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To our fellow shareholders:
When I reflect on the magnitude of what Regency Centers’ team accomplished in 2014 I am extremely 
gratified. The passionate dedication, focus and talent of our people enabled Regency to deliver exceptional 
performance and further enhance our ability to sustain growth in per share earnings and net asset 
value (NAV) for our shareholders. Performance was stellar in all of the critical facets of our business:

�� We increased the percent leased to 95.8%, while growing rents by an average of nearly 12%.

�� We achieved same property growth in Net Operating Income (NOI) of 4% for the third 
consecutive year. The quality of our shopping center portfolio, historically low levels of new 
supply, and robust tenant demand from both anchors and side shops once again were all 
clearly evident, positively impacting us across our target markets.

�� We completed the development and redevelopment of $154 million of high quality shopping 
centers that are now 97% leased and are estimated to have contributed approximately 
$80 million to NAV. Additionally we initiated new developments and redevelopments, 
representing a total investment of $240 million. We sold more than $150 million of low 
growth assets that were a major component in the cost effective match funding both for 
our developments and for the $196 million of high quality shopping centers with superior 
growth prospects that we acquired during the year. 

�� We astutely managed our balance sheet that compares favorably to other “blue chip” REITs. 
At the end of the year Debt to EBITDA stood at 5.7X and we had more than $100 million of 
cash and no outstanding balance on our $800 million line of credit.

�� We advanced our position as an industry leader with the REIT industry’s first “Green Bond” 
offering and our progress in implementing our “Fresh Look” merchandising and shopping 
center design initiative.

�� We continued to cultivate Regency’s special culture as evidenced by the elevated 
engagement of our team. 

�� We grew per share Core Funds from Operations (CFFO) to $262 million or $2.82 per share. 
This represented an increase of more than 7% even after taking into account the dilutive 
impact on 2014 earnings from being a significant net seller in 2013.

These impressive results translated into total returns for shareholders of 43% in 2014, and approaching 
90% for the past three years. During both periods Regency substantially outperformed the shopping 
center peer average. 

Total Equity Return

13.7%

89.2%

Regency Centers

S&P 500

Shopping Center
Peer Average

74.6%

2014 Total Return3-Year Total Return

70.6%

42.5%

29.4%



A Focused Strategy Profitably Employing Regency’s Key Attributes 
Even though I have never been more proud of Regency’s progress or excited about our future prospects, 
we are always mindful of potential impact from trends in the ever-changing world we will encounter. 
I know we must continue to proactively address the ongoing consolidation in the grocery industry, 
the rapid changes in technology, demographic trends, and the next financial crises. However, we 
firmly believe that by persistently executing Regency’s tried and true strategy we will not only be 
able to safely navigate the challenges we will face, but will also continue to distinguish Regency as a 
leading shopping center company and a blue chip REIT. Our strategy is cycle-tested, and effectively 
employs the company’s critical attributes—strengths that will enable Regency to thrive in the future 
and compound shareholder value. The four pillars of this strategy: a high quality portfolio of grocery-
anchored shopping centers, a disciplined development program, a strong balance sheet, and a team 
that is second to none in terms of talent, dedication, and expertise.

A High Quality Portfolio Sustaining Growth in Net Operating Income
We have been clear that our most important goal is producing superior same property NOI growth. 
It is Regency’s “Holy Grail.” The cornerstone for sustaining NOI growth and in turn reliable increases 
in earnings and NAV is our investment strategy. We own and develop community and neighborhood 
shopping centers that are located at key corners in our nation’s most attractive metro areas. 
We target trade areas characterized by their strong demographics and consumer buying power. 
We draw shoppers to our centers with highly productive anchor tenants like Publix, Kroger, and 
Whole Foods. This compelling combination attracts the best national, regional and local retailers and 
restaurants—a distinctive competitive advantage that translates into occupancy, pricing power and 
superior growth in NOI.

We are also pursuing several initiatives to reinforce the underlying quality of the portfolio and 
maximize long-term growth in NOI. First, “Fresh Look” is fully integrated into our operating 
philosophy and is guiding our merchandising and place-making. Our market teams are proactively 
working to make each center more relevant and closely connected to its neighborhood and community. 
During the past five years we substantially enhanced a portfolio that has long been widely recognized 
as one of the best in class. We will, however, continue to opportunistically upgrade the portfolio’s NOI 
growth profile by selling low growth assets to fund the acquisition and development of high quality 
shopping centers that will generate better returns. Additionally our operations teams are keenly 
focused on employing the portfolio’s inherent quality together with the favorable demand and supply 
equation to upgrade our retailers and restaurants, grow rents, and advance the percent leased above 
historic norms to 96%. Finally, these initiatives, along with the underlying attributes of the portfolio, 
including its food, necessity and service orientation, make Regency’s portfolio more resistant to cycles 
and the adverse impacts from growing internet sales. 



Astute Capital Allocation

Broadway Market is an exciting acquisition in 
Seattle’s most densely populated neighborhood, 
Capitol Hill, which has a population of 225,000 
and average household incomes approaching 
$100,000. Anchored by Kroger’s QFC banner 
in the heart of Seattle, the property consists of 
111,000 square feet of retail and 30 residential 
units. Broadway Market is a unique addition to 
Regency’s growing Seattle portfolio.

Belmont Chase is one of Regency’s most recent 
ground-up developments. The property will 
benefit from a very affluent trade area in 
Loudoun County, which is located in suburban 
Washington DC and boasts the highest 
median household income of any county in 
the United States. This Whole Foods Market 
anchored center is well located at the entrance 
to Toll brothers’ master-planned community 
of Belmont, which consists of nearly 2,200 
households. Despite construction commencing 
in late 2014, the center was almost 85% leased 
by the end of year, evidencing the insatiable 
tenant demand for high-quality real estate.

At Balboa Mesa Shopping Center in San 
Diego, CA, we utilized our local presence 
and redevelopment expertise to engage 
key stakeholders, both existing tenants 
and community leaders, to successfully 
complete the revitalization of the property. 
We constructed a drive-through for CVS, 
refreshed the façade, and added more than 
16,000 square feet of new shop space to the 
center. In addition, and in tune with our 
focus on sustainability, we implemented 
environmentally conscious improvements 
throughout the property. The center is now 
100% leased, and these enhancements are 
expected to increase NOI by more than 50%.



A Disciplined Development Program Profitably Creating Quality Centers 
Regency’s capability to create value through development and redevelopment of exceptional centers 
in the top markets throughout the U.S. is not only a distinguishing core competency, but more 
important is our second driver of NAV. Since our founding more than 50 years ago, development has 
been part of Regency’s DNA. Through times of prosperity and economic downturns we have learned 
valuable lessons. One of the more important is maintaining and committing the resources necessary 
to be successful through the most challenging parts of the economic cycle. Regency’s track record of 
profitably creating high-quality shopping centers over the long term is a testament to our experience, 
expertise, market presence, relationships, discipline, and risk management.

Value-Added Developments 

Persimmon Place
Bay Area

�� 150,000 SF
�� 85% Leased
�� 7.8% Yield
�� $130k AHHI/105k Pop

Village at La Floresta
Los Angeles

�� 87,000 SF
�� 73% Leased
�� 7.3% Yield
�� $105k AHHI/115k Pop

Willow Oaks Crossing
Charlotte

�� 70,000 SF
�� 77% Leased
�� 8.5% Yield
�� $80k AHHI/30k Pop

CityLine Market
Dallas

�� 80,000 SF
�� 76% Leased
�� 8.0% Yield
�� $90k AHHI/90k Pop

Belmont Chase
Washington, DC

�� 91,000 SF
�� 85% Leased
�� 8.5% Yield
�� $140k AHHI/70k Pop

Brooklyn Station 
on Riverside
Jacksonville

�� 50,000 SF
�� 88% Leased
�� 8.5% Yield
�� $50k AHHI/75k Pop

Fountain Square
Miami

�� 180,000 SF
�� 97% Leased
�� 7.5% Yield
�� $60k AHHI/185k Pop



A Strong Balance Sheet Cost Effectively Funding Growth
Enhancing an already strong balance sheet is our third key strategy. Operating in the capital-intensive 
real estate industry necessitates proactive balance sheet management, and will always be mission 
critical. For that reason, having a conservative balance sheet has and will always remain integral to 
our strategy to lower our cost of capital, provide financial flexibility, weather future storms, and profit 
from compelling opportunities. This will be accomplished through organic growth in earnings and cost-
effective match funding of developments, acquisitions, and timely reductions in leverage with the sale 
of low-growth assets and favorably priced equity. In addition, we will continue to rigorously manage 
our commitments and maturities in order to maintain significant “dry powder” on our balance sheet.  

An Engaged Team Guided by a Special Culture Building a Great Company
All that Regency achieves is directly attributable to our enthusiastic, creative, and dedicated people 
who skillfully execute our strategy each and every day. We believe we have the best team in the 
business—seasoned professionals with enduring relationships within their markets and with our 
customers. We fully realize that every position on the team plays crucial roles in Regency’s success—
leasing , property management, development, construction, transactions and the unheralded “back 
of the house,” which includes accounting, information technology, legal and marketing. Fresh Look 
and our notable sustainability initiatives are but two examples of how the team is driven to build a 
great company that is a distinctive leader in the real estate industry. This is why nurturing our special 
culture, which engages outstanding people who are committed team players, will always be priority 
one at Regency.

 In addition to providing outstanding service to our customers and generating superior results, 
Regency’s people find gratification by making a difference in our communities, which is integral to 
our culture. Together with the company, they raised considerable funds for charitable organizations. 
They have positively impacted the lives of hundreds of their less fortunate fellow citizens by building 
homes for Habitat for Humanity and donating thousands of hours in community service. 

Building on our Positive Momentum and Thank You
Looking forward, Brian Smith, our president and chief operating officer, Lisa Palmer, our chief financial 
officer, and I are confident that the Regency team has the right capabilities, strategy, focus, and 
steadfast devotion to build on the positive momentum of the past three years. All the essential pieces 
are now firmly in place. Our mission remains clear: we will continue to distinguish our company as 
one of the real estate industry’s blue-chip enterprises, creating value for our shareholders through the 
quality of our portfolio, our developments, our balance sheet, and our people. We want to express our 
heartfelt appreciation to our shareholders for the faith that they have put in us, to our team of hard-
working professionals, to our partners, and to our tenants and the communities in which we operate.

Sincerely,

Martin E. Stein, Jr.  
Chairman and Chief Executive Officer

y,

MaM rtin E. Stein, Jr. 
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FLORIDA (REGENCY CENTERS CORPORATION) 59-3191743
DELAWARE (REGENCY CENTERS, L.P.) 59-3429602

"-�
������������.��
��
��
����	�
�������
�
��������$
�
/
�
��% "0)#)-)�+��������0����
	
�
�
�����)%

One Independent Drive, Suite 114
Jacksonville, Florida 32202 (904) 598-7000

"1��������	���
��
�
���,����
2���		
���%�"/
������% "#�$
���
��3��������������������
�����
�$�
��
�����%

Securities registered pursuant to Section 12(b) of the Act: 

Regency Centers Corporation 

Title of each class � Name of each exchange on which registered
Common Stock, $.01 par value � New York Stock Exchange

6.625% Series 6 Cumulative Redeemable Preferred Stock, $.01 par value New York Stock Exchange
6.000% Series 7 Cumulative Redeemable Preferred Stock, $.01 par value � New York Stock Exchange

Regency Centers, L.P. 

Title of each class � Name of each exchange on which registered
None � N/A
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Securities registered pursuant to Section 12(g) of the Act: 

Regency Centers Corporation: None 
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EXPLANATORY NOTE
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Forward-Looking Statements�
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PART I
Item 1. Business
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Sustain average annual 3% NOI growth from high-quality portfolio of community and neighborhood shopping centers:
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Develop new high quality shopping centers at attractive returns on investment from a disciplined development program:
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Cost-effectively enhance an already strong balance sheet to reduce our cost of capital, provide financial flexibility and 
weather economic downturns:
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Engage a talented and dedicated team that operates efficiently and is recognized as a leader in the real estate industry and 
sustainability initiatives:
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Item 1A. Risk Factors

Risk Factors Related to Our Industry and Real Estate Investments

A shift in retail shopping from brick and mortar stores to internet sales may have an adverse impact on our revenues 
and cash flow.
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Downturns in the retail industry likely will have a direct adverse impact on our revenues and cash flow.
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Our revenues and cash flow could be adversely affected if economic or market conditions deteriorate where our 
properties are geographically concentrated, which may impede our ability to generate sufficient income to pay expenses 
and maintain our properties.
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Our success depends on the success and continued presence of our “anchor” tenants.
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A significant percentage of our revenues are derived from smaller shop tenants and our net income could be adversely 
impacted if our smaller shop tenants are not successful.
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We may be unable to collect balances due from tenants in bankruptcy.
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Our real estate assets may be subject to impairment charges. 
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Adverse global market and economic conditions could cause us to recognize additional impairment charges or otherwise 
harm our performance.
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Unsuccessful development activities or a slowdown in development activities could have a direct impact on our revenues, 
revenue growth, and/or net income.
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Our acquisition activities may not produce the returns that we expect.
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We may experience difficulty or delay in renewing leases or re-leasing space. 
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We may be unable to sell properties when appropriate because real estate investments are illiquid. 
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Geographic concentration of our properties makes our business vulnerable to natural disasters and severe weather 
conditions, which could have an adverse effect on our cash flow and operating results.
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Should we decide in the future to expand into new markets, we may not be successful, which could adversely affect our
financial condition, results of operations and cash flows.
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An uninsured loss or a loss that exceeds the insurance coverage on our properties could subject us to loss of capital or 
revenue on those properties.
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Loss of our key personnel could adversely affect our business and operations.
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We face competition from numerous sources, including other REITs and other real estate owners.
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Costs of environmental remediation could reduce our cash flow available for distribution to stock and unit holders.
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Compliance with the Americans with Disabilities Act and fire, safety and other regulations may require us to make 
unintended expenditures.
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If we do not maintain the security of tenant-related information, we could incur substantial costs and become subject to 
litigation.
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We rely extensively on computer systems to process transactions and manage our business and disruptions in both our 
primary and secondary (back-up) systems could harm our ability to run our business.
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Risk Factors Related to Our Co-investment Partnerships and Acquisition Structure

We do not have voting control over our joint venture investments, so we are unable to ensure that our objectives will be 
pursued.
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The termination of our co-investment partnerships could adversely affect our cash flow, operating results, and our 
ability to make distributions to stock and unit holders.
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Risk Factors Related to Funding Strategies and Capital Structure

Higher market capitalization rates for our properties could adversely impact our ability to sell properties and fund 
developments and acquisitions, and could dilute earnings.
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We depend on external sources of capital, which may not be available in the future on favorable terms or at all.
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Our debt financing may adversely affect our business and financial condition.
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Covenants in our debt agreements may restrict our operating activities and adversely affect our financial condition.
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Increases in interest rates would cause our borrowing costs to rise and negatively impact our results of operations. 
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We may acquire properties or portfolios of properties through tax-deferred contribution transactions, which could 
result in stockholder dilution and limit our ability to sell such assets.

� :���
��
�9�
����������
����������	��
����	��������
��������$���
,���	�����������
���
�����
��
��
����
���,��
�$��	��
�
�������
��
���������
����������
�
�$��
�������
���7�
����
���������
������6��������
���
��)�;�
��
�9�
�
�
��������������
���
2�
�����		�����	��
���$���������
�$��������
�$�����
�������	��
,�������

�
���7����������������2��������
,��
	���	�����
�9�
���
�������
����
����
����9�
�����
��7��
$������������������������
������B�
�
�
��������	�������$�
�
����	��
,
����$

�������$�
�����
��
�����������
�
�
�������
�������	�����
�9�
�����������
���
��A�������
����
�
����	��
�������
�������������������
���������
�

��

�����
���
,��
���)�;����������
��
�����������
�
������
�
�
�����������
��
�����
��
��
�������������������
��7��������	
2��
���

����������������
��
���)

Hedging activity may expose us to risks, including the risks that a counterparty will not perform and that the hedge will
not yield the economic benefits we anticipate, which could adversely affect us.
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Risk Factors Related to the Market Price for Our Debt and Equity Securities

Changes in economic and market conditions could adversely affect the market price of our securities.
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We cannot assure you we will continue to pay dividends at historical rates.
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Changes in accounting standards may adversely impact our financial results.

;����
�
��

��1������
�$�-�
��
����4�
���"O�1-4O%��
�����.����
���7
�������-+����
����2��
��6������.�����������
��

$���
���
��������
��
�����7�7������������
�������	��������
���

����
��
��
�����
�����
�$���
���
������
�$�
���������
���2��$��������.�����7
�������0�����
�
��
��1������
�$�-�
��
����4�
��)��1����
���
����7��
�����
�����������
���7
�������

����
7�
����
	�
����������
����
������
��������7�
����2����	�
��
���
��������������
���������
2����������������
�
����	�����
������
�
����	
�
��

����
����������������������	�����
�
����
�������	
�
��

���
�
�����9�
������������������2��
���)
�
Risk Factors Related to Federal Income Tax Laws

If the Parent Company fails to qualify as a REIT for federal income tax purposes, it would be subject to federal income 
tax at regular corporate rates.
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Dividends paid by REITs generally do not qualify for reduced tax rates.  
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Foreign stockholders may be subject to U.S. federal income tax on gain recognized on a disposition of our common stock 
if we do not qualify as a "domestically controlled" REIT.
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Complying with REIT requirements may limit our ability to hedge effectively and may cause us to incur tax liabilities.
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Risk Factors Related to Our Ownership Limitations and the Florida Business Corporation Act

Restrictions on the ownership of the Parent Company's capital stock to preserve its REIT status could delay or prevent 
a change in control.
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The issuance of the Parent Company's capital stock could delay or prevent a change in control.
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Item 1B. Unresolved Staff Comments 
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Item 2. Properties
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Item 3. Legal Proceedings
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Item 4. Mine Safety Disclosures
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PART II

Item 5. Market for the Registrant's Common Equity, Related Stockholder Matters, and Issuer Purchases of Equity 
Securities
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  12/09 12/10 12/11 12/12 12/13 12/14

Regency Centers Corporation K ���)�� ��')'� ��&) ' �8�)& �8')8& ���)�&
S&P 500 ���)�� ��8)�' ��&)� ��')�� �!�)�� ��8)��
FTSE NAREIT Equity REITs ���)�� ��&) ' ��!)8& �'�)'� �'&)'� ��!)�'
FTSE NAREIT Equity Shopping Centers ���)�� ���)&! �� )!� �'�)�� �&�)�� ���)�&

Item 6.� Selected Financial Data
(in thousands, except per share and unit data, number of properties, and ratio of earnings to fixed charges)
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Parent Company

2014 2013 2012 2011 2010
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Operating Partnership

2014 2013 2012 2011 2010
Operating data:
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Item 7.  Management’s Discussion and Analysis of Financial Condition and Results of Operations

Overview

� #�$�������������������
�
�����$
��
�������
�
����
��
�#+0;�
���  ��
���
�������
�
$
�$�$����
���
�������	�#�$�����
���������()*)���1����	���������
�
�$��
�2���
�$��
���	
�
��
�$�
��
2
�
���
������	�����������$������E���
�
�$�*
�������
���
���
7�������7��������
�

�
����
��������$��
������
�2���������
�������
��)��1���	������������������������*
���������
����7����

����,
�
�����  )!F��	����������
��
�$���������
�������
����
����	�����E���
�
�$�*
�������
�)�

1���	��������������������7���
��������7��������������
�
����*������
������
����
�������
�������������
�$���)��
�
��
����9�
���	�����	�I(1)��;����$�����
�2���������
�������
����7���7���
��

���7�����
��
���������
������5�������
�
����
*������
������
����
�������
����
��������
���
����	�������

����������
�$��8)���
��
����9�
���	�����	�I(1)��

:���
�����2������
���$����
����
���	��7������
�
�$���
���
�����������
�$������������$����������������
.������

��

������������
��
������
�����������

������
������2
������2
������
��7����
��$��������
�
�$��������
�$������
����������������
���
�������	����
���)��:���,���
�����$��7���
����2���������
����
�
�$������
����
�������
���
����
�������,
��
�$������
�$���������

������
�9�
�
�$�
�����2����
�$���7������
�$��������)�

:��$��7����������
�$������������	��
�������$��
�9�
�
�
�����	�����
�
�$���������
�����7������
�$��������
��2��������)��:��7
�������
�����������������2����������
�
�
�
�
�����
�6�������������
���
���������
�
����
������
�2����
��
2
����
�������7���2����������
�������2�����������	��,
��
�$��������)��:��	��������
�9�
�
�
���
�����2���������
��
2
���
	����2
�
�����
�
�
����������
�����
�$�����
�
�$��
���	��7������������
������9�
����		��
�$�����7�	
�
��
�$��
������
�2��������
��
�����
����
�������
��)�����
�2����������
�����
����
�������
������2
������7
���
��
��
�
��
���
�
�
���������	��������
�$��������

�9�
�
�
�������2�����������
�������2�����������
��7����
��������������
�������
���	����	���
������
�
$����������������
�
�
$�������
���������
�2���
�$�
���	
�
��
�$����2
���)����

Critical Accounting Policies and Estimates
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Accounts Receivable and Straight Line Rent
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Real Estate Investments 

Acquisition of Real Estate Investments
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Development of Real Estate Assets and Cost Capitalization
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Valuation of Real Estate Investments
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Commissions PSF (2)
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Liquidity and Capital Resources
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Investments in Real Estate Partnerships
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Payments Due by Period
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Results from Operations

Comparison of the years ended December 31, 2014 and 2013:
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Item 7A.  Quantitative and Qualitative Disclosures about Market Risk

Market Risk
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Item 8. Consolidated Financial Statements and Supplementary Data

Regency Centers Corporation and Regency Centers, L.P.

Index to Financial Statements
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Report of Independent Registered Public Accounting Firm
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REGENCY CENTERS CORPORATION
Consolidated Balance Sheets
December 31, 2014 and 2013 

(in thousands, except share data) 
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REGENCY CENTERS CORPORATION
Consolidated Statements of Operations

For the years ended December 31, 2014, 2013, and 2012 
(in thousands, except per share data)
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REGENCY CENTERS CORPORATION
Consolidated Statements of Comprehensive Income

For the years ended December 31, 2014, 2013, and 2012 
(in thousands)

2014 2013 2012

����
����� K �!!�!�& �8���!8 �'��� 

E���������������
2��
�����@

(�������������������	����
2
�
2��
����������@
1����
/
�
����	���������������������	����
2
�
2��
���������������$�
/���
������
����� !�&�&  ��''  ��''

+		���
2������
����	���
�$��
��	

��2
�����	����
2
�
2��
����������@

+		���
2������
����	���
�$��
��	

��2
�����	����
2
�
2��
���������� "� � '!% ��� !8 �����

(���@�����
��
	
�
�
���
�.��������	�����
�$��
��	

��2
�����	����
2
�
2��
����������

��������
������
����� '�' "��% �8

12

�
����	����
��������
�
��

5���
�
/���$

�����
2

�
����	����
��������
�
�� &�&'8 P P
(���@����
�
/���$

�������
����	�
2

�
����	����
��������
�
�������$�
/���
������
����� "&�&'8% P P

E���������������
2��
����� "���'�8% �����! ���&��

����������
2��
����� ��!���� � ��&�� � � ��

(���@�����������
2��"����%�
������
���
���
������������������
�$�
��������@

����
������
���
���
������������������
�$�
�������� ���8& ���!� ���

E���������������
2��"����%�
������
���
���
������������������
�$�
�������� "�&�% ��& "�%

����������
2��
������
���
���
������������������
�$�
�������� ���!' ��8!! �� 

����������
2��
������
���
���
���������������
�� K ��&���' � ����8 � �8!�
-���
�����
��
�$����������������
�
����	
�
��

����
�������)

78



R
E

G
E

N
C

Y
 C

E
N

T
E

R
S 

C
O

R
PO

R
AT

IO
N

C
on

so
lid

at
ed

 S
ta

te
m

en
ts

 o
f E

qu
ity

Fo
r 

th
e 

ye
ar

s e
nd

ed
 D

ec
em

be
r 

31
, 2

01
4,

 2
01

3,
 a

nd
 2

01
2 

(in
 th

ou
sa

nd
s, 

ex
ce

pt
 p

er
 sh

ar
e 

da
ta

)
�

�
�

�
�

�
�

N
on

co
nt

ro
lli

ng
 In

te
re

st
s

�

�
Pr

ef
er

re
d

St
oc

k
C

om
m

on
St

oc
k

T
re

as
ur

y
St

oc
k

A
dd

iti
on

al
Pa

id
 In

C
ap

ita
l

A
cc

um
ul

at
ed

O
th

er
C

om
pr

eh
en

si
ve

L
os

s

D
is

tr
ib

ut
io

ns
in

 E
xc

es
s o

f
N

et
 In

co
m

e

T
ot

al
St

oc
kh

ol
de

rs
’

E
qu

ity
Pr

ef
er

re
d

U
ni

ts

E
xc

ha
ng

ea
bl

e
O

pe
ra

tin
g

Pa
rt

ne
rs

hi
p

U
ni

ts

L
im

ite
d

Pa
rt

ne
rs

’
In

te
re

st
  i

n
C

on
so

lid
at

ed
Pa

rt
ne

rs
hi

ps

T
ot

al
N

on
co

nt
ro

lli
ng

In
te

re
st

s
T

ot
al

E
qu

ity

B
al

an
ce

 a
t D

ec
em

be
r 

31
, 2

01
1

$
27

5,
00

0
89

9
(1

5,
19

7)
2,

28
1,

81
7

(7
1,

42
9)

(6
62

,7
35

)
1,

80
8,

35
5

49
,1

58
(9

63
)

13
,1

04
61

,2
99

1,
86

9,
65

4
�
��
�
�

��
�
�

P
P

P
P

P
�8

�!
'&

�8
�!
'&

"'
� 

%
��

'
!'

8
��

�
�'

��
� 

E
��
��
��
��

��
��
��
�

2�
�
�

��
�
�

P
P

P
P

��
�&
��

P
��

�&
��

P
�!

"�
� %

"�
%

��
�&
��

�
�	
��
��
��
��
�
��
��

�

�
��
��

�
���

��
P

P
�&

�
"�
'�

%
P

P
��

P
P

P
P

��
1
�
��
�
/


�

�
��
�	
���

��
�
�

��
��
��
��
6�

�
��
��

P
P

P
��

�8
�'

P
P

��
�8
�'

P
P

P
P

��
�8
�'

�
��

�
��

���
��
6�
��
��
��

��
�	�

���

,
��
�7

��

��
��

	�
���
��
�6
��

�
��
��
��

��
��

�

�
��
��
��

P
P

P
"�
��
&�

%
P

P
"�
��
&�

%
P

P
P

P
"�
��
&�

%
�
��

�
��

���
��
6�

�
��
��
�	�

���

2

�
��
�

��

�
2�
��
�
��
���

�

�

P
P

P
 !

!
P

P
 !

!
P

P
P

P
 !

!

�
��

�
��

���
��
6�

�
��
��
�	�

���
��
�6
��
		
��

�
$�
�

��
���

	�

��
�

��
��
��
��
�

P
8

P
��

�8
�&

P
P

��
�8
��

P
P

P
P

��
�8
��

#
��
��

��

�
��
�	
��
��
	�
��
��
��
�

��

P
P

P
P

P
P

P
"�
!�
��

8 %
P

P
"�
!�
��

8 %
"�
!�
��

8 %
0�
��

�
��
��
	��

��
	�
��
��
���
��
6�
��
��
��
	�

��
�

��
�

��
��
�

��
8�
��

�
P

P
"�
��
��

�%
P

P
��

��
 �

�
P

P
P

P
��

��
 �

�
#
��
��

��

�
��
�	
��
��
	�
��
��
���
��
6

"�
&8

��
��

%
P

P
 �
�&

&
P

" 
��
&&

%
"�
&8

��
��

%
P

P
P

P
"�
&8

��
��

%
�
��

��

��

�
�
��
�	�
��

��

�
��
��
�

P
P

P
P

P
P

P
P

P
��
�'

�
��
�'

�
��
�'

�
�

�
��

��

�
�
��
���

��

�
��
��
�

P
P

P
P

P
P

P
P

P
"�
��
��

%
"�
��
��

%
"�
��
��

%
�

�
��
�

2

��
��

���
��
�

��
�@

*�
�	
��
��
��
��
��
6A
��


�
P

P
P

P
P

"�
��
�8

�%
"�
��
�8

�%
"�
��

%
P

P
"�
��

%
"�
��
'8

! %
�
��

�
��

���
��
6A
��


��
"K
�)
!8

��
��
���


�
�%

P
P

P
P

P
"�
'8

��
��

%
"�
'8

��
��

%
P

"�
��

%
P

"�
��

%
"�
'8

�&
�8

%
B

al
an

ce
 a

t D
ec

em
be

r 
31

, 2
01

2
$

32
5,

00
0

90
4

(1
4,

92
4)

2,
31

2,
31

0
(5

7,
71

5)
(8

34
,8

10
)

1,
73

0,
76

5
—

(1
,1

53
)

16
,2

99
15

,1
46

1,
74

5,
91

1
�
��
�
�

��
�
�

P
P

P
P

P
��

 �
!�

�
��

 �
!�

�
P

�&
'

��
��

8
��
�!

�
�8

��
�!

8
E
��
��
��
��

��
��
��
�

2�
�
�

��
�
�

P
P

P
P

��
��
��

P
��

��
��

P
&8

��
��

&
��

��
�!

�
�	
��
��
��
��
�
��
��

�

�
��
��

�
���

��
P

P
"�
�!
��

%
��
!�

�
P

P
P

P
P

P
P

P
1
�
��
�
/


�

�
��
�	
���

��
�
�

��
��
��
��
6�

�
��
��

P
P

P
��

��
��

P
P

��
��
��

P
P

P
P

��
��
��

�
��

�
��

���
��
6�
��
��
��

��
�	�

���

,
��
�7

��

��
��

	�
���
��
�6
��

�
��
��
��

��
��

�

�
��
��
��

P
P

P
"�
�!
!&

%
P

P
"�
�!
!&

%
P

P
P

P
"�
�!
!&

%
�
��

�
��

���
��
6�

�
��
��
�	�

���

2

�
��
�

��

�
2�
��
�
��
���

�

�

P
P

P
��
�&

8
P

P
��
�&

8
P

P
P

P
��
�&

8
�
��

�
��

���
��
6�

�
��
��
�	�

���
��
�6
��
		
��

�
$�
�

��
���

	�

��
�

��
��
��
��
�

P
� 

P
  

�&
��

P
P

  
�&
8�

P
P

P
P

  
�&
8�

79



R
E

G
E

N
C

Y
 C

E
N

T
E

R
S 

C
O

R
PO

R
AT

IO
N

C
on

so
lid

at
ed

 S
ta

te
m

en
ts

 o
f E

qu
ity

Fo
r 

th
e 

ye
ar

s e
nd

ed
 D

ec
em

be
r 

31
, 2

01
4,

 2
01

3,
 a

nd
 2

01
2 

(in
 th

ou
sa

nd
s, 

ex
ce

pt
 p

er
 sh

ar
e 

da
ta

)
�

�
�

�
�

�
�

N
on

co
nt

ro
lli

ng
 In

te
re

st
s

�

�
Pr

ef
er

re
d

St
oc

k
C

om
m

on
St

oc
k

T
re

as
ur

y
St

oc
k

A
dd

iti
on

al
Pa

id
 In

C
ap

ita
l

A
cc

um
ul

at
ed

O
th

er
C

om
pr

eh
en

si
ve

L
os

s

D
is

tr
ib

ut
io

ns
in

 E
xc

es
s o

f
N

et
 In

co
m

e

T
ot

al
St

oc
kh

ol
de

rs
’

E
qu

ity
Pr

ef
er

re
d

U
ni

ts

E
xc

ha
ng

ea
bl

e
O

pe
ra

tin
g

Pa
rt

ne
rs

hi
p

U
ni

ts

L
im

ite
d

Pa
rt

ne
rs

’
In

te
re

st
  i

n
C

on
so

lid
at

ed
Pa

rt
ne

rs
hi

ps

T
ot

al
N

on
co

nt
ro

lli
ng

In
te

re
st

s
T

ot
al

E
qu

ity

�
��

�
��

���
��
6�

�
��
��
�	�

���

�
��
��
��

�
��
�

��

�,
��

�
$�
�

P
P

P
��

�
P

P
��

�
P

"�
��

%
P

"�
��

%
P

�
��

��

��

�
�
��
�	�
��

��

�
��
��
�

P
P

P
P

P
P

P
P

P
8�
& 

�
8�
& 

�
8�
& 

�
�

�
��

��

�
�
��
���

��

�
��
��
�

P
P

P
P

P
P

P
P

P
"�
��
��

%
"�
��
��

%
"�
��
��

%
�

�
��
�

2

��
��

���
��
�

��
�@

*�
�	
��
��
��
��
��
6A
��


�
P

P
P

P
P

"�
��
�'

�%
"�
��
�'

�%
P

P
P

P
"�
��
�'

� %

�
��

�
��

���
��
6A
��


��
"K
�)
!8

��
��
���


�
�%

P
P

P
P

P
"�
'!

�!
�!

%
"�
'!

�!
�!

%
P

"�
��

%
P

"�
��

%
"�
' 

��
&�

%
B

al
an

ce
 a

t D
ec

em
be

r 
31

, 2
01

3
$

32
5,

00
0

92
3

(1
6,

72
6)

2,
42

6,
47

7
(1

7,
40

4)
(8

74
,9

16
)

1,
84

3,
35

4
—

(1
,4

26
)

19
,2

06
17

,7
80

1,
86

1,
13

4
�
��
�
�

��
�
�

P
P

P
P

P
�!

&�
� 

�
�!

&�
� 

�
P

��
 

��
��

!
��
�8

&
�!

!�
!�

&
E
��
��
��
��

��
��
��
�

2�
�
�

��
�
�

P
P

P
P

"�
��
��

�%
P

"�
��
��

�%
P

"&
� %

"�
��

%
"�
&�

%
"�
��
'�

8 %
�
�	
��
��
��
��
�
��
��

�

�
��
��

�
���

��
P

P
"�
�'
8'

%
��
'8

'
P

P
P

P
P

P
P

P
1
�
��
�
/


�

�
��
�	
���

��
�
�

��
��
��
��
6�

�
��
��

P
P

P
��

��
'�

P
P

��
��
'�

P
P

P
P

��
��
'�

�
��

�
��

���
��
6�
��
��
��

��
�	�

���

,
��
�7

��

��
��

	�
���
��
�6
��

�
��
��
��

��
��

�

�
��
��
��

P
P

P
"�
��
 �

%
P

P
"�
��
 �

%
P

P
P

P
"�
��
 �

%
�
��

�
��

���
��
6�

�
��
��
�	�

���

2

�
��
�

��

�
2�
��
�
��
���

�

�

P
P

P
��
�!

�
P

P
��
�!

�
P

P
P

P
��
�!

�
�
��

�
��

���
��
6�

�
��
��
�	�

���
��
�6
��
		
��

�
$�
�

��
���

	�

��
�

��
��
��
��
�

P
�!

P
��

��
��

8
P

P
��

��
�8

�
P

P
P

P
��

��
�8

�
#
��
��

��

�
��
�	
��
��
	�
��
��
��
�

��

P
P

P
P

P
P

P
P

"�
��

%
P

"�
��

%
"�
��

%
�
��

�
��

���
��
6�

�
��
��
�	�

���

�
��
��
��

�
��
�

��

�,
��

�
$�
�

P
P

P
��

&
P

P
��

&
P

"�
�&

%
P

"�
�&

%
P

�
��

��

��

�
�
��
�	�
��

��

�
��
��
�

P
P

P
P

P
P

P
P

P
�'

��
��

�'
��
��

�'
��
��

�

�
��

��

�
�
��
���

��

�
��
��
�

P
P

P
"�
��
��

%
P

P
"�
��
��

%
P

P
"�
�8
��

%
"�
�8
��

%
"8
� 
�&

%
�

�
��
�

2

��
��

���
��
�

��
�@

*�
�	
��
��
��
��
��
6A
��


�
P

P
P

P
P

"�
��
�'

�%
"�
��
�'

�%
P

P
P

P
"�
��
�'

� %
�
��

�
��

���
��
6A
��


��
"K
�)
!!

��
��
���


�
�%

P
P

P
P

P
"�
&�

�&
!�

%
"�
&�

�&
!�

%
P

"�
��

%
P

"�
��

%
"�
&�

��
!�

%
B

al
an

ce
 a

t D
ec

em
be

r 
31

, 2
01

4
$

32
5,

00
0

94
1

(1
9,

38
2)

2,
54

0,
15

3
(5

7,
74

8)
(8

82
,3

72
)

1,
90

6,
59

2
—

(1
,9

14
)

31
,8

04
29

,8
90

1,
93

6,
48

2

-�
��

�
��
�
�

��

�
$�
��
��
���
��
��
��
��

�

�
��
�	

�

��



���
�

��
�
��
��
)

80



REGENCY CENTERS CORPORATION
Consolidated Statements of Cash Flows

For the years ended December 31, 2014, 2013, and 2012 
(in thousands)
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REGENCY CENTERS CORPORATION
Consolidated Statements of Cash Flows

For the years ended December 31, 2014, 2013, and 2012 
(in thousands)
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REGENCY CENTERS, L.P.
Consolidated Balance Sheets
December 31, 2014 and 2013 

(in thousands, except unit data)
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REGENCY CENTERS, L.P.
Consolidated Statements of Operations

For the years ended December 31, 2014, 2013, and 2012 
(in thousands, except per unit data)����
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REGENCY CENTERS, L.P.
Consolidated Statements of Comprehensive Income

For the years ended December 31, 2014, 2013, and 2012 
(in thousands)
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REGENCY CENTERS, L.P.
Consolidated Statements of Cash Flows

For the years ended December 31, 2014, 2013, and 2012 
(in thousands)
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REGENCY CENTERS, L.P.
Consolidated Statements of Cash Flows

For the years ended December 31, 2014, 2013, and 2012 
(in thousands)
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REGENCY CENTERS CORPORATION AND REGENCY CENTERS, L.P.
Notes to Consolidated Financial Statements

December 31, 2014 
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REGENCY CENTERS CORPORATION AND REGENCY CENTERS, L.P.
Notes to Consolidated Financial Statements

December 31, 2014
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Noncontrolling Interests of the Operating Partnership
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Year ended December 31, 2014
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Purchased Property Name City/State Property Type
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Assumed,
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Assets

Intangible
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Date
Purchased Property Name City/State Property Type

Purchase
Price

Debt
Assumed,

Net of
Premiums

Intangible
Assets

Intangible
Liabilities

�A�'A���� -��������C

� -������2
�����0� ��2�������� K !8 P P P

8A�'A����
L�
�
�
�;
��
C
�6����
��

(����1�$�����
�1 ��2�������� ����� P P P

8A��A���� *�������E
6� �
��
���;R E���
�
�$ �&���� P ��� ' &�8 &
&A��A���� ����

�����
��-9�
�� C

�
���( ��2�������� �&�� � P P P
��A&A���� I����I
�� I���2
�7��0( ��2�������� ��� 8� P P P
��A�'A���� �����7
��*�
/
 C��	�����C1 E���
�
�$ ���8�� P 8���  '�
��A��A���� -����������#
2���
�� L
�6���2
������( ��2�������� ��8�� P P P

��A�&A���� M�����*
�6 #
��
$����� E���
�
�$ ��� �� P ����' ��8�'

Total property acquisitions K ������& P ���'!� ����!'

"�%�E��C
����&����������������
���
�9�
����
��!�F���������
�$�
��������
�������

�	
����*���	��
�)�1��
���������	�
������
�
�
������������
����������������������������
�$�
���������	�
����,
�
�����K�8)���
��
���
��	

��2
���)��;���
����	��
������
�����	�����������
�
�$��������
������
����
���

�	
������;)��

"�%��E��E�����������������#�$�����
�9�
�����������

�
�$�8�F�
��������
���$

�������������	���
�����2
������
��������
�
����
�2��������
����
�����
����
�������
����
���7����
���	�����2��������)��;���K8)���
��
��������
�����
���

����������������
���
�
����

����������
��������������
�������
��������
��7����
��#�$����3���
���
�$�2
����
������
�
�������
�)��

"�%�E������������'��������#�$�����
�9�
�����������

�
�$�8�F�
��������
���$

�������������	���
�����2
������
��������
�
����
�2��������
����
�����
����
�������
����
���7���
��
�$�������
�
�$���������)��1����������
�
�$����������
�����
������
����
������
�9�
�
�
����	���������7
��
���������	���
��
������
�9�
�
�
���
�����������
������
�9�
����7����
����$�
/���
��	

��2
���)��1�$

���	�K�!)���
��
���7
������$�
/������������
���������
�������
		����������7��������
	

��2
������	�K��)���
��
����
��������
���
�$�2
�����	���������
��3�����2
������������9�
���
�������)��;���	

��2
����
7
����
�������
�������
��
������
����
������
�$�����
��$��7����
����	��)�F��
��
��������
����	�&)�F��
���
�����
�
��
�
���
����	�')�F)��

102



REGENCY CENTERS CORPORATION AND REGENCY CENTERS, L.P.
Notes to Consolidated Financial Statements

December 31, 2014

0��
��
�
�������C
����������������������
�����������
����
��
9�
�
�
���
$��������7
���C
�9�
�
���������7
���"5-%�
��)����((��"O�H#O%�����������
�����) 8F�
�������������$���
������
����	�����C
�9�
�
���������:
���#�$�����000��
((��"C�:#�000%����
�2���������
�������
�������$��
��0=)��;���
�������	������
�������
��7�����
���
������
�����F�
�7�����
��
�������������H#�
���#�$�����
	����
�������
������������
�����2
����	����������
$�������)��#�$�����
�������������
������M
������J
��
$���7�
���7
�����������
�������
���
�$�2
�����	���������
��3���9�
���
�2��������
��
C�:#�000�������	���	������$

�����������
����	��
������
����	�K&)'��
��
����
�����
�$�
�K&)8��
��
�������$
$��
������)��

;�����
�����
�������
�
����
�9�
����
�����������
�������
���

���������
����
��
2
��
�������
������
$$��$
��)

�)� *���������
����
�
���
���������������

Dispositions 

;���	����7
�$��
�������2
����
�����
����	������
�$���������
����
��������
�������
��������	�"K�
�������
���%@

Year ended December 31,
2014 2013 2012

*��������	�����
����	���
�����
���
�2�������� K ��!�&!& ����'�� "�% �8��&�&
I

������
����	���
�����
���������	��
, K 88��&& 8 �'8' ������
��������	�����
�
�$��������
������� �� �� �� "�%

��������	��
��������
���������� ' �� &

"�%��E����	������������
�����������
�$������7
��	
�
����������������
���
���
�$�
����������
2
����	����������
���
�����
�����
����7�
���7
�������9��������������������
�$�����)��

"�%�E��L�����8����������������
��������
��8��������������	��
��	������
������
���
�
����	�K���)���
��
��)��1��
���������	�
�����
�$�
������
��
$�����������������
�������$�
/���
�����
��

������������	�K�!)���
��
��)��1���	��������������
��������
��
�����$������
�����������������	
�
�
����	��
�����
���������
�
�����
��
�����
����7
����1-4�1-��;��
��
��8�����*������
�
����	��
�
��

��-�
�����������
�����
�����E���
�
������
�������
�������
��
�$��
���	��7��
��	�������
�
��������
��������)��;������

�
�$�	
2������
�
�$��������
������������������	
�
�
����	��
�����
���������
�
����
���
���

��������
��
������	�����
�����
���������
�
����
������������
�
����-�
���������	�E���
�
���)

1��
���������	�
����
�$�1-5���)�������!��������7��������
�����
���������
�
����	���������
���������������������
�����
��������	���������������
���
����������������
����
��$
����
	����
��7�����9�
�
	��
���
�����
���������
�
���)��;���
	����7
�$��
�������2
����
�����
����	���2������
����,�������	�����������
���
��������
���
�����
���������
�
����"
��
�����
���%@

Year ended December 31,
2013 2012

#�2����� K ��� �� �'����
E���
�
�$��,������ &�8 � �8�8��
*��2
�
���	���
��

����� P 8��8��
0�������
,��,������"����	
�%�"�% P "�!%
E���
�
�$�
������"����%�	�����
�����
����
����
�
��� K &���� "���8!�%

"�%�;�������
�
�$�
������
���$

������
�����	��������
���
��������
���
�����
���������
�
����
�����������������	�
������
�
,����
	��������������
����������#�$�����#�
����I������0��)�"O##IO%��
�7�������7��������
�

����	�����E���
�
�$��
*
�������
���7�
���
��
�;
,
����#+0;�����
�

���
����	
�������
��-���
���!8'"�%��	�����0�����
��#�2���������)�

103



REGENCY CENTERS CORPORATION AND REGENCY CENTERS, L.P.
Notes to Consolidated Financial Statements

December 31, 2014

�)� 0�2���������
��#�
��+��
���*
�������
��

;�������
���
�2�����
����
�����
����
�������
����7�
�������
����	�����	����7
�$�"
�������
���%@�

December 31, 2014
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Total Assets
of the
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Net Income
of the

Partnership

The
Company's
Share of Net

Income of the
Partnership
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 Ownership

Number
of

Properties
Total

Investment

Total Assets
of the

Partnership

Net Income
of the

Partnership

The
Company's
Share of Net

Income of the
Partnership
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Year ended December 31, 2014
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Net of
Premiums

Intangible
Assets

Intangible
Liabilities

��A��A���� 4��
�7
� -�
������:1 E���
�
�$ ������

�00 ��)��F K ������ P &�'�� ���!&

Total property acquisitions K ������ P &�'�� ���!&

Year ended December 31, 2013

Date
Purchased Property Name City/State

Property
Type

Co-
investment

Partner
Ownership

%
Purchase

Price

Debt
Assumed,

Net of
Premiums

Intangible
Assets

Intangible
Liabilities

&A��A����
-��������	
4�����C
���

-
�2���-��
�$�
C� E���
�
�$

������


00 ��)��F K ���'�� &�� ' !���! ���

Total property acquisitions K ���'�� &�� ' !���! ���

Dispositions

;���	����7
�$��
�������2
����
�����
����	������
�$���������
����
��������
�������
��������	������$������
��������
�
�������
�2���������
�������
������
�$�������
�����������������������������������
��������"����
���
��
�����
���%@

2014 2013 2012
*��������	�����
����	���
�����
���
�2�������� K !!���' ��8�� 8 �� ��&8
I

������
����	���
�����
�� K �!�!8' �8�' 8 �����&
;�������
��3����
����	�$

������
����	���
�����
�� K ���'�8 ��!�& !� '�
��������	�����
�
�$��������
������� ' �8 &
��������	��
��������
���������� � � �

Notes Payable 

1���	��������������������������������
��
�
�����
�����������������
�
�����	�����
�2���������
����
�����
���
�
�������
���7����
��	����7��"
�������
���%@�

Scheduled Principal Payments by Year:
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Derivatives in
FASB

ASC Topic
815 Cash

Flow Hedging
Relationships:

Amount of Gain (Loss)
Recognized in Other

Comprehensive Loss on
Derivative (Effective

Portion)

Location of Gain
(Loss) Reclassified

from AOCI into
Income

(Effective Portion)

Amount of Gain (Loss)
Reclassified from

AOCI into
Income (Effective

Portion)

Location of Gain or
(Loss) Recognized in

Income on  Derivative
(Ineffective Portion and
Amount Excluded from
Effectiveness Testing)

Amount of Gain or
(Loss) Recognized in
Income on Derivative

(Ineffective Portion and
Amount Excluded from
Effectiveness Testing)
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Fair Value Measurements as of December 31, 2014
Quoted Prices in
Active Markets

for Identical
Assets

Significant
Other

Observable
Inputs

Significant
Unobservable

Inputs

Balance (Level 1) (Level 2) (Level 3)
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Fair Value Measurements as of December 31, 2013

Quoted Prices in
Active Markets

for Identical
Assets

Significant
Other
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Inputs

Significant
Unobservable

Inputs

Balance (Level 1) (Level 2) (Level 3)
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Fair Value Measurements during the

year ended December 31, 2014

Quoted Prices in
Active Markets

for Identical
Assets

Significant
Other

Observable
Inputs

Significant
Unobservable

Inputs
Total Gains

(Losses)Assets: Balance (Level 1) (Level 2) (Level 3)
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Fair Value Measurements during the

year ended December 31, 2013

Quoted Prices
in Active

Markets for
Identical

Assets
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Observable
Inputs

Significant
Unobservable

Inputs
Total Gains

(Losses)Assets: Balance (Level 1) (Level 2) (Level 3)
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Preferred Stock Outstanding as of December 31, 2014 and 2013

Date of Issuance
Shares Issued and

Outstanding
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Preference Distribution Rate
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REGENCY CENTERS CORPORATION AND REGENCY CENTERS, L.P.
Notes to Consolidated Financial Statements

December 31, 2014
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REGENCY CENTERS CORPORATION AND REGENCY CENTERS, L.P.
Schedule III - Consolidated Real Estate and Accumulated Depreciation, continued

December 31, 2014 
(in thousands)
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Item 9.   Changes in and Disagreements with Accountants on Accounting and Financial Disclosure
����)�

Item 9A.   Controls and Procedures 

Controls and Procedures (Regency Centers Corporation) 

Conclusion Regarding the Effectiveness of Disclosure Controls and Procedures 
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Controls and Procedures (Regency Centers, L.P.)

Conclusion Regarding the Effectiveness of Disclosure Controls and Procedures 
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Management's Report on Internal Control over Financial Reporting 
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Item 9B.   Other Information
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PART III

Item 10.   Directors, Executive Officers, and Corporate Governance
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Item 11.   Executive Compensation
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Item 12. � Security Ownership of Certain Beneficial Owners and Management and Related Stockholder Matters

Equity Compensation Plan Information

"
% "�% "�%

*�
���
��$���

��������	������
�
���
������
�����������

�,���
����	�
�����
��
�$����
�����
7
��
����
����
$����"�%

:�
$�����
2��
$��
�,���
�����
����	�

�����
��
�$����
�����
7
��
����
����
$���"�%

��������	������
�
���
���

�
�$�
2

�
����	���
	������
���
����������
�9�
����������
�
���
��
���"�,����
�$�

�����
�
�����	�������
��
�������
%�"�%

+9�
����������
�
�����
��

����2�����������
���������� !�&�� K !!)�8 �������  
+9�
����������
�
�����
������

����2�����������
���������� �A1 �A1 �A1
;��
� !�&�� K !!)�8 �������  

"�%�;�
������������������
�������'&'��''���
������
���
�����
�����������
��������2�����������
���������6�
���
���	���
������
���
7
���)��

"�%�;���7�
$�����
2��
$���,���
�����
����,�����������6��
$����
7
�����7�
���7�������
������	������
����2������
�����
���������6)

"�%�;���#�$�������������������
�
��������E��
����0�����
2��*�
���">E��
����*�
�?%��
��
����2����������6��������
��
���������
���
������
�$�����2
������
��
��
$$��$
����
,
�����	��)���
��
�����
�����	����������������6�
��������2���
	���
���
��������������E��
����*�
�)�

� 0�	���
�
���
����������
����7�����
��
��
�������
��������
�������	����������������	
�
�
2�����,����
�������������	
����
7
�������-����
�
���
���+,��
�$������
��
���7
��
�������
���
	�������������	�����	
��
����
����2����������
����������=�7
���
������������������8�1���
��C���
�$��	�-���6�������)�

Item 13.  Certain Relationships and Related Transactions, and Director Independence
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Item 14.��Principal Accountant Fees and Services
�
� 0�������
��������
�������	����������������	
�
�
2�����,����
�������������	
����7
�������-����
�
���
���+,��
�$��
����
��
���7
��
�������
���
	�������������	�����	
��
����
����2����������
����������=�7
���������������������8�1���
��
C���
�$��	�-���6�������)�

139



PART IV

Item 15.  Exhibits and Financial Statement Schedules
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In reviewing the agreements included as exhibits to this report, please remember they are included to provide you with 
information regarding their terms and are not intended to provide any other factual or disclosure information about the 
Company, its subsidiaries or other parties to the agreements.  The Agreements contain representations and warranties by each 
of the parties to the applicable agreement.  These representations and warranties have been made solely for the benefit of the 
other parties to the applicable agreement and:

G� should not in all instances be treated as categorical statements of fact, but rather as a way of allocating the 
risk to one of the parties if those statements prove to be inaccurate;

G� have been qualified by disclosures that were made to the other party in connection with the negotiation of the 
applicable agreement, which disclosures are not necessarily reflected in the agreement;

G� may apply standards of materiality in a way that is different from what may be viewed as material to you or 
other investors; and

G� were made only as of the date of the applicable agreement or such other date or dates as may be specified in 
the agreement and are subject to more recent developments.

Accordingly, these representations and warranties may not describe the actual state of affairs as of the date they were 
made or at any other time. We acknowledge that, notwithstanding the inclusion of the foregoing cautionary statements, we are 
responsible for considering whether additional specific disclosures of material information regarding material contractual 
provisions are required to make the statements in this report not misleading.  Additional information about the Company may 
be found elsewhere in this report and the Company's other public files, which are available without charge through the SEC's 
website at http://www.sec.gov.

� Unless otherwise indicated below, the Commission file number to the exhibit is No. 001-12298.
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The certifications in this exhibit 32 are being furnished solely to accompany this report pursuant to 18 U.S.C. § 1350, and are 
not being filed for purposes of Section 18 of the Securities Exchange Act of 1934, as amended, and are not to be incorporated 
by reference into any of the Company's filings, whether made before or after the date hereof, regardless of any general 
incorporation language in such filing.
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Operating Committee
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Chairman and Chief Executive Officer Managing Director, West
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President and Chief Operating Officer Managing Director, Central
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Executive Vice President and Chief Financial Officer Managing Director, East

Board of Directors
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Chairman and Chief Executive Officer Former President and Chief Operating Officer
Regency Centers Regency Centers
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President President and Chief Executive Officer
Raymond L. Bank & Associates, Inc. HL Capital, Inc.

4�����4�
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Former Chairman and Chief Executive Officer Managing Partner
AvalonBay Communities High Rise Capital Partners, LLC
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Former Chairman and Chief Executive Officer President
Verde Realty Westgate Corporation
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Retired Vice Chairman President and Chief Operating Officer
CSX Corporation, Inc. Regency Centers
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,��������L�)�"�
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President and Chairman Chairman and Chief Executive Officer
National P.E.T. Scan, LLC DCT Industrial Trust

(1)     Audit Committee
(2)     Compensation Committee
(3)     Investment Committee
(4)     Nominating and Corporate Governance Committee
(5)     Lead Director
(a)     Committee Chairman
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