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

November 16, 2020
Date of Report (Date of earliest event reported)

REGENCY CENTERS CORPORATION

(Exact name of registrant as specified in its charter)

Regency

Florida 001-12298 59-3191743

(State or other jurisdiction of incorporation) Commission File Number) (IRS Employer Identification No.)

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 LLC

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

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 7.01 Regulation FD Disclosures
On November 16, 2020, Regency posted on its website, at www.regencycenters.com, a business update presentation which is attached as Exhibit 99.2.
Item 8.01 Other Events

On November 13, 2020, Regency issued a press release, which is attached as Exhibit 99.1, announcing that Lisa Palmer, President and Chief Executive Officer, is
scheduled to present at Nareit’s REITworld: 2020 Virtual Investor Conference on Thursday, November 19, 2020.

The information furnished under items 7.01 and 8.01, including Exhibits 99.1 and 99.2 incorporated by reference herein, shall not be deemed “filed” for purposes of
Section 18 of the Exchange Act or otherwise subject to the liabilities of that section and shall not be deemed to be incorporated by reference into any filing under the
Securities Act, or the Exchange Act.

Item 9.01 Financial Statements and Exhibits
(d) Exhibits
Exhibit 99.1 Press release issued by Regency on November 13, 2020.

Exhibit 99.2 Regency Centers Business Update Presentation Deck.

104 Cover Page Interactive Data File (the cover page XBRL tags are embedded within the inline XBRL documents)



SIGNATURES

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

REGENCY CENTERS CORPORATION

November 16, 2020 By: /s/J. Christian Leavitt
J. Christian Leavitt, Senior Vice President and Treasurer
(Principal Accounting Officer)




Exhibit 99.1

p Sy NEWS RELEASE
R(—)‘ ge] —l':_xy For immediate release

Christy McElroy
904 598 7616
ChristyMcElroy@regencycenters.com

Regency Centers to Present at
Nareit’s REITworld: 2020 Virtual Investor Conference

JACKSONVILLE, FL (November 13, 2020) — Regency Centers Corporation (“Regency” or the “Company”) (NASDAQ:REG) today announced
that Lisa Palmer, President and Chief Executive Officer, is scheduled to make a presentation at Nareit's REITworld: 2020 Virtual Investor
Conference (the “Conference”) on Thursday, November 19, 2020, at 9:45 am ET. To access the Company’s live presentation, attendees are
required to register for the Conference, using the registration link below. Registration for the Conference is complimentary.

Regency Centers Virtual Presentation

Date: Thursday, November 19, 2020

Time: 9:45 am —10:15am ET

Speaker: Lisa Palmer, President & CEO
Registration: REITweek Virtual Environment

About Regency Centers Corporation (NASDAQ: REG)

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

1963

Founded

>93%

Leased

REGENCY AT A GLANCE

REG S&P 500 S11B+

Nasdag Member Total Market Cap

56M+ SF 8000+

Total GLA Total Tenants

INVESTOR PRESENTATION



‘ Regency's Unequaled Strategic Advantages

High Quality Open-Air Shopping Center Portfolio
s 80% grocery-anchored neighborhcod & community centers

s Necessity, service, canvenience, and valua ratailers serving the
gssential needs of our communities

=« Well located in highly affluent and dense infill trade areas

X = Strong Value Creation Pipeline
s Deep pipeline of flexible development and redevelopment cpportunities

s Well-positioned to create value over the long-term

Balance Sheet and Liquidity Strength
s Low leverage with limited near-term maturities
s Debt to EBITDAre of 5.9

s -$1.5B of mmediate liquidity, including $280M of cash and $1.28 of
revolvar availability

_

Best-In-Class Operating Platform
s 22 offices throughout the country working with tenants and vendors

at 400+ properties

s Unparalleled team of experienced professionals with local expertise
and strong tenant relationships

s Intense asset management model has enabled close communication
with tenants throughout the pandemic
MOVEMBER 2020

INVESTOR FRESENTATION 4




High Quality -
Open-Air Shopping s
Center Portfolio | Hif®

e\
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Significant Presence in Top Markets with Strategic Advantages
from National Breadth and Local Expertise

TOP REGIONS/STATES TOP 5 MARKETS ATTRACTIVE OVERALL DEMOGRAPHICS'
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W -asseftna Miami 124 . - - 120
: verage trade ares population , 000
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Now York 6 College educated 4a8%

.
Bkt Neo Washington, DC 55 3
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2 aLA vt 4,000
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O 400+ PROPERTIES

W 22 REGIOMAL OFFICES
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HK GUALITY GPEN-AIR

SHOPPING CENTER PORTFOLED

Premier Asset Quality and Trade Areas

Premier centers are those with inherent characteristics that will position a
center for long-term competitive advantages, resulting in superior NOI growth,
including strong trade areas that feature buying power and spending growth
surrounding a shopping center with a top competitive position.

Positioned
to thrive

. EXCEPTIONAL

Asset Quality DNA "

TRADE 1 Positioned + SHOPPING

AREA 1 for 1 CENTER
1

Sustainable | competitive Position

Density
Income & Wealth v Growth ¢ GLA Quality

Buying Power Growth 8 ; Access & Visibility

Relative Supply Dominant Anchor
+ Merchandising Mix

INVESTOR PRESENTATION
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Sector Leading Asset Quality

Annual Base Rent Per Square Foot
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HIGH QUALITY DPEN-AIR

EHOPPING CENTER PORTFOLIO

| Strong Top Tenant Roster

Regency’s Top 10 Tenants by ABR

3.3%

3.5%
3.0%
| 2.|9"-\’:
w0 2.6% 2.6%
I I
2.5% B
2.0% B 1'_?5::
i 1.3%
15 | 1.1%
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N ; I |
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‘ Grocery-Anchored Advantage

B A foous on necassity, service, convenience, and value
15 increasingly critical in today’s environment.

® Regency's shopping center portfolio s 80% grocery
anchored, with grocer sales that average >$650 PSE

m Grocery-anchored centers located close to the
customer are the foundation of a successful multi-
channel strategy, allowing austomers Lo buy online
and pick-up in store, ar conveniently access the store
for an in-store experience,

Regency

For B

Grocer Sales '

-3500

OECCER SALES PUF

$300
5700
$100
o]
Thr i T Lerm Thest
BOK Groonr Rese 0% Grecer Rant 10°% Grooes Rt~

W GROCER SALES

MOVEMBER 0
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Connecting with Thriving Grocers

Top grocers are investing In their physical and digital footprint to provide a seamless
and differentiated shopping experience to meet the evolving needs of their customers.

68 REG Locations

54 REG Locations

34 REG Locations

e

amazon

Publix contines to invest in both new
and existing locations with plans
to redevelop many stores as part
aof their capital plan. In 2019, Publix
opened a net 28 new stores, while also
remadeling 177 stores.

Kroger has emerged as a leader
in curbside pickup among traditional
grocers throughout the pandemic,
Through their successful Restock
Kroger Initiative, the company
has continued to invest capital to
improve their stores, technology and

p vy

customer experiences,

N A

46 REG Locations

M Abersonss  SAFEWAY §

Albertsons/Safeway is investing
41 Billion annually related to in
store remodel and technology
enhancemeants, |1 the first half of 2020,
Albertsons spent $700M in capital
axpenditures, which included capital
for the complation of 132 remodels.

13 REG Locations

Ahold

Delhaize

Ahold Delhaize continues to solidify
its position as an industry-leading
amnichannel retaller including plans to
increase its online capacity by nearly
100% in the .5, from 2019 te 2021,

p Iy

L vy

Amazen has announced an aggressive
roll out of physical locations, In
September 2020, Regency Centers
opened one of the first Amazen Go
Grocery storas,

H.E.B. opened & stores in 2019 and,
thraugh August 2020, has added 3
moere, including a store in South Austin,
TX, part of HEB's commitrment to
invest $200 million in the Austin area.
Regency is currently expanding
an H.E.B. location in Austin,

HONVEMBER 2020
INYEESTOR PRESENTATION
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Continued Evolution of Physical Retailing

Brick and mortar retailers and landlords are learning to adapt to an evolving retail landscape.
Some trends have been accelerated by the COVID-19 pandemic, while others have taken shape.
Regency 1s working with, partnering with, and helping our tenants adapt to the new normal.

~; : :“ml-;_-__l.;.:l—T-ﬂ-:l_ .
PN

B Curbside Pick-Up is Here to Stay

® De-Urbanization Trend Benefits Suburban Shopping Centers

INVESTOR PRESENTATION | 1%




Expanding Retailers

Best-in-Class Operators Opening New Locations in High-Quality Centers

HIGH QUALITY GPEN-AIR

SHOPPING CENTER PORTFOLEY

In addition to expanding grocers, Regency continues to negotiate and
sign leases with relevant retailers around the country in numerous categories.

petcofL CHASEO

© e
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Strong Value
Creation Pipeline

MO EMBER 301 i
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TR [N RT3

ETRONS WALUE CREATIOM MPELINE

Development & Redevelopment Leading to Significant Value Creation

3500 |

£400 |

3300 |

3200

$100 |

0

Regency invests in Premier Shopping Centers in dense infill and affluent areas
with dominant anchors and a focus on long-term growth potential,

Historical Development and Redevelopment Completions

7.9% Average Return on Investment

Figo $352

$184
%170 %155 5174 $174 $132

38%
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B ToTAL PROJECT COF EST WALUE CREATION B iLUE CREATION HARGIN

$1.5 Billion
Total completions
with total estimated
value creation of
£800 Million

MOVEMBER 2020 |
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STROMG WALLFE CREATION MPELINE

| In-Process Investments

Regency continues to evaluate the impacts to project scope, costs,
tenancy, timing and return on investment on all in-process and pipeline
projects to determine the most appropriate strategy.

e g 1'-'5'1'-.-—.-_:. ]‘_

M T

The Village at Hunter’s Lake

Ta 1, FL

In-Process Developments & Redevelopments Estimated Spend by Year
Regency's Estimated Net Project Costs ~$238M ;40’2020 ~$22M
% of Project Costs Incurred 57% 5\2{}21 ‘ ~$46M

Remaining Project Costs ~$102M | 2022+ ~$34M

INVESTOR PRESENTATION | 8




ALLFE CREATION FIPELINE

‘ Future Redevelopment Pipeline

Regency's flexible redevelopment pipeline of value-add projects includes:

Large scale projects. many of which incorporate adjacent and vertical mixed use
Addition of GLA through tenant expansions

Outparcel developments

Other improvements that enhance the competitive position of our centers

Select major pipeline redevelopments that include mixed use components where
Regency plans to partner with best-in-class operators and developers:

WESTBARD SQUARE TOWN & COUNTRY COSTA VERDE CENTER
Bethesda, MD Lo C CA San [ A

17
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Balance Sheet and
Liquidity Strength

MOVEMBER 2020 I ==
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BALANCE SHEET AND LIGUIDITY STRENGTH

Strong Balance Sheet Position

Capital Structure Debt Maturity Profile as of September 30, 2020
(% of total capitalization) (Cash Balance: $281M)

$900
3800 [ 5672
% 700 [~ 4554
$&00 [ =
3849
I $425
o i B2 o [Li T ——]
' — #3520 T
$11.3 Billion 3400 i —— 3300
= | pu—
Total 300 s . S ——]
Capitalization sa00 |- B ‘
. . 134
EST N ' : .
50 = BN, L L i 'S AL s A 'l o — Ll 4
ik ) ik 02T ok i 24 MIE 208 2027 2038 2029 2030 2031 - 2048 2047 049
- OO KSOLIDATED DERT « SECUREL 1
B UrsECUED DEET . BONDS W Ui
.
B UNSECURED DEET - BON Wid Avg Interest Rate 3.7%
B UNCONSOUDATED DEBT - SECURE Wid Avg Yrs to Maturity O+ ¥rs
lotal Pro Rata Debt: $4.68
- i
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BALANCE SHEET AMND LIGUIDITY STRENGTH

I Low Leverage and Conservative Debt Covenant Ratios

Regency maintains a long-standing commitment to balance sheet
strength and stands today with immediate liquidity of $1.5 billion.

MNet debt-to-Operating EBITDAre 5.9x
Fixed charge coverage 3.7%
Interest coverage 4.1x
Unsecured Public Debt Covenants Required 9/30/20
Fair Market Value Calculation Method Covenants®®

Total Consolidated Debt to Total Consolidated Assets = 65% 30%
Secured Consolidated Debt to Total Consolidated Assets < 40% 4%
Consolidated Income for Debt Service to Consolidated Debt Service =1.5% 4.3x
Unencumbered Consolidated Assets to Unsecured Consolidated Debt >150% 344%

HOVEMEER 2020
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Ample Liquidity

Available Sources of Capital and Near-Term Commitments

IN MILLIONS

$1600

$1200

$800

$400

$0

Total Liquidity
$1.5B

Undrawn
Revolver

$1.2B

Cash On Hand
$281M

Net Liquidity
$800M

BALANCE SHEET AMND LIGUIDITY STRENGTH

__$102M
In-Process Re/Dev
Committed Capital

_ $373M
2022 Debt Maturities

$223M
— 2020/2021
Debt Maturities

HOVEMEER 2020 2
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BALANCE SHEET AMND LIGUIDITY STRENGTH

Sustained Dividend Growth

Regency has consistently grown dividends per share since 2014 and has
maintained payment of its dividend throughout the COVID-12 pandemic.

$2.40 —

2.30 — $2.34
$ c_he‘?‘
$2.20 o
$2.10
$2.00 —

$2.00

$1.90 — $1.94
$1.80 —
$1'?0 | 1 | 1 1

2014 2015 2016 2017 2018 2019 2020

HOVEMEER 2020 |
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Bestin-Class
= Operating Platform 5.
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Operational Best Practices

PICK-UP
AND
GO ZONES

£
Ty e
Tapggann®

Pick-Up and Go Zones - In rasponse
to the rapid growth in online ordering
and curbside pick-up, and as a
resource and benefit for our te
Regency recently began installing
designated curbside pick-up parking
spots at shopping centers around
the country called "Pick-Up and

Go Zones". Regency is also rolling
out a partnership with a third party
ogy company that will allow
tenants to track real fime cusiomer

arrival in these spaces

techr

ey,
®s

LamEseens

=
.
T L

Fresh Look® isn't just a philosophy; it's
the driving force behind creating idea
locations with best-in-class retailers
representative of sommunities we
serve, We combing unigue placemaking
designs with the right merchandising
mixes, and connect with our shoppers
through community outreach and an
active social media presence. These
innovative destinations are crafted one
at a time by our team

T I L

PP S

Big Data - Smart phone tracking

technology allows us to see the number

sach day/

week/year, who our visitors are (via

demoagraphic insights), and our center’s
ve competitive position within

of visits to our cent

ralat

each trade area. By tracking these

metrics, we can make infar i
how to constantly improve our centers’

."I'.’.’;‘I’C."I:I"!dlsl."-g mix per?-:;rr‘ﬂa:".-:e— and

the community it serves.

MOVEMBER 2020

INVESTOR PRESENTATION I =




Experienced and Deep Management Team

Lisa Palmer Mike Mas Mac Chandlor Jim Thempson
Presiiant and CEO Exenuths Vice Prasident } Executive Vice Prasident. Executive Vice President.
Civar Financial Oficer it Chef Invastment Offices Chief Oparaling Dfficer
nag:n:;ﬁplﬂ‘lr-aus:ry"s Years of Exparisncs | F oy Years of Experience Years of Experience
# * Regancy 17 | indiustry1? 4.* Beganey 21 | Ingustry 29 Bagency 39 | Industry 39
-

Our 22 regional offices located in the markets we operate give us an unmatched
local expertise that allows us to make the best strategic decisions within each market.

{, Yoars of Experience
< 3 Frepency 33 | imcustry 24

¥oars of Expedionce
Fegancy 18 | Industry 18

Yeari of Expedience
Regency 4 | Industry 36

0O 400+ PROFERTIES
@ o2 REGIONAL OFFICES

Yoars of Experience
Regancy ™ | incutey 30
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Regency’s Approach to Corporate Responsibility

4

ENVIROMMENTAL
STEWARDIHIP

&

ouUR
COMHURITIES

ETHICS AND
GOVERNANCE

Regency's values, including the critical
importance that we place on corporate
respansibility, are the foundation of who
we are and what we do. They drive us to
implement leading environmental, social
and governance (ESG) initiatives through
our Corporate Responsibility Program,

i
- Ar
.1‘ -
| . o

I¥CDP

SRS m m

TCFD MSCI A

NG FLATFORM

Our People [ ]

r

Ethics and
Goverance
T
|
Environmental

Stewardship Wi

’-‘v_ CLICK TO VIEW REGENCY'S 2019 CORPORATE RESPONSIBILITY REPORT
L]

POMEMBGN J030: | ag
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Our People & Our Communities

n Our people are our most fundamental asset

s We hire the best talent in cur local and
regional markets

s We focus on improving and supporting our
communities

s [nherent in Regency’s culture is a great
passion for philanthropic efforts

2019 Philanthropic Contributions

Regency has taken actions to cultivate a
workplace that promotes and supports a diverse
and inclusive environment for all employees:

Made the CEQ Diversity and Inclusion Pledge
Developing a three-year DEI strateay
Launching Employee Resource Groups
Unconscious bias education program
Enhanced recruiting partnerships and practices

CEQ |ACT!ON|FOR

MATCHING GIFTS l DIVERSITY & INCLUSION

CORPORATE +
REGIOMAL

DONATIONS HIEVEMSER 2020 I o
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‘ Ethics and Governance

m Stalwart adherence to ethical behavior and oversight

m Consistently receive the highest corporate governance score from shareholder
advisory firm Institutional Shareholder Services (I1S5)

m Qur Beoard maintains a long-standing commitrment to succession planning,
refrashment, and diversity

B ‘We have I female Board members (27%), and received a "W" award in 2012 from
the Wornen on Boards organization

B All employees receive training on the refreshed Code of Business Conduct and
Ethics, as well as in cyber security awareness

ongolng Best Practices
W continue toomanitor trends and best practices i corporate governance. We enhanced tha followann govermng
clocuments to algn with best prachices:

Refated Party Transaction Polices

Code of Busness Conduct andd Ethecs
and Procedires

Committes Charters for Audit, Compansation

Palitical Activities & Contributions Polic
ol = = ~L2 A and Mommnatmg & Govarnancs

Conflicts of Interes Palicy Pabkoy Staterment on lnsider Trackng

RRQURIYRD
RR|RQR

Clawback Polcy Stock Ovrnership and Retention Policy

Board of Directors Characteristics
As of 2020 Shareholder Mesting

Gender Diversity

3
e Mon
B8

Weman

Independence

Non-independent

Tenure

HOVEMBER 2020
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HEST-IN-CLASS OPERATING FLATFORM

Environmental Stewardship

m 15t LS. REIT and 2nd LS. corporation to issue a Green Bond

» Focus on sustainable building practices and climate resilience

r Exceeding goals to reduce GHG emissions and energy use, and increase waste diversion
s Leading reporting: TCFD, SASE, CDP, GRESB, UN SDGs

e Commitment to solar energy and electric vehicle charging projects

Exceeding Our 2019 Goals

% 9%

iy like-far-like Reduction s ike-far-like Scape 1

(e Ty gl ile 1] and 2 Greerhousse Gas en

Annual Solar Production Like-tor-like Water Use
oo
700
oo0
4,000 BE0
£
3000
GO0
GO0 -
o 2017 2008 2019 1500

e 201
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APPENDIX
COVID-19
Operating Data
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Tenant Operating Status

As of October 31, 2020
Status of Tenant Operations

% of Pro-Rata ABR @
3%

Closed

Grocery/Drugstons
Home Improvement,/Auto
Pat

Banks

Other Essential Retar

Restaurant - Fast Food/
Limited Sarvice
Other Medical

Business Services
e/ Commiumeations

Egsantial Medical

Restaurant -
Casual/Fine Dining
Cff-Price
% of Pro-Rata ABR Cpen
Home
00 = 5% el
Hably/Sparts
20k - Personal Services
i 5% Apparal
Other Retail
FOrE =
Fitr
v itnass
BOY Ertertammant
. i i s i
Agail 3N My Tist kity 3140 Wotcbes Fist

W ES5ENTIAL - RETAIL & SERVICES
(5% OPEMN)

Tenants Open by Category
% of Pro-Rata ABR

W ESSENTIAL - RESTAURANTS
(53% QOPEN}

W OTHER - RETAIL & SERVICES
{93% CPEND

100%

100%

100%

98%
LA
98%
o7%
a7
9E%
965
265
6%
95%

5%

81%

4%

20

40% BO% BO% 100%




APPENDIX: COVID OFERATING DATA

Regency Portfolio Foot Traffic

10%

0%

-10%

-20% |-

-30%

-50%

-60%

85% of Portfolio Foot Traffic Has Returned YoY

60M

S57.5M

56.3M

10M —

JAN FEB MAR APR MAY JUN JUL AUG SEP ocT

[l MONTHLY FOOT TRAFFIC B YoY % MONTHLY CHANGE
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Q3 Base Rent Collections

As of October 31, 2020

@3 Base Rent Collections
% of Pro-Rata ABR

86%

Collected

3%

Deferred

11%

Uncollected

APPEMDIX

DOFERATING DATA

Q3 Base Rent Collections by Category

W ESSENTIAL - RETAIL & SERVICES

(98% COLLECTED)

Grocery/Drugstore

Horme bmprovemant,Auto
Blanks

Pat
Difite/Comrunicatiang
Other Essential Retail
Horre

Oiher Meodical

Hobly BHais

Essential Madical

Cithver Ratall

Business Sorvicos
Restawant - Fast Food,/Lirmited Servace
Apparel

Off-Price

Parsonal Services

Restaurant - Casual/Fina Dinng
Fitness

Eritartal remignt

% of Pro-Rata ABR

W E55ENTIAL - RESTAURANTS
(7% COLLECTED)

W OTHER - RETAIL 5 SERVICES
i70% COLLECTED)

100%
100%

Td%
%
TI%

0%

20%

HCVEMEER 2020
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October Base Rent Collections

As of October 31, 2020

October Base Rent Collections
% of Pro-Rata ABR

87%

Collected

12%

1%

Deferred

Uncollected

APPEMDI 3 OFERATING DATA

October Base Rent Collections by Category

W ESSENTIAL - RETAIL & SERVICES
(8% COLLECTED)

Grocery Drugstore
Banks

Homa brmgarovaemsnt, uts
Pt
Difite/Comrunicatiang
Home

Dthesr Essential Ratall
Hobby/ Sports

ELdantial Maednial

Ot Machozal

Other Ratail

Off-Price

Rastaurant - Fast Food!
Lirnited Sarvice

Business Sorvices

Farsonal Sarvices

Appared

Réstsurant - Casuhl/Fine Dingng
Fitrigss

Ertertainment

% of Pro-Rata ABR

W OTHER - RETAIL 5 SERVICES
(79% COLLECTED:S

W E55ENTIAL - RESTAURANTS
(7% COLLECTED)

pFL

7

LT

20% 40% 60% 80% 100%

HCVEMEER 2020 1 24
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APPENDIX: COVID OFERATING DATA

Base Rent Collection Trajectory

As of October 31, 2020
Base Rent Collected

Tenant Category A;;t“ % Open Q2 Q3 October
ESSENTIAL - RETAIL & SERVICES 45% 99%
Grocery/Drugstane 23% 100%
Banks 5% 95
Business Services 5%
Base Rent 2
Collections by Period Office/Communications 2
Othar Essential Ratail % ag
Essential Medical 2% 97%
100% - Home Improvement /Auto 2% 100%
14% 11% 12%
ESSENTIAL - RESTAURANTS
80% - Restaurant - Fast Food/Lirmited Service
Restaurant - Casual/Fine Dining 6% o155 GEY 70N b
BO% OTHER - RETAIL & SERVICES
Personal Services B% 9% 61X 71 Frs
prog OHf-Price % an% 53% T3% Ho%
Appare 5% S5% 5% 7 s
Haobby/Sports % G5% 66Y Gi% a3e
20% Other Medica 4 9B% TN a2
Fitness 4% B1% 26% ET%
Hame 4 SE% 5 5%
% _
Qz Q3 October Other Retail 2% Q4% a0% 89 o7%
Entertainment 1% 21% I3% ¥
B COLLECTED W CEFERRED Tetal Rent Collectod 77% 86% 874
Total Rent Deferred a% 3% 1%

Total Rent Collected/Deferred

HCVEMEER 2020
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APPEMDIX: COVID OPFERATING DATA

Progression of Monthly Rent Collections

Percentage shown below represents the cash base rent collected on each date in that respective month

—APRIL —MAY —JUNE — JULY —AUGUST — SEPTEMBER — QCTOBER
90%

B0

TO%

L _:;#

S0%

40%

0%
& 7 -] ] won 12 12 W 15 % W @ 19 20 21 22 23 24 25 26 27 28 29 30
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APPENDIX: COVID OFERATING DATA

Executed Deferral Agreements
As of October 31, 2020

Deferred Rent - Period Billed Deferred Rent - Payment Timing
($30.6M) ($30.6M3

Total 2021

0 3Q'2021
;’;:’:/ﬂ 4@'2020 78/6 16% 4Q'2021
> |

0
3% 2Q'2021 13%
2G'2020

— 22%
0 2021
75% 1% 2020

1Q'2021 17%
27% ;

2022+

5%

Total Executed Deferral Agreements (through October 31, 2020)

Lease Count 1,318

Average Deferral Term (in months) 3.0

Total Deferred Base Rent (in G00s) $30,555

RCVEMBER 2020

) 3"
INVESTOR PRESENTATION J




APPENDIX: COVID OFERATING DATA

National/Regional vs. Local Tenant Collection Status
As of October 31, 2020

Total Portfolio Composition ¥
% of Pro-Rata ABR

ag of 9/ 30,2020

| Q2 1 Q3 | — OCTOBER —
100%

0%

HNational &
Regional Tenants

78%

405
Composition of Deferred Rent

($30.6M)
20%

Hational Local HNational Local Hational Local

COLLECTED DEFERRED UNCOLLECTED
Hatlonal & E &= ki bodbieipis
Reaglonal Tenants

78%

RCVEMBER 2020
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APPENDIX: COVID OFERATING DATA

Anchor vs. Shop Tenant Collection Status
As of October 31, 2020

Total Portfolio Composition ¥
% of Pro-Rata ABR

as of /302020

| Q2 ] | a3 | [~ OCTOBER

100%

Shop Anchor
Tenants Tenants

55% 45% -

BO%

4%

Composition of Deferred Rent
($30.6M)

20%

Sitop Anchor . Anchor Shop Anchor Shop Anchor Shop
Tenants Tenants

60% 40% Il coLLEcTED Il CEFERRED UNCOLLECTED

RCVEMBER 2020
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APPENDIX: COVID OFERATING DATA

Regional Collection Status
As of October 31, 2020

Total Portfolio Composition Q3 Base Rent Collections
% of Pro-Rata ABR

as of 9/30/2020

100%

7% 6%

Central

16% i

Pacific Coast

0
Mortheast/ 33 /&

Mid-Atlantic 40% =

60% ™

21%

20% ™

Southeast

30% -

DEFERRED JINCOLLECTED

HCVEMEER 2020
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Progression of Total Billings, Deferrals and Other Revenue

From 1Q'20 to 3Q'20

% millians)

$305.0

$300.0

$295.0

$290.0

$285.0

$300.9

$280.0

$(3.9)

—

513

APPEMDIX

COVID O FERATIMNG DATA

$289.2

Billablo Revenues
= Q1 W00

$(0.8)
$(2.0)
Other Revenuos Dlipositions Contractual Desupancy/ Han-Gualiftying
Adjustment Rent Stepd BEK Impast Detarrals *
W MCREASE W DECREASE TOTAL

Biltabin Rovenuos =

Q3 2020

MOVEMBER 2020
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Q3 2020 Supplemental COVID Disclosure

For the Three Months Ended September 30, 2020

. iti ‘ I
Base Rent
Regoveries from Tenants
Percentage Rent, Termination Fees, and Other Lease Income
Total Billings/Deferrals and Other Revenue
Uncollectible Lease Income
Mon-Cash Revenues '*/
Total Lease Income

Lease Income Accrual Beconciliation
Collected - Billed Base Rent/Recoveries & Other Revenue '/
Uncaollected - Base Rent/Recoveries - Accrued
Uncollected - Base Rent/Recoveries - Reserved

Total Billings/Deferrals and Other Revenue
Uncollecible Lease Income )
Mor-Cash Revenues '/

Total Lease Income

Total Pro-Rata
3 715,859
58,515
4,805
3 289,179
(28,500)
4,265
E ZEM
Tolzl Pro-Rata
3 248,000
12,560
28,500
3 289,179
{28,500)
4,265
Totzl Pro-Rata
5 470
2,057
$ 6,822

$300 00

$250 o0

5200 550

S300 S0

550, 0

APPEMDIX: COVID OPFERATING DATA

Total Billings/Deferrals and Other Revenue

W Colmted g Otser » g ® Accrml & Dot {4

B R od & ey v B oo ond

— 5057

TotalBilings &
Other Revenue:
£289,179

—

Three Months Ended September 30, 2020

{in thousands)

HCVEMEER 2020
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Q3 2020 Supplemental COVID Disclosure

For the Six Maonths Ended September 30, 2020

Composition of Lease Income
Base Rent

Recoveries from Tenants
Percertage Rent, Termination Fees, and Other Lease Income
Total Billings/Deferrals and Other Revenue
Uncollectible Lease Income ©
Maen-Cash Revenues '
Total Lease Income

A 1 A 1R iliati
Collected - Billed Base Rent/Recoveries & Other Revenue !
Uncollected - Base Rent/Recoveries - Accrued
Uncollected - Base Rent/Recoveries - Reserved ™

Total Billings/Deferrals and Other Revenue
Uncollectible Lease Income @/
Non-Cash Revenues '/

Total Lease Income

Deferred Rent - Accrued
Deferred Rent - Reserved
Total Deferrals

Total Pro-Rata
ry 434,079
138,203
10,018
582,300
(69,451)
443
I 7 L 2
Total Pro-Rata
8% 4891
33,875
69,451
$ 582,300
(69,451)
443
2S5z
Total Pro-Rata
$ 20,028
10,506
s 30,534

500,000

S400,000

$300 000

5200 000

510,000

APPEMDIX: COVID OPFERATING DATA

Total Billings/Deferrals and Other Revenue

W Covctod 3wl D
R e

Total Billings &
Other Revenue:
$582,300

Six Months Ended September 30, 2020

W Acorand

B Reve ved & Defeod {6

T $H0504

e

T

- —

B Actryad & Qeler red 44

-

{In thousands)

HCVEMEER 2020
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APPENDDC COVID OPFERATING DATA

‘ Glossary of Terms

Adjusted Funds From Operatians {(AFFOY: An additional performance measure used by Regency that reflects cash available to
fund the Company’s business neads and distribution to shareholders. AFFO is calculated by adjusting Operating FFO for {i) capital
expenditures necassary to maintain the Company's portfolio of properties. (i) interest charges and {iii) other non-cash amounts as
they occur.

Non-Same Property: During either calendar year period being compared, a property acquired, sold, a2 Property in
Development, a Development Completion. or a property under, or being positicned for, significant redevelopment that distorts
comparability between periods. Mon-retail properties and corporate activities, including the captive insurance program, are part
of Non-Same Property.

Operating EBITDAre: Nareit EBITDAre is a measure of REIT performance, which the Nareit defings as net income, computed in
accordance with GAAR, excluding (i) interest expense; (i) income tax expense; (i) depreciation and amartization; (iv) gains on sales
of real estate; (V) impairments of real estate; and (vi) adjustments to reflect the Company’s share of uncansclidated partnerships
and joint ventures. Operating EBITDAre excludes from Mareit EBITDAre certain non-cash components of earnings derived from
above and below market rent amortization and straight-line rents. The Company provides a reconciliation of Net Income to Nareit
EBITDAre to Operating EBITDAre,

Core Operating Earnings (COE): An additional performance measure used by Regency as the computation of Nareit FFO includes
certain non-comparable iterms that affect the Company’s period-over-period performance. Core Operating Earnings excludes from
MNareit FFO: (i) transaction related income or expenses {ii) gains or losses from the early extinguishrment of debt; (i) 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
Attributable to Common Stockhelders to Nareit FFO to Core Operating Earnings,

Same Property: Retail Operating Properties that were owned and cperated far the entirety of both calendar year periods being
compared, This term excludes Property in Development, prior year Development Completions, and Non-Same Properties. Property
in Redeveloprent is included unless otherwise indicated.

Value Creation; The estimated incrermental value at completion using underwritten NOI at stabilization, valued at a market cap rate
less estimated development costs.

KROVEMEBER 2020
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