SECURITIES AND EXCHANGE COMMISSION
UNITED STATES

Washington, DC 20549

FORM 8-K

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

Date of Report (Date of earliest event reported) January 11, 2018

REGENCY CENTERS CORPORATION

(Exact name of registrant as specified in its charter)

Florida (Regency Centers 1-12298 (Regency Centers 59-3191743 (Regency Centers
Corporation) Corporation) Corporation)
(State or other jurisdiction (Commission (IRS Employer
of incorporation) File Number) Identification No.)

One Independent Drive, Suite 114

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

Registrant’s telephone number including area code: (904)-598-7000

Not Applicable

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

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:

0  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))

0  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 [J

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. [




Item 7.01 Regulation FD Disclosure.

On January 11, 2018, Regency Centers Corporation (the “Company”) will be hosting an Investor Day in New York beginning at 12:30 pm Eastern standard
time. The Company is furnishing as Exhibit 99.1 to this Current Report on Form 8-K the presentation materials to be provided to and discussed with the attendees
at the Investor Day. Interested persons will be able to access the Investor Day presentation material to be discussed by the Company’s executive management team
at www.regencycenters.com.

The information in this item shall not be deemed “filed” for the purposes of Section 18 of the Securities Exchange Act of 1934, nor shall it be deemed
incorporated by reference into any disclosure document relating to the Company, except to the extent, if any, expressly set forth by specific reference in such filing.

Item 9.01 Financial Statements and Exhibits

(d) Exhibits

Exhibit 99.1 Presentation dated January 11, 2018
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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
(registrant)

January 11, 2018 By: /s/J. Christian Leavitt

J. Christian Leavitt, Senior Vice President
Finance and Principal Accounting Officer
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Centers.

UNEQUALED

Regency’s unequaled combination of key strategic advantages
and our thoughtful approach to the business will continue to
clearly distinguish the company and grow shareholder value.
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UNEQUALED COMBINATION
OF ACHIEVEMENTS

Operating Portfolio
Performed at High Level

® Operating portfolio: 96% leased’
B Side shops: 92.5% |leased'
® Same property NOI growth 3.6% range

PORTFOLIO ® Capital recycling enhancing quality and
PERFORMING NOI growth profile

OPERATING

I Peresnt loazod as of 9/I07, ame property portfclio, ANl numbars are prarats, Regency Centars UNEQUALED 1-5



VALUE-ADD
DEVELOPMENTS &
REDEVELOPMENTS

OPERATING
PORTFOLIO
PERFORMING

UNEQUALED COMBINATION
OF ACHIEVEMENTS

Created Value from

Well-Conceived Developments

and Redevelopments

® $133M projects completed and $544M
in process at a blended 7.4% vield'

® Qutstanding additions to
Regency's portfolio

I. Represants tho ratio of N undersrtten NOJ ot stabllization to total estimated net developmaent costs, before a k-1 stmants for o cted JV rner bu uts.
P S " i mcp = o s Regency Centers

A mounts o of 1273172007




VALUE-ADD
DEVELOPMENTS &
REDEVELOPMENTS

OPERATING
PORTFOLIO
PERFORMING

FORTIFIED
ALREADY
STRONG
BALANCE
SHEET

UNEQUALED COMBINATION
OF ACHIEVEMENTS

Fortified Already Strong
Balance Sheet
® [ssued $1B of bonds, including 320-year

B Added to S&P 500

Regency Centers | UNEGUALED 1.7




DEEP AND
ENGAGED
TEAM

VALUE-ADD

DEVELOPMENTS &
REDEVELOPMENTS

OPERATING
PORTFOLIO
PERFORMING

FORTIFIED
ALREADY
STRONG
BALANCE
SHEET

UNEQUALED COMBINATION
OF ACHIEVEMENTS

Deep and Engaged Team and
Improved Operating Efficiencies

® Reduced G&A: revenues under
management to under 5% from 6.5%

Regency Conters




CONTINUED
PROGRESS
OM ESG

VALUE-ADD
DEVELOPMENTS &
REDEVELOPMENTS

DEEP AND
ENGAGED
TEAM

OPERATING
PORTFOLIO
PERFORMING

FORTIFIED

ALREADY
STRONG
BALAMNCE
SHEET

UNEQUALED COMBINATION
OF ACHIEVEMENTS

Continued Progress on ESG

B Many practices recognized as
better-in-class

® First US REIT to issue Green Bonds
B |SS governance score of 1

B GRESB Green Star for three
consecutive years

® Involvement in United Way, Habitat For
Humanity, and other local charities

Regency Conters




CONTINUED
PROGRESS
ON ESG

DEEP AND
ENGAGED
TEAM

VALUE-ADD
DEVELOPMENTS &
REDEVELOPMENTS

OPERATING
PORTFOLIO
PERFORMING

COMPLETED
MERGER
WITH EQY

FORTIFIED
ALREADY
STROMNG
BALAMNCE
SHEET

> . @

N | -

UNEQUALED COMBINATION
OF ACHIEVEMENTS

Completed Merger with EQY
and Successful Integration

® Enhanced Regency’s high quality
portfolio and target market presence

B Added compelling redevelopment
opportunities

B Positioned for $27M in synergies

®m NOI and earnings accretive while
preserving strong balance sheet

Regency Centers




UNEQUALED
COMBINATION OF
ACHIEVEMENTS

CONTINUED COMPLETED
PROGRESS MERGER
OMN ESG WITH EQY

DEEP AND
ENGAGED
TEAM

FORTIFIED
VALUE-ADD ALREADY
DEVELOPMENTS & STRONG
REDEVELOPMENTS BALANCE
SHEET

OPERATING
PORTFOLIO
PERFORMING

2011

UNEQUALED COMBINATION
OF ACHIEVEMENTS

SUPERIOR
SHAREHOLDER
RETURNS

OVER 1, 3, AND 5 YEAR PERIODS'

I, Pelative te podr inchuding FAT, W, RPAIL KIM, BRX, and DDR. Assumes dividondi are roinvestod, Tetal Beturn:

4 aFo thisugh 9720/ 3017, Regency Conters
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3%+ SP NOI
Growth Annually

Growing
Shareholder

STRATEGIC OBJECTIVES

Sustain 3%+ SP NOI growth that
ranks at the top of the shopping
center sector from a high quality
portfolio.

Regency Centers
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3%+ SP NOI
Growth Annually

)

$300M
Development

Growing and
Shareholder sl

Value

STRATEGIC OBJECTIVES

$300M development and
redevelopment starts of high
quality shopping centers to
grow NAV and fortify NOI.

Regency Centers
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3%+ SP NOI
Growth Annually

&

Best-In-Class
Business .
Practices Growing

and Systems Shareholder
Value

)

$300M
Development
and
Redevelopment
Starts Annually

STRATEGIC OBJECTIVES

Having operating systems and
practices, including ESG practices,
widely recognized as best-in-class.

Regency Canters
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3%+ SP NOI
Growth Annually

i ¥*

Best-In-Class $300M
Business . Development
Practices Growing a

i Shareholder ot L
Value

2%

Target Debt
to EBITDA of 5.0x

STRATEGIC OBJECTIVES

Maintain a conservative balance
sheet to provide favorable access
to capital by targeting Debt to
EBITDA of 5.0x.

Regency Centers
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3%+ SP NOI
Growth Annually

&

Best-In-Class
Business

Practices Grawing
e Shareholder
Value

2%

Yo

$300M
Development
and
Redevelopment
Starts Annually

Target Debt High Level Employee

to EBITDA of 5.0x

Less Than 5%

STRATEGIC OBJECTIVES

Achieve high level employee
engagement and G&A to
revenues under management
of less than 5%.

Ragency Centars
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3%+ SP NOI
Growth Annually

v )

Best-In-Class $300M
Business . Development
Practices Growing and

and Systems Redevelopment

Shareholder Starts Annually ST RAT EG | c O BJ E CTI VES

Value

Earnings, NAV and Dividend
Growth of 5%-7% and
@ Shareholder Return at or

" Target Dot vel Employee Near the Top of the Sector
to EBITDA of 5.0x g anc

Regency Canters




Centers.

STAYING RELEVANT

In the ever-changing, challenging, and competitive environment for retail
real estate, our commitment to striving to be best-in-class; to staying relevant;
and to continuously improve is a critical component of our business strategy.

Regency will be even better positioned to benefit in both favorable and
unfavorable conditions from an unequaled combination of strategic advantages.




Unequaled
Combination of

Strategic
Advantages




Regency’s Point of View

Bricks-and-
Mortar
Presence
Remains
a Critical
Component

Successful
Operators
Will Want
Well Located,
Designed, and
Merchandised
Centers

Amazon’s'
Purchase of
Whole Foods

" Reinforces Value |
. of Quality Stores

in Dense and
Affluent




Preeminent
Mational Portfolio

Exceptional Qperating
Expertise & Systems

UNEQUALED

Regency-
Centers.

Superiar Tenant &
Merchandizing Mix

e
The Combination of These Key Strategic Advantages Makes Regency UNEQUALED

Regency Centars




Preeminent
. National Portfolio

® 427 properties totaling 59M SF

® High quality portfolio;

Average 3-Mile Population 140,000

Average 3-Mile Income $1M.,000

Educational Attainment 46%

m ABR of $21 PSF, among the highest in
the sector!

I Az of 9/50,/2007

Regency Centars

il Synerges Technologies, Inc popstats within 3-mile radius.




.~ Superior Tenant &
/. . Merchandising Mix

\

\ ® High daily traffic with convenience and
A\ necessity focus
® Portfolio strength and tenant quality
[ demonstrated by resilience to store closures
I and leading SP NOI performance

Regency Centaers




e Exceptional Operating
B Bl \ Expertise & Systems

N\ ® National platform creates unequaled
boots-on-the-ground and local expertise
advantages

"|I

| ® Intense asset management is the foundation
| to Regency’s ability to achieve 5P NO|
{ growth at or near the top of the sector

Regency Centars




e Proven Development
/ . & Redevelopment
/ A, iz, Capabilities

\
b

B REegency's in-process projects, pipeling,
| and key tenant and local relationships
_ | create value through the development
{  and redevelopment of outstanding
= | shopping centers

= !

Regancy Centers




. Disciplined Financial
W Management

1 ,
QI.L B A pristine and conservative balance sheet
m Regency's self-funding capital allocation
% strategy cost-effectively funds new
investments, while preserving balance
sheet strength and enhancing the quality

of our portfolio

l’f?’.l'....l" 4

Regency Centers




R Strong Values
o & Special Culture

® \ = Our values and culture translate into
growing shareholder value
® The combination of the depth, talent,

\ engagement, and special culture of
| Regency's team is truly unequaled

Regency Centaers




Preeminent
Mational Portfolio

Exceptional Qperating
Expertise & Systems

UNEQUALED

Regency-
Centers.

Superiar Tenant &
Merchandizing Mix

e
The Combination of These Key Strategic Advantages Makes Regency UNEQUALED

Regancy Canters




Preeminent
National
Dortfolio

TARGET ASSET

1 QUALITY
MARKETS | - DNA

Regency is continually evaluating
investable markets and the quality of
the assets that we own

Regency Centars




Mew York/Connecticut
Philadelphia
Cincinnati

Wasghington, DC

TARGET

MARKETS

Jacksonville

Tampa Wast Palm Beach

Miami

Regency has refreshed and
enhanced how we identify and
target investable markets

Target markets demonstrate
characteristics highly correlated to
purchasing power growth

Positions Regency's shopping
centers for superior NOI growth

Regency Canters




Educaticonal
Attainment

Market Characteristics
Higher Purchasing Power Growth

Market
Viability

Forecast Location Difficulty to
Quality Score Develop

Gating Consideration: Market Depth

Spending
Growth

Age Cohorts




Target Market Focus

] n

New York Metro

5
/Boulder 1M.3%

F

: ]

JE
ot

Atlanta
= .= A

Miami/Ft. Lauderdale/

entration as a f prorata value

Regency Canters



Income Growth
Population Growth
Market Viability
Barriers to Supply
Spending Growth

DC Market

40 PROPERTIES




KINGS PARK
SHOPPING CENTER

Washington, DC Market




MARKET
COMMON

Washington DC Market

Regency Conters



Preeminent
National
Dortfollo

TARGET ASSET

1 QUALITY
MARKETS | DNA

Regency is continually evaluating
investable markets and the quality of
the assets that we own

Regency Canters




Higher quality shopping centers
have inherent characteristics

that position the center for long-
term competitive advantages and

Q UALITY | superior NOI growth

D A i Using a proprietary approach,
N

[ 4
4]

.-L'i,|:3_- ASSET

Regency synthesizes asset quality
HEL /  characteristics of a successful
i " shopping center

Regency Canters




DNA

Fosters buying powar
and spending
growith

( Trade Area

Population

Housshold Incomes
and Home Values

Population and
Househald Incoma
Growth

Asset
Quality DNA
Characteristics

Relative Position
in the Tradae Area

Center DNA

Redative comgatitive

( Shopping
l/ Domina .-:-r,

R
]

Acceass &
Visibility

High Trafiic with
Ease of Acciss

Top Market
Positicn or
Pramium Brand
and Highly
Productive

Functional &
Daslrable Space

Regency Centers




95% of our
shopping centers
are positioned
to thrive

Pramier
Plus

21%

Premier

Mon-Core 5%

Asset Quality DNA:

Drives capital allocation and
return parameters

Influences redevelopment
activity and property
investment

I cxcepTionaL
B stronG

B ~BOvVE AVERAGE

I, Allecation ai & poscontago of pro-sala valuse

Regency Centers




Premier Plus

Premier || .
Trade Area Characteristics Z-mile’ (REG Ava.)

Roosevelt Square

Average HHI $17,000 $M.000 §
Avg, Home Yalue $800,000 500,000
Higher Education Attainment 69% 46%
Population Density 238,000 140,000
Grocer GLA per Capita 4 5F 4 5F

I, Synerges Technaleghes, Ine popatais withim I-mile radius Regency Centers



Asset DNA: Property Tours




. McAlpin Square

Premier !
Trade Area Characteristics 3-mile (REG Ava.)

Average HHI $57,000 11,000

Avg. Home Value $257,000 $500,000

Higher Education Attainment 30% 46%

Population Density 79,000 140,000

Grocer GLA per Capita S 5F 4 5F
-ondary market location in Savannah, GA

d Kroger anchored center with sales over

B Weak demographics and purchasing power

® Lack of near term growth opportunities




W

Seal Beach Center DNA

Premiar |

Trade Area Characteristics Z-mile | (REG Avg.)

Average HHI $119,000 $1M,000
Avg, Home Value £1,000,000 £500,000
Higher Education Attainment 55% 46%
Population Density 67,000 140,000
Grocer GLA per Capita 25SF 4 5F

B Solid center located in coastal Orange County, CA

B 98% leased center anchared by Pavilions, a high-end
Safeway banner, with good sales

B Grocery competition in the market is low and there are
barriers to new supply

13 withism I-mile Fadius, Regency Conters




GATEWAY
SHOPPING CENTER

Philadelphia Market




THE GALLERY AT
WESTBURY PLAZA

New York, NY




Premier Plus

The Collection at Harvard Square .

. The Gallery at Westbury Plaza

eway Shopping Center .




: Premier |
Trade Area Characteristics 3-mile (REG Avg.)

Average HHI $114,000 $1M,000 §
Avg. Home Value £751,000 $500,000

Higher Education Attainment 68% 46%
Population Density 468,000 140,000
Grocer GLA per Capita S5k 4 5F
B Extremely dense trade area adjacent to

Harvard University

937,000 daytime populaticn

High educational attainment levels, positioning the
trade area for Household Income Growth

1% Projected 5-year Household Income Growth

Economic and social hub for the surrounding area,
Harvard University, and high volumes of tourism

Redevelopment investment of approximately 345M at
7.75% incremental yield

13 withism I-mile Fadius, Regency Cantars



Premier Plus - Harvard Square .

. The Gallery at Westbury Plaza
Gateway Shopping Center .

L w
Westwood Complex . i;




3-mile’ mEZ"ﬂLf;'
Average HHI $224.000 $M.000
Avg. Home Value $1,042,000 $500,000
Higher Education Attainment 85% 46%
Population Density 147,000 140,000
Grocer GLA per Capita 5 5F 4 5F

e e
u, o RITE i . Highly affluent and dense trade area
lant” y "

High educational attainment levels, positioning the
trade area for Household Income Growth

Trade Area Characteristics

15% Projected 5-year Household Income Growth

B An asset with significant potential given the local
spending power and community access in a powerful
retail node

Redevelopment investment of approximately $65M at
70% incremental vield

I, Synerges Technaleghes, Ine popatais withim I-mile radius Regency Centers



Preeminent
Mational Portfolio

Exceptional Qperating
Expertise & Systems

UNEQUALED

Regency-
Centers.

Superiar Tenant &
Merchandizing Mix

e
The Combination of These Key Strategic Advantages Makes Regency UNEQUALED




k| Superior Tenant &
| Merchandising Mix

Regency Centers




5 O

Superior Strength Leads

Merchandising to Resilience
Mix

Regency’s superior merchandising
sl mix positions shopping centers and
Ml retailers for success

Superior
I Portfolio
| I Performance

Regency Centers SUPERICH TENANT & MERCHAMNDHSING MIX 3-3



Superior Merchandising Mix

A necessity, service, convenience, and value focus is increasingly critical in today's retail landscape.

40
L £

30

20

% OF ABRY

Service Grocers & Drugstores Restaurants Other r@]
Superior
Merchandising

Mix

I %ol ABR o of BI0/2017 Regency Centars



Fiangetheons
@ purebarre
o

WAFITHE S B

drybar

7

0
5%
Medical
Service

Other Services

.E:: MD NOW

JRGESN T CARRE

al, -
& PACIFIC

nreyeo

O REGRk
verizon’

= atat
KUMOIN
Awodone

I %ol ABR as of 3/30/3017

Regency Canters

While no retail category is
Internet resilient, services
that occupy 30% of
Regency's tenant mix are
more insulated

2%

Superior
Merchandising

Mix

il



GROCERS &
DRUGSTORES

20%
Grog:ers

$650/sf Sales | 2% upanc

Grocers &
Drugstores

4%

Drugstores

Necessity-based and
convenience-oriented
retailers with a physical
presence close to the
consumer is more
important than ever

o 1%

Superior

# Merchandising

Mix

el

il. Gecupancy cost it ratio of annwsl bas

I % of ABR as of 8/530/20717

& rent to annesl

sales

Mok recent reporied sales from grecers reparting

Regency Centars



Evolution of Grocery Retail is Not New'

1992 Grocery Landscape =P Today's Grocery Landscape

1
Ahold Walmart - -
Delhaize P
SAFEWAYC) Publi Publix. Leading
Bt Walmart Market
Gains 20% SAFEWAY LY Share
Winny Dixie M Market Share gi;ﬂudize A

(%) (OTARGET TRADERJOE'S +lhgmans New Entrants
€D Pathmark @ &

The best operators with irreplaceable platforms have faced challenges in the past, evolved,
and continue to thrive while new entrants have successfully emerged

2%

Superior
Merchandising

Mix

il

I Flatcher, Brandon., & Melum, Daniel. (2007) “US Retall Grooery compatition and consolikdation -

Amaron/aldi/Lidl and why big grecers will be okay,” AfianceBemsiein Regency Conters



: The grocers in Regency's
Click & . -
Delivery Comments portfolio are making

Platform of aover 3,000 stores. Redefining the customer s:gmﬁ.cam invastments
experience through the increase in digital and ecommerce in technology and
offerings, lower prices for customers, and investing in their Customer service.
stores and associates.

Collect

@ s

Launching Greenwise, a new store concept that focuses Regency will continue to own
p bl . [y Ql= an organic offerings. Significant store investment plan centers with the best grocers
Uollx. Q | including remodeling, redevelopment, and the acquisition in the best locations.

of shopping centers. Sector-leading operating margins.

Reinvigorated store openings/investments post-Amazon
merger. Offering lower prices and focusing on Prime
consumer with additional value offerings.

E
»

Significant platform with over 2,300 stores, Focus on l'@'l
operating enhancements, technology investment through X
recent agreament with Instacart and acquisition of Plated

meal-kit delivery business.

SAFEWAY L)

2
Zi

Superior
Merchandising

Mix

Regency Centers



RESTAURANTS

National Regional
| |

Menpocmo Farms

sandwich market

Al &
CAVA FIRST WATCH Ilﬁbll

THE DAYTIME CAFE BURGER GRILL

Tanera

S(Z‘(.’Uldr ?1"I[|.‘1 n the '-r'."h:ﬂ 'ul‘."'l(.‘l[)' ancl "'I{]\-‘.' we @at have bean occurr ng over '.h{!
20 years - restaurant spending is up 12% across all ages

pa

Restaurants are an important component of our centers and drive significant

foot traffic.

Regency's exposure to restaurants will be maintained around current levels due to
b gner parking r':i_‘:C-(_‘J‘,R. (Jf restaurants, (,'.E_‘.-t,‘]i,‘: rU-r_|._.|rr:rr't_~|'r,5, and dNCNor 8xc LIEi\;-.’_‘.E.

1%

Superior
Merchandising

Mix

I % of ABR asz of 3/50/2017
X Regency Centers
Il Ber Grean Stroet Advisers, (8717 “Demography 180t Desting,” Property fnsights, Pageds) 4



Westlake Plaza and Center
RESTAURANTS Regency is capitalizing on these secular shifts by

bringing unigue dining nodes to our shopping centers

B -
- .
=
- —-‘F-t—;* |.‘].
; :ﬁg._'ia_,
- y il =
!ﬁ% ™3 ==
sanchwich market ME il
| - L -;-"-_ m |+p|| ﬁ
— .-
S .
o
NATURAL CAFE VIl
T PEARL DISTRICT
-‘f-.','.:":F Superior
. Merchandising

Mix

il

Regency Centers



Best-In-Class Retailers

Armongst these categories, thriving retailers are expanding their footprint
and Regency is increasing their presence within our portfolio

% OF ABR
on

Off-Price/Beauty  Home Improvements  Sports/Offices Apparel/Shoes Traditional
Housawares Elactranics Department Stores

TJMAX  HomeGoods HOMESENSE !Eﬁomsmsﬁ mﬂfﬁmlu[
rack (ULTA  petcod

Superior
Merchandising

2

Mix

I, %ol ABR as of W30/3017 Regency Centers PER TEMANT & ME



20

Superior Strength Leads
Merchandising to Resilience
Mix

A focus on owning premier shopping
bl centers occupied by best-in-class
Ml tenants insulates Regency

Superior
I Portfolio
| I Performance

Regency Centers SUPERIDOR TENANT & MERCHAMNDISING MIX 3-11



A focus on owning higher
quality shopping centers

occupied by best-in-class
tenants insulates Regency

Regency's exposure to
at-risk retailers is minimal
evean in this heightened store
closure environrment

D

Strength Leads
to Resilience

1%

Exposure to At-Risk Tenants' 41%

REG FRT
W oF GLA

RPAI

BRX

KIM

1%
|

DDR MALL REIT
AVERAGE

I, Par Evercess 151, (0/22/17) “Retal REITs: Updating tenant watch list; trimming Lang-torm NO| growth rates.” Real Estade/Malty

Regency Centars




Regency's resilience
increasingly apparent
as store closures have
accelerated

Experienced less than

20 store closures from
bankruptcies in 2017 out of
more than 9,000 tenants

D

Strength Leads
to Resilience

Anchor Occupancy'
Regency's anchor occcupancy meaningfully above the peer average

100%
P ono*
99% LLT S T8 B8
.7 ar " . 58T
se5 T L _aua .k“‘u\su.-t‘/\ P4
u.z;,..---". o - e \.:\ e
8% aa
97%
96% @ REGENCY o
® PEER AVERAGE
95%

1314 26174 3014 4Q'14 1Q15 2G5 IQN5 4Q15 QN6 216 IQNE 4Q16 1Q17 2017 3Q'7

I, Coampany filings, Peers are FRT, WRI, BDAL KIM, BRX, and DDR

Regency Contars UPERIOR TENANT & MERCHANDISING MIX 313




High Quality Merchandising Mix

Regency Conters



In
o

dian Springs Center

(@) westwood village

e
e

Indian Springs Center

Mear a main intersection in
best-selling master-planned
community The Woodlands,
with 51,900+ workers nearby.

Center Size: 136,625

Within 3 Miles

Population 66,689
Avg. Household Income 156,858
Avg. Home Value 473,506

Regency Cantars
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P K

ian Springs Center

Regency Conters




Prestonbr

= Faly Frestc

ook Crossing

Excellent location on Morth
Dallas’ main road which carries
55,0004+ vehicles per day.

Center Size: 91,537

Within 3 Miles

Population 80,682
Avg. Household Income 125,431
Avg. Home Value 390,307

Regency Centars




Prestonbrook Crossing
Q ” T W - i Er v 3 =

“ ESTONBROO

CROSSING

“ROGE




Sheridan Plaza

Al o

A major community center with
a strong retailer lineup at the
corner of Sheridan Street and
Morth 56th.

Center Size: 506,200

Within 3 Miles

Population 145,665
Avg. Household Income 63,957
Avg. Home Value 364,226

Regency Conters




Sheridan Plaza

Regency Canters




Seattle Market




PERSIMMON

PLACE
Bay Area Market




VILLAGE AT

Los Angeles Market

Regency Centars



20

5 O
Strength Leads
to Resilience

Superior
Merchandising
Mix

Superior Tenant
& Merchandising
Mix

Superior
Portfolio
Performance

4l

The strength of Regency’s tenant
quality and merchandising mix

is a key contributor to sector-
leading performance

Regency Centars | SUPERIOR TEMANT & MERCHANDISIMG MiX 3-24



Superior
Portfolio

Performance

SP NOI Growth By Year

Six yvears of superior performance
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The strength of
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to sector-leading
performance
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LEASE MARK- RENT PAYING
TO-MARKET OCCUPAMCY

CONTRACTUAL VALUE CREATION
RENT STEPS OPPORTUNITIES

ROADMAP TO
SAME-PROPERTY

LOCAL MARKET BEST-IN-CLASS

EXPERTISE NOI GROWTH BRI et

Regency's strategic objective is to achieve 3%+ same property NOI growth

Regancy Centers
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San Francisco (17)
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Chicago (15)
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B Mark-to-market rent spreads B High-quality real estate drives

opportunity with 40 anchor lease space demand
expirations coming due over next 5 B Converting 20 bps of physical
years occupancy to rent paying

B Anchor lease mark-to-market of cccupancy contributes 25 bps to
40%+ supports goal of 10% lease same property NOI| growth
spreads

® 1% rent spread = 12 bps same

property MOl growth
B Improve annual

increases TO-MARKET occuPaNCY
with focused leasing 3

B Current 1.3%

B Target 1.5% |'n‘ﬂ[m

B 350-5100mm
in annual
redevelopment

spend at 7%+ ROI
CONTRACTUAL VALUE CREATION i R
RENT STEPS OPPORTUNITIES 50-100 bps

ROADMAR TO
_ SAME-PROPERTY e
Eggé‘é'r:'s;ﬂéﬂh'ET NOI GROWTH OPER.&TI:II%S-;FI!:CCTLIEE:
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BEST-IN-CLASS

OPERATING PRACTICES

Frash Look:
Merchandising
Placemaking
Connecting

Internal

» Regency's local experts S Eudget:nd
arecasting

develop strategic site plans of Busi Systems
for NOI growth objectives .

m Created and continuously BEST-IN-CLASS
updated for Regency’s 427 OPERATING

shopping centers Strategic
e e Dlans PRACTICES
» Identifies shopping center
strengths, weaknesses,
opportunities, and potential

threats
Techn -::l. logy

= Allows our team to develop .
a plan to maximize

long-term value

Regency Canters



Aventura Square and

Gateway Plaza at Aventura
Biscayre Blvd ME 193RD 5t | Awventura, FL

THEED TR

BRLAYNE B

Eevanamt Cursars Cmar st & raem

Center Size: 143,932

SPACE TENANT

AVAILABLE

JEWELRY EXCHANGE VENTURE, LLLP
OLD NAVY CLOTHIMG CO #5888
BATH & BEYOND, INC #1597
DS5W WAREHOUSE

AVENTURA ANIMAL HOSPITAL
BANK UNITED

STARBUCKS mB31E

BEAT

BABIES R US #6510

Ll - - - - -

1.500

15.000
45,000
21450
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Aventura Square and
Gateway Plaza at Aventura

193

W orrORTUMITY
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Regency Centers




QUALITY CORE

Village Center

M e Mabry Hwy ampa, FL

@ S % 99,483 o $74,890
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B Avasatie . Moo Tarm Mad-Term

A 91500,

Long Temm

& 3000
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& RO ol PUblin SRCRORR CHRtaT Wit Fresh Look®
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conter for Camolwood

= Parking i confined in cartaen areas of the center
= Lirvit o i uriski By Pubslin

= The Frosh Marked (Acrass (R strest)
= Whiols Foodls Market {2 Mies To the Morth}
= Sprouts Fareis ikt (15 Mios To s Nos)
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el
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« Pt ey risar of Bhis Safiler

» Detcount departmant
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ROSCOE SQUARE

Chicago Market

Regency Centars



EL CAMINO
SHOPPING CENTER

Los Angeles Market
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Proven Development
& Redevelopment
Capabilities

DISCIPLINED NEW ot

STRATEGY OPPORTUNITIES

Regency Centers




5450

2400

$350

300

$250

$200

150

MILLIOMNS

$100

$50

30

Historical Development and Redevelopment Starts
7.8% Average Return On Investment’

| Total Estimated
$100 Value Creation:
$650 Million
— $60
$170
| 2120
E3 | 63% | | 50% | Ea

20mz2 203 2014 2015 2016 aomz

W TOTAL PROJECT COST B EST WVALUE SEATION B VALUE CREATION MARGH

I Aepressnts the rathe of Regency’s undersritten NOD at stabliization to total estimated net development costs,
Belere any adjustmonts for expeciod JV partrer buyouts. Value Creéation i4 the eitimated incromontal value &t |11_-g1_~;|.-_-11r Canters
completion using underwritien MO at stabilization valwed at a marios cap rate less estimated development costs.




Disciplined Strategy
Leading to Significant Value Creation

~ Premier
 Shopping Centers
" with Long-Term

' Growth Potential

Distinctive Design
and Key Attributes
of Retail Centers

Focus on Dense
Infill and Affluent
Trade Areas with
Leading Grocers

st completion using underaritten RO

* Sourced by Local

Market Expertise

and Relationships

Leverage Flexible
Capital Structure

at stabilizaticn valued at
roshodd of <2x EBITOW ot 9/30/2017 was SL60

Partnering with
Premier Operators

Densification
Opportunities =
Mixed-Use

Discipline
Through
Internal Guidelines
(Commitments
<2x EBITDA)

Regency Canters



(F

CHIMNEY ROCK

New York/New Jersey Market




AVENTURA
SHOPPING CENTER

Miami Market




THE FIELD

AT COMMONWEALTH

Washington DC Market

Regoency Centers



Proven Development
& Redevelopment
Capabilities

DISCIPLINED NEW ot

STRATEGY OPPORTUNITIES
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Value Creation Opportunities

Shopping Large-Scale
Center = Densification/
' Repositioning Mixed Use

20 €

Ground-Up +
Developments

Future Investment ‘ up to $1.5B




Future Redevelopments
Offering Significant Value Creation

Applewoaod Village = Greenwood = Pleasanton Plaza
Bloomingdale Square ® The Collection at = Potrero Center

Boca Village Square Harvard Square = Shoppes of Oakbrook
Costa Verde Center Market Common Clarendon s Town & Country

Fairfax Pablo Plaza » Westwood Complex
Piedmont Peachtree
Crossing

Gardens Square ® Young Circle







& e b

FES b -
VEHICLES PER DAY

WHOLE FOODS MARKET
HIGH PERFORMING LOCATION
CVS - #5 STORE IN CHAIN
97 WALKABILITY SCORE

CBS
STUDIOS

OWVER 18 MILLION VISITORS/YEAR
(MORE THAM DISMEYLAND)

SEPHORA TOPSHOP
ANTHROPOLOGIE TOPMAN

Barans REPUBLIC  WINCE, .
EUPABETH AMD IMMES <X Auericrun (el
MAGGIANO'S  WocoRanc o9
vz wand gl CratesBarmel ClIO

LUXURY APARTMENTS
$4.00-$5.00/5F/MO

s nfi = gy
PURPLE LINE SUBWAY EXTEMSION (2023
— = -

Regency Centers




Town&Country

°®

kmart.

O L
M0 5

kmart

RATEMENT LIVIL
RIS
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A Redevelopment
30 Years in the Making




Retail-Only Scenario
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Disciplined Financial
Management

SUSTATNED

FORTRESS VS EARNINGS. -

BALAMCE SHEET GROWTH




Net Debt To EBITDA

Sector-leading balance sheet provides flexibility to be opportunistic

S&P Rating: BBB+ Moody's Rating: Baal

6.9x%

- Target: Sx

RPAI WRI FRT DDR BRX KM

I Seurce Gresn Streol Advisess Ragency Canters



$800

3700

$600

5500

5400

5300

5200

$100

%0

Debt Maturity Profile ($mm)

A we '|c ddered maturity profile mit IL_]-:' es risk
A fortress ance sheet and scale iquidity

$396 $379
$332
$299
$155
$135
— $52

54
2007 2008 2019 2020 2021 2022 2023 2024 2025 2026

u |_Eslell ATED DEBT - SECUREC MCOM

%62

2027 2028-2046 2047

Cnly 11 REITS have

total
§425

abit

Qe

Maturity profile as of ®'30/2017
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Disciplined Financial
Management

SUSTATNED

FORTRESS VS EARNINGS. -

BALAMCE SHEET GROWTH




DISCIPLINED FUNDING STRATEGY

Sale of low-growth Increased
assets resulting in cashflow is the
enhanced overall foundation of
portfolio quality. funding plan.

PRTLE;RTY FREE CASH
5 5 FLOW EQUITY

1%-2% of total -$160M . When Priced

Assets e
A Il iz Attractivel
Annually delons pcih &

DEBT
Sx debt
to EBITDA

/‘\ target

COMPELLING
DEVELOPMENT/ VALUE.CREATION ACQUISITIONS

REDEVELOPMENT Sup wth

Regency Centers



Disciplined Financial
Management

SUSTATNED

FORTRESS VS EARNINGS. -

BALAMCE SHEET GROWTH
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. Strong Values
- | & Special Culture

SPECIAL

CULTURE

Regency Centers




Our Values

We work
together to
sustain
superior
results.

We provide
exceptional
service to our
customers.

We are our
people.

We perform We connect We do what

for our to our

investors. communities. Is right.

We are the
industry
leader.

Regency Conters



. Strong Values
- | & Special Culture

INDUSTRY

LEARDERSHIP

Regency Centars
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Forward-Looking Statements

Forward-looking statements involve risks and uncertainties. Actual future performance,
outcomes and results may differ materially from th xpressed in forward-looking
statements. Please refer to the documents filed by Regency Centers Corporation (“"Regency”
or the “Company™) with the Securities and Exchange Commission (“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.




Guidance: Updated Full-Year 2017

All figures pro rata, except per share information

Earnings, Same Property
NOI| Growth and
Occupancy Metrics

Met Income Attributable to Common
Stockholders

£1.00 - $1.02

Investments, Funding,
and Other
(in 000s)

Development/Redevelopment Starts
Estimated Yield (weighted average)

$231,500

7.5%

MAREIT FFO Per Diluted Share

$3.09 - $3.1

Acquisitions
Cap Rate (weighted average)

$150,000
4.5%

Core FFO Per Diluted Share

$3.68 - 53.70

Dispositions
Cap Rate (weighted average)

$120,000
7.75%

Same Property NOI Growth as
Adjusted, Excluding Termination Fees

+3.6%

Met Interest Expense

+ $158,000

neludes abev

Same Property Percent Leased
at Year End

and beplow market rost amartization, stralghl-lire ronts

+ 06.0%

snd amortizatian of mark-to-marks

Met G&A Expense

Recurring Third-Party Fees and
Commissions

Non-Cash ltems'

1 cabil adjustmants

+ $64,000

+ $25,000

$45,000 -
$47.000

Regency Cenbers



Earnings, Same Property
NOI| Growth and
Occupancy Metrics

MNet Income Attributable to Common
Stockholders

$1.47 - 51.56

Guidance: Initial 2018

All figures pro rata, except per share information

Investments, Funding,
and Other
(in 000s)

Development/Redevelopment Starts
Estimated Yield (weighted average)

$200k - $300k

+ 7.5%

MAREIT FFO Per Diluted Share

$3.73 - 3382

Acquisitions
Cap Rate (weighted average)

+ $150,000
+ 4.75%

Core FFO Per Diluted Share

$3.76 - 53.83

Dispositions
Cap Rate (weighted average)

+ $£150,000
+ 7.25%

Operating FFO Per Diluted Share
1+NEwrl

$3.48 - $3.54

Met Interest Expense

$168,500 -
$169,500

Same Property NOI Growth as
Adjusted, Excluding Termination Fees

Same Property Percent Leased
at Year End

neludes abevs and below market ront amartization, sirabghi-lirae ronks

95.0% - 96.0%

snd amortizatian of mark-to-marks

Met G&A Expense

Recurring Third-Party Fees and
Commissions

Non-Cash ltems'

dulst acjustmants

$65,000 -
$68,000

$25,000 -
$26,000

$46,000 -
$49,000

Regency Canters



Core FFO and Operating FFO Definitions

Core FFO:

NAREIT FFO excluding certain
non-comparable items that
affect the Company's period-
over-period performance

Operating FFO:

NAREIT FFO excluding certain
non-comparable items that
affect the Company's period-
over-period performance

and non-cash accounting
adjustments

Excludes

® Transaction related income/expenses

® [mpairments on land

m Gains or losses from early extinguishment of debt
m Development pursuit costs (“dead deal” costs)

m Other non-comparable amounts as they occur

Excludes

® Transaction related income/expenses

® |mpairments on land

®m Gains or losses from early extinguishment of debt
m Other non-comparable amounts as they cccur

m Straight-line rents

m Above/below market rent amortization

m Amortization of mark-to-market debt adjustments

Regency Centers



2018 Guidance Roll Forward of Core FFO
and Operating FFO Reconciliation

2017 Core FFO Per Diluted Share

2017 EGY Non-Ownership MO, Net of Funding

2017 pre-merger EQY MO net of funding (share issuance)

Same Property MO Growth

Investment Activity

3.25%

Guidance of 2.25

2008 Aogu

Forward Egquity Closing

1.25M shares st $71.28 per share clased Decermber 2007 1o fund Sequisitions

Mt Investmant Activity

M G&A Expense

Change in Non-Cash Rent & Other Expensas

(0.07)

002

{0,020

(0.07)

2018 Core FFO Per Diluted Share

$3.76

$3.83

Straight-Line Rent

(0.09)

(000

Guidance range of $65.0M to $68.0M
Guidance range of $168.5M to $169.5M

Guidance range of $16.0M to $18.0M

Above/Below Market Rents

Debt Mark-to-Market

(016}
(0.02)

(06
(0.02)

Guidance range of $27.0M to $28.0M

Guidance range of $2.5M to $3.5M

Development Pursuit Costs

(00N}

{0.01)

Praviously added back to Core FFO

2018 Operating FFO Per Diluted Share

$3.48

$3.54

Regency Canters



) Look Back Reconciliation of Net Income_
Attributable to Common Stockholders to Operating FFO

iliation of Net Income to Operating FFO 2015 2016 Full Year 2018

Provision far impairment to Operating Propertie

NAREIT Funds From Operations

Adjustments to Reconclle NAREIT FFD to Cong FFO:;

shaprrient Pursuit Costs

Acquisition Pursuit and Closing Costs

Provigion for no

Ad|ustmants te Reconclle Core FFO to Operating FFO:

Saraight-Line Rente, Mot

(e leky]
0023
Devvalopmient Pursuit Costs Charged to OFFO [{eLa ]

Operating Funds From Operations

Regency Centers



Non-GAAP Disclosure
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Meeting our strategic objectives will allow
us to achieve sector leading results:

o -

o] &

il s

Growing Increasing Superior Total
Earnings Dividends Shareholder
& NAV Returns

Regancy Centers
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