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Item 2.02 Disclosure of Results of Operations and Financial Condition
On February 13, 2019, Regency issued an earnings release for the year ended December 31, 2018, which is attached as Exhibit 99.1.

On February 13, 2019, Regency posted on its website, at www.regencycenters.com, the supplemental information for the year ended December 31, 2018, which is attached as Exhibit
99.2.

Item 9.01 Financial Statements and Exhibits
(d) Exhibits
Exhibit 99.1Earnings release issued by Regency on February 13, 2019, for the year ended December 31, 2018.

Exhibit 99.2Supplemental information posted on its website on February 13, 2019, for the year ended December 31, 2018.
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Regency Centers Reports Fourth Quarter and Full Year 2018 Results

JACKSONVILLE, FL. (February 13, 2019) — Regency Centers Corporation ("Regency” or the "Company”)
today reported financial and operating results for the period ended December 31, 2018.

Fourth Quarter and Full Year 2018 Highlights

» Fourth quarter Net Income Attributable to Common Stockholders ("Net Income”) of $0.46 per
diluted share.

¢ Fourth quarter NAREIT Funds From Operations ("MAREIT FFO") of $0.98 per diluted share and
Operating Funds From Operations ("Operating FFO") of $0.88 per diluted share.

+ Same property Net Operating Income ("NOI") as adjusted, which reflects adjustments for the
Equity One merger, excluding termination fees, increased 2.2% in the fourth quarter and 3.4%
for the full year as compared to the same periods in the prior year.

« Fourth guarter rent spreads on comparable new and renewal leases were 22.5% and 7.2%,
respectively, with blended rent spreads of 9.3%.

e As of December 31, 2018, the same property portfolio was 96.1% leased, a 20 basis point
increase sequentially.

» As of December 31, 2018, spaces greater than or equal to 10,000 square feet ("Anchors”) in the
same property portfolio were 98.5% leased, a 50 basis point increase sequentially.

« For the full year 2018, the Company started nearly $200 million of developments and
redevelopments, contributing toward a five year goal of $1.25 to $1.50 billion.

« During the fourth quarter, Regency acquired an interest in one shopping center for approximately
$18.5 million and sold four shopping centers for approximately $82.2 million, at Regency's share.

« During the fourth quarter, Regency purchased approximately $122 million shares of common
stock at an average price of $57.70 per share, bringing total share repurchase for the full year
2018 to approximately $247 million at an average price of $§57.97 per share.

e During the fourth gquarter, Regency issued its inaugural Corporate Responsibility Report,
highlighting the Company’s commitment to key environmental, social and governance initiatives.

s Regency’s Board of Directors (the "Board™) declared a quarterly cash dividend on the Company's
common stock of $0.585 per share, representing an annualized increase of 5.4%.

“Regency’s exceptional team again executed on our proven strategy, achieving over 3% same property
NOI growth for the seventh consecutive year, starting nearly $200 million in compelling developments
and redevelopments, further fortifying our strong balance sheet and highlighting our commitment to
corparate responsibility” said Martin E. "Hap" Stein, Jr., Chairman and Chief Executive Officer. “"Regency
is well positioned to sustain growth in earnings, cash flow, and dividends and in turn, total shareholder
returns in the eveolving world of retail real estate.”




Financial Results

Regency reported Net Income for the fourth quarter of $78.9 million, or $0.46 per diluted share compared
to $85.1 million, or $0.50 per diluted share, for the same period in 2017, For the twelve months ended
December 31, 2018, Net Income was $249.1 million, or $1.46 per diluted share, compared to $159.9
million, or $1.00 per diluted share, for the same period in 2017.

The Company reported NAREIT FFO for the fourth quarter of $167.2 million, or $0.98 per diluted share,
compared to $161.4 million, or $0.94 per diluted share, for the same period in 2017. For the twelve
months ended December 31, 2018, NAREIT FFO was $652.9 million, or $3.83 per diluted share, compared
to $494.8 million, or $3.09 per diluted share, for the same period in 2017, Certain non-recurring items
recognized in Net Income and NAREIT FFO during 2018 include:

« In the fourth quarter, the Company recognized a gain on sale of land in the amount of $5.6
million from the sale of a land parcel in Medford, Massachusetts, bringing the total gain on
sale of land for the full year to $6.7 million.

s The accelerated non-cash income of $6.2 million from a below-market rent balance associated
with a Toys "R" Us lease acquired by the Company at bankruptcy auction.

s Debt extinguishment expense in the amount of $11.2 million, associated with the early
repayment of debt.

The Company reported Operating FFO, which excludes certain non-recurring items as well as non-cash
components of earnings derived from above and below market rent amortization, straight-line rents, and
amortization of debt mark-to-market, for the fourth quarter of $149.9 million, or $0.88 per diluted share,
compared to $146.8 million, or $0.86 per diluted share, for the same period in 2017. For the twelve
months ended December 31, 2018, Operating FFO was $603.8 million, or $3.54 per diluted share,
compared to $544.8 million, or $3.40 per diluted share, for the same period in 2017.

Portfolio Performance

Regency's portfolio is differentiated in its overall outstanding quality, breadth and scale. The strength of
the Company's merchandising mix, combined with placemaking elements and connection to its
communities further differentiate Regency’s high quality portfolio. Regency’s national platform with 22
local market offices and teams offer critical strategic advantages and position the Company to achieve
its objective to average 3% plus same property NOI growth over the long term, as it has accomplished
over the past seven years.

Fourth quarter same property NOI as adjusted, excluding termination fees, increased 2.2% compared to
the same period in 2017. For the twelve months ended December 31, 2018, same property NOI as
adjusted, excluding termination fees, increased 3.4% compared to the same period in 2017 driven by a
contribution from base rent growth of 3.7%. In light of the merger with Equity One on March 1, 2017,
same property NOI growth as adjusted is presented on a pro forma basis as if the merger had occurred
January 1, 2017. Please refer to the Company's supplemental package for additional details.

As of December 31, 2018, Regency’s wholly owned portfolio plus its pro-rata share of co-investment
partnerships was 95.6% leased. The same property portfolio was 96.1% leased, which is an increase of
20 basis points sequentially.

Regency executed approximately 2 million square feet of comparable new and renewal leases during the
quarter. Rent spreads on comparable new and renewal leases were 22.5% and 7.2%, respectively, with
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blended rent spreads of 9.3%. For the twelve months ended December 31, 2018, the Company executed
approximately 6.3 million square feet of comparable new and renewal leases at blended rent spreads of
8.3%.

Portfolio Enhancement and Capital Allocation

Regency’s capital allocation strategy enables the Company to benefit from a self-funding model, in which
free cash flow is the primary source of funding, and supports the development and redevelopment
program on a leverage neutral basis. Regency's development and redevelopment platform is a critical
strategic advantage for creating significant value for shareholders. Together with the sales of lower
growth assets, free cash flow also enables the Company to invest in high-growth acqguisitions and share
repurchases when pricing is compelling. This capital allocation strategy preserves Regency's pristine
balance sheet and allows the Company to add value and enhance the quality of the portfolio on a net
accretive basis.

Developments and Redevelopments

For the full year 2018, the Company started nearly $200 million of developments and redevelopments,
contributing toward a five year goal of $1.25 billion to $1.50 billion. At year end, the Company had 19
properties in development or redevelopment with combined, estimated net development costs of
approximately $390 million. In-process development projects were a combined 62% funded and 79%
leased, and are expected to yield an average return of 7.2%.

During the fourth quarter, the Company started two ground up development projects:

» Carytown Exchange (Richmond, VA) = A 107,000 square foot shopping center anchored by Publix.
The estimated development cost of Carytown Exchange is approximately %26 million at a
projected 7.3% stabilized yield.

« The Village at Hunter’s Lake (Tampa, FL) — This 72,000 square foot shopping center anchored by
Sprouts, will be surrounded by 250 separately owned multifamily units. The estimated
development cost of The Village at Hunter's Lake is approximately $22 million at a projected 8.0%
stabilized yield.

Regency also started three redevelopment projects during the guarter:

« Market Common Clarendon (Washington, DC) — The redevelopment and densification of a vacant
130,000 square foot office building that will be anchored by a luxury fitness user, and also offer
modern, loft-style office space with ground floor retail. Total project cost is approximately $54
million at a projected 8% - 9% stabilized yield.

s Point 50 (Fairfax, VA) — At Point 50, the Company will construct a new 48,000 square foot
shopping center with a Whole Foods to anchor this highly desirable site. Total project cost is
approximately $17 million at a projected 7% - 8% stabilized yield.

« Pablo Plaza (Jacksonville, FL) — A 154,000 square foot shopping center will be reconfigured with
a new Whole Foads that will add to the compelling anchor lineup that includes Marshall’s and




Homegoods. Total project cost is approximately $15 million at a projected 6% -7% stabilized
yield.

Property Transactions

During the quarter, the Company began the phased acquisition of an interest in the Town and Country
Center with an initial investment of approximately $18.5 million. Subsequent to quarter end, Regency
acquired an additional interest in the shopping center bringing the total current investment to $36.3
million. Town and Country Center is a 230,000 square foot shopping center located in Los Angeles, CA,
and anchored by Whole Foods and CVS with a vacant former K-Mart. The Company plans to redevelop
the shopping center, which will include approximately 325 apartment units over ground floor retail
developed by a best-in-class multifamily developer through an air rights lease transaction. For the full
year 2018, the Company acquired seven properties for a total purchase price of $163.6 at Regency's
share.

Regency sold four shopping centers during the fourth quarter of 2018 for combined proceeds of
approximately $82 million. For the full year 2018, Regency sold 11 properties for a combined gross sales
price of $§225 million at a weighted average cap rate of 7.8%.

Subsequent to year-end, Regency acquired a center in Seattle for $15.5 million. Melrose Market is a
21,000 sguare foot center located in the vibrant Capitol Hill neighborhood. Regency also sold four
shopping centers subsequent to year-end for combined proceeds of $72.6 million.

Share Repurchase Program

During the guarter, Regency purchased 2.107 million shares of common stock at an average price of
$57.70 per share for approximately $122 million, bringing total share repurchases for the full year 2018
to approximately $247 million shares of commaon stock at an average price of $57.97 per share.

Regency's Board authorized a refreshed share repurchase plan for an additional $250 million of shares
of the Company's common stock. This program is scheduled to expire on February 4, 2020. The timing
of share repurchases under the program is dependent upon marketplace conditions and other factors,
and the program remains subject to the discretion of the Board.

Balance Sheet

Regency benefits from favorable access to capital through the strength of its balance sheet, supported
by conservative leverage levels with a targeted Net Debt to EBITDA ratio of 5.0x. This pasitions Regency
to weather potential challenges and potentially profit from investment opportunities in the future.

As previously disclosed, during 2018 the Company further enhanced its already strong balance sheet via
a $300 million unsecured bond offering on February 28, 2018, that extended duration and reduced overall
interest expense. On March 26, 2018, the Company recast and upsized its credit facility to $1.25 billion,
enhancing liquidity and financial flexibility.
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Dividend

Regency's Board declared a quarterly cash dividend on the Company's common stock of $0.585 per
share, representing an annualized increase of 5.4%. The dividend is payable on March 7, 2019, to
shareholders of record as of February 25, 2019,

Full Year 2019 Guidance

Regency Centers issued initial 2019 guidance concurrently with the fourth quarter 2018 earnings
release, Please refer to the Company’s fourth quarter 2018 Supplemental for a complete list of
guidance. A 2019 Earnings and Valuation Guidance package with additional details can be found in the
presentation section of the investor relations website at Investors.RegencyCenters.com.

Full Year 2019 Guidance
All figures pro-rata and in thousands, except per share data

MNet Income Attributable to Comman Stockholders
("Net Income") per diluted sharel!} $1.36 to $1.42

MAREIT Funds From Operations

{"NAREIT FFQ") per diluted share(t! $3.83 0 $3.89
Same Property Net Operating Income

("SP NOT") Growth excluding termination fees ZHkinga
Development and Redevelopment starts $150,000 to $250,000
Estimated yield (weighted average) +/- 7.0%
Acquistions +/- $16,000

Cap rate (weighted average) +/- 4.3%
Dispositions +/- $200,000
Cap rate (weighted average) +/- B.0%

2019 includes the impact of ($0.05) per diluted share related to the adoption of the new lease accounting standard ASC 842 on
January 1, 2019, that requires previously capitalized indirect internal leasing and begal costs to be expensed.
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Conference Call Information

To discuss Regency’s fourth quarter results and initial 2019 guidance, the Company will host a conference
call and presentation on Thursday, February 14, 2019, at 11:00 a.m. ET. Dial-in and webcast information
is listed below.

Fourth Quarter 2018 Earnings Conference Call and 2019 Guidance Presentation
Date: Thursday, February 14, 2019

Time: 11:00 a.m. ET

Dial#: 877-407-0789 or 201-689-8562

Webcast: Investors.RegencyCenters.com

Replay

Webcast Archive: Investor Relations page under Events & Webcasts

Non-GAAP Disclosure

The Company uses certain non-GAAP performance measures, in addition to the required GAAP
presentations, as it believes these measures improve the understanding of the Company's operational
results. Regency manages its entire real estate portfolio without regard to ownership structure, although
certain decisions impacting properties owned through partnerships require partner approval. Therefaore,
the Company believes presenting its pro-rata share of operating results regardless of ownership
structure, along with other non-GAAP measures, makes comparisons of other REITs' operating results to
the Company's more meaningful. Management continually evaluates the usefulness, relevance,
limitations, and calculation of the Company’s reported non-GAAP performance measures to determine
how best to provide relevant information to the public, and thus such reported measures could change.

NAREIT FFO is a commonly used measure of REIT performance, which the Mational Association of Real
Estate Investment Trusts ("NAREIT") defines as net income, computed in accordance with GAAP,
excluding gains and losses from dispositions of depreciable property, net of tax, excluding operating real
estate impairments, plus depreciation and amortization, and after adjustments for unconsolidated
partnerships and joint ventures. Regency computes NAREIT FFO for all periods presented in accordance
with NAREIT's definition. Many companies use different depreciable lives and methods, and real estate
values historically fluctuate with market conditions. Since NAREIT FFO excludes depreciation and
amortization and gains and losses from depreciable property dispositions, and impairments, it can provide
a performance measure that, when compared year over year, reflects the impact on operations from
trends in occupancy rates, rental rates, operating costs, acquisition and development activities, and
financing costs. This provides a perspective of the Company’s financial performance not immediately
apparent from net income determined in accordance with GAAP. Thus, NAREIT FFO is a supplemental
non-GAAP financial measure of the Company's operating performance, which does not represent cash
generated from operating activities in accordance with GAAP and therefore, should not be considered a
substitute measure of cash flows from operations. The Company provides a reconciliation of Net Income
(Loss) Attributable to Common Stockholders to NAREIT FFO.

Operating FFO is an additional performance measure that excludes from NAREIT FFO: (i) transaction
related income or expenses; (ii) impairments on land; (iii) gains or losses from the early extinguishment
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of debt; (iv) certain non-cash components of earnings derived from above and below market rent
amortization, straight-line rents, and amortization of mark-to-market of debt adjustments; and (v) other
amounts as they occur. The Company believes Operating FFO, which excludes certain non-cash and
non-comparable items from the computation of NAREIT FFO that affect the Company's period-over-
period performance, is useful to investors because it is more reflective of the core operating performance
of its portfolio of properties. The Company provides a reconciliation of Net Income (Loss) to NAREIT FFO
and Operating FFO for actual results.

Reconciliation of Net Income (Loss) Attributable to Common Stockholders to NAREIT FFO
and Operating FFO - Actual (in thousands)

For the Periods Ended December 31, 2018 and 2017 Three Months Ended Year to Date
2018 2017 2018 2017

Reconciliation of Net Income (Loss) to NAREIT FFO:

Met Income (Loss) Attributable to Comman Stockholders § 78,906 85,139 $ 249,127 159,949
Adjustments to reconcie to NAREIT Funds From Operations'™:
Deprecition and amaortization (excuding FFRE) 100,422 98,026 390,603 364,008
Provision for mpairment to operating properties 8,994 2 37,895 o
Gan on sake of operating properties (21,335) (21,988) (25,293) (30,402)
Exchangeable operating partnership units 166 171 525 388
MAREIT Funds From Operations £ 167,152 161,358 4 652 857 444 843
Reconciliation of NAREIT FFO to Operating FFO:
NAREIT Funds From Operations § 167,152 161,358 4 652,857 494,843
Adjustments te reconcie to Operating Funds From Operations!V;
Acquisition pursut and clsing costs - . 138
Income tax benefi - (9,737) - (9,737)
Gai on sake of land {5,628) (654) (6,659) (3,623)
Provision for mpairment to Bnd - - 542 -
Lass on dertvative instruments and hedge neffectiveness - (2) - {14)
Early extingushment of debt - 46 11,172 12,449
Interest on bends for period from notice to redemption z = 600 =
Merger related costs - 5131 - 80,715
Merger related debt offering nterest - - - 975
Preferred redemption costs 2 = = 12,227
Hurricans osses s 744 = 2,596
Straight ine rent, net (3,652) (4,534) (17,292) (18,131)
Above/below market rent amortization, net (7,440) (4,682) (34,171) (24,287)
Debt premium/discount amortization (536) (899 (3,263) (3,3400
Operating Funds From Operations $ 149 896 146,771 $ 603,786 544 811
Weighted Average Shares For Diuted Eamings per Share 169,842 170,855 170,100 159,960
Weighted Average Shares For Diuted FFO and Operating FFO per Share 170,192 171,205 170,450 160,255

(1) Incldes pro-rata share of unconseidated co-nvestment partrierships, net of pro-rata share attrbutable to noncontroling interests,




Same property NOI is a key non-GAAP measure used by management in evaluating the operating
performance of Regency's properties. The Company provides a reconciliation of net income to pro-rata

same property NOIL.

Reconciliation of Net Income (Loss) Attributable to Common Stockholders to Pro-Rata Same

Property NOI as adjusted - Actual (in thousands)

For the Periods Ended December 31, 2018 and 2017 Three Menths: Ended Year to Date
2018 207 2018 2017
Net Income (Lass) Attrbutable to Common Stockhalders H 73,905 85,139 $ 249,127 159,949
Less:
Management, transaction, and cther fees (7,495) (6,08} (2B,494) (26,158)
Income tax beneft b (8,737) - (9,737)
Gain on sake of real estate {23,495) {22,519) (28,343) (27,432)
Other™! {12,084} {10,819} (56,906) (47,357)
PLs:
Dieprecation and amortzation 62,876 90,444 350,688 334,201
General and adminktratie 13,5 18,006 65,431 67,624
Other aparating expense, excisding prowEon far doubtful sooounts. 1919 8,460 4,744 85,233
Other expense (ncome) 4, 554 34,360 199,161 141,083
Equity in incame af ivestments in real estate exduded from MOT & 11,507 14,771 5E,680 53,200
Met income attrbutable to noncontrolng interests 431 B0z 3,198 2,903
Preferred stock dividends and Esuance costs - - - 16,178
HOL 204,792 200,101 B24,546 49,737
Less ngn-same praparty NOT ™ (7,627} (7,490) (31,997) (26,029)
Flus same property MO for nan-ownership periods of Equity Cne'! - - 42,762
Same Property NOI as adjusted 5 107 165 1'12‘511 792,549 766,470
Same Property NO as adjusted without Termination Fees Sl 152366 L7 desse
Same Proparty NOI as adjusted without Termination Fees or Redaval 5 173731 170,580 3563 686,761
1 inclydes straight-line rental income and expense, net of reserves, abave and below markst rent \, ather feas, and roe imepests.

nchudes nan-MOT expenses incurved at our unconsaldated real eStte parmershigs, such as, but Nt limned 1, straight-ine remal roams, abave and bekw
market rent amertization, depreciston and amortization, and inerest expense.

) s reverues s expermses. attributabke o MoreSame Property, Projects in Develogment, corporate adiviies, and norcontrolling inberests,

1 Refior 8o page | of the Company's fourth quarter 2018 supplemental package for Same Property MOT detasl for e noreownership penicos of Equiy One.

Reported results are preliminary and not final until the filing of the Company's Form 10-K with the SEC

and, therefore, remain subject to adjustment.




Reconciliation of Net Income Attributable to Common Stockholders to NAREIT FFO—
Guidance (per diluted share)

Full Year
NAREIT FFO Guidance: 2019
Low High
Net income attributable to common stockholders % 1.36 1.42
Adjustments to reconcile net income to NAREIT FFO:
Depreciation and amortization 2.47 2.47
NAREIT Funds From Operations % 3.83 3.89

The Company has published forward-looking statements and additional financial information in its fourth
quarter 2018 supplemental information package that may help investors estimate earnings for 2019, A
copy of the Company's fourth quarter 2018 supplemental information will be available on the Company's
website at www.RegencyCenters.com or by written request to: Investor Relations, Regency Centers
Corporation, One Independent Drive, Suite 114, Jacksonville, Florida, 32202. The supplemental
information package contains more detailed financial and property results including financial statements,
an outstanding debt summary, acquisition and development activity, investments in partnerships,
information pertaining to securities issued other than common stock, property details, a significant tenant
rent report and a lease expiration table in addition to earnings and valuation guidance assumptions. The
information provided in the supplemental package is unaudited and there can be no assurance that the
information will not vary from the final information in the Company’s Form 10-K for the year ended
December 31, 2018. Regency may, but assumes no obligation to, update information in the supplemental
package from time to time.

About Regency Centers Corporation (NASDAQ: REG)

Regency Centers is the preeminent national owner, operator, and developer of shopping centers located
in affluent and densely populated trade areas. Our portfolio includes thriving properties merchandised
with highly productive grocers, restaurants, service providers, and best-in-class retailers that connect to
their neighborhoods, communities, and customers, Operating as a fully integrated real estate company,
Regency Centers is a qualified real estate investment trust (REIT) that is self-administered, self-managed,
and an S&P 500 Index member. For more information, please visit RegencyCenters.com.

HH#E

Forward-looking statements involve risks and uncertainties, Actual future performance, outcomes and
results may differ materially from those expressed in forward-looking statements. Please refer to the
documents filed by Regency Centers Corporation with the SEC, specifically the most recent reports on
Forms 10-K and 10-Q, which identify important risk factors which could cause actual results to differ from
those contained in the forward-looking statements.
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What we
value at

Regency
Centers.

At Regency Centers, we have lived our values
for 50 vears by executing and successfully
meeting our commitments to our people, our
customers, and our communities. We hold
curselves to that high standard every day.
Qur exceptional culture will set us apart

for the next 50 years through our unending
dedication to these beliefs:

We are our people.

We believe our people are our most.
fundamental asset - the best professionals

in the business who bring our culture to life.
We are the company you want to work for and
the people you want to do business with.

We work together to sustain

superior results.

We believe that, by partnering with each other
and with our customers, our talented team
will sustain superior results over the long
term. We believe that when you are passionate
about what you are doing and who you are
working with in a results-oriented, family
atmosphere, you do it better,

We provide exceptional service

to our customers.

We believe in putting our customers first.
This starts by owning, operating, and
developing dominant shopping centers
that are exceptionally merchandised and
maintained and most preferred by the
neighborhoods and communities where our
best-in-class retailers will thrive.

We add value.

We believe in creating value from every
transaction. We realize the critical importance
of executing, performing and delivering on our
commitments.

We perform for our investors.

We believe that the capital that our investors
hawve entrusted to us is precious. We are
open and transparent. We are committed

to enhancing the investments of our
shareholders, bond and mortgage holders,
lenders, and co-investment partners,

We connect to our communities.

We believe in contributing to the betterment
of cur communities. We strive to develop
and operate thriving shopping centers that
are connected to our neighborhoods. We are
continuously reducing our environmental
impact through cur greengenuity® program.

We do what is right.

We believe in unwavering standards of
honesty and integrity. Since 1963, our
Company has built its reputation by
maintaining the highest ethical principles.
You will find differentiation in our character —
we do what is right and you can take us at
our word.

We are the industry leader.

We believe that through dedication to
excellence, innovation, and ongoing process
improvements, and by remaining focused on
our core values, we will continue to be the
industry leader in a highly competitive and
ever-changing market.

Our Mission is to enhance our standing as the preeminent national shopping center
company through the first-rate performance of our exceptionally merchandised
portfolio of dominant grocery-anchored shopping centers, the value-added service
from the best team of professionals in the business to our top-performing retailers,

and profitable growth and development.
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MNon-GAAP Disclosures
December 31, 2018

We use certain non-GAAP performance measures, in addition to the required GAAP presentations, as we believe
these measures improve the understanding of the Company's operational results. We manage our entire real estate
portfolio without regard to ownership structure, although certain decisions impacting properties owned through
partnerships require partner approval. Therefore, we believe presenting our pro-rata share of operating results
regardless of ownership structure, along with other non-GAAP measures, makes comparisons of other REITS'
operating results to the Company’s more meaningful. We continually evaluate the usefulness, relevance, limitations,
and calculation of our reported non-GAAP performance measures to determine how best to provide relevant
information to the public, and thus such reported measures could change.

The pro-rata information provided is not, and is not intended to be, presented in accordance with GAAP. The pro-
rata supplemental details of assets and liabilities and supplemental details of operations reflect our proportionate
economic ownership of the assets, liabilities and operating results of the properties in our portfolio, regardless of
ownership structure.

« The items labeled as "Consolidated” are prepared on a basis consistent with the Company's consolidated
financial statements as filed with the SEC on the most recent Form 10-Q or 10-K, as applicable.

+  The columns labeled "Share of JWs" represent our ownership interest in our unconsolidated (equity method)
investments in real estate partnerships, and was derived on a partnership by partnership basis by applying
to each financial statement line item our ownership percentage interest used to arrive at our share of
investments in real estate partnerships and equity in income or loss of investments in real estate
partnerships during the period when applying the equity method of accounting to each of our
unconsolidated co-investment partnerships.

«  Asimilar calculation was performed for the amounts in columns labeled "Noncontrolling Interests”, which
represent the limited partners’ interests in consolidated partnerships attributable to each financial statement
line item.

We do not control the unconsolidated investment partnerships, and the presentations of the assets and liabilities and
revenues and expenses do not necessarily represent our legal claim to such items. The partners are entitled to profit
or loss allocations and distributions of cash flows according to the operating agreements, which provide for such
allocations according to their invested capital. Our share of invested capital establishes the ownership interest we
use to prepare our pro-rata share.

The presentation of pro-rata financial information has limitations as an analytical tool. Some of these limitations
include, but are not limited to the following:

*  The amounts shown on the individual line items were derived by applying our overall economic ownership
interest percentage determined when applying the equity method of accounting or allocating noncontrolling
interests, and do not necessarily represent our legal claim to the assets and liabilities, or the revenues and
expenses; and

«  Other companies in our industry may calculate their pro-rata interests differently, limiting the comparability
of pro-rata information.

Because of these limitations, the supplemental details of assets and liabilities and supplemental details of operations
should not be considered independently or as a substitute for our financial statements as reported under GAAP. We
compensate for these limitations by relying primarily on our GAAP results and using the pro-rata details as a
supplement.

Regency




MNon-GAAP Disclosures
December 31, 2018

The following non-GAAP measures, as defined in the Glossary of Terms, are commonly used by management and the
investing public to understand and evaluate our operating results and performance:

NAREIT Funds From Operations (NAREIT FFQ): The Company believes NAREIT FFD provides a performance
measure that, when compared year aver year, reflects the impact on operations from trends in occupancy
rates, rental rates, operating costs, acquisition and development activities, and financding costs. The Company
provides a reconciliation of Net Income (Loss) Attributable to Common Stockholders to NAREIT FFO.

Net Operating Income (MOI): The Company believes NOI provides useful information to investors to measure
the operating performance of its portfolio of properties. The Company provides a reconciliation of Net Income
(Loss) Attributable to Commaon Stockholders to pro-rata NOIL.

Operating Funds From Operations (Operating FFO): The Company believes Operating FFO, which excludes
certain non-cash and non-comparable items from the computation of NAREIT FFO that affect the Company's
period-over-period performance, is useful to investors because it is more reflective of the core operating
performance of its portfolio of properties. The Company provides a reconciliation of NAREIT FFD to Operating
FFQ.

Same Property NOI: The Company provides disclosure of NOI on a same property basis because it believes
the measure provides investors with additional information regarding the operating performances of
comparable assets. Same Property NOT excludes all development, non-same property and corporate level
revenue and expenses. The Company also provides disclosure of NOI excluding termination fees, which
excludes bother termination fee income and expenses.

Same Property NOI as adjusted: For purposes of evaluating Same Property NOI on a comparative basis, and
in light of the merger with Equity One on March 1, 2017, we are presenting our Same Property NOI as
adjusted, which is on a pro forma basis as if the merger had occurred January 1, 2017. This perspective
allows us to evaluate Same Property NOI growth over a comparable period. Same Property NOI as adjusted
is not necessarily indicative of what the actual Same Property NOI and growth would have been if the merger
had occurred as of the earliest period presented, nor does it purport to represent the Same Property NOT and
growth for future periods. We derived this information from the accounting records of Equity One and did
not adjust such information. Equity One's financial information for the two month period ended February 28,
2017 was subject to a limited internal review by Regency. The Company provides a reconciliation of Met
Income (Loss) Attributable to Common Stockholders to Same Property NOI as adjusted.

Following is the detail for the non-ownership periods of Equity One included in Same Property NOI as adjusted:

Two Months
Ended
February
2017
Same Property NOI detail for non-ownership periods of Equity One:
Real Estate Revenues:
Base Rent % 44,390
Recoveries from Tenants 13,863
Parcentage Rent 1,265
Termination Fees 30
Other Income 581
Total Real Estate Revenues 60,129
Real Estate Operating Expenses:
Operating and Maintenance 9,361
Real Estate Taxes 7,661
Ground Rent 78
Provision for Doubtful Acoounts 267
Total Real Estate Operating Expenses 17,367
Same Property NOI 3 42,762
Same Property NOI without Termination Fees 3 42,732

Same Property NOI without Termination Fees or Redevel % 37,501
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Regency Centers Reports Fourth Quarter and Full Year 2018 Results

JACKSONVILLE, FL. (February 13, 2019) — Regency Centers Corporation ("Regency” or the "Company™)
today reported financial and operating results for the period ended December 31, 2018.

Fourth Quarter and Full Year 2018 Highlights

s Fourth quarter Net Income Attributable to Common Stockholders ("Net Income”) of $0.46 per
diluted share.

« Fourth quarter NAREIT Funds From Operations ("NAREIT FFO™) of $0.98 per diluted share and
Operating Funds From Operations (“Operating FFO") of $0.88 per diluted share.

« Same property MNet Operating Income (“NOI”) as adjusted, which reflects adjustments for the
Equity One merger, excluding termination fees, increased 2.2% in the fourth quarter and 3.4%
for the full year as compared to the same periods in the prior year.

e Fourth quarter rent spreads on comparable new and renewal leases were 22.5% and 7.2%,
respectively, with blended rent spreads of 9.3%.

e As of December 31, 2018, the same property portfolio was 96.1% leased, a 20 basis point
increase sequentially.

+ As of December 31, 2018, spaces greater than or equal to 10,000 square feet (“Anchors”) in the
same property portfolio were 98.5% leased, a 50 basis point increase sequentially.

e For the full year 2018, the Company started nearly $200 million of developments and
redevelopments, contributing toward a five year goal of $1.25 to $1.50 billion.

« During the fourth quarter, Regency acquired an interest in one shopping center for approximately
$18.5 million and sold four shopping centers for approximately $82.2 million, at Regency's share.

¢ During the fourth quarter, Regency purchased approximately $122 million shares of common
stock at an average price of $57.70 per share, bringing total share repurchase for the full year
2018 to approximately $247 million at an average price of $57.97 per share.

s During the fourth quarter, Regency issued its inaugural Corporate Responsibility Report,
highlighting the Company’s commitment to key environmental, social and governance initiatives.

+« Regency’s Board of Directors (the "Board") declared a quarterly cash dividend on the Company's
common stock of $0.585 per share, representing an annualized increase of 5.4%.

"Regency’s exceptional team again executed on our proven strategy, achieving over 3% same property
NOT growth for the seventh consecutive year, starting nearly $200 million in compelling developments
and redevelopments, further fortifying our strong balance sheet and highlighting our commitment to
corporate responsibility” said Martin E. "Hap” Stein, Jr., Chairman and Chief Executive Officer. "Regency
is well positioned to sustain growth in earnings, cash flow, and dividends and in turn, total shareholder
returns in the evolving world of retail real estate.”




Financial Results

Regency reported Net Income for the fourth quarter of $78.9 million, or $0.46 per diluted share compared
to $85.1 million, or $0.50 per diluted share, for the same period in 2017. For the twelve months ended
December 31, 2018, Net Income was $249.1 million, or $1.46 per diluted share, compared to $159.9
million, or $1.00 per diluted share, for the same period in 2017.

The Company reported NAREIT FFO for the fourth quarter of $167.2 million, or $0.98 per diluted share,
compared to $161.4 million, or $0.94 per diluted share, for the same period in 2017. For the twelve
months ended December 31, 2018, NAREIT FFO was $652.9 million, or $3.83 per diluted share, compared
to $494.8 million, or $3.09 per diluted share, for the same period in 2017. Certain non-recurring items
recognized in Net Income and NAREIT FFO during 2018 include:

« In the fourth quarter, the Company recognized a gain on sale of land in the amount of $5.6
million from the sale of a land parcel in Medford, Massachusetts, bringing the total gain on
sale of land for the full year to $6.7 million.

« The accelerated non-cash income of $6.2 million from a below-market rent balance associated
with a Toys "R" Us lease acquired by the Company at bankruptcy auction.

s« Debt extinguishment expense in the amount of $11.2 million, associated with the early
repayment of debt.

The Company reported Operating FFO, which excludes certain non-recurring items as well as non-cash
components of earnings derived from above and below market rent amartization, straight-line rents, and
amortization of debt mark-to-market, for the fourth quarter of $149.9 million, or $0.88 per diluted share,
compared to $146.8 million, or $0.86 per diluted share, for the same period in 2017. For the twelve
months ended December 31, 2018, Operating FFO was $603.8 million, or $3.54 per diluted share,
compared to $544.8 million, or $3.40 per diluted share, for the same period in 2017.

Portfolio Performance

Regency’s portfolio is differentiated in its overall outstanding quality, breadth and scale. The strength of
the Company’s merchandising mix, combined with placemaking elements and connection to its
communities further differentiate Regency’s high quality portfolio. Regency’s national platform with 22
local market offices and teams offer critical strategic advantages and position the Company to achieve
its objective to average 3% plus same property NOI growth over the long term, as it has accomplished
over the past seven years.

Fourth quarter same property NOI as adjusted, excluding termination fees, increased 2.2% compared to
the same period in 2017. For the twelve months ended December 31, 2018, same property NOI as
adjusted, excluding termination fees, increased 3.4% compared to the same period in 2017 driven by a
contribution from base rent growth of 3.7%. In light of the merger with Equity One on March 1, 2017,
same property NOI growth as adjusted is presented on a pro forma basis as if the merger had occurred
January 1, 2017. Please refer to the Company's supplemental package for additional details.

As of December 31, 2018, Regency’s wholly owned portfolio plus its pro-rata share of co-investment
partnerships was 95.6% leased. The same property portfolio was 96.1% leased, which is an increase of
20 basis points sequentially.

Regency executed approximately 2 million square feet of comparable new and renewal leases during the
guarter. Rent spreads on comparable new and renewal leases were 22.5% and 7.2%, respectively, with




blended rent spreads of 9.3%. For the twelve months ended December 31, 2018, the Company executed
approximately 6.3 million square feet of comparable new and renewal leases at blended rent spreads of
8.3%.

Portfolio Enhancement and Capital Allocation

Regency’s capital allocation strategy enables the Company to benefit from a self-funding model, in which
free cash flow is the primary source of funding, and supports the development and redevelopment
program on a leverage neutral basis. Regency’s development and redevelopment platform is a critical
strategic advantage for creating significant value for shareholders. Together with the sales of lower
growth assets, free cash flow also enables the Company to invest in high-growth acquisitions and share
repurchases when pricing is compelling. This capital allocation strategy preserves Regency's pristine
balance sheet and allows the Company to add value and enhance the quality of the portfolio on a net
accretive basis.

Developments and Redevelopments

For the full year 2018, the Company started nearly $200 million of developments and redevelopments,
contributing toward a five year goal of $1.25 billion to $1.50 billion. At year end, the Company had 19
properties in development or redevelopment with combined, estimated net development costs of
approximately $390 million. In-process development projects were a combined 62% funded and 79%
leased, and are expected to yield an average return of 7.2%.

During the fourth quarter, the Company started two ground up development projects:

« Carytown Exchange (Richmond, VA) — A 107,000 square foot shopping center anchored by Publix.
The estimated development cost of Carytown Exchange is approximately $26 million at a
projected 7.3% stabilized yield.

e The Village at Hunter’s Lake (Tampa, FL) — This 72,000 square foot shopping center anchored by
Sprouts, will be surrounded by 250 separately owned multifamily units. The estimated
development cost of The Village at Hunter’s Lake is approximately $22 million at a projected 8.0%
stabilized yield.

Regency also started three redevelopment projects during the quarter:

s Market Common Clarendon (Washington, DC) — The redevelopment and densification of a vacant
130,000 square foot office building that will be anchored by a luxury fitness user, and also offer
modern, loft-style office space with ground floor retail. Total project cost is approximately $54
million at a projected 8% - 9% stabilized yield.

« Point 50 (Fairfax, VA) — At Point 50, the Company will construct a new 48,000 square foot
shopping center with a Whole Foods to anchor this highly desirable site. Total project cost is
approximately $17 million at a projected 7% - 8% stabilized yield.

« Pablo Plaza (Jacksonville, FL) — A 154,000 square foot shopping center will be reconfigured with
a new Whole Foods that will add to the compelling anchor lineup that includes Marshall’s and




Homegoods. Total project cost is approximately $15 million at a projected 6% -7% stabilized
yield.

Property Transactfons

During the quarter, the Company began the phased acquisition of an interest in the Town and Country
Center with an initial investment of approximately $18.5 million. Subsequent to quarter end, Regency
acquired an additional interest in the shopping center bringing the total current investment to $36.3
million. Town and Country Center is a 230,000 square foot shopping center located in Los Angeles, CA,
and anchored by Whole Foods and CVS with a vacant former K-Mart. The Company plans to redevelop
the shopping center, which will include approximately 325 apartment units over ground floor retail
developed by a best-in-class multifamily developer through an air rights lease transaction. For the full
year 2018, the Company acquired seven properties for a total purchase price of $163.6 at Regency's
share.

Regency sold four shopping centers during the fourth quarter of 2018 for combined proceeds of
approximately $82 million. For the full year 2018, Regency sold 11 properties for a combined gross sales
price of $225 million at a weighted average cap rate of 7.8%.

Subsequent to year-end, Regency acquired a center in Seattle for $15.5 million. Melrose Market is a
21,000 square foot center located in the vibrant Capitol Hill neighborhood. Regency also sold four
shopping centers subsequent to year-end for combined proceeds of $72.6 million.

Share Repurchase Program

During the quarter, Regency purchased 2.107 million shares of common stock at an average price of
$57.70 per share for approximately $122 million, bringing total share repurchases for the full year 2018
to approximately $247 million shares of common stock at an average price of $57.97 per share.

Regency's Board authorized a refreshed share repurchase plan for an additional $250 million of shares
of the Company’s common stock. This program is scheduled to expire on February 4, 2020. The timing
of share repurchases under the program is dependent upon marketplace conditions and other factors,
and the program remains subject to the discretion of the Board.

Balance Sheet

Regency benefits from favorable access to capital through the strength of its balance sheet, supported
by conservative leverage levels with a targeted Net Debt to EBITDA ratio of 5.0x. This positions Regency
to weather potential challenges and potentially profit from investment opportunities in the future.

As previously disclosed, during 2018 the Company further enhanced its already strong balance sheet via
a $300 million unsecured bond offering on February 28, 2018, that extended duration and reduced overall
interest expense. On March 26, 2018, the Company recast and upsized its credit facility to $1.25 billion,
enhancing liquidity and financial flexibility.
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Dividend

Regency's Board declared a quarterly cash dividend on the Company's common stock of $0.585 per
share, representing an annualized increase of 5.4%. The dividend is payable on March 7, 2019, to
shareholders of record as of February 25, 2019.

Full Year 2019 Guidance

Regency Centers issued initial 2019 guidance concurrently with the fourth quarter 2018 earnings
release. Please refer to the Company's fourth quarter 2018 Supplemental for a complete list of
guidance. A 2019 Earnings and Valuation Guidance package with additional details can be found in the
presentation section of the investor relations website at Investors.RegencyCenters.com.

Full Year 2019 Guidance
All figures pro-rata and fn thousands, except per share data

Net Income Attributable to Common Stockholders

("Net Income") per diluted sharel!) 41.36to $1.42
MNAREIT Funds From Operations

("NAREIT FFO") per diluted share!!) e
Same Property Net Operating Income

(*SP NOI") Growth excluding termination fees =% I 21
Development and Redevelopment starts $150,000 to $250,000
Estimated yield (weighted average) +/- 7.0%
Acquistions +/- $16,000
Cap rate (weighted average) +/-4.3%
Dispositions +/- $200,000
Cap rate (weighted average) +/- 8.0%

11 2019 includes the impact of ($0.05) per diluted share related to the adoption of the new lease accounting standard ASC 842 on
January 1, 2019, that requires previously capitalized indirect internal leasing and legal costs to be expensed.
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Conference Call Information

To discuss Regency’s fourth quarter results and initial 2019 guidance, the Company will host a conference
call and presentation on Thursday, February 14, 2019, at 11:00 a.m. ET. Dial-in and webcast information
is listed below.

Fourth Quarter 2018 Earnings Conference Call and 2019 Guidance Presentation
Date: Thursday, February 14, 2019

Time: 11:00 a.m. ET

Dial#: 877-407-0789 or 201-689-8562

Webcast: Investors.RegencyCenters.com

Replay

Webcast Archive: Investor Relations page under Events & Webcasts

Non-GAAP Disclosure

The Company uses certain non-GAAP performance measures, in addition to the required GAAP
presentations, as it believes these measures improve the understanding of the Company's operational
results. Regency manages its entire real estate portfolio without regard to ownership structure, although
certain decisions impacting properties owned through partnerships require partner approval. Therefore,
the Company believes presenting its pro-rata share of operating results regardless of ownership
structure, along with other non-GAAP measures, makes comparisons of other REITs' operating results to
the Company's more meaningful. Management continually evaluates the usefulness, relevance,
limitations, and calculation of the Company’'s reported non-GAAP performance measures to determine
how best to provide relevant information to the public, and thus such reported measures could change.

NAREIT FFO is a commonly used measure of REIT performance, which the National Association of Real
Estate Investment Trusts ("MAREIT") defines as net income, computed in accordance with GAAP,
excluding gains and losses from dispositions of depreciable property, net of tax, excluding operating real
estate impairments, plus depreciation and amortization, and after adjustments for unconsolidated
partnerships and joint ventures. Regency computes NAREIT FFO for all periods presented in accordance
with NAREIT's definition. Many companies use different depreciable lives and methods, and real estate
values historically fluctuate with market conditions. Since NAREIT FFO excludes depreciation and
amortization and gains and losses from depreciable property dispositions, and impairments, it can provide
a performance measure that, when compared year over year, reflects the impact on operations from
trends in occupancy rates, rental rates, operating costs, acquisition and development activities, and
financing costs. This provides a perspective of the Company’s financial performance not immediately
apparent from net income determined in accordance with GAAP. Thus, NAREIT FFO is a supplemental
non-GAAP financial measure of the Company's operating performance, which does not represent cash
generated from operating activities in accordance with GAAP and therefore, should not be considered a
substitute measure of cash flows from operations. The Company provides a reconciliation of Net Income
(Loss) Attributable to Common Stockholders to NAREIT FFO.

Operating FFO is an additional performance measure that excludes from NAREIT FFO: (i) transaction
related income or expenses; (i) impairments on land; (iii) gains or losses from the early extinguishment
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of debt; (iv) certain non-cash components of earnings derived from above and below market rent
amortization, straight-line rents, and amortization of mark-to-market of debt adjustments; and (v) other
amounts as they occur. The Company believes Operating FFO, which excludes certain non-cash and
non-comparable items from the computation of NAREIT FFO that affect the Company's period-over-
period performance, is useful to investors because it is more reflective of the core operating performance
of its portfolio of properties. The Company provides a reconciliation of Net Income (Loss) to NAREIT FFO

and Operating FFO for actual results.

Reconciliation of Net Income (Loss) Attributable to Common Stockholders to NAREIT FFO

and Operating FFO - Actual (in thousands)

For the Periods Ended December 31, 2018 and 2017

Reconciliation of Net Income (Loss) to NAREIT FFO:

Met Income (Loss) Attrbutable to Common Stockholders

Adjustments to reconciie to NAREIT Funds From Operations'!':

Depreciation and amortization {exduding FFEE)
Provision for impairment to operating properties
Gan on sake of operating properties
Exchangeable operating partmership unis

MNAREIT Funds From Operations

Reconciliation of NAREIT FFO to Operating FFO:

MNAREIT Funds From Operations

Adjustments to reconclie to Operating Funds From Operations!™:

Acquisition pursult and chosing costs
Income tax benefi
Gain on sake of Bnd
Provision for mpairment to end
Loss an dervative nstruments and hedge ineffectiveness
Early extingushment of debt
Tnterest on bonds for perod from notice to redemption
Merger related casts
Merger related debt offering interest
Preferred redemption casts
Hurricane osses
Straight Ine rent, net
Above/below market rent amortization, net
Debt premium//discount amortzaton

Operating Funds From Operations

‘Weighted Average Shares For Diuted Earnings per Share

‘Weighted Average Shares For Diuted FFD and Operating FFO per Share

(1) Inchudes pro-rata share of unconsoldated co-nvestment partnerships, net of pro-rata share attributable to noncontroling interests.

2018 2017 2018 2017

4§ 78,905 85,139 s 249,127 159,349
100,422 98,036 390,603 364,008
8,994 - 37,895 -
(21,335)  (21,988) (25,203)  (30,402)
166 171 525 388

§ 167,152 161,358 § 652,857 404 843
4 167,152 161,358 5 652,857 404,843
- - - 138
- (9,737 = (9,737)

(5,628) (654 (6,659) (3,623)

o = S,qz )

i} (2) = (14}

- 4 11,172 12,449

- - 600 -

- 5,131 - 80,715

- - - 975

- - - 12,227

) 744 - 2,596

(3,652) (4,534) (17,202)  [18,131)
(7,440) (4,682) (34,171)  (24,287)
(536) (899) (3,263) (3,340}

$ 149,896 146,771 s 603,786 544,811
169,842 170,855 170,100 159,960
170,192 171,205 170,450 160,255




Same property NOI is a key non-GAAP measure used by management in evaluating the operating
performance of Regency’s properties. The Company provides a reconciliation of net income to pro-rata

same property NOL.

Reconciliation of Net Income (Loss) Attributable to Common Stockholders to Pro-Rata Same
Property NOI as adjusted - Actual (in thousands)

For the Periods Ended December 31, 2018 and 2017 Three Months Ended Year to Date
2018 2017 2018 2017
Net Incoeme (Loss) Attrbutable to Common Stockhokders & TBS05 85,139 § 29,17 159,949
Less:
fanagement, transaction, and other fees {7.495) (6,806) {E8,484) (26,158)
Incoms tax bereft - [9,737) : (9,737}
Gan an sake of real estate (23,895) (22,519) {28,343) (27,432}
Othert™! (12,084) {10,819) {56,906) (47,357
T
Depreciation and amortzation 92,876 G0, 444 359,588 334,201
Genearal and adminktratve 13,544 18,005 £5,491 67,624
Other operating expense, excludng proveon for doubtful accounts 1,919 6,460 4,744 85,233
Other expense (peome) 48,504 34,360 199,161 141,093
Equity In noame of investments in real estate exduded from NOI 11,597 14,771 56,680 53,200
Nt ncome attrbutabie to noncontroling interests 831 anz 3,158 2,503
Prafarred stock dividends and Esuance costs - - - 16,128
NOL 204, 792 200,101 824,346 749,737
Less non-same praparty HO1' {7,627 (7,450 {31,997} {26,029}
PLs same property NOT for non-ownership periods of Equity One'™ - . . 42, 762
Same Proparty NOL as adjusted 5 197,165 192,611 5 792349 Je5 4
Same Property NOI as adjusted without Termination Fees % 196598 152 368 5 791137 FE5, 480
Same Property NOL as wiithout Ter Fees or £ 173,731 170,960 3 700,333 GBEE.'-"E].

" ciuges straight-line rental income and expense, nek of reserves, above and below market nent aortization, other fees, and noncontroling interests,

W inchudes nan-MOL expenses incurred at s uncorsalidated real estate parnerships, such s, but rcs bmited to, strakght-line rental income, above and Below
market rent amortization, depreciation and amonization, and iberest expense,

“ Includes nevenues and expenses attributable f Nonr Same Property, Projects in Devekpment, corparabe acthvities, and noncontroling interests.

) e b page i of the Company's four® quarber 2018 supplamenal package for Same Property 80T detail for the ron-ownership pariods of Equity One,

Reported results are preliminary and not final until the filing of the Company's Form 10-K with the SEC
and, therefore, remain subject to adjustment.
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Reconciliation of Net Income Attributable to Common Stockholders to NAREIT FFO—
Guidance (per diluted share)

Full Year
NAREIT FFO Guidance: 2019
Low High
Net income attributable to common stockholders $ 1.36 1.42
Adjustments to reconcile net income to NAREIT FFO:
Depreciation and amortization 2.47 2.47
NAREIT Funds From Operations $ 3.83 3.89

The Company has published forward-looking statements and additional financial information in its fourth
quarter 2018 supplemental information package that may help investors estimate earnings for 2019. A
copy of the Company’s fourth quarter 2018 supplemental information will be available on the Company's
website at www.RegencyCenters.com or by written request to: Investor Relations, Regency Centers
Corporation, One Independent Drive, Suite 114, Jacksonville, Florida, 32202. The supplemental
information package contains more detailed financial and property results including financial statements,
an outstanding debt summary, acquisition and development activity, investments in partnerships,
information pertaining to securities issued other than common stock, property details, a significant tenant
rent report and a lease expiration table in addition to earnings and valuation guidance assumptions. The
information provided in the supplemental package is unaudited and there can be no assurance that the
information will not vary from the final information in the Company’s Form 10-K for the year ended
December 31, 2018. Regency may, but assumes no obligation to, update information in the supplemental
package from time to time.

About Regency Centers Corporation (NASDAQ: REG)

Regency Centers is the preeminent national owner, operator, and developer of shopping centers located
in affluent and densely populated trade areas. Our portfolio includes thriving properties merchandised
with highly productive grocers, restaurants, service providers, and best-in-class retailers that connect to
their neighborhoods, communities, and customers. Operating as a fully integrated real estate company,
Regency Centers is a qualified real estate investment trust (REIT) that is self-administered, self-managed,
and an S&P 500 Index member. For more information, please visit RegencyCenters.com.

HEH

Forward-looking statements involve risks and uncertainties. Actual future performance, outcomes and
results may differ materially from those expressed in forward-looking statements. Please refer to the
documents filed by Regency Centers Corporation with the SEC, specifically the most recent reports on
Forms 10-K and 10-Q, which identify important risk factors which could cause actual results to differ from
those contained in the forward-looking statements.
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Summary Financial Information

December 31, 2018
{in thousands, except per shara data)

Three Months Ended
2018 2017 2018 2017

Einancial Results

Mek income (loss) attributable to common stockholders (page 4) $78,905 §85,139 $249,127 $159,949

Met income {loss) per diluted share 40.46 50.50 $146 51.00

NAREIT Funds From Operaticns (MAREIT FFO) (page 9) $167,152 $161,358 $632,857 $494,843

MARELT FFO per diluted share 30.98 50.54 $3.83 53.08

Operating Funds From Operations (Operating FFO) (page 9) £149,896 $146,771 £603, 786 4544,811

Operating FFO per diluted share 40.88 $0.86 $3.54 $3.40

Same Property NOI as adjusted without termination fees (page B) 4196,598 $192, 388 £791,127 $765,480

% growth 2.2% 3.45%

Operating EBITDMre (page 100 $195,706 $191,320 £788,159 $717,007

Dividends paid per share and wnit $0.555 $0.530 $2.220 $2.100

Payout ratin of Operating FFO per share {dikuted) 63.1% 61.6% 62.7% 61.8%
Diluted share and unit count

Weighted average shares (diluted) - Net income (loss) 169,842 170,855 170,100 159,960

Weighted average shares (diluted) - NAREIT FFO and Dperating FFO 170,192 171,205 170,450 160,255

As of As of s of As of
12/31/18 12/31/17 12/31/16 12/31/15

Capital Information
Market price per common share $58.47 §09.18 $68.95 §08.12
Common shares outstanding 167,505 171,365 104,957 97,213
Exchangeable units held by noncontrolling interests. 350 350 154 154

Common shares and eguivalents issued and outstanding 168,255 171,715 104,651 97,367
Market equity value of common and convertible shares 59,837,840 $11,879,231 57,215,718 $6,632,627
MNon-convertible preferred stock 50 50 $325,000 $325,000
Outstanding debt 54,241,758 $4,115,568 52,111,450 %2,363,238

Lesss: cash (45,190} (49,381} ($17,879) {340,623}
Net: debt $4,196,568 4,066,207 52,083,571 52,322,615
Total market capitalization $14,034,408 415,945,438 50,634,289 $9,280,242

=) il
Met Debt-to-Operating EBITDAR 5.3x S 4.4x 5.2x
Fixed charge coverage 4.2 4.1x I 2.8x

"™ In light of the merger with Equity One on March 1, 2017, debt metric calculations for 2017 incude legacy Regency results for the trailing 12 months and the
annualized impact of year to date results for the Equity One contribution post merger.

Regency
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Summary Real Estate Information
December 31, 2018
(GLA in thousands)

12/31/3048  3/30/2018  6/30/3018  3/31/2018  12/31/2037

Numer of properties 425 426 428 429 426
Numier af ratail operating proparties 414 415 417 414 412
Number of same progerties 399 403 06 409 %5
Mumber of properties in redeselopment 11 14 13 ¥ 14
Numier of properies in development B 8 8 0] L
Gross Leasable Area {GLA) - All proparties 53,568 53,847 54,111 54,174 53,881
GLA including retailer-owned stores - All properties 57,710 58,238 59,074 9,137 SE,B845
GLA - Retad operating properties 51,605 51,857 52312 52,178 52,161
GLA - Same properties 50,434 50,916 51,464 51,667 50,144
GLA - Properties in redevelopment’ 1,632 2,643 2,341 1,934 3,607
GLA - Properties in development 1,014 1,176 1,164 1,575 1,461
Wholly Owned and Pro-Rata Share of Co- Par
GLA - Al properties 43,365 43,523 44053 44,131 4,015
GLA including retailer-awned stores - Al properties 47,650 48,113 49,016 43,582 45,979
GLA - Retad operating properties 41,619 41,945 42471 42,553 42,456
GLA - Same properties 40,866 41,218 41,758 41,861 40,601
Spaces = 10,000 sf 25,715 25,366 26,321 26482 25,605
Spaces < 10,000 sf 15,151 15,252 15,437 15479 14,996
GLA - Properties in redevelopment’ 1,058 1,682 1,450 1,235 2,817
GLA - Properties in developeent a7 1,032 1,040 1,431 1,374
% leased - All properties 95.6% 95.4% 95.0% 95.1% 95.5%
% |eased - Retail operating properties O 1% 95.5% 95.5% 95.7% 96, 2%
% leased - Same properties < 96.1% 95.9% 95.6% 95.7% 96.1%
Spaces = 10,000 sf ¥ 98.5% 98.0% 97.5% 97,6% 98.1%
Spaces < 10,000 sf @ 92.0% 92.%% 92.2% 92.3% 92.6%
Average % |eased - Same properties 95.6% 95. 7% 95.7% 95,75 95.8%
% commenced - Same properties 1% 94 5% 94 3% 93.9% 94.1% 94.1%
Same property NOI as adjusted growth - ¥TD (see page ) 3.4% 3% 3.5 4.3% 35%
Sarme property NOT as adjusted growth without termination fees - YTD (see page B) 3.4% 38% 4.1% 4.0 3.6%
Sarne property NOI as adjusted growth witheut tesmination lees of redevelopments - YTD (see pags B) 2.0% 2.1% 2.4% LE% 2.7%
Rent spreads - Trailing 12 months ! (see page 19) 8,3% 7A4% 6.7% 7.5% 7.8%

" paprasents entire center GLA rather than redevelopment portion only. Included in Same Property poal unless noted otherwise.

' price periods adjusted for current same property poal,

* Excludes leases that are signed but have not yet commenced.

! Retail operating progertiss anly. Rent spreads ane calculated on & comparalie-space, cash basis for new and renewel leases executed.

Regency




Consolidated Balance Sheets
December 31, 2018 and 2017
(in thousands)

2018 2017
(unaudited)
Assets
Met real estate investments:
Real estate assets at cost $ 10,863,162 $ 10,892,821
Less: accumulated depreciation 1,535,444 1,339,771
9,327,718 9,553,050
Investments in real estate partnerships 463,001 386,304
Net real estate investments 9,790,719 9,939,354
Properties held for sale 60,516 -
Cash and cash equivalents 45,190 49,381
Accounts receivable, net 71,748 66,586
Straight line rent receivables, net 100,611 88,596
Motes receivable - 15,803
Deferred leasing costs, net 84,983 80,044
Acquired lease intangible assets, net 387,069 478,826
Goodwill 314,143 331,884
Other assets 89,684 95,243
Total assets $ 10,944,663 $ 11,145717
Liabilities:
Notes payable 4 3,006,478 4§ 2,871,715
Unsecured credit facilities 708,734 623,262
Total notes payable 3,715,212 3,594,977
Acrounts payable and other liabilities 224,807 234,272
Acquired lease intangible liabilities, net 496,726 537,401
Tenants' security and escrow deposits 57,750 46,013
Total liabilities 4 494 495 4412 663
Equity:
Stockholders' Equity:
Common stock, $.01 par 1,679 1,714
Additional paid in capital 7,652,683 7,854,797
Accumulated other comprehensive income (loss) (927) (6,289)
Distributions in excess of net income (1,255,465) (1,158,170)
Total stockholders' equity 6,357,570 6,692,052
MNoncontrolling Interests:
Exchangeable operating partnership units 10,666 10,907
Limited partners' interest 41,532 30,095
Total noncontrolling interests 52,198 41,002
Total equity 6,450,168 6,733,054
Total liabilities and equity $ 10,944,663 $ 11,145,717

These consolidated balance sheets should be read in conjunction with the Company's most recent
Form 10-Q and Form 10-K filed with the Securities and Exchange Commission.

Regency




Consolidated Statements of Operations
For the Periods Ended December 31, 2018 and 2017
(in thousands)

(unaudited)
Three Months En, Year to Date
2018 2017 2018 2017
Revenues:
Minimum rent $ 204,258 195,452 $ 818,483 728,078
Percentage rent 1,194 1,126 7,486 6,635
Recoveries from tenants and other income 71,613 61,367 266,512 223,455
Management, transaction, and other fees 7,495 6,806 28,494 26,158
Total revenues 284 560 264,751 1,120,975 984,326
Operating Expenses:
Depreciation and amartization 92,876 90,444 359,688 334,201
Operating and maintenance 43,110 40,101 168,034 143,990
General and administrative 13,544 18,006 65,491 67,624
Real estate taxes 40,761 30,087 137,856 109,723
Other operating expense 3,261 7,605 9,737 89,225
Total operating expenses 193,552 186,243 740,806 744,763
Other Expense (Income):
Interest expense, net of interest income 36,979 35,344 148,456 132,629
Provision for impairment 8,994 - 38,437 -
Gain on sale of real estate, net of tax (23,895) (22,519) (28,343) (27,432)
Early extinguishment of debt - 46 11,172 12 449
Net investment (income) loss 2,621 (1,030) 1,086 (3,985)
Total other expense 24,699 11,841 170,818 113,661
Income (loss) from operations before equity in income of
investments in real estate partnerships 66,309 66,667 209,351 125902
Equity in income of investments in real estate partnerships 13,427 9,537 42 974 43,341
Deferred income tax benefit of taxable RELT subsidiary - (9,737) = (9,737)
Net income (loss) 79,736 85,041 252,325 178,980
Nencontrolling Interests:
Exchangeable operating partnership units (166) (171) (525) (388)
Limited partners' interests in consolidated partnerships (665) (631) (2,673) (2,515)
Net income (loss) attributable to noncontrolling interests (831) (802) (3,198) (2,903)
Net income (loss) attributable to controlling interests 78,905 85,139 249,127 176,077
Preferred stock dividends and issuance costs - - - (16,128)
Met income (loss) attributable to common stockholders  § 78,905 85,139 $ 249127 159,949

These consolidated statements of operations should be read in conjunction with the Cempany's most recent Form 10-Q and Farm

10-K filed with the Securities and Exchange Commission.

Regency
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Supplemental Details of Operations (Consolidated Only)
For the Perinds Ended December 31, 2018 and 2017

(in thousands)
Threa Months Ended Yoar to Date
2018 2017 2018 2017
Real Estate Revenues:
Base rent $ 183,155 1E5,530 § 765362 6E4,133
Recoveries from tenants 6,331 56,864 245,195 206,675
Perceritage rent 1,184 1,126 7486 6,635
Termination fees 552 23 2,651 845
Dther income 4730 423 18,662 15,935
Total real estate revenues 365,962 247,382 1,038,350 914,723
Real Estate Operating Expenses:
‘Dperating and mantenance 39,239 37,166 151,763 132,512
Real estate tExes 40,76l 30,087 137,856 109,723
Ground rant 3,117 2,150 11,504 8,583
Termination expense . o 1,700 -
Provision for doubtful accounts 1,342 1,145 4,993 3992
Total real estate cperating expenses B4 A58 70,548 07816 264,810
Other Rent Amounts:
Sxraight line rent an base rent 3416 5,102 18,197 19,004
Straight line rent an grourd rent (365} (252} (1473) (1,145}
Aborwebekew market rert amortization 7687 4820 34,924 24,342
Aboveibelow market ground rent smortization (363} (452) (1,554) (1,750}
Total ather rert amounts 10,345 9,178 50,054 41,051
Fee Tncome:
Praperty management fees 3,655 3,465 14,663 13917
Asset management fees 1,866 1,776 7213 7,020
Leasing commissions and other fees 1,974 1,565 6,618 5,151
Total fes income 7495 &,806 28,494 26,158
Interest Expense, net:
Gross interest axpansa 35,552 35,497 146,472 132484
Derivative amortization 2,102 2,102 8,408 8,408
Dbt cost amortization 1,287 1,214 5217 4515
Debt premiumydiscount amortization (545} (941} (3,391} (3,515}
Capitalized interest (11,2000 (2,168) (70200 (7,946}
Interest inoome 217y (358} (1,230 (1811}
Total nterest eapense, net 35,979 35346 148 456 132635
General & Administrative, net:
Gross general B administrative 19,638 20,641 71357 76,153
Stock-based compensation 4436 4375 16,745 15,525
Capitalized direct leasing compensation costs (1,616} (2,301} (6,543} {10,384)
Capitalized direct develogment campeansation costs (5,368} (5,003} {17,063} {17,509}
Tital general S adminstrative, net 16,090 17,022 66,490 63,685
Real Estate (Gains) Losses:
Gain on sale of operating properties (18,262) {21,870) {21,795) {24,505)
Pravisien for impairment of operating progenties 8,994 - 37,895 -
ain on sale of land (5,633} (849) (8, 548) (2,927
Pravision for impairment of land - - 542 -
Tatal real estate (gains) losses {14901} {22,519) 10,094 (27,432}
P T and Other Exp {Incoma):
Depreciation and amortiztion (ncluding FRAE) 52476 50,444 359,688 334,201
Acguisition pursuit and dosing costs: - - - 131
Denvelopment pursuit costs 1461 1,021 1,947 1,529
Merger related costs - 5131 = B0, 715
Income tax benefit 2 9,737} 3 19,737}
Less from deferred compensation plan, et 5 4 73 o4
Early extinguishment of debt - 45 11,172 12,448
Lirss o desivative instruments sad hedpe inelfectiveness - (@ - i6)
[1Gain) lass on sale of investrents 7 {70) 24 (139}
Other expenses 459 306 2,797 2,858
Total depreciation, transactian and other expense {income) o4 871 E7, 165 375,701 432,095

These consdlidated supplemental details of operations shoukd be read i conjunction with the Company's most recent Farm 10-Q and Form
10-¥ Filad with the Securities and Exchange Cammission.




Supplemental Details of Assets and Liabilities (Real Estate Partnerships Only)
December 31, 2018 and 2017
(in thousands)

Noncon ling Interes Share of JVs
2018 2017 2018 2017

Assets
Real estate assets at cost % (90,972) (78,125) % 1,379,264 1,262,823
Less: accumulated depreciation (12,400) (10,645) 415,256 387,587
Net real estate investments (78,572) (67,480) 964,008 875,236
Cash and cash equivalents (3,063) (3,098) 11,806 11,123
Accounts receivable, net (1,471) (1,334) 7,253 5,641
Straight line rent receivables, net (1,582) (1,444) 17,602 16,539
Deferred leasing costs, net (1,285) (1,383) 15,008 13,905
Acquired lease intangible assets, net (1,060) (1,061) 14,970 14,268
Other assets (559) (357) 12,574 7,291
Total assets $ (87,592) (76,157) $ 1,043,221 944,003
Notes payable $ (43,739) (43,121) $ 533,973 520,611
Accounts payable and other liabilities (1,624) (2,172) 29,408 21,977
Acquired lease intangible liabilities, net (397) (482) 12,458 11,323
Tenants' security and escrow deposits (300) (287) 4,381 3,788
Total liabilities 5 (46,060) (46,062) E 580,220 557,699

Note

Noncontrolling interests represent limited partners’ interests in consolidated partnerships’ activities and Share of Vs
represents the Company’s share of co-investment partnerships’ activities, of which each are included on a single line
presentation in the Company’s consolidated financial statements in accordance with GAAP.




Real Estate Revenues:
Basa rent
Reecorveries from tenants
Percantage rant
Termination fees
Qther income
Tatal real estate revenues

Real Estate Operating Expenses:
‘Operating and maintenance
Real estate taxes
Ground rent
Termination expensa
Prowision for doubtful accounts
Total real estate operaling expenses

Other Rent Amounts:
Stralght kne rent on basa rent
Straight Ene rent on grownd rent
Abowvesbalow market rent amartization

Abowvefbelow market ground rent amortization

Total other rent amounts
Fee Income:
Asset management fees
Total fee incomie
Interest Expanse, nat:
Debl premium/discount amorizaticn
Total interest expanse, mat
General & Administrative, net:
‘Gross general & administrathes
Total general & adminstrative, net

Real Estate (Gains) Losses:

(Gain) loss on sale of operating properties

{Gain) loss on sale of land
Total real estate (gains) losses

Supplemental Details of Operations (Real Estate Partnerships Only)

For the Periods Ended December 31, 2018 and 2017

Depreciation, Transaction and Other Expense (Income):

Depreciation and amortization {including FFEE)

Acquisition pursuit and closing costs
Development pursuit costs

Hedge ineffectiensss

Other expenses

Total depreciation, transaction and other expense {income)

Hote

{in thousands)
Noncontrolling Interests
Three Months Ended Year to Date Three Months Ended Year to Date
2018 2017 2018 2017 2018 2047 2018 2017

$ (1B9E)  (1803) 5 (F440)  (6,742) ¢ 26,381 5324 § 104,393 99,507
{550} (557) (2416)  (1,579) 784 8312 34,014 31,621

= = [E5) (G 175 169 1,178 1,271

" - 9 (20} 36 . 454 241

(38) (30} {146} {144} s07 555 1,937 2,454
(2484) (2,390} (10,014} (8,889 35,883 34,334 141,076 135,004
(353) (389) (1L517)  (1,326) 5,896 5,35% 22,502 20,348
{322) (320) (1,471} (1,125) 48514 4,557 19,149 17,204
(28) (26) {111} (105} 91 B89 n 362

N ¢ = > - = * 113

(6) (14) (63) (27} S8 (9] 300 436
{749} (743} (3,162)  (2,583) 10,85% 10,026 42,322 36,463
(17 (42) {162) (267} 04 336 1,245 1,057

16 17 2] 7 (65) . (65)

{10y (5) (43) (52) 245 325 9an 1,165

E & [ 1 [95) {6} (112) (23)

(1) (31) (135) (248) 788 655 2,058 2,203

- (299) (281) (L153) {1,141}

(299) (281) (1,153) {1,141}
{425) (396) (1,673} (1,541} 6,206 £,108 24,964 24,472
(24) (38) {131) (73) 111 155 492 483

- - - - a a2 128 175
{449) (432) (1B04)  (1,614) 6,326 6,305 25,084 25,130
43 40 181 174

= = = kil 40 181 174
{3.073) [118) {3.498) {5,897

5 {5) [111) (696)

{3,068) (123) (36097  {6,593)

(628) (614) (2469)  (2,353) B,643 £,632 35,317 34,794
- - - - - - - 7

B 26 44 40

7 : : g - - - ()

() 5 (41) (72) 135 265 568 808
{632) (609) (2,510)  (2,425) B,786 B,923 35,929 35,641

Moncontrolling interests represent limited partners’ interests in consolidated partnerships’ activities and Share of Vs represents the Company’s share of co-investmant partnerships’
activities, of which each are included on a single line presentation in the Company’s consolidated financial statements in accordance with GAAP,

Regency
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Supplemental Details of Same Property NOI as adjusted (Pro-Rata)
For the Periods Ended December 31, 2018 and 2017
(i thousands)

Same Property MOI is 2 non-GAAR key measure used by management in evaluating the operating performance of our properties and ncludes pro-rata share of unoonsolidated co-
Investment partnerships. For purpases of evaluating Same Praperty NOI on a comparative basts, and in light of the merger with Equity One on March 1, 2017, we are presenting aur
Same Property NOI as adjusted, which is on a pro forma basts as iF the merger had accurred Jaruary 1, 2017, This perspective allows us to evaluate Same Property NOL growth over
a comparable period. Same Property NOI as adjusted is not necessarily indicative of what the actual Same Property NO1 and growth would have been If the merger had ocourmed as

of the earliest peried presented, nor does it purpat to represant the Same Property NOI grawth far future periods.

Three Months Ended
2018 2017 2018 2017
Same Property NOI as adjusted Detail:
Real Estate Revenues:
Biase Rent % 208,432 201,883 H #24,238 795,836
Recoveries from Tenants 71,523 63,033 266,274 244,082
Percentage Rent 1,351 1,284 8,574 9,065
Termination Fees 567 223 2,922 1,103
Other Incoma 4,530 4,050 17,004 15,891
Total Real Estate Revenues 286,403 270,473 1,119,912 1,065,977
Real Estate Operating Expenses:
Operating and Malntenance 42,673 40,820 163,831 155,003
Termination Expense - - 1,700 113
Real Estate Taxes 43,103 33,565 147 822 130,267
Ground Rent 2,444 2,279 9,540 9,086
Provision for Doubtful Accounts 1,018 1,198 4,670 4,978
Total Real Estate Operating Expenses 89,236 77,862 327,563 299,507
Same Property NOI as adjusted £ 197,165 192,611 5 792,349 766,470
B change 24% kXL
Same Property NOI as adjusted without Termination Fees $ 196,558 192,388 5 791,127 765,480
% change 2.29% 4%
Same Property NOI as adjusted without Termination Fees or Redevel, 1i £ 173,731 170,980 5 700,353 686,761
% change 1.6% 2.0%
Reconciliation of Net Income (Loss) Attributable to Commaon Stockholders to Same Property NOT as adjusted:
Met income (loss) attributable to comman stackhaldere % 78,905 85,139 s 240,127 156,040
Less:
Management, transaction, and other fees (7.,495) (6,806) (26,494) (26,158}
Incarme tax benefit 5 (9,737) = (9,737)
Gain on sale of real estate 23,895 22,519 28,343 27432
Other ! {12,084) (10,819) (56,906) (47,357)
Plus:
Depreciation and amartization 92,876 90,444 359,688 334,201
General and administrative 13,544 18,006 65,491 67,624
Cther operating expenss, exduding provision for doubtful acoounts 1,919 6,460 4,744 85,233
Other expense (income) 24,699 11,841 170,818 113,661
Equity In income of investments in real estate exduded from NG 11,597 14,771 56,680 53,290
Mek income attributable to noncontrolling interests 8331 B2 3,198 2,903
Preferred stock dividends and issuance costs = - - 16,128
NOI 228,687 222,620 852,689 FI7 169
Less non-same property NOI (7.627) (7,490) (31,997 (26,029)
Plus same praperty NOT far non-ownership periods of Equity One'! - - - 42,762
Same Property NOT as adjusted § 221,060 215,130 5 820,692 793,902

W Inciudes straight-line rental income and expense, net of resenves, above and balow market rent amortization, ather fees, and noncontralling interests.
" Incluges non-NOT expenses ingurred at our unoonscidated real estate partnerships, such as, but not limited 1o, straight-line rental income, sbave and below market rent

amortization, depreciation and armartization, and interest expense.

¥ Includes revenues and expenses attributable to Mon-Same Property, Projects in Development, corporate activities, and nancontroling interests,

) Sea page il for Same Property NOI datail for tha nan-ownership periods of Equity One.




Reconciliations of Non-GAAP Financial Measures and Additional Disclosures
For the Periods Ended December 31, 2018 and 2017
(in thousands, except per share data)

Reconciliation of Net Income to NAREIT FFO:

Met Income {Loss) Attributable to Commaon Stockholders
Adjustments to reconcile to NAREIT Funds From Operations'™;
Depreciation and amortization (excluding FFRE)
Pravision far impairment to operating properties
Gain on sale of aperating properties
Exchangeable operating partnership units
MNAREIT Funds From Operations

MAREIT FFO per share (diluted)
Weighted average shares (diluted)

Reconciliation of NAREIT FFO to Operating FFO:

MAREIT Funds From Operations

Adjustments to reconcile to Operating Funds From Operations'

Acquisition pursuit and closing costs

Income tax benefit

Gain on salke of land

Prawision for impairment to and

Hexdge ineffectiveness

Early extinguishment of debt

Interest on bonds for period from notice to redemption

Merger related costs

Merger related debt offering interest

Preferred redemption costs

Hurricane losses

Straight line rent, net

Above/below market rent amartization, net

Dot premium/ discount amortization
Operating Funds From Operations

Operating FFO per share (diluted)
Weighted average shares (diluted)

Additional Disclosures:

Other Mon Cash Expense'"’
Derivative amortization
Debt cost amortization
Stock-based compensation
Other Non Cash Expense

Capital Expenditures™™!
Leasing commissions
Tenant allowance and landlord work
Building improvements
Capital Expenditures

Three Months Ended Year to Date
2018 2017 2018 2017
& 7E,005 85,139 249,137 159,940
100,422 36,036 390,603 364,508
B,994 - 37,895 -
(21,335) (21,988) (25,293) (30,402)
166 171 525 388
% 167,152 161,358 552,857 454,843
5 0.98 0.94 3.83 309
170,192 171,205 170,450 160,285
5 167,152 161,358 652,857 454,843
5 - - 138
- (9,737) - (9,737)
(5,628) (654) [6,659) (3,623)
- - _542 -
. (2) - {14}
46 11,172 12,449
e - &00 12
2 5,131 = 80,715
& g - 975
. = - 12,237
. 744 - 2,596
(3,652) (4,534) {17,20%) (18,131}
(7,440} (4,682) {34,171} (24,287}
(536) (899) (3,263) {3,340)
§ 149,896 146,771 603,786 544,811
5 0.88 0.B6 3.54 340
170,192 171,205 170,450 160,255
5 2,102 2,102 8,408 8,408
1,374 1,333 5,578 5,025
4,436 4,375 16,745 15,525
§ 7,912 7,810 30,731 28,558
5 4,737 5,383 15,914 19,089
7679 11,965 47,274 34,521
13327 14 587 31,099 26,452
$ 25743 31,835 94,267 80,062

W Indudes pro-rata share of unconsolidated co-investrnent partnerships, net of pro-rata share attributable to noncontrolfing interests.

Regency
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Reconciliations of Non-GAAP Financial Measures and Additional Disclosures (continued)
For the Periods Ended December 31, 2018 and 2017
(in thousands)

Reconciliation of Net Income to NAREIT EBITDA re:

Met Income {Loss)
Adjustments to reconcile to NAREIT EBITDA "
Interest expensa
Income tax expense (benefit)
Depreciation and amortization
Gain on sale of operating properties
Provision from impairment to operating properties

NAREIT EBITDAse

Reconciliation of NAREIT EBITDAse to Operating EBITDAre:

MAREIT EBITDAE
Adjustments to reconcile to Operating EBITDA e

Acquisition pursuit and closing costs
Gain on sale of land
Provision for impairment to land
Hedge ineffectiveness
Early extinguishment of debt
Merger related costs
Hurricane losses
Straight line rent, net
Above/below market rent amortization, net

Operating EBITDAre

" Incudies pro-rata shane of unconsolidated co-investment partrerships

Regency
Centears,

Three Months Ended Year to Date

2018 2017 2018 2017
$ 79736 $ 8594 s 252,325 § 178,980
43,522 42,009 174,770 159,576
= (9,737) - (8,737}
101,519 99,076 395,005 368,995
(21,335) (21,988) (25,293) (30,402}
8,994 . 37,895 -
§ 212,436 195,301 s 834,702 867,412
$ 212,43 195,301 s 834,702 867,412
e E e 138
{5,628) (654) (6,659) (3,623}
- - 542 -
* (2) * (14}
= 46 11,172 12,4499
5 5,131 - 80,715
g 744 - 2,59
(3,653) (4,559) (17,390) (18,328)
(7 449) (4,687) {34,208) (24,338)
% 195,706 191,320 % 788,159 F17,007

T




Summary of Consolidated Debt
December 31, 2018 and 2017

(in thausands)
Total Debt Outstanding: 12/31/2018 12/31/17
INotes Payable:
Fiseed rate marigage kians § 493,263 610,049
Variabke-rate martgage kans 37,891 36010
Fiwed rate unsecured public debt 2,285,357 2,138,156
Fiwad rate unsecured private debt 164,955 187,500
Unsacured credit Tacilities:
Revatving line of oredit 145,000 60,000
T Loans 563,734 563,262
Tatal 13 3,715,212 3,594,977
Weighted Average
Scheduled Morbgage Contractual
Principal Loan Unsecured Interest Rate on
Schedule of Maturities by Year: ¥ Mat Maturities ' Total Maturities
019 H 9,518 13,216 - 22,734 5.3%
2020 11,287 74,580 300,000 389,857 16%
201 11,599 77,060 250,000 338,658 A4.7%
2022 11,798 5848 710,000 727,646 1.0%
2023 10,043 59,375 = 69,418 33%
2024 5301 Ba,542 250,000 343,843 3.7%
2025 4,27 - 250,000 254,207 19%
2026 4,420 58,000 200,000 292 420 38%
2077 4,312 32,915 525,000 562,227 6%
2028 3,350 170 300,000 303,520 4 1%
=10 yaars 5423 218 425,000 430,641 42%
Unamortized debt premium)(dsoaunt], nat of issuance costs . 5,974 [25,544) (19,970}
] B1,258 449 538 3,184,055 3,715,212 3.9%
127312018 13/31f17
95.1%: A73%
49% 2. 7%
3a% 4.0%:
4% 2.1%
EE .04
4.1% 4.2%
a2 E&
31 22

'™ bechudés unsecured peblic and privane placement debe, unserunad term kans, and unsecured revokving ling of cradit.

I frstruest e e calcy bt s of the quarter sed,

4 Eftactive intenest rRes e GICULITGD i ACCONGARCR with US GAAP, a5 of Bha quarter end, and indude e impact of dest ) besuance cost amaortization, interest rata
swveps; ond faciiy foes.

Regency
Centers,




Lender

Sacured Debt - Fixed Rate Mortgage Loans
Peaples United Bark

Alianz L¥e Insurance Company
Matianwic: Bark

CUMA Mutsl Irsurance Sccisty

M ark Life Insurance Compary
Wiells Fargn

Jeffersan Filot

Jahn Mancock Life Insurance Company
Wells Fango

TD Bank

Seate Farm Life Insurance Compaety
American United Life Insurance Company
T0 Hank

Germwnrth Life Insurance Campary
Priskantial Insurance Company of Amarka
Great-West Lifa B Annuity Insurance Co
Metrapaitan Life Insurarce Campany
P Bank

MYLIM Real Estatn Group

P Wark Lif Insurance

CIGNA

Ciy of Ralingwood

Alianz Lire Insurance Company
TIAA-CREF

Alianz Lite Insurance Company
Guardian Life Insurance Company
Guardian Life Insurance Company

Summary of Consolidated Debt
As of December 31, 2018 and 2017

Unamortized premiums on assumed debt of aoquined properties, net of issuance costs

Total Fixed Rate Mortgage Loans

Unzesured Dol
Dt Offerng (10/7/10)
Delnt Offering (10/22/13)
Dt Offerng (5F16/14)
Dt Offering (BA17/15)
Dt Placment 5711/ 2016)
Dttt Placnmant (8111 2016)
Dbt Offaring (1/17/17)
Daot Offaring (39/18)
Det Offering (1/17/17)
Term Lean
Tarm Loan
Fieswghirg Lire of Crecit
Dt Qffering (6210
L debk discount and b rosts
Total Unsecured Debt, Mot of Discounts

Variakls Rats Mertgage Leans
BNC Bank
TO Bank, WA,

i e w

Total Varisble Rate Mortgage Loans

Total

(1) EMerthe intarest rafes a9 CaoUlabad I SCOOrdance Wit US GAAP, 35 of the qUaner end, and inchae e impss of
() Thes inteeest i on e underking debt & LIBOE-HLUS%; howewer, isterest rate smape e in plaoe I Ar He intesest et on the et §300 milon balenoe st 2. 779% Smgoh maturty
(1) The inkesest iz on the underking debt & LIBOR: + 0.95%, with an inenest rate swap in place o fix the imerest e on e entise 3265 million balwnce ok 2.00F% through maturity.

[in thausands)
Contractual,
Caliateral Rate
The Vil Center 6.3%
Willow Festival 13%
Kerit Place 3.1%
Ceala Cameers 6.5%
Scripps Ranch Marketplacs 3.0%
University Commons 5.5%
EridgeMil 7.9%
Kirkwood Commans 7.
Hewlett [ 4459
Biack Rock Shapping Centar 2.4%
Tech Ridge Center 5.0%
Westpart Flaza T.5%
Erighwak Shopping Center 3.2%
Awertura, Clakbraak B Troasue Coast 6.5%
A5 Commans Tawn Conter 35
Erwin Square 3%
Wasthury Flaza 3.8%
Folsway Flaza 4,1%
Dok Shade Tawn Canter B 1%
Wiom's Circa Centar 5.2%
Copps HIl Plaza al%
Shops at Mira Vista 8.0%
‘Crdle Cenbar Wast 5.0%
Westchase 5.5%
Sheridan Plaza 6.3%
Amerige Heights Town Center 6.1%
El Cearito Flaza B.4%
4.6%
Fivexd-rabe ursecured 4.8%
Fioed-rabe unsecured 8%
Fioek-rabe unsecured 8%
Fioed-rabe unsecured 3.5%
Fioedt-rabe unsecured 3E%
Fioer-rate unsecured 3.9%
Fiwerd-rate unsecured 36%
Fiwed-raba ursecured 1%
Fimend-rata ureacuared 2.4%
Finect-rabe ursecuned 8% ok
Fixedt-rata ursnoured 0% .
Waria bla-rate unsecurad UIBGR + 08758, 0
Fhueed-rata urenoured B.0%
37%
Market at Springwoeds Wilage LIBOR + 1.50%
Concord Shopging Plaza LIBOR + D.95%
3A4%
3.5%

4.00%

3.9%

4.1%

Maturity

DEf01119
LUt i.)
LS H]
LTl
11110020
ALIEL
A5/0%721
1000/x2
10628
000 /23
G01ER
ag01ER
11/01/23
A28
6/05(24
a0ifze
W20
060227
a5 18
mnE
R Gt
LTS
1010135
L L)
ecia
12/01718
12/01718

115721
11115722
O615/24
110135
A511736
AB11/2E
AX0/IF
LEN bre]
20T
12/02f30
sz
aE2
B 1520

D3R
12

4} Rinbe apybes bo: dramn balence only, Additional armul faci by Fee of 0,15% applies bo e §1,25 bilon Ine of credit, Mahurky is subgect b bwn additional ste-month periods o the Company's apfion,

Regency
Centers

as,

$ 13,434 13,930
39,505 39,505
B.250 8,250
4,148 4,349
27,000 27,000
35425 36,534
5,109 5,595
8742 9,303
555 -
20,000 20,000
545 L]
2,851 2897
000 33,000
14,455 16,5645
55,000 85,000
10,000 10,000
BE,000 88,000
37,500 37,500
.5 814
TH09 B3
13,293 14224
225 PE)
5,864 10,198
6,286
55872
15,544
- 36,435
6140 9,625
493,263 610,048
H] 250,000 250,000
00,000 300,000
250,000 250,000
250,000 250,000
100,000 100,500
100,000 100,000
55,000 535,000
Jm,onn =
425,000 425,000
300,000 300,000
265,000 265,000
145,000 1000
= 150,000

(35,544 {26,082
4 318405 2,948,518
§ 10,309 1,560
17750 23,750

(166} (309)
13 37 803 36,010
3 37s2 3,584,977

IntErest re seaps, and falty and wnused fess.
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Summary of Unsecured Debt Covenants and Leverage Ratios
December 31, 2018

{in thousands)
Qutstanding Unsecured Public Debt: ination Matui Rate Balance
10/07/10 04/15/21 4.800% $ 250,000
10/25/12 11/15/22 3.750% $ 300,000
0511614 O615/24 3,750% 5 250,000
a8/17/15 11/01/25 3.900% $ 250,000
1717 02/01/27 3.600% £ 525,000
030918 03/15/28 4,125% § 300,000
1717 02/01/47 4.400% 5 425,000
Unseeured Public Debt Covenants: Required 9/30/18 6/30/18 3/31/18 12f31/17
Fair Market Value Calculation Method Covenants™/'™
Tatal Consolidated Debt to Total Consoiidated Assets: = 5% 28% X% 29% 8%
Secured Consolicated Debt to Total Consolidated Asets 5 4% 4% 5% 5 S
Consalidated Income for Debt Service to Consclidated Debt Service =15 5.1x 5.0 4.7% 5.1x
Unencumberad Consoldated Assats to Unsecured Consolidated Dett =>150% 3T I63% 361% 384%%
Ratios: 12/31/18 9/30/18 6/30/18 3/31/18 1243117
Consolidated Only
Mat dent ta total market capitalization L™ I5.1% 6.4% 27.7% 23.0%
Meat debt ba real estate assets, before depreciation 32.2% 32.2% B% 32.9% 31.4%
et debt o total assets, before depreciation 1.5% 29.4% 0.1% 20.9% 28.5%
Met debt to Operating EBITOARE - TTH'™ 4.8x 4.8x 5. 500 4.5
Fimed charge coverage 4.9 4,8 4.8x 4.8x 4.8
Interest coveragse 5.2% 5.2x 52 2% LR H
Unsecured assats to total real estate assats B7.8% 87.8% BS. e a5.5% BE. %
Unsecured NOI to total NOT - TTM™ B9.3% 89.4% B7.0% 86.7% B7.0%
Unencumbered assets to ungecured debt 300% 301% 205% 293 % 4%
Total Pro-Rata Share
Mat det o tatal market capitalization 9.5% 7% H.0% 20.5% 5.5%
Mat debt o real estate assets, before depreciation H2% 34.1% 34.8% 34.7% 33.5%
et debt to total assets, before dopreciation 31.3% 1% A% 31.6% I0A4%
Met debt to Operating EBITDWse - TTM™ 5.3x 5.4% 5.6% 5.6 5.ax
Fixad charge coverage 4.2 41 4.1x 4.1x% 4.1x
Interest coverage 46 4,6x 4.5x 4.5 4.7x

! For 2 complete listing of all Debit Couenarts refabed 1o the Company's Senior Unsecured Notes, as well as definitians of the above terms, please refer to the Compamy's filings with the Securibes

and Exchange Cormissian,

) Dt cowenant disckisure i in arrears due to current quarter caloulations being dependent on the Company's most rscent Form 10-G ar Farm 10-X fling.

T I ght of the merger vith Equily One an March 1, 2017, debt metric aloulations for 2017 inchide legacy Regency resulls far the biailing 12 manths and the anmualzed moae of year 1 dabe rests

Far the Equity One contribation post merger.




Summary of Unconsolidated Debt
Decemnber 31, 2018 and 2017

(in thousands)
Total Debt Outstanding: 12731118 12/31/17
Mortgage loans payabla:
Fixed rate secured loans 3 1,467,530 E 1,493,585
Wariable rate secured loans 102,482 1,459
Unserured credit facilities variabile rate 19,635 19,635
Total H 1,608 647 3 1,514,729
Weighted Average
Scheduled Contractual
Principal Mortgage Loan Unsecured Regency's Pro Rata Interest Rate on
hedule of Maturities by Year: Maturities M Total Share Maturities
2019 H 0,062 § 65930 ¢ = % 85,001 k) 22,294 F.d%
020 17,043 326,583 & 343,626 101,841 5.5%
021 11,048 268,542 19,635 300,625 104,375 4,50
022 7,811 170,702 - 178,513 68,417 4.4%
2023 2,985 171,608 - 174 597 65,096 4.8%
2024 1,295 33,690 - 34,985 14,073 3.9%
05 GGG 162,000 - 1562 966 49,231 3.6%
2026 1,021 101,000 - 102,021 44,750 1.8%
w027 1,076 115,000 - 116,076 23,378 38%
2028 929 62,450 - 63,379 22,088 A4,3%
=10 Years 2,064 55,497 - 57,561 21,512 4.1%
Unamortized debt premium{discount) and
issuance oosts ! - (10,705} - {10,705) (3.082)
3 665, 306 $ 1,523,706 ] 19,635 5 1,609,647 5 533,973 4,6%
Percentage of Total Debt: 12731118 12/31/17
Fixed 92.4% 98.6%
Variabke 7.6% 1.4%
4.6% 4.6%
4.6% 2.9%
4.6% 4.6%
4.8% 4.7%
4.7 5.2
Variable 16 2.9

*} Interest rates are calculated as of the quarter end.

! Effective interest rates are calculated in accordance with LIS GAAP, as of the quarter end, and indude the impact of debt premium/(discount) amortization, issuance cost, amortization,
interest rate swaps, and facility and unused fees.




Property Transactions
December 31, 2018

(in thousands)
Acquisitions:
Weighted
Co-investment Partner Regency's Share of Average Cap

Date Property Name (REG %) Market Total GLA __ Purchase Price Rate Anchor(s)'"!
Jan-18 Ballard Blocks 1 Pring 49. 9%, Seattie, WA 132 27,19 Trader L& Fitrss
Jan-18 Hawlett 1&11 Y 52 30,900 Duzne Reada

16 Crossroads Commons 11 20R% Boulder, CO 0 2,100 ‘Whole Foods.
Dec-18 Town and Country Centei™ waricus (9.4%) Los Angees, CA 230 18,492 Whoie Foods, CVS

Total 709 s 163,554 4.5%
Dispositions:
Weighted
Co-investmeant Partner Regency's Share of Average Cap

Date Property Name [REG %) Market Tatal GLA Sales Price Rate Anchor{s)'"
Mar-18 Ft. Caroline Jadksomville, FL ke § 3,500 ‘Winn Dixke, Planet Fitness, Gtl Trends
Jun-18 Summerlin Fort FL 11 2,100 -
Jul-18 Coral FL 114 23,200 Cinemas

-18 East Washington Place Petaluma, CA 203 54,900 Dick's 5 T1 =
Oct-18 Cul| Caolonnade [at]l i 171 32,650 Martin's, Dick's Staj
Dac-18 Hollymead Town Center Oregan (20%) Charlestesville, VA 154 9,100 Harris Tester, PEISMat

Total 1,300 5 235,000 7.8%

1 Ratailers in parenthesis are shadow anchors and not @ part of the owned property.
21 gubsaquent ko quartar end, Regancy acquired an additional $17.8 millicn, bringing s total ownership to 18.4%.

15
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Summary of Development
December 31, 2018

{in tausands)
Estimated Net
Development Costs W Development Return
Anchor After of Costs | Yield Before After
Property Name Market ‘Grocer/ Anchor Tenant Dev Start Opens IV Buyout Incurred | IV Buyout™ | IV Buyout GLA %5 Laased

I P e it PPN PSS P PO PP PP PP
el Chicago, IL REI Q2-2017 Sep-18 103,939 6.8% .85
I T e P T T R T .

The Village at Riverstone Houston, TX Krosger 04-2016 Sep-18 658 BE% B.3% 8.0% 167 91%
Total Properties in Development 8 $270,936 62% 7.3% 7.20% ®| 1014 79%
Development Completions:

The Fleld at Commonweaith Metra DC Wegmans Q1-2017 Jur-18 43,378 9% 2.8% 7.6% 167 963
Total Development Completions 4 $167,722 95% 7.4% 74% | 739 6%
NOI from Properties in Development (Current Quarter) $992
NOL for D = yet stabilized {Current Quarter) 0

Notes:
M Starts fior the quarter are in bold and Ralcized.
S Page: 30 for acditional dscosunes eganding undevaonad 1and induded on tha balinc shaet in real estate assets.

(1) Reeflects Regency's shane of Estmeted Mt Dewsiapment Costs After 1 BUyDut at 45,9% noncortroling inerssy

(2) Reflects Regency's shane of Estmated Net Develapment Costs After 1W Buyout at 6% controling interest

{3) Rerflacts Rogoncy's share of Estmattod Mot Dowslopmant Costs. Aftor 1 Buynut at 50% noncontroling intorest.

{4) Reflects Regenay's share of Estimated et Bevlagment Costs After I Buyout ot $3% contraling interest. Anchar rent commencemert: dete & Hay- 2017, Anchor operng dafe & Hov-2017. Property = 5.9% beased as of Jan-28:

(L3 of Regency's WOl at W befiore ary for expected T partner bupouts.
{1} After allocating lend basts for cutparcel procesds, addbonsl imerest and overhend et estimated 8 for Projects and £.0% far
Regency

Centers. Supplemental Information
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Summary of Redevelopment
December 31, 2018

(in thousands)
Target ™
Comp Incremental | of Costs | Incremental
Property Name Market Description Year [V Costs Incurred Yield
Properties in Redevelopment {>%$5M):

Redevelopment Completions (>$5M):

Reconfiguration of center induding construction of Whole Foods
Paces Ferry Plaza 365, parking deck, and facade renovations. 820 8% - 9%

Additional 2508 5F of new retail including new parking deck.
Anchor leases executed with Mordstrom Rack, Ross, TJ Maxx, Buy
Serramonte Shopping Center San Francisco, CA | Buy Baby, Cost Plus World Market, Dave & Busters and Daiso. $116,200 1% 6% - 7%

Total Redevek ti 12 $184,352 92% 6% - 8%

Motes:
Mew starts for the quarter are in bald and italicized.

{1) Target completion year reflects the year that construction is expected to be substantially comphete.
{2) Includes Regency's pro-rata share of unconsolidated co-investment partnerships.

Regency 17
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Investment Partner and
Partfolic Summary Abbreviation

State of Oregon
(-G, v-C2)
(Iv-CCv)

GRI
{IV-GRI)

CalSTRS
(W-RC)

NYSCRF
(JV-NYT)

usaa
{IV-USA)

Publix
(V-0)

Individual Investors
(V-0)

Unconsolidated Investments

December 31, 2018

(in thousands)
Number of  Total Total Total
Properties GLA Assets Debt
20 2,218 § 518828 % 236,842
1 558 98,633 59,808
21 2,777 617,561 296,650
70 9,060 1,646,448 913,830
7 722 139,844 11,234
6 1,152 277,626 132,979
7 683 89,524 103,888
2 211 27,011 -
7 1,017 429,817 151,066
120 15,622 3,227,831 $ 1,609,647

Regency

Ownership Share Investment Equity

Interest of Debt 12/31/201 Pick-up
20.00% H 47,368 % 51,735 % 5,984
30.00% 17,942 11,169 943
40.00% 365,532 189,381 29,614
25.00% 2,800 31,235 1,542
30.00% 39,894 54,250 490
20.01% 20,786 (3,513) 4937
50.00% - 13,198 1,510
9,38% - 50.00% 39,642 112,033 1,954
3 533,973 % 450,488 § 42,974

(1} The USAA partnership has distributed proceeds from debt refinancing and real estate sales in excess of Regency's carrying value of its invesiment resulting in & negative investment balance, which is
classified within Accounts Payable and Other Liabilities in the Consolidated Balance Sheats.

Regency
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Leasing Statistics - Wholly Owned and Regency's Pro-Rata Share of Co-investment Partnerships
December 31, 2018
(Retail Operating Properties Only)

a. ti mpara
Tenant
Weighted  Allowance and
Leasing GLA New Base RentSpread Avg. Lease Landiord Work
Total Transactions  (in 000s Rent/Sq. Ft L] Term 15q. Ft.
4th Quarter 2018 379 1,968 $ 2336 9.3% 6.2 § 4.87
3rd Quarter 2018 395 1,924 21.58 10,1% 6.3 4.21
2nd Quarter 2018 440 1423 25.55 5.0% 5.6 6.20
1st Quarter 2018 300 956 24.85 8.4% 4.7 3.37
Tatal - 12 manths 1,514 6,271 % 23.56 8.3% 5.8 5 4.72
Tenant
Weighted  Allowance and
Leasing GLA New Base RentSpread Avg. Lease Landlord Work
New Leases Transactions  (in 0005) Rent/Sq. Ft % Term 15q. Ft.
4th Quarter 2018 86 399 $ 21.89 22,5% 9.8 $ 24,45
3rd Quarter 2018 88 oz 2429 35.2% 10.6 2451
2nd Quarter 2018 95 276 26.11 5.5% 8.1 32.10
1st Quarter 2018 77 201 2623 15.5% 6.2 16.85
Total - 12 months 346 1,178 -3 24.31 20.3% 9.1 § 24,85
Tenant
Weighted  Allowance and
Leasing GLA MNew Base RentSpread Avg. Lease Landlord Work
Ri 1 Transactions  (in 0005) Rent/Sq. Ft % Term 15q. Ft.
4th Quarter 2018 293 1,568 ES 23.65 7.2% 55 H 1.00
3rd Quarter 2018 307 1,622 21.55 5.9% 55 039
2nd Quarter 2018 345 1,146 25.44 4. 7% 51 1.06
1st Quarter 2018 223 756 24.55 65.8% 4.3 0.43
Total - 12 manths 1,168 5,093 E3 23.53 6.1% 5.2 tH 0.73
i ti mpar and MNon- bl
Tenant
Weighted Allowance and
Leasing GLA New Base Avg. Lease Landlord Work
Total Transactions  (in 000s) Rent/Sq. Ft Term /5q. Ft.
4th Quarter 2018 426 2,258 % 2330 6.4 $ 7.2
3rd Quarter 2018 445 2,336 1953 &8 498
2nd Quarter 2018 511 1,659 26.38 55 7.93
1st Quarter 2018 339 1,070 25.10 4.8 5.13
Taotal - 12 manths 1,721 7,323 $ 23.03 5.1 ] 6.33

MNotes:

o Alf armounts reported St execution.
« Number of feasing transactions and GLA leased reported at 100%, A otfier statishics reparted at pro-rata share.
# Rent spreads are calculated on a comparable-snace, cash basis for new and renewal leases exected and
include aif leasing transactions, noluding spaces vacant > 1.2 months.
& Tenant Aowance & Landiord Work are costs requined to make the space lsasabie and include improvements of @
space as it relates to @ specific lease. These costs include ftenant improverments and ingucements,
# Excludes Non-Retail Properties

Regency
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Average Base Rent by CBSA - Wholly Owned and Regency's Pro-Rata Share of Co-investment Partnerships

December 31, 2018
{in thousands)
Number of 9% of Number of
Largest CBSAs by ) p GLA % Leased™ ABR ABR/Sq. Ft. %, of GLA % of ABR
New York-Newark-Jersey City 16 1,735 T7.6% & 64,060 % 38.36 3.68% 4.0% 1%
Los Angeles-long Beach-Anaheim 2% 232 %83% &0 A9 58 55% 0%
Chicago-Napervilie-Elgin 11 1,597 93.3% 27,839 18.71 2.6% 3.7% 3.1%
Dallas-Fort Worth-Adington 12 75 974w 1688 2237 28%W  L8%  L%%
Houston-The Woodlands-Sugar Land 13 1,590 97.0% 29,169 18.90 3.1% 3.7% 3.2%
Philadelphia-Camden-Wilmington ] &94 95.7% 14,955 22,58 1.9% 1.6% 1.6%

]

Atlanta-Sandy Springs-Roswell
San Francisco-Cakland-Hayward

2,065 95.4% 42,314 21.47 5.2% 4.8% 45

Ed

3,768 95.2% 104,333

S
8
g
=
#

11,

£

Detroit-Warren-Dearborm

Minneapalis-St. Paul-Bloomington

w
=

99.2% 3,338

w
z
#
=]
#
=1
&
Ed

San Diego-Carisbad

—
=l
E

97.8% 44,025

]
i
E
w
#
b
E

Baltimaore-Columbda-Towson

w
@
k
#

,034

=
)
=
]
3

St. Louis

%

100.0% 4,375 10.71

2
=]
#
2

.

[=]
.
H
.
.
.
.

Fittsburgh
Sacramento--Roseville--Arden-Arcade

E
>
:
;
g
F
g

Total All le‘ﬁﬂ 42 -l_:‘m Eﬁ% [ w 5 &“ 100.0%: 100.0% 100.0%:
') 2017 Population Data Source: Synergos Technologies, Inc
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Significant Tenant Rents - Wholly Owned and Regency's Pro-Rata Share of
Co-investment Partnerships
December 31, 2018

(in thousands) Total # of
Leased
Stores -
Total % of Total 100%
%% of Company- Annualized Annualized Owned and  # of Leased
Tenant Tenant GLA Owned GLA Base Rent Base Rent v Stores in JV
Publix 2,839 6.5% $ 29,341 3.2% 70 13
Kroger Co.™") 2,855 6.6% 27,632 3.0% 56 15
Albertsons Companies, Inc.! 1,833 4.2% 25,871 2.8% 47 19
Whole Foods 1,053 2.4% 21,845 2.4% 32 10
TI¥ Companies, Inc,™ 1,282 3.0% 21,277 2.3% 59 19
s 662 1.5% 14,222 1.6% 57 20
Ahold/Delhaize' 563 1.3% 13,202 1.4% 16 9
Bed Bath & Beyond Inc.'™ 594 1.4% 9,956 1.1% 22 -
Nordstrom®! 320 0.7% 8,755 1.0% 9 -
Ross Dress For Less 551 1.3% 8,548 0.5% 5 g
PETCO Animal Supplies, Inc™ 352 0.8% 8,443 0.9% 43 13
L.A. Fitness Sparts Club 423 1.0% 8,389 0.9% 12
Trader Joe's 258 0.6% 8,039 0.9% 26 7
JAB Holding Company'® 181 0.4% 6,733 0.7% 62 16
Starbucks 140 0.3% 6,697 0.7% 101 33
Wells Fargo Bank 132 0.3% 6,620 0.7% 52 20
Gap, Inc™ 196 0.5% 6,592 0.7% 15 2
‘Walgreens 288 0.7% 6,412 0.7% 27 10
Target 570 1.3% 6,365 0.7% 6 2
Bank of America 119 0.3% 6,167 0.7% 40 16
JPMargan Chase Bank 108 0.2% 5,940 0.7% 34 7
H.E. Butt Grocery Company™'” 344 0.8% 5,844 0.6% 5 -
Kohl's 612 1.4% 5,645 0.6% 8 2
Dick's Sporting Goods, Inc.!'" 340 0.8% 5,388 0.6% 7 2
Ulta 169 0.4% 5,049 0.6% 19 3
Top 25 Tenants 16,784 38.7% s 278,972 30.4% 850 251

(1) Krager 21 ! King Soopers 12 / Harris Teeter 9 f Ralphs 9 Mariano's Fresh Market 3 / Quality Food Certters 2
(2) Safeway 22 | VONS 7 { Albertson's 4 § Acme Markets 3 / Shaw's 3/ Tom Thumb 3 / Randalls Food & Drug 2 / Star Market 2 / Jewel 1
{3) T] Maxx 26 / Homegoods 18 / Marshalls 13 [ Sierra Trading Post 1 f Homesense 1

(4) Giant 11 f Stop & Shop 4 / Foad Lion 1

{5) Bed Bath & Beyond 15 / Cost Plus World Market 5/ Buy Buy Baby 1 [ Harmon Face Values 1

(6) Mordstrom Rack 9

(7) Petco 35 | Unleashed by Peto 8

(E) Panera 35/ Einstein Bros Bagels 14 / Peet's' Coffee & Tea 10/ Krispy Kreme 3

(9) Ofd Mavy 10 f The Gap 3/ Athleta 1/ GAP BR. Factory 1

{10) H.EB. 4 Central Market 1

(11) Dick's Sporting Goods 6/ Golf Galaxy 1

Regency
Centears, 21




Tenant Lease Expirations - Wholly Owned and Regency's Pro-Rata Share of Co-investment Partnerships

Regency

December 31, 2018
(GLA in thousands)

Anchor Tenants'”
Percent of Percent of

Year GLA GLA Total ABR™ ABR
MM [ 71 0.2% 0.1% $ 13.98
2019 1,605 4,0% 2.1% 11.58
2020 | 2,662 6.6% 4.0% 13.23
2021 2,982 7.3% 4.2% 12.58
2022 | 3,370 8.3% 5.6% 14.81
2023 2,568 6.3% 4.7% 16.26
2024 | 2,401 6.1% 4.8% 17.00
2025 1,059 2.6% 2.2% 18.02
2026 | 1,307 3.2% 27% 18.56
2027 1,361 3.4% 2.6% 16.73
2028 | 1,567 3.9% 2.9% 16.51
10 Year Total | 21,043 51.8% 35.9% £ 15.13
Therezfter 5,234 12.9% 9.5% 16.07
[ 26,277 64.7% 45.4% s 15.31

Shop Tenants®

Percent of
Year GLA Percent of GLA Total ABR“'] ABR
MTMT [ 250 0.6% 0.9% 4 30.36
018 1,541 3.8% 5.3% 30.48
2020 | 2,153 5.3% 7.7% 31.67
2021 2,120 5.2% 7.7% 32.30
2022 | 2,165 5.3% 8.1% 33.28
2023 1,888 4.6% 7.3% 34.13
2024 | 1,082 2.7% 4.1% 33.67
2025 820 2.0% 3.5% 36.98
2026 | 665 1.6% 2.7% 3643
2027 531 1.3% 2.3% 37.66
2028 | 615 1.5% 2.8% 40.41

10 Year Total | 13,839 3.1% 52.3% 3 3352

Therealter 1 504 1.2% 2.3% 4011
| 14,343 35.3% 54.6% ) 33.75
All Tenants
Percent of

Year GLA Percent of GLA  Total ABR™ AER
MM [ EF3 0.8% 1.0% 3 2672
2019 3,146 7.7% 7.4% 20.84
2020 | 4,815 11.9% 11.7% 2147
2021 5,102 12.6% 12.0% 20,77
2022 | 5,535 13.6% 13.8% 22.04
2023 4,456 11,0% 12.0% 73.83
2024 | 3,573 B.08% 8.9% 2205
2025 1,568 4.6% 5.6% 26.35
2026 | 1,972 4.9% 5.5% 24.59
2027 1,892 4.7% 4.8% 22.60
2028 | 2,182 5.4% 5.7% 23.25
10 Year Total | 34 882 85.9% B8, 2% 3 22.42
Thergafter 5,738 14, 1% 11.8% 18.18
| 40,620 100.0% 100.0% S 21.82

mate: Refects commenged kases only, Doas not Ac0ount for contractual rent steps and s5Umes Tat no (Enants exancise renewal options.
{13 Anchar tenants represent any terant oocupying at least 10,000 squane feet,

{2 Sk bananks represent any tenant cecupying kess than 10,000 square feet,

{3) Tetal Annusl Base Rent MABR') excludes additional renl such &5 percentage renl, camman area maiibenance, resl eslabe taxes, and
nsuranoe rembirsements.

{4) Manth to month leass ar in process of renawal,
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Portfolio Summary Report By State
December 31, 2018

{GLA in thousands)
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Portfolio Summary Report By State
December 31, 2018
{GLA in thousands)
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Portfolio Summary Report By State
December 31, 2018

{GLA in thousands)
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Supplarmental Information
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{GLA in thousands)
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Portfolio Summary Report By State
December 31, 2018

{GLA in thousands)
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{GLA in thousands)

Portfolio Summary Report By State
December 31, 2018
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Portfolio Summary Report By State
December 31, 2018

{GLA in thousands)
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Components of Net Asset Value (NAV)
As of December 31, 2018
({unaudited and in thousands)

Real Estate - Operati

Unsecured Public/Private Notes

Unsecured Credit Facilities

Total Wholly Owned Debt Outstanding
Share of IV Debt Outstanding (page 14)

Other Wholly Owned Liabilities (page 3)

NOT ling Rent and Market Rent -
‘Current Quarter
Whally Ownad NOI (page 5) % 181,504
Share of Iv NOI (page 7) £ 35,024
Less: Noncantrolling Interests (page 73 % {1,735)
Developrent Completions (page 16) % #
Base Rent from leases signed but not yet rent-paying - Current Quarber
Retail Operating Properties including redevelopments % 3,910
[Real Estate - Development In Process
Development Projects In Process
Construction in Progress % 188,730
Project Costs Mot Yet Funded B2,206
Estimated Met Development Costs after W Buyout (page 16) 270,935
Estimated Incremental Stabilized Yield (page 16) 7.3%|
annualized Proforma Stabilized NOT % 19,778 |
NOI from Development Projects In Process - Current Quartes
In-place MOI from Developments In Process'! {page 16) 3 9532
Fee Income
Third-Party Management Fees and Commissions - Current Quarter (page 5) § 7455
Less: Share of W's Total fee income - Current: Quarter {page 7) 3 (29%)
[Other Assets
Estimated Market Value of Undeveloped Land
Land held for sake or future development % 43,708
Owtparcels at retail operating properties 13,705 |
Total Estimated Market Value of Undeveloped Land £ 57,413 |
‘Wholly Owned Assets (page 3)
Cash and Cash Eguivalents L 45,190
Acoounts Receivable, et % 71,748
Oithér Assets § £3,684
Share of JV Assets (page 6)
Cash and Cash Equivalents % 11,806
Acoounts Recelvable, net 3 7,253
Other Assets & 12,574
Less: Nencontroling Interests {page 6} ¥ (5.083)
Liabilities
'Wholly Owned Debt Outstanding (page 12)
Mortgage Loans

Acoounts Payable and Other Liabilities. 4 274,807
Tenants' Security and Escrow Deposits 3 57,750
(Other Share of 1V Accounts Liabilities (page 6)
Accounts Payable and Other Liabilities: % 20,408
Tenants' Security and Escrow Deposits + 4,361
Less: Noncontroling Interests (page 6} $ (45,663)
Commeon Shares and Equivalants Outstandi
(Common Shares and Bquivalents Issued and Outstanding (page 1) 168,255
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Earnings Guidance
December 31, 2018
(in thousands, except per share data)

2018A 2019E

Net Income / Share™’ $1.46 $1.36 - $1.42
NAREIT FFO / Share™™® £3.83 $3.83 - $3.89
Same Property

Same property NOI as adjusted growth without termination fees (pro-rata) 3.4% 2.0% - 2.5%

Same property percent leased at period end (pro-rata) 96.1% +/-95.5%
New Investments

Development and Redevelopment starts (pro-rata) $192,685 $150,000 - $250,000

Estimated yield (weighted average) 7.8% +/- 7.0%

Share repurchases'” $246,502 -

Acquisitions (pro-rata) $163,554 +/=- 516,000

Cap rate (weighted average) 4,50% +/- 4.3%
Disposition Activity

Dispositions (pro-rata) $225,000 +/- $200,000

Cap rate (weighted average) 7.8% +/- 8.0%
Other

Met interest expense (pro-rata) $173,540 $£170,500 - $172,500

Net G&A expense (pro-rata)'™ $66,671 $73,000 - $75,500

Recurring third party fees & commissions (pro-rata) $27,341 527,000 - 28,000

Certain non-cash items (pro-rata)™ $54,861 $41,500 - $43,500

(1) 2019 includes the impact of ($0.05) per diluted share related to the adoption of the new lease accounting standard ASC 842 on
January 1, 2019, that requires previously capitalized indirect internal leasing and legal costs to be expensed.

(2) NAREIT FFO provides for comparability across the REIT sector. For purposes of consensus estimates, please report
NAREIT FFOQ.

(3) Repurchased 2.145 million shares of commaon stock for $125 million in Q1 2018 and 2.107 million shares of common stock
for $122 milion in Q4 2018 as part of the Company's previously announced share repurchase program.

(4) Includes above and below market rent amortization, straight-line rents and amortization of mark-to-market debt adjustments.

Forward-looking statements involve risks, uncertainties and assumptions. Actual future performance, outcomes and results may
differ materially from those expressed in forward-looking statements., Please refer to the documents filed by Regency Centers
Corporation with the SEC, specifically the most recent reports on forms 10K and 103, which identify important risk factors which
could cause actual results to differ from those contained in the forward-looking statements.

Regency
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Regency

Reconciliation of Net Income to NAREIT FFO
December 31, 2018
(per diluted share)

Full Year
MNAREIT FFO Guidance: 2019
Low High
Net income attributable to common stockhalders % 136 1.42
Adjustments to reconcile net income to NAREIT FFO:
Depreciation and amortization 247 2.47
NAREIT Funds From Operations 3.83 3.89
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Glossary of Terms
December 31, 2018

Development Completion: A property in development is deemed complete upon the earliest of: (i) 90% of total estimated net
development costs have been incurred and percent leased equals or exceeds 95%, or (i) the property features at least two years of
anchor operations, or (i) three years have passed since the start of construction. Once deemed complete, the property is termed
a Retail Operating Property the following calendar year.

Fixed Charge Coverage Ratio: Operating EBITDAre divided by the sum of the gross interest and scheduled mortgage principal
paid to our lenders plus dividends paid to our preferred stockholders.

From C 3 1T NAREIT FFO is a commonly used measure of REIT performance, which the
Natlonal Assoclatlon of Real Estate Investmenl Trusts ("NAREIT") defines as net income, computed in accordance with GAAP,
excluding gains and losses from sales of depreciable property, net of tax, excluding operating real estate impairments, plus
depreciation and amortization, and after adjustments for unconsolidated partnerships and joint ventures. Regency computes NAREIT
FFO for all periods presented in accordance with NARELT's definition. Many companies use different depreciable lives and methods,
and real estate values historically fluctuate with market conditions. Since NAREIT FFO excludes depreciation and amortization and
gains and losses from depreciable property dispositions, and impairments, it provides a performance measure that, when compared
year over year, reflects the impact on operations from trends in occupancy rates, rental rates, operating costs, acquisition and
development activities, and financing costs. This provides a perspective of the Company’s financial performance not immediately
apparent from net income determined in accordance with GAAP. Thus, NAREIT FFO is a supplemental non-GAAP financial measure
of the Company's operating performance, which does not represent cash generated from operating activities in accordance with
GAAP; and, therefore, should not be considered a substitute measure of cash flows from operations. The Company provides a
reconciliation of Net Income (Loss) Attributable to Common Stockholders to NARETT FFO.

: The sum of base rent, percentage rent, and recoveries from tenants and other income, less
operating and maintenance, real estate taxes, ground rent, and provision for doubtful accounts. MNOI excludes straight-line rental
income and expense, above and below market rent and ground rent amortization, tenant lease inducement amortization, and other
fees., The Company also provides disclosure of NOI excluding termination fees, which excludes bath termination fee income and
EXPENSEs.

Non-Same Property: A property acquired, sold, or a Development Completion during either calendar year period being compared.
Non-retail properties and corporate activities, including the captive insurance program, are part of Nen-Same Property.

: NAREIT EBITDAse is @ measure of REIT performance, which the NAREIT
defines as net income, computed in accordance with GAAP, excluding (i) interest expense; (i) income tax expense; (iil) depreciation
and amortization; (iv) gains and losses from sales of depreciable property; (v) and operating real estate impairments; and (vi)
adjustments to reflect the Company’s share of unconsolidated partnerships and joint ventures. Operating EBITDAre excludes from
MAREIT EBITDAre certain non-cash components of earnings derived from above and below market rent amortization and straight-
line rents, The Company provides a reconciliation of Net Income (Loss) to Operating EBITDA/&

n ing FFO): An additional performance measure used by Regency as the computation
of NAREIT FFO includes certain non-comparable items that affect the Company's period-over-period performance, Operating FFO
excludes from NAREIT FFO: (i) transaction related income or expenses; (i) impairments on land; (i) gains or losses from the early
extinguishment of debt; (iv) certain non-cash components of earnings derived from above and below market rent amortization,
straight-line rents, and amortization of mark-to-market of debt adjustments; and (v) other amounts as they occur. The Company
provides a reconciliation of NAREIT FFO to Operating FFO.

Property In Development: Froperties in various stages of development and redevelopment including active pre-development
activities.

: Any retail property not termed a Property In Development. A retail property is any property where
the majority of the income is generated from retail uses.

Same Property: Retail Operating Properties that were owned and operated for the entirety of both calendar year periods being
compared. This term excludes all developments and Non-Same Properties.

Same Property NOI as adjusted: For purposes of evaluating Same Property NOI on a comparative basis, and in light of the
merger with Equity One on March 1, 2017, we are presenting our Same Property NOT on a pro forma basis as if the merger had
occurred January 1, 2017. This perspective allows us to evaluate Same Property NOI growth over a comparable period. Same
Property NOI as adjusted is not necessarily indicative of what the actual Same Property NOI and growth would have been if the
merger had occurred as of the earliest period presented, nor does it purport to represent the Same Property NOT and growth for
future periods, See page i for details of the pro forma adjustments for the non-ownerships periods of Equity One. The Company
provides a reconciliation of Net Income {Loss) Attributable to Common Stockholders to Same Property NOT as adjusted.

EE]







