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Financial Highligts
In thousands except per share data    

BALANCE SHEET DATA

Total  Assets   $668,536         $542,817        $212,497

Real Estate Investments

before Accomulated Depreciation       656,005     501,528     216,588

Total Notes Payable   372,456         284,639      117,227

Minority Interest in CEFUS (1)         –         –                          –

Shareholders’  Equity   278,267    187,663                        91,429

OPERATING DATA

Total  Revenues (2)  $  82,987   $  49,621                     $  27,163

(Loss)Gain on Sale of Real Estate           (609)                  (63)         3,814

Net Income before Extraordinary Item     20,267             12,555         13,589

Net Income     18,721         12,555         13,589

Funds from Operations (3)     30.931         19,044          13,354

Cash Dividends (4)     18,622         13,236          11,199

SHARE DATA

Net Income before Extraordinary Item per Diluted Share   $      0.90     $     0.87    $     1.26

Net Income per Diluted Share             0.83                0.87           1.26

Funds from Operations per Diluted Share (3)         1.34                    1.31           1.23

Cash Dividends per Share (4)         1.06                     1.10                            1.02

EQUITY

ONE

2001 2000 1999

Lorem ipsum dolor sit amet, consetetur sadipscing elitr,  sed diam nonumy eirmod tempor invidunt ut labore et dolore magna aliquyam erat, sed diam voluptua. At vero eos et

accusam et justo duo dolores et ea rebum. Stet clita kasd gubergren, no sea takimata sanctus ut labore et dolore magna aliquyam erat, sed diam voluptua. At vero eos et accusam

et justo duo dolores et ea rebum. Stet clita kasd gubergren, no sea takimata sanctus est Lorem ipsum dolor sit amet. Lorem ipsum dolor sit amet, consetetur sadipscing elitr,

sed diam nonumy eirmod tempor invidunt ut labore et no sea takimata sanctus est Lorem ipsum dolor sit amet.Duis autem vel eum iriure dolor in hendrerit in vulputate velit esse

molestie consequat, vel illum dolore eu feugiat nulla facilisis a vero eros et accumsan et iusto odio dignissim qui blandit praesent luptatum zzril delenit augue duis dolore te feugait
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Our corporate objectives

and strategy have never

been clearer – acquiring,

developing, owning

and managing shopping

centers anchored by

supermarkets and

other necessity-oriented

retailers in our core

markets. We will maintain

a disciplined approach to

acquisitions and

developments; pursue a

conservative financial

strategy; be responsive

to strategic transactions

that make sense for our

shareholders; provide

meaningful opportunities

for our employees to

grown and develop; and

seek to maximize

the overall return for

our shareholders.

the
supermarket

reit

our
mission
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Our proven

ability to close
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for additional
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square foot, an average increase of x.x% above the prior

weighted average rental rate. To achieve these results

in a challenging environment speaks not only to the

effor ts of our leasing team but also to the quality of

our proper ties and their locations in growing markets.

When we say, “It’s in the bag,” we are also referring to

the quality and distinct characteristics of our properties.

Nearly 70% of our 180 proper ties are supermarket-

anchored shopping centers. With the consistent demand

for grocer y and necessity items, these centers are

generally recession-proof and provide for low tenant

turnover. With a focus on high growth, urban markets

and significant concentration in Florida, Georgia and

Texas we have positioned our por tfolio to continue to

provide growth in both thriving and challenging economic

climates. During 2003, we will build on this strength to

continue to make headway in leasing, development and

re-development oppor tunities in the CEFUS, UIRT and

IRT portfolios.

The most impor tant transaction of 2002 was our

agreement in late October and subsequent completion

mid-February 2003 of the merger in with IRT Proper ty

Company, a publicly traded real estate investment trust

for totaling consideration of approximately $xxx million,

including $181.2 million in cash and 17.5 million shares

of Equity One common stock. The combination of Equity

One and IRT creates an unequaled shopping center

platform in the southern United States with a highly

diversified tenant base, enhanced relationships with

regional anchors and other key tenants and greater real

estate development and redevelopment opportunities.

We have worked tirelessly for several months to ensure

that the integration of management, leasing and

accounting functions of the combined company will

proceed smoothly. With the retention of most of the IRT

senior management team, we believe we have

established best practices across both organizations

to create one team focused on providing greater

efficiencies and superior returns for our shareholders.

fpo
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hen the question is asked, “Can Equity

One do what they said they will?” or “Is

another ground breaking year possible?”

the response shareholders do not want

to hear is “We guess so.” When we are asked what

kind of year Equity One had in 2002, how well we

executed on consolidation oppor tunities, what kind of

proper ties we own and how strong Equity One is

financially, we can confidently answer – It’s in the bag.

This confidence in our results for 2002 and outlook for

2003 is based not on hubris but rather on strong financial

per formance, a high quality real estate por tfolio, an

experienced, focused management team, a conservative

capital structure and solid execution of the consolidation

and va lue -added oppor tun i t ies  ava i lab le  in

today’s market.

Financial Results
For the past two letters to our shareholders, it has been

my privilege to report results that led to what could only

be characterized as “landmark” years in the history of

our company. How does one describe what has happened

since then – a year in which we created one of the

leading shopping center REITs operating in the southern

tier of the United States through the merger with IRT

Property Company? A year when we increased revenues,

EBITDA, funds from operations (FFO), same proper ty

net operating income and FFO per share by 29.0%,

26.3%, 54.8%, 6.3% and 6.3%, respectively, over 2001?

We find it dif ficult to come up with the best word or

phrase to summarize 2002 but easy to make the claim

that it was perhaps the most impor tant in our history

in terms of creating long-term value for shareholders.

Operation Results
With the completion of the CEFUS and UIRT acquisitions

in late 2001 we identified a significant growth opportunity

for 2002 through improving the occupancy level of these

two portfolios. We are pleased to note that we brought

year end occupancy from 86.1% in 2001 to 88.9% in

2002.  Of the over one million square feet of vacant

space acquired in these transactions, we were able to

release approximately xxx,000 square feet for total

leasing of xxx,000 square feet of new or vacant spaces

at a weighted average rental rate of $xx.xx per square

foot. We also renewed or replaced leases totaling

xxx,000 at a weighted average rental rate of $xx.xx per

square foot, an average increase of x.x% above the prior

weighted average rental rate. To achieve these results

another

landmark
year

in a challenging environment speaks not only to the

effor ts of our leasing team but also to the quality of

our proper ties and their locations in growing markets.

When we say, “It’s in the bag,” we are

also referring to the quality and distinct

characteristics of our proper ties. Nearly

70% of  our  180 proper t ies are

supermarket-anchored shopping centers.

With the consistent demand for grocery

and necessity items, these centers are

generally recession-proof and provide for

low tenant turnover. With a focus on high

growth, urban markets and significant

concentration in Florida, Georgia and

Texas we have positioned our por tfolio

to continue to provide growth in both

thriving and challenging economic

climates. During 2003, we will build on

this strength to continue to make headway

in leasing, development and re-development opportunities

in the CEFUS, UIRT and IRT portfolios.

Merger with IRT Property Company
The most impor tant transaction of 2002 was our

agreement in late October and subsequent completion

mid-February 2003 of the merger in with IRT Proper ty

Company, a publicly traded real estate investment trust

for totaling consideration of approximately $xxx million,

including $181.2 million in cash and 17.5

million shares of Equity One common stock.

The combination of Equity One and IRT

creates an unequaled shopping center

platform in the southern United States with

a highly diversified tenant base, enhanced

relationships with regional anchors and other

key tenants and greater real estate

d e v e l o p m e n t  a n d  r e d e v e l o p m e n t

opportunities.

We have worked tirelessly for several months

to ensure that the integration of management,

leasing and accounting functions of the

combined company will proceed smoothly.

With the retention of most of the IRT senior

management team, we believe we have established

best practices across both organizations to create one

team focused on providing greater ef ficiencies and

superior returns for our shareholders.
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Chaim Katz, CEO Equity One
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A focus on

strengthening

our relationships

with regional

anchors

enhanced by a

diversified

tenant base
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Acquisition, Development &
Disposition Activity
We were very active on other acquisition fronts as well

in 2002. We invested approximately $42 million to

acquire Salerno Village Shopping Center

in Port Salerno, Florida, The Village at

Blanco Shopping Center in San Antonio,

The Shops at the Meadows in Miami,

Forestwood in Houston and a 12-acre

retail development site in Homestead,

Florida. In total, we added 332,000

square feet to our por tfolio through

acquisitions as well as additional

acreage at each location for future

development or expansions.

We continue to be very active with new

developments as well. We currently

have  t h r ee  deve l opmen t  and

redevelopment projects under way

totaling 381,000 square feet with

another four projects totaling 68,000

square feet scheduled to commence during 2003. With

the addition of IRT’s development team and their pipeline

of development and redevelopment oppor tunities, we

February 2003, this capital allowed us to fund the IRT

merger and to continue to pay down both secured and

unsecured borrowings. After giving ef fect to the IRT

merger, our debt to total market capitalization is xx%

and our floating rate debt is only xx% of

our total debt. Our EBITDA to interest

and fixed charge coverage ratios finished

the year at 3.0 and x.x, respectively, and

with the acquisition of IRT are expected

to drop only a few basis points. Another

highlight for us has been the ability to

retain the investment grade ratings from

both S&P and Moody’s on the $150

million of debt assumed from IRT and

receive an investment grade rating on

our new revolving credit faci l i ty.

Our Mission Statement
The clarity of our corporate objectives

and strategy has never been more important than it is

today. Having increased the size of our company five-

fold in under two years, there are some who might say

that we have opened ourselves to execution risk. We,

however, will stick with what we know best – acquiring,

developing, owning and managing shopping centers

anchored by supermarkets and other necessity-oriented

retailers in our core markets. We will maintain a disciplined

approach to acquisitions and developments; pursue a

conservative financial strategy; be responsive to strategic

transactions that makes sense for our

sha r eho l de r s ;  p r o v i de  mean i ng f u l

opportunities for our employees to grown and

develop; and seek to maximize the overall

return for our shareholders.

We look for ward to 2003 with great

anticipation. The growth opportunities created

through acquisitions and developments as

well as the strength inherent in our properties

should enable us to once again produce a

strong year for our shareholders.

         Sincerely,

                      Chaim Katzman

                      Chairman & Chief Executive Officer

expect these effor ts to be a sizable contributor to our

future growth. We look forward to announcing new

projects as the year progresses.

During the year, we completed the

disposition of three shopping centers and

one office building for total proceeds of $x.x

million and a net gain of approximately $x.x

million.

Conservative Financial Star tegy
The growth we experienced during the year

through acquisitions and developments

would not have been possible without our

strict adherence to a conservative financial

strategy that emphasizes long-term, fixed-

rate debt and moderate leverage. In March

2002, we completed an of fering of 3.45

million shares of common stock. Subsequent

to the end of the year, we sold 6.9 million

shares of common stock contemporaneously

with the closing of the IRT merger to existing,

affiliated investors. Together these offerings raised over

$139 million in proceeds. Combined with a new, $340

million unsecured revolving credit facility that closed in

‘00 ‘01 ‘02

10

8

6

4

2

0

2002 Equity One Annual Report Page 5

Lorem Ipsom, Dolor Sit des fret

A disciplined

approach to

acquisition &

development in

our core

sun-belt

markets
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Upper

management’s

involvement in

every transaction

enables rapid

response to

market

fluctuations

and ensures

our continued

success

Annual Minimum Rent
by Location
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Current and prospective Equity One investors can receive a copy of
the Company’s proxy statement,
earnings announcements and quarterly and annual reports by
contacting:
Michele Guard
Director of Investor Relations
Equity One, Inc.
1696 NE Miami Gardens Drive
North Miami Beach, Florida 33179
Tel. 305.947.1664
Fax 305.947.1734
E-mail: MGuard@equityone.net
Web site Address: www.equityone.net

The high and low closing prices and dividend distributions for the
common stock of Equity One, Inc.
for the periods indicated in the table below were:
2001 High Low Dividend
Quarter Ended Price Price Distribution
March 31 $11.0000 $ 9.7000 $0.26
June 30 12.5300 10.0100 0.26
September 30 11,9800 10.6400 0.27
December 31 14.1000 11.5200 0.27

The annual meeting of shareholders will be held on Friday, May 23,
2003 at 10:00 A.M. (EST) at the Sheraton Bal Harbour, located at
9701 Collins Avenue, Bal Harbour, Florida.

Deloitte & Touche, LLP
Miami, Florida

Greenberg Traurig, P.A.
Miami, Florida

American Stock Transfer & Trust Company
59 Maiden Lane
New York, New York 10038
Tel. 718.921.8200
Fax 718.236.2640
E-mail: info@amstock.com

Chaim Katzman (1)
   Chairman and Chief Executive Officer,

   Equity One, Inc.

Doron Valero (1)
   President and Chief Operating Officer,

   Equity One, Inc.

Noam Ben-Ozer
   Chairman and Founder,

   i-phrase Technologies, Inc.

Ronald Chase (1) (2) (3)
   Former Managing Partner,

   Deloitte & Touche, LLP;

   President and Owner,

   Chase Holdings & Advisory Services, Inc.

Robert L. Cooney (2) (3)
   Former Managing Director,

   Credit Suisse First Boston;

   Partner, Cooney, Schroeder & Company, Inc.

Nathan Hetz
   Chief Executive Officer,

   Alony Hetz Properties & Investments, Ltd.

Dr. Peter Linneman
   Albert Sussman Professor of Real Estate,

   Finance and Public Policy,

   The Wharton School, University of Pennsylvania

Dr. Shaiy Pilpel (2) (3)
   President, Patten Model, Ltd.

Dori Segal
   President, Gazit-Globe (1982), Ltd.;

   President and Chief Executive Officer,

   First Capital Realty, Inc.

Chaim Katzman
   Chairman and Chief Executive Officer

Doron Valero
   President and Chief Operating Officer

Howard M. Sipzner
   Treasurer and Chief Financial Officer

Alan Merkur
   Vice President and Director of Acquisitions

Barbara Miller
   Vice President and

   Head of Property Management

Randall D. Keith
   Vice President and

   Chief Operating Officer,

   Equity One Realty & Management (Texas), Inc.

Randy Flick
   Head of Development

David Briggs
   Chief Accounting Officer

Alan Marcus
   Corporate Secretary and

   External General Counsel
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(2) Audit Committee
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