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UNITED STATES
SECURITIES AND EXCHANGE COMMISSION

Washington, DC 20549

FORM 10-Q

X QUARTERLY REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the quarterly period ended September 30, 2010

or

TRANSITION REPORT PURSUANT TO SECTION 13 OR 15(d) OF THE SECURITIES EXCHANGE ACT OF 1934
For the transition period from to

Commission File Number 1-12298 (Regency Centers Corporation)

Commission File Number 0-24763 (Regency Centers, L.P.)

REGENCY CENTERS CORPORATION
REGENCY CENTERS, L.P.

(Exact name of registrant as specified in its charter)

FLORIDA (REGENCY CENTERS CORPORATION) 59-3191743
DELAWARE (REGENCY CENTERS, L.P) 59-3429602
(State or other jurisdiction of (LR.S. Employer
incorporation or organization) identification No.)

One Independent Drive, Suite 114
Jacksonville, Florida 32202
(Address of principal executive offices) (zip code)

(904) 598-7000
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(Registrant s telephone No.)

Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the Securities Exchange Act
of 1934 during the preceding 12 months, and (2) has been subject to such filing requirements for the past 90 days.

Regency Centers Corporation YES x NO - Regency Centers, L.P. YES x NO -

Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Web site, if any, every Interactive Data
File required to be submitted and posted pursuant to Rule 405 of Regulation S-T during the preceding 12 months (or for such shorter period that
the registrant was required to submit and post such files).

Regency Centers Corporation YES x NO - Regency Centers, L.P. YES x NO -

Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer, or a smaller reporting
company. See the definitions of large accelerated filer, accelerated filer and smaller reporting company in Rule 12b-2 of the Exchange Act.
(Check one):

Regency Centers Corporation:

Large accelerated filer x Accelerated filer

Non-accelerated filer ~ Smaller reporting company
Regency Centers, L.P.:

Large accelerated filer ~ Accelerated filer X

Non-accelerated filer ~ Smaller reporting company

Indicate by check mark whether the registrant is a shell company.
Regency Centers Corporation YES © NO x Regency Centers, L.P. YES © NO x

The number of shares outstanding of the Regency Centers Corporation s voting common stock was 81,867,549 as of October 29, 2010.
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EXPLANATORY NOTE

This report combines the quarterly reports on Form 10-Q for the quarter ended September 30, 2010 of Regency Centers Corporation and

Regency Centers, L.P. Unless stated otherwise or the context otherwise requires, references to Regency Centers Corporation or the Parent
Company mean Regency Centers Corporation and its controlled subsidiaries; and references to Regency Centers, L.P. or the Operating
Partnership mean Regency Centers, L.P. and its controlled subsidiaries. The term the Company or Regency means the Parent Company and the
Operating Partnership, collectively.

The Parent Company is a real estate investment trust ( REIT ) and the general partner of the Operating Partnership. The Operating Partnership s
capital includes general and limited common Partnership Units ( Units ). As of September 30, 2010, the Parent Company owned approximately
99.8% of the Units in the Operating Partnership and the remaining limited Units are owned by investors. The Parent Company owns all of the
Series 3, 4 and 5 Preferred Units of the Operating Partnership. As the sole general partner of the Operating Partnership, the Parent Company has
exclusive control of the Operating Partnership s day-to-day management.

The Company believes combining the quarterly reports on Form 10-Q of the Parent Company and the Operating Partnership into this single
report provides the following benefits:

enhances investors understanding of the Parent Company and the Operating Partnership by enabling investors to view the business as
a whole in the same manner as management views and operates the business;

eliminates duplicative disclosure and provides a more streamlined and readable presentation since a substantial portion of the
Company s disclosure applies to both the Parent Company and the Operating Partnership; and

creates time and cost efficiencies through the preparation of one combined report instead of two separate reports.
Management operates the Parent Company and the Operating Partnership as one business. The management of the Parent Company consists of
the same members as the management of the Operating Partnership. These members are officers of the Parent Company and employees of the
Operating Partnership.

The Company believes it is important to understand the few differences between the Parent Company and the Operating Partnership in the
context of how the Parent Company and the Operating Partnership operate as a consolidated company. The Parent Company is a REIT, whose
only material asset is its ownership of partnership interests of the Operating Partnership. As a result, the Parent Company does not conduct
business itself, other than acting as the sole general partner of the Operating Partnership, issuing public equity from time to time and
guaranteeing certain debt of the Operating Partnership. The Parent Company does not hold any indebtedness, but guarantees all of the unsecured
public debt and less than 12% of the secured debt of the Operating Partnership. The Operating Partnership holds all the assets of the Company
and retains the ownership interests in the Company s joint ventures. Except for net proceeds from public equity issuances by the Parent
Company, which are contributed to the Operating Partnership in exchange for partnership units, the Operating Partnership generates all
remaining capital required by the Company s business. These sources include the Operating Partnership s operations, its direct or indirect
incurrence of indebtedness, and the issuance of partnership units.

Stockholders equity, partners capital, and noncontrolling interests are the main areas of difference between the consolidated financial statements
of the Parent Company and those of the Operating Partnership. The Operating Partnership s capital includes general and limited common
Partnership Units, Series 3, 4, and 5 Preferred Units owned by the Parent Company, and Series D Preferred Units owned by institutional

investors. The Series D preferred units and limited partners units in the Operating Partnership owned by third parties are accounted for in
partners capital in the Operating Partnership s financial statements and outside of stockholders equity in noncontrolling interests in the Parent
Company s financial statements. The Series 3, 4, and 5 Preferred Units owned by the Parent Company are eliminated in consolidation in the
accompanying consolidated financial statements of the Parent Company and are classified as preferred units of general partner in the
accompanying consolidated financial statements of the Operating Partnership.
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In order to highlight the differences between the Parent Company and the Operating Partnership, there are sections in this report that separately
discuss the Parent Company and the Operating Partnership, including separate financial statements, controls and procedures sections, and
separate Exhibit 31 and 32 certifications. In the sections that combine disclosure for the Parent Company and the Operating Partnership, this
report refers to actions or holdings as being actions or holdings of the Company.
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As general partner with control of the Operating Partnership, the Parent Company consolidates the Operating Partnership for financial reporting
purposes, and the Parent Company does not have assets other than its investment in the Operating Partnership. Therefore, while stockholders
equity and partners capital differ as discussed above, the assets and liabilities of the Parent Company and the Operating Partnership are the same
on their respective financial statements.
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PARTI FINANCIAL INFORMATION
Item 1. Financial Statements
REGENCY CENTERS CORPORATION
Consolidated Balance Sheets
September 30, 2010 and December 31, 2009

(in thousands, except share data)

Assets

Real estate investments at cost:
Land

Buildings and improvements
Properties in development

Less: accumulated depreciation

Operating properties held for sale, net
Investments in real estate partnerships

Net real estate investments

Cash and cash equivalents

Accounts receivable, net of allowance for doubtful accounts of $5,162 and $6,567 at September 30, 2010 and
December 31, 2009, respectively

Straight-line rent receivable, net of allowance of $1,896 and $1,899 at September 30, 2010 and December 31,
2009

Notes receivable

Deferred costs, less accumulated amortization of $66,096 and $58,861 at September 30, 2010 and December 31,
2009, respectively

Acquired lease intangible assets, less accumulated amortization of $13,320 and $11,632 at September 30, 2010
and December 31, 2009, respectively

Other assets

Total assets

Liabilities and Equity

Liabilities:

Notes payable

Unsecured credit facilities

Accounts payable and other liabilities

Derivative instruments, at fair value

Acquired lease intangible liabilities, less accumulated accretion of $10,755 and $9,715 at September 30, 2010
and December 31, 2009, respectively

Tenants security and escrow deposits

Table of Contents

2010
(unaudited)

$ 1,071,961
2,199,756
687,428

3,959,145
695,432

3,263,713
8,483
462,778

3,734,974
38,838

37,012

43,619
36,814

58,243

9,722
34,452

$3,993,674

$1,892,919
110,000
144,481

5,403
10,604

2009

975,861
2,017,843
920,427

3,914,131
622,163

3,291,968
19,647
326,212

3,637,827
99,477

40,871

39,292
37,753

58,376

10,007
50,203

3,973,806

1,886,380

99,145
28,363

5,896
10,628
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Total liabilities

Commitments and contingencies
Equity:
Stockholders equity:

Preferred stock, $.01 par value per share, 30,000,000 shares authorized; 11,000,000 Series 3-5 shares issued and
outstanding at September 30, 2010 and December 31, 2009 with liquidation preferences of $25 per share
Common stock $.01 par value per share, 150,000,000 shares authorized; 81,867,133 and 81,539,296 shares

issued at September 30, 2010 and December 31, 2009, respectively

Additional paid in capital
Accumulated other comprehensive loss
Distributions in excess of net income

Total stockholders equity

Noncontrolling interests:

Series D preferred units, aggregate redemption value of $50,000 at September 30, 2010 and December 31, 2009
Exchangeable operating partnership units, aggregate redemption value of $7,466 and $16,415 at September 30,

2010 and December 31, 2009, respectively
Limited partners interests in consolidated partnerships

Total noncontrolling interests
Total equity

Total liabilities and equity

Table of Contents

See accompanying notes to consolidated financial statements.

2,163,407

275,000

819

2,035,372
(83,243)
(457,372)

1,770,576

49,158

(285)
10,818

59,691

1,830,267

$3,993,674

2,030,412

275,000

815

2,022,670
(49,973)
(373,345)

1,875,167

49,158

7,321
11,748

68,227

1,943,394

3,973,806
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REGENCY CENTERS CORPORATION
Consolidated Statements of Operations
For the three months ended September 30, 2010 and 2009

(in thousands, except per share data)

(unaudited)
2010 2009

Revenues:
Minimum rent $ 87,032 87,776
Percentage rent 400 235
Recoveries from tenants and other income 27,454 28,704
Management, transaction, and other fees 6,524 15,606
Total revenues 121,410 132,321
Operating expenses:
Depreciation and amortization 30,407 29,428
Operating and maintenance 17,342 16,356
General and administrative 14,371 12,151
Real estate taxes 13,980 14,259
Provision for doubtful accounts 102 2,333
Other expenses 2,380 3,357
Total operating expenses 78,582 77,884
Other expense (income):
Interest expense, net of interest income of $444 and $1,133 in 2010 and 2009, respectively 32,209 27,920
Gain on sale of properties in development (479)
Provision for impairment 95,150
Early extinguishment of debt 2,709
Gain on derivative instruments (2,341)
Total other expense (income) 29,389 125,779
Income (loss) before equity in income (loss) of investments in real estate partnerships 13,439 (71,342)
Equity in income (loss) of investments in real estate partnerships 2,102 (2,084)
Income (loss) from continuing operations 15,541 (73,426)
Discontinued operations, net:
Operating income (loss) 322 (5,185)
Gain on sale of operating properties and properties in development 2
Income (loss) from discontinued operations 324 (5,185)
Net income (loss) 15,865 (78,611)

Noncontrolling interests:
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Preferred units
Exchangeable operating partnership units
Limited partners interests in consolidated partnerships

Net income attributable to noncontrolling interests

Net income (loss) attributable to controlling interests
Preferred stock dividends

Net income (loss) attributable to common stockholders

Income (loss) per common share - basic:
Continuing operations
Discontinued operations

Net income (loss) attributable to common stockholders

Income (loss) per common share - diluted:
Continuing operations
Discontinued operations

Net income (loss) attributable to common stockholders

(931)
(34)
(96)
(1,061)
14,804
(4,919)
$ 9.885
$ 012
$ 012
$ 012
$ 012

See accompanying notes to consolidated financial statements.

Table of Contents

(931)
462
93)

(562)

(79,173)
(4,919)

(84,092)

(0.99)
(0.06)

(1.05)
(0.99)
(0.06)

(1.05)
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REGENCY CENTERS CORPORATION
Consolidated Statements of Operations
For the nine months ended September 30, 2010 and 2009

(in thousands, except per share data)

(unaudited)
2010 2009

Revenues:
Minimum rent $ 259,081 258,999
Percentage rent 1,023 1,242
Recoveries from tenants and other income 83,661 76,228
Management, transaction, and other fees 22,974 30,261
Total revenues 366,739 366,730
Operating expenses:
Depreciation and amortization 93,030 86,690
Operating and maintenance 52,161 47,467
General and administrative 42,744 37,328
Real estate taxes 42,850 42,353
Provision for doubtful accounts 2,503 7,545
Other expenses 4,071 4,574
Total operating expenses 237,359 225,957
Other expense (income):
Interest expense, net of interest income of $1,759 and $2,863 in 2010 and 2009, respectively 91,972 80,078
Gain on sale of properties in development (1,044)
Provision for impairment 97,519
Early extinguishment of debt 2,709
Gain on derivative instruments (1,419)
Total other expense (income) 89,509 180,306
Income (loss) before equity in loss of investments in real estate partnerships 39,871 (39,533)
Equity in loss of investments in real estate partnerships ®) (26,395)
Income (loss) from continuing operations 39,863 (65,928)
Discontinued operations, net:
Operating income (loss) 352 2,161)
Gain on sale of operating properties and properties in development 6,767 3,905
Income from discontinued operations 7,119 1,744
Net income (loss) 46,982 (64,184)

Noncontrolling interests:
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Preferred units
Exchangeable operating partnership units
Limited partners interests in consolidated partnerships

Net income attributable to noncontrolling interests

Net income (loss) attributable to controlling interests
Preferred stock dividends

Net income (loss) attributable to common stockholders

Income (loss) per common share - basic:
Continuing operations
Discontinued operations

Net income (loss) attributable to common stockholders

Income (loss) per common share - diluted:
Continuing operations
Discontinued operations

Net income (loss) attributable to common stockholders

(2,794)
(155)
271)

(3,220)

43,762
(14,756)

$ 29,006
$ 026

0.09

$ 026
0.09

See accompanying notes to consolidated financial statements.
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(2,794)
390
(366)

(2,770)

(66,954)
(14,756)

(81,710)

(1.11)
0.02

(1.09)
(1.11)
0.02

(1.09)
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REGENCY CENTERS CORPORATION

Consolidated Statement of Equity and Comprehensive Income (Loss)

For the nine months ended September 30, 2010

(in thousands, except per share data)

Additional

Preferred Common

Stock Stock Capital
Balance at
December 31, 2009
Comprehensive
Income:
Net income
Amortization of loss
on derivative
instruments
Change in fair value of
derivative instruments

$ 275,000 815 2,022,670

Total comprehensive
income

Restricted stock
issued, net of
amortization
Common stock
redeemed for taxes
withheld for stock
based compensation,
net

Common stock issued
for dividend
reinvestment plan 1
Common stock issued
for partnership units
exchanged 3
Contributions from
partners

Distributions to
partners

Cash dividends
declared:

Preferred stock/unit
Common stock/unit
($1.3875 per share)

5,138

(1,337)

1,593

7,308

Balance at

September 30,2010  $ 275,000 819 2,035,372

Table of Contents

Paid In Comprehensive

(unaudited)

Accumulatedistributions

Other in Excess

of

Loss Net Income

(49,973)  (373,345)
43,762

3,202

(36,472)

(14,756)

(113,033)

(83,243)  (457,372)

Noncontrolling Interests

Limited
Partners
EXChangeable{nterest
Total Operating in Total
Stockholders Partnershifonsolidaddncontrolling Total
Equity Preferred UnitsUnits Partnerships Interests Equity
1,875,167 49,158 7,321 11,748 68,227 1,943,394
43,762 2,794 155 271 3,220 46,982
3,202 7 7 3,209
(36,472) (85) (85) (36,557)
10,492 3,142 13,634
5,138 5,138
(1,337) (1,337)
1,594 1,594
7,311 (7,311) (7,311)
162 162 162
(1,363) (1,363) (1,363)
(14,756)  (2,794) (2,794) (17,550)
(113,033) 372) 372) (113,405)
1,770,576 49,158 (285) 10,818 59,691 1,830,267
13



Table of Contents

Edgar Filing: REGENCY CENTERS CORP - Form 10-Q

See accompanying notes to consolidated financial statements.
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REGENCY CENTERS CORPORATION
Consolidated Statements of Cash Flows
For the nine months ended September 30, 2010 and 2009

(in thousands)

(unaudited)
2010 2009

Cash flows from operating activities:
Net income (loss) $ 46,982 (64,184)
Adjustments to reconcile net income to net cash provided by operating activities:
Depreciation and amortization 93,309 87,768
Amortization of deferred loan cost and debt premium 5,410 3,826
Amortization and accretion of above and below market lease intangibles (961) (1,420)
Stock-based compensation, net of capitalization 4,812 3,445
Equity in loss of investments in real estate partnerships 8 26,395
Net gain on sale of properties (7,837) (3,905)
Provision for doubtful accounts 2,510 7,690
Provision for impairment 104,402
Early extinguishment of debt 2,709
Distribution of earnings from operations of investments in real estate partnerships 32,248 25,885
Settlement of derivative instruments (26,761) (19,977)
Gain on derivative instruments (1,419)
Changes in assets and liabilities:
Accounts receivable 431 2,851
Straight-line rent receivables, net (4,544) (1,922)
Other receivables 19,700
Deferred leasing costs (9,926) (6,733)
Other assets (2,775) 2,161)
Accounts payable and other liabilities 46 (20,837)
Tenants security and escrow deposits (118) (679)
Net cash provided by operating activities 131,415 162,853
Cash flows from investing activities:
Acquisition of operating real estate (10,057)
Development of real estate including acquisition of land (40,790) (120,289)
Proceeds from sale of real estate investments 34,408 32,968
Collection of notes receivable 13,572
Investments in real estate partnerships (231,800) (26,763)
Distributions received from investments in real estate partnerships 79,838 10,308
Net cash used in investing activities (168,401) (90,204)
Cash flows from financing activities:
Net proceeds from common stock issuance 310,872
Distributions to limited partners in consolidated partnerships, net (1,334) (681)
Distributions to exchangeable operating partnership unit holders (372) (773)
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Distributions to preferred unit holders (2,794) (2,794)
Dividends paid to common stockholders (111,439) (122,308)
Dividends paid to preferred stockholders (14,756) (14,756)
Repayment of fixed rate unsecured notes (130,445) (116,053)
Proceeds from issuance of fixed rate unsecured notes, net 148,949

Proceeds from unsecured credit facilities 220,000

Repayment of unsecured credit facilities (110,000) (70,000)
Proceeds from notes payable 4,878 106,512
Repayment of notes payable (21,354) (3,029)
Scheduled principal payments (3,679) (3,922)
Payment of loan costs (1,307) (1,140)
Payment of premium on tender offer (2,312)
Net cash (used in) provided by financing activities (23,653) 79,616
Net (decrease) increase in cash and cash equivalents (60,639) 152,265
Cash and cash equivalents at beginning of the period 99,477 21,533
Cash and cash equivalents at end of the period $ 38,838 173,798

5
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REGENCY CENTERS CORPORATION
Consolidated Statements of Cash Flows
For the nine months ended September 30, 2010 and 2009
(in thousands)

(unaudited)

Supplemental disclosure of cash flow information:
Cash paid for interest (net of capitalized interest of $4,325 and $16,306 in 2010 and 2009, respectively)

Supplemental disclosure of non-cash transactions:
Common stock issued for partnership units exchanged

Real estate received through distribution in kind

Mortgage loans assumed through distribution in kind

Mortgage loans assumed for the acquisition of operating real estate
Real estate received through foreclosure on notes receivable

Change in fair value of derivative instruments

Common stock issued for dividend reinvestment plan

Stock-based compensation capitalized

Contributions from limited partners in consolidated partnerships, net

See accompanying notes to consolidated financial statements.
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2010

$ 96,240

$ 7,311

$ 7,881

$ 990

$ 28,363

$ 1,594

$ 499

$ 133

2009

90,338

80,459

59,061

44,656

2,455

1,783

4,139
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REGENCY CENTERS, L.P.
Consolidated Balance Sheets
September 30, 2010 and December 31, 2009

(in thousands, except unit data)

Assets

Real estate investments at cost:
Land

Buildings and improvements
Properties in development

Less: accumulated depreciation

Operating properties held for sale, net
Investments in real estate partnerships

Net real estate investments

Cash and cash equivalents

Accounts receivable, net of allowance for doubtful accounts of $5,162 and $6,567 at September 30, 2010 and
December 31, 20009, respectively

Straight-line rent receivable, net of allowance of $1,896 and $1,899 at September 30, 2010 and December 31,
2009

Notes receivable

Deferred costs, less accumulated amortization of $66,096 and $58,861 at September 30, 2010 and December 31,
2009, respectively

Acquired lease intangible assets, less accumulated amortization of $13,320 and $11,632 at September 30, 2010
and December 31, 2009, respectively

Other assets

Total assets

Liabilities and Capital

Liabilities:

Notes payable

Unsecured credit facilities

Accounts payable and other liabilities

Derivative instruments, at fair value

Acquired lease intangible liabilities, less accumulated accretion of $10,755 and $9,715 at September 30, 2010
and December 31, 2009, respectively

Tenants security and escrow deposits

Total liabilities

Commitments and contingencies
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2010
(unaudited)

$ 1,071,961
2,199,756
687,428

3,959,145
695,432

3,263,713
8,483
462,778

3,734,974
38,838

37,012

43,619
36,814

58,243

9,722
34,452

$3,993,674

$ 1,892,919
110,000
144,481

5,403
10,604

2,163,407

2009

975,861
2,017,843
920,427

3,914,131
622,163

3,291,968
19,647
326,212

3,637,827
99,477

40,871

39,292
37,753

58,376

10,007
50,203

3,973,806

1,886,380

99,145
28,363

5,896
10,628

2,030,412
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Capital:

Partners capital:

Series D preferred units, par value $100: 500,000 units issued and outstanding at September 30, 2010 and
December 31, 2009

Preferred units of general partner, $.01 par value per unit, 11,000,000 units issued and outstanding at
September 30, 2010 and December 31, 2009, liquidation preference of $25 per unit

General partner; 81,867,133 and 81,539,296 units outstanding at September 30, 2010 and December 31, 2009,
respectively

Limited partners; 189,164 and 468,211 units outstanding at September 30, 2010 and December 31, 2009
Accumulated other comprehensive loss

Total partners capital

Noncontrolling interests:
Limited partners interests in consolidated partnerships

Total noncontrolling interests
Total capital
Total liabilities and capital

See accompanying notes to consolidated financial statements.
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49,158
275,000

1,578,819
(285)
(83,243)

1,819,449

10,818

10,818

1,830,267

$3,993,674

49,158
275,000

1,650,140
7,321
(49,973)

1,931,646

11,748
11,748
1,943,394

3,973,806
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REGENCY CENTERS, L.P.
Consolidated Statements of Operations
For the three months ended September 30, 2010 and 2009

(in thousands, except per unit data)

(unaudited)
2010 2009

Revenues:
Minimum rent $ 87,032 87,776
Percentage rent 400 235
Recoveries from tenants and other income 27,454 28,704
Management, transaction, and other fees 6,524 15,606
Total revenues 121,410 132,321
Operating expenses:
Depreciation and amortization 30,407 29,428
Operating and maintenance 17,342 16,356
General and administrative 14,371 12,151
Real estate taxes 13,980 14,259
Provision for doubtful accounts 102 2,333
Other expenses 2,380 3,357
Total operating expenses 78,582 77,884
Other expense (income):
Interest expense, net of interest income of $444 and $1,133 in 2010 and 2009, respectively 32,209 27,920
Gain on sale of properties in development (479)
Provision for impairment 95,150
Early extinguishment of debt 2,709
Gain on derivative instruments (2,341)
Total other expense (income) 29,389 125,779
Income (loss) before equity in income (loss) of investments in real estate partnerships 13,439 (71,342)
Equity in income (loss) of investments in real estate partnerships 2,102 (2,084)
Income (loss) from continuing operations 15,541 (73,426)
Discontinued operations, net:
Operating income (loss) 322 (5,185)
Gain on sale of operating properties and properties in development 2
Income (loss) from discontinued operations 324 (5,185)
Net income (loss) 15,865 (78,611)

Noncontrolling interests:
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Limited partners interest in consolidated partnerships (96) (93)
Net income attributable to noncontrolling interests (96) 93)
Net income (loss) attributable to controlling interests 15,769 (78,704)
Preferred unit distributions (5,850) (5,850)
Net income (loss) attributable to common unit holders $ 9919 (84,554)

Income (loss) per common unit - basic:

Continuing operations $ 0.12 (0.99)
Discontinued operations (0.06)
Net income (loss) attributable to common unit holders $ 0.12 (1.05)

Income (loss) per common unit - diluted:

Continuing operations $ 012 (0.99)
Discontinued operations (0.06)
Net income (loss) attributable to common unit holders $ 0.12 (1.05)

See accompanying notes to consolidated financial statements.
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REGENCY CENTERS, L.P.
Consolidated Statements of Operations
For the nine months ended September 30, 2010 and 2009

(in thousands, except per unit data)

(unaudited)
2010 2009

Revenues:
Minimum rent $ 259,081 258,999
Percentage rent 1,023 1,242
Recoveries from tenants and other income 83,661 76,228
Management, transaction, and other fees 22,974 30,261
Total revenues 366,739 366,730
Operating expenses:
Depreciation and amortization 93,030 86,690
Operating and maintenance 52,161 47,467
General and administrative 42,744 37,328
Real estate taxes 42,850 42,353
Provision for doubtful accounts 2,503 7,545
Other expenses 4,071 4,574
Total operating expenses 237,359 225,957
Other expense (income):
Interest expense, net of interest income of $1,759 and $2,863 in 2010 and 2009, respectively 91,972 80,078
Gain on sale of properties in development (1,044)
Provision for impairment 97,519
Early extinguishment of debt 2,709
Gain on derivative instruments (1,419)
Total other expense (income) 89,509 180,306
Income (loss) before equity in loss of investments in real estate partnerships 39,871 (39,533)
Equity in loss of investments in real estate partnerships ®) (26,395)
Income (loss) from continuing operations 39,863 (65,928)
Discontinued operations, net:
Operating income (loss) 352 2,161)
Gain on sale of operating properties and properties in development 6,767 3,905
Income from discontinued operations 7,119 1,744
Net income (loss) 46,982 (64,184)

Noncontrolling interests:
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Limited partners interests in consolidated partnerships
Net income attributable to noncontrolling interests

Net income (loss) attributable to controlling interests
Preferred unit distributions

Net income (loss) attributable to common unit holders

Income (loss) per common unit - basic
Continuing operations
Discontinued operations

Net income (loss) attributable to common unit holders

Income (loss) per common unit - diluted
Continuing operations
Discontinued operations

Net income (loss) attributable to common unit holders

271)

(271)
46,711
(17,550)
$ 29,161
$ 026

0.09
$ 035
$ 026

0.09
$ 035

See accompanying notes to consolidated financial statements.
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(366)
(366)

(64,550)
(17,550)

(82,100)

(1.11)
0.02

(1.09)
(1.11)
0.02

(1.09)
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REGENCY CENTERS, L.P.

Consolidated Statement of Capital and Comprehensive Income (Loss)

For the nine months ended September 30, 2010

(in thousands)

(unaudited)

General Partner
Preferred and

Preferred Common
Units Units

Balance at December 31, 2009 49,158 1,925,140
Comprehensive income:
Net income 2,794 43,762
Amortization of loss on derivative
instruments
Change in fair value of derivative
instruments
Total comprehensive income
Contributions from partners
Distributions to partners (113,033)
Preferred unit distributions (2,794) (14,756)
Restricted stock issued by Parent
Company, net of amortization 5,138
Common units issued as a result of
common stock issued by Parent
Company, net of repurchases 257
Common units exchanged for common
stock of
Parent Company 7,311
Balance at September 30, 2010 49,158 1,853,819

Limited
Partners
7,321
155

7

(85)

(372)

(7.,311)

(285)

Accumulated
Other
Comprehensive
Income
(Loss)

(49,973)

3,202

(36,472)

(83,243)

Noncontrolling
Interests in
Limited Partners

Total Interest in
Partners Consolidated Total
Capital Partnerships Capital
1,931,646 11,748 1,943,394
46,711 271 46,982
3,209 3,209
(36,557) (36,557)
13,363 13,634
162 162
(113,405) (1,363) (114,768)
(17,550) (17,550)
5,138 5,138
257 257
1,819,449 10,818 1,830,267

Table of Contents

See accompanying notes to consolidated financial statements.
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REGENCY CENTERS, L.P.
Consolidated Statements of Cash Flows
For the nine months ended September 30, 2010 and 2009

(in thousands)

(unaudited)
2010 2009

Cash flows from operating activities:
Net income (loss) $ 46,982 (64,184)
Adjustments to reconcile net income to net cash provided by operating activities:
Depreciation and amortization 93,309 87,768
Amortization of deferred loan cost and debt premium 5,410 3,826
Amortization and accretion of above and below market lease intangibles (961) (1,420)
Stock-based compensation, net of capitalization 4,812 3,445
Equity in loss of investments in real estate partnerships 8 26,395
Net gain on sale of properties (7,837) (3,905)
Provision for doubtful accounts 2,510 7,690
Provision for impairment 104,402
Early extinguishment of debt 2,709
Distribution of earnings from operations of investments in real estate partnerships 32,248 25,885
Settlement of derivative instruments (26,761) (19,977)
Gain on derivative instruments (1,419)
Changes in assets and liabilities:
Accounts receivable 431 2,851
Straight-line rent receivables, net (4,544) (1,922)
Other receivables 19,700
Deferred leasing costs (9,926) (6,733)
Other assets (2,775) 2,161)
Accounts payable and other liabilities 46 (20,837)
Tenants security and escrow deposits (118) (679)
Net cash provided by operating activities 131,415 162,853
Cash flows from investing activities:
Acquisition of operating real estate (10,057)
Development of real estate including acquisition of land (40,790) (120,289)
Proceeds from sale of real estate investments 34,408 32,968
Collection of notes receivable 13,572
Investments in real estate partnerships (231,800) (26,763)
Distributions received from investments in real estate partnerships 79,838 10,308
Net cash used in investing activities (168,401) (90,204)
Cash flows from financing activities:
Net proceeds from common units issued as a result of common stock issued by Parent Company 310,872
Distributions to limited partners in consolidated partnerships, net (1,334) (681)
Distributions to partners (111,811) (123,081)
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Preferred unit distributions

Repayment of fixed rate unsecured notes

Proceeds from issuance of fixed rate unsecured notes, net
Proceeds from unsecured credit facilities

Repayment of unsecured credit facilities

Proceeds from notes payable

Repayment of notes payable

Scheduled principal payments

Payment of loan costs

Payment of premium on tender offer

Net cash (used in) provided by financing activities

Net (decrease) increase in cash and cash equivalents
Cash and cash equivalents at beginning of the period

Cash and cash equivalents at end of the period

Table of Contents

(17,550)
(130,445)
148,949
220,000
(110,000)
4,878
(21,354)

(3,679)
(1,307)

(23,653)

(60,639)
99,477

$ 38,838

11

(17,550)
(116,053)

(70,000)

106,512
(3,029)
(3,922)
(1,140)
(2,312)

79,616

152,265
21,533

173,798
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For the nine months ended September 30, 2010 and 2009
(in thousands)

(unaudited)

Supplemental disclosure of cash flow information:
Cash paid for interest (net of capitalized interest of $4,325 and $16,306 in 2010 and 2009, respectively)

Supplemental disclosure of non-cash transactions:
Common stock issued by Parent Company for partnership units exchanged

Real estate received through distribution in kind

Mortgage loans assumed through distribution in kind

Mortgage loans assumed for the acquisition of operating real estate

Real estate received through foreclosure on notes receivable

Change in fair value of derivative instruments

Common stock issued by Parent Company for dividend reinvestment plan
Stock-based compensation capitalized

Contributions from limited partners in consolidated partnerships, net

See accompanying notes to consolidated financial statements.
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2010

$ 96,240

$ 7,311

$ 7,881

$ 990

$ 28,363

$ 1,594

$ 499

$ 133

2009

90,338

80,459

59,061

44,656

2,455

1,783

4,139
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Notes to Consolidated Financial Statements

September 30, 2010

1. Summary of Significant Accounting Policies

(a) Organization and Principles of Consolidation
General

Regency Centers Corporation (the Parent Company ) began its operations as a Real Estate Investment Trust ( REIT ) in 1993 and is the managing
general partner of Regency Centers, L.P. (the Operating Partnership ). The Parent Company currently owns approximately 99.8% of the
outstanding common Partnership Units of the Operating Partnership. The Parent Company engages in the ownership, management, leasing,
acquisition, and development of retail shopping centers through the Operating Partnership, and has no other assets or liabilities other than

through its investment in the Operating Partnership. At September 30, 2010, the Parent Company, the Operating Partnership and their controlled
subsidiaries on a consolidated basis ( the Company or Regency ) directly owned 215 retail shopping centers and held partial interests in an
additional 184 retail shopping centers through investments in real estate partnerships (also referred to as joint ventures or real estate

partnerships).

The accompanying unaudited interim financial information has been prepared in accordance with the rules and regulations of the U.S. Securities
and Exchange Commission ( SEC ). Certain information and footnote disclosures normally included in annual financial statements prepared in
accordance with Generally Accepted Accounting Principles ( GAAP ) have been condensed or omitted in accordance with such rules and
regulations. The Company s management believes that the disclosures presented in these financial statements are sufficient such that the
information presented is not misleading. In the Company s opinion, all adjustments and eliminations, consisting only of normal recurring
adjustments, necessary to present fairly the Company s financial position as of September 30, 2010 and December 31, 2009, results of operations
for the three and nine months ended September 30, 2010 and 2009, and cash flows for the nine months ended September 30, 2010 and 2009 have
been included. The results of operations for such interim periods are not necessarily indicative of the results for the full year. The accompanying
unaudited interim financial information should be read in conjunction with the Company s December 31, 2009 Consolidated Financial
Statements, as filed with the SEC in the Annual Report on Form 10-K.

Estimates. Risks. and Uncertainties

The preparation of financial statements in conformity with U.S. GAAP requires the Company s management to make estimates and assumptions
that affect the reported amounts of assets and liabilities, and disclosure of contingent assets and liabilities, at the date of the financial statements
and the reported amounts of revenues and expenses during the reporting period. Actual results could differ from those estimates. The most
significant estimates in the Company s financial statements relate to the carrying values of its investments in real estate including its shopping
centers, properties in development and its investments in real estate partnerships, accounts receivable, net, and derivative instruments. Each of
these items could be significantly affected by the continued weak economy.
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Because of the challenging conditions that currently exist in the real estate markets, as well as, the credit and financial markets, it is possible that
the estimates and assumptions that have been utilized in the preparation of the consolidated financial statements could change significantly.
Specifically as it relates to the Company s business, the current uncertain economic period is expected to result in the continuation of a higher
level of retail store closings nationally, which could reduce the demand for leasing space in the Company s shopping centers and result in a
decline in occupancy and rental revenues in its real estate portfolio. Limited available credit in the commercial real estate market is causing a
decline in the values of commercial real estate nationally and the Company s ability to sell shopping centers to raise capital. The reduction in the
demand for new retail space and available capital have caused the Company to significantly reduce its new shopping center development
program until markets become less volatile.

Consolidation

The accompanying consolidated financial statements include the accounts of the Parent Company, the Operating Partnership, its wholly-owned
subsidiaries, and consolidated partnerships in which the Company has a controlling ownership interest. All significant inter-company balances
and transactions are eliminated in the consolidated financial statements.

Ownership of the Parent Company

The Parent Company has a single class of common stock outstanding and three series of preferred stock outstanding ( Series 3, 4, and 5 Preferred
Stock ). The dividends on the Series 3, 4, and 5 Preferred Stock are cumulative and payable in arrears on the last day of each calendar quarter.
The Parent Company owns corresponding Series 3, 4, and 5 preferred unit interests ( Series 3, 4, and 5 Preferred Units ) in the Operating
Partnership that entitle the Parent Company to income and distributions from the Operating Partnership in amounts equal to the dividends paid

on the Parent Company s Series 3, 4, and 5 Preferred Stock.

Ownership of the Operating Partnership
The Operating Partnership s capital includes general and limited common Partnership Units, Series 3, 4, and 5 Preferred Units owned by the

Parent Company, and Series D Preferred Units owned by institutional investors. At September 30, 2010, the Parent Company owned
approximately 99.8% or 81,867,133 of the total 82,056,297 Partnership Units outstanding.

Net income and distributions of the Operating Partnership are allocable first to the Preferred Units and the remaining amounts to the general and
limited common Partnership Units in accordance with their ownership percentages. The Series 3, 4, and 5 Preferred Units owned by the Parent
Company are eliminated in consolidation in the accompanying consolidated financial statements of the Parent Company and are classified as
preferred units of general partner in the accompanying consolidated financial statements of the Operating Partnership.

Investments in Real Estate Partnerships

Investments in real estate partnerships not controlled by the Company are accounted for under the equity method. Income or loss from these real
estate partnerships, which includes all operating results (including impairments) and gains on sales of properties within the joint

14
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ventures, is allocated to the Company in accordance with the respective partnership agreements. Such allocations of net income or loss are
recorded in equity in income (loss) of investments in real estate partnerships in the accompanying Consolidated Statements of Operations. The
net difference in the carrying amount of investments in real estate partnerships and the underlying equity in net assets is either accreted to
income and recorded in equity in income (loss) of investments in real estate partnerships in the accompanying Consolidated Statements of
Operations over the expected useful lives of the properties and other intangible assets, which range in lives from 10 to 40 years, or the net
difference is recognized at liquidation. The accounting treatment depends on whether or not the joint venture agreement includes a unilateral
right to elect to dissolve the real estate partnership and, upon such an election, receive a distribution in-kind, as discussed further below.

Cash distributions of earnings from operations from investments in real estate partnerships are presented in cash flows provided by operating
activities in the accompanying Consolidated Statements of Cash Flows. Cash distributions from the sale of a property or loan proceeds received
from the placement of debt on a property included in investments in real estate partnerships are presented in cash flows provided by investing
activities in the accompanying Consolidated Statements of Cash Flows.

The Company evaluates in structure and in substance its investments in the real estate partnerships to determine if they are variable interest
entities. The Company has concluded that these partnership investments are not variable interest entities. Further, the joint venture partners in
the real estate partnerships have significant ownership rights, including approval over operating budgets and strategic plans, capital spending,
sale or financing, and admission of new partners. Upon formation of the joint ventures, the Company, through the Operating Partnership, also
became the managing member, responsible for the day-to-day operations of the real estate partnerships. In accordance with the Financial
Accounting Standards Board ( FASB ) Accounting Standards Codification ( ASC ) Topic 810, the Company evaluated its investment in each real
estate partnership and concluded that the other partners have substantive participating rights and, therefore, the Company has concluded that the
equity method of accounting is appropriate for these investments and they do not require consolidation. Under the equity method of accounting,
investments in real estate partnerships are initially recorded at cost, subsequently increased for additional contributions and allocations of
income, and reduced for distributions received and allocations of loss. These investments are included in the consolidated financial statements as
investments in real estate partnerships.

Noncontrolling Interests

The Company consolidates all entities in which it has a controlling ownership interest. A controlling ownership interest is typically attributable
to the entity with a majority voting interest. Noncontrolling interest is the portion of equity, in a subsidiary or consolidated entity, not
attributable, directly or indirectly to the Company. Such noncontrolling interests are reported on the Consolidated Balance Sheets within equity
or capital, but separately from stockholders equity or partners capital. On the Consolidated Statements of Operations, all of the revenues and
expenses from less-than-wholly-owned consolidated subsidiaries are reported in net income (loss), including both the amounts attributable to the
Company and noncontrolling interests. The amounts of consolidated net income (loss) attributable to the Company and to the noncontrolling
interests are clearly identified on the accompanying Consolidated Statements of Operations.
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Noncontrolling Interests of the Parent Company

The consolidated financial statements of the Parent Company include the following ownership interests held by owners other than the preferred
and common stockholders of the Parent Company: the preferred units in the Operating Partnership held by third parties ( Series D preferred

units ), the limited Partnership Units in the Operating Partnership held by third parties ( Exchangeable operating partnership units ), and the
minority-owned interest held by third parties in consolidated partnerships (  Limited partners interests in consolidated partnerships ). The Parent
Company has included all of these noncontrolling interests in permanent equity, separate from the Parent Company s stockholders equity, in the
accompanying Consolidated Balance Sheets and Consolidated Statement of Equity and Comprehensive Income (Loss). The portion of net

income (loss) or comprehensive income (loss) attributable to these noncontrolling interests is included in net income (loss) and comprehensive
income (loss) in the accompanying Consolidated Statements of Operations and Consolidated Statement of Equity and Comprehensive Income
(Loss) of the Parent Company.

In accordance with the FASB ASC Topic 480, securities that are redeemable for cash or other assets at the option of the holder, not solely within
the control of the issuer, are classified as redeemable noncontrolling interests outside of permanent equity in the Consolidated Balance Sheets.
The Parent Company has evaluated the conditions as specified under the FASB ASC Topic 480 as it relates to Preferred Units and exchangeable
operating partnership units outstanding and concluded that it has the right to satisfy the redemption requirements of the units by delivering
unregistered preferred or common stock. Each outstanding Preferred Unit and exchangeable operating partnership unit is exchangeable for one
share of preferred stock or common stock of the Parent Company, respectively, and the unit holder cannot require redemption in cash or other
assets. Limited partners interests in consolidated partnerships are not redeemable by the holders. The Parent Company s only asset is its
investment in the Operating Partnership, and therefore settlement in shares would not be a surrender of assets, but a contra-equity. The Parent
Company also evaluated its fiduciary duties to itself, its shareholders, and, as the managing general partner of the Operating Partnership, to the
Operating Partnership, and concluded its fiduciary duties are not in conflict with each other or the underlying agreements. Therefore, the Parent
Company classifies such units and interests as permanent equity in the accompanying Consolidated Balance Sheets and Consolidated Statement
of Equity and Comprehensive Income (Loss).

Noncontrolling Interests of the Operating Partnership

The Operating Partnership has determined that Limited partners interests in consolidated partnerships are noncontrolling interests. The
Operating Partnership has included these noncontrolling interests in permanent capital, separate from partners capital, in the accompanying
Consolidated Balance Sheets and Consolidated Statement of Capital and Comprehensive Income (Loss). The portion of net income (loss) or
comprehensive income (loss) attributable to these noncontrolling interests is included in net income (loss) and comprehensive income (loss) in
the accompanying Consolidated Statements of Operations and Consolidated Statement of Capital and Comprehensive Income (Loss) of the
Operating Partnership.
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(b) Revenues
The Company leases space to tenants under agreements with varying terms. Leases are accounted for as operating leases with minimum rent
recognized on a straight-line basis over the term of the lease regardless of when payments are due. The Company estimates the collectibility of
the accounts receivable related to base rents, straight-line rents, expense reimbursements, and other revenue taking into consideration the
Company s experience in the retail sector, available internal and external tenant credit information, payment history, industry trends, tenant
credit-worthiness, and remaining lease terms. In some cases, primarily related to straight-line rents, the ultimate collection of these amounts are
associated with increased rents to be collected in future years which extend beyond one year. During the three months ended September 30, 2010
and 2009, the Company recorded provisions for doubtful accounts of approximately $149,000 and $2.4 million, respectively. During the nine
months ended September 30, 2010 and 2009, the Company recorded provisions for doubtful accounts of $2.5 million and $7.7 million,
respectively.

The following table represents the components of accounts receivable, net of allowance for doubtful accounts, as of September 30, 2010 and
December 31, 2009 in the accompanying Consolidated Balance Sheets (in thousands):

2010 2009
Tenant receivables $ 10,050 22,395
CAM and tax reimbursements 19,929 15,099
Other receivables 12,195 9,944
Less: allowance for doubtful accounts (5,162) (6,567)
Total $ 37,012 40,871

Substantially all of the lease agreements with anchor tenants contain provisions that provide for additional rents based on tenants sales volume
(percentage rent). Percentage rents are recognized when the tenants achieve the specified targets as defined in their lease agreements.
Substantially all lease agreements contain provisions for reimbursement of the tenants share of real estate taxes, insurance, and common area
maintenance ( CAM ) costs. Recovery of real estate taxes, insurance, and CAM costs are recognized as the respective costs are incurred in
accordance with the lease agreements.

As part of the leasing process, the Company may provide the lessee with an allowance for the construction of leasehold improvements. These
leasehold improvements are capitalized and recorded as tenant improvements, and depreciated over the shorter of the useful life of the
improvements or the remaining lease term. If the allowance represents a payment for a purpose other than funding leasehold improvements, or in
the event the Company is not considered the owner of the improvements, the allowance is considered to be a lease incentive and is recognized
over the lease term as a reduction of minimum rent. Factors considered during this evaluation include, among other things, who holds legal title
to the improvements as well as other controlling rights provided by the lease agreement and provisions for substantiation of such costs (e.g.
unilateral control of the tenant space during the build-out process). Determination of the appropriate accounting for the payment of a tenant
allowance is made on a lease-by-lease basis, considering the facts and

17

Table of Contents 32



Edgar Filing: REGENCY CENTERS CORP - Form 10-Q

Table of Conten
Regency Centers Corporation and Regency Centers, L.P.
Notes to Consolidated Financial Statements

September 30, 2010

circumstances of the individual tenant lease. When the Company is the owner of the leasehold improvements, recognition of lease revenue
commences when the lessee is given possession of the leased space upon completion of tenant improvements. However, when the leasehold
improvements are owned by the tenant, the lease inception date is the date the tenant obtains possession of the leased space for purposes of
constructing their leasehold improvements.

Profits from sales of real estate are not recognized under the full accrual method by the Company unless a sale is consummated; the buyer s
initial and continuing investment is adequate to demonstrate a commitment to pay for the property; the Company s receivable, if applicable, is
not subject to future subordination; the Company has transferred to the buyer the usual risks and rewards of ownership; and the Company does
not have substantial continuing involvement with the property.

The Company sells shopping centers to joint ventures in exchange for cash equal to the fair value of the ownership interest of its partners. The
Company accounts for those sales as partial sales and recognizes gains on those partial sales in the period the properties were sold to the extent
of the percentage interest sold, and in the case of certain real estate partnerships, applies a more restrictive method of recognizing gains, as
discussed further below. The gains and operations associated with properties sold to these real estate partnerships are not classified as
discontinued operations because the Company continues to partially own and manage these shopping centers.

As of September 30, 2010, six of the Company s joint ventures ( DIK-JV ) give each partner the unilateral right to elect to dissolve the real estate
partnership and, upon such an election, receive a distribution in-kind ( DIK ) of the assets of the real estate partnership equal to their respective
capital account, which could include properties the Company previously sold to the real estate partnership. The liquidation provisions require

that all of the properties owned by the real estate partnership be appraised to determine their respective fair values. As a general rule, if the
Company initiates the liquidation process, its partner has the right to choose the first property that it will receive with the Company choosing the
next property that it will receive in liquidation. If the Company s partner initiates the liquidation process, the order of the selection process is
reversed. The process then continues with an alternating selection of properties by each partner until the balance of each partner s capital account
on a fair value basis has been distributed. After the final selection, to the extent that the fair value of properties in the DIK-JV are not
distributable in a manner that equals the balance of each partner s capital account, a cash payment would be made to the other partner by the
partner receiving a property distribution in excess of its capital account. The partners may also elect to liquidate some or all of the properties
through sales rather than through the DIK process.

The Company has concluded that these DIK dissolution provisions constitute in-substance call/put options and represent a form of continuing
involvement with respect to property that the Company has sold to these real estate partnerships, limiting the Company s recognition of gain

related to the partial sale. This more restrictive method of gain recognition ( Restricted Gain Method ) considers the Company s potential ability to
receive property through a DIK on which partial gain has been recognized, and ensures, as discussed below, maximum gain deferral upon sale to

a DIK-JV. The Company has applied the Restricted Gain Method to partial sales of property to real estate partnerships that contain unilateral

DIK provisions.
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Profit shall be recognized under a method determined by the nature and extent of the seller s continuing involvement and the profit recognized
shall be reduced by the maximum exposure to loss. The Company has concluded that the Restricted Gain Method accomplishes this objective.

Under the Restricted Gain Method, for purposes of gain deferral, the Company considers the aggregate pool of properties sold into the DIK-JV
as well as the aggregate pool of properties which will be distributed in the DIK process. As a result, upon the sale of properties to a DIK-JV, the
Company performs a hypothetical DIK liquidation assuming that it would choose only those properties that it has sold to the DIK-JV in an
amount equal to its capital account. For purposes of calculating the gain to be deferred, the Company assumes that it will select properties in a
DIK liquidation that would otherwise have generated the highest gain to the Company when originally sold to the DIK-JV. The deferred gain,
recorded by the Company upon the sale of a property to a DIK-JV, is calculated whenever a property is sold to a DIK-JV. During the periods
when there are no property sales to a DIK-JV, the deferred gain is not recalculated.

Because the contingency associated with the possibility of receiving a particular property back upon liquidation, which forms the basis of the
Restricted Gain Method, is not satisfied at the property level, but at the aggregate level, no gain is recognized on property sold by the DIK-JV to
a third party or received by the Company upon actual dissolution. Instead, the property received upon dissolution is recorded at the carrying
value of the Company s investment in the DIK-JV on the date of dissolution.

The Company is engaged under agreements with its joint venture partners to provide asset management, property management, leasing,
investing, and financing services for such joint ventures shopping centers. The fees are market-based, generally calculated as a percentage of
either revenues earned or the estimated values of the properties managed or the proceeds received, and are recognized as services are rendered,
when fees due are determinable, and collectibility is reasonably assured. The Company also receives transaction fees, as contractually agreed
upon with a joint venture, which include fees such as acquisition fees, disposition fees, promotes , or earnouts .

(¢) Real Estate Investments
Land, buildings, and improvements are recorded at cost. All specifically identifiable costs related to development activities are capitalized into
properties in development on the accompanying Consolidated Balance Sheets. Properties in development are defined as properties that are in the
construction or initial lease-up phase and have not reached their initial full occupancy. In summary, a project changes from non-operating to
operating when it is substantially completed and available for occupancy. At that time, costs are no longer capitalized. The capitalized costs
include pre-development costs essential to the development of the property, development costs, construction costs, interest costs, real estate
taxes, and allocated direct employee costs incurred during the period of development. Interest costs are capitalized into each development
project based upon applying the Company s weighted average borrowing rate to that portion of the actual development costs expended. The
Company discontinues interest cost capitalization when the property is no longer being developed or is available for occupancy upon substantial
completion of tenant improvements, but in no event would the Company capitalize interest on the project beyond 12 months after substantial
completion of the building shell.
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The following table represents the components of properties in development as of September 30, 2010 and December 31, 2009 in the
accompanying Consolidated Balance Sheets (in thousands):

2010 2009
Construction in process $ 66,905 127,376
Construction complete and in lease-up 505,055 673,052
Land held for future development 115,468 119,999
Total $ 687,428 920,427

Construction in process represents developments where the Company has not yet incurred at least 90% of the expected costs to complete.
Construction complete and in lease-up represents developments where the Company has incurred at least 90% of the estimated costs to
complete, but is still completing lease-up and final tenant build out. Land held for future development represents projects not in construction, but
identified and available for future development if and when the market demand for a new shopping center exists.

The Company incurs costs prior to land acquisition including contract deposits, as well as legal, engineering, and other external professional fees
related to evaluating the feasibility of developing a shopping center. These pre-development costs are included in properties in development in
the accompanying Consolidated Balance Sheets. At September 30, 2010 and December 31, 2009, the Company had capitalized pre-development
costs of approximately $710,000 and $816,000, respectively, of which approximately $240,000 and $325,000, respectively, were refundable
deposits. If the Company determines that the development of a particular shopping center is no longer probable, any related pre-development
costs previously capitalized are immediately expensed in other expenses in the accompanying Consolidated Statements of Operations. There
were no pre-development costs expensed during the three months ended September 30, 2010. During the three months ended September 30,
2009, the Company expensed pre-development costs of $3.4 million in other expenses in the accompanying Consolidated Statements of
Operations. During the nine months ended September 30, 2010 and 2009, the Company expensed pre-development costs of approximately
$151,000 and $3.7 million, respectively, in other expenses in the accompanying Consolidated Statements of Operations.

Maintenance and repairs that do not improve or extend the useful lives of the respective assets are recorded in operating and maintenance
expense.

Depreciation is computed using the straight-line method over estimated useful lives of up to 40 years for buildings and improvements, the
shorter of the useful life or the remaining lease term for tenant improvements, and three to seven years for furniture and equipment.

The Company and the real estate partnerships account for business combinations using the acquisition method by recognizing and measuring the
identifiable assets acquired, the liabilities assumed, and any noncontrolling interest in the acquiree at their acquisition date fair values. The
Company expenses transaction costs associated with business combinations in the period incurred.

The Company s methodology includes estimating an as-if vacant fair value of the physical property, which includes land, building, and
improvements. In addition, the Company determines the estimated fair value of identifiable intangible assets, considering the following three
categories: (i) value of in-place leases, (ii) above and below-market value of in-place leases, and (iii) customer relationship value.
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The value of in-place leases is estimated based on the value associated with the costs avoided in originating leases compared to the acquired
in-place leases as well as the value associated with lost rental and recovery revenue during the assumed lease-up period. The value of in-place
leases is recorded to amortization expense over the remaining initial term of the respective leases.

Above-market and below-market in-place lease values for acquired properties are recorded based on the present value of the difference between
(1) the contractual amounts to be paid pursuant to the in-place leases and (ii) management s estimate of fair market lease rates for comparable
in-place leases, measured over a period equal to the remaining non-cancelable term of the lease. The value of above-market leases is amortized
as a reduction of minimum rent over the remaining terms of the respective leases and the value of below-market leases is accreted to minimum
rent over the remaining terms of the respective leases, including below-market renewal options, if applicable. The Company does not assign
value to customer relationship intangibles if it has pre-existing business relationships with the major retailers at the acquired property since they
do not provide incremental value over the Company s existing relationships.

The Company classifies an operating property or a property in development as held-for-sale when it determines that the property is available for
immediate sale in its present condition, the property is being actively marketed for sale, and management believes it is probable that a sale will
be consummated within one year. Given the nature of all real estate sales contracts, it is not unusual for such contracts to allow prospective
buyers a period of time to evaluate the property prior to formal acceptance of the contract. In addition, certain other matters critical to the final
sale, such as financing arrangements, often remain pending even upon contract acceptance. As a result, properties under contract may not close
within the expected time period, or may not close at all. Therefore, any properties categorized as held-for-sale represent only those properties
that management has determined are probable to close within the requirements set forth above. Operating properties held-for-sale are carried at
the lower of cost or fair value less costs to sell. The recording of depreciation and amortization expense is suspended during the held-for-sale
period. If circumstances arise that previously were considered unlikely and, as a result, the Company decides not to sell a property previously
classified as held-for-sale, the property is reclassified as held and used and is measured individually at the lower of its (i) carrying amount before
the property was classified as held-for-sale, adjusted for any depreciation and amortization expense that would have been recognized had the
property been continuously classified as held and used or (ii) the fair value at the date of the subsequent decision not to sell. Any required
adjustment to the carrying amount of the property reclassified as held and used is included in income from continuing operations in the period of
the subsequent decision not to sell and the results of operations previously reported in discontinued operations are reclassified and included in
income from continuing operations for all periods presented.

When the Company sells a property or classifies a property as held-for-sale and will not have significant continuing involvement in the operation
of the property, the operations of the property are eliminated from ongoing operations and classified in discontinued operations. Its operations,
including any mortgage interest and gain on sale, are reported in discontinued operations so that the operations are clearly distinguished. Prior
periods are
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also reclassified to reflect the operations of the property as discontinued operations. When the Company sells an operating property to a joint
venture or to a third party, and will continue to manage the property, the operations and gain on sale are included in income from continuing
operations.

The Company reviews its real estate portfolio including the properties owned through real estate partnerships for impairment whenever events or
changes in circumstances indicate that the carrying amount may not be recoverable. In addition, the Company performs an annual review,
generally during the fourth quarter, to re-evaluate market-based capitalization rates and estimated holding periods. For properties to be held and
used for long term investment, the Company estimates undiscounted future cash flows over the expected investment term including the
estimated future value of the asset upon sale at the end of the investment period. Future value is generally determined by applying a
market-based capitalization rate to the estimated future net operating income in the final year of the expected investment term. If after applying
this method a property is determined to be impaired, the Company determines the provision for impairment based upon applying a market
capitalization rate to current estimated net operating income as if the sale were to occur immediately. For pr