,530 $10,088

ARMADA HOFFLER [1) Includes AH rent of ~5147,000
Fic : — (2] Includes AH rent of ~573,000
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Reconciliation to GAAP - Segment Portfolio NOI

Sin thousands

Three months ended 12/31/13

Total Rental General Contracting &
Office Retail Multifarmily Properties Real Estate Services Tatal
Segment revenues 5 6524 5 5684 § 2784 3 14992 % 19373 5 34,365
Segment expenses 1,925 1,725 1,254 4,904 17,945 22,849
Met operating income 5 4599 5 3958 § 1530 § 10088 5 1,428 5 11,516
Depreciation and amortization (3, 786)
General and administrative expenses (1,725)
Impairment charges {47}
Interest expense (2,501}
Loss on extinguishment of debt {135)
Gain on acguisitions -
Other income [expense) {46)
Income tax prowvision 410}
Net income 5 2,866
Year ended 12/31/13
Total Rental General Contracting &
Office Retail Multifamily Properties Real Estate Services Total

Segment revenues 5 25704 3§ 21755 § a4am 5 57520 5§ 82516 5 140,036
Segment expenses 7,892 6,779 4,478 19,149 78,813 97,962
Met operating income 5 17802 § 14976 § 5483 % \|Im 5 3703 & 42,074
Depreciation and amortization (14,8598)
General and administrative expenses 6.,937)
Impairment charges {580)
Interest expense (12,303)
Loss on extinguishment of debt (2.387)
Gain on acquisitions 9,460
Other income (expense) 297
Income tax provision 273
Net income 5 14,453

ARMADA, HOFFLER
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