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The place to...

2004 Annual Report



... shop

... lease

... invest

Residents in our neighborhoods form a particularly 
strong bond with their local shopping center. 
According to popular estimates, they visit the 
supermarket and other stores anywhere from two 
to four times a week, shop within one to three miles 
of their home and visit the same center between 80 
and 90 percent of the time. This loyalty reinforces the 
market presence of our tenants and positions our 
centers favorably for occupancy and rent growth.

Tenants appreciate the value of a successful 
shopping center, particularly the intangible 
benefits of the consumer’s loyalty, and rarely 
leave in favor of a competing location. Our leasing 
agents use their long-standing relationships and 
market insight to keep our centers occupied with 
an attractive tenant mix. Our scale has allowed us 
to simplify the leasing process, enabling smoother 
negotiations and increasingly greater efficiency for 
our tenants.

Sustainable dividend income, low interest rates and 
inconsistent returns in other market sectors have all 
contributed to the investment appeal of publicly-
traded real estate investment trusts. Equity One has 
been particularly successful, registering attractive 
annualized returns over a variety of periods dating 
back to its initial public offering in 1998. With a track 
record of meaningful earnings growth, annual dividend 
increases and a no-cost dividend reinvestment plan, 
we represent a compelling investment choice for both 
retail and institutional stockholders.



2004 2003 2002 2001

Balance Sheet Data

Total Assets $1,992,292 $1,677,386 $730,069 $668,536

Net Real Estate Investments 1,873,687 1,617,299 678,431 627,687

Total Liabilities 1,059,507 834,162 375,969 386,400

Shareholders’ Equity 931,388 830,552 350,231 278,267

Operating Data

Total Rental Revenues(1) $   229,857 $   180,295 $  93,569 $  74,454

Net Income 97,804 63,647 39,934 18,721

Funds from Operations(2) 113,471 89,870 45,487 29,848

Cash Dividends 80,904 70,677 35,773 18,622

Per Share Data(3)

Net Income from Continuing Operations(1) $         1.00 $         0.89 $      0.78 $      0.70             

Net Income 1.37 1.05 1.20 0.83

Funds from Operations(2) 1.58 1.46 1.36 1.31

Cash Dividends 1.13 1.10 1.08 1.06

(1) Excluding discontinued operations. 
(2) We define Funds from Operations (“FFO”) consistent with the NAREIT definition as net income computed in accordance with generally accepted accounting principles in the United 

States (“GAAP”) excluding gains (or losses) from sales of property, plus depreciation and amortization, and after adjustments for unconsolidated partnerships and joint ventures calculated 
to reflect funds from operations on the same basis. We believe that FFO should be considered along with, but not as an alternative to GAAP net income as a measure of our operating 
performance. FFO does not represent cash generated from operating activities in accordance with GAAP and is not necessarily indicative of funds available to fund our cash needs. For 
a reconciliation of FFO to GAAP net income, see page 35 in the attached Annual Report on Form 10-K. 

(3) Net Income from Continuing Operations, Net Income and Funds from Operations are per diluted share. Cash Dividends are per basic share.
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To our stockholders:

I am pleased to provide you with 

our operating and financial results 

for 2004. It was a very good year for 

our company, during which we:

• Leased over 590,000 square 

feet of incremental space and raised 

our core portfolio occupancy to 

94.9% at December 31, 2004;

• Closed 19 property acquisitions 

totaling $317 million, sold 15 non-core 

assets for $83 million to generate over 

$22 million in gains and completed 

$48 million of development and 

redevelopment projects; and

• Increased our rental revenues, 

net income, funds from operations 

(FFO), net income from continuing 

operations per diluted share and FFO 

per diluted share by 27.5%, 53.7%, 

26.3%, 12.4%, and 8.2%, respectively, 

over the corresponding 2003 figures. 

Our stockholders benefited from these 

activities, realizing an annualized total 

return through March 31, 2005 of 13.3% 

and 23.0% for the most recent one and 

three-year periods, respectively, 19.7% since 

our May 1998 initial public offering, and 

48.5% for 2004 as a whole. Out of 18 widely 

followed real estate investment trusts 

(REITs) specializing in open-air shopping 

centers, we had the highest annualized 

total return for all of 2004, and were the 

tenth best out of 154 REITs overall.

The neighborhoods in which we own 

shopping centers continue to be some 

of the most desirable places in which to 

live, work and shop. From Miami, Florida 

to Houston, Texas; Boston, Massachusetts 

to Atlanta, Georgia; Baton Rouge, 

Louisiana to Columbia, South Carolina; 

and Raleigh-Durham, North Carolina to 

Chaim Katzman
Chairman & Chief Executive Officer

Another 
Landmark Year 



Naples, Florida, we own and operate 

retail properties which serve millions of 

customers, employ tens of thousands 

of workers and provide a wide range 

of daily goods and services to local 

residents, tourists and other shoppers.

For these and other reasons, we 

believe that Equity One is the place to 

shop, lease and invest! Whether you 

are a shopper, a tenant, an investor 

or perhaps some combination of the 

three, you benefi ted from our execution 

of our business plan in 2004.

The Equity One Portfolio

We now own 189 properties comprising 

approximately 20 million square feet of 

space, with over 75% of our gross leasable 

area in centers anchored by a supermarket. 

We believe that neighborhood shopping 

centers anchored by a dominant 

supermarket chain in urban, infi ll locations 

in fast-growing regions of the United 

States will outperform other property 

types. Our three largest markets, Florida, 

Texas and Georgia, exhibit above average 

growth rates for population, employment 

and per capita retail sales. Our recent 

Whole Foods 
Swampscott, MA

From Left: Randy Flick, Director of Construction; Doron Valero, 
President and Chief Operating Offi  cer; Roscoe Warren, Mayor 
of Homestead; Dan Lovett, Director of Development; and 
Charles LaPradd, Homestead City Planner, at the ground-
breaking ceremony of Waterstone Plaza in Homestead, FL

Leasing Drives our Results

The essence of our business is leasing 
our space to a better mix of tenants at 
increasingly higher rents. Under the 
leadership of our three regional leasing 
directors, Thornton Anderson, Kevin 
Buth and Tom Meredith, our 19 leasing 
professionals contributed signifi cantly 
to our success in 2004. We executed 362 
lease renewals aggregating 796,994 
square feet and increased our in-place 

rents by 4.5%. We improved the quality 
and productivity of our tenancy, 
increasing the average base rent per 
leased square foot in our core portfolio 
to $10.14 on December 31, 2004 from 
$9.40 on December 31, 2003. Supporting 
these eff orts on a daily basis are Jay Levy, 
Southeast Asset Manager, and our three 
regional property heads, Randy Lauseng, 
Barbara Miller and Bob Mitzel.

Plaza Alegre
Miami, FL
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expansion into the northeast provides 

additional avenues for growth and gives 

us exposure to new tenants in particularly 

high income and high density markets.

Conservative Financial Strategy

Maintaining adequate sources of capital 

and strong fi nancial ratios are key 

components of our overall strategy. At 

year-end, we had approximately 74 million 

shares outstanding and an equity market 

capitalization in excess of $1.5 billion 

dollars. During 2004, we raised over $58 

million of new equity and completed 

a $200 million sale of fi ve-year senior, 

unsecured notes. We used these funds and 

other sources to increase our asset base 

by over $300 million, while maintaining an 

EBITDA to interest expense coverage ratio 

of 3.3 for the year, and ending the year 

with debt to total market capitalization of 

only 35.9% and only 12.3% of our assets 

subject to fl oating rates. We remain well-

positioned to fund our future growth plans.
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We Increased Our Occupancy to 94.9% at December 31, 2004 
from 86.2% at December 31, 2001

Ken Choquette 
Construction

Good Corporate Governance is a Priority for Equity One

While 2004 found many companies 
scrambling to redesign their corporate 
governance, internal fi nancial controls 
and compliance activities, Equity One 
benefi ted from its early adoption of a 
number of now standard practices. In 
2003, our board elected Bob Cooney 
as its lead director, implemented a 
process leading to a declassifi ed and 
majority independent structure and 
staff ed our committees entirely with 

independent directors. With valuable 
input from Arthur Gallagher, General 
Counsel and Corporate Secretary, 
our board is a tremendous asset to 
the successful implementation of our 
business plan.

To meet the requirements of the 
Sarbanes-Oxley legislation, Howard 
Sipzner, Executive Vice President 
and Chief Financial Offi  cer, worked 

diligently with David Briggs, Chief 
Accounting Offi  cer, and Ilan Zachar, 
Chief Information Offi  cer, and their 
staff s, leading to an on-time fi ling 
of our Form 10-K with no material 
weaknesses in our internal controls. We 
are proud of these accomplishments 
and believe that well-designed, 
transparent fi nancial disclosure is an 
important underpinning of our overall 
operating strategy.



Strategic Initiatives

Over the past several years, we have closed 

three strategic transactions which have 

contributed signifi cantly to the growth and 

success of our company. Beginning with 

the acquisitions of Centrefund (U.S.) Realty 

Corporation and United Investors Realty 

Trust, both in 2001, and continuing with our 

2003 merger with IRT Property Company, 

we have added, net of sales, 129 assets 

aggregating approximately 13 million 

square feet at a cost of approximately 

$1.0 billion dollars which contributed in 

excess of $103 million of net operating 

income in 2004. Of particular note is the 

fact that the occupancy of these assets 

rose from a low of 83.4% in 2001 to 93.9% 

at year-end 2004, demonstrating the 

value of the vacancy we acquired and 

our ability to successfully lease it. Beyond 

the obvious economic success of these 

transactions, we also benefi ted from 

geographic and tenant diversifi cation, 

the achievement of investment grade 

ratings for our unsecured debt and the 

signifi cant strengthening of our employee 

base and corporate infrastructure.

While not every eff ort in this regard will 

be successful, we intend to continue to 

pursue strategic transactions, particularly 

those where the implied cost of the 

underlying real estate is below that of more 

traditional open-market acquisitions.
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We Reduced Our FFO Payout Ratio* 
to 71.5% in 2004 from 80.9% in 2001

*FFO Payout Ratio is equal to dividends paid per share 
dividend by funds from operations (FFO) per share, and is 

often used to gauge dividend coverage

Shoppes at Jonathan’s Landing
Jupiter, FL 

Star Market
Cambridge, MA

DeSoto Shopping Center
Desoto, TX

BridgeMill 
Canton, GA
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Willowdaile 
Durham, NC

A Management Team 
Second to None

The success of Equity One cannot 

be properly appreciated without 

understanding the impact and 

contributions of our highly talented 

management team and employee base. 

Under the day-to-day leadership and 

direction of Doron Valero, President 

and Chief Operating Offi  cer, our asset 

managers, property managers, leasing 

agents, development coordinators and 

construction supervisors work with our 

legal, accounting, lease administration, 

marketing and technology staff  to 

deliver highly eff ective service and 

results for our tenants and shoppers. I 

couldn’t be more proud or confi dent 

of the team we have assembled.

A simple business plan is oftentimes 

the best plan. Our singular focus on the 

acquisition, development, ownership 

and management of shopping centers 

anchored by supermarkets and other 

necessity-oriented retailers in our 

core markets is a key to our success. 

We will provide the best locations 

and customer service for our tenants 

and shoppers; maintain a disciplined 

approach to acquisitions, dispositions 

and developments; pursue a conservative 

fi nancial strategy; be responsive to 

Cash Dividends
(in millions)

‘04‘03‘02‘01
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$36

$71

$81

Fairview Oaks
Ellenwood, GA

Shaw’s Supermarket
Plymouth, MA

Pine Ridge Square 
Coral Springs, FL
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strategic transactions that make sense 

for our stockholders; provide meaningful 

opportunities for our employees to grow 

and develop; and seek to maximize the 

overall return for our stockholders.

A Changing Environment

Our performance and results will continue 

to be aff ected by general economic 

conditions, the strength of our signifi cant 

tenants, prevailing interest rates, overall 

capital fl ows, the desirability of sustainable 

dividend income and the investment 

appeal of neighborhood shopping centers. 

Adverse changes in one of more of these 

factors could temper our future prospects.

The attractiveness of our asset class has 

increased the prices of neighborhood 

shopping centers and has reduced the 

associated yields on these investments. 

Barring a reversal of these trends, it will 

be increasingly harder for us to achieve 

external growth through acquisitions.

We will supplement our acquisition 

eff orts by increasing our development 

and redevelopment activities using 

localized joint ventures where appropriate 

and by pursuing alternative sources 

Florida, Texas and Georgia Comprise 80%
of Our Aggregate Annualized Minimum Rent

(as of December 31, 2004)

FL
50%

TX
17%

LA
5%

SC
4%

MA
4%

AL, AZ, KY,
MS, TN, VA

NC
4%

3%

GA
13%

Westgate Marketplace
Houston, TX

Our Portfolio Keeps Getting Better

Since completing the 93-property 
$763 million IRT merger in 2003, we 
have closed 31 additional property 
acquisitions totaling $528 million, sold 
24 non-core assets for $117 million 
with over $25 million in gains and 
completed $78 million of development 
and redevelopment projects. In the 
aggregate, we have achieved a greater 
than 40% makeover in the composition 
of our portfolio, with signifi cant 
improvements in the quality of our 
anchors, local tenancy, demographics 

and physical infrastructure. Alan 
Merkur, Vice President and Director of 
Acquisitions and Dispositions, and his 
staff  are to be commended for their 
excellent work.

These activities reinforce our strategy 
to acquire, develop, own, and manage 
neighborhood shopping centers 
featuring a leading supermarket 
operator and other necessity-oriented 
retailers in densely populated, urban, 
infi ll locations.



CVS Plaza 
Miami, FL

of product including real estate 

currently owned or controlled by 

tenants and other operators.

We look forward to the future with 

confi dence and anticipation. We own 

the best centers in the best markets, 

have a strong competitive position, are 

positioned well fi nancially for future 

growth and have the best employees and 

management team with which to execute 

our strategic objectives. We appreciate 

your support and look forward to 

continued success in the years to come.

Sincerely,

The Equity One 
Portfolio
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Chaim Katzman

Chairman and
Chief Executive Offi  cer

April 15, 2005

The Equity OneThe Equity OneThe Equity One
PortfolioPortfolioPortfolio
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Ambassador Row 
Courtyard 
Lafayette, LA



Investor Information

Current and prospective Equity One investors can receive a copy of the 
Company’s proxy statement, earnings announcements and quarterly and 
annual reports by contacting:

Shareholder Relations
Equity One, Inc.
1600 N.E. Miami Gardens Drive
North Miami Beach, Florida 33179
Tel. 305-947-1664
Fax 305-947-1734
Web:  www.equityone.net
Email:  info@equityone.net

Stock Listing

The high and low closing prices and dividend distributions for the common 
stock of Equity One, Inc. for the periods indicated in the table below were:

2004 
Quarter Ended

High
Price

Low
Price

Dividend
Distribution

March 31 $19.65 $17.05 $0.28

June 30 19.25 15.78 0.28

September 30 19.99 17.95 0.28

December 31 23.83 20.08 0.29

Annual Meeting of Shareholders

The annual meeting of shareholders will be held on Thursday, May 19, 2005 
at 1:00 P.M. (EDT) at the Trump International Sonesta Beach Resort, located at 
18001 Collins Avenue, Sunny Isles Beach, Florida.

Transfer Agent & Registrar

American Stock Transfer & Trust Company
59 Maiden Lane
New York, New York 10038
Tel. 718-921-8200
Fax 718-236-2640
E-mail: info@amstock.com

Legal Counsel

Greenberg Traurig, P.A.
Miami, Florida

Independent Auditors

Deloitte & Touche, LLP
Miami, Florida

Certifications Regarding Public Disclosures & Listing 
Standards

Equity One has filed with the Securities and Exchange Commission as exhibits 
31.1 and 31.2 to it Annual Report on Form 10-K for the year ended December 
31, 2004, the certification required by Section 302 of the Sarbanes-Oxley Act 
regarding the quality of the company’s public disclosure.  In addition, the 
annual certification of our Chief Executive Officer regarding compliance with 
the corporate governance listing standards of the New York Stock Exchange 
was submitted to the New Stock Exchange following the completion of the 
2004 annual meeting of stockholders in July 2004.  This certification was 
qualified only by the fact that the company had not yet engaged an internal 
auditor.  Following the submission of this certification, Equity One engaged 
the services of BDO Seidman LLP to act as its internal auditor in October 2004.

“Safe Harbor” Statement under the Private Securities Litigation Reform Act of 

1995:

This Annual Report contains forward-looking statements regarding Company 

and property performance. Future results could vary materially from actual 

results depending on various factors, including risks and uncertainties inherent 

in general and local real estate conditions, or competitive factors specific to the 

markets in which the Company operates. The Company assumes no obligation 

to update this information. For more details, please refer to the Company’s SEC 

filings, including the most recent report on Form 10-K and quarterly reports on 

Form 10-Q. 

Directors

Officers

Chaim Katzman (1)

Chairman and  
Chief Executive Officer, 
Equity One, Inc.

Noam Ben-Ozer (2)

Chairman and Founder, 
i-phrase Technologies, Inc.

Dr. Peter Linneman (1) (3) (4)

Albert Sussman Professor 
of Real Estate, Finance and 
Public Policy, 
The Wharton School, 
University of Pennsylvania

Dr. Shaiy Pilpel (2) (3) (4)

President, 
Patten Model, Ltd. 

Dori Segal
President, Gazit-Globe (1982), Ltd.; 
President and Chief Executive Officer, 
First Capital Realty, Inc.

Chaim Katzman
Chairman and 
Chief Executive Officer

Doron Valero
President and 
Chief Operating Officer

Howard M. Sipzner
Executive Vice President and 
Chief Financial Officer 

Alan Merkur 
Vice President and 
Director of Acquisitions

David W. Briggs
Vice President, 
Treasurer and 
Chief Accounting 
Officer  

Barbara Miller
Vice President and 
Head of Property 
Management, Florida

Arthur L. Gallagher
General Counsel and 
Secretary 

Patrick L. Flinn (2) (4)

Private Investor
Nathan Hetz

Chief Executive Officer, 
Alony Hetz Properties & 
Investments, Ltd.

Doron Valero (1)

President and 
Chief Operating Officer, 
Equity One, Inc.

Robert L. Cooney (2) (3) (4) (5)

Former Managing Director, 
Credit Suisse First Boston; 
President, Cooney & Co.

(1) Executive Committee (2) Audit Committee (3) Compensation Committee 
(4) Nominating & Corporate Governance Committee (5) Lead Director

Annual Report design by Mokrynski Creative Group
info@wmokrynski.com

Ilan Zachar
Vice President and 
Chief Information 
Officer  
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Equity One, Inc.
1600 N.E. Miami Gardens Drive

North Miami Beach, Florida 33179
Tel. 305  -947-1664
Fax 305-947-1734

www.equityone.net




