UNITED STATES

SECURITIES AND EXCHANGE COMMISSION
Washington, DC 20549

FORM 8-K

CURRENT REPORT
Pursuant to Section 13 or 15(d) of the Securities Exchange Act of 1934

August 1, 2019
Date of Report (Date of earliest event reported)

REGENCY CENTERS CORPORATION

(Exact name of registrant as specified in its charter)

Regency
Florida 59-3191743
(State or other jurisdiction (IRS Employer
of incorporation) 001-12298 Identification No.)

(Commission File Number)

One Independent Drive, Suite 114

Jacksonville, Florida 32202
(Address of principal executive offices) (Zip Code)

(904) 598-7000

(Registrant's telephone number, including area code)

Not Applicable

(Former name or former address, if changed since last report)

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

Title of each class Trading Symbol Name of each exchange on which registered

Common Stock, $.01 par value REG The Nasdaq Stock Market LL.C

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant under any of the following

provisions:

|
O
O
|

Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230 .425)
Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))
Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))

Indicate by check mark whether the registrant is an emerging growth company as defined in Rule 405 of the Securities Act of 1933 (§230.405 of this chapter)
or Rule 12b-2 of the Securities Exchange Act of 1934 (§240.12b-2 of this chapter).

Emerging growth company [l

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or
revised financial accounting standards provided pursuant to Section 13(a) of the Exchange Act. O




Item 2.02 Disclosure of Results of Operations and Financial Condition
On August 1, 2019, Regency issued an earnings release for the three and six months ended June 30, 2019, which is attached as Exhibit 99.1.

On August 1, 2019, Regency posted on its website, at www.regencycenters.com, the supplemental information for the three and six months ended June 30,
2019, which is attached as Exhibit 99.2.

Item 9.01 Financial Statements and Exhibits
(d) Exhibits

Exhibit 99.1 Earnings release issued by Regency on August 1, 2019, for the three and six months ended June 30, 2019.

Exhibit 99.2 Supplemental information posted on its website on August 1, 2019, for the three and six months ended June 30, 2019.
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Regency NEWS RELEASE

For immediate release
Centers.
Laura Clark

904 598 7831
LauraClark@RegencyCenters.com

Regency Centers Reports Second Quarter 2019 Results

JACKSONVILLE, Fla. (August 1, 2019) — Regency Centers Corporation ("Regency” or the "Company™)
today reported financial and operating results for the period ended June 30, 2019.

Second Quarter 2019 Highlights

« For the three months ended June 30, 2019, Met Income Attributable to Common Stockholders
("Met Income") of $0.31 per diluted share.

=« Second guarter NAREIT Funds From Operations (“"NAREIT FFO™) of $0.95 per diluted share, which
includes a $0.02 per share charge from one-time non-cash expenses.

s Year-to-date same property Net Operating Income (*NOI"), excluding termination fees, increased
2.1%, as compared to the same period in 2018, driven by Base Rent growth of 2.5%.

« As of June 30, 2019, the same property portfolio was 95.1% leased.

=« 0n a trailing twelve months basis, rent spreads on comparable new and renewal leases were
19.8% and 6.9%, respectively, with total rent spreads of 8.9%.

+ For the three months ended June 30, 2019, total leasing volume of approximately 1.9 million
square feet of new and renewal leases, at blended rent spreads of 7.0%.

« Asof June 30, 2019, a total of 23 properties were in development or redevelopment representing
a total investment of approximately 474 million.

+ Subsequent to the quarter, Regency acquired The Pruneyard in Silicon Valley for a purchase price
of approximately $212.5 million.

« During the second quarter, Regency issued its annual Corporate Responsibility Report,
highlighting the Company's accomplishments in key areas of environmental, social, and
governance initiatives. The Company was also recently included in the S&P 500 ESG index and
received a rating upgrade to A from MSCI.

* On August 1, 2019, Regency announced the transition of Martin E. “Hap” Stein, Ir. from Chairman
and Chief Executive Officer to Executive Chairman, to be succeeded by Lisa Palmer as President
and Chief Executive Officer effective January 1, 2020. As part of the Company’s succession plan,
Ms. Palmer will vacate her role as Chief Financial Officer, retaining her position as President,
effective August 12, 2019, with Mike Mas assuming the position of Executive Vice President, Chief
Financial Officer, at that time.

+ OnJuly 31, 2019, Regency's Board declared a quarterly cash dividend on the Company's common
stock of $0.585 per share.

"I am deeply gratified to work with the best professionals in the business who have been the cornerstone
to Regency’s ongoing success in building a wonderful company,” said Martin E. “Hap” Stein, Ir., Chairman
and Chief Executive Officer. "Through this seamless transition, I have no doubt that Lisa and the team
will continue to execute on our strategic objectives and make even more progress on Regency’s journey
from good to great, while generating total returns of 8% to 10%."
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Financial Results

Regency reported Net Income for the second quarter of $51.7 million, or $0.31 per diluted share
compared to the Net Income Attributable to Commeon Stockholders of $47.8 million, or $0.28 per diluted
share, for the same period in 2018. The Company reported MAREIT FFO for the second quarter of $160.0
million, or $0.95 per diluted share, compared to $157.3 million, or $0.93 per diluted share, for the same
period in 2018. For the three months ended June 30, 2019, the Company's results included a negative
impact of $3.0 million, or $0.02 per diluted share, from one-time non-cash expenses related to straight-
line rent reserves for tenants where it is no longer probable that those tenants will remain in occupancy
for the duration of their current lease.

The Company reported Core Operating Earnings for the second quarter of $152.4 millien, or $0.91 per
diluted share, compared to $150.5 million, or $0.89 per diluted share, for the same peried in 2018. Core
operating earnings per share growth was 4.6% for the second quarter, when adjusted for the adoption
of Accounting Standard Codification 842, Leases, The Company views Core Operating Earnings, which
excludes certain non-recurring items as well as non-cash components of eamings derived from above
and below market rent amortization, straight-line rents, and amortization of debt mark-to-market, as a
better measure of business performance as it more closely reflects cash 2arnings and the Company's
ability to grow the dividend.

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
caommunities further differentiate Regency’s high quality portfolio. Regency’s national platform with 22
local market offices offers critical strategic advantages and positions the Company to achieve its strategic
objective to average 3% same property NOI growth over the long term.

Second quarter same property NOI, excluding termination fees, increased 1.4% compared to the same
period in 2018, which was primarily impacted by the Sears bankruptcy and timing of reconciliations. Year-
to-date same property NOI, excluding termination fees, increased 2.1%, as compared to the same period
in 2018, driven by Base Rent growth of 2.5%.

As of June 30, 2019, Regency's wholly-owned portfolic plus its pro-rata share of co-investment
partnerships was 94.7% leased. The same property portfolio was 95.1% leased, which is an increase of
10 basis points sequentially and a decrease of 60 basis points from the same period in 2018, primarily
driven by the Sears bankruptcy.

For the three months ended June 30, 2019, Regency executed approximately 1.9 million square feet of
comparable new and renewal leases at blended rent spreads of 7.0%. Rent spreads on new and renewal
leases were 6.9% and 7.0%, respectively. For the trailing twelve months, the Company executed
approximately 6.9 million square feet of comparable new and renewal leases at blended rent spreads of
8.99%,

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 source of funding, and supports the development and redevelopment program on

2
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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
and equity when priced attractively, 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

At quarter end, the Company had 23 properties in development or redevelopment with, estimated net
project costs of approximately $474 million. In-process developments and redevelopments were 89%
leased and committed as of June 30, 2019, and are expected to yield an average return of 7.6%.

During the quarter, Regency started one ground-up development project and four redevelopment
projects. The ground-up development project, Culver Public Market, is a 27,000 - square foot urban retail
project located in the dynamic high-barrier-to-entry Culver City submarket of Los Angeles, California. The
total project cost is approximately $27 million at a projected 6.09% stabilized yield.

As previously reported, Regency started the generational redevelopment of The Abbot, located in the
heart of Harvard Square in Cambridge, MA. The project will modernize and expand the iconic property
offering flagship retail and office uses. The total project cost is approximately $52 million at a projected
incremental 9.3% stabilized yield.

Property Transactions

During the quarter the Company acquired 6401 Roosevelt in Seattle, WA for $3.6 million. This multi-
tenant retail building is adjacent to the Company’s Whele Foods anchored operating property, Roosevelt
Square,

Subsequent to quarter end, the Company acquired The Pruneyard, a 258,000 square foot center located
in Silicon Valley for $212.5 million at a 4.3% cap rate. The center is anchored by Trader Joe's and
Marshalls and sits in close proximity to the West Valley’s most affluent neighborhoods and technology
employers. In addition to the retail pertion, The Pruneyard alse benefits from three adjacent office towers
totaling 360,000 square feet and an adjacent 171-key hotel, which were not part of the transaction.

Dn a year-to-date basis, including The Pruneyard acquisition subsequent to the quarter end, the Company
has closed on $231.6 million of acquisitions and $136.5 million of dispositions.

Balance Sheet

Regency benefits from favorable access to capital through the strength of its balance sheet, supported
by conservative leverage levels with a Net Debt to EBITDAre ratio of 5.3x. This positions Regency to
weather potential challenges and potentially profit from investment opportunities in the future.
Dividend

On July 31, 2019, Regency’s Board declared a quarterly cash dividend on the Company's commeon stock

of $0.585 per share. The dividend is payable on August 22, 2019, to shareholders of record as of August
12, 2019.
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Executive Leadership Changes

As reported concurrently with this release, Regency has announced the transition of Martin E. "Hap”
Stein, Ir. from Chairman and Chief Executive Officer to Executive Chairman, effective January 1, 2020.
Concurrent with this transition, Regency’s Board of Directors is pleased to announce that Lisa Palmer
will become President and Chief Executive Officer. As part of the Company’s succession plan, Ms.
Palmer will vacate her role as Chief Financial Officer, retaining her position as President, effective
August 12, 2019, with Mike Mas assuming the position of Executive Vice President, Chief Financial
Officer, at that time.

Additionally, to more accurately reflect their roles within the Company, Jim Thompson will become
Executive Vice President, Chief Operating Officer, and Mac Chandler will become Executive Vice
President, Chief Investment Officer, effective August 12, 2019.

2019 Guidance

The Company has updated certain components of its 2019 earnings guidance. Guidance for NAREIT
FFO is unchanged at the midpoint. The NAREIT FFO range has been updated to reflect the one-time
charge of $3.0 million, or $0.02 per diluted share, related to the one-time non-cash straight-line rent
charge. Please refer to the Company’s second quarter 2019 supplemental information package for a

complete list of updates.

2019 Guidance
Aff figures pro-rata and in thousands, except per share data

Current Guidance Previous Guidance

Met Income Attrbutable to Common Stockholders ("Nat Incoma®) $1.56 - $1.60 £1.41 -51.47

MAREIT Funds From Operations ("MAREIT FFO") per diuted share $3.81 - $3.85 £3.80 - £3.86

Same Property Met Operating Income ("SPMNOI) Growth excluding

termination fees (pro-rata) 2.0% - 2.5% 2.0% -2.5%

Conference Call Information

To discuss Regency's second quarter results, Management will host a conference call on Friday, August
2, 2019, at 11:00 a.m. EDT. Dial-in and webcast information is listed below.

Date: Friday, August 2, 2019
Time: 11:00 a.m. ET
Dial#: 877-407-0789 or 201-689-8563

Webcast:  investors regencycenters.com
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Replay
Webcast Archive: Investor Relations page under Events & Webcasts

MNon-GAAP Disclosure

The Company uses 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 porifolio 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.

MAREIT FFO is a commuonly used measure of REIT perfformance, which the Mational Association of Real
Estate Investment Trusts ("MAREIT") defines as net income, computed in accordance with GAAP,
excluding gains on sale and impairments of real estate, net of tax, plus depreciation and amortization,
and after adjustments for uncensolidated partnerships and joint ventures. Regency computes NAREIT
FFO for all periods presented in accordance with NAREIT's definition in effect during that period. Effective
January 1, 2019, the Company prospectively adopted the MAREIT FFO White Paper — 2018 Restatement
("2018 FFO White Paper”), and elected the option of excluding gains on sale and impairments of land,
which are considered incidental to the Company’s main business. Prior period amounts were not restated
to conform to the current year presentation, and therefore are calculated as described above, but also
include gains on sales and impairments of land. Many companies use different depreciable lives and
methods, and real estate values historically fluctuate with market conditions. Since NAREIT FFO excludes
depreciation and amertization and gains on sales and impairments of real estate, 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 perfarmance, 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 Attributable
to Common Stockholders to NAREIT FFO.

Core Operating Earnings is an additional performance measure that excludes from NAREIT FFO: (i)
transaction related income or expenses; (ii) gains or losses from the early extinguishment of debt; (iii)
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 (iv) other amounts as
they occur. The Company provides a reconciliation of MNet Income to NAREIT FFO to Core Operating
Earnings.
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Reconciliation of Net Income Attributable to Common Stockholders to NAREIT FFO and Core
Operating Earnings - Actua/ (in thousands)

For the Periods Ended June 30, 2019 and 2018 Three Months Ended Yearto Date
2019 2018 2019 2018
Reconciliation of Net Incoma to NAREIT FFO:
Net Income Attrbutable to Common Stockholders 5 51728 47 841 s 142174 100,500
Adjustments to reconcle to NAREIT Funds From Operations'':
Depreciation and amortization (excluding FF&E) 100,168 97,189 204,665 193,386
Gan on sale of operating proparties {2,393) (246) {39,463) {348}
Provision for mpaiment to operatng propertes 10,441 12 440 12,113 28,494
Gain (lss) on sale of land™ {17) . 1 -
Exchangeable operating partnership units 108 100 299 212
NAREIT Funds From Operations § 160,036 157 324 4 319,789 322,294

Reconciliation of NAREIT FFO to Core Operating Earnings:

NAREIT Funds From Operations 5 160,036 157,324 % 319,789 322,244
Adjustments to reconcle to Core Operatng Eamings
Gan on sale of land” - (BE5) - {976)
Frovision for mparment to land - 93 - 93
Early extingushment of debt - 11,010 10,591 11,172
Interest on bands for period from notice to redemption - . 367 600
Straight ine rent, net {505) (4,749) {4,674) (B,830)
Above/below market rent amortization, net {6,640) {11,378) {19,975) {19,801}
Debt premium/dscount amortization {459) (B97) {986} {1,795)
Core Operating Earnings § 152432 150,534 5 305112 302,707
Weighted Average Shares For Diuted Eamings per Share 167 962 169,682 167,877 170,291
Weighted Average Shares For Diuted FFO and Core Operating Eamings per Share 168,312 170,032 168,227 170,641

{1} Includes Regency’s corsalidated entiies and s pro-rata share of uncomclidated co-imestment partrerships, net of pro-rata share atiributable o
nancontrofing inberests.

{) Effective January I, 2019, Regency prospectively sdopted the NARELT FFO White Paper = 2016 Festatemant, and elected the aption of excluding gasn on
sales and impairments of land, which are considered incidental tn the Company’s main business. Prior periad amounts were not restated to conform to the
cirent year precentation of MAREIT FRO, and therefore include gairs on sales and impairments of Land.

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

Fer the Periods Ended June 30, 2019 and 2018 Three Months Ended Yaar bo Date
2019 2018 2019 2018
Het Income Attrbutable to Commoen Stoekhoiders 5 51,758 47,541 § M1 100,500
Less:
Mansgement, traresction, and other fees (7.442) (5,887} {14,415) (14,045)
Cther ™ (B,355) {17,634} {27,325) (31,807)
Plus:
Deprecnton and amofzaton 93,5859 9,105 190,753 17623
General and adminstrative 18,717 15,776 40,017 34,382
Oither operating experse, exchiding provision for doubtful sccounts 1,533 1,480 667 1,917
GCrther experse (ncoma) 45, X6 59,925 7377 112,797
Equty in neome of rvestments n meal estate erchided fram NOT & 11,976 15,669 6,47 0,762
Met ncome attrbutable to noncontroling interests 62 T8 2008 1,554
HOT 208,914 207,023 419,634 413,659
Lass non-sama property NO1™ (4,870) (7,558} (8,568) (24,153)
Same Property NOT § 2 159,025 500,655 355,536
Same Proparty NOT wathout Termination Fees s 2o Somas  mesie
Same Proparty NOT without Termination Feas or Redevalopments sy mon Somsom  gmiam

1) s alvaiohil- line rendal o and eapsoroe, el of neseres, abore and below markel 1ont s Ernstion, ol Bes, and norcontyolling inberests,

20w s e NOH s et il ol o drconalickabi o @l dstibe: Do ships, sk o, bidt ol lmsiled bo, strakh: B rental incoms, alove and bokow
et rent smor eation, depres babion and amos Heslion, nlerest eaperse, and roal cstale g and el menis,

{3 e hdess rewmeres aned eaperees athibtable io Mo Same Property, Projects i Devckopment, oonponale acivilies, and nonconlr oling infreesss.

Reported results are preliminary and not final until the filing of the Company’s Form 10-Q 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 Y ear
NAREIT FFO Guidance: 2019
Low High

Met income attrbutable to common stockholders $ 1.56 1.60

Adjustments to reconcile net income to NAREIT FFO:

Depreciation and amortization 241 2.4

Provision for impaiment 0.07 0.07

Gain on sake of operating properties {0.23) (0.23)
NAREIT Funds From Operations $ 3.81 3.85

The Company has published forward-looking statements and additional financial information in its second
quarter 2019 supplemental information package that may help investors estimate earnings for 2019. A
copy of the Company's second quarter 2019 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, Forida, 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 commeon 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-Q for the quarter ended
June 30, 2019. 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. Cur portfolio includes thriving properties merchandised
with highly productive grocers, restaurants, service providers, and best-in-class retailers that connect to
our 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.

#Hi#

Forward-locking 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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Accounting and Disclosure Changes

FASE Accounting Standards Codification — Tepic 842 (Leases) ("Leases Standard”)

Effective January 1, 2019, Regency adopted Accounting Standards Codification (ASC) Topic 842, [eases,
under the modified retrospective transition approach allowing for initial application at the date of
adeption. The Company also elected to reclassify the prior period amounts to conform to the current
year presentation, The financial statements have been impacted as follows:

Consolidated Statements of Operations

#  All lease income earned pursuant to tenant leases in 2019, and as reclassified for 2018, which
includes but is not limited to Base rent, Recoveries from tenants and Percentage rent, is reflected
in Lease income,

= Lease income is presented net of revenues deemed uncollectible for the current period. Prior
period presentation of this line item was included in Operating expenses as Provision for doubtful
accounts.

» Real estate revenues earned not specific to tenant leases in 2019 have been reclassified from
Recoveries from tenants and other income to Other property income.

« Indirect internal leasing and legal costs associated with the execution of lease agreements that
were previously capitalized are expensed in General and administrative in Operating expenses in
the current period.

Consolidated Balance Sheets
+ Addition of Lease liabilities and corresponding Right of use assets, net of or including the opening
balance for straight line rent and above/below market intangibles, for its ground and office leases
where Regency is the lessee,

MARETT Fund's from Operations

Regency prospectively adopted the NAREIT FFO White Paper - 2018 Restatement ("2018 FFO
Whitepaper”), and elected the option of excluding gains on the sale and impairments of land from
MAREIT FFO, which are considered incidental to the Company's main business. Prior period amounts
were not restated to conform to the current year presentation of NAREIT FFO, and therefore include
gains on sales and impairments of land.

MNon-GAAP Disclosures

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

+« The columns labeled "Share of JVs" 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 iterm 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 unconsalidated 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 everall economic
ownership interest percentage determined when applying the equity method of accounting or
allocating noncontrolling interests, and do not necessarily represent our legal daim 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.

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

» NAREIT Funds From Operations (NAREIT FFO): The Company believes NAREIT FFO 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. The Company provides a reconciliation of Net Income Attributable to Commaon
Stockholders to NAREIT FRO.

«  Net Operating Income (NOI): The Company believes NOI provides useful information to investars
to measure the operating performance of its portfolio of properties. The Company provides a
reconciliation of et Income Attributable to Common Stockholders to pro-rata NOT.

« Core Operating Eamnings (previously Operating FFO): The Company believes Core Operating
Earnings, 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
becausa it is more reflective of the core operating performance of its portfolio of properties. The
Company provides a reconciliation of NAREIT FFO to Core Operating Earnings.
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Same Property NOIL: 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 NOI excludes all development, non-same
property and corporate level revenue and expenses. The Company also provides disclosure of NOI
excluding termination fees, which excludes both termination fee income and expenses.
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NEWS RELEASE
Regency For immediate release
Centers.

Laura Clark
S04 598 7831
LauraClark@RegencyCenters,com

Regency Centers Reports Second Quarter 2019 Results

JACKSONVILLE, Fla. (August 1, 2019} — Regency Centers Corporation ("Regency” or the "Company™)
today reported financial and operating results for the period ended June 30, 2019,

Second Quarter 2019 Highlights

= For the three months ended June 30, 2019, Net Income Attributable to Common Stockholders
("Net Income") of $0.31 per diluted share.

+ Second quarter NAREIT Funds From Operations ("NAREIT FFO") of $0.95 per diluted share, which
includes a $0.02 per share charge from one-time non-cash expenses.

= Year-to-date same property Net Operating Income ("NOI"), excluding termination fees, increased
2.1%, as compared to the same period in 2018, driven by Base Rent growth of 2.5%.

As of June 30, 2019, the same property portfolio was 95.1% leased.
On a trailing twelve months basis, rent spreads on comparable new and renewal leases were
19.8% and 6.9%, respectively, with total rent spreads of 8.9%.

+ For the three months ended June 30, 2019, total leasing volume of approximately 1.9 million
square feet of new and renewal leases, at blended rent spreads of 7.0%.

= As of June 30, 2019, a total of 23 properties were in development or redevelopment representing
a total investment of approximately $474 million.

» Subsequent to the quarter, Regency acquired The Pruneyard in Silicon Valley for a purchase price
of approximately $212.5 million.

= During the second quarter, Regency issued its annual Corporate Responsibility Report,
highlighting the Company’s accomplishments in key areas of environmental, social, and
governance initiatives. The Company was also recently included in the S&P 500 ESG index and
received a rating upgrade to A from MSCI.

+ On August 1, 2019, Regency announced the transition of Martin E. "Hap” Stein, Jr. from Chairman
and Chief Executive Officer to Executive Chairman, to be succeeded by Lisa Palmer as President
and Chief Executive Officer effective January 1, 2020. As part of the Company’s succession plan,
Ms. Palmer will vacate her role as Chief Financial Officer, retaining her position as President,
effective August 12, 2019, with Mike Mas assuming the position of Executive Vice President, Chief
Financial Officer, at that time.

« OnJuly 31, 2019, Regency's Board declared a quarterly cash dividend on the Company’s common
stock of $0.585 per share,

"I am deeply gratified to work with the best professionals in the business who have been the cormerstone
to Regency’s ongoing success in building a wonderful company,” said Martin E. "Hap” Stein, Jr., Chairman
and Chief Executive Officer. "Through this seamless transition, I have no doubt that Lisa and the team
will continue to execute on our strategic objectives and make even more progress on Regency's journey
from good to great, while generating total returns of 8% to 10%."
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Financial Results

Regency reported Met Income for the second quarter of $51.7 million, or $0.31 per diluted share
compared to the Net Income Attributable to Commen Stockholders of $47.8 million, or $0.28 per diluted
share, for the same period in 2018. The Company reported NAREIT FFO for the second quarter of $160.0
million, or $0.95 per diluted share, compared to $157.3 million, or $0.93 per diluted share, for the same
period in 2018. For the three months ended June 30, 2019, the Company's results included a negative
impact of $3.0 million, or $0.02 per diluted share, from one-time non-cash expenses related to straight-
line rent reserves for tenants where it is no longer probable that those tenants will remain in occupancy
for the duration of their current lease.

The Company reported Core Operating Eamings for the second quarter of $152.4 million, or $0.91 per
diluted share, compared to $150.5 million, or $0.89 per diluted share, for the same period in 2018, Core
operating earnings per share growth was 4.6% for the second quarter, when adjusted for the adoption
of Accounting Standard Codification 842, Leases. The Company views Core Operating Earnings, 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, as a
better measure of business performance as it more closely reflects cash earnings and the Company’s
ability to grow the dividend.

Portfolio Performance

Regency's portfolio is differentiated in its overall ocutstanding 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 offers critical strategic advantages and positions the Company to achieve its strategic
objective to average 3% same property NOI growth over the long term.

Second quarter same property NCI, excluding termination fees, increased 1.4% compared to the same
pericd in 2018, which was primarily impacted by the Sears bankruptcy and timing of reconciliations. Year-
to-date same property NOI, excluding termination fees, increased 2.1%, as compared to the same period
in 2018, driven by Base Rent growth of 2.5%.

As of June 30, 2019, Regency’s wholly-owned portfolio plus its pro-rata share of co-investment
partnerships was 94.7% leased. The same property portfolio was 95.1% leased, which is an increase of
10 basis points sequentially and a decrease of 60 basis points from the same period in 2018, primarily
driven by the Sears bankruptcy.

For the three months ended June 30, 2019, Regency executed approximately 1.9 million square feet of
comparable new and renewal leases at blended rent spreads of 7.0%. Rent spreads on new and renewal
leases were 6.9% and 7.0%, respectively. For the trailing twelve months, the Company executed
approximately 6.9 million square feet of comparable new and renewal leases at blended rent spreads of
8.9%.

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 source of funding, and supports the development and redevelopment program on

Regency
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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
and equity when priced attractively, 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

At quarter end, the Company had 23 properties in development or redevelopment with, estimated net
project costs of approximately $474 million. In-process developments and redevelopments were 89%
leased and committed as of June 30, 2019, and are expected to yield an average return of 7.6%.

During the guarter, Regency started one ground-up development project and four redevelopment
projects. The ground-up development project, Culver Public Market, is a 27,000 - square foot urban retail
project located in the dynamic high-barrier-to-entry Culver City submarket of Los Angeles, California. The
total project cost is approximately $27 million at a projected 6.0% stabilized yield.

As previously reported, Regency started the generational redevelopment of The Abbot, located in the
heart of Harvard Square in Cambridge, MA. The project will modernize and expand the iconic property
offering flagship retail and office uses. The total project cost is approximately $52 million at a projected
incremental 9.3% stabilized yield.

Propearty Transactions

During the quarter the Company acquired 6401 Roosevelt in Seattle, WA for 43.6 million. This multi-
tenant retail building is adjacent to the Company’s Whole Foods anchored operating property, Roosevelt

Square.

Subsequent to quarter end, the Company acquired The Pruneyard, a 258,000 square foot center located
in Silicon Valley for $212.5 million at a 4.3% cap rate. The center is anchored by Trader Joe's and
Marshalls and sits in close proximity to the West Valley's most affluent neighborhoods and technology
emplovers. In addition to the retail portion, The Pruneyard also benefits from three adjacent office towers
totaling 360,000 square feet and an adjacent 171-key hotel, which were not part of the transaction.

On a year-to-date basis, including The Pruneyard acquisition subsequent to the quarter end, the Company
has closed on $231.6 million of acquisitions and $136.5 million of dispositions.

Balance Sheet

Regency benefits from favorable access to capital through the strength of its balance sheet, supported
by conservative leverage levels with a Net Debt to EBITDAre ratio of 5.3x. This positions Regency to
weather potential challenges and potentially profit from investment opportunities in the future,

Dividend

On July 31, 2019, Regency’s Board declared a quarterly cash dividend on the Company’s common stock
of $0.585 per share, The dividend is payable on August 22, 2019, to shareholders of record as of August
12, 2019,

Regency
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Executive Leadership Changes

As reported concurrently with this release, Regency has announced the transition of Martin E. "Hap”
Stein, Jr. from Chairman and Chief Executive Officer to Executive Chairman, effective January 1, 2020.
Concurrent with this transition, Regency’s Board of Directors is pleased to announce that Lisa Palmer
will become President and Chief Executive Officer. As part of the Company’s succession plan, Ms.
Palmer will vacate her role as Chief Financial Officer, retaining her position as President, effective
August 12, 2019, with Mike Mas assuming the position of Executive Vice President, Chief Financial
Officer, at that time.

Additionally, to more accurately reflect their roles within the Company, Jim Thompson will become
Executive Vice President, Chief Operating Officer, and Mac Chandler will become Executive Vice
President, Chief Investment Officer, effective August 12, 2019,

2019 Guidance

The Company has updated certain components of its 2019 earnings guidance. Guidance for NAREIT
FFO is unchanged at the midpoint. The NAREIT FFO range has been updated to reflect the one-time
charge of $3.0 million, or $0.02 per diluted share, related to the one-time non-cash straight-line rent
charge. Please refer to the Company’s second quarter 2019 supplemental information package for a
complete list of updates.

2019 Guidance
AP figures pro-rata and i thousands, except per share data

Current Guidance Previous Guidance

Het Income Attrbutable to Common Stockholders ("Net Income™) $1.56 - $1.60 5141 -51.47
WAREIT Funds From Operations ("NAREIT FRD™) per diuted share $3.81 - $3.85 $£3.80 - $3.86
Same Property Net Operating Income ("SPNOLY) Growth excluding 2.0% - 2.5% 308 - 3,59

temination fees (pro-rata)

Conference Call Information

To discuss Regency's second quarter results, Management will host a conference call on Friday, August
2, 2019, at 11:00 a.m. EDT. Dial-in and webcast information is listed below.

Second Quarter 2019 Earnings Conference Call

Date: Friday, August 2, 2019
Time: 11:00 a.m. ET
Dial#: 877-407-0789 or 201-689-8563

Webcast: investors.regencycenters.com

vii
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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 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.

MNAREIT 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 on sale and impairments of real estate, net of tax, plus depreciation and amortization,
and after adjustments for unconsolidated partnerships and joint ventures. Regency computes NAREIT
FFQ for all periods presented in accordance with NAREIT's definition in effect during that period. Effective
January 1, 2019, the Company prospectively adopted the NAREIT FFO White Paper — 2018 Restatement
(2018 FFO White Paper™), and elected the option of excluding gains on sale and impairments of land,
which are considered incidental to the Company’s main business. Prior period amounts were not restated
to conform to the current year presentation, and therefore are calculated as described above, but also
include gains on sales and impairments of land. 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 on sales and impairments of real estate, it provides a
performance measure that, when compared year over year, reflects the impact on operations from trends
in cccupancy 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 FRO 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 Attributable
to Common Stockholders to NAREIT FFO.

Caore Operating Earnings is an additional performance measure that excludes from MAREIT FFO: (i)
transaction related income or expenses; (ii) gains or losses from the early extinguishment of debt; (jii)
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 (iv) other amounts as
they occur. The Company provides a reconciliation of Net Income to NAREIT FFO to Core Operating
Earnings.

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

Far the Periods Ended June 30, 2019 and 2018 Three Months Endad Year to Date
2019 018 2019 2018
Reconciliation of Net Income to NAREIT FFO:
Net Income Attrbutable to Commen Stotkholders & 517 47,841 5 14174 100, 500
Adjustments to reconcle to NAREIT Funds From Operations'';
Depreciation and amortization (excluding FFAE) 100,168 97,189 204,665 193,385
Gan on sals of operatng propensss (2,393) {2498} (39,463) (348)
Frovision for impaiment o operating propertes 10,441 12,440 12,113 28,4%
Gain {loss) on sale of land'*! ] . 1 -
Exchangeable operating partnership units 109 100 299 212
MNAREIT Funds From Operations § 160,036 157 324 £ 319789 322,244

Reconciliation of NAREIT FFO to Core Operating Eammings:

NAREIT Funds From Operations § 160,036 157,324 $ 319783 322,24
Adjustrents o reconcle to Core Dperating Eamings'':
Gain on sake of land'™! - (869) = (976)
Proviion for mpaiment to land - a3 - 93
Early extingushment of debt - 11,010 10591 1,172
Interest on bonds for period from notice to redempton - - 387 00
Straight Ine rent, net (505) (4,749) (4,674) (8,530)
Above/below market rent amortization, net (6,640) (11,378} (19,975) (19,801)
Dbt premium/discount amortization {459} (897} (%85) {1,795)
Core Operating Earnings § 152433 150,534 $ 305111 302,107
Weighted Average Shares For Diuted Eamings per Share 167 562 169 682 167 877 170,291
Weighted Average Shares For Diuted FRO and Core Operating Eamings per Share 168,312 170,032 168,227 170,641
{1} Includes Regancy's lidated antities and ite pro-rata share of uncomolidated co-immestment partrerships, net of pro-rats chare attributabie to

rancontrolling interests.

{2) Effective January 1, 2019, Regency prospectivedy adopbed the NAREIT FFO White Papar — 2018 Restatemaert, and slected the cpbicn of excluding gains on
walas and impairmants of land, which ame considered incidental to the Compam's main business. Prior paricd ameounts ware net restated to conform o the
current yhar presantation of NAREIT FRD, and thersfore include gaine on sales and impairmaents of and,

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.
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Reconciliation of Met Income Attributable to Common Stockholders to Pro-Rata Same
Property NOI - Actual (in thousands)

For the Periods Ended June 30, 2019 and 2018 Thres Months Ended Year to Date
2019 2018 2019 2018
Fiet Income Attributabie to Common Stockholders 5 51,728 47,841 § 2174 100,500
Less;
Mansgement, transaction, and other fues (7.442) |6.887) (14,415) {14,045)
Oither™ {8,355y (17,634 (27, 328) {31,807)
Pl
Cupracaton and amortEaton 93,589 89,105 190,783 177629
‘Gareral and adminstrative 18,717 16,776 40,017 34182
Orther operating expente, exclading provsion for deubtful sccounts 1,533 1,480 2,867 1917
Othar expense (incoma) 46, 206 53,925 7an 11277
Equity in income of nvestments in real estate excluded from NOT = 11,976 15,665 6,47 0762
Hart income attrbutable to noncantroling interests i 48 2009 1,554
= 208,914 703 415,634 413,659
Loz non-same prperty MO (4870 (7.908) 5,569) {14,153}
Same Property NOT L) 159,025 § 409 EES I, 536
Same Property NOL without Termination Fees § 0305 200,287 5 408 181 359,618
Same Praperty NOT without Termination Fees or Redevelopments 191 867 168,547 § 385072 377 224

{0 rcdes ity el il iracumreds ol e, ok off s wins,, e e ko mmurkond il o B, ot Toess, s e o olling infenests.

(2N e ackies. v INCH epairesees v ol cu e vl iiialier pew s, s s, bt ol el b, sl dvighl B ol g, albsown arwd Dedosy
o ol dveor RN, op i Lathon Jn im0 ELEEon, i st eaperee, i Foal esbale S and impsl e,

(3 Ichades rovwres and expormes afiy Butabde o Mo Same Propes By, Prajecs in Deselopment, conper afe o Bwifios, and nonconb ofing inder esis.,

Reported results are preliminary and not final until the filing of the Company’s Form 10-Q with the SEC
and, therefore, remain subject to adjustment.

Reqpency
ey e




Exhibit 9.2

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 $ 156 1.60
Adjustments to reconcile net income to NAREIT FFO:
Depreciation and amortization 241 2.4
Provision for imparment 0.07 0.07
Gain on sak of operating properties (0.23) (0.23)

NAREIT Funds From Operations & 3.8 3.85

The Company has published forward-looking statements and additional financial information in its second
quarter 2019 supplemental information package that may help investors estimate earnings for 2019, A
copy of the Company’s second quarter 2019 supplemental information will be available on the Company's
website at .RegencyCen om 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-Q for the quarter ended
June 30, 2019. 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
our 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.

#at#

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-locking statements.

Regency -
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(in thousands, except per share data)
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Year to Date
e 2018 2019 208

Enancial Besults

Net income attributable to common stockhalders (page 4) 551,78 #7541 $142,174 $100,500

Het income per diuted share 0.3 $0.26 50.85 5059

MAREIT Funds From Operations (NARETT FRO) (page 9) $160,036 $157,304 $319,789 322,244

MAREILT FFO per diluted share $0.55 5093 51.90 $1.89

Core Dperating Earmings (previously Operating FFO) (page 5) S152 452 £150,534 $305,112 £302,707

‘Core Operating Eamings per diluted share $0.51 50.89 51.81 5177

Same Property NOT withaut termination fess (page 8) 203,045 200,287 $408, 181 $399,618

%, growth 1.4% 2.1%

Operating EBITDAw (page 10) §168, 553 §167,616 358,072 $MWE 2T

Dividends paid per share and unit $0.565 %0.555 51170 $1.110

Faysit ratio of Core Oparating Eamings per shase (diuted) B4 T BLAY B4, 6% 627
Diluted shave and ynit count

Wisighted average shares (diluted)) - Net income 167,962 169,682 167,677 170,291

Wisghted average shanes (dilubed) - NAREIT FRO and Core Operating Eamings 168,312 170,032 168 X7 170,641

As ol As ol As ol As ol
£/20/19 A2/31/18 12/31/37 12731716

Capital Information
Market price par common shane 266,74 $5B.4T7 5018 L6805
Common shanes outstanding 167,555 167,905 171,365 104,497
Eschangesble units held by noncontralling interests 350 350 350 154

Common shares and equivalents ssued and outstanding 167,905 168 255 171,715 104 651
Market equity vahe of common and convertible shares $11.205954 59,837 840 511879231 $7,215. 718
Hon=corvertible prefiermed stock 50 50 kS $725,000
Outstanding debt 4,208,504 $4,241,758 44,115,588 %2,111,450

Less: cash (37.364) (45,100 (48,381) (§17,879)
et debt $4,171,140 34,166 556 54,068 207 52,083,571
Total maket capitalization $15.377,134 314,054 408 515 945438 35,634,289
Debt metrics (pro-rata; trailing 12 months "TTM™}

Net Debt-to-Operating EBI TDAe 5.3x 53 Sdx 4.4
Fixed charge coverage 43 4.1 4.1« 33w

Reqgency




Summary Real Estate Information Exhibit 9.2
June 30, 2019
{GLA in thousands)

S039/3040  HILN8  ARGUNME 2002008 LM30/3018

Purnbs o proparties 4 419 435 42 48
Mumbser of retsil operating propertes 410 408 14 415 417
Murnber of sarne proges s 401 0 199 403 406
Mhrnbsr of proparties i redimsiepment 15 13 1 “ 13
Mumber of properties in development 8 8 [ & e
Gross Leassble Area (GLA) - All properties 52,693 52,604 £1,568 53,647 s8,100
LA nchading retailer owned stores - All properties 56,761 546,692 5,710 58214 59,074
LA - Bitadl operating propertes 51,498 51,370 51,605 51,857 232
GLA - Sarne propertios 50,426 50,357 50434 50,516 51454
GLA « Progrties In rederelopment™ 7759 I 1927 1649 3
OLA - Progacties i devalopemant 975 1,014 1,018 1176 1184

GLA = Al propedtios 42,761 42,672 43,385 43523 44,053
GLA ine hudding retalber -crmed stores - All properties 45,849 45,760 47,650 48,113 49016
GLA « Ratad oparating propertes 41,776 41,555 41,519 41,949 42471
GLA - Sama proper ties 40,966 40,905 40,555 41,18 41,758

Spaces 2 10,000 5f 25,508 285,789 FLATH 25588 8,501

Spaces < 10,000 of 15,158 15,134 18,151 15,382 15437
GLA - Properties i redinekpment 2,176 1826 1,353 1482 1450
GLA - Properties in deve lopment 638 870 0 1,032 1040
% leased - All propertes 4.7% 946% 95.6% 95A% 95.0%
s hpasad - Retall aperatng properties $5.0% 95.0% 76.1% ¥5.9% 95.5%
% lnaged - Same properties #5,1% 95.0% 6.T% A% #5.7%

spaces = 100005 & 97.2% 97.1% W .1% 7.6%

Spaces < 10,000 of < 91,5% 1.5% 92.1% 24% 92.3%
Aversge % leased - Same properties = 95.4% 95T 55.5% 95.0% 95.0%
% commaenced - Same proparties 7 93.2% 93.5% o4 5% A 3,9%

Same property NGL growth - ¥TD {see page &) 5% 25% TA% 1% 4%
Same property NOI growth wishout termination fess - YTD (see page &) 2% 29% Ta% T Ty
Same progerty NOT grovth without termination s of redinvekpments - YTD (see page 8) 1% 6% 2% Zi% 4%
Rerit spreads - Trailing 12 months * [see page 20) 8.5% B4 8.1% TAY &%

(1) Reprasents antra conter GLA rather than redevelopment porbion onlly. Included in Same Proparty pool uniees noted othervise.

(2] Priee periods sdjurted for ourment Lame property pool.

[3) Exchades laases thal are signed but have rob pet commended.

(4) Retail operating properties only, Rent sreads are cadculsted on a comparable-space, cash basks for new and renawal lases sasouted.

Regency




Consolidated Balance Sheets Exhibit 99.2
June 30, 2019 and December 31, 2018

{in thousands)

2019 2018
{unaudited)
Assets
Net real estate investrments:
Real estate assats at cost % 10,878,303 % 10,863,162
Less: accumulated depreciation 1,656.527 1535444
9,221,776 9,327,718
Investments in real estate partnerships 465,455 463,001
Net real estate investments 9,687,271 9,790,719
Properties held for sale 15,106 60,516
Cash and cash equivalents 37,3684 45,150
Tenant and other receivables 157,883 172,359
Deferred leasing costs, net B1,183 B4,953
Acquired lease intangible assets, net 262,553 387,069
Right of uee assats'!! 205,084 .
Other assels 410,745 403 827
Total assets £ 10,047,180 5 10,944,663
Liakdities:
Notes payable §  2,994495 % 3,006,478
Unsecured credit facilites 683,970 708,734
Total notes payable 3,678,465 3,715,212
Accounts payable and other labilities 188,723 224,807
Acquired lease inangibée liabdides, net 457,657 496,726
Lease liabilities "' 223,959 -
Tenants' security and escrow deposits 45,527 57.750
Total liakilities 4,594,341 4, 494 455
Equity:
Stockhalders’ Equity:
Common stock, $.01 par 1,676 1,679
Additional paid in capital 7,622,529 7,652,683
Accumulated other comprehensive income (loss) (14,085) (927}
Distributions in excess of net income (1,309,278) (1,255465)
Total stockholders’ equity 5,300,841 5,397,970
Noncontrolling Interests:
Exchangeable operating partnership units 10,528 10,666
Limited partners' interest 41,479 41,532
Total noncontroling interests 52,007 52,198
Total equity 5,352,848 5,450,168
Total lakdlities and equity £ 10,947,180 $ 10944653

(1) On January 1, 2019, Regency adopted ASC Topic 842, Leases, Refer to page i. Disclosures for
additional detail on changes in financial statement presentation,

These consolidated balance sheets should be read in conjunction with the Compamy’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 June 30, 2019 and 2018

Revenues:
Lease income'!
Other property income'"’
Management, transaction, and other fees
Tokal revenues

Operating Expenses:
Depreciation and amortization
Operating 2nd maintenance
General and administrative
Real estate taxes
Other operating expense’’

Total operating expenses

Other Expense (Income):
Interest expense, net of interest income
Provision for impairment
Gain on sale of real estate, net of kax
Early extinguishment of debt
Net investment income
Total other expense

Income from operations before equity in income of
investments in real estate partnerships

Equity in income of investments in real estate partnerships
Net income:

Noncontrolling Interests:
Exchangeable operating partnership units
Limited partners interests in consolidated partnerships
MNet income attributable to nancontrolling interests

Met income attributable to common stockholders

(1) On January 1, 2019, Regency adopted ASC Topic 842, Leases. Refer to page i. Disclosures for additional detail on changes in

financial statement presentation.

Exhibit 99.2

Three Months Ended Yearto Datg

2019 2018 2019 2018
266,236 272,203 $ 543530 539,713
2,154 2,312 4176 4,347
7,442 6,657 14,415 14,045
275,872 281,412 562,130 558,105
93,589 89,105 190,783 177,629
42,759 41,851 83,397 84,367
18,717 16,776 40,017 34,382
73,506 31,541 67,661 61,967
1,533 2,799 2,667 4432
190,104 182,072 384,525 362,777
37,173 38,074 74,925 74,859
10,441 12,533 12,113 28,587
{442) (1,123) (16,932) (1,219)
R 11,010 10,591 11,172
{366) {564) {3,320) {602}
45 206 55,525 77377 117 757
39,562 39,415 100,228 82,531
13,128 9,174 43,955 19,523
52,690 48,589 144,183 102,054
(109) {100} (293) (212}
(853) {648) {1,710) (1,342)
(962) {748) {2,009) (L,554)
51728 47,841 § 142174 100,500

These consolidated statements of sperations should be read in canjunction with the Company's most recent Form 10-0 and Form 10-K filed

with the Securities and Exchange Commission.




Regency

Supplemental Details of Operations (Consolidated Only)
For the Perfods Ended June 30, 2012 and 2018

Rewenpes:

¥ B rent

* Retoveris from enarts

= Parcaniagk rent

*  Termination Fees

*  Uncoliectible lase income

* Omher kase noome
Straight ling rent on lsase incoma
Aovebalow mirket rent amortization

Libirish Iroc vl

= Other property incoma

Property marsgement fees

Agial management feg

Lemsing cormrnissions and ober fees
Manageenant, rarmaction, snd other fes

Tkl reveryes

Operating Expansas:
Beprecistion ard amortization | nchuding FEAE )
*  Dpaeating and mantenance
*  Ground rent
* Termination sspense
Straight line rent on ground rent.
Ay b low mMarket ground fent amer zation
Oparating and maintenance
Grods general b advint ative
Fhock Db £ aperia tion
Capitnlznd direct leasing compersation costs
L direct deveiopment ¢ on COsiS.
General & sdministrative, net
Lis oy chafarred compraation plan
General & sdmirdstrative
* Ridl estate e
Cfther iaperme
ol poshe
* Provision for doubthd accounts
Othwr operaking EEpaness
Tiokal cper ating expendes

Other Expense (Inoome):
Gross inferest spence
Crerivative amortization
Dot comt amor biation
Drelot. premn krnjfdiscount amontization
Capaniznd interest
Interest income
Enteresk experas, rat
Provision for mpakmant of oparating proporties
Provision for impakment of land

Gain on sabe of operating proper ties
Gain on sale of land

Early sxtinguishment of dabt
Mt rwastmant incoms’

Tetnl othes apsifve

* Component of Met Cpedating Income

{1} The change In value of parbcipant cbligations within Regency’s
administra

Exhibit 99.2

(in thousands)
Three Months Ended Year te Date
B fort fh ) it

§ 192884 191955 §  IEEIT1 380,297
61,767 58,591 122,900 118473
1480 L% 4,721 5044
1424 Ex 1,53 149
(580) % {1.445) =
2308 2,257 a3 4,583
500 5,167 5,115 9,825

[ %] 11,708 20,247 20,107
266235 272203 3,50 539,713
FAG 32 4,176 4347
31665 3,652 TAZR TAZD
1,760 1,604 155 3507
2017 143 1440 Lilw
7442 €,687 14445 14,045
P 1)1 S V.t — % N—-
93 585 B9,108 190, M3 177429
26,309 T4,84 15812

3139 2,909 6231 538
00 1,700 2] 1.7

445 L] 1091 a0

e 559 T5l il
42759 41,851 82,37 B4 IET
17258 17,959 18,050 3553
3958 4,014 T3 Bl

e {1,908) - (3.230)
(3459) {3,799) (7261} (7,6%4)
1711 16,265 6672 13800
LO%E 510 IS 573
igny 16,774 48,017 .
33506 31,541 67,661 61567
002 1,360 2945 1,797
(963) 100 [F=2 ] (.1

= 1,319 = 2515

1,533 2,79 2867 4432
190,104 182,072 3,525 WLITT
59 N3 720 4,635
2150 2,102 4,064 LF.
1,257 L33 58 2805
1469) (841) {1.000) {1,801)
(360) 11.971) (1,506) (41500
(4] {160) {647} (554}
ITATI IR0 74,925 T4 EE9
10,441 12440 (FREE] 2EAM

L 3 - 93

(425) {253) (18,932} {357)
[ ar) 3 (B62)

- 11,00 10,591 11472

(966) (569) {33200 (602)
— 6306  SRPas _ TALATY M

ron-gualified deferred compensation plan & included in Genesal and

kve xpense, The expense i offset by unrealived gains of assets held in She plan which & iIncluded in Net investment

Thesse consolidsted supplemental detalls of operations should be nead in conjunction with the Company™s most recent Form 10~ and Form:

10 Mol with the and L




Exhibit 8.2
Supplemental Details of Assets and Liabilities (Real Estate Partnerships Only)
June 30, 2019 and December 31, 2018
(in thousands)

MNoncontrolling Interests Share of Vs
2019 2018 2019 2018
Assets

Real estate assets at cost $ (92,320) {90,972) £ 1,369,962 1,379,264
Less: accumulated depredation (13,291) (12 400) 405885 415,256
MNet real estate investments (79,029) (78,572) 964,077 964,008
Cash and cash equivalents (2,621) (3,063) 16,059 11,806
Tenant and other receivables {3,103) (3,053) 24,384 24,855
Deferred leasing costs, net (1,292) (1,285) 14,345 15,008
Acquired lease intangible assets, net (909) {1,060) 12,271 14,970
Right of use assets'! (1,727) - 5814 -
Other assets (282) {559) 13,575 12,574
Total assets £ (88,963) (87,592) 4 1,050,525 1,043,221

Liabilities
Notes payable 4 (43,304) (43,739) s 530,039 533,973
Accounts payable and other liabilities {1,645) (1,624) 33,217 29,408
Acquired lease intangible liabilities, net {341) (397) 12,226 12,458
Lease liabilities'"’ (1,915) - 4,477 -
Tenants' security and escrow deposits (279) {300) 5071 4,381
Total liabilities $ (47,484) (46,060) 4 585,030 580,220

(1) On January 1, 2019, Regency adopted ASC Topic 842, Leases. Refer to page i, Disclosures for additional detail on
changes in financial statement presentation.

MNote

Nancontrolling interasts represant limited partners’ interests in consolidated partnerships’ activities and Share of Jvs
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.

Regency
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Supplemental Details of Operations { Real Estate Partnerships Only)
For the Perixds Ended June 30, 2019 and 2018

Revenaes:

s ronk
Romer i frofm tanants
Percentage rent
Teernination Feds
Uncollectible ase income
Other lease Income

Straight Sne rent on ke INoome

rLariEt rent

Lease noome

et properly Incerme

Asget mansgernent fees
Harageirant, I ansacton, snd ot e

Totsl revenues

Operating Expenses:
Dapraciation snd amortization (ncluding FRAE)

O BHNG AN Ma FREn s

Ground rent

Straighit in rent on ground rent

Above foelow market ground rent amortization
Cpedating sndl ManbEnaCE

‘Gross general & adminkstrative
Garsral & administrative, ret

Foeal eotntn thres
Other erponses

(Gain) loss £ sake of oper sing preperties
{Gain) lose on sake of lind

Total other @xpenss
* Cornponsnt of Net Operating Income
Hole

Exhibit 99.2

(in thousands)
Honcentrolling Interests Share of Vs
Ihees Months Eoded Yoarto Date Ihees Months Ended Yaarto Date
018 208 ek 2018 2019 2015 2019 2018

5 (2om) (1,853 (4,138) (3676} § Ifsis 25,981 § Snom 51,582
{531) (619) (1276} (1,265) BAM 8,533 17,001 17,132
. (&} (4 (&3] 21 288 909 =]
7 i E (L)) 47 W05 513 Ex]
(5} - ] = {111} : (215) -
LB {x2) (62) (L] ) 2 59z (3]
{a2) #1) {177 (10E) 57 113 1,072 155
(1] {11) [EL] {25} 253 49 511 509
(2.m28) (2.566) (5568} (5158) 35,930 35,558 72405 71509
[11] %) (4) 6} 16l 205 45 05

- = = {217 {£91) [559) 561)

. . . - 2 {291) (559) (561)

[29) {2571) (56700 (5157} 35,814 35472 72,051 713851
{E46) (Bo6) (13442} (1,228} TeR iR 16,257 1r9e3
{410} (360) (75} (758) 5376 56 11,063 11,365
{28) (2N (5%} {55} 116 - 203 168
{18 118} (32) 33) 0 - 247 =
2 {1} 2 {1} it ] 14 11
{454 (404 | EE5) ({17 R 13 11,527 11584
: = a2 73 190 111
x - -] -] 190 m
{406) [35) (8T {753) 4585 4,700 949 184
{14) {18 (3] {21} 6 213 550 315

= - L 5 o 1% ] 20
. {53} . {85) . 140 Z 225
[14] L] (M) (96 I2h T2 556 (1]
{1820) [1865) (308 (3923} LRk 20,060 3503 30443
{438) (#21) (848} (825) 6,085 ,063 1z23m 12156
(1] (B 1] (34 (L] 166 124 351 8

2 : : i 1 43 14 8
{456) [#58) (Lm0 [ 4] &261 6,250 12637 1249
2 (1568 7 (22,53 9

o = = 1 1 (114)
[456) [458) (L= [L54] L k] LIS [9,893) 12985

Noncongroling inberests represent imited partrers” nterests in consolidated partnenships” activibies and Share of s represents the Company’s share of co-meestment: partnerships”

activities, of which sach are Included on a gingle ine presentation in e Company s

Regency

francial
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Supplemental Details of Same Property NOI (Pro-Rata) Exhibit 99.2

For the Pericds Ended June 30, 2019 and 2018

{in thousands)
Thres Months Ended Year o Date
2019 2018 2019 2018
Same Property NOT Detail:
Real Estate Revenues:
Base rent s 210,837 206,700 L] 421,862 411,982
Recoveries from tenants 67,781 65,292 134,947 130,299
Percantage rent 1668 1479 5452 5742
Termiriation fess 14599 438 1,984 1618
Uncobectible lease income’ (623) - (1,289) -
Dther laase income 2,081 2,037 3896 4175
Other property incoms " 2228 2275 4,156 4378
Total real estate revenues 285479 ] 571,008 558,191
Real Estate Operating Expenses:
Oparating and maintenance 42,176 39,563 £2,925 £1,905
Termination expense 500 1,700 500 1,700
Real estate taxes 36 469 34470 73,313 B7 965
Grownd rest 2290 2232 4,605 4713
Prowision for doubtful accounts'™ - 1,231 - 2372
Total real estate cperating expenses E1435 79,196 161,343 158,655
Same Property MOT § 204044 199,025 £ 400665 399 536
¥ change 2. 5% 2.5%
Same Property MOI without Termination Fees 3 203 (45 300,287 5 408,181 399 61E
% change 14% 2.1%
Same Property HOI without Termination Fees or Redevelopments 161 867 188 943 3 385072 Errfres]
% change L5% 2.1%
Reconciliation of Het Income Altributable to Common Stockhalders to Same Property NOL:
Net income attributable to commen stockholders H 51,728 47,841 H 142,174 100,500
Less:
Management, ranssction, and other fas (7442) (6,887} {14,415) {14, 045)
Cither 0 (8,355) {17,634) (27, 32%5) (31.807)
Plus:
Depreciation and amortization 93,589 89,105 120,783 177,629
General and ad minstrative 18717 16,776 40,017 34,382
Other cpevating expente, excluding provision for doubtfisl accounts 1533 1480 2,667 147
Other expense (income) 46,206 59,925 7731 112,797
Equity in income of investments in real mstate exchuded from NOL' 11976 15,669 6.3M7 30,762
Met income attributable to nonoonroling intenests 962 748 2008 1564
ol 208,914 207,023 410,634 413,689
Less non-same property NOIL'™ (4,570) (7.998) (9,969) {14,153)
Same Property NOT 204 199 025 § 405665 399 536

(1) On January 1, 2009, Regency adopted ASC Topk B42, Learer. Refer to page |, Disciosures for additional detall on changes in fnarcial statement presentation.,
{2) Inchudes siraight-ing rentsl ingome and aspanes, rat of rierves, Sbove and balow market rent amartization, cthar Bees, snd roncontrelding inteests.

13) Inchudes non-NOT income and eepenses incunred at cur uncorsolidated real estate pertnarships, such as, but not Imited to; strakght-ling rental incoma, sbove and belovw
mwloat rent amaortization, deprecistion and amortization, intersst szperse, snd real sstate gains and impairments.

{#4) Incluchs revanuags and asparses altibutable to Non-Same Property, Projects in Developenent, conporate activities, and nonconiyoling interests




Reconciliations of Non-GAAP Financial Measures and Additional Disclosures
Whaolly Owned and Regency’s Pro-rata Share of Co-investment Partnerships
For the Periods Ended June 30, 2019 and 2018

{in thewsands, except per share data)

Exhibit 99.2

Three Months Ended Yeario Date
2019 2018 2019 2018
Reconcillation of Net Income to MARETT FFO:
Het Income Attributalile to Comman Stockholkiens i 53 47,841 142,174 100,500
Adjustrments b mooncile i NARETT Funds From Operations’':
Depreciation and smortization (eachading FRAE) 100,168 7489 204,565 193,386
Gain on sale of operating properties (2.393) (245) (39,463) {348}
Provision for impairmaent to operating properties 10441 12440 12,113 28 404
Gain (loss) on sake of land™ {17 - 1 -
Exchangsabla oparating partnarship units 109 103 el 212
MAREIT Funds From Opera tions § 160036 157324 319,789 22, 2
NARETT FFO per share (diuted) § 093 0.93 150 189
‘Waighted average shares (diuted) 168,312 1Mm032 168,227 17,641
Racanciliation of NAREIT FFO to Core Oparating Earmings:
NARETT Funds From Opesations § 160,03 157324 1%, M9 224
Adjustrants to meorcila to Core Opersting Earnings’™:
Non Corparabie Iterms
Gain on salo of land ™ . (B89) . (978)
Prevision fer impairment to land 93 - 92
Earfy extinguishrment of debt 11010 10,581 11,172
Irtarast on bonds for pariod fram notice to mdemption - ®7 00
Crrtain Non Cash Tters
Straight line rent, net (505) (4,749) (4,674) (8,830)
Abovabalow market mnt amartization, ret (5,640} (11,378} (19.975) (19,801)
Dabt premium/discount amortization {455} k] (266) (1,795}
Core Operating Eamings § ISE.A‘J_I 150,534 35112 NE?\I‘?
Cone Operating Earnings per share [dilubed) 5 0.91 089 181 177
‘Waightad svarmge shares (diluted) 168,312 170,032 168,227 170541
Additional Disclosures:
Other Non Cash Experse’™
Darivative amortization § 2150 2102 4,264 &, 204
Dabt cost amortization 1445 187 2,899 1,76
Stock-based 3951 4014 7,903 8,13
Other Non Cash Expense 5 7 546 7,533 15 066 15,126
Maintenance and Leasing Capital Expenditures ™'
Tenant aloveanca and landiord veork H 14,749 13,755 23608 4, 204
Buikding improvemants 5392 517 74038 8,600
Leasing commissions’ 2,518 4,091 3812 6,083
Capital Expanditures 3 22650 FETED 34,458 EE

1) inchudes Regency’s consolidated ontities and its pro-rata share of unoorso bdated co- ivestmont parnerships, net of pro-sats share alfsibutable to

nsneget ol nberists, which can b lound of page 7

[2) ESpctive Lanswy 1, 2017, Regondy geospectively adopind the NAREIT FFO White Papsd - P01S Restatement, and lecied T option of excksding gairs. on
malees and impair menits of Land, which are corrsidered inciderdtal bo Bhe Companyg s main business. Frios posiod amounts were mof iestaied by confonm (o e
cunvenil pean proseciation of NARETT FFO, and theselore ndhade galns on sl and impasl ments of Lind.

(1) I hodes Begency’s oomolidated eniites and its pro-raba share ol uncorso bdated co-ivestment parserships.

[4) O Marmiawy |, POLD, Rogency adopbed ASC Toph: B4F, Loy, undey which ron-contingent. rtermal bassing coals can e kengen be capRalied,




Exhitit 99.2

Reconciliations of Non-GAAP Financial Measures and Additional Disclosures (continued)
For the Periods Ended June 30, 2019 and 2018

(in thousands)
Three Menths Ended Ysar to Date
2019 08 2019 2018
Reconciliation of Net Income to NAREIT EBITDA re:
Heat Income % 52 650 4B 589 5 144183 102 054
Adjustments & meconcile to NAREIT EBITDAR"":
Interest expense 43,678 44,9649 88209 87,002
Income kax expenge a7 = 210 =
Depreciation and amortization 101,357 ag 297 207,040 195,612
Gain on sale of operating propertes (2,393) (246) {39.463) (348)
Provision from impairment o operating properties 10,441 12,440 12,113 28,494
Gain (loss) on sale of land {17) - 1 -
NAREIT EBITDAre 205813 203 54 s 412293 413,714
Reconciliation of MAREIT EBITDAre to Operating EBITDAre:
MHARETT EBITDAr $ 205813 203 544 $ 412,293 413,714
Adjustments to mconcile to Operating EBITDA"";
Gain on sale of land" - (869} - (97)
Provigion for impairment to land . 93 - 93
Early estinguishment of debt - 11,010 10,591 1117
Straight line rent, nat (571) {4, 774) (4.819) (8,904)
Above fbelow market rent amertization, net (6,543) {11 388) {19,993} {19,825)
Operating EBITDAre $ 198,593 197,616 5 198072 395,274

{1} Includes Fegency’s consolidated entities and its pro-rata shane of unconsolidated co-investment partnerships.

{2) Effective January 1, 2019, Regency prospectively adopied the NARETT FFO White Paper - 2019 Reststement, and alected the option of sxcluding gains an
the sales and impairments of land, which are conidensd incidantal te the Company’s main business, Priee period amounts were net restated to conform te
the current year presentation of NAREIT FFO, and therefore include gains on sales and impsinments of land,

Regency




Summary of Conselidated Debt Exhibit 98.2
June 30, 2019 and December 31, 2018

{in thousends)
Total Debt Cutstanding: e i2/31 18
P Ppaabsle:
ool ratn moe bijage bars % A0 aE,M3
Vowlable-rate morhpage ke EPAT ] e
Tt rate urveerured public debt LEILEIG 2 26, 357
Flueed ot srvsesur ed pehate debl 1A 185,563
Ui crocht B ties;
Revohing line of credi 1 20,00 145 000
Tiwm Loas S0 1900 I
Tolal 3 B TEAGS p BT
Welghtad Average
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Schedule of Matwities by Year: Paymients Matus itis Hatuities ' Total Hatuiities
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2000 187 Funra poistiii] 350,361 2%
2021 11,50 6,251 - &7 B0 At
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2023 LLTerR 53,075 3 A5 L
2004 530 B8, 2 0,000 HIEa I
2025 47 50 000 254 07 1
20 440 5000 Fotetiii] A A%
2087 R ms 25 000 M2 Ihfe
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=10 peas SATY HY 125 oy TH g 4%
Lo tiond deb i prosmium§ discouni ), et ol BRuree oosts 4& (3 587) [ X-r0h)
5 % ma 3% 35 TEAGS L
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¢ 4 Walghted A s Effective Tnbesest Rate:
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Loy

Seuredd Dot - F i Rote Mortasgee Lss
Mt Bk

CLFA Mugal rsuraros Soclety

Paiw Yiork Lite Inauranos Oompany

‘Wl Farge

Joffuryon Fiot

Jobn Marcock Life Ireurance Company
Wielis Farge

O Bark

St Form Life Irsuranes (omparsy

e ican Unibed Life Insurarce Compary
O Bari

Gerwerth Life freurance Compary
Progindil [reuranoe Company of Amarea
Graaf-West Life & Annuity Indurance Co
Mibogeiten Ly Iniuranos Company
PR Back.

Few Yerk Life Fsrance

Mew Yerk Life Feurace

Conne ot Gereral Life Ireurance Company
City of Rilirgwond

Riarstar Lify rsarance Compary

A Life Insrarce Compary

Ppdas Lriod Bk

of Consolidated Debt

Summary
B of June 30, 2019 and December 31, 2018
{in thousands)

Contechul Elleciie
Collofersd Balg [P
Wk Plas L
Ol Comers 6.5%
SriEes Pt Maralpleis 1AW
Lty Commoni 5.5%
Ericigaball TN
Kirkwood Comeora P
Hirmigtt | 4.4%
Bilach: Ruock: Shoppeneg Center 1E%
Tach Rlkcign Cander 5.6%
Weaport Placa 1.5%
Erickmak Troggre Conti 3.2%
Memrrs, Ookbrook & Tressurs Comsd &5%
&5 Cramrnrs Town Cenbar 35
Erwin 5 e 18N
Wty Flara 3E%
Folmcay Flata 4.1%
0 S Tomny Carier G
Vo' Circhs Center 5.2%
Copps Hl Faza &%
Sheipw at Mrs Vets 0
Sy Danber West 0%
iy Ferstiand b
Thes Vilagw Cienier 5.37%

Lramartised oremiums on sesamed debt of atquined properties, net of S oSl

Tankal Floobark Pl MAOPT QA0 L Oalrs

wsecured Dot
Dbt O (1022120
Dbt Oeffaring (3/36/14)
Dbt Ceferiry (171150
Dabh Plazoment {5/11,/2006)
Dbt Placemisn (8/11/2006)
Datt Offering [ LATT)
Dbt Oferineg (1518}
Debt Cffering (171 7/17)
Dt Offaring [HE/19)
T Lean
Tarm Loan
Ruobang Lin of Credit
Dt Ofering (107100
Lo ting<d bt G Rl Bl sl o8t
Total Lnsoouned Db, Mot of Discmnts

iorliatoles b Mortosoe | oo
PR Bk
o Bark, MA
Lramerting<! chsbd i o 8 R (oslk
Total Varidie Rate Morbgage Loans

Teaad

e Al [t
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Fluachriarte ursduned
Fhosd-rate ursered
Fimd-raie urss-ored
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Finicrats Urgsoured
Flandrate urdetunid
Fipchravie ursscured
Fichrivtes ursssouresd
Flid-Fale uassuried
Fiwnc-rate ursecured
Varibieralo urascured
Fimschrate urescuned

Markat o Coringuodads Wiage
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Summary of Unsecured Debt Covenants and Leverage Ratios

Exhitit 99.2

June 30, 2019
(in thousands)
Outstanding Unsecured Public Debt: Ovigination___ Maturity Fate Balance
1025112 11115022 3.750% ) 300,000
0516114 V615024 3.750%: 5 250,000
[ THE 110125 3.900% H 250,000
LR b oafuifzr 3600% § 528,000
(1] 03/15/28 4,125% H 300,000
TR E 020147 #A00% 5 425,000
DFELT 0315049 4650% § 300,000
Unsecured Public Debt Covenants: _ Reguired 331719 3118 @i30/18 /3018
Fair Market Valse Calculation Method © s
Total Cormolidated Dbt to Total Cormolidated Assets = 5% % % =B 2%
Secured Consolidated Debt to Tobal Consolidated Astets = 40% A A e 5%
Conselidatad Incorme for Debt Service to Cormlidated Debt Servica z 15 5.4 5.lx 5.0 50
Unencumbered Consolidated Astets bo Urnsecured Coneolidabed Debt 150 % 7% I 363%
Ratios: 6/30/19 3731119 12731 /18 9/30/18 6/30/18
Consolidated Only
et debt to total merket capitalization 24.5% 24.9% 2% 250% 26.4%
et Gabt to neal estate sssets, Defore depreciation 321% R.1% I22% I% 330%
et debt to total ssets, before depreclation 29.0% 20.9% 295% A% I0.1%
it debt to Operating EBITD A - TTH A 4T EE- Ex 5.0%
P charge coverage S0 4.5 EE- 4.8 4Bx
Trfier st cinver e 54z 53 5.2 5.2 5.2%
Ursecured pssets b total real estabe aepets. B, 0% 0. 87.8% a7.8% 5.7%
Urescured NOT to kotal MOT - TTM 90.0% B9 1% 59.9% E3 A% 0%
Urnncumbared ssets i unsecired debt 301% 296% 300% 301% 95
Tctal Pro-Rata Share
gt cebt to total market capitaization 21.1% 26.9% 29.9% 1% I5.0%
et bt to real eetate ssats, before deprecition 34.0% .0% 2% A% .0
et dabt 1o total mssets, before depreciation 30.6%: 30.7% I.I% 31.0% I6%
et debt to Operating EEITD Amw - TTH 5 53 5.3 54 56K
e charge coverage a3 420 43 4,0 41z
Irﬂ'-ttln'* AT 485x EE- 3 4.6 #.5x

{1 )Fer & complete Bating of ol Debl Covenarts relited B i Compatyh Sendal Linsscunid Hobis, o8 wall 58 definetiars of e abowe terims, plaais féler 10 the Company's Sings wih B Sadunite

e Enrhandi COMMELon

12} Dbt coverant deciosune B In ameans due B cumend Quarier caloulations Deing depencdent on e Cormpany™s most recent Farm: 10-0) or Form 104 fiing

Regency

Centars,

13




Taolal Debt Cutstanding:
Mortgage loans payable:
Fimich rate seoured loans
Wiar skl rade pecurad koars
Ursssroured or echE Facibbes varisbils rats
Total

June 30, 2019 and December 31, 2018

Summary of Unconsolidated Debt

{in thousands)

Exhitit 99.2

63019 13731718
5 1,460,752 5 1487530
111,861 Bz ARD
19 635 19,635
5 1592247 § 1,609 64 7

Weighted Average

Scheduled Contractual
Principal Mortgage Loan Unsecured Begency's Pro Rata Interest Rate on
Schedule af Maturities by Yeasr: ¥ Ma Maturities Total Share Maturities
019 H s568 % 103§ - 5 19,879 5 6103 7. 2%
2020 17,043 335,169 . 352,212 114,234 5.4%
2021 11,048 269,42 19,635 300,625 104,275 4.5%
2022 7811 170,702 - 178,513 GEALT 4.4%
2023 2,589 171,800 . 174,597 65,094 4.5%
2024 1,513 1,680 35,203 14,160 3.9%
2025 1,339 162,000 - 163,339 43,380 3.6%
2h 1,145 79,285 - 0431 12014 3.0y
2027 1,078 115,000 . 116,078 13 3.6%
2028 29 LA - 63,373 12,008 4,35
=10 Yeas 2,064 115,497 - 127,561 33,512 4.2%
Unamor tized debt premium)i{discount) and
susncn coits <! 2 (9570} - (9,570} (2.898)
5 58 827 5 1,515 085 5 19,635 k] 1,592 247 5 530,035 oS
e of Total Debt: 6/30/19 1234 /18
Faud 9.7% 92.4%
Variable 8% 7.6%
Current Contractual Interest Rates:"
Fued 4.5% 4.6%
Varishis 4.7% 4 5%
Combired 4.5% 4.6%
Current Weilghted Average Effective Interest Rates:™
Combéired L LR
Averade Years to Maturty;
Fized 45 4.7
Warishis 1.1 LE

1) Interestrates are ckulated os of the quarter end.
(2) Effective interest rates are calculabed in acoordance with US GRAP, as of the quarter snd, and Inciude the impact of debt premiumy{discount) amiortization, lssuancs cost, amortization,

Interest rate swaps, and facility and urused fees.

14




Property Transactions Exhibit 99,2

June 30, 2019
{in thousands)
Aoquisitions! ™
hted
Co-investment Partrer Regency’s Share of mup
_Dats Froperty ame (REG %] Markst TomIGLA__ PurchissPrics  Rats Anchor(s] "

Fabe19 Moo Merket Sastth, WA 21 #15,500

Toul N E——" N N
DsposiBons:
Weighted
Co-investment Partner Regancy's Share of M-u Cap
Date Property Hame {REG %5} Market Total GLA Sales Price Anchor(s]"

Jan-19 dghbum Ferm Harket Center skiam, Wi 92 $30. 850

o Saton Rouge, LA m s174% Big Lots, Office Depot, Fanst Ftnass, Do Tres, Party City

Tatal 1016 $135 500 758

{1) Rataidors: in parenthesic s chadiow anchor and not a part of tha owned proparty.
{2) Subsaquent o guarter and, Fagancy scquined The Pruneyard & 258,000 square foot center bocatad in Sdoon Yalley for $212.5 million at & 4.3% cap rate.

Centers, Supalsmanl pdoreatien 15




t and Red

¥ of Develop

June 30, 2019
{in Shoumands)

Exhibit 99.2

F P et i
Shiging Ctiter [Estimated Pioject BEG's Estimated Met  Shof Costs  Stabdlired
Hakel, Sngio Al Teasol, B Saleaied Somwnitted Peleal  Sewlcikn Ergleh Comts, Ligld
ey Public Mkt Lis dngeles, CA Urbarepme L L e QEEE EET pron ] % LRl
Canyhoren Crdwrsn ' Richwmond, V& Puibii o L) Bite CH-HILE mEL 25580 L ¥ T
T Villiger 2 Hhriton s Like Tiergais, FL Spemits. n 5% e CH-MILE am 2FHE 1% B
Sl Blocks 11 Beatte Wk P Community Makets B West 1] El% Hi%s Q-2 bl b e L b
Haine
Pt Fard Rugeighi, N Wi i% % Wt G-I Mg s % 70
Pty Farm hicaga, 1L Wk Foods, o delom Rk & % % ares Qrane e 104,34 L 65
Lo
P et Plas Miamd, FL Wi 1 oods [ Target} b 2% OFe Qi-Er =g FLoS: 5 ¥ B%
Thee Village oo Rivonvione Hosdon, TE Froge pL 3% 2% fed ] Mg FEM b ] Bt
s LE Lo S HELERS LHL ] 1%
Ir Piotess B
BEG Estimated
Eheping Conler b Leaked & Estimated Profect  Incrementsl Prodect  SoofCosts  Sabilized
Bakel ShgsoulAchor Tenaol, A Slemed Souwotied SuoledBel  Ceclim Sanla, lodsred Lsld
Tha Alsbot Boslon, MA Rl Of e LS. L) L] ] QE-A9 mzl 330 L) 11
Tisilhy Fiahges A, T HER B Pisback 204 Lo s Q-G 03 1E 504
Planlort Cormmen {leercon Moka, 0 ban iy By i ar: % it - i R1e3 ] 1% L
Font ¥ Mo, DO Wit Foods 4 Gl% Ti% H-FITE = wrm L) B
Wralke Plaa P 11 kil FL Witk e A&l e Tty G- IEE M 14,607 e 8.
Bicminglade fgare Vg, L Pk, LA Filnoss a5 i e QFEE mm TR i Wit
WL Properties. (where estmatod ViU Vs 150 i 9% FILTr L iM%
{incr emendal cosis e e than §5 Hilion ]
Subtotal B sdevelopmants L7 L 0% s1919 1% B4
[Tl i Proces Drloprmmits el Tedrorbommemis i BT 2 SATIE0T a6 TEE |
Iichgs S s Chn el 50 P Crovmeie Markel & hae s [ 1E LT FEETT T B, M
- I g (= n P DI FAT11L i Sy B
iLm&mmmw Wb Wiwious e Ll e 1T 150 e EE
e cenivalal covts. ime e than §5 Millen)
B 4 g 230 D R 33840 B2 5B
[Fotal Brlogm et e B = EE asas £ 530,560 2 EE
* i Brioes Bedewcpmer ) rolare dermicrion ednekgpeent, §arshrreie [Fopd anderoes whees oues Botage i adied Fropch s nduied in same propes iy MCL uriss of erene roosd
SRy Frérudad bt GRRE Sroped Sy, s 53080 pimrest and cvrfead cptaimion, e {04,770 b Cmeicpeers Tnrooms w a e e Tl swd yieid o £ 6. o 100, (47 Ry BaSvaigomnes oo msh o emafed roneesrtn i
kol 7 7 Pt of conts e i £ K Cipvbcpmeents il K r Fudmsicprmer s b Frooeia
N Rorbec Puaganey's shars o Exsmabnd it Cimmicpommnt Comis Afer IV L M £ TR oy et
£ Retba Fusgany's share of Esgpwaied doet Deab gmert oo dfter I BUvDLE & 5, 9% roncorioling wieres
{Ti frdecm Rengency's Srore of B Hed Deesipewent Cous afier I Buynut 0 SPm nonoon o sapress,
PRt i e a0t ks s and non s par of e ossned prope
Picke 1401 therm e e, in Devmicpreeert il AT st 125 DomasbiperE Complebis ok pof 1k s e boer noiod st i Conponends of 1808 4 page 10
Regency
Centers, Siaprabarey iien 16




- Pevel .
y of Develop and Redevelopment Exhibit 99.2
June 30, 2019
(i theusands)
[} red
Shopping Cenier
Market Lrmcer/Anchor Tenanl ] Description

Cubver Public Marke? e Angaies, CA rbannas w Lecstad i Voot LA Paghebarmier -0 anlry Brade anea, cymamic cenked o be snchoned by &
et huall coneapt with addiionsl infine netsl dhops.

Carytown Excharge Bchrrond, Vi Publiz ) Inone of Richmond's most desirable historic neighborhosds, te includs Publix on an elevated
platform ower parking and ackizional retadl fronting Cary Sreet.

(Thee 'Village st Funter's Lokir Tarmps, FL ot Tz Misrchune progect s ounded by 250, separstely comed multifamilly wndts. in the groving
mabrmariat of Bew Tampa, snchoned by nebural and orgenic groos! Sprouts with addtional retsl,

|Ballard Biooics 1T st WA POC COPTITLINY PArimts & Wt 14 PSR [OMCE N & WP AN, UFDan nesghinrrond In Sentte, B nCiue SRECISTy grocer POC

Harra Community Markets with additional retad and office/medical use terants.

| Hackorwr East Ealwigh, NC ‘Wagmars (S Dbl Iocation with direct access (o dosrionn Ralsigh, & inclle Wegrmars find stone
Perth Carclira along with addtional retal,

{Mallady Farmm Crieags, 1L ‘Whls Foods, Nordetiom Pack & 59 Dorviruaet fegenal conbir oatid in o7 #ffund aborb of Chicge and arehored by & bait-n-

RET cloid o and ofhr arehard, with B wakosbls, dxperintial Lyt sdiscent b 260 nofroened
lumury ape tments.

| PracTirst Placa M, FL ‘Wihcl Foods bl Lecated i on of e best st of Hami and widehy regarded &5 ons of the mest
desirable residential communities in Mami-Dade County and anchoned by Whaole Foods and
sccitiorulretad.

Housto, TX Krogar 167 Liocated in are of Fouston's fastist growing master planned commuries, snchaned by Koger
o] aackdiional retad,

a7s
Shooging Center,

Market [5T ) Dsscription

licmton, HA Rl {Office usery (-] Grus stzral anc of historl bulidings in the heart of Hareerd Sgquare
ke nitoid ol progict with retsd and office,

Auntin, TX HEE & FInstack Fill Dormoiish vacant 21K 5F reted buliding and corstruct 496 5 et bulicing for Pratack, a
premiar antarinnment venue.

Hiarket Common Clanendon Hetro, DC Lipnury Siress: Uses L] Reconfiguration of vacant office buliding into & 130K 5F modern, mixed-wse bullding anchored by
& by Tiness chub user; office building will offer 8 modern Ird and 48 floar offios space, in
addition o retail on ground Nicor,

Pont 50 Hatro, DC Whole Foods a8 Cusraodish existing center and construct 306 SF Whols Focds, and 1850 5F of shop space.

{Pabio Plara Fh 0 Jacksorwide, FL ‘Whoie Foods: 151 Rosconfiguration of Office Depot box for Whiolke Foods; Offios Depolt melocalon; aoquine and lease
b restourant pad; mouire oty parcel B o rrleas, Lo s
rarorations Snd SR enharaTents i clnbe

| focrrmrgclele Souec Tamps, AL Pubslic, LA Fress F2 Reconfiguration of the formmir Walmart ipace ko She relocation and epansion of Public and
HCHE contric; Backliling i formed Public Dos wiith LA Fitreis; comiructon of an addtonsl 14K
SF el ahep baailding; lacade rercvalions. s erfanoeentl Lo Nemaining ol

{\Varicus Properbes Varios Varkous 1,558 Warious properties whars estimated incemental coste ane lees than §5 Millan

Subtotal Redevelopments 1758

lenmmwm 373

Regency
Centers,

wForratien i7




Summary of Select Operating Properties with Near Term Redevelopment

Exhibit 99.2
June 30, 2019
{in thousands)
|Salect Cparating Proparties with Mear Term Radevelopmant?
BEG's Estimated
Shooping, Incremental Profect

Ehegping Center Name Santer GLA b Leaged Sosts Rsssdption

Harcock Austin, TH 410 540, 202021 35,000 - 545000 Transformative redevelspmant of former Sears space into retsd and non retail uses, including potential
expassian of HED, Ao, medevelipmant of Sears sutn canter b sccomemodate strong dermasd for retail
ared pon-ratal in this desirable infill market.

(Gateviay Maza at Aventura Miami, FL -] L froaf el § 510,000 - §15000  Locabed on Bcsyne Boulevard in & wbrank sub-market of Miami, will ar-down and rebuild or
redevelop existing bulding (prior Babies B Us), with potential to bring a specialty grocer to the center
ared dersify with sddition of ratad,

Wt Shopping Canter Bathesds, MD w0 W 20192020 $110,000 - $125.,000  Geuenry anchared thepping conter transformed into Bet-in-class mix of s with retail anchand by
Gaarit, mult-famdy, ard townhomas, Partnening with bast-in-cass residantial developars for construction
of multi-family snd toswnhomaes that will start in & later phase. Estimated incremeental project costs
mdude Regency’s non-retail co-mvestrmant.

Semamonte Phase I San Francsco, CA 107 7% 20192020 F50,000 - 560,000  Additon of new retall that will sugment the evolring chands i d by
development of new hotel by a bestein-class developer, at this .lm|l located Just ostvide of San
Francisco in Daly Ciy.

Tewim and Country Cantar Los Angeles, CA i 1} A 20207202 §20,000 - §30.000  Radevelopment of vacant formar K-Hart box with now retsil snd 325 mid-rise apartmants on & ground
hu Costs reflect incremantsl investmant for retall redevslopmant. Regency's total investment,

W - couks 4% a7 ankap “|Mhﬂm|ﬂﬂ]ﬁ‘mﬂlrﬁlmﬂ
6%+, Extimated invastrant from msidensial divelopar, autiide of Ragancy's istenent related & the
rutad portion, ks expectsd to b in sxcess of $100M,

Corsta Vierde Zan Diega, CA 15 B5% 202172022 175,000 - $200,000 Large-scale redevel of existing sh canter with addition of retad, offics, hotel and paring
garage; adjacent o new bramsit station.

B I Sz Viekd EY BRI

“Gabeartion rgfis: ts Prati il UNCer SBATING GPEFEEING Y EpOrtiEL W st 1T FEORVEpeEnt Tat i within spprasimally 24 montha. Selsction 008 not INGOonsts 85 Dirs I SpporiLTities
Mode: Soope, sconomics and tming of desdloprment snd nedeveiopemient program and projects could change matisly from sstimates provided.

Regency
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Investment Partner and

State of Oregon
(v, W-C2)

{v-cov)

GRI
(IV-GRI)

CalSTRS
{v-RC)

WYSCRF
(JVENYC)

usaa "
{Iv-usa)

Publix
(o)

Individual Investors
(10}

Unconsolidated Investments
June 30, 2019

(in thousands)
Number of Total Total Total
Properties GLA Assets Debt
20 218 527013 § 245,979
1 558 497,358 50,847
1 2,777 64,071 305,826
] 8,914 1,635,856 919,383
[ 503 109,083 10,370
& 1,152 7547 132,229
7 653 58,065 103,956
2 211 26,463 =
& Bs5 407,71 120482
117 15,200 166,820 1,502 247

Exhibat 59 2
Regency |
Owmership Share Investment Equity
Interest of Debt 6/30/2019 Pick-up
20.00% s 49,196 % 48857 % 1,571
30.00% 17,954 10,940 550
40.00% 367,753 182,485 21,0m
25.00% 2,592 23829 2,964
30.00% 39,669 53646 636
20.01% 20,800 (3.754) 479
S0.00% - 13,084 736
18.38% - 50.00% 0075 130645 155977
$ 530639 % A6L,741 % ﬂ;'E

(1) The USAA patnership has distributed procesds from debl refinancing and réal estale sales in excess of Regency's carmying value of its investment resulting in a negative investment balance, which is classified
within Accounts Payable and Other Liabililies in the Consolidated Balance Sheels

Regency

Centers,




Leasing Statistics - Wholly Owned and Regency's Pro-Rata Share of Co-investment Partnerbdpit 99 2
June 30, 2019

{Retail Operating Properties Only)

Leasing Statistics - Comparable
Tenant
Weighted Allowance and
Leasing GLA New Base Rent Spread Avg. Lease Landlord Work
Total Transactions  (in 000s)  Rent/Sq. Ft Yo Term i5q. Ft.
nd Quarter 2015 71 1,891 ] 1944 F.0% 53 £ 3495
15t Quarter 2019 240 1,075 2205 5.58% 53 4.01
sdth Quarter 2018 379 1,968 2336 9.3% 6.2 4.87
3rd Quarter 2018 3495 1,924 2198 10.1% 63 4.21
Total - 12 manths 1,285 6,858 & 21.66 5.9% 5.8 5 4.29
Tenant
Weighted  Allowance and
Leasing GLA New Base Rent Spread Avg. Lease  Landlord Work
Hew Leases Transactions _ (in 000s) Rent/Sq. Ft % Termn /5q. Ft.
Ind Quarter 2015 92 227 5 26.93 5.9% 6.8 5 24.12
15t Quarter 2019 53 183 2841 13.2% 8.1 25.57
4th Quarter 2018 85 399 21.89 22.5% 9.8 24.45
Zrd Quarter 2048 g8 302 24.29 35.2% 10.6 24.51
Jotal - 12 manths 319 1,091 § 24.76 19.8% 9,1 5 24,55
Tenant
Weighted  Allowance and
Leasing GLA New Base Rent Spread Avg. Lease  Landlord Work
Renewals Transactions  (in 000s) Rent/Sq. Ft Yo Tirm I5q. Ft.
2rvd Quarter 2019 279 1,663 ] 1837 7.0% 51 5 1.09
st Quarter 2019 187 92 21.04 7.9% 4.8 0.59
4th Quarter 2018 293 1,569 2365 7.2% 5.5 1.00
3rd Quarter J018 307 1,622 21.55 5.9% 5.5 .39
Total - 12 months 1,066 5,766 3 21.13 £.9% 5.3 5 0.79
Tenant
Weighted  Allowance and
Leasing GLA New Base Avg. Lease Landlord Work
Total Transactions  (in 000s)  Rent/Sq. Ft Term /5q. Ft.
Ind Quiarter 2015 435 2,234 $ 20.22 5.4 5 6,50
15t Quarter 2019 280 1,217 211 5.7 T.36
4th Quarter 2018 426 2,258 23.30 54 7.24
3rd Quarter 2018 445 2,336 19.53 6.8 4.98
Total - 12 months 1,566 B,045 2114 6.1 5 6.a1

Notes:

* Al samounis reported A execulion,

!W#M transactions and GLA leased reported &l 100%,; AV otfer stalistics réported af pro-rala share,

* Rent spreads are caloudaled on & comparalie-space, cash bass for new and renewal leases exeauted and
Include aff leasing fransactions, including spaces vacant > 12 months.

& Tenant Alfowance & Landiond Work are costs required o make the space feasabls and include improvements of &
space & /i refales o a specific lease, These costs includle tenant improvemeants and indcenents,

# Exvludes Nor-Refal Froperties
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Average Base Rent by CBSA - Wholly Owned and Regency's Pro-Rata Share of Co-investment Partnerships

Exhibit 99.2
June 30, 2019
{in thousands)
Mumber of e of Humber of
uﬁmhm‘“ Properti GLA g Leaged ' ABR Pr. Properties s of GLA s of ABR
SibiifuaiD R = LI N ' = LA

A%

TP L S L L S S — S — 1T —
Frop in

P and lewces that are ececuted but have not commenced,

Regency
Centers,
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Significant Tenant Rents - Wholly Owned and Regency’s Pro-Rata Sharé'gf! 992
Co-investment Partnerships

June 30, 2019
{in thousands) Total # of
Leased
Stores -
Total % of Total 100%
%0 of Company- Annualized Annualized Ownedand # of Leased

Tenant Tenant GLA Owned GLA Base Rent Base Rent v Stores in JV
Publix 2,776 6.5% 3 23,010 3.2% (] 13
Kroger Co.'t 2,855 6.7% 27,631 2.1% 56 15
Albertesns Comparnies, Inc.'” 1,819 4.3% 25,731 2.8% 46 18
Whale Foods 1,062 2.5% 22,349 2.5% 33 11
T Companiss, Inc.” 1,206 3.0% 21,660 24% 50 19
Vs 654 1.5% 14,153 1.6% 57 20
AholdfDethaize™ 514 1.2% 12,333 1.4% 15 9
Bed Bath & Beyond Inc.”™ 495 1.2% 9,235 1.0% 19 -
Nordstrom™ 320 0.7% 8,843 1.0% 9 -
Ross Dress For Less 551 1.3% 8,621 1.0% 25 9
L.A. Fitness Sports Club 423 1.0% 8,510 0.9% 12 4
Trader Joe's 258 0.6% 8,119 0.9% 26 7
PETCO Animal Supplies, Inc'” 320 0.7% 7,762 0.9% £ 1
Gap, Inc™ 216 0.5% 7,182 0.8% 17 F
JAB Holding Company'™ 181 0.4% 6,821 0.8% &0 4
Starbucks 137 0.3% 6,774 0.7% 98 32
Wells Fargo Bank 131 0.3% 6,648 0.7% 51 19
IPMorgan Chase Bank 117 0.3% 6,580 0.7% 35 7
Walgreens 268 0.7% 6,412 0.7% 27 10
Target 570 1.3% 6,365 0.7% 6 2
Bank of America 119 0.3% 6,243 0.7% 42 17
Eohl's 612 1.4% 5867 0.6% 8 2
H.E. Butt Grocery Company' ' M5 0.8% 5,858 0.6% 5 -
Dick's Sporting Goods, Inc.'!! 340 0,8% 5,548 0.6% 7 2
Uita 170 0.4% 5,081 0.6% 19 3
Top 25 Tenants 16,572 38.7% $ 279346 30.9% 841 246

(1) Kroger 21 | King Scopers 12 | Harris Teeter 9 [ Ralphs 9 / Mariano's Fresh Market 3 [ Quakty Food Centers 2
(2) Safeway 21 | VONS 7 [ Albertson's 4 [ Acrme Markets 3 | Shaw's 3 | Tom Thumb 3 [ Randalls Food & Drug 2 / Star Market 2 | Jewel 1
(3) TJ Maxx 26 | Homegoods 18 | Marshalls 14 / Sierra Trading Post 1 / Homesense 1

(4) Giant 10 [ Stop & Shop 4 | Foed Lion 1

{5) Bad Bath & Beyond 12  Cost Plus World Market 5 | Buy Buy Baby 1 | Harmon Face Yalues 1

{5) Nordstrom Rack &

(7) Pakca 31 | Unlsashed by Patea 7

{8) Ol Mawy 11 [ The Gap 3/ Ahista 2 | GAP BR Factory 1

(9) Pamars 34 | Eirstain Bros Bagels 13 / Peat's” Coffes & Tas 10 / Krispy Kreme 3

(10} HEEB. 4 [ Central Market 1

(11} Dick's Sporting Goods 6 [ Golf Galary 1

Regency




Tenant Lease Expirations - Wholly Owned and Regency's Pro-Rata Share of Co-investmentRaptnezships
June 30, 2019
(GLA in thousands)

Anchor Tenants'"

Percent of Percent of

Year GLA GLA Total ABR™ ABR
MTH™ 43 0.1% 0.1% $ 1209
2019 279 0.7% 0.4% 1378
2020 2,373 5.9% 34% 12,69
2031 2,739 6.9% 4.0% 12.89
2022 1% 79% 5.3% 1514
2023 2,557 6.4% 4.7% 1636
2024 345 86% 5.5% 1528
2025 1,363 34% 2.8% 18,10
2026 1,256 31% 2.7% 1599
2027 1,361 34% 26% 16,83
2028 1,526 318% 2.9% 16.62
10 Year Total 20,078 50.3% 348% $ 15.38
Therssfter | 5545 13.9% 10.0% 16.07
25,623 64.1% 4.5% $ 1553

Shop Tenants™

Percent of
Year GLA Percent of GLA  Total ABR'™ ABR
MTH™ 29 0.5% 0.5% ] 30,07
2019 599 1.7% £.5% 1
2020 2,114 5.3% 1.7% 217
2021 2,12 53% 7.8% 2.9
2022 2,224 56% 8.3% kslrr]
2023 1659 4.7% 7.3% H49
2024 1604 40% 6.0% 3341
2025 854 2.1% 3.6% e
2026 694 1.7% 2.9% 3708
2027 2 14% 2.3% 3730
2028 613 15% 28% 083
10 Year Totl 13,553 T 51.9% % 3355
Thersafter T4 L% 3d% 3B.74
14,3315 35.9% 55.2% $ 34.20 |
All Tenants
Percent of
Year GLA Percantof GLA  Total ABR™ ABR
MTH™ 272 0.7% 0.8% $ 273
2019 978 2455 2.9% 26.21
2020 4,485 11.2% 11.1% 2187
2021 4,861 12.2% 11.7% 21.%
2022 5,380 13.4% 13.7% 2254
2023 4,446 11.1% 12.0% 24,06
2024 5,049 12.6% 12.0% 2104
2025 2,216 5.5% 6.4% 25.51
2026 1,950 4.5% 5.6% 2542
2027 1,803 4 5% & 0% 2265
2028 213 5.t 5.7% 2570
10 Year Total 33,661 B4,3% BG, 7% H 2287
Thereafter 287 15, 7% 13.3% 18.75
ﬁm 100.0% T00.0% % 22.27 |
icte: Feflecty commenoed ibeses only. Dioes nok acoount for oonirac busf nend steps and aesumes: that no teraris eeenc ke renewal cotons
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Exhibit 99.2
Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery

Property Operating | Owned | Anchor Avg. Base
Name JV G %| State CBSA GLA GLA |% Leased | Properties GLA GLA Major Tenants(1 Rent PSF

Ralphs, Jimbo's...Naturally!, Bed Bath &
M 85% CA San Diego-Carlsbad 240 240 100.0% 68 Beyond, Cost Plus World Market, CVS, Ace  $33.79
Hardware, Ulta

4S Commons Town
Center

ggh‘;‘e’f Mesa Shopping CA San Diego-Carlsbad 207 207 100.0% 4 Von's, Kohl's, CVS $26.01

Blossom Valley USAA 20% ca SanjoseSunmyvaleSanta g 19 96.7% 34 Safeway, CVS $27.31

Circle Center West cA  LosAngeles-Long Beach- ¢, 64 100.0% Marshalls $28.12
Anaheim

Corral Hollow RC 25% CA Stockton-Lodi 42 100.0% Safeway, Orchard Supply & Hardware, CVS

Los Angeles-Long Beach-

37 Ralphs, Best Buy, LA Fitness, Sit N' Sleep, $31.78

cA Tuesday Mornin,

Culver Center 217 217 95.7%

:
g

Diablo Plaza ca San F“gfsm;rodakla“d' 63 63 985% 53 53 (Safeway), (CVS), Beverages & More!  $40.67

(Lucky's), Trader Joe's, (CVS), Bed Bath &
256 256 98.1% 67 78 Beyond, Barnes & Noble, Jo-Ann Fabrics, $30.07
PETCO, Ross Dress For Less

San Francisco-Oakland-

El Cerrito Plaza CA Hayward

Encina Grande ca Sa Fraﬁ‘jsc°;gakla"d' 106 106 99.1% 38 Whole Foods, Walgreens $31.67

Regency

Centers. Supplemental Information 24




Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV G %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major Te 1) Rent PSF
Folsom Prairie City CA Sacramento--Roseville-- 90 90 100.0% 55 Safeway $20.96

Crossin Arden-Arcade

Friars Mission Center San Diego-Carlsbad 147 100.0% Ralphs, CVS $35.89

Gelson's Westlake Oxnard-Thousand Oaks- ,
Market Plaza CA Ventura 40  Gelson's Markets, John of Italy Salon & Spa ~ $28.46

Los Angeles-Long Beach- Sprout's Markets, Rite Aid, Stein Mart,

Granada Village GRI 40% CA 226 91 100.0% 24 $24.57

Anaheim PETCO, Homeioods
Heritage Plaza CA Los Angeles-Lgng Beach- 230 230 99.3% 44 Ralphs, CVS, Daiso, Mitsuwa Marketplace, $37.76
Anaheim Total Woman

Laguna Niguel Plaza ~ GRI  40% CA 108 A"gde;";‘;;‘lg Beach- 4 17 941%

w
©
w
©

(Albertsons), CVS $28.26

|

gl;fzg:sa Shopping GRI 40% ca San Jose—Sgl;lrzvale—Sama 127 51 94.7% 43 Safeway, CVS Ross Dress for Less $20.98

Navajo Shopping GRI 40% CA San Diego-Carlsbad 102 4 99.1% 44 Albertsons, Rite Aid, OReilly Auto Parts  $14.55

Oak Shade Town Center ca  Sacramento--Roseville-- 104 104 96.3%
Arden-Arcade

IS
S

Safeway, Office Max, Rite Aid $22.70

P Height: San Francisco-Oakland- L
D;;g?g:l“s elghts RLP 50% CA an raﬁ‘;w’ar d"‘ an 146 73 99.6% University of CA $85.43

Regency

Centers. Supplemental Information 2
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Exhibit 99.2
Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV G %]| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
Plaza Escuela CA San Francisco-Oakland- 154 154 96.4% The Container Store, Uniglo, Forever 21, The $45.35

Hayward Cheesecake Factory, Trufusion

Pleasant Hill Shopping GRI 40% CA San Francisco-Oakland- 227 91 100.0% Target, Burlington, Ross Dress for Less, $23.06
Center ard . omegoods .

jus]
)
jus]

Point Loma Plaza GRI 40% CA San Diego-Carlsbad 205 82 94.9% 50 Von's, 24 Hour Fitness, Jo-Ann Fabrics, 455 79

San Francisco-Oakland- 166 166 91.2% 10 Trader Joe's, PETCO, Beverages & More!, $35.32

Powell Street Plaza CA Hayward Ross Dress For Less, Marshalls

: Los Angeles-Long Beach-
Ralphs Circle Center CA Anaheim 60 60 100.0% 35 Ralphs $18.41

Los Angeles-Long Beach-
Anaheim

Z
5
5
o)
o
N
o
0O
>

52 52 100.0% 37 Superior Super Warehouse $21.11

99
o
2,
=)
=1
w
z
=1
=]
=

0

>

o
2
ES
2
=3
o
(o]
™

San Diego-Carlsbad 132 132 96.9% 57 Vons, CVS $31.29

Seal Beach c 2% ca Los A"geles";‘i)['r‘lg Beach- g7 19 948% 48 Safeway, CVS $25.70

|
&

Macy's, Target, Dick's Sporting Goods, Dave
& Buster's, Nordstrom Rack, JCPenney, Buy
1,076 1,076 96.8% Buy Baby, Cost Plus World Market, Crunch ~ $24.58
Gym, DAISO, Forever 21, H&M, Old Navy,
Part City, Ross, TJ Maxx, Uniglo

San Francisco-Oakland-

Serramonte Center CA Hayward

Silverado Plaza GRI 40% CA Napa 85 34 99.0% 32 Nob Hill, CVS $17.94

Regency

Centers. Supplemental Information 2
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Exhibit 99.2
Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Operating | Owned | Anchor Avg. Base
% Leased | Properties Major Tenants(1 Rent PSF
South Bay Village ca Los Angeles-Long Beach- 108 108 100.0% 30 Wal-Mart, Orchard Supply Hardware, $20.31

Anaheim Homegoods

|

Tassajara Crossing ca San Fraﬁfsc‘:rodakla“d‘ 146 146 99.3% 56 Safeway, CVS, Alamo Hardware $24.49

The Marketplace Sacramento--Roseville-- o,
Shopping Ctr CA ‘Arden-Arcade 111 111 96.7% 35 Safeway,CVS, Petco $24.87

Los Angeles-Long Beach-

Tustin Legacy CA eim

112 112 100.0% 44 Stater Bros, CVS $31.63

|
=

CA San Diego-Carlsbad 208 208 99.5% 45 Atlas International Market, Target $20.84

Village at La Floresta ca Los Angiﬁ;illé?;g Beach- g7 87 100.0% 37 Whole Foods $34.04

West Park Plaza ca Sam J°S°‘Sgi‘a‘;§a"’ale'sm‘a 88 88 100.0% 25 Safeway, Rite Aid $19.08

Willows Shopping San Francisco-Oakland- o REIL UFC Gym, Old Navy, Pier 1 Imports,
Center CA Hayward 249 249 86.4% Ulta, ClaimJumper, The Jungle Fun Concord $29.79
Woodside Central ca  San Francisco-Oakland- 81 8l 985% 13 (Target),Chuck E. Cheese, Marshalls $25.23

Hayward

CA 11,210 9,262 95.8% 96.6% 780 2,687

Regency

Centers. Supplemental Information 2
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Exhibit 99.2
Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share

% Leased -
Retail Retailer- | Grocery

Operating | Owned | Anchor Avg. Base

% Leased | Properties Major Tenants(1 Rent PSF

Alcove On Arapahoe  GRI  40% CO Boulder 159 64 91.7% 44  Safeway, Jo-Ann Fabrics, PETCO, Pler 1 ¢g 3¢

Imports, HomeGoods

Boulevard Center CO  Denver-Aurora-Lakewood 79 79 79.8% 53 Safeway), One Hour Optical $30.35

Centerplace of Greeley co

T Greeley 119 119 100.0% Hobby Lobby, Best Buy, TJ Maxx $11.33

Whole Foods, Barnes & Noble, Bicycle

¢ Village

Crossroads Commons 20% CO Boulder 143 29 100.0%

[=2)
[=2]

$27.80

CcO Colorado Springs 22 93.8%

_
@®
S
a1l
(=}

Wal-Mart $23.25

M 50% CO Denver-Aurora-Lakewood 48 100.0%

King Soopers $20.88

30 i i

CO  Denver-Aurora-Lakewood 83 98.3% King Soopers $12.21

CcO Colorado Springs 85 85 100.0%

~
(=]

King Soopers $12.30

CO  Denver-Aurora-Lakewood 38 38 89.2% King Soopers $28.94

CO Colorado Springs 116 116 93.4% King Soopers $13.16

CT Bridgeport-Stamford-Norwalk 4 4 100.0% $60.00

M  80% CT Bridgeport-Stamford-Norwalk 98 98 97.8% Old Navy, The Clubhouse $30.68

ShopRite, Bed, Bath & Beyond, TJ Maxx,

CT Hartford-West Hartford-East
PetSmart, Walgreens, Staples

Hartford 217

217 91.4% 60 $14.59

Copps Hill Plaza CT Bridgeport-Stamford-Norwalk 185 185 100.0% Stop & Shop, Kohl's, Rite Aid $14.24

Regency

Centers. Supplemental Information 2
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Portfolio Summary Report By State
June 30, 2019

Exhibit 99.2

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV_|REG %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
P ® Hartford-West Hartford-East © Trader Joe's, Best Buy, Edge Fitness, Old
Corbin's Corner GRI 40% CT Hartford 186 74 100.0% 10 Navy, The Tile Shop, Total Wine and More $29.17
Trader Joe's, Hilton Garden Inn, DSW,
Danbury Green CT Bridgeport-Stamford-Norwalk 124 124 100.0% 12 Staples, Rite Aid, Warehouse Wines & $24.03
Liquors
Darinor Plaza CT Bridgeport-Stamford-Norwalk 153 153 100.0% Kohl's, Old Navy, Party City $19.00
Fairfield Center M 80% CT Bridgeport-Stamford-Norwalk 94 94 93.2% Fairfield University Bookstore, Merril Lynch ~ $32.64
Post Road Plaza CT Bridgeport-Stamford-Norwalk 20 20 100.0% 11 Trader Joe's $53.92
Southbury Green CT New Haven-Milford 156 156 92.9% 60 ShopRite, Homegoods $22.45
The Village Center CT Bridgeport-Stamford-Norwalk 90 90 79.8% 22 The Fresh Market $39.95
Walmart Norwalk CT Bridgeport-Stamford-Norwalk 142 142 100.0% 112 WalMart, HomeGoods $0.56
CT 1,639 1,528  95.5% 95.2% 0 358
Shops at The Columbia RC ~ 25% DC Was}‘“ffg{‘;ﬁi‘“gm“' 23 6 85.8% 12 Trader Joe's $41.19
Spring Valley Shopping GRI 40% DC Washington-Arlington- 17 7 82.4% $113.49
Center Alexandri
DC 40 12 84.4% 84.0% 0 12
Pike Creek pr e G- 232 232 965% 49 Acme Markets, K-Mart $15.01
Wilmington
o Philadelphia-Camden- o . .
Shoppes of Graylyn GRI 40% DE Wilminston 64 26 92.2% Rite Aid $24.04
DE 296 257 95.5% 96.1% 0 49
Alafaya Village FL  Orlando-Kissimmee-Sanford 38 38 86.5% 58 58 (Lucky's) $22.46
Anastasia Plaza FL Jacksonville 102 102 93.5% 49 Publix $13.57
Atlantic Village FL Jacksonville 105 105 92.5% LA Fitness, Pet Supplies Plus $16.95
ventira Shopping g, DAEEH La‘giceﬁdale'w Falm =g 97 98.9% 49 Publix, CVS $36.96
Miami-Ft Lauderdale-W Palm o Bed, Bath & Beyond, DSW, Jewelry
Aventura Square FL Bch 144 144 79.3% Exchange, Old Navy $39.16
Banco Popular Building pL Miami-Ft La‘gjceﬁdale'w Palm 33 3B 27.1% $26.19
Berkshire Commons FL Naples—lrr&réllgﬁglee—Marco 110 110 97.5% 66 Publix, Walgreens $14.34
Bird 107 Plaza pr, Miami-Ft La‘gj;}fdale'w Palm 4, 40 92.9% Walgreens $19.95
Bird Ludlam pr, Miami-FtLaderdale WPalm 195 195 98.0% 44 Winn-Dixie, CVS, Goodwill $23.32
. Tampa-St. Petersburg- o Publix, Bealls, Dollar Tree, Home Centric,
Bloomingdale Square FL Clearwater 254 254 93.9% 48 LA Fitness $17.74

Regency

Supplemental Information
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Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV G %]| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
Bluffs Square Shoppes pL Miami-Ft Lauderdale-W Palm 5, 124 98.4% 40 Publix, Walgreens, Anthony's $14.75

C

o
=

Boynton Lakes Plaza FL Miami-Ft Laudéerdale-w Palm 110 110 94.9% 46 Publix, Citi Trends, Pet Supermarket $16.70

o
=

Brooklyn Station on Jacksonville The Fresh Market $26.14
Riverside

Tallahassee 73 100.0% Trader Joe's, TJ Maxx $23.39

Punta Gorda 91 77.7% ‘WalMart $10.36

Miami-Ft Lauderdale-W Palm o Winn-Dixie, Home Depot, Big Lots, Dollar
FL Bch 309 309 95.:4% 78 Tree, YouFit Health Club $12.50

Concord Shopping Plaza

Corkscrew Village FL Cape Coral-Fort Myers Publix $14.00

Countryside Shops FL Miami-Ft Laudéerdale-w Palm 193 193 93.1% 46 Publix, Stein Mart, Ross Dress for Less $18.73

o
=

FL Jacksonville 130 48 Publix, (Target), PETCO, Planet Fitness $16.20

Miami-Ft Lauderdale-W Palm
FL
Bch

90 90 100.0% 42 Publix $18.20

Cape Coral-Fort Myers 79 100.0% $16.32

Regency
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Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)

JVs REG's REG's REG's

at pro-rata | pro-rata | pro-rata

100% share share share

% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV G %]| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
N = Publix, Metro-Dade Public Library, (Kendall
Hammocks Town p MiamiFtlauderdale- WPalm g, 154 9379 86 40  Ice Arena), YouFit Health Club, Goodwill,  $17.09

(9]
@

FL Miami-Ft Laudéerdale-w Palm 4 4 100.0% $27.74

Homestead McDonald's

o
=

Julington Village C 20% FL Jacksonville 82 16 100.0% 51 Publix, (CVS $16.33

The Fresh Market, Academy Sports, Hobby
Lake Mary Centre FL  Orlando-Kissimmee-Sanford 360 360 94.2% 25 Lobby, LA Fitness, Ross Dress for Less, $15.87
Office Depot

L Jacksonville 140 140 90.1% 50 Whole Foods, Office Depot, Aveda Institute ~ $18.01

|

FL Naples-Immokalee-Marco 125 125 96.7% 51 Publix $17.11
Center Island

Nocatee Town Center FL Jacksonville 110 110 100.0% 54 Publix $20.67

Oakleaf Commons FL Jacksonville 74 74 96.2% 46 Publix $15.02

. . o, Publix, Burlington Coat Factory, Hobby
Old St Augustine Plaza FL Jacksonville 256 256 100.0% 52 Lobby, LA Fitness, Ross Dress for Less $9.97

FL Naples-Immokalee-Marco 168 168 90.2% LA Fitness, Paragon Theaters $21.59

Pavillion Island

pr, Miami-Ft Lauderdale-W Palm 118 118 97.0% 17 The Fresh Market, Bed, Bath & Beyond, $17.93

Pine Ridge Square ch Marshalls, Ulta

|

Pinecrest Place pL Miami-Ft La‘]‘f:ﬁdale‘w Palm o, 70 92.0% 173 47 Whole Foods, (Target) $39.36

Regency
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Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)

JVs REG's REG's REG's

at pro-rata | pro-rata | pro-rata

100% share share share

% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV G %]| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
. . S = Winn-Dixie, Burlington Coat Factory, Pasteur
g(;lnr;tel}} oyale Shopping FL Miami-Ft Lalgicelll'dale W Palm 202 202 99.5% 45 Medical Center, Tuesday Morning, Planet $15.85

Fitness

AMC Theater, (Best Buy), (Macdill), Dollar
Tree, Five Below, Marshall's, Michael's,
PETCO, Shoe Carnival, Staples, TJ Maxx,
Ulta

Regency Square pL  Tampa:St Petersburg- 352 352 96.0% 66

Clearwater $18.55

FL Port St. Lucie 5 5 100.0% $16.53

O 50% FL Jacksonville 87 44 98.4% Publix $22.90

wul
I

FL Miami-Ft Lal]l'f;ﬁdale-w Palm 112 112 98.8%

IS
>

Winn-Dixie, CVS $19.04

pL, Miami-Ft La]ﬁifﬁdale-w Palm 83 83 95.8%

IN
[}

Shoppes at Lago Mar Publix, YouFit Health Club $15.68

Shoppes of Jonathan's pr, Miami-Ft Lauderdale-W Palm 27 100.0%
Landin; Be ‘

wn
B
wn
I

(Publix) $24.91

=
=

Shoppes of Pebblebrook g0, g Naples-Tmmokalee-Marco 77 38 100.0%
Plaza ° Island -

(=}
—

Publix, (Walgreens) $15.39

FL Miami-Ft Lauderdale-W Palm 2 2 91.1% $24.73

Shoppes of Sunset c

o
=

Shops at John's Creek FL Jacksonville 15 15 100.0% $23.92

Regency
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Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery

Property Operating | Owned | Anchor Avg. Base
Name JV G %]| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF

Trader Joe's, Home Depot, Stein Mart, Ross $15.02
Dress for Less, Bed Bath & Beyond, Staples .

South Beach Regional FL Jacksonville 308 308 96.8% 13

FL Other 13 100.0% CVs $25.56

FL Miami-Ft Laudcerdale-W Palm 125 125 74.8%

w
=<}

Publix, Dollar Tree $13.12

o
=

The Plaza at St. Lucie FL Port St. Lucie 27 27 95.4% $23.33

i FL  Orlando-Kissimmee-Sanford 78 78 100.0% Ross Dress for Less $10.57

Treasure Coast Plaza Sebastian-Vero Beach 134 94.6% 59 Publix| TJ Maxx $16.58
. . Miami-Ft Lauderdale-W Palm Whole Foods, Nordstrom Rack, Barnes &

FL Bch 180 180 100.0% 51 Noble, Bed Bath & Beyond $31.63

Village Center FL Tampégigrs:;fer:b“rg' 187 187 98.9% 50 Publix, Walgreens, Stein Mart $20.27

Welleby Plaza pL Miami-Ft La“dcerdale'wpalm 110 110 95.9% 47 Publix, Dollar Tree $13.51

jos)
=

West Bird Plaza pL  Miami-Ft La‘]‘gd:ﬁdale‘w Palm 14, 100 86.5% 38 Publix $18.61
Westchase pL  TampaSt. Petersburg- 79 79 952% 51 Publix $16.36
Clearwater

Regency
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Exhibit 99.2

Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share

% Leased -

Retail Retailer- | Grocery
Operating | Owned | Anchor
% Leased | Properties

Avg. Base
Rent PSF

Major Tenants(1

Willa Springs USAA 20% FL Orlando-Kissimmee-Sanford 90 18 100.0% 44 Publix

$21.28

FL 11i799 11Ioaz 94.0% _ 93.9% _ 1,107 3,527
Briarcliff La Vista GA Aﬂ"’“‘aﬁggg}e’lfpri“gs' 43 43 100.0% Michael's $21.72

Bridgemill Market Ga  Atlanta-Sandy Springs- 89 89 82.4%
Roswell

w
o=}

Publix $16.80

Buckhead Court Ga  Atlanta-Sandy Springs- 49 49 98.2% $27.20
Roswell

Cambridge Square Gga  Atlanta-Sandy Springs- 71 71 100.0% 4 Kroger $15.71
Roswell

GA Atlanta-Sandy Springs- 80 80 100.0% 18 Aldi, CVS, HealthMarkets In_surance, Diazo $17.33
Roswell Specialty Blueprint

Dunwoody Hall USAA 20% GA Aﬂamﬂﬁg:v‘f}e’lfpri“gs' 86 17 923% 44 Publix $19.74

Howell Mill Village GA Aﬂa“‘a'Sg;‘gSe’ Springs- 92 P2 98.6% 31 Publix, Walgreens $23.22

|

Piedmont Peachtree GA Aﬂa““‘ﬁg;‘g}é Dprings- 152 152 83.5% 56 Kroger, Binders Art Supplies & Frames  $20.55

0O
=1
o
@
2.
=
A

Powers Ferry Village GA Aﬂ"“ta‘sg:ﬁ}e’lfpri“gs' 79 79 87.3% 48 Publix, The Juice Box $9.59

Atlanta-Sandy Springs- o Trader Joe's, Pier 1 Imports, Fox's, Flynn
Roswell 116 116 93.3% 12 O'Hara Uniforms $24.13

Sandy Springs GA

Williamsburg at GA

Atlanta-Sandy Springs- 45 45 87.2% $25.36
Dunwood i .

Roswell
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Portfolio Summary Report By State
June 30, 2019

Exhibit 99.2

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV_|REG %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major Te 1) Rent PSF
Civic Center Plaza GRI 40% 1L  Chicago-Naperville-Elgin 265 106 97.1% 87 Super H Mart, Home Depot, O'Reilly $11.29
Automotive, King Spa
Clybourn Commons IL Chicago-Naperville-Elgin 32 32 83.3% PETCO $37.09
. ~ e Flgi o Trader Joe's, Walgreens, Northshore
Glen Oak Plaza 1L Chicago-Naperville-Elgin 63 63 96.6% 12 University Healthsystems $24.01
Hinsdale IL  Chicago-Naperville-Elgin 179 179 94.8% 57 WholeFoods, Goodwill, Charter Fitness, 415 65
. ~ T o Whole Foods, Nordstrom Rack, REI,
Mellody Farm IL Chicago-Naperville-Elgin 259 259 89.7% 45 HomeGoods, Barnes & Noble, West Elm $27.28
gg;mde Sq&Rivers R 409% IL  Chicago-Naperville-Elgin 169 68 953% o MEDEEE Maé]i‘fyt’ Dollar Tree, Party ¢ gg
Roscoe Square GRI 40% IL Chicago-Naperville-Elgin 140 56 100.0% 51 Mariano's Fresh Market, Walgreens $21.50
g;}%‘;ﬁ;"g"égﬁ:j‘ GRI 40% IL  Chicago-Naperville-Elgin 96 38 983% 63 Jewel-Osco, Blink Fitness $12.31
Westchester Commons IL Chicago-Naperville-Elgin 139 139 92.7% 80 Mariano's Fresh Market, Goodwill $17.90
s . : R : Whole Foods, Lowe's, CVS, HomeGoods
- - 0, > > 8 s

Willow Festival 1L Chicago-Naperville-Elgin 404 404 98.2% 60 REL Best Buy, Ulia $18.05

IL 1,746 1,343 95.5% 96.2% 0 530

‘Whole Foods, Dick's Sporting Goods, Ross
Shops on Main M 93% IN Chicago-Naperville-Elgin 279 279 100.0% 40 Dress for Less, HomeGoods, DSW, $15.83
Nordstrom Rack, Marshalls

Willow Lake Shopping Gy 409 N Indianapolis Carmel- 86 34 831% 64 64 (Kroger), Tuesday Morning $17.62
E GRI 40% IN [ndianapolis-Carmel- 53 21 97.0% 12 Trader Joe's $26.09
Shopping Center Anderson

IN 418 335 96.1% 98.1% 64 116
Bluebonnet Village LA Baton Rouge 102 102 90.4% 33 Rouses Market, Office Depot $13.80
Elmwood Oaks LA New Orleans-Metairie 136 136 100.0% Academy Sports, Dollar Tree, Tuesday ¢ 15
Shopping Center Morning, Lifestyle Appliances

LA 238 238 95.9% 95.9% 0 33
Fellsway Plaza M 75% MA Boston-Cambridge-Newton 155 155 100.0% 61 Stop & Shop, Models Sporting Goods, Planet. gy 51

Wegmans, BJ's Wholesale Club, Kohl's,Dick's
. @ ® Sporting Goods, Pottery Barn Outlet, TJ
Northborough Crossing NYC 30% MA Worcester 646 194 98.2% 139 T ST T $13.12
Navy, Homesense

Old Connecticut Path NYC 30% MA Boston-Cambridge-Newton 80 24 100.0% 66 Stop & Shop $21.42
Shaw's at Plymouth MA  Boston-Cambridge-Newton 60 60 100.0% 60 Shaw's $17.58
Shops at Saugus MA  Boston-Cambridge-Newton 87 87 94.7% 11 Trader Joe's, La-Z-Boy, PetSmart $30.06
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Portfolio Summary Report By State
June 30, 2019

Exhibit 99.2

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV_|REG %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major Te 1) Rent PSF
Star's at Cambridge MA Boston-Cambridge-Newton 66 66 100.0% 66 Star Market $37.44
Star's at Quincy MA  Boston-Cambridge-Newton 101 101 100.0% 101 Star Market $21.48
Star's at West Roxbury MA  Boston-Cambridge-Newton 76 76 100.0% 55 Shaw's $24.76
The Abbot MA  Boston-Cambridge-Newton 65 65 0.0% $0.00
- . Shaw's, Marshall's, Extra Space Storage,
Twin City Plaza MA  Boston-Cambridge-Newton 285 285 100.0% 63  Walgreens, K&G Fashion, Dollar Tree, Gold's  $20.29
Gym, Formlabs

g\};:;fpl:gggs at MA  Boston-Cambridge-Newton 36 36 100.0% 36 Whole Foods $27.20

MA 1,657 1,148 95.1% 93.6% 0 657
Burnt Mills C 2% wmp  Washinglon-Adington- 31 6 89.1% 9 Trader Joe's $37.81
Cloppers Mill Village ~GRI 40% MD WaShhl\lgt:;ﬁrliingmn‘ 137 55 99.0% 70 Shoppers Food Warehouse, CV'S $18.28
Festival at Woodholme GRI 40% MD Baltimore-Columbia-Towson 81 32 98.5% 10 Trader Joe's $39.24
Firstfield Shopping GRI 40% MD Washington-Arlington- 2 9 100.0% $40.79
Center Alexandri : :
Eirrll(t:ine Shopping GRI 40% MD Baltimore-Columbia-Towson 165 66 89.9% 41 Giant, Parkville Lanes, Dollar Tree, Petco $16.86
Southside Marketplace GRI 40% MD Baltimore-Columbia-Towson 125 50 95.5% 44 Shoppers Food Warehouse $20.93
Takoma Park GRI 40% MD Washllkgfg;a—rjlkdrrlimgton— 104 42 99.2% 64 Shoppers Food Warehouse $13.49
Valley Centre GRI 40% MD Baltimore-Columbia-Towson 220 88 8L5% 1g  AldiTI Maxx, Rﬁﬂ‘;ﬁ,?r Less, PetSmart, ¢;7 15
Village at Lee Airpark MD Baltimore-Columbia-Towson 121 121 100.0% 75 63 Giant, (Sunrise) $28.20
Watkins Park Plaza  GRI 40% wmp  “Washington-Addingon- 111 45 985% LA Fitness, CVS $27.15
Westwood - Manor Care mMp  Washington-Arlington- 41 41 0.0% $0.00

Alexandri

Westwood Shopping Mp  Washington-Arlington- 213 213 94.8% 55 Giant, Citgo, Bowlmor AMF $34.58
Center Alexandri
Woodmoor Shopping GRI 40% MD Washlngton-Arl}ngton- 69 8 98.1% cvs $33.03
Center Alexandri

MD 1,441 795 91.3% 94.8% 75 374
Fenton Marketplace MI Flint 97 97 100.0% Family Farm & Home, Michael's $8.45

MI 97 97 100.0%  100.0% 0 0

. _ _ Jo-Ann Fabrics, Experience Fitness,
Apple Valley Square ~ RC  25% MN M"gf;‘g’rﬁlmsgtt' 01;5‘“1 176 4 100.0% 87 (Burlington Coat Factory), (Aldi), Savers,  $14.73
PETCO

Calhoun Commons RC 25% MN Mi“];‘ﬁ)agr‘;lliﬁgtioiaul‘ 66 17 100.0% 50 Whole Foods $24.46
Colonial Square GRI 40% MN M“glfoagr‘r’lli‘nsgtt-;aul‘ 93 37 100.0% 44 Lund's $24.43
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(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery

Property Operating | Owned | Anchor Avg. Base
% Leased | Properties Major Tenants(1 Rent PSF

Rockridge Center C 20% MN Minneapol-St. Paul- 125 25 90.8% 89 CUB Foods $13.33
Bloomington

Brentwood Plaza 8 i 60 100.0% Schnucks

Dardenne Crossin M 8 s 67 100.0% 63 Schnucks

408 100.0%  100.0% 388

The Fresh Market, Chuck E. Cheese, Party

c City, Walgreens, Planet Fitness

armel Commons NC Charlotte-Concord-Gastonia 133 133 98.5% 14 $20.89

Market at Colonnade NC Raleigh 58 58 100.0% 40 Whole Foods $27.47

65 65 98.3% Harris Teeter $9.20
Lake Pine Plaza NC Raleigh 88 88 98.4% Harris Teeter $12.96
Providence Commons RC 25% NC Charlotte-Concord-Gastonia 74 19 100.0% Harris Teeter $18.69

Shops at Erwin Mill M 55% NC Durham-Chapel Hill 87 87 100.0% Harris Teeter $18.01

Southpoint Crossin NC Durham-Chapel Hill 103 103 100.0% Harris Teeter $16.85

Village Plaza C 20% NC Durham-Chapel Hill 73 15 90.7% Whole Foods, PTA Thrift Sho $20.49
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Exhibit 99.2
Portfolio Summary Report By State
June 30, 2019

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV_|REG %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major Te 1) Rent PSF
‘(’:"eorﬁgf“’f‘ Shopping NC Durham-Chapel Hill 90 90  100.0% 41 Food Lion, Triangle ACE Hardware $13.73
NC 2,164 1285 956% _ 97.0% 0 848
Whole Foods, Nordstrom Rack, Saks Off 5th,
Chimney Rock Ny New YOrk'CNf;yw ark-Jersey 515 015 97.8% 50  The Container Store, Cost Plus World Market, $35.93
Ulta
Districtat Metuchen ~~ C  20% NJ  New Y°rk'g§yark'krsey 67 13 100.0% 44 Whole Foods $29.29
Haddon Commons GRI 40% NJ Phﬂa%}fgi‘;;“de"‘ 54 2 100.0% 34 Acme Markets $13.78
Plaza Square GRI 40% NI New York‘giet;"ark‘krsey 104 42 89.0% 60 Shop Rite $22.56
Riverfront Plaza NYC 30% Nj New York'cNiyark'Jersey 129 39 95.9% 70 ShopRite $25.48
NJ 571 333 962% _ 96.7% 0 258
101 7th Avenue Ny New Y"rk'giet‘y”ark‘krsey 57 57 100.0% Barney's New York $79.13
1175 Third Avenue Ny New Y"rk‘gi‘:;"ark‘krsey 25 25 100.0% 25 The Food Emporium $116.62
1225-1239 Second Ave Ny New York'gﬁ;"ark‘krsey 18 18 100.0% Cvs $116.47
o lf]?eMem’PO“ta“ Ny New Y"rk‘gi‘i;’“k‘krsey 60 60  93.9% 1 Trader Joe's, Staples, Michaels $34.27
New York-Newark-Jersey o Aldi, Bob's Discount Furniture, TJ Maxx, F21
Broadway Plaza NY City 147 147 97.2% 18 Red, Blink Fitness $38.73
gﬁgﬂ;‘&‘ge& tfr’laza Ny New York'giet‘}’]"ark'krsey 79 79 100.0% 63 Stop & Shop $47.01
Trader Joe's, Nordstrom Rack, Saks Fifth
The Gallery at Westbury New York-Newark-Jersey o Avenue, Bloomingdale's, The Container Store,
Plaza NY City 312 312 99.5% 13 HomeGoods, Old Navy, Gap Outlet, Bassett $48.66
Home Furnishings, Famous Footwear
Hewlett Crossing T & IT Ny New York‘gi‘i‘;’“k‘krsey 53 53 96.3% Petco $37.71
Rivertowns Square Ny  New York-Newark-Jersey 116 116 93.9% 18 Brooklyn Harvest Market, Ipic Theaters, Ulta $35.19
City Beauty, The Learning Experience
Eﬁ;g‘;‘l‘{‘ at Garden Ny New Y°rk'giet‘y”ark'krsey 105 105 100.0% 52 King Kullen, Ace Hardware $24.50
Lake Grove Commons ~ GRI  40% Ny  New Y"rk'gi‘iyark‘krsey 141 57 100.0% 48 Whole Foods, LA Fitness, PETCO $34.20
Westbury Plaza Ny  New York-Newark-Jersey 394 394 95.4% 110 Wal-Mart, Costco, Marshalls, Total Wine and $24.97
City More, Olive Garden
NY 1509 1424 97.6% _ 97.4% 0 357
Cherry Grove OH Cincinnati 196 196 97.0% e Sl Cair}[lo"r"ﬁi’nTgJ Maxx, Tuesday 75 o4
East Pointe OH Columbus 107 107 98.7% 76 Kroger $10.44
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Portfolio Summary Report By State
June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV_|REG %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major Te 1) Rent PSF
A q ® Kroger, Remke Markets, Walgreens, Jo-Ann
Hyde Park OH Cincinnati 397 397 93.1% 169 Fabrics, Ace Hardware, Staples $16.63
Kroger New Albany  yj 509  OH Columbus 93 93 100.0% 65 Kroger $12.86
Northgate Plaza 0
(Maxtown Road) OH Columbus 114 114 100.0% 90 91 Kroger, (Home Depot) $11.58
Red Bank Village OH Cincinnati 176 176 100.0% 152 Wal-Mart $7.55
Regency Commons OH Cincinnati 34 34 90.3% $26.55
West Chester Plaza OH Cincinnati 88 88 98.4% 67 Kroger $9.89
OH 1,205 1,205  96.7% 96.7% 90 685
Corvallis Market Center OR Corvallis 85 85 100.0% 12 Trader Joe's, TJ Maxx, Michael's $21.27
Greenway Town Center GRI 40% OR Portland-Vancouver-Hillsboro 93 37 100.0% 38 Whole Foods, Rite Aid, Dollar Tree $15.53
Murrayhill Marketplace OR Portland-Vancouver-Hillsboro 150 150 86.9% 41 Safeway, Planet Fitness $19.05
Northgate Marketplace OR Medford 81 81 100.0% 13 Trader Joe's, REI, PETCO $23.40
Northgate Marketplace OR Medford 177 177 96.2% Dick's Sporting Goods, Homegoods, $16.90
Ph1I Marshalls
Sherwood Crossroads OR Portland-Vancouver-Hillsboro 88 88 98.4% 55 Safeway $11.51
Tanasbourne Market OR Portland-Vancouver-Hillsboro 71 71 100.0% 57 Whole Foods $30.11
Walker Center OR _Portland-Vancouver-Hillsboro 90 90 100.0% Bed Bath & Beyond $21.54
OR 835 779 96.7% 96.4% 0 215
Allen Street ShOppng  GRy 40% PA  Allentown-Bethlehem-Easton 46 18 100.0% 2 Ahart's Market $15.45
City Avenue Shopping  Gpy 409 pa  FPhiladelphia-Camden- 162 65  94.0% Ross Dress for Less, TJ Maxx, Dollar Tree  $21.41
Center Wilmington
Gateway Shopping PA Philade!phi.a—Camden- 201 201 97.9% 11 Trader Joe's, Staplest TJ Maxx, Jo-Ann $32.17
Center ‘Wilmington Fabrics
Hershey PA Other 6 6 100.0% $28.00
Lower Nazareth PA  Allentown-Bethlehem-Easton 90 9  965% 244 111 (Ov¥gzpoums), (g, Biomhigiion Comtt s o
Commons Factory, PETCO
Mercer Square GRI 40% pa  Philadelphia-Camden- 91 37 96.7% 51 Weis Markets $24.20
Shopping Center Wilmington
Newtown Square GRI 40% pa  Philadelphia-Camden- 143 57 865% 56 Acme Markets, Michael's $18.67
Shopping Center Wilmington
Stefko Boulevard GRI 40% PA Allentown-Bethlehem-Easton 134 54 96.1% 73 Valley Farm Market, Dollar Tree, Retro g4 75
Shopping Center Fitness
Warwick Square o Philadelphia-Camden- o .
ShoppinglGenter GRI 40% PA Wilmington 90 36 97.1% 51 Giant $21.37
PA 983 584 95.2% 95.9% 244 375
Indigo Square SC  Charleston-North Charleston 51 51 94.8% 22 Publix $28.63
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Exhibit 99.2

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV__|REG %/ State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T (1) Rent PSF
Merchants Village GRI 40% SC Charleston-North Charleston 80 32 100.0% 38 Publix $16.89
SC 131 83 98.0% 96.8% 0 59
Harpeth Village Nashville-Davidson-- o, :
Fieldstone ™ Murfreesboro--Franklin 70 70 100.0% 55 Publix $15.66
Nashville-Davidson-- ®
Northlake Village TN Murfreesboro-Franklin 138 138 100.0% 75 Kroger, PETCO $14.06
. Nashville-Davidson-- o
Peartree Village N Murfreesboro-Franklin 110 110 100.0% 84 Kroger, PETCO $19.85
TN 318 318  100.0%  100.0% 0 214

Alden Bridge USAA 20% TX HO“S‘O““"’L(’;)féa“ds'sugar 139 28 98.8% 68 Kroger, Walgreens $20.38
Bethany Park Place USAA 20% TX Dallas-Fort Worth-Arlington 99 20 98.0% 83 Kroger $11.74
CityLine Market TX Dallas-Fort Worth-Arlington 81 81 98.0% 40 Whole Foods $27.59
CityLine Market Phase TX Dallas-Fort Worth-Arlington 22 22 100.0% cvs $26.66
Cochran's Crossing TX HO“S‘O“‘“’L";’I‘%&“dS‘S“gar 138 138 96.6% 63 Kroger, CVS $19.10
Hancock TX Austin-Round Rock 410 410 538% oo ~ FEB TwinLiquors PETCO, 24 Hour 57087
Hickory Creek Plaza TX Dallas-Fort Worth-Arlington 28 28 100.0% 81 81 (Kroger) $27.32
Hillcrest Village TX Dallas-Fort Worth-Arlington 15 15 100.0% $47.53
Indian Springs Center Tx  Houston-Woodlands-Sugar 437 137 100.0% 79 HEB. $24.61
Keller Town Center TX Dallas-Fort Worth-Arlington 120 120 99.0% 64 Tom Thumb $16.26
Lebanon/Legacy Center TX Dallas-Fort Worth-Arlington 56 56 92.7% 63 63 (Wal-Mart) $26.64
Market at Preston TX Dallas-Fort Worth-Arlington 96 96  98.9% 64 Tom Thumb $20.84
Market at Round Rock TX  Austin-Round Rock 123 123 98.6% 30  Sprouts Marke‘i;[grfrﬁ;eg')epm’ Tuesday  ¢1853
Market at Springwoods M 53% TX Houston-Woodlands-Sugar 167 167 96.3% 100 Kroger $16.26
Village Land

Mockingbird Common TX Dallas-Fort Worth-Arlington 120 120 93.8% 49 Tom Thumb, Ogle School of Hair Design $17.97
North Hills TX Austin-Round Rock 145 145 99.1% 60 H.E.B. $23.33
Panther Creek Tx  Houston-Woodlands-Sugar 16 166 94.7% 66 Ragfl‘;llésrfn(’s‘)&ucszlinglfj‘.’;"glyl‘;‘;ds $22.55
Prestonbrook TX Dallas-Fort Worth-Arlington 92 92 100.0% 64 Kroger $14.71
Preston Oaks TX Dallas-Fort Worth-Arlington 104 104 99.5% 30 H.E.B., Central Market, Talbots $33.89
Shiloh Springs USAA 20% TX Dallas-Fort Worth-Arlington 110 22 89.8% 61 Kroger $14.21
Shops at Mira Vista TX  Austin-Round Rock 68 68 100.0% 15 Trader Joe's, Champions Westlake $23.32

Gymnastics & Cheer
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Exhibit 99.2
Portfolio Summary Report By State

June 30, 2019
(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery

Property Operating | Owned | Anchor Avg. Base
% Leased | Properties Major Tenants(1 Rent PSF

Sterling Ridge Tx  Houston-Woodlands-Sugar 5 129 100.0% 63 Kroger,CVS $21.13

TX Austin-Round Rock 214 89.9% H.E.B., Pinstack $23.33

2
&
z
a
]
O
]
g

Berings, Ross Dress for Less, Michaels, The

X Houston-Woodlands-Sugar
Next Level Fitness, Spec's Liquor, Bike Barn

an

Weslayan Plaza East GRI  40% 169 68 100.0% $20.27

=
o

(Target), Gold's Gym, PetSmart, Office Max,

X Houston-Woodlands-Sugar
Ross Dress For Less, TJ Maxx

an

187 187 97.9% $19.77

Westwood Village

=
(=9

3,982 3,326 92.6% 91.6% 271 1,682

Belmont Chase VA Washirggltg;;;\dr:iington- 91 91 95.0% 40 ‘Whole Foods, Cooper's Hawk Winery $30.70

Carytown Exchange M  10% VA Richmond 107 46.3% Publix, CVS $14.37

Point 50 VA WaShm§f°“'Ar1?“g‘°“' 48 48 62.4% 30 Whole Foods $22.00
exandri

Fox Mill Shopping GRI 40% VA  Washington-Arlington- 103 4 95.6% 50 Giant $25.19
Center Alexandri

Hanover Village

Aldi, Tractor Supply Company, Harbor $9.22
Shopping Center i

Freight Tools, Tuesday Mornin,

GRI 40% VA Richmond 90 36 100.0% 18

Kings Park Shopping GRI

Kings | VA Washington-Arlington- Giant, CVS

Alexandri $29.26

40%
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Portfolio Summary Report By State
June 30, 2019

Exhibit 99.2

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV_|REG %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
Lorton Station ® Washington-Arlington- ®
Marketplace C 20% VA Alexandri 132 26 90.5% 63 Shoppers Food Warehouse $23.84
Whole Foods, Crate & Barrel, The Container
Market Common Washington-Arlington- o Store, Barnes & Noble, Washington Sports
Clarendon VA Alexandri 422 422 71.4% 34 Club, Pottery Barn, Ethan Allen, The $35.19
- - ; Cheesecake Factory, Jumping Joeys, Equinox
Saratoga Shopping 0 Washington-Arlington- 0 q
e GRI 40% VA Alexandri 113 45 100.0% 56 Giant $21.26
Shops at County Center VA Washington-Arlington- 97 97 91.4% 52 Harris Teeter $19.95
Alexandri
g A _ Wegmans, Dick's Sporting Goods, Staples,
Shops at Stonewall VA Washlr:&gltg;arli\(jl':ilngton 308 308 100.0% 127 Ross Dress For Less, Bed Bath & Beyond, $18.73
Michaels
The Field at Washington-Arlington- o
Commonwealth VA Alexandri 167 167 98.0% 122 ‘Wegmans $21.36
Monan Comior s Slingy ey gy WOl 187 75 85.6% 47 Giant, Planet Fitness $22.41
Shopping Center Alexandri
. A . Giant, Gold's Gym, CVS, Advance Auto
Village Center at Dulles C 20% VA Washlrffg;ar? dr:imgton 301 60 93.1% 48 Parts, Chuck E. Cheese, HomeGoods, $28.18
Goodwill
Village Shopping Center GRI 40% VA Richmond 111 44 92.4% 45 Publix, CVS $24.74
Willston Centre T GRI 40% VA WaSh“}\gltg;;ﬁrli‘“gm“‘ 105 42 91.7% CVS, Fashion K City $26.43
Willston Centre IT GRI 40% VA Wasm'ff;’)‘(‘;ﬁrlii“gw“' 136 54 99.1% 141 59 Safeway, (Target) $26.02
VA 3,484 2,036 89.6% 89.2% 141 1,140
6401 Roosevelt WA Seattle-Tacoma-Bellevue 8 8 69.0% $18.31
Aurora Marketplace GRI 40% WA Seattle-Tacoma-Bellevue 107 43 100.0% 49 Safeway, TJ Maxx $16.40
Ballard Blocks I O 50% WA Seattle-Tacoma-Bellevue 132 66 96.5% 12 Trader Joe's, LA Fitness, Ross Dress for Less  $24.09
Ballard Blocks IT O 50% WA Seattle-Tacoma-Bellevue 114 57 82.8% 25 PCC Community Markets, Bright Horizons, - g3 5q
West Marine, Trufusion, Kaiser Permanente
Broadway Market 20% WA  Seattle-Tacoma-Bellevue 140 28 95.8% 64  Quality Food Centers, Gold's Gym, Urban gy g,
Safeway, Jo-Ann Fabrics, Ross Dress For
Cascade Plaza C 20% WA Seattle-Tacoma-Bellevue 206 41 95.6% 49 Less, Big Lots, Fitness Evolution, Big 5 $12.24
Sporting Goods, Dollar Tree
Eastgate Plaza GRI 40% WA Seattle-Tacoma-Bellevue 79 31 100.0% 29 Safeway, Rite Aid $27.57
; - - o Safeway, Regal Cinemas, Dick's Sporting
Grand Ridge Plaza WA Seattle-Tacoma-Bellevue 331 331 100.0% 45 Goods, Marshalls, Ulta , Bevmo! $24.99
Inglewood Plaza WA Seattle-Tacoma-Bellevue 17 17 100.0% $41.31
Iég:gfle Shopping WA Seattle-Tacoma-Bellevue 67 67  98.4% 40 40 (QFC) $33.49
Melrose Market WA Seattle-Tacoma-Bellevue 21 21 100.0% $33.94
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Portfolio Summary Report By State

June 30, 2019

Exhibit 99.2

(GLA in thousands)
JVs REG's REG's REG's
at pro-rata | pro-rata | pro-rata
100% share share share
% Leased -
Retail Retailer- | Grocery
Property Operating | Owned | Anchor Avg. Base
Name JV G %| State CBSA GLA GLA |% Leased | Properties | GLA GLA Major T 1) Rent PSF
Overlake Fashion Plaza GRI 40% WA Seattle-Tacoma-Bellevue 93 37 91.6% 230 13 (Sears), Marshalls, Bevmo!, Whole Foods $27.84
Pine Lake Village WA Seattle-Tacoma-Bellevue 103 103 94.2% 41 Quality Food Centers, Rite Aid $23.75
Roosevelt Square WA Seattle-Tacoma-Bellevue 148 148 100.0% 50 Whole Foods, Dania, Bartell, Guitar Center ~ $23.27
Sammamish-Highlands WA  Seattle-Tacoma-Bellevue 101 101 100.0% 55 67 Trader Joe's, (Safeway), Bartell Drugs $34.36
Southcenter WA Seattle-Tacoma-Bellevue 58 58 100.0% 112 (Target) $30.66
WA 1,726 1,158  96.7% 98.6% 437 484
Regency Centers Total 52,693 42,761  94.7% 95.0% 4,088 16,858 $22.18

(1) Major Tenants are the grocery anchor and any tenant over 35,000 square feet. Retailers in parenthesis are a shadow anchor and not a part of the owned property.

Note: In-process developments are bolded and italicized.

C: Co-investment Partnership with Oregon

GRIL: Co-investment Partnership with GRI

M: Co-investment Partnership with Minority Partner
NYC: Co-investment Partnership with NYCRF

O: Other, single property co-investment Partnerships
RC: Co-investment Partnership with CalSTRS

RLP: Co-investment Partnership with Rider

USAA: Co-investment Partnership with USAA

Regency
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Components of Net Asset Value (NAV)
He of Jures 30, 2009
furaccitnd s i thousandk)

Exhibit 99,2

[Real Extate -

Wihedly Gramed MOT (page 5)
Shaen of N NOT (page 7)
Liis: Mersoniroling Inkerssts (page 7)

kbl Operating Propbeting Relding hideveooments
Salect Oparating Propertios with Near Term Raderslopmant

Estimated Incremental Praject Costs (page 18)
Estimated Incremernial Stabdred Thid (page 18)

Operating Portfalis NOI excuding Stralght-line Rent snd Above/Below Market Rent - Current Quarier

B Rt froen baases sigred but pot yel rent-paying - Curreat Quarter

185,704
25,104
(1,234)

R

] 1479

SA00,000 - 475,000
af- 1%

=im

Developrent Projects In Process

RES' Extimated bt Project Costs (page 16}

Sxnbiizad Yield (page 16}

Annsalized Proferma Stabilized NOT

REGS Estimated Wet GALP Project Costs' (page 18, footnote)

% of Costs Inaurred (page 16, footnote)

Construction in Progress

NOI fram Dovelopmant Projects In Process - Currant Quarter
Proforms Siabilized NOT
In-place MOI from Developrenits In Process

Fee Incomas

Third-Party Managemant Fees and Commisiions. - Cureent Quarter (pos 5)

Less: Share of TV's Total fee income - Current: Quexter (page 7)

|Othar Assets
Estimatid Market Yalue of Undeviloped Land
Land beid for sak or fubre development

Cutparcals o netad cpsrating proporties

Total Estimatbed Markst Valos of Undivelopsd Land
‘Wheally Ownied Assobs (page 3)

Cach arl Cash Equivalants

Teruant ared oEhad rios abies, enteiing Sraight ire rent reteivabibe
Other Ascets, sxchuding Goodwill

Share of ¥ Assats (page 6)
Cash ard Cash Equivalents
Tenant and other rece ables, exciuding Salight ine rent receivabies
Ofhwr Assats

Lis; Monconitroling Enberests (page 6)

[Link li%igs

‘Whally Owned Debt Cutstanding (page 12}
Mor bgsgs Loans:

Urrisasried Public Trivate Nobes

Ureecured Credt Facll Ries

Total Wholly Ovwned Dbt Dutstanding
Shane of IV Debt Outstanding (page 14)

Other Wholly Owned Liabilities (page 3)
Accounts Payabie and Other Lishilties
Tenanis' Security and Escrowr Deposits

Other Share of ¥ Accounts Liabilities (page 6)
Actomants Payabie ond Other Lishities
Tenants' Security and Escrow Deposits

Liws: Moncertralling Interests (page &)

W e
w
=1
-
~

Comman Shares and Equivakents Outstanding

Comman: Shares and Bquivalents Tesued and Dulstanding (page 1)

(1) Irehuchs sddinionel inberist and ovirhead capia izaton,
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Earnings Guidance

June 30, 2019

{in thousands, except per share data)

NetIncome [ Share'’
MAREIT FFO [ Share '’

Same Property
Same property NOT growth without termination fees (pro-rata)
Same property percent leased at pericd end (pro-rata)

New Investments
Development and Redevelopment starts (pro-rata)
Estimated yield {weighted average)

Acquisitions (pro-rata)
Cap rate (weighted average)

Disposition Activity
Dispositions (pro-rata)
Cap rate (weighted average)
Other
Net interest expense (pro-rata)
Net GEA epense (pro-rata)
Recurring third party fees & commissions (pero-rata)
Certain non-cash items (pro-rata)’™

Exhibit 99,2

Current Previous

YTD 2019E 2019E

£0.8% $1.56 - §1.60 141 - 5147

£1.90 £3.81 - 53.85 $3.80 - 5385

2.1% 2.0% - 2.5% 2.0% - 2.5%

95.1% +[- 95.5% +[-95.5%
$103,900 $150,000 - $250,000 | $150,000 - 5250,000

£.4% +/-6.5% +/- 7.0%
£19,050 +/- $232,000 +/- $16,000

3.9% +[- 4.25% +f- 4.3%
£136,500 +/- $300,000 +f- $200,000

7.5% +f- 7.5% +{- B.0%
$87.562 $174,500 - $175,500 | $170,500 - 5172,500
£36,862 $72,000 - §73,500 573,000 - 575,500
513,856 £27,000 - §28,000 £27,000 - 28,000
525,758 $45,000 - 546,000 546,500 - 548,500

{1} 2019 includes the impact of ($0.05) per diluted share related to the adoption of the new lease accounting standard ASC B42 on
January 1, 2019, that requires previously capitalzed indirect internal |easing and legal costs to be expensed.

{2} Includes above and below market rent amertization, straight-line rents and amortization of mark-to- market debt adjustrments,

Forward-looking statements involve risks, uncertainties and assumplions. Actual future perfarmance, outcames 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 10Q, which identify impartant risk factors which could cause actual results to differ

frem those contained in the forward-looking statements,
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Regency
Centers.

Reconciliation of Net Income to Earnings Guidance
June 30, 2019
{per diluted share)

Full Year
MAREIT FFO Guidance: 2019
Low High
Net income attributable to common stockholders 5 1.5 1.60
Adjustments to reconcile net income to NAREIT FFO:
Drepreciation and amort zation 241 241
Provision For impairment ooy .07
Gain on sale of operating properties (0.23) (0.23)
MAREIT Funds From Operations 5 381 3.85

Exhibit 99.2
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Regency
Centers.

Glossary of Terms Exhibit 99.2
June 30, 2019

Development Completion: A property in development is deemed complate 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 twe years of
anchor operations, or (i) three years have passed cince the ctart of constructian. Once deemed complete, the property is termed a
Retail Operating Property the fallowing calendar year.

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

HAREIT Funds From Operations (NAREIT FFO}: MNAREIT FFO is a commonly used measure of REIT performance, which the
Mational Asscciation of Real Estate [nvestment Trusts ("MAREIT™) defines as net income, computed in accordance with GAAR,
excluding gains on sales and land impairments of real estate, net of tax, plus depreciation and amortization, and after ad]ushﬂerrts
for uncensolidated partnerships and joint ventures, Regency computes NAREIT FFO for all pericds presented in accordance with
MNAREIT's definition in effect during that period. Effective January 1, 2019 the Company prospectively adopted the NAREIT FFO White
Paper = 2018 Restaterment ("2018 FFO Whitepaper”), and elected the option of excluding gains on sale and impairments of land,
which are considered inodental to the Company’s main business. Prior period amounts were not restated to confarm to the current
year presantation, and therefore are calculated as described above, but also include gains on szles and impairments of land. Many
companies use different depreciable lives and methods, and real estate values historically fluctuate with market conditions. Since
MAREIT FFO excludes depreciation and amaortization and gains on sale and impaiments of real estate, it provides a performance
measure that, when compared year over year, reflects the impact on operations from trends in cccupancy rates, rental rates, operating
costs, acquisition and development activities, and financing costs, This pravides a perspective of the Company's financial perfarmance
nat 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 GAAF; and, therefare, should not be considered a substitute measure of cash flows from operations. The Company
provides a reconciliation of Met Income Attributable to Common Stockholders to MARELT FRO.

Het Operating Income {MOIY: The sum of bass rent, percentage rent, recovenies from tenants, other lease income, uncolledtible
lease income, and cther property income, less operating and maintenance, real estate taxes, ground rent, and provision for doubtful
accounts. MO excludes straight-line rental income and expense, above and below market rent and ground rent amortization, tenant
lease inducement amartization, and other fees, The Company also provides disdosure of NOI excluding termination fees, which
excludes bath termination fee income and expenses,

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

Operating EBITDAre: MAREIT EBITDAre is a measure of REIT performance, which the NAREIT defines as net income, computed
in accordance with GAAP, excluding (i) interest expense; (i) income tax expense; (i) depredation and amortization; (iv) gains on
sales of real estate; (v)impairments of real estate; and (vi) adjustments to reflect the Company’s share of unconsolidated partnerships
and joint ventures, Operating EBITDARe excludes from MAREIT EBITDMre certain non-cash components of eamings denved from
above and below market rent amortization and straight-line rents. The Company provides a reconciliation of MNet Income (Loss) to
Operating EBITDAre.

Core Operating Earnings: 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, Core Operating Earnings excludes from
MAREIT FFO: (i) transaction related income or expenses (1) gains or losses from the early extinguishment of debt; (i) certain non-
cash components of earnings derived from above and below market rent amaortization, straight-line rents, and amortization of mark-
to-market of debt adjustments; and {iv) cther amounts as they occur. The Company provides a reconciliation of NAREIT FFO to Core
Operating Eamings.

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

Retail Operating Property: Any retail property not termed a Property [n Development, A retail property is any property where the
majorty of the income is generated from retail uses.

Same Property: Retail Operating Properties that were owned and aperated for the entirety of bath calendar year periode being
compared, This term excludes all developments and Non-Same Properties.

Supplemental Information

47



