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Equity One

Equity One, Inc. is a self-administered, self-managed real estate investment 
trust (“REIT”) that principally acquires, renovates, develops and manages 
community and neighborhood shopping centers anchored by national and 
regional supermarket chains. Equity One was established as a Maryland 
corporation in 1992 and has been operating as a REIT since 1995. As of December 31, 2000, the 
Company’s portfolio consisted of 32 owned properties located primarily in metropolitan areas of 
Florida. These included 23 supermarket-anchored centers, 3 drugstore-anchored centers, 5 other 
commercial properties and 1 development site aggregating 3.2 million square feet of gross leasable 
area. Equity One’s successful performance is largely attributable to its emphasis on the 
supermarket sector, a disciplined acquisition and development program and Florida’s superior 
demographics, which reflect higher than average per capita increases in population, employment 
and retail sales. Additionally, Equity One serves as the property manager of 11 properties in Florida 
and the asset manager of 17 properties, 16 in Texas and 1 in Florida, all of which are primarily 
supermarket-anchored and other retail centers.

In the year 2000, we expanded beyond our traditional Florida base of operations and pursued a 
series of new management initiatives and opportunities in both Florida and Texas.
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In thousands except per share data 2000 1999 1998

Balance Sheet Data

Total Assets $239,042 $212,497 $152,955

Real Estate Investments, Before

Accumulated Depreciation 243,062 216,588 148,087

Mortgage Notes Payable 121,675 97,752 67,145

Shareholders’ Equity 104,254 91,429 81,218

Operating Data

Revenues $ 34,442 $ 30,977 $ 25,626

Income Before Gain on Sale of Real Estate 11,269 9,775 6,433

Gain on Sale of Real Estate — 3,814 2,632

Net Earnings 11,269 13,589 9,065

Funds from Operations (1) 15,542 13,354 10,598

Cash Dividends (2) (3) 13,236 11,199 8,973

Basic and Diluted Per Share Data

Income Before Gain on Sale of Real Estate (Basic) $ 0.97 $ 0.91 $ 0.72

Net Income (Basic) 0.97 1.26 1.01

Net Income (Diluted) 0.95 1.26 1.00

Funds from Operations (Diluted) (1) 1.31 1.23 1.17

Cash Dividends (3) 1.10 1.02 1.00
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(1) 1999 and 1998 Funds from Operations have been restated to conform to the current NAREIT definition for 
Funds from Operations.

(2) 2000 and 1999 cash dividends do not include intercompany payments.
(3) 2000 cash dividends include a $0.06 per share special distribution in the fourth quarter.

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

The 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 report on Form 10-K and quarterly reports on 
Form 10-Q.

Revenue
(in millions)

Funds from Operations
(in millions)

Funds from Operations
per share
(in dollars)

  

 
*The 1999 and 1998 numbers exclude gains on sale of real estate in the amount of $3,814 and $2,632, respectively.
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Chaim Katzman
Chairman & CEO

2000 was a very significant year for our Company 
with many notable achievements. We completed 
over 160,000 square feet of new developments, 
purchased two supermarket-anchored centers on 
the west coast of Florida, leased or renewed in 
excess of 400,000 square feet, maintained an 
average portfolio occupancy of 95%, arranged $21 
million of new equity capital, replaced $15 million of 
floating rate debt with lower cost fixed-rate 
mortgages and further strengthened our 
management team.

Perhaps most importantly, we have entered into a 
series of agreements with Centrefund Realty (U.S.) 

Corporation (“CEFUS”) to provide CEFUS with a package of asset and 
property management services and to explore the possibility of effecting 
a business combination of our respective operations. While negotiations 
are in progress, no definitive agreement has been reached. If we 
consummate the CEFUS transaction, it would double the size of Equity 
One.
 
Mission Statement
Our corporate objectives remain clear and focused. We will target 
supermarket-anchored shopping centers, primarily in Florida and more 
generally throughout the Southeast; we will maintain a disciplined 
approach to acquisitions and developments; we will pursue a 
conservative financial strategy, emphasizing long-term, fixed-rate debt; 
and we will be responsive to strategic transactions which make sense for 
our shareholders. Our Company will provide meaningful opportunities 
for our employees, will own and operate retail properties which are an 
integral part of their communities, and will seek to maximize the return 
for you, our shareholders.

Financial Performance
In 2000, we generated revenues, FFO (funds from operations) and FFO 
per share of $34.4 million, $15.5 million and $1.31 per share, 
respectively, increases of 26.8% (excluding a $3.8 million gain on sale of 
real estate in 1999), 16.4% and 6.5%, respectively, over the 
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corresponding 1999 figures. Over the five-year period of 1996-2000, we 
have experienced consistent growth in our revenues, EBITDA (earnings 
before interest, taxes, depreciation and amortization), FFO and FFO per 
share, realizing compound annual growth rates in these metrics of 
19.8%, 19.1%, 27.1% and 5.7%, respectively.

Operating Results
At year-end 2000, we maintained a 95% average occupancy level 
throughout our portfolio. During the year, we renewed or replaced 72 
expiring leases totaling 140,162 square feet at a weighted average rental 
rate of $11.00 per square foot, an average increase of 5.8% above the 
prior weighted average rental rate, and leased 82 vacant or new spaces 
totaling 262,396 square feet at a weighted average rental rate of $12.03 
per square foot. In addition, we leased two vacated theatres, one to 
Office Depot and the other to Sun Star Theatres, mitigating the impact to 
the Company of the ongoing transition in the theatre industry.

Acquisition Activity
Although 2000 presented a somewhat more 
challenging acquisition environment, we are 
pleased with our two acquisitions, as they 
furthered our expansion into the west coast 
of Florida. The 85,507 square foot Mariners 
Crossing Shopping Center is located in 
Spring Hill, Florida, 28 miles north of 
Tampa, and is anchored by a newly expanded 

Kash ’n Karry supermarket. The 84,705 square foot Shoppes of North 
Port, is located in North Port, Florida, 34 miles south of Sarasota, and is 
anchored by a Publix supermarket and Bealls Outlet.
 
Development and Redevelopment
Our development and redevelopment activities contributed significantly 
to our financial results in 2000. During the year we completed (i) a 
55,781 square foot addition to the Shops at Skylake, a previously 
developed supermarket center in North Miami Beach, Florida; (ii) the 
69,726 square foot Forest Village Shopping Center, a new supermarket 
center in Tallahassee, Florida; (iii) a 10,795 square foot addition to Point 
Royale Shopping Center, an existing supermarket center in Miami, 
Florida; (iv) a 15,050 square foot addition to Lake Mary Shopping 
Center, an existing supermarket center in Lake Mary, Florida; and (v) 
the 8,700 square foot Losco Corners, a new retail development adjacent 
to a third-party owned supermarket center in Jacksonville, Florida.

We completely redeveloped the former United Artists theatre at 
Mandarin Landing in Jacksonville, Florida, and leased the space to 
Office Depot. In the first quarter of 2001, we completed an additional 
24,000 square feet at Skylake and are preparing to break ground on a 
45,000 square foot addition to Lake Mary.
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Capital Markets Activity
During 2000, we closed a $16.4 million 
fixed-rate financing of the Skylake property, 
and assumed $7.9 million of fixed-rate 
financing in connection with our two 
acquisitions. We are among a select group 
of REITs that maintain a debt to total 
market capitalization ratio below 50% and 
at least a 3.0 EBITDA to interest coverage 
ratio.

We consummated a stock sale transaction with Alony Hetz Properties & 
Investments, Ltd., pursuant to which we have issued one million shares 
of our common stock to Alony Hetz, and will issue an additional 925,000 
shares to them by the end of the third quarter of 2001, all at a price of 
$10.875 per share.
 
The fixed-rate financings and initial Alony Hetz equity subscription have 
reduced our floating rate debt to only 3% of outstanding liabilities at 
year-end. Additionally, the remaining $10.1 million equity subscription 
and approximately $15 million available under our revolving line of 
credit gives us ample capacity to consider new opportunities.

Management Initiatives
We made a number of strategic moves during the year 2000 to 
strengthen our management team. After nine years of serving as Equity 
One’s Chairman of the Board, Chief Executive Officer and President, I 
have stepped aside as President to enable Doron Valero, our Chief 
Operating Officer, to assume the Presidency. Doron has been involved in 
all aspects of our Company’s growth, and is the right person to work with 
our senior management team to grow our Company.

During the year, we elected Alan Merkur and Barbara Miller as Vice 
Presidents and Howard Sipzner as Treasurer of our Company. Alan is 
responsible for all of our acquisition activities and has assumed 
increased asset management responsibilities in connection with our 
CEFUS transaction. In connection with her promotion, Barbara has been 
appointed as our Director of Property Management. Howard, our Chief 
Financial Officer, has spent a great deal of his time this past year 
working on the CEFUS business combination, in addition to his regular 
financial duties.

Towards the end of 2000, Equity 
One implemented a 401(k) 
retirement plan for all eligible 
employees, with the Company 
matching a portion of each 
employee’s contribution in Company 

stock. We expect that the 401(k) 
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plan, together with targeted restricted stock awards to key employees, 
will increase employee loyalty and retention and will more closely align 
our employees’ and shareholders’ interests.
 
CEFUS Transaction
In the fourth quarter of 2000, Equity One assumed property 
management responsibilities for 11 of CEFUS’ Florida properties and 
asset management responsibilities for CEFUS’ 16 Texas properties, one 
remaining Florida property and various joint venture equity interests. 
The properties are primarily supermarket and other retail-anchored 
shopping centers of similar characteristics to our existing properties.

Our activities with CEFUS are part of an effort to arrange a strategic 
business combination with them. If we continue to pursue and 
ultimately consummate a transaction with CEFUS, our Company would 
double its size. CEFUS is a subsidiary of Centrefund Realty Corporation, 
a publicly traded Canadian real estate company in which one of our 
affiliates secured majority control in August 2000.

We are working diligently to secure a combination with CEFUS, but will 
only move forward with your ultimate approval if the transaction is in 
the best interests of our shareholders.

Looking Ahead
It wasn’t too long ago that the pundits were predicting the rise of the 
“New Economy” and the associated decline of the “Old Economy,” 
particularly the real estate industry. What a difference a year makes. Our 
properties are performing at top levels, our local markets remain strong, 
we are conservatively financed, and we have sufficient capital to consider 
a range of new opportunities. We appreciate your important role in the 
growth of our Company and look forward to continued success in the 
future.

Sincerely,

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

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 Chief Executive Officer,
     i-phrase Technologies, Inc.

Ronald Chase (1) (2) (3)
     Former Managing Partner for 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, Schroder & Company, Inc.

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

Dr. Peter Linneman
     Albert Sussman Professor of Real Estate, Finance & Public Policy,
     Wharton School of Business

Dr. Shaiy Pilpel (2) (3)
     Principal,
     Wexford Management

Dori Segal
     President, Gazit-Globe (1982), Ltd.
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     President and Chief Executive Officer, Centrefund Realty 
Corporation

Officers

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 Director of Property Management

Alan J. Marcus
     Corporate Secretary and External General Counsel

(1) Executive Committee
(2) Compensation Committee
(3) Audit and Review Committee

Investor Information

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 Northeast 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

mailto:MGuard@equityone.net
http://www.equityone.net/
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Stock Listing

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:

2000
Quarter Ended

High
Price

Low
Price

Dividend
Distribution

March 31 $10.7500 $9.1875 $0.26

June 30 10.0000 9.0000 0.26

September 30 10.6875 9.5000 0.26

December 31 10.6250 9.3750 0.32

Annual Meeting of Shareholders

The annual meeting of shareholders will be held on Friday, May 25, 2001 
at 10:00 A.M. (EST) in the Banyan Room at the Sheraton Bal Harbour, 
located at 9701 Collins Avenue; Bal Harbour, Florida 33154.

Public Auditors

Deloitte & Touche, LLP
Miami, Florida

Legal Counsel

Greenberg Traurig, P.A.
Miami, Florida

Transfer Agent and Registrar

American Stock Transfer & Trust Company
59 Maiden Lane
New York, New York 10038

Tel. 718.921.8200
Fax 718.236.2640
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E-mail: info@amstock.com

Member

The National Association of Real Estate Investment 
Trusts, Inc.

International Council of Shopping Centers

  

mailto:info@amstock.com
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