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Equity One: Corporate Profile

 

      
 

quity One, Inc., a Maryland Corporation, is a self-managed real estate 
investment trust that acquires, renovates, develops and manages community 
and neighborhood shopping centers, principally anchored by national and 
regional supermarket chains. The Company’s portfolio of properties, 

primarily located in metropolitan areas of Florida, includes 19 shopping centers, two 
mixed-use properties and three additional properties. The Company currently has two 
development projects underway. The Shops of Skylake, a 280,000-square-foot Publix-
anchored Shopping Center in North Miami Beach, Florida and Forest Village, a 
73,000-square-foot Publix-anchored Supermarket Center in Tallahassee, Florida. The 
existing properties are located primarily in the Miami, Orlando, and Jacksonville 
metropolitan areas of Florida and contain an aggregate of 2.1 million square feet of 
GLA (Gross Leasable Area). The Company also owns or has an option to purchase 
an aggregate of approximately 24 acres of land adjacent to its developed assets. The 
Company’s Supermarket Centers are anchored by national and regional supermarkets 
such as Winn-Dixie, Publix, Albertsons and Kroger. The Company selects properties 
for acquisition or development in high growth, densely populated areas, with high 
barriers to entry resulting in strong “Upside” potential.
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Equity One: Selected Financial Data

      

 Year Ended December 31,

In thousands except per share data(1) 1998 1997 1996

BALANCE SHEET DATA

Total Assets $152,955 $126,903 $111,822

Real Estate Investments, Before Accumulated 
Depreciation

148,087 126,441 106,706

Mortgage Notes Payable 67,145 71,004 66,831

Shareholders’ Equity 81,218 53,580 43,095

OPERATING DATA(1)

Revenue $ 26,452 $ 22,523 $ 16,714

Income Before Gain on Sale of Real Estate 8,807 7,921 3,290

Gain (Loss) on Real Estate Investments 2,632 — —

Net Earnings 11,439 7,921 3,920

Funds From Operations 11,764 10,694 6,136

Cash Dividends Paid 8,973 6,320 4,179

BASIC AND DILUTED EARNINGS PER SHARE 
DATA(1)

Income Before Gain on Sale of Real Estate (Basic) $    0.86  $     0.81  $     0.79

Net Income (Basic) 1.12 0.81 0.79

Net Income (Diluted) 1.11 0.77 0.69

Funds From Operations (Basic) 1.15 1.09 1.23

Funds From Operations (Diluted) 1.14 1.04 1.08

Cash Dividends Paid 1.00 0.95 0.80
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Equity One: Selected Financial Data

(1)For the years 1996 and 1997 and 1998 Balance Sheet data is represented as actual. 1997 and 1998 operating 
and per share data is presented on a pro forma basis except for dividend information, which is actual.

“Safe Harbor” Statement under the Private Securities Litigation Reform Act of 1995:

The Annual Report contains forward-looking statements regarding company and property performance. Actual 
results could vary materially depending on risks and uncertainties inherent in general and local real estate 
conditions, or competitive factors specific to the markets in which Equity One operates. The Company assumes 
no obligation to update this information. For more details, please refer to Equity One’s SEC filings, including 
its most recent annual report on Form 10-K and quarterly reports on Form 10-Q. 



Equity One: To Our Shareholders

      
 

t is with a great sense of pride and accomplishment that I welcome you as 
shareholders of Equity One to report on the progress of our Company. Our 
goal of becoming the dominant supermarket REIT in the state of Florida, and 
to be recognized as a household name in the industry, has come closer to 

fruition in 1998.
    Our consistent performance reveals the strength of both our strategy and execution. 
Both are firmly rooted in two fundamental dynamics which afford the Company and 
its shareholders the best of both worlds: better overall performance from supermarket-
anchored shopping centers than any other anchor alternative, and the vibrant Florida 
marketplace, which has enormous potential for expansion and development.
    The pro forma results for 1998 including Funds from Operations (FFO) of $11.8 
million, or $1.14 per share, on revenue of $26.5 million, reflect the completion of our 
Company’s initial public offering on May 18, 1998. However, to provide some 
perspective on our historical performance, from 1995 through 1998, on a pro forma 
basis, the compounded annual growth rate for revenue, EBITDA, Funds from 
Operations and FFO per share has been 33%, 29%, 44% and 15%, respectively, for 
Equity One. 
     Supermarkets typically carry long-term leases, provide a regular flow of customer 
traffic and the stability of steady cash flow from quality tenants. Most importantly, 
shopping centers offering daily necessities fare better in times of economic 
uncertainty than those which require a greater reliance on discretionary spending. 
    The Florida market in particular surpasses the national average in key growth 
measurements of population, employment and retail sales. New and expanded 
modern centers are required to meet the 
needs of this rapidly growing area. The 
market is also highly fragmented and the 
Company can leverage its size and expertise 
in acquiring existing properties where 
upgrading, renovation and quality 
management can quickly improve a center’s 
performance. 
    This consistency in strategy and focus is a 
hallmark of Equity One and we envision 
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Equity One: To Our Shareholders

outstanding opportunities for future growth within our existing portfolio of properties 
as well as through potential acquisitions throughout the state of Florida.
    Currently, our stabilized properties have an overall occupancy rate of 97%, 
anchored by recognized retail supermarket names such as Publix, Winn-Dixie, 
Albertsons and Kroger. Overall, 60% of Company revenue is generated from national 
and regional credit-worthy tenants, including Best Buy, Blockbuster, Radio Shack, 
McDonald’s, First Union Bank and NationsBank. 
    We believe these established properties are well-positioned for steady and 
consistent improved performance. However, the driving engine of our future growth 
will be in the updating and repositioning of developmental properties in our existing 
portfolio and the acquisition of additional supermarket-anchored shopping centers 
which meet our standards in terms of location, occupancy levels, tenant mix and 
average sales per square foot.
    In evaluating properties for development or purchase, we take an opportunistic, yet 
disciplined approach. We target properties in densely populated areas with high 
barriers to entry which are anchored by a supermarket with a minimum of ten years 
remaining on the lease, demonstrating strong sales and growth potential, typically 
through expansion capabilities, with strong occupancy levels and above average sales 
per square foot. The Company also looks for a minimum 10% rate of return on each 
investment. 
    Currently, Equity One has two properties consisting of 353,000 square feet under 
development and an additional nine properties with an aggregate of approximately 
500,000 square feet expected to be completed within the next two years. Our projects 
under development represent approximately a 40% increase in GLA (Gross Leasable 
Area) over our existing portfolio. 
    The Company’s major project, The Shops of Skylake in North Miami Beach, is a 

280,000-square-foot complex which will serve 150,000 
residents within a three-mile radius. The center will be 
completed in three phases, with the first phase, which 
includes a 51,420-square-foot Publix supermarket, scheduled 
to open in the third quarter of 1999. 
    In addition to our internal growth, we continue to view 
outstanding shopping center acquisition candidates in the 
Florida market. In 1998, we acquired three properties totaling 
262,000 square feet of GLA, with cap rates of 10.25% each. 
We have begun the current year with a pair of outstanding 
acquisitions as well.

    The Company acquired The Park Promenade Shopping Center, a 126,000-square-
foot Publix-anchored shopping center situated on 13 acres of land in Orlando, 
Florida, and Walden Woods, a 74,000-square-foot shopping center anchored by Winn-
Dixie and Walgreens in Plant City, Florida. Equity One also acquired 28 acres of 
undeveloped property in Tallahassee, Florida for the development of the Forest 
Village Shopping Center.



Equity One: To Our Shareholders

    Our goal to become the leading Florida supermarket anchored REIT is supported 
by a group of talented executives who possess extensive experience in all phases of 
real estate—property management, construction, development, acquisition and 
general contracting—particularly in Florida.

    Our Company is disciplined in its strategy, experienced in its management and 
focused on a growing market within a particular niche that provides stable and steady 
performance in good times and in bad.
    We fully intend to extend our considerable capabilities and knowledge of the 
marketplace to build a quality enterprise that will be recognized as the leader in its 
field and in its region and provide a successful future of growth for our Company and 
our shareholders. 

Sincerely,

Chaim Katzman
Chairman, President and Chief Executive Officer
Equity One, Inc.

March 16, 1999 
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Board of Directors

Chaim Katzman
Chairman, Equity One, Inc.

Doron Valero
Senior Vice President and COO

Noam Ben-Ozer
Consultant, Bain & Co.

Ronald Chase
Served as Managing Partner for 
Deloitte & Touche, LLP; 
Current President & Owner, 
Chase Holdings and Advisory Services, Inc.

Robert L. Cooney
Served as Managing Director, 
Equity Capital Markets, 
Credit Suisse First Boston; 
Current Partner, 
Cooney, Schroder & Company, Inc.

Dr. Shaiy Pilpel
Head of Trading Operations, Wexford 
Management

Corporate Executives

 Current and prospective Equity One 
investors can receive the Company’s proxy 
statement, earnings announcements and 
Form 10-K by contacting the Company 
directly or

The Financial Relations Board
675 Third Avenue
New York, NY 10017
Tel. 212.661.8030
Fax 212.681.1908
Web site Address: http://www.frbinc.com/

Stock Listing
The high and low closing sales 
prices and distributions for the 
periods indicated in the table below 
were:

1998 Quarter 
Ended

High Low Distrib

June 30 10 1/8 9 9/16 $0.12*

September 30 10 5/8 8 5/16 $0.25

December 31 9 13/16 8 5/8 $0.25

* Represents the pro rata distribution for the 
period commencing upon the consummation 
of the Company’s IPO, based upon regular 
quarterly dividend of $0.25 per share.

Public Auditors
Deloitte & Touche, LLP
200 South Biscayne Boulevard
Suite 400
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Chaim Katzman
President and Chief Executive Officer

Doron Valero
Senior Vice President and Chief Operating 
Officer

Peter C. Sackmann
Chief Controller

Alan Merkur
Director of Acquisitions

Miami, FL 33131

Legal Counsel
Greenberg, Traurig, Hoffman, Lipoff, Rosen 
& Quintel, P.A.
1221 Brickell Avenue
22nd Floor
Miami, FL 33131

Transfer Agent
American Stock Transfer & Trust Company
40 Wall Street
New York, NY 10005
Tel. 718.921.8200
Fax 718.236.2640
Email info@amstock.com

Member

The National Association of
Real Estate Investment Trusts, Inc.

International Council of
Shopping Centers

Equity One, Inc.
Corporate Office

1600 NE Miami Gardens Drive 
Suite 200

North Miami Beach, Florida 33179
Tel. 305.947.1664
Fax 305.947.1734

E-mail: equity1@gate.net
Web site Address: http://www.equityone.net/

Equity One Realty
& Management, Inc.

777 17th Street

http://www.curran-connors.com/
mailto:info@amstock.com
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Penthouse Suite
Miami Beach, Florida 33139

Tel. 305.672.1234
Fax 305.672.6606

E-mail: eorm@gate.net

Regional Offices
2955 Hartley Road

Suite 106-B
Jacksonville, Florida 32257

Tel. 904.292.2222
Fax 904.292.2222

E-mail: mailto:eorm@eleasing@gate.net

3697 Lake Emma Road
Lake Mary, Florida 32746

Tel. 407.333.1940
Fax 407.333.1963
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