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PART I - FINANCIAL INFORMATION
Item 1. Financial Statements

EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Balance Sheets
June 30, 2008 and December 31, 2007
(In thousands, except per share data)
(Unaudited)

June 30, December 31,
2008 2007
ASSETS
Properties:
Income producing $ 1,878,248 $ 2,047,993
Less: accumulated depreciation (179,515) (172,651)
Income-producing property, net 1,698,733 1,875,342
Construction in progress and land held for development 63,124 81,574
Properties held for sale 32,565 323
Properties, net 1,794,422 1,957,239
Cash and cash equivalents 20,290 1,313
Cash held in escrow - 54,460
Accounts and other receivables, net 10,879 14,148
Investment and advances in real estate joint ventures 7,661 -
Securities 119,874 72,299
Goodwill 12,385 12,496
Other assets 60,478 62,429
TOTAL ASSETS $ 2,025,989 $ 2,174,384
LIABILITIES AND STOCKHOLDERS’ EQUITY
Liabilities:
Notes Payable
Mortgage notes payable $ 324,552 $ 397,112
Mortgage notes payable related to properties held for sale 13,670 -
Unsecured revolving credit facilities - 37,000
Unsecured senior notes payable 706,645 744,685
1,044,867 1,178,797
Unamortized premium/discount on notes payable 6,973 10,042
Total notes payable 1,051,840 1,188,839
Other liabilities
Accounts payable and accrued expenses 35,957 30,499
Tenant security deposits 9,025 9,685
Other liabilities 17,883 28,440
Total liabilities 1,114,705 1,257,463
Minority interest 989 989
Commitments and contingencies
Stockholders’ equity:
Preferred stock, $0.01 par value — 10,000 shares authorized but unissued - -
Common stock, $0.01 par value — 100,000 shares authorized
73,416 and 73,300 shares issued and outstanding as of June 30,
2008 and December 31, 2007, respectively 734 733
Additional paid-in capital 909,729 906,174
Retained earnings 23,858 17,987
Accumulated other comprehensive loss (24,026) (8,962)
Total stockholders’ equity 910,295 915,932
TOTAL LIABILITIES AND STOCKHOLDERS’ EQUITY $ 2,025,989 $ 2,174,384

See accompanying notes to condensed consolidated financial statements.
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EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of Operations
For the three and six months ended June 30, 2008 and 2007

(In thousands, except per share data)
(Unaudited)

Three months ended Six months ended
June 30, June 30,
2008 2007 2008 2007
REVENUE:
Minimum rent $ 46,815 $ 47,979 $ 94816 $ 94325
Expense recoveries 13,101 14,026 26,769 26,949
Percentage rent 164 373 1,613 1,633
Management and leasing services 814 149 997 986
Total revenue 60,894 62,527 124,195 123,893
COSTS AND EXPENSES:
Property operating 16,032 15,112 32,102 29,841
Rental property depreciation and amortization 11,667 11,618 23,434 22,544
General and administrative 7,553 6,826 14,355 16,630
Total costs and expenses 35,252 33,556 69,891 69,015
INCOME BEFORE OTHER INCOME AND EXPENSE, MINORITY
INTEREST AND DISCONTINUED OPERATIONS 25,642 28,971 54,304 54,878
OTHER INCOME AND EXPENSE:
Investment income 672 547 6,862 6,753
Equity in income in unconconsolidated joint ventures 170 - 170 -
Other income 45 58 88 240
Interest expense (15,413) (17,046) (31,395) (32,626)
Amortization of deferred financing fees (420) (422) (849) (809)
Loss on sale of fixed assets - (283) - (283)
Gain on sale of real estate 18,499 518 18,457 1,585
Gain on extinguishment of debt 696 - 3,076 -
INCOME BEFORE MINORITY INTEREST AND DISCONTINUED
OPERATIONS 29,891 12,343 50,713 29,738
Minority interest (28) (28) (56) (56)
INCOME FROM CONTINUING OPERATIONS 29,863 12,315 50,657 29,682
DISCONTINUED OPERATIONS:
Operations of income-producing properties sold or held for sale 38 565 98 1,485
(Loss) gain on disposal of income-producing properties (483) (12) (483) 1,720
(Loss) income from discontinued operations (445) 553 (385) 3,205
NET INCOME $ 29,418 $ 12,868 $ 50,272 $ 32,887
EARNINGS PER COMMON SHARE - BASIC:
Continuing operations $ 041 $ 0.17 $ 0.69 $ 0.41
Discontinued operations (0.01) 0.01 (0.01) 0.04
$ 0.40 $ 0.18 $ 0.68 $ 0.45
Number of Shares Used in Computing Basic Earnings per Share 73,408 73,101 73,366 73,038
EARNINGS PER COMMON SHARE - DILUTED:
Continuing operations $ 041 $ 0.16 $ 0.69 $ 0.40
Discontinued operations (0.01) 0.01 (0.01) 0.04
$ 0.40 $ 0.17 $ 0.68 $ 0.44
Number of Shares Used in Computing Diluted Earning per Share 73,541 74,128 73,503 74,056

See accompanying notes to condensed consolidated financial statements.
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EQUITY ONE, INC. AND SUBSIDIARIES

Condensed Consolidated Statement of Comprehensive Income
For the three and six months ended June 30, 2008 and 2007

(In thousands)
(Unaudited)

NET INCOME

OTHER COMPREHENSIVE INCOME:
Net unrealized holding (loss) gain on securities available for sale
Changes in fair value of cash flow hedges
Reclassification adjustment for loss on sale of securities
and cash flow hedges included in net income
Net realized (loss) gain of interest rate contracts included in net income
Net amortization of interest rate contracts
Other comprehensive income adjustment

COMPREHENSIVE INCOME

See accompanying notes to condensed consolidated financial statements.

Three months ended

Six months ended

June 30, June 30,
2008 2007 2008 2007
$ 29,418 $ 12,868 $ 50,272 $ 32,887
(4,785) 3,776 (15,318) 4,330
- 424 - 75
- 2,379 15 2,365
- (2,498) 196 (2,498)
20 14 43 (23)
(4,765) 4,095 (15,064) 4,249
$ 24,653 $ 16,963 $ 35,208 $ 37,136




EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statement of Stockholders® Equity
For the six months ended June 30, 2008
(In thousands)

(Unaudited)

Accumulated

Additional Other Total
Paid-In Retained Comprehensive Stockholders'
Common Stock Capital Earnings Loss Equity
BALANCE, JANUARY 1, 2008 $ 733 3 906,174  $ 17,987 % (8962) $ 915,932
Issuance of common stock 1 340 - - 341
Share-based compensation expense - 3,215 - - 3,215
Net income - - 50,272 - 50,272
Dividends paid - - (44,401) - (44,401)
Other comprehensive income adjustment - - - (15,064) (15,064)
BALANCE, JUNE 30, 2008 $ 734 $ 909,729 $ 23,858 $ (24,026) $ 910,295

See accompanying notes to the condensed consolidated financial statements.



EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of Cash Flows
For the six months ended June, 2008 and 2007
(In thousands)

(Unaudited)

Six months ended June 30,

2008 2007

OPERATING ACTIVITIES:

Net income $ 50,272 $ 32,887
Adjustments to reconcile net income to net cash provided by
operating activities:

Straight line rent adjustment (409) (1,141)
Amortization of above/(below) market lease intangibles (1,987) (2,300)
Provision for losses on accounts receivable 1,005 1,035
Amortization of premium on notes payable (1,106) (967)
Amortization of deferred financing fees 849 812
Rental property depreciation and amortization 23,493 23,384
Stock-based compensation 3,215 3,723
Amortization of derivatives 43 (23)
Gain on disposal of real estate and income-producing properties (17,974) (3,306)
Loss on sale of fixed assets - 283
Loss on sale of securities - (276)
Gain on extinguishment of debt (3,076) -
Equity in income of unconsolidated joint ventures (170) -
Distributions or earnings from joint ventures 88 -
Minority interest 56 56
Changes in assets and liabilities:
Accounts and other receivables 2,264 4,442
Other assets (4,346) 412
Accounts payable and accrued expenses 5,291 10,162
Tenant security deposits (660) 452
Other liabilities (5,209) 2,992
Net cash provided by operating activities 51,639 72,627

INVESTING ACTIVITIES:

Additions to and purchases of rental property (5,565) (105,400)
Land held for development (87) (23)
Additions to construction in progress (10,092) (7,609)
Proceeds from disposal of real estate and rental properties 179,856 10,525
Decrease in cash held in escrow 54,460 1,405
Investments in joint ventures (12,768)
Distributions of capital from joint ventures 2,966
Increase in deferred leasing costs (3,088) (2,737)
Additions to notes receivable 3 (14)
Proceeds from repayment of notes receivable 13 25
Proceeds from sale of securities 250 1,560
Cash used to purchase securities (63,128) (109)
Net cash provided by (used in) investing activities 142,814 (102,377)
(Continued)

See accompanying notes to condensed consolidated financial statements.



EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of Cash Flows
For the six months ended June, 2008 and 2007
(In thousands)

(Unaudited)

Six months ended June 30,

FINANCING ACTIVITIES:
Repayments of mortgage notes payable
Net repayments borrowings under revolving credit facilities
Proceeds from senior debt offerings
Repayment of senior debt
Cash paid for settlement of interest rate contracts
Proceeds from issuance of common stock
Increase in deferred financing costs
Cash dividends paid to stockholders
Distributions to minority interest

Net cash (used in) provided by financing activities

Net increase in cash and cash equivalents
Cash and cash equivalents at beginning of the period
Cash and cash equivalents at end of the period

SUPPLEMENTAL DISCLOSURE OF
CASH FLOW INFORMATION:
Cash paid for interest (net of capitalized interest of $1.5 million and
$1.8 million in 2008 and 2007, respectively)
SUPPLEMENTAL SCHEDULE OF NON-CASH INVESTING AND
FINANCING ACTIVITIES:
Change in unrealized holding gain (loss) on securities
Change in fair value of hedges

The Company acquired and assumed mortgages on the acquisition of certain
rental properties:

Fair value of rental property

Assumption of mortgage notes payable

Fair value adjustment of mortgage notes payable

Cash paid for rental property

The Company issued senior unsecured notes:
rental properties:

Face value of notes

Underwriting costs

Discount

Cash received

See accompanying notes to condensed consolidated financial statements.

2008
$ (59,620) (5,145)
(37,000) (70,500)

- 148,874

(34,689) -

- (2,498)

341 3,888

(1) (532)

(44,401) (44,281)

(56) (56)

(175,476) 29,750

18,977 -

1,313 -

$ 20,290 -
$ 33,648 31,791
$ (15,318) 4,330
$ - 75
$ - 69,069
- (27,740)

- (1,974)

$ - 39,355
$ - 150,000
- (975)

- (151)

$ - 148,874




EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statements
June 30, 2008
(Unaudited)

1. Organization and Basis of Presentation
Organization

Equity One, Inc. operates as a self-managed real estate investment trust (“REIT”) that principally acquires, renovates, develops and
manages neighborhood and community shopping centers anchored by leading supermarkets, drug stores or discount retail store chains.
As of June 30, 2008, our property portfolio comprised 162 properties, including 145 shopping centers consisting of approximately
15.9 million square feet of gross leasable area (“GLA”), seven development/redevelopment properties, six non-retail properties and
four parcels of land. As of June 30, 2008, our core portfolio was 92.8% leased and included national, regional and local tenants.
Additionally, we own a 10% interest in GRI-EQY |, LLC, (“GRI Venture”) which owns eight neighborhood shopping centers totaling
approximately 1.2 million square feet of GLA as of June 30, 2008. In total, the GRI Venture’s properties were 97.5% leased at June
30, 2008.

Basis of Presentation

The condensed consolidated financial statements include the accounts of Equity One, Inc. and its wholly-owned subsidiaries and those
partnerships where it has financial and operating control. Equity One, Inc. and its subsidiaries, are hereinafter referred to as “the
consolidated companies”, the “Company”, “we”, “our”, “us” or similar terms. All significant intercompany transactions and balances

have been eliminated in consolidation.
Certain prior-period data have been reclassified to conform to the current period presentation.

The condensed consolidated financial statements included in this report are unaudited, except for amounts presented in the
consolidated balance sheet as of December 31, 2007, which were derived from our audited financial statements at that date. In our
opinion, all adjustments considered necessary for a fair presentation have been included. The results of operations for the three and six
month periods ended June 30, 2008 are not necessarily indicative of the results that may be expected for the full year.

Our unaudited condensed consolidated financial statements and notes are prepared in accordance with accounting principles generally
accepted in the United States of America for interim financial information and with the instructions of Form 10-Q. Accordingly, these
unaudited condensed consolidated financial statements do not contain certain information included in our annual financial statements
and notes. These condensed consolidated financial statements should be read in conjunction with our Annual Report on Form 10-K for
the year ended December 31, 2007, filed with the SEC on February 25, 2008.

2. Summary of Significant Accounting Policies
Revenue Recognition

Rental income includes minimum rents, expense reimbursements, termination fees and percentage rental payments. Minimum rents
are recognized on an accrual basis over the terms of the related leases on a straight-line basis. As part of the leasing process, we may
provide the lessee with an allowance for the construction of leasehold improvements. Leasehold improvements are capitalized and
recorded as tenant improvements and depreciated over the shorter of the useful life of the improvements or the lease term. If the
allowance represents a payment for a purpose other than funding leasehold improvements, or in the event we are not considered the
owner of the improvements, the allowance is considered a lease incentive and is recognized over the lease term as a reduction to
revenue. Factors considered during this evaluation include, among others, the type of improvements made, who holds legal title to the
improvements, and other controlling rights provided by the lease agreement. Lease revenue recognition commences when the lessee
is given possession of the leased space and there are no contingencies offsetting the lessee’s obligation to pay rent.

Many of the lease agreements contain provisions that require the payment of additional rents based on the respective tenant’s sales
volume (contingent or percentage rent) and substantially all contain provisions that require reimbursement of the tenant’s share of real
estate taxes, insurance and common area maintenance costs, or CAM. Revenue based on percentage of tenants’ sales is recognized
only after the tenant exceeds their sales breakpoint. Revenue from tenant reimbursements of taxes, CAM and insurance is recognized
in the period that the applicable costs are incurred in accordance with the lease agreements.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statements
June 30, 2008
(Unaudited)

We maintain an allowance for doubtful accounts for estimated losses resulting from the inability of tenants to make required
payments. The computation of this allowance is based on an assessment of the tenants’ payment history and current credit quality
using the specific identification method.

We recognize gains or losses on sales of real estate in accordance with Statement Financial Accounting Standards, or SFAS, No. 66
“Accounting for Sales of Real Estate” (“SFAS 66”). Profits are not recognized until (a) a sale has been consummated; (b) the buyer’s
initial and continuing investments are adequate to demonstrate a commitment to pay for the property; (c) our receivable, if any, is not
subject to future subordination; and (d) we have transferred to the buyer the usual risks and rewards of ownership, and we do not have
a substantial continuing involvement with the property. The sales of income producing properties where we do not have a continuing
involvement are presented in the discontinued operations section of our condensed consolidated statements of operations.

We are engaged by a joint venture to provide asset management, property management, leasing and investing services for such
venture’s shopping centers. We receive fees for these services, including a property management fee calculated as a percentage of
gross revenues received, and recognize these fees as the services are rendered.

Use of Estimates

The preparation of financial statements in conformity with accounting principles generally accepted in the United States of America
requires 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.

Properties

Income-producing properties are stated at cost, less accumulated depreciation and amortization. Costs include those related to
acquisition, development and construction, including tenant improvements, interest incurred during development, costs of
predevelopment and certain direct and indirect costs of development. All costs related to unsuccessful acquisition opportunities are
expensed when it is probable that we will not be successful in the acquisition.

Depreciation and amortization expense is computed using the straight-line method over the estimated useful lives of up to 40 years for
buildings and improvements, the minimum lease term or economic useful life for tenant improvements, and five to seven years for
furniture and equipment. Expenditures for ordinary maintenance and repairs are expensed to operations as they are incurred.
Significant renovations and improvements that improve or extend the useful life of assets are capitalized. The useful lives of
amortizable intangible assets are evaluated each reporting period with any changes in estimated useful lives being accounted for over
the revised remaining useful life.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statements
June 30, 2008
(Unaudited)

Construction in Progress and Land Held for Development

Properties also include construction in progress and land held for development. These properties are carried at cost, and no
depreciation is recorded. Properties undergoing significant renovations and improvements are considered under development. All
direct and indirect costs related to development activities are capitalized into construction in progress and land held for development
on our condensed consolidated balance sheets. Costs incurred include predevelopment expenditures directly related to a specific
project, including development and construction costs, interest, insurance and real estate tax expense. Indirect development costs
include employee salaries and benefits, travel and other related costs that are directly associated with the development of the property.
The capitalization of such expenses ceases when the property is ready for its intended use and has reached stabilization but no later
than one-year from substantial completion of construction activity. If we determine that a project is no longer viable, all
predevelopment project costs are immediately expensed. Similar costs related to properties not under development are expensed as
incurred.

Our method of calculating capitalized interest is based upon applying our weighted average borrowing rate to that portion of actual
costs incurred. Total interest expense capitalized to construction in progress and land held for development was $686,000 and $1.5
million for the three months ended June 30, 2008 and 2007 respectively, and was $694,000 and $1.8 million for the six months ended
June 20, 2008 and 2007 respectively.

Business Combinations

When we purchase real estate properties, we allocate the initial purchase price of assets acquired (net tangible and identifiable
intangible assets) and liabilities assumed based on their relative fair values at the date of acquisition pursuant to the provisions of
SFAS No. 141, “Business Combinations”. Our initial fair value purchase price allocations may be refined as final information
regarding fair value of the assets acquired and liabilities assumed is received. The allocations are finalized within one year after the
acquisition date. We allocate the purchase price of the acquired property to land, building, improvements and intangible assets. The
aggregate value of other acquired intangible assets, consisting of in-place leases, is measured by the excess of (i) the purchase price
paid for a property after adjusting existing in-place leases to market rental rates over (ii) the estimated fair value of the property as-if-
vacant, determined as set forth above. The value of in-place leases exclusive of the value of above-market and below-market in-place
leases is amortized to expense over the remaining non-cancelable periods of the respective leases. If a lease were to be terminated
prior to its stated expiration, all unamortized amounts relating to that lease would be written off. There are three categories of
intangible assets to be considered: (1) in-place leases; (2) above and below-market value of in-place leases; and (3) customer
relationships.

The value of in-place leases is estimated based on the fair value of at-market in-place leases considering the cost of acquiring similar
leases, the foregone rents associated with the lease-up period and carrying costs associated with the lease-up period. Intangible assets
associated with at-market in-place leases are amortized as additional lease expense over the remaining contractual lease term.

Above-market and below-market in-place lease values for acquired properties are computed based on the present value of the
difference between the contractual amounts to be paid pursuant to the leases negotiated and in-place at the time of acquisition and our
estimate of fair market lease rates for the property or comparable property, measured over a period equal to the remaining contractual
lease period. The value of above-market lease assets is amortized as a reduction of rental income over the remaining terms of the
respective leases. The value of below-market lease liabilities is amortized as an increase to rental income over the remaining terms of
the respective leases.

We evaluate business combinations to determine the value, if any, of customer relationships separate from customer contracts (leases).
Other than as discussed above, we have determined that our real estate properties do not have any other significant identifiable
intangibles.

The results of operations of acquired properties are included in our financial statements as of the dates they are acquired. The
intangibles associated with property acquisitions are included in other assets and other liabilities in our condensed consolidated
balance sheets. In the event that a tenant terminates its lease, all unamortized costs are written-off as a charge to depreciation expense.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statements
June 30, 2008
(Unaudited)
Properties Held for Sale

Under SFAS, No. 144, “Accounting for the Impairment or Disposal of Long-Lived Assets”, the definition of a component of an entity,
assuming no significant continuing involvement, requires that income producing properties that are sold or classified as held for sale
be accounted for as discontinued operations. Accordingly, the results of operations of income producing properties disposed of or
classified as held for sale for which we have no significant continuing involvement are reflected as discontinued operations. Given the
nature of real estate sales contracts, it is customary for such contracts to allow potential buyers a period of time to evaluate the
property prior to becoming committed to its acquisition. In addition, certain conditions to the closing of a sale, such as financing
contingencies, etc., often remain following the completion of the buyer’s due diligence review. As a result, properties under contract
may not close within the expected time period, or may not close at all. However, notwithstanding these conditions, if we determine
that the property meets the criteria of SFAS No. 144 and is likely to close within the time requirements, we typically classify a
property as “discontinued operations” following completion of the buyer’s due diligence review. Otherwise, if we are unable to make
such a determination, we do not classify a property as “discontinued operations” until all buyer contingencies are removed or it is sold.

Long-lived Assets

Our properties are reviewed for impairment if events or changes in circumstances indicate that the carrying amount of the property
may not be recoverable. If there is an event or change in circumstance indicating the potential for impairment in the value of a
property, we evaluate our ability to recover our net investment in the long-lived assets by comparing the carrying value (net book
value) of such asset to the estimated future undiscounted cash flows over their expected useful life. Future cash flow estimates are
based on probability-weighted projections for a range of possible outcomes.

There was no impairment loss for the three and six months ended June 30, 2008 and 2007.

Cash and Cash Equivalents

We consider liquid investments with a purchase date life to maturity of three months or less to be cash equivalents.
Cash Held in Escrow

Cash held in escrow represents the cash proceeds of property sales that are being held by qualified intermediaries in anticipation of the
acquisition of replacement properties in tax-free exchanges under Section 1031 of the Internal Revenue Code.

Accounts Receivable

Accounts receivable include amounts billed to tenants and accrued expense recoveries due from tenants. We evaluate the probability
of collection for these receivables and adjust the allowance for doubtful accounts to reflect amounts estimated to be uncollectible. The
allowance for doubtful accounts was approximately $2.5 million and $2.2 million at June 30, 2008 and December 31, 2007,
respectively.

Securities

Our investments in securities are classified as available-for-sale and recorded at fair value based on current market prices. Changes in
the fair value of the equity and debt investments are included in accumulated other comprehensive income.

As of June 30, 2008, we indirectly owned approximately 3.8 million ordinary shares of DIM Vastgoed N.V., or DIM, representing
46.5% of the total outstanding ordinary shares of DIM. DIM is a public company organized under the laws of the Netherlands, the
shares of which are listed on NYSE Euronext and which operates as a closed-end investment company owning and operating a
portfolio of 21 shopping center properties aggregating approximately 2.6 million square feet in the southeastern United States. DIM’s
capital structure includes priority and ordinary shares. The priority shares are 100% owned by a foundation that is controlled by its
supervisory board. The ordinary shares have voting rights; however, only the priority shares have the right to nominate members to
the supervisory board and to approve certain other corporate matters. As of June 30, 2008, we believe that the investment in DIM
should be accounted for as an available-for-sale security because we are unable to exert significant influence over DIM’s operating or
financial policies and, based on DIM’s organizational and capital structure, we were unable to participate in the affairs of DIM’s
supervisory board.
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EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statements
June 30, 2008
(Unaudited)

As of June 30, 2008, the fair value of DIM’s ordinary shares is less than the carrying amount of our total investment. Our aggregate
cost is approximately $79.2 million. Based on the closing market price on June 30, 2008, the ordinary shares of DIM had a fair value
of approximately $56.2 million. This equates to an unrealized loss of $23.1 million. In making a judgment as to whether our
investment is other-than-temporarily impaired, we consider a number of factors including, but not necessarily limited to, the
following:

e our assessment of the net asset value, or NAV, of the properties held by DIM based upon our expertise in the shopping
center real estate business;

e our intent and ability to hold the securities for a period of time sufficient to allow for any anticipated recovery in fair value;

e the assessment by DIM’s management of its NAV calculated in accordance with Dutch GAAP based upon its use of fair

value accounting;
o the financial and operational condition of DIM’s properties;
e market and economic conditions that might affect DIM’s prospects;
e the extent to which fair value of DIM is below our cost basis and the period of time over which the decline has existed;

e the relevance of the market price given the thin trading in DIM shares and the concentration of share ownership between
ourselves and one other institutional investor; and

e the share-price premium that might be warranted given our ownership of a large block of the outstanding ordinary shares.

We have evaluated the severity and duration of the possible impairment, together with the near-term prospects of DIM, the thin
trading market for DIM shares and our ability and intent to hold the investment for a reasonable period sufficient for a forecasted
recovery of the carrying cost. Based upon our intent and ability to hold DIM shares, our own evaluation of the NAV of the underlying
properties held by DIM, and the duration and extent of the possible impairment, we do not consider the investment to be other-than-
temporarily impaired at June 30, 2008. Changes in estimates, assumptions, or expected outcomes could impact the determination of
whether a decline in value is other-than-temporary and whether the effects could materially impact our financial position or net
income in future periods. If the market value of DIM remains less than our carrying amount for an extended period of time and/or the
financial condition and near-term prospects of DIM deteriorate or do not otherwise improve in the future, among other factors, we
may be required to record an impairment of the investment.

During the three months ended June 30, 2008, we purchased approximately $63.5 million in debt securities with various maturities at

a net discount of approximately $500,000. Our investment in these debt securities are classified as available-for-sale as of June 30,
2008. Interest earned on these securities was approximately $500,000 during the three months ended June 30, 2008.
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The following table reflects the gross unrealized losses and fair value of our investments with unrealized losses that are not deemed
other-than-temporarily impaired:

June 30, December 31,
2008 2007
(In thousands) (In thousands)
Fair Unrealized Fair Unrealized

Investment Value Loss Value Loss
Equity securities $ 57,002 $ (23092) s 72,299 $ (7,911)
Debt securities 62,872 (122) - -

$ 119,874 $ (23214) % 72,299 $ (7,911)

Goodwill
Goodwill has been recorded to reflect the excess of cost over the fair value of net assets acquired in various business acquisitions.

We are required to perform annual, or more frequently in certain circumstances, impairment tests of our goodwill. We have elected to
test for goodwill impairment in November of each year. The goodwill impairment test is a two-step process that requires us to make
decisions in determining appropriate assumptions to use in the calculation. The first step consists of estimating the fair value of each
reporting unit and comparing those estimated fair values with the carrying values, which include the allocated goodwill. If the
estimated fair value is less than the carrying value, a second step is performed to compute the amount of the impairment by
determining an “implied fair value” of goodwill. The determination of reporting units (each property is considered a reporting unit)
implied fair value of goodwill requires us to allocate the estimated fair value of the reporting unit to its assets and liabilities. Any
unallocated fair value represents the implied fair value of goodwill which is compared to its corresponding carrying amount. During
the periods presented, no impairment of goodwill was incurred.

We cannot predict the occurrence of certain future events that might adversely affect the reported value of goodwill that totaled
approximately $12.4 million at June 30, 2008. Such events include, but are not limited to, strategic decisions made in response to
economic and competitive conditions, the impact of the economic environment on our tenant base, or a materially negative change in
our relationships with significant tenants.

For the three and six months ended June 30, 2008, $0 and $111,000, respectively, of goodwill was included in the gain on sale of real
estate. No properties sold during the six months ended June 30, 2007 included goodwiill.

Deferred Costs and Intangibles

Deferred costs, intangible assets included in other assets, and intangible liabilities included in other liabilities consist of loan
origination fees, leasing costs and the value of intangibles when a property was acquired. Loan and other fees directly related to rental
property financing with third parties are amortized over the term of the loan using the effective interest method. Direct salaries, third-
party fees and other costs incurred by us to originate a lease are capitalized and are being amortized using the straight-line method
over the term of the related leases. Intangible assets consist of in-place lease values, tenant origination costs and above-market rents
that were acquired in connection with the acquisition of the properties. Intangible liabilities consist of below-market rents that are also
acquired in connection with the acquisition of properties. Both intangible assets and liabilities are amortized using the straight-line
method over the term of the related leases.

Deposits

Deposits included in other assets comprise funds held by various institutions for future payments of property taxes, insurance and
improvements, utility and other service deposits.
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Minority Interest

On January 1, 1999, Equity One (Walden Woods) Inc., a wholly-owned subsidiary of ours, entered into a limited partnership as a
general partner. An income-producing shopping center (“Walden Woods Village”) was contributed by its owners (the “Minority
Partners”), and we contributed 93,656 shares of our common stock (the “Walden Woods Shares™) to the limited partnership at an
agreed-upon price of $10.30 per share. Based on this per share price and the net value of property contributed by the Minority
Partners, the limited partners received 93,656 partnership units. We have entered into a Redemption Agreement with the Minority
Partners whereby the Minority Partners can request that we purchase either their limited partnership units or any shares of common
stock, which they received in exchange for their partnership units at a price of $10.30 per unit or per share at any time before January
1, 2014. Because of the Redemption Agreement, we consolidate the accounts of the partnership with our financial data. In addition,
under the terms of the limited partnership agreement, the Minority Partners do not have an interest in the Walden Woods Shares
except to the extent of dividends. Accordingly, a preference in earnings has been allocated to the Minority Partners to the extent of
the dividends declared. The Walden Woods Shares are not considered outstanding in the condensed consolidated financial statements
and are excluded from the share count in the calculation of primary earnings per share.

We have controlling interests in two joint ventures that, together, own our Sunlake development project. We have funded all of the
acquisition costs, are required to fund any necessary development and operating costs, receive an 8% preferred return on our advances
and are entitled to 60% of the profits thereafter. The minority partners are not required to make contributions and, to date, have not
contributed any capital. One joint venture is under contract to sell the land parcels it owns to a third party and the other joint venture
has commenced construction of its mixed-use project. No minority interest has been recorded as the venture has incurred operating
losses after taking into account our preferred return.

As of June 30, 2008, we also had a controlling membership interest in Dolphin Village Partners, LLC, a venture that owns our
Dolphin Village shopping center. We funded all of the acquisition costs, certain development and operating costs, received an 8%
preferred return on our advances and were entitled to 50% of the profits thereafter. The minority partner was not required to make
contributions and, as of June 30, 2008, had not contributed any capital. No minority interest was recorded as of June 30, 2008 as the
venture had incurred operating losses after taking into account our preferred return.

Use of Derivative Financial Instruments

We account for derivative and hedging activities in accordance with SFAS No. 133, “Accounting for Derivative Instruments and
Hedging Activities”, as amended and interpreted. These accounting standards require us to measure derivatives, including certain
derivatives embedded in other contracts, at fair value and to recognize them in the consolidated balance sheets as assets or liabilities,
depending on our rights or obligations under the applicable derivative contract. For derivatives designated as fair value hedges, the
changes in the fair value of both the derivative instrument and the hedged item are recorded in earnings. For derivatives designated as
cash flow hedges, the effective portions of changes in fair value of the derivative are reported in other comprehensive income and are
subsequently reclassified into earnings when the hedged item affects earnings. Changes in fair value of derivative instruments not
designated as hedging instruments, and ineffective portions of cash flow hedges, are recognized in earnings in the current period.

We do not enter into derivative instruments for speculative purposes. We require that the hedges or derivative financial instruments
be effective in managing the interest rate risk exposure that they are designated to hedge. This effectiveness is essential to qualify for
hedge accounting. Hedges that meet these hedging criteria are formally designated as such at the inception of the contract. When the
terms of an underlying transaction are modified, or when the underlying hedged item ceases to exist, resulting in some ineffectiveness,
the change in the fair value of the derivative instrument will be included in earnings. Additionally, any derivative instrument used for
risk management that becomes ineffective is marked-to-market each period. We believe that our credit risk has been mitigated by
entering into these agreements with major financial institutions. Net interest differentials to be paid or received under a swap contract
and/or collar agreement are included in interest expense as incurred or earned.

The estimated fair value of our derivative financial instruments has been determined using available market information and
appropriate valuation methodologies. However, considerable judgment is necessarily required in interpreting market data to develop
the estimates of fair value. Accordingly, the estimates presented herein are not necessarily indicative of the amounts that we could
realize in a current market exchange. The use of different market assumptions or estimation methodologies may have a material effect
on the estimated fair value.
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On March 24, 2004, concurrently with the issuance of the $200.0 million 3.875% senior unsecured notes, we entered into a $100.0
million notional principal variable rate interest swap with an estimated fair value of negative $66,000 as of June 30, 2008. This swap
converted fixed rate debt to variable rate based on the 6 month LIBOR in arrears plus 0.4375%, and matures April 15, 2009.

Earnings Per Share

Earnings per share is accounted for in accordance with SFAS No. 128, “Earnings per Share”, which requires a dual presentation of
basic and diluted earnings per share on the face of the consolidated statement of operations. Basic earnings per share is computed by
dividing net income attributable to common stockholders by the weighted average number of common shares outstanding for the
period. Diluted earnings per share reflects the potential dilution that could occur if securities or other contracts to issue common stock
were exercised or converted into common stock or resulted in the issuance of common stock that then shared in the earnings of the
Company. We calculate the dilutive effect of stock-based compensation arrangements using the treasury stock method. This method
assumes that the proceeds we receive from the exercise of stock options and non-vested stock are used to repurchase common shares
in the market. The adoption of SFAS No. 123(R), “Share-Based Payment”, requires that we include, as assumed proceeds, the
amount of compensation cost attributed to future services and not yet recognized, and the amount of tax benefits (both deferred and
current), if any, that would be credited to additional paid-in capital assuming exercise of the options and vesting of the restricted
shares.

Income Taxes

We elected to be taxed as a REIT under the Internal Revenue Code (“Code™), commencing with our taxable year ended December 31,
1995. To qualify as a REIT, we must meet a number of organizational and operational requirements, including a requirement that we
currently distribute at least 90% of our REIT taxable income to our stockholders. Also, at least 95% of our gross income in any year
must be derived from qualifying sources. The difference between net income available to common stockholders for financial
reporting purposes and taxable income before dividend deductions relates primarily to temporary differences, such as real estate
depreciation and amortization, deduction of deferred compensation and deferral of gains on sold properties utilizing like kind
exchanges. It is our intention to adhere to these requirements and maintain our REIT status. As a REIT, we generally will not be
subject to corporate level federal income tax on taxable income that we distribute currently to our stockholders. If we fail to qualify as
a REIT in any taxable year, we will be subject to federal income taxes at regular corporate rates (including any applicable alternative
minimum tax) and may not be able to qualify as a REIT for four subsequent taxable years. Even if we qualify for taxation as a REIT,
we may be subject to certain state and local taxes on our income and property, and to federal income and excise taxes on our
undistributed taxable income. Accordingly, the only provision for federal income taxes in our condensed consolidated financial
statements relates to our consolidated taxable REIT subsidiaries (“TRSs”). Our TRSs did not have significant tax provisions or
deferred income tax items during the periods reported hereunder.

In June 2006, the FASB issued SFAS Interpretation No. 48, “Accounting for Uncertainty in Income Taxes (FIN 48).” In summary,
FIN 48 requires that all tax positions subject to SFAS No. 109, “Accounting for Income Taxes,” be analyzed using a two-step
approach. The first step requires an entity to determine if a tax position would more likely than not be sustained upon examination. In
the second step, the tax benefit is measured as the largest amount of benefit, determined on a cumulative probability basis that is more
likely than not to be realized upon ultimate settlement. FIN 48 was effective for fiscal years beginning after December 15, 2006, with
any adjustment in a company’s tax provision being accounted for as a cumulative effect of accounting change in beginning equity.
The adoption of the standard did not have a material impact on our consolidated financial statements.

Further, we believe that we have appropriate support for the tax positions taken on our tax returns and that our accruals for the tax
liabilities are adequate for all years still subject to tax audits after 2003.
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Share-Based Compensation

The following table reports share-based compensation expense for the three and six months ended June 30, 2008 and 2007:

Three Months Ended Six Months Ended
June 30, June 30,
2008 2007 2008 2007
(In thousands) (In thousands)
Unvested restricted stock $ 1,073 $ 986 $ 2,237 $ 2,798
Unvested stock options 504 324 971 918
Employee stock purchase plan discount 4 4 7 7
Total cost 1,581 1,314 3,215 3,723
Less amount capitalized (72) (146) (186) (197)
Net share based compensation expense $ 1,509 $ 1,168 $ 3,029 $ 3,526

Restricted stock expense includes amounts for which vesting was accelerated under severance agreements. Discounts offered to
participants under our Employee Stock Purchase Plan represent the difference between market value of our stock on the purchase date
and purchase price of shares as provided under the plan. A portion of share-based compensation cost is capitalized as part of property-
related assets.

Segment Information

Our properties are community and neighborhood shopping centers located predominantly in high-growth and high-barrier to entry
markets in the southern and northeastern United States. Each of our centers is a separate operating segment, all of which have
characteristics so similar that they are expected to have essentially the same future prospects and have been aggregated and reported as
one reportable segment. No individual property constitutes more than 10% of our consolidated revenue, net income or assets. The
individual properties have been aggregated into one reportable segment based upon their similarities with regard to both the nature and
economics of the centers, tenants and operational processes, as well as long-term average financial performance. In addition, no
shopping center is located outside the United States.

Concentration of Credit Risk

A concentration of credit risk arises in our business when a national or regionally based tenant occupies a substantial amount of space
in multiple properties owned by us. In that event, if the tenant suffers a significant downturn in its business, it may become unable to
make its contractual rent payments to us, exposing us to potential losses in rental revenue, expense recoveries, and percentage rent.
Further, the impact may be magnified if the tenant is renting space in multiple locations. Generally, we do not obtain security from
our national or regionally-based tenants in support of their lease obligations to us. We regularly monitor our tenant base to assess
potential concentrations of credit risk. Publix Super Markets accounts for over 10%, or approximately $17.6 million, of our aggregate
annualized minimum rent. As of June 30, 2008, no other tenant accounted for over 5% of our annualized minimum rent.
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Recent Accounting Pronouncements

In September 2006, the FASB issued SFAS No. 157, “Fair Value Measurements,” (SFAS 157), which defines fair value, establishes a
framework for measuring fair value in GAAP and expands disclosures about fair value measurements. SFAS 157 is effective for
fiscal years beginning after November 15, 2007 and interim periods within those fiscal years. We adopted the requirements of SFAS
No. 157 as of January 1, 2008 without a material impact on our condensed consolidated financial statements, as more fully disclosed
in Note 9, “Fair Value Measurements”. In February 2008, the FASB issued FASB Staff Position 157-2, “Effective Date of FASB
Statement No. 157" (SFP 157-2), which delays the effective date of SFAS 157 for nonfinancial assets and nonfinancial liabilities that
are recognized or disclosed in the financial statements on a nonrecurring basis to fiscal years beginning after November 15, 2008. We
have not applied the provisions of SFAS 157 to our nonfinancial assets and nonfinancial liabilities in accordance with FSP 157-2.

In February 2007, the FASB issued SFAS No. 159, “The Fair Value Option for Financial Assets and Financial Liabilities” (SFAS.
159), which allows entities to voluntarily choose, at specified election dates, to measure many financial assets and financial liabilities
at fair value. The election is made on an instrument-by-instrument basis and is irrevocable. Subsequent to the adoption of SFAS No.
159, changes in fair value for the particular instruments shall be reported in earnings. Upon initial adoption, SFAS. 159 provides
entities with a one-time chance to elect the fair value option for existing eligible items. The effect of the first measurement to fair
value should be reported as a cumulative-effect adjustment to the opening balance of retained earnings in the year the statement is
adopted. SFAS 159 is effective for fiscal years beginning after November 15, 2007. We did not elect the fair value option for
financial assets or liabilities existing on the January 1, 2008 adoption date. We will consider the applicability of the fair value option
for assets acquired or liabilities incurred in future transactions.

In December 2007, the FASB issued SFAS No. 141 (R), “Business Combinations” (SFAS 141(R)). In summary, SFAS 141(R)
requires the acquirer of a business combination to measure at fair value the assets acquired, the liabilities assumed, and any
noncontrolling interest in the acquiree at the acquisition date, with limited exceptions. In addition, this standard will require
acquisition costs to be expensed as incurred. The standard is effective for fiscal years beginning after December 15, 2008, and is to be
applied prospectively, with no earlier adoption permitted. The adoption of this standard may have an impact on the accounting for
certain costs related to our future acquisitions.

In December 2007, the FASB issued SFAS No. 160, “Noncontrolling Interests in Consolidated Financial Statements™ (SFAS 160),
which requires consolidated net income to be reported at amounts that include the amounts attributable to both the parent and non-
controlling interest. SFAS 160 is effective for fiscal years beginning on or after December 15, 2008. The adoption of this standard is
not expected to have a material effect on our consolidated financial statements.

In March 2008, the FASB issued SFAS No. 161, Disclosures About Derivative Instruments and Hedging Activities — an amendment of
FASB Statement No. 133, (SFAS 161). SFAS 161 expands the disclosure requirements in SFAS No. 133, Accounting for Derivative
Instruments and Hedging Activities, regarding an entity’s derivative instruments and hedging activities. SFAS 161 is effective for our
fiscal year beginning after December 1, 2008. We are evaluating the impact that adoption of SFAS 161 will have on our consolidated
financial statements.

In April 2008, the FASB issued FASB Staff Position (“FSP”) No. SFAS 142-3, “Determination of the Useful Life of Intangible
Assets” (FSP SFAS 142-3). FSP SFAS No. 142-3 amends paragraph 11(d) of FASB Statement No 142 “Goodwill and Other
Intangible Assets” (SFAS 142) which amends the factors that should be considered in developing renewal or extension assumptions
used to determine the useful life of a recognized intangible asset under SFAS 142. FSP SFAS 142-3 is intended to improve the
consistency between the useful life of a recognized intangible asset under SFAS 142 “Goodwill and Other Intangible Assets” and the
period of expected cash flows used to measure the fair value of the asset under SFAS FSP SFAS No. 142-3 is effective for financial
statements issued for fiscal years beginning after December 15, 2008 and must be applied prospectively to intangible assets acquired
after the effective date. We are evaluating the impact that adoption of FSP SFAS No. 142-3 will have on our consolidated financial
statements.

In May 2008, the FASB issued SFAS No. 162, “The Hierarchy of Generally Accepted Accounting Principles” (SFAS 162). SFAS 162
is intended to improve financial reporting by identifying a consistent framework, or hierarchy, for selecting accounting principles to be
used in preparing financial statements for nongovernmental entities that are presented in conformity with generally accepted
accounting principles in the United States of America. SFAS 162 will be effective 60 days following the U.S. Securities and Exchange
Commission’s approval of the Public Company Accounting Oversight Board amendments to AU Section 411, “The Meaning of
Present Fairly in Conformity with Generally Accepted Accounting Principles.” We are evaluating the impact that the adoption of
SFAS No. 162 will have on our consolidated financial statements.
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3. Property Held for Sale and Dispositions

During the quarter ended June 30, 2008, we disposed of seven income producing properties and one outparcel to a joint venture, GRI-
EQY I, LLC, which is a Delaware limited liability company (the "GRI Venture™). The GRI Venture is 90 percent owned by Global
Retail Investors, LLC (“GRI™) and 10 percent owned by us. The aggregate gross sales price was $176.8 million. The properties had a
net book value of $152.6 million, and we recognized a total gain on sale of approximately $18.5 million, which is net of
approximately $2.4 million of costs incurred in connection with the defeasance of existing mortgage debt paid for by the purchaser.
At the closings, $9.3 million of the sale proceeds were contributed by us to the GRI Venture as our investment in the joint venture.
Pursuant to SFAS 66, the sale of the properties to the GRI Venture qualifies as a partial sale because we retained an equity interest in
the buyer, and the gain on sale noted above was calculated based on 90 percent of the properties being sold. The remaining amount of
the gain, which totaled $2.4 million, was deferred until such time as the entity is liquidated or the assets are sold. We have no direct or
indirect guarantees of indebtedness related to this transaction as of June 30, 2008, other than customary non-recourse carve-out
obligations associated with the GRI Venture mortgage indebtedness.

We also entered into a management agreement pursuant to which we continue to manage and lease the properties on behalf of the GRI
Venture.

The following table provides a summary of property disposition activity during the six months ended June 30, 2008:

Gross Sales Gain / (loss)
Date Property City, State Square Feet / Acres Price on Sale

(In thousands)

Properties sold to joint venture: partial sale with continuing involvement

04/01/08  Concord Outparcel Miami, FL N/A $ 2,449 $ -
04/01/08  Concord Shopping Plaza Miami, FL 298,986 48,201 (965)
04/01/08 Shoppes at Ibis West Palm Bch, FL 79,420 14,500 5,856
04/01/08  Shoppes of Sunset Miami, FL 21,704 5,000 (76)
04/01/08  Shoppes of Sunset Il Miami, FL 27,767 5,400 (29)
04/01/08  Shoppes at Quail Roost Miami, FL 73,550 15,400 (46)
06/09/08 Presidential Markets Snellville, GA 396,408 62,309 10,963
06/09/08  Sparkleberry Square Columbia, SC 154,217 23,545 2,796
Sale of income producing properties sold to joint venture 176,804 18,499

Sale of income-producing properties

06/30/08 Rosemeade Carrollton, TX 51,231 2,750 (483)

Sale of income producing property 2,750 (483)

Sale of real estate (in acres)

03/20/08  Waterlick Outparcel Lynchburg, VA 7.96 550 (42)
Sale of real estate 550 (42)
Total Sales $ 180,104 $ 17,974
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As a result of our significant continuing involvement in these properties following the sale, the operating results of the properties are
included in income from continuing operations for the current reporting periods up to the time of sale. The results of operations of the
properties for the periods following the time of sale have not been consolidated, but have been accounted for under the equity method

of accounting.

The summary of operating results for the properties sold to the GRI Venture through the date sold are as follows:

Three Months Ended

Six Months Ended

Rental Revenue
Expenses
Property operating expenses
Rental property depreciation and amortization
Interest expense
Operations of income producing properties sold to the GRI Venture

June 30, June 30,
2008 2007 2008 2007
(In thousands) (In thousands)
$ 1,523 $ 3,941 5,731 $ 7,584
660 1,096 1,762 2,017
268 755 1,093 1,510
402 497 898 1,000
$ 193 $ 1,593 1,978 $ 3,057

Properties held for sale

As of June 30, 2008, two shopping centers and two parcels of land were held for sale. The two income producing properties have a
net book value of $22.3 million, which are comprised of 184,834 square feet of gross leasable area, and are expected to be sold to the

GRI Venture during the third quarter of 2008.

The summary of operating results for income-producing properties disposed of or designated as held for sale, with no significant
continuing involvement, which excludes the two properties to be sold to the GRI Venture, are as follows for the three and six months

ended June 30, 2008 and 2007:

Three Months Ended

Six Months Ended

Rental Revenue
Expenses
Property operating expenses
Rental property depreciation and amortization
Interest expense
Other

Operations of income producing properties sold or held for sale

June 30, June 30,
2008 2007 2008 2007
(In thousands) (In thousands)

$ 125 $ 2,792 224 $ 4,959
58 1,631 67 2,254
29 392 59 839
- 177 - 354
- 27 - 27
$ 38 $ 565 98 $ 1,485
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4. Investments in Joint Ventures

We analyze our joint ventures under Financial Accounting Standards Board Interpretation No. 46 (revised December 2003),
"Consolidation of Variable Interest Entities"("FIN 46R"), an interpretation of ARB No. 51, as well as the Emerging Issues Task Force
No. 04-5, "Determining Whether a General Partner, or General Partners as a Group, Controls a Limited Partnership or Similar
Entity When the Limited Partners Have Certain Rights" ("EITF 04-5") and the American Institute of Certified Public Accountants
(AICPA) Statement of Position 78-9, "Accounting for Investments in Real Estate Ventures" ("SOP 78-9"), in order to determine
whether the entity should be consolidated. If it is determined that these investments do not require consolidation because the entities
are not variable interest entities (“VIEs”) in accordance with FIN 46R, we are not considered the primary beneficiary of the entities
determined to be VIEs, we do not have voting control, and/or the limited partners (or non-managing members) have substantive
participatory rights, then the selection of the accounting method used to account for our investments in unconsolidated joint ventures
is generally determined by our voting interests and the degree of influence we have over the entity.

We use the equity method of accounting for investments in unconsolidated joint ventures when we own more than 20% but less than
50% and have significant influence but do not have a controlling financial interest, or if we own less than 20% but have determined
that we have significant influence. Under the equity method, our proportionate share of earnings or losses earned by the joint venture
is recognized in equity in income (loss) of unconsolidated joint ventures in the accompanying consolidated statements of operations.

Our investment in unconsolidated joint ventures, which is presented net of the deferred gain associated with the disposition of assets to
the GRI Venture, was $7.5 million as of June 30, 2008 and consisted solely of our investment in the GRI Venture. There were no
comparable balances at December 31, 2007, as the GRI Venture was created during the six months ended June 30, 2008. We have a
10% interest in this joint venture with GRI, an entity formed by an affiliate of First Washington Realty, Inc. and the State of California
Public Employees’ Retirement System. Our interest was obtained in connection with the GRI Venture sale transactions described in
Note 3. As of June 30, 2008, the joint venture owned eight properties located in Florida, Georgia and South Carolina. The joint
venture had loans outstanding of approximately $120.0 million as of June 30, 2008. In addition to our proportionate share of the
earnings or loss, we receive fees for services provided to the joint venture. During the three and six months ended June 30, 2008, we
earned fees from the joint venture of approximately $711,000 and $875,000, respectively. There were no comparable fees in the
same 2007 period.

On April 29, 2008 we entered into a joint venture with an affiliate of DRA Advisors, LLC(“DRA”) to invest in value-added
acquisition opportunities. The joint venture has two shopping centers and one office property located in Florida under contract for an
aggregate purchase price of approximately $50.0 million. The joint venture is 80% owned by the affiliate of DRA and 20% owned by
us. We have agreed to manage all three of the properties and will lease the two retail properties acquired by the joint venture. The
joint venture is expected to close on the acquisition of the properties during the third quarter of 2008.

5. Borrowings

The following table is a summary of our mortgage notes payable balances, excluding those liabilities associated with our assets held
for sale, for periods ended June 30, 2008 and December 31, 2007:

Mortgage Notes Payable June 30, December 31,
2008 2007

(In thousands)

Fixed rate mortgage loans $ 324,552 $ 397,112
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The weighted average interest rate of the mortgage notes payable at June 30, 2008 and December 31, 2007 was 7.31% and 7.42%,
respectively, excluding the effects of the net premium adjustment.

Each of the existing mortgage loans is secured by a mortgage on one or more of our properties. Certain of the mortgage loans
involving an aggregate principal balance of approximately $74.0 million contain prohibitions on transfers of ownership which may
have been violated by our previous issuances of common stock or in connection with past acquisitions and may be violated by
transactions involving our capital stock in the future. If a violation were established, it could serve as a basis for a lender to accelerate
amounts due under the affected mortgage. To date, no lender has notified us that it intends to accelerate its mortgage. In the event that
the mortgage holders declare defaults under the mortgage documents we will, if required, repay the remaining mortgage from existing
resources, refinancing of such mortgages, borrowings under its revolving lines of credit or other sources of financing. Based on
discussions with various lenders, current credit market conditions and other factors, we believe that the mortgages will not be
accelerated. Accordingly, we believe that the violations of these prohibitions will not have a material adverse impact on our results of
operations or financial condition.

Our outstanding unsecured senior notes at June 30, 2008 and December 31, 2007 consist of the following:

Unsecured Senior Notes Payable June 30, December 31,
2008 2007
(In thousands)

3.875% Senior Notes, due 04/15/09 $ 198,500 $ 200,000
Fair value of interest rate swap 66 (315)
7.840% Senior Notes, due 01/23/12 25,000 25,000
5.375% Senior Notes, due 10/15/15 117,000 120,000
6.00% Senior Notes, due 09/15/16 117,500 125,000
6.25% Senior Notes, due 01/15/17 116,000 125,000
6.00% Senior Notes, due 09/15/17 132,579 150,000
$ 706,645 $ 744,685

Our unamortized premium (discount) on our notes payable, excluding those liabilities associated with our assets held for sale, at June
30, 2008 and December 31, 2007 consists of the following:

Unamortized premium / (discount) June 30, December 31,
2008 2007
(In thousands)

Mortgage notes payable $ 7,339 $ 10,455
Unsecured senior notes payable (366) (413)
$ 6,973 $ 10,042

The weighted average interest rate of the unsecured senior notes at June 30, 2008 and December 31, 2007 was 5.66% and 5.67%,
respectively, excluding the effects of the interest rate swap and net premium adjustment.
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The indentures under which our unsecured senior notes were issued have several covenants which limit our ability to incur debt,
require us to maintain an unencumbered assets ratio above a specified level and limit our ability to consolidate, sell, lease, or convey
substantially all of our assets to, or merge with any other entity. These notes have also been guaranteed by most of our subsidiaries.

On March 24, 2004, we swapped $100.0 million notional principal of the $200.0 million, 3.875% senior notes to a floating interest
rate based on the 6-month LIBOR in arrears plus 0.4375%. The swap matures April 15, 2009, concurrently, with the maturity of the
3.875% senior notes.

The following table provides a summary of our unsecured revolving lines of credit balances at June 30, 2008 and December 31, 2007:

Unsecured Revolving Credit Facilities June 30, December 31,
2008 2007
(In thousands)

Wells Fargo $ - $ 37,000
City National Bank - -
$ - $ 37,000

In January 2006, we amended and restated our unsecured revolving credit facility with a syndicate of banks for which Wells Fargo
Bank, National Association is the sole lead arranger and administrative agent as previously disclosed in our Annual Report on Form
10-K for the year ended December 31, 2007. The facility expires January 17, 2009 with a one-year extension option. The facility
contains customary covenants, including financial covenants regarding debt levels, total liabilities, interest coverage, EBITDA
coverage ratios, unencumbered properties and permitted investments which may limit the amount available under the facility. If a
default under the facility exists, our ability to pay dividends would be limited to the amount necessary to maintain our status as a REIT
unless the default is a payment default or bankruptcy event in which case we would be prohibited from paying any dividends. The
interest rate in effect at June 30, 2008 and December 31, 2007 was 2.5% and 5.0%, respectively. The facility also provides for the
issuance of $11.8 million in outstanding letters of credit.

We have a $5.0 million unsecured credit facility with City National Bank of Florida, on which there was no outstanding balance at
June 30, 2008 and December 31, 2007. This facility also provides for the issuance of $850,000 in outstanding letters of credit. In
addition, we also have a $55,000 outstanding letter of credit with Bank of America.

As of June 30, 2008, the availability under the various credit facilities was approximately $267.4 million net of outstanding balances
and letters of credit and subject to the covenants in the loan agreement.
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6. [Earnings Per Share

The following summarizes the calculation of basic and diluted shares for the three and six months ended June 30, 2008 and 2007:

Three Months Ended Six Months Ended
June 30, June 30,
2008 2007 2008 2007
(In thousands) (In thousands)

Basic earning per share - weighted average shares 73,408 73,101 73,366 73,038
Walden Woods Village, Ltd 94 94 94 94
Unvested restricted stock using the treasury method ) 26 619 31 632
Stock options using the treasury method 13 314 12 292
Subtotal 133 1,027 137 1,018
Diluted earnings per share - weighted average shares 73,541 74,128 73,503 74,056

@ Diluted EPS calculation uses the treasury stock method for periods ended June 30, 2008.

7. Share-Based Compensation Plans

As of June 30, 2008, we have grants outstanding under four share-based compensation plans, including two plans that we assumed in
connection with our merger with IRT Property Company. While awards are outstanding under these plans, the Equity One 2000
Executive Incentive Compensation Plan is the primary plan under which current awards are granted. The 2000 plan was adopted by
our stockholders in June 2000 and amended in May 2002, July 2004 and June 2007. The number of shares reserved for issuance
under the plan is currently 8.5 million, of which approximately 3.5 million remains available for awards.

The term of each award is determined by the Compensation Committee of our Board of Directors (the “Committee™), but in no event
can the term of any stock option or stock appreciation right (“SAR”) be longer than ten years from the date of the grant. The vesting,
if any, of the awards is determined by the Committee, in its sole and absolute discretion. Dividends are paid on shares of restricted
stock awarded and outstanding under the plan. Certain options and share awards provide for accelerated vesting if there is a change in
control.

For options granted after the January 1, 2006 adoption of SFAS No. 123R, “Shared-Based Payment™, we used the binomial option
pricing model to determine the fair value of our stock options; however, effective January 1, 2008, we elected to use the Black-
Scholes-Merton option-pricing model to determine prospectively the fair value of our stock options awarded after January 1, 2008.
We determined that the Black-Scholes-Merton option-pricing model is an acceptable and widely used method that is more appropriate
for us given our stock option granting practices, our limited history of option exercise patterns, and the immateriality of 