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fresh cup of coffee in the morning.  

The dry cleaner who knows you

like your shirts folded with light

starch. Three different restaurants for lunch

or dinner. A grocer who sells sushi and the

tools to make it yourself. Back in the evening for a session at

the gym. Your regular stylist at the hair and nail salon. Catch a

movie on the weekend. Located in your neighborhood with easy

access and a clean, well-lit parking lot. You know what makes

a shopping center “the place to shop” SM and so do we.

A

Work in progress on the 
new TJ Maxx store scheduled 
to open in April 2006 
at the Shops of Skylake in 
North Miami Beach, Florida.

On the Cover

Sheridan Plaza 
Hollywood, Florida
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Balance Sheet Data

Total Assets

Net Real Estate Investments

Total Liabilities

Shareholders’ Equity

Operating Data

Total Rental Revenues

Net Income from Continuing Operations

Net Income

Funds from Operations (1)

Cash Dividends

Per Share Data (2)

Net Income from Continuing Operations

Net Income

Funds from Operations (1)

Cash Dividends

$ 2,0 52,033

1,8 9 6,5 0 5

1,077,879

972,72 9

$   2 52,9 64

8 0,6 92

92,74 1

124,83 6

87,272

$       1.0 8

1.24

1.67

1.17

$ 1,992,292

1,873,687

1,059,507

931,388

$   226,593

69,463

97,804

113,663

80,904

$ 0.97

1.37

1.58

1.13

$ 1 ,677,386

1,617,299

834,162

830,552

$  176,799

51,719

63,647

89,870

70,677

$    0 .86

1.05

1.46

1.10

$   730,069

678,431

375,969

350,231

$    90,306

25,158

39,934

45,487

35,773

$       0 .76

1.20

1.36

1.08

2005 2004 2003 2002

(1) We define Funds from Operations (“FFO”) consistent with the NAREIT definition as net income computed in accordance with generally accepted accounting principles in the United States (“GAAP”) 
excluding gains (or losses) from sales of property, plus depreciation and amortization, and after adjustments for unconsolidated partnerships and joint ventures calculated to reflect funds from opera-
tions on the same basis. We believe that FFO should be considered along with, but not as an alternative to GAAP net income as a measure of our operating performance. FFO does not represent 
cash generated from operating activities in accordance with GAAP and is not necessarily indicative of funds available to fund our cash needs. For a reconciliation of FFO to GAAP net income, see 
pages 35-36 in the attached Annual Report on Form 10-K.

(2) Net Income from Continuing Operations, Net Income and Funds from Operations are per diluted share. Cash Dividends are per basic share.

Total Assets
(in millions)

Total Rental 
Revenues
(in millions)

Funds from 
Operations (1)

(in millions)

Funds from 
Operations per
Diluted Share (1)(2)

Dividends
per Share(2)

(in thousands except per share data)



o our stockholders:

In 2005, we undertook several measures to build and

strengthen our neighborhood shopping center business

and position it for more robust, future growth.  We

expanded our development pipeline to incorporate retail

and other value-added components; improved the quality of our

core portfolio with strategic sales, purchases and investments; and

terminated a series of non-productive tenants to gain control of the

underlying space and enhance our future leasing efforts.

We have built our business to own the “best real estate in the best

markets with the best tenants”.  Whether we buy or build the shop-

ping centers we own, we follow these guidelines to promote our

long-term growth.  We operate this high quality portfolio with an

outstanding senior management team, a talented and tenacious

group of real estate professionals and a back office that serves all

of us in a courteous, professional manner.

Our New Texas Joint Venture

We recently announced the signing of a definitive agreement with

Investcorp International Realty, a sophisticated real estate investor,

to contribute 30 of our Texas assets to a joint venture in which we

will retain a 20% ownership stake and for which we will serve as

property manager and leasing agent.  The closing of this transaction –

currently anticipated to take place on or before May 15, 2006 –

will provide funds to invest in faster growing opportunities in our
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T
Chairman and 
Chief Executive Officer

Equity One celebrated the grand opening 
of this Publix-anchored shopping center 
on September 17, 2005. 

Waterstone Plaza
Homestead, Florida

Chaim Katzman



core markets and is a clear demonstration of our com-

mitment to effective capital recycling and the ownership of

a portfolio focused on high-growth markets.  Furthermore,

subject to the approval of our Board of Directors, we

intend to declare and pay up to a $1.50 per share special

dividend to each common stockholder following the closing

of this transaction.

Building a Stronger Portfolio

We currently own 195 properties comprising approxi-

mately 20.3 million square feet of space, with over 72%

of our gross leasable area in centers anchored by a

supermarket.  We believe that neighborhood shopping

centers anchored by a dominant supermarket in urban,

infill locations are among the most desirable property

types, and they continue to attract top prices from insti-

tutional and private investors.  Our emphasis on high-

growth southern markets and densely populated northern

markets in the eastern United States makes our portfolio

particularly attractive and valuable.

To further build our portfolio, we are pursuing non-tradi-

tional opportunities where we hope to achieve more

favorable pricing and returns.  These efforts range from

the purchase of the Banco Popular office building next to

our highly successful Shops of Skylake to facilitate the

growth of that shopping center, to our acquisition of over

45% of the ordinary shares of DIM Vastgoed N.V., a

Dutch public company, which owns 19 properties and 2.6

million square feet of space in the southern United States

of a comparable quality to and in similar markets as ours.

Increasing population growth and density are driving residential
demand in the Young Circle area of downtown Hollywood. Initial
planning and design are underway towards the addition of up to
400 units to our property (outlined in yellow).
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Young Circle Shopping Center
Hollywood, Florida



2005 was unique from a leasing per-

spective.  While we leased 1,426,156

square feet at a 14.4% rent spread,

renewed 735,729 square feet with a

4.2% rental rate gain and increased

our in-place core rental rate to $10.51

per leased square foot, we nevertheless

experienced a decline in our core port-

folio occupancy from 94.9% to 93.4%.

This decline was caused for the most

part by our proactive termination of 635,568 square feet

of tenant space – with accompanying termination revenue

of $4.9 million – in order to strengthen

our tenant mix and position our port-

folio for occupancy and rental rate

gains in the months to come.

Perhaps our most notable initiative in

2005 was our effort to identify and

invest in value-added, mixed-use

development opportunities.  Young Circle

in Hollywood, Florida; the Sunlake

development just north of Tampa, Florida; Dolphin Village

in St. Pete Beach, Florida and most recently, Piedmont

Peachtree Crossing in the Buckhead section of Atlanta,

Georgia, each feature a traditional supermarket-anchored

shopping center and also provide the opportunity to

incorporate substantial residential and commercial com-

ponents.  In each of these cases, we are working with

local authorities and other parties to capitalize on the

property’s unique location, surrounding growth and

increasing density.  Although we have no plans to become

a residential developer or operator, these projects represent

particularly effective ways to take advantage of the intrinsic

value of our real estate.  Where appropriate, we may partner

with a local developer to capitalize on their expertise

while sharing in both the risks and potential profits.
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Equity One employees joined city and county officials for the
groundbreaking of this Publix-anchored shopping center scheduled
for completion in the second quarter of 2006.

The Shops at Westridge
McDonough, Georgia
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Our overall development pipeline is strong, with plans to finish and

lease up to $40 million of new projects in 2006 and an ultimate

goal to deliver between $50 and $75 million of new projects annu-

ally.  We are currently analyzing over 30 parcels of land for future

development projects, and hope that these efforts will provide the

platform to expand our development activities in a measured fashion

and build a better, higher quality portfolio.

Building a Stronger Financial Position

In financial terms, we increased our 2005 rental revenues, net

income from continuing operations, funds from operations (FFO),

net income from continuing operations per diluted share and FFO

per diluted share by 11.6%, 16.2%, 9.8%, 11.3% and 5.7%,

respectively, over the corresponding 2004 figures. 

As an Equity One stockholder who regularly reinvests your divi-

dends, you would have realized an annualized total return of

20.6%, 25.7% and 27.0% for the most recent one, three and five-

year periods, respectively, and 20.3% since our May 1998 initial

public offering, all through March 17, 2006.  A good number of you

have been stockholders since our IPO and we appreciate your

loyalty and support.

We plan to maintain a strong balance sheet with adequate sources

of capital and strong financial ratios to support our operations and

growth initiatives.  At year-end, we had approximately 75.5 million

shares outstanding and an equity market capitalization in excess

of $1.7 billion dollars.  During the past six months, we have

accessed the unsecured bond market on two occasions raising a



Howard Sipzner, our Executive Vice President and Chief Financial

Officer.  They, together with Alan Merkur, Senior Vice President and

Director of Transactions; David Briggs, Chief Accounting Officer;

Arthur Gallagher, General Counsel; Ilan Zachar, Chief Information

Officer; and our two regional asset managers, Bob Malagon and

Jay Levy, lead a consummate team of property managers, leasing

agents, development coordinators, construction supervisors, attor-

neys, accountants, lease administrators, marketing and systems

personnel whose mission is to deliver high quality service and

results for our tenants and their shoppers, our stockholders and

our communities.  Our people are the foundation of Equity One and

we couldn’t ask for a better group of hard-working individuals.
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total of $245 million of long-term, fixed-rate debt to take advan-

tage of relatively low interest rates and the flattening yield curve.

We have been advised of a “positive outlook” on both our Baa3

and BBB- senior unsecured ratings from Moody’s Investors Service

and Standard & Poors Ratings Services, respectively, and are working

towards an anticipated upgrade.  This past January, we closed on

a $275 million, three-year unsecured credit facility with a favorable

combination of terms and pricing to support our growth initiatives.

Building a Stronger Community

Equity One thrives under the day-to-day leadership and direction

of Doron Valero, our President and Chief Operating Officer, and

Our Lease Administrators input and monitor all tenant and lease 
information.  Their attention to detail ensures the accuracy of our
monthly billings and provides critical data for our property managers,
leasing agents and property accountants.

At Equity One, we are particularly proud of our IT Department, 
not only for their daily service, but also for those times when 
they rise above and beyond to keep the systems running 
regardless of the hurdles.  



This dedication showed its true colors in our employees’

response to the various hurricanes which affected our

region in 2005.  From maintaining property operations

during the peak of the storms to sheltering homeless

families from the devastation to coordinating our charitable

contributions to help those affected, our people showed

their true mettle.  Time and time again, we responded to the

needs of our employees and their families, to the needs of our

tenants and their shoppers and to the even greater needs

of the communities in which we operate.  It is a source

of comfort and pride to know that our team has the courage

and drive to respond to these extraordinary challenges.

Building a Stronger Company

Over the past fourteen years – eight of them as a public

company – our focus on the acquisition, development,

ownership and management of shopping centers

anchored by supermarkets and other necessity-oriented

retailers in our core markets has been the key to our suc-

cess.  Guided by our mission statement, we will provide
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Equity One was a 
proud sponsor of the 
2005 WalkAmerica 
March of Dimes 
fundraisers in Atlanta, 
Houston and Miami. 
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the best locations and customer service for our tenants and shoppers;

maintain a disciplined approach to acquisitions, dispositions and

developments; pursue a conservative financial strategy; be responsive

to strategic transactions that make sense for our stockholders;

provide meaningful opportunities for our employees to grow and

develop; and seek to maximize the overall return for our stockholders.

We look forward to the future with a great deal of confidence.  We

have built an outstanding real estate company featuring top-quality

retail properties in some of the best markets, a strong financial

position and an outstanding team of officers, managers and

employees to execute our strategic objectives.  We value your con-

fidence in our capabilities and will work diligently in the coming

years to earn and maintain your trust.  

Sincerely,

Chaim Katzman
Chairman and Chief Executive Officer

March 22, 2006

E q u i t y  O n e  P r o p e r t y  P o r t f o l i o



D i r e c t o r s

O f f i c e r s I n v e s t o r  I n f o r m a t i o n

Chaim Katzman (1)

Chairman and 
Chief Executive Officer,
Equity One, Inc.;
Chairman and 
Chief Executive Officer,
Gazit-Globe (1982), Ltd.;
Chairman,
First Capital Realty, Inc.

Chaim Katzman
Chairman and 
Chief Executive Officer

Howard M. Sipzner
Executive Vice President and 
Chief Financial Officer

Arthur L. Gallagher
General Counsel 
and Secretary

Alan Merkur
Senior Vice President and
Director of Transactions

Barbara Miller
Vice President and
Head of Property
Management, Florida

David W. Briggs
Vice President, 
Treasurer and 
Chief Accounting Officer

IIan Zachar
Vice President and 
Chief Information Officer

Noam Ben-Ozer (2)(3)

Founder,
Focal Advisory 

Doron Valero
President and 
Chief Operating Officer

Robert L. Cooney (2)(3)(4)(5)

Former Managing Director,
Credit Suisse First Boston;
President, Cooney & Co.

Patrick L. Flinn (2)(3)

Private Investor

Dori Segal
President, Gazit-Globe (1982),Ltd.;
President and 
Chief Executive Officer,
First Capital Realty, Inc.

Doron Valero (1)

President and 
Chief Operating Officer,
Equity One, Inc.

James Cassel (2)(3)

President,
Capitalink, L.C.

Dr. Shaiy Pilpel(3)(4)

President,
Patten Model, Ltd.

Nathan Hetz
Chief Executive Officer,
Alony Hetz Properties
& Investments, Ltd.

Dr. Peter Linneman (1)(3)

Albert Sussman Professor
of Real Estate, Finance and
Public Policy,
The Wharton School,
University of Pennsylvania 

Neil Flanzraich(3)(4)

Former Vice Chairman and
President, IVAX Corporation; 
Private Investor

(1) Executive Committee (2) Audit Committee (3) Nominating & Corporate Governance Committee (4) Compensation Committee (5) Lead Director

Current and prospective Equity One investors can receive a copy of the Company’s proxy statement,
earnings announcements, quarterly and annual reports by contacting:

Equity One, Inc. - Shareholder Relations
1600 N.E. Miami Gardens Drive
North Miami Beach, Florida 33179
Tel. 305-947-1664
Fax 305-947-1734
Web: www.equityone.net 
Email: info@equityone.net

Certifications Regarding Public Disclosures & Listing Standards
Equity One has filed with the Securities and Exchange Commission (“SEC”) as exhibits 31.1 and 31.2 to its Annual
Report on Form 10-K for the year ended December 31, 2005, the certification required by Section 302 of the
Sarbanes-Oxley Act regarding the quality of the Company’s public disclosure. In addition, the annual certification
of our Chief Executive Officer regarding compliance with the corporate governance listing standards of the New
York Stock Exchange was submitted to the New York Stock Exchange following the completion of our 2005 annual 
meeting of stockholders in May 2005. 

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

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

Transfer Agent & Registrar
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

Legal Counsel
Greenberg Traurig, P.A.
Miami, Florida

Independent Auditors
Ernst & Young, LLP
Miami, Florida

Annual Meeting of Stockholders
Thursday, May 11, 2006
1:00 P.M. (EDT) 
Westin Diplomat Resort & Spa 
3555 South Ocean Drive
Hollywood, Florida 33019 
Tel. 954-602-6000

Stock Information 
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:

2005 High Low Dividend
Quarter Ended Price Price Distribution

March 31 $23.13 $19.85 $0.29
June 30 23.15 19.92 0.29
September 30 24.47 22.00 0.29
December 31 23.89 22.05 0.30
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