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PART | - FINANCIAL INFORMATION
Item 1. Financial Statements

EQUITY ONE, INC. AND SUBSIDIARIES

Condensed Consolidated Balance Sheets
March 31, 2009 (Unaudited) and December 31, 2008

(In thousands)

March 31, December 31,
200¢ 200¢
ASSETS
Properties:
Income producing $ 2,290,026 $ 1,900,51
Less: accumulated depreciation (206,895) (196,151)

Income-producing property, net 2,083,131 1,704,36
Construction in progress and land held for develepm 73,677 74,37

Properties, net 2,156,808 1,778,73
Cash and cash equivalents 3,183 5,35
Accounts and other receivables, net 8,052 12,20
Investment and advances in real estate joint veatur 11,724 11,74
Marketable securities 73,990 160,58
Goodwill 11,845 11,84
Other assets 104,467 55,79

TOTAL ASSET¢ $ 2,370,06 $ 2,036,26
LIABILITIES AND STOCKHOLDERS’ EQUITY
Liabilities:
Notes Payable
M ortgage notes payable $ 629,288 $ 371,07
Unsecured revolving credit facilities 10,000 35,50
Unsecured senior notes payable 627,431 657,91
1,266,719 1,064,49
Unamortized/unaccepted premium (discount) on nptgsable (25,340) 5,22
Total notes payable 1,241,379 1,069,71
Other liabilities
Accounts payable and accrued expenses 29,344 27,77
Tenant security deposits 9,783 8,90
Deferred tax liabilities, net 54,903 1,40
Other liabilities 45,388 17,96
Total liabilities 1,380,797 1,125,77
Commitments and contingencies
Equity:
Stockholders’ equity of Equity One
Preferred stock, $0.01 par value — 10,000 sharé®ared but unissued
Common stock, $0.01 par value — 100,000 share®aznéd

76,655 and 76,198 shares issued and outstaasliogM arch 31,

2009 and December 31, 2008, respectively 769 76
Additional paid-in capital 977,515 967,51
Distributions in excess of retained earnings (15,926) (36,617)
Contingent consideration 323
Accumulated other comprehensive income (loss) 404 (22,161)
Total stockholders’ equity of Equity One 963,085 909,49
Noncontrolling interest 26,187 98
Total stockholders equity 989,272 910,48

TOTAL LIABILITIES AND STOCKHOLDERS’ EQUITY $ 2,370,069 $ 2,036,26

See accompanying notes to the condensed consdlifisecial statement



EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of Operations

For the three months ended March 31, 2009 and 2008
(In thousands, except per share data)

(Unaudited)
Three months ended
March 31,
2009 2008
REVENUE:
Minimum rent $ 53,215 $ 47,975
BExpense recoveries 14,423 13,664
Percentage rent 1,140 1,449
Management and leasing services 550 183
Total revenue 69,328 63,271
COSTS AND EXPENSES:
Property operating 18,922 16,067
Rental property depreciation and amortization 15,291 11,764
General and administrative 12,256 6,885
Total costs and expenses 46,469 34,716
INCOME BEFORE OTHER INCOME AND EXPENSE AND 2,859 28,555
DISCONTINUED OPERATIONS:
OTHER INCOME AND EXPENSE:
Investment income 2,057 6,162
Equity in real estate joint ventures @) -
Otherincome 1,050 42
Interest expense (19,563) (15,982)
Amortization of deferred financing fees (444) (429)
Gain on acquisition of controlling interest in sidiary 26,866 -
(Loss) on sale of real estate - 42)
Gain on extinguishment of debt 8,691 2,380
INCOME FROM CONTINUING OPERATIONS BEFORE TAX
DISCONTINUED OPERATIONS: 41,509 20,686
Income tax benefit of taxable REIT subsidiaries 639 83
INCOME FROM CONTINUING OPERATIONS: $ 42,148 $ 20,769
DISCONTINUED OPERATIONS:
Operations of income-producing properties soldedd for sale 31 85
Gain on disposal of income producing properties 8,17 -
Income from discontinued operations 1,209 85
NET INCOME $ 43,357 $ 20,854
Net loss attributable to noncontrolling intgtre 476 -
NET INCOME ATTRIBUTABLE TO EQUITY ONE $ 43833 $ 20,854
EARNINGS PER COMMON SHARE - BASIC:
Continuing operations $ 055 $ 0.28
Discontinued operations 0.02 -
$ 0.57 $ 0.28
Number of Shares Used in Computing Basic EarnireysShare 76,764 73,324
EARNINGS PER COMMON SHARE — DILUTED:
Continuing operations $ 054 $ 0.28
Discontinued operations 0.02 -

$ 0.56 $ 0.28

Number of Shares Used in Computing Diluted EarmpirgShare 77,410 73,499

See accompanying notes to the condensed consdliflatecial statements.
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EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of Other Comprehegive Income
For the three months ended March 31, 2009 and 2008
(In thousands)

(Unaudited)
Three months ended
March 31,
2009 2008
NET INCOME $ 43357 $ 20,854
OTHER COMPREHENSIVE INCOME:
Net unrealized holding gain (loss) on securitiegilalle for sale 3,641 (10,533)
Reclassification adjustment for loss on sale ofisges
and cash flow hedges included in net income 18,773 15
Net realized gain of interest rate contracts inetlth net income 131 196
Net amortization of interest rate contracts 20 23
Other comprehensive income adjustment 22,565 (10,299)
COMPREHENSIVE INCOME $ 65,922 $ 10,555
Comprehensive loss attributable to nonadiittg interest 476 -
COMPREHENSIVE INCOME ATTRIBUTABLE TO EQUITY ON $ 65,44¢ $ 10,55t

See accompanying notes to the condensed consdiifiadacial statements.



EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of
For the three months ended March 31, 20(

(In thousands)

(Unaudited)
Equity One Stockholders Equity |
Accumulated Other
Additional Retained Comprehensive Non-controlling Contingent
Common Stock  Paid-In Capital Eamings Income Interest consideration Total Equity
BALANCE, DECEMBER 31, 2008 $ 762 $ 967,514 $ (36,617) $ (22,161) $ - - 909,498
Cumulative effect of change in accounting principle - - - - 989 - 989
BALANCE, JANUARY 1, 2009 762 967,514 (36,617) (22,161) 989 - 910,487
Issuance of common stock 12 12,249 - - - 12,261
Stock issuance cost - (25) - - - (25)
Share-based compensation expense - 3,196 - - 3,196
Common stock repurchases (5) ,A42(B) - - - (5,425)
Net income/(loss) - - 43,833 ®7 43,357
Dividends paid on common stock - - (23,142) (23,142)
Dividends received by noncontrolling interest onYEQ - - - 28 28
common stock holdings

Distributions of income to noncontrolling interest - - - - (28) - (28)
Acquisition of DIM, Vastgoed N.V. - - - - 25,795 323 26,118
Purchase of subsidiary shares from noncontroliiterest - 1 - - (121) (120)
Other comprehensive income adjustment - - 22,565 - 22,565
BALANCE, MARCH 31, 2009 $ 769 $ 977,515 $ (15,926) $ 404  $ 26,187 $ 323 989,272

See accompanying notes to the condensed consdlifiatecial statements.



EQUITY ONE, INC. AND SUBSIDIARIES

Condensed Consolidated Statements of Cash Flows
For the three months ended March 31, 2009 and 2008

(In thousands)
(Unaudited)

OPERATING ACTIVITIES:

Net income
Adjustments to reconcile net income to net casivided by
operating activities:
Straight line rent adjustment
Amortization of below market lease intangibles
Equity in income of joint ventures
Amortization of premium on investments held foesa
Gain on acquisition of DIM Vastgoed
Income tax benefit of taxable REIT subsidiaries
Provision for losses on accounts receivable
Amortization of discount/premium on notes payable
Amortization of deferred financing fees
Rental property depreciation and amortization
Stock-based compensation
Amortization of derivatives
(Gain)/loss on disposal of real estate and incpnaghucing properties
Gain on extinguishment of debt

Changes in assets and liabilities:
Accounts and other receivables
Other assets
Accounts payable and accrued expenses
Tenant security deposits
Other liabilities

Net cash provided by operating activities

INVESTING ACTIVITIES:
Additions to and purchases of rental property
Land held for development
Additions to construction in progress
Proceeds from disposal of real estate and renb@lgrties
Decrease in cash held in escrow
Increase in deferred leasing costs
Advances to joint ventures
Investment in consolidated subsidiary
Proceeds from repayment of notes receivable
Proceeds from sale of securities
Cash used to purchase securities

Net cash provided by investing activities

See accompanying notes to condensed consolidat@ucfal statements.

Three months ended March 31,

2009 2008
$ 43,357 $ 20,854
(516) (271)
(1,525) (1,109)
7
(173)
(26,866)
(639)
1,019 646
591 (538)
444 429
15,689 11,796
3,196 1,634
20 23
(1,178) 42
(8,691) (2,380)
4,948 (65)
(7,282) (6,987)
2,415 (4,258)
(51) (199)
(3,071) 6,227
21,694 25,844
(2,238) (4,703)
(3,410) (82)
- (4,902)
1,644 514
- 46,226
(972) (2,222)
15
(916)
- 8
72,048 250
(10,719) (51)
55,452 35,038




EQUITY ONE, INC. AND SUBSIDIARIES
Condensed Consolidated Statements of Cash Flo
For the three months ended March 31, 2009 and 20(

(In thousands)

(Unaudited)
Three months ended March 31
200¢ 200¢

FINANCING ACTIVITIES:

Repayments of mortgage notes payable $ (3,986) $ (2,742)

Net (repayments) borrowings under revolving créatitlities (26,770) 2(500)

Repayment of senior debt (21,827) (24,996)

Proceeds from issuance of common stock - 23

Repurchase of stock (5,425)

Stock issuance cost (25) -

Cash dividends paid to stockholders (23,142) (22,191)
Net cash used in financing activities (81,175) (62,195)
Net (decrease) increase in cash and cash equwalen (4,029) (1,313)

Cash and cash equivalents through acquisition 1,857

Cash and cash equivalents at beginning of thegeri 5,355 1,31

Cash and cash equivalents at end of the p $ 3,18 $

SUPPLEMENTAL DISCLOSURE OF
CASH FLOW INFORMATION:
Cash paid for interest (net of capitalized interds$315 and
$790 in 2009 and 2008, respectively) $ 2,934 $ 20,16

SUPPLEMENTAL SCHEDULE OF NON-CASH INVESTING AND
FINANCING ACTIVITIES:

Change in unrealized holding gain (loss) on s&esri $ 10,312 $ (10,533)

Change in fair value of hedges $ - $

Net cash paid for the acquisition of DIM is addais:
Income producing properti $ 387325 % -
Intangible assel 42,267 -
Other asset 4,858 -
Mortgage notes payat (230,969) -
Secured revolving credit facilit (1,270) -
Below market lease (31,584) -
Deferred tax liability (54,165) -
Other liabilities (4,097) -
Net noncash assets acqui 112,365 -
Previous equity interest (36,124) -
Issuance common stock of Equity One (866,378l (12,233) -
Contingent consideratic (323) -
Noncontrolling interest in DIN (25,795) -
Gain on acquisition of DIM Vastgot (38,925) -
Cash acquire 1,857 -

Net cash paid for acquisitic $ 822 $ -

See accompanying notes to condensed consolidataddial statements.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

1. Organization and Basis of Presentation
Organization

Equity One, Inc. operates as a self-managed réafleeisivestment trust (“REIT”) that principally adees, renovates, develops and
manages neighborhood and community shopping ceatsrhored by leading supermarkets, drug storesismount retail store
chains. As of March 31, 2009, our consolidatedpprty portfolio comprised 181 properties, includiag§7 shopping centers
consisting of approximately 19.0 million squaretfekgross leasable area (“GLA”), four developmesdévelopment properties, six
non-retail properties and four parcels held foraelepment. Included in our portfolio at March 31,020are 21 shopping centers
consisting of approximately 2.6 million square fe€tGLA owned by DIM Vastgoed, N.V. (“DIM"), a conamy organized under the
laws of the Netherlands in which Equity One acqligecontrolling interest on January 14, 2009. AdMafrch 31, 2009, our core
portfolio, which does not include DIM was 91.5%4ded and included national, regional and local temdn addition, we currently
own a 10% interest in GRI-EQY I, LLC (“GRI Ventupeivhich owns ten neighborhood shopping centeditaf approximately 1.4
million square feet of GLA as of March 31, 200%eT GRI joint venture properties were 94.7% leasédMarch 31,
2009. Additionally, we own a 20% interest in G&l Wivestment South Florida Portfolio, LLC (“DRA Vame”) which owns one
office building and two neighborhood shopping cemtetaling approximately 503,000 square feet ofAGhs of March 31,
2009. The DRA Venture’s properties were 65% leagddarch 31, 2009.

As noted above, we acquired a controlling intene®IM in the first quarter of 2009. DIM is a publcompany, the shares of which
are listed on the NYSE Euronext Amsterdam stockhamge. We acquired our controlling stake by medres siock exchange (the
“DIM Exchange”) with another DIM shareholder thasulted in us increasing our voting control oveMBI outstanding ordinary
shares to 74.6% and an economic interest of 65%t fer this acquisition, we accounted for our 48%eiest in DIM on December
31, 2008 as an available-for-sale security. As phthis acquisition, we acquired net assets df4$2 million, with a noncontrolling
interest of $25.8 million, at a bargain purchasi gd $26.9 million. We are in the process of fimalg valuations of certain assets
and liabilities; thus these provisional measuremané subject to change. The results of DIM’s djra have been included in our
financial statements for the first quarter of 208%ro forma consolidated statement of operatiass ot been presented because it is
impracticable to prepare such information. Pleaser to Note 7 for a complete description of tramsaction and for additional detail
on the accounting of this transaction in accordanite Financial Accounting Standards Board (“FASBE3)atement of Financial
Accounting Standards No. 141 (revised 20@8lsiness Combinatiorfd~AS 141R").

Basis of Presentation

The condensed consolidated financial statementsdadhe accounts of Equity One, Inc. and its whollvned subsidiaries, DIM and
those other entities where we have financial aneratpng control. As noted above, we did not cowsté DIM until the quarter
ended March 31, 2009 when we acquired a majordtiyesin DIM; accordingly, no prior period amounts aresented for DIM.

Equity One, Inc. and its subsidiaries, are her¢égnaéferred to as “the consolidated companie®,"@ompany”, “we”, “our”, “us” or
similar terms. All significant intercompany tractans and balances have been eliminated in cafean. Certain prior-period data
have been reclassified to conform to the curreribggresentation.

The condensed consolidated financial statementaded in this report are unaudited. In our opiniah adjustments considered
necessary for a fair presentation have been indlutiee results of operations for the three monttopge ended March 31, 2009 and
2008 are not necessarily indicative of the redblis may be expected for a full year.

Our unaudited condensed consolidated financiadstahts and notes are prepared in accordance wattuaiing principles generally
accepted in the United States of America (“GAAPYY interim financial information and with the insttions of Form 10-Q.
Accordingly, these unaudited condensed consolidfiteghcial statements do not contain certain infation included in our annual
financial statements and notes. These condensesbladated financial statements should be read muemtion with our Annual
Report on Form 10-K for the year ended December2808, filed with the Securities and Exchange Cossion (the “SEC”) on
March 2, 2009.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

On January 1, 2009, we adopted the provisions & EB0. The provisions of FAS 160 establish acdngrdand reporting standards
for the noncontrolling interest in a consolidatetbsdiary. FAS 160 is being applied prospectivelycept for the provisions related
to the presentation of noncontrolling interestshia statement of stockholders’ equity. As of botarth 31, 2009 and December 31,
2008, noncontrolling interests of $989,000 havenbdassified as a component of equity in the cadatéd balance sheets. For the
three months ended March 31, 2009, net loss atidiel to noncontrolling interests of $476,000 hisluded in net income. Earnings
per share has not been affected as a result efdihyetion of FAS 160.

On January 1, 2009, we adopted FSP No. EITF 03Faé&.provisions of FSP No. EITF 03-6-1 require thihbutstanding unvested
share-based payment awards that contain rightsriforfeitable dividends or dividend equivalentscfsas shares of restricted stock
granted by us) be considered participating seesriBecause the awards are participating secuniteesire required to apply the two-
class method of computing basic and diluted eamipgr share (the “Two-Class Method”). The retropecapplication of the
provisions of FSP No. EITF 03-6-1 did not have darial change on any prior-period earnings pereshanounts previously reported
or on the three months ended March 31, 2009.

The accompanying 2008 condensed consolidated fimlastatements and the 2008 financial informati@avehbeen retrospectively
adjusted so that the basis of presentation is stmi with that of the 2009 financial informatioithis retrospective

adjustment reflects (i) the adoption of FASB N601Noncontrolling Interests in Consolidated FinanciStatements — an

amendment of ARB No. §FAS 160"), and (ii) the adoption of FASB Staff ttion (“FSP”) Emerging Issues Task Force (“EITF")
Issue No. 03-6-1Determining Whether Instruments Granted in SharedflaPayment Transactions Are Participating Seasiti
(“FSP No. EITF 03-6-1").

2. Summary of Significant Accounting Policies
Revenue Recognition

Rental income includes minimum rents, expense reiggments, termination fees and percentage reayahgnts. Minimum rents
are recognized on an accrual basis over the tefie oelated leases on a straight-line basispas of the leasing process, we may
provide the lessee with an allowance for the cosisn of leasehold improvements. Leasehold imgneents are capitalized and
recorded as tenant improvements and depreciatedtiogeshorter of the useful life of the improvensent the lease term. If the
allowance represents a payment for a purpose ttherfunding leasehold improvements, or in the evanare not considered the
owner of the improvements, the allowance is comell@ lease incentive and is recognized over #geléerm as a reduction to rental
revenue. Factors considered during this evaluaticlmde, among others, the type of improvementdenaho holds legal title to the
improvements, and other controlling rights providsdthe lease agreement. Lease revenue recogeitimmences when the lessee
is given possession of the leased space and tter@aontingencies offsetting the lessee’s olibigatb pay rent.

Many of the lease agreements contain provisionsrédguire the payment of additional rents basedhenrespective tenant’s sales
volume (contingent or percentage rent) and suldathnall contain provisions that require reimbursmt of the tenant’s share of real
estate taxes, insurance and common area maintenasiss or CAM. Revenue based on a percentagenaht's sales is recognized
only after the tenant exceeds their sales breakp&evenue from tenant reimbursements of taxesvi@Ad insurance is recognized
in the period that the applicable costs are inclilmeaccordance with the lease agreements.

We maintain an allowance for doubtful accounts déstimated losses resulting from the inability ofiamlts to make required
payments. The computation of this allowance isasn an assessment of the tenant's payment hiatatycurrent credit quality
using the specific identification method.

We recognize gains or losses on sales of realeestatccordance with FASB Statement No.A@ounting for Sales of Real Estate
(“FAS 66”). Profits are not recognized until (apale has been consummated; (b) the buyer’s iwitidl continuing investments are
adequate to demonstrate a commitment to pay fopribygerty; (c) our receivable, if any, is not subj® future subordination; and (d)
we have transferred to the buyer the usual riskisrawards of ownership, and we do not have a sntistaontinuing involvement
with the property. The sales of income producingpprties where we do not have a continuing involeet are presented in the
discontinued operations section of our condenseddlmlated statements of operations.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

We are engaged by two joint ventures to providetassnagement, property management, leasing, cetistt and similar services
with respect to the ventures’ respective assets.r&tleive fees for our services, including a prigpelanagement fee calculated as a
percentage of gross revenues received, and reetiréze fees as the services are rendered.

Use of Estimates

The preparation of financial statements in conftymiith GAAP requires management to make estimat@sassumptions that affect
the reported amounts of assets and liabilitiesdisdosure of contingent assets and liabilitiethatdate of the financial statements
and the reported amounts of revenues and expenseg the reporting period. Actual results couiffed from those estimates.

Properties

Income-producing properties are stated at cos$, desumulated depreciation and amortization. Afiteaelated to acquisitions are
expensed when incurred.

Depreciation and amortization expense is compustguhe straight-line method over the estimatexfuldives of up to 40 years for
buildings and improvements, the minimum |lease termconomic useful life for tenant improvementsighiever is shorter), and five
to seven years for furniture and equipment. Exgenes for ordinary maintenance and repairs areresqueto operations as they are
incurred. Significant renovations and improvemehts improve or extend the useful life of assetsapitalized. The useful lives
of amortizable intangible assets are evaluated egmdrting period with any changes in estimateduldiwes accounted for over the
revised remaining useful life.

Construction in Progress and Land Held for Developrant

Properties also include construction in progresd kEmd held for development. These properties caeied at cost, and no
depreciation is recorded. Properties undergoiggifstant renovations and improvements are consilemder development. All
direct and indirect costs related to developmetivities are capitalized into construction in pregs and land held for development
on our condensed consolidated balance sheetss @ustrred include predevelopment expendituresctliraelated to a specific
project, including development and constructiontgomterest, insurance and real estate tax expdnd@ect development costs
include employee salaries and benefits, travel atiér related costs that are directly associateth tie development of the
property. The capitalization of such expensesazagen the property is ready for its intendedarsk has reached stabilization but
no later than one-year from substantial completibrronstruction activity. If we determine that eoject is no longer viable, all
predevelopment project costs are immediately exgknSimilar costs related to properties not urdierelopment are expensed as
incurred.

Our method of calculating capitalized interest &sdd upon applying our weighted average borrowag to that portion of actual
costs incurred. Total interest expense capitalizeadonstruction in progress and land held for dgwment was $315,000 and
$790,000 for the three months ended March 31, 20@92008, respectively.

Business Combinations

On January 1, 2009, we adopted the provisions of BA1R (revised 2007) and are applying such prawssiprospectively to
business combinations that have an acquisition d@tdanuary 1, 2009 or thereafter. FAS 141R esthb$ principles and
requirements for how an acquirer in a business auatibn (i) recognizes and measures in its findnsiatements the identifiable
assets acquired, the liabilities assumed, and angantrolling interest in the acquiree, (ii) rectgps and measures goodwill acquired
in a business combination or a gain from a bargairchase, and (iii) determines what informationdisclose to enable users of
financial statements to evaluate the nature arahéiial effects of the business combination. In toldi FAS 141R requires that
changes in the amount of acquired tax attributesdiaded in our results of operations.



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

While FAS 141R applies only to business combinatiaith an acquisition date after its effective ddatee amendments to FASB
Statement No. 109, Accounting for Income Taxes GF209”), with respect to deferred tax valuatiorowknces and liabilities for
income tax uncertainties, have been applied tadeferred tax valuation allowances and liabilities fncome tax uncertainties
recognized in prior business combinations. We taepmied the provisions of FAS 141R to the DIM St&ockchange, resulting in the
consolidation of DIM in our financial statementg thhe 2009 first quarter. Please refer to Note i7detailed description of the
transaction, the consideration paid, the net ass&aired and the bargain purchase gain recordédditidnally, when we purchase
real estate properties, we allocate the initialchase price of assets acquired (net tangible amctifthble intangible assets) and
liabilities assumed based on their relative faluga at the date of acquisition pursuant to theipians of FAS 141R.

Our initial fair value purchase price allocationayrbe refined as additional information regardialy ¥alues of the assets acquired
and liabilities assumed is received. We allocate ghrchase price of the acquired properties to,laodding, improvements and
intangible assets. There are four categories tahgible assets to be considered: (1) in-placeelea(2) above and below-market
value of in-place leases; (3) lease originatiortcasd (4) customer relationships. The aggregaligevof other acquired intangible
assets, consisting of in-place leases, is meadqyrélde excess of (i) the purchase price paid fproperty after adjusting existing in-
place leases to market rental rates over (ii) 8tanated fair value of the property as-if-vacamtedmined as set forth above. The
value of in-place leases exclusive of the valualmfve-market and below-market in-place leases isrtimad to expense over the
remaining non-cancelable periods of the respediases. If a lease were to be terminated prioitstostated expiration, all
unamortized (unaccreted) amounts relating to trestd would be written off.

Land is valued utilizing the sales comparison (refirlapproach to value. Using the sales comparippnoach, we developed the
value by comparing the subject property to similacently sold properties in the surrounding or petimg area.

The “as if vacant” value of the building improven®is calculated using two approaches to valuea(&dst approach utilizing the
current replacement cost; and (2) an income approader a hypothetical go-dark scenario. The gé-dlacome approach is a
residual approach to valuing the building improvetseas if vacant and serves as a relevant checksighe depreciated
replacement cost calculated via the cost approach.

The value of in-place leases is estimated basdtefair value of at-market in-place leases congidethe cost of acquiring similar
leases, the foregone rents associated with the-igaperiod and carrying costs associated withethge-up period. Intangible assets
associated with at-market in-place leases are &adras additional lease expense over the remagunggactual lease term.

Above-market and below-market in-place lease valfieesacquired properties are computed based onpthsent value of the

difference between the contractual amounts to Ik pparsuant to the leases negotiated and in-plateedime of acquisition and our
estimate of fair market lease rates for the prgparicomparable property, measured over a periodldg the remaining contractual
lease period. The value of above-market leasasass@amortized as a reduction of rental incomer dlve remaining terms of the

respective leases. The value of below-market léabdities is accreted as an increase to remtabime over the remaining terms of
the respective leases.

Lease origination costs consist of leasing commwissi legal, and marketing expenses. Each of thesesiis valued by first

estimating the prevailing market cost associatetth wach in-place lease and then calculating a ¢tieat remaining unamortized
portion of this expense, based on straight-line rémation and depreciation. Because lease originatosts are “sunk” at the outset
of the lease, the unamortized portion is not suligediscounting.

We evaluate business combinations to determinevéthee, if any, of customer relationships separatenfcustomer contracts
(leases). Other than as discussed above, we hsteendned that our real estate properties do nwe temy other significant
identifiable intangibles assets or liabilities.

The results of operations of acquired properties iacluded in our financial statements as of theesldhey are acquired. The
intangibles associated with property acquisitions iacluded in other assets and other liabilitiesour condensed consolidated
balance sheets. In the event that a tenant tetesiris lease, all unamortized costs are writtdrasfa charge to income statement.
The adoption of the provisions of FAS 141R did afféct our historical consolidated financial stadats.
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EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

Investments in Joint Ventures

We analyze our joint ventures and other investmantier FASB Interpretation No. 46 (revised Decen#i#3), ‘Consolidation of
Variable Interest Entiti€s(“FIN 46R”), an interpretation of Accounting Remeh Bulletin No. 51 (“ARB No. 51”), as well as BT
No. 04-5, ‘Determining Whether a General Partner, or GeneraktRers as a Group, Controls a Limited Partnersloip Similar
Entity When the Limited Partners Have Certain RSGtEITF 04-5") and the American Institute of Cditid Public Accountants
(AICPA) Statement of Position 78-9Atcounting for Investments in Real Estate Ventuf&OP 78-9”), to determine whether the
entity should be consolidated. If it is determirtbdt these investments do not require consolidatiecause the entities are not
variable interest entities (“VIES”) in accordancéthwFIN 46R, we are not considered the primary fieizey of the entities
determined to be VIEs, we do not have voting cdn@ad/or the limited partners (or non-managing roers) have substantive
participatory rights, then the selection of theapting method used to account for our investmantsiconsolidated joint ventures
is generally determined by our voting interests teddegree of influence we have over the entity.

We use the equity method of accounting for investsién unconsolidated joint ventures when we owmentban 20% but less than
50% and have significant influence but do not hawentrolling financial interest, or if we own letkgn 20% but have determined
that we have significant influence. Under the eguiethod, our proportionate share of earnings ssde earned by the joint venture
is recognized in equity in income (loss) of uncdiasded joint ventures in the accompanying constéd statements of operations.

Noncontrolling Interest

In December 2007, the FASB issued FAS 160 to imptbe relevance, comparability, and transparendhefinancial information

by establishing accounting and reporting stand&dshe noncontrolling interest in a subsidiary &od the deconsolidation of a
subsidiary. We have adopted these standards aanofid/ 1, 2009 on a prospective basis and havespsctively applied the
presentation and disclosure requirements for aibge presented herein. See Note 8 for more infaomaegarding the effects of this
statement on current period results and the retgiye presentation and disclosure of prior periods

Properties Held for Sale

Under FASB Statement No. 144A¢countingfor the Impairment or Disposal of Long-Lived As5¢tBAS 144"), the definition of a
component of an entity, assuming no significanttioming involvement, requires that income-producprgperties that are sold or
classified as held-for-sale be accounted for asodisnued operations. Accordingly, the resultsopérations of income-producing
properties disposed of or classified as held-fée-gar which we have no significant continuing ihwement are reflected as
discontinued operations. Given the nature of estdte sales contracts, it is customary for suclracts to allow potential buyers a
period of time to evaluate the property prior tedming committed to its acquisition. In additi@ertain conditions to the closing of
a sale, such as financing contingencies, etc.naotenain following the completion of the buyer’seddiligence review. As a result,
properties under contract may not close within ékpected time period, or may not close at all. Ewsv, notwithstanding these
conditions, if we determine that the property methis criteria of FAS 144 and is likely to close hiit the specified time
requirements, we classify a property as “discomthuoperations” following completion of the buyerdue diligence
review. Otherwise, if we are unable to make suditarmination, we do not classify a property ascontinued operations” until all
buyer contingencies are removed or it is sold.

Long-lived Assets

Our properties are reviewed for impairment if egeot changes in circumstances indicate that theyingramount of the property

may not be recoverable. If there is an event @ngk in circumstance indicating the potential fopairment in the value of a

property, we evaluate our ability to recover out imvestment in the long-lived assets by compathmg carrying value (net book

value) of such asset to the estimated future undised cash flows over their expected useful IFeture cash flow estimates are
based on probability-weighted projections for agenf possible outcomes.
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EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

Cash and Cash Equivalents
We consider liquid investments with a purchase tift¢¢o maturity of three months or less to belcaquivalents.
Accounts Receivable

Accounts receivable include amounts billed to tés@md accrued expense recoveries due from tendrfgsevaluate the probability
of collection for these receivables and adjustaifmvance for doubtful accounts to reflect amowssmated to be uncollectible. The
allowance for doubtful accounts was approximatedy8$million and $3.1 million at March 31, 2009 ab&cember 31, 2008,

respectively.

Securities

Our investments in securities are classified adabla-for-sale and recorded at fair value basedument market prices. Temporary
changes in the fair value of the equity and debéstments are included on our consolidated balaheets in accumulated other
comprehensive income (loss). If a decline in falue is other than temporary, then impairmenteisognized in earnings and in
retained earnings. We evaluate our investmentsailadble-for-sale securities for other than temppideclines each reporting period
in accordance with applicable accounting standards.

During the three months ended March 31, 2009, $64dllfbn of short term debt securities matured &1F.3 million were sold at a

net loss of $43,000. As of March 31, 2009, ourltimeestment in these debt securities, which haargous maturities through January
2010 and are classified as available-for-sale, $&%9 million. Interest earned on these securitias $1.4 million during the three

months ended March 31, 2009.

During the three months ended March 31, 2009, wehmsed 2.1 million shares of various REIT equigwsities. As of March 31,
2009, our total investment in these REIT securitidsich are classified as available-for-sale, wba.8 million.

The following table reflects the fair value of omwvestments, together with the realized losses wmrealized losses that are not
deemed other-than-temporarily impaired:

March 31,
2009

December 31,
2008

(In thousands)

(In thousands)

Fair Realized Unrealized Fair Realized Unrealized
Investment Value (Loss) (Loss)/Gain Value (Loss) Loss
Equity securities $ 13,074 % - $ 1,880 $ 32,210 $ (33,171) $ (16,446)
Debt securities 60,916 (43) (750) 128,375 - (4,838)
$ 73990 % (43) $ 1,130 $ 160,585 $ (33,171) $ (21,284)
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EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

Goodwill

Goodwill has been recorded to reflect the excesosif over the fair value of net assets acquiragiious business acquisitions. We
are required to perform annual, or more frequeintigertain circumstances, impairment tests of @adyvill. We have elected to test
for goodwill impairment in November of each yedhe goodwill impairment test is a two-step proctsst requires us to make
decisions in determining appropriate assumptionsstoin the calculation. The first step consistestimating the fair value of each
reporting unit and comparing those estimated failues with the carrying values, which include thecated goodwill. If the
estimated fair value is less than the carrying eala second step is performed to compute the amwmiuttte impairment by
determining an “implied fair value” of goodwill. HE determination of reporting units (each propé&tgonsidered a reporting unit)
implied fair value of goodwill requires us to allde the estimated fair value of the reporting tmitts assets and liabilities. Any
unallocated fair value represents the implied ¥alue of goodwill which is compared to its corresgimg carrying amount. During
the periods presented, no impairment of goodwil W urred.

We cannot predict the occurrence of certain futewents that might adversely affect the reportedievalf goodwill that totaled
approximately $11.8 million at March 31, 2009. Bwvents include, but are not limited to, stratetgcisions made in response to
economic and competitive conditions, the impadhefeconomic environment on our tenant base, oatenmlly negative change in
our relationships with significant tenants.

Deferred Costs and Intangibles

Deferred costs, intangible assets included in otmgets, and intangible liabilities included in esthiabilities consist of loan
origination fees, leasing costs and the value wingibles when a property was acquired. Loan dnerdees directly related to rental
property financing with third parties are amortizager the term of the loan using the effectiveries method. Direct salaries, third-
party fees and other costs incurred by us to cuigira lease are capitalized and are being amortiged the straight-line method
over the term of the related leases. Intangibletassonsist of in-place lease values, tenant aigin costs and above-market rents
that were acquired in connection with the acquisitf the properties. Intangible liabilities catsif below-market rents that are also
acquired in connection with the acquisition of prdfes. Both intangible assets and liabilities angortized using the straight-line
method over the term of the related leases.

Deposits

Deposits included in other assets are comprisddnafs held by various institutions for future paytseof property taxes, insurance
and improvements, utility and other service degosit

Use of Derivative Financial Instruments

We account for derivative and hedging activities accordance with FASB Statement No. 133cc¢ounting for Derivative
Instruments and Hedging Activities§samended and interpreted. These accounting stamdacgiire us to measure derivatives,
including certain derivatives embedded in othertiamts, at fair value and to recognize them indbesolidated balance sheets as
assets or liabilities, depending on our rights loligations under the applicable derivative contrdebr derivatives designated as fair
value hedges, the changes in the fair value of ltti¢hderivative instrument and the hedged itemraoerded in earnings. For
derivatives designated as cash flow hedges, ttectefé portions of changes in fair value of theiive are reported in other
comprehensive income and are subsequently redtabsdifto earnings when the hedged item affectsiegsn Changes in fair value
of derivative instruments not designated as hedgistruments, and ineffective portions of cash floedges, are recognized in
earnings in the current period.

We do not enter into derivative instruments forcspative purposes. We typically require that tleeldes or derivative financial
instruments be effective in managing the interatg or other risk exposure that they are desigrtatéddge. For interest rate hedges,
effectiveness is essential to qualify for hedgeoanting. Hedges that meet these hedging critedgamally designated as such at
the inception of the contract. When the termsrofiaderlying transaction are modified, or whenuhderlying hedged item ceases to
exist, resulting in ineffectiveness, the changthmfair value of the derivative instrument wi# lcluded in earnings. Additionally,
any derivative instrument used for risk managentieat becomes ineffective is marked-to-market eamfiod. We believe that our
credit risk has been mitigated by entering intsthagreements with major financial institutions.
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EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

The estimated fair value of our derivative finahdiastruments has been determined using availaldeket information and
appropriate valuation methodologies. However, mmrable judgment is necessarily required in intetipg market data to develop
the estimates of fair value. Accordingly, the msties presented herein are not necessarily ingdécafi the amounts that we could
realize in a current market exchange. The uséfiefent market assumptions or estimation methogielo may have a material effect
on the estimated fair value.

On March 24, 2004, concurrently with the issuanté¢he $200.0 million 3.875% senior unsecured notes,entered into a $100
million notional principal variable rate interesvap with an estimated fair value of approximateB2%,000 as of March 31,
2009. This swap converted fixed rate debt to \Weiaate based on the 6 month LIBOR in arrears Pld875%, and was settled by
us when it matured on April 15, 2009.

Earnings Per Share

Earnings per share is accounted for in accordaitteFASB Statement No. 128Earnings per Share(“*FAS 128"), which requires

a dual presentation of basic and diluted earnimgsspare on the face of the consolidated stateofespierations. Basic earnings per
share is computed by dividing net income attribleab common stockholders by the weighted averagaeber of common shares
outstanding for the period. Diluted earnings pearshreflects the potential dilution that could acifwsecurities or other contracts to
issue common stock were exercised or convertedcmmomon stock or resulted in the issuance of comstock that then shared in
our earnings. We calculate the dilutive effect lo&re-based payments arrangements using the tresimoky method. This method
assumes that the proceeds we receive from theisgartstock options and non-vested stock are tsegpurchase common shares
in the market. The adoption of FASB Statement N&R(R), Share-Based Paymemequires that we include, as assumed proceesls, th
amount of compensation cost attributed to futurgises and not yet recognized, and the amountob&mefits (both deferred and
current), if any, that would be credited to additib paid-in capital assuming exercise of the optiand vesting of the restricted
shares.

In June 2008, the FASB issued FSP No. EITF 03s8Hich clarifies that unvested share-based paymeards that entitle their
holders to receive non-forfeitable dividends, suwsh our restricted stock awards, are consideredtiC¢fating securities.” As
participating securities, our shares of restricttmtk will be included in the calculation of basarnings per share. Because the
awards are considered participating securities URASB Statement No. 12&arnings per Sharewe are required to apply the two-
class method of computing basic and diluted eamp®y share. The two-class method is an earnihgsaéibn formula that treats a
participating security as having rights to earnittgst would otherwise have been available to comst@reholders. Under the two-
class method, earnings for the period are allochgtdleen common shareholders and other securitietmlbased on their respective
rights to receive dividends.

FSP No. EITF 03-6-1 requires retrospective appbeator periods prior to the effective date andaa®sult, all prior period earnings
per share data presented herein have been adjastedform to these provisions. The adoption of EBFF No. 03-6-1 did not result
in a material change to our previously reporteddB®S and diluted EPS for the three months endarctivi31, 2008 and did not
result in a material change to earnings per starthé three months ended March 31, 2009.

Income Taxes

We elected to be taxed as a REIT under the Inté&aaknue Code (“Code”), commencing with our taxaleler ended December 31,
1995. To qualify as a REIT, we must meet a nunatb@rganizational and operational requirementduitiog a requirement that we
currently distribute at least 90% of our REIT taleaimcome to our stockholders. Also, at least 3F%ur gross income in any year
must be derived from qualifying sources. The d#fece between net income available to common stddkls for financial
reporting purposes and taxable income before diddeeductions relates primarily to temporary ddfezes, such as real estate
depreciation and amortization, deduction of deftroempensation and deferral of gains on sold ptmzewutilizing like kind
exchanges. It is our intention to adhere to thregglirements and maintain our REIT status. As aTRRle generally will not be
subject to corporate level federal income tax ow@lée income that we distribute currently to owcgholders. If we fail to qualify as
a REIT in any taxable year, we will be subjectéddral income taxes at regular corporate ratetufimg any applicable alternative
minimum tax) and may not be able to qualify as aTRflar four subsequent taxable years. Even if walidy for taxation as a REIT,
we may be subject to certain state and local taxesur income and property, and to federal incomeé @xcise taxes on our
undistributed taxable income.
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EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

Historically, the only provision for federal inconexes in our condensed consolidated financiaéstants relates to our consolidated
taxable REIT subsidiaries (“TRSs”). During the thmaonths ended March 31, 2009, our TRSs provideet énhcome tax benefit of
$639,000.

Although DIM is organized under the laws of the INetands, it pays U.S. corporate tax based orpisations in the United States.
In 2008, DIM did not pay any U.S. income tax, whieflected the benefit of net operating loss céoryards (“NOLS") in previous
years. As of March 31, 2009, DIM has NOLs of $1@i#lion remaining.

In June 2006, the FASB issued SFAS Interpretation48, “Accounting for Uncertainty in Income TaX€4-IN 487). In summary,
FIN 48 requires that all tax positions subject &5B Statement No. 109Atcounting for Income Taxgse analyzed using a two-
step approach. The first step requires an entityiddétermine if a tax position would more likely thaot be sustained upon
examination. In the second step, the tax bergefitéasured as the largest amount of benefit, detednon a cumulative probability
basis that is more likely than not to be realizgdru ultimate settlement. FIN 48 was effective figcal years beginning after
December 15, 2006, with any adjustment in a comigatax provision being accounted for as a cumuéagdfect of accounting
change in beginning equity.

We believe that we have appropriate support fortéxepositions taken on our tax returns and thatamgcruals for income tax
liabilities are adequate for all years still subjectax audits after 2005.

Share-Based Payment

The following table reports share-based paymeneesg for the three months ended March 31, 2002608:

Three Months Ended
March 31,

2009 2008
(In thousands)

Restricted stock $ 2,052 $ 1,164
Stock options 1,139 466
Employee stock purchase plan discount 4 3
Total cost 3,195 1,633
Less amount capitalized (61) (114)
Net share based payment expense $ 3,134 $ 1,519

Restricted stock and option expense includes arsofantwhich vesting was accelerated under separa@eements. Discounts
offered to participants under our 2004 EmployeelSurchase Plan represent the difference betwegketnvalue of our stock on
the purchase date and purchase price of sharaeddeu under the plan. A portion of share-basetigensation cost is capitalized
as part of property-related assets.

15



EQUITY ONE, INC. AND SUBSIDIARIES
Notes to Condensed Consolidated Financial Statement
March 31, 2009
(Unaudited)

Segment Information

Our properties are community and neighborhood singppenters located predominantly in high-growthd daigh-barrier to entry
markets in the southern and northeastern Unitete$Std&ach of our centers is a separate operatigment, all of which have
characteristics so similar that they are expeatdubtre essentially the same future prospects avel ti@erefore, been aggregated and
reported as one reportable segment. No indiviguaperty constitutes more than 10% of our constdidlaevenue, net income or
assets. The individual properties have been agggdgnto one reportable segment based upon tingiasties with regard to both
the nature and economics of the centers, tenantopearational processes, as well as long-term geefiaancial performance. In
addition, no shopping center is located outsidd_thited States.

Concentration of Credit Risk

A concentration of credit risk arises in our buss&hen a national or regionally-based tenant desup substantial amount of space
in multiple properties owned by us. In that evéte tenant suffers a significant downturn i litusiness, it may become unable to
make its contractual rent payments to us, exposmdo potential losses in rental revenue, expeaseveries, and percentage
rent. Further, the impact may be magnified if theant is renting space in multiple locations. &ahly, we do not obtain security
from our national or regionally-based tenants ippsrt of their lease obligations to us. We redulanonitor our tenant base to
assess potential concentrations of credit risk.ofAglarch 31, 2009, Publix Super Markets accourfitedver 10%, or approximately
$18.1 million, of our aggregate annualized minimeent. As of March 31, 2009, no other tenant actedirfor over 5% of our
annualized minimum rent.

Recent Accounting Pronouncements

In December 2007, the FASB issued FAS 141R, whighaces FAS 141. FAS 141R establishes principlds@guirements for how
an acquirer recognizes and measures in its fineast@éements the identifiable assets acquired|idgihdities assumed, any resulting
goodwill or bargain gain, and any noncontrollingeiest in the acquiree. FAS 141R will require usetcord fair value estimates of
contingent consideration and certain other potehdhbilities during the original purchase pricdoglation, expense acquisition costs
as incurred, and does not permit certain restringjuactivities to be recorded as a component oflmse accounting as previously
allowed under EITF Issue No. 95-3, Recognition @ibllities in Connection with a Purchase Businessn@ination. FAS 141R also
provides for disclosures to enable users of thaniiial statements to evaluate the nature and fiabeéfects of the business
combination. FAS 141R is effective for the firshaal reporting period beginning on or after Decenitie 2008 and must be applied
prospectively to business combinations completecbomfter that date. We have adopted FAS 141R a%apnfiary 1, 2009, as
required. We have determined the effect that threptoin of FAS 141R will have on our consolidatedaficial statements, and the
effect will generally be limited to acquisitions 2009, except for certain tax treatments of previacquisitions. FAS 141R amended
FASB Statement No. 109, Accounting for Income Tag&AS 109”), and FIN 48. Previously, FAS 109 antNF8, generally
required post-acquisition adjustments to businesshination related deferred tax asset valuatiammalhces and liabilities related to
uncertain tax positions to be recorded as an iserea decrease to goodwill. FAS 141R does not pehisi accounting and generally
will require any such changes to be recorded imecirperiod income tax expense. Thus, because HAR has been adopted, all
changes to valuation allowances and liabilitiestesl to uncertain tax positions established in Bitgpn accounting (whether the
combination was accounted for under FAS 141 or EABR) are recognized in current period income tgease.

In December 2007, the FASB issued FAS 160 to imptbe relevance, comparability, and transparendhefinancial information
by establishing accounting and reporting stand&dshe noncontrolling interest in a subsidiary &od the deconsolidation of a
subsidiary. We have adopted this standard as afialgnl, 2009 on a prospective basis and have pectisely applied the
presentation and disclosure requirements for albds presented herein.

In March 2008, the FASB issued Statement No. IBikclosures About Derivative Instruments and Hedgictivities — an
amendment of FASB Statement No., {38AS 161"). FAS 161 expands the disclosure regpients in FASB Statement No. 133,
“Accounting for Derivative Instruments and Hedgingivities” regarding an entity’s derivative instruments dratlging activities.
FAS 161 is effective for fiscal years beginningeafbecember 1, 2008. The impact of adoption of A&% did not have a material
effect on our consolidated financial statements.
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In February 2008, the FASB issued FASB Staff PosifFSP) No. 157-2, “Effective Date of FASB Statamh No. 157" which
permitted a one-year deferral for the implementaidd SFAS 157 with regard to nonfinancial assetd Babilities that are not
recognized or disclosed at fair value in the finahstatements on a recurring basis (at least diypu®n January 1, 2009, we
adopted SFAS 157 as it relates to nonfinancialtass®d nonfinancial liabilities that are not reciagd or disclosed at fair value in
the financial statements on at least an annuatbakie adoption of SFAS 157, as it relates to mamitial assets and nonfinancial
liabilities, had no impact on the financial statemse The provisions of SFAS 157 will be appliedsatch time as fair value
measurement of a nonfinancial asset or nonfinatialallity is required, which may result in a faialue that is materially different
than would have been calculated prior to the adopif SFAS 157.

3. Property Dispositions

The following table provides a summary of propeligposition activity during the three months entatch 31, 2009:

Gross Sales Gain / (loss)
Date Property City, State Area Price on Sale
(In acres) (In thousands)
March 31, 2009 Winchester Outparcel Huntsville 1.3 $ 920 $ 626
March 31, 2009 Waterstone Outparcel Homestelad, 0.6 788 552
Total $ 1,708 $ 1,178

As of March 31, 2009, there were no properties faidale. The summary below of selected operatisglts for all previously
disposed properties and current period disposititispsosed are as follows for the three months eMiedh 31, 2009 and 2008:

Three Months Ended

March 31,
2009 2008
(In thousands)
Rental Revenue $ 37 $ 130
Expenses
Property operating expenses 5 13
Rental property depreciation and amortization 1 32
Gain (loss) on disposal of income producing propert 1,178 -
Operations of income producing properties soldetd for sale $ 1,209 $ 85
4, Investments in Joint Ventures

As of March 31, 2009, our investment in unconsaédgoint ventures, which is presented net of tbfeded gain associated with the
disposition of assets to the GRI Venture, was $8lHon for the GRI Venture and $2.8 million fordlDRA Venture. We own a 10%
interest in the GRI Venture, which owns ten neighbod shopping centers totaling approximately lilian square feet of GLA,
and a 20% interest in the DRA Venture, which owme mffice building and two neighborhood shoppingtees totaling
approximately 503,000 square feet of GLA.

Equity in losses from these joint ventures tote#@¢D00 for the three months ended March 31, 2008 .fees paid to us associated
with these joint ventures totaled approximately&890 for the three months ended March 31, 2009.
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5. Borrowings

The following table is a summary of our mortgagées@ayable balances for periods ended March 319 8@d December 31, 2008:

Mortgage Notes Payable

March 31, December 31,
2009 2008
(In thousands)
Fixed rate mortgage loans $ 629,288 $ 371,077

The weighted average interest rate of the mortgeges payable at March 31, 2009 and December 318 2@s 6.8% and 7.2%,
respectively, excluding the effects of the net gremadjustment.

At March 31, 2009, our consolidated fixed rate mage loans include 22 mortgage loans related to Difid a face value of $262.5
million. In accordance with purchase accountingamrFAS 141R, we are required to record these rageg at fair value using a
current market interest rate for this acquired ddtdsed on current market conditions, we deterchthe fair market value of these
mortgages at our acquisition date was $231.3 milliesulting in a fair market value adjustment 8L million that will be

amortized into interest expense over the remaitives of these mortgages. The weighted averageslio maturity on these

mortgages was 5.0 years as of March 31, 2009. rRefBlote 7 for additional detail on the methodsdiso fair value assets and
liabilities of DIM.

Our unamortized premium (discount) on our mortgagees payable and unsecured senior notes payaliarah 31, 2009 and
December 31, 2008 consists of the following:

Unamortized premium / (discount) March 31, December 31,

2009 2008

(In thousands)

M ortgage notes payable $ (24,293) $ 6,360
Unsecured senior notes payable (1,047) (1,135)
$ (25,340) $ 5,225

The indentures under which our unsecured senicgsnefere issued have several covenants which ligritability to incur debt,
require us to maintain an unencumbered assetsaltioe a specified level and limit our ability tonsolidate, sell, lease, or convey
substantially all of our assets to, or merge witl ather entity. These notes have also been gte@iy most of our subsidiaries.
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Our outstanding unsecured senior notes and thedhie of our interest rate swap at March 31, 2889 December 31, 2008 consist
of the following:

Unsecured Senior Notes Payable March 31, December 31,
2009 2008

(In thousands)

3.875% Senior Notes, due 04/15/09 $ 171,630 % 176,185
Fair value of interest rate swap 926 949
7.840% Senior Notes, due 01/23/12 10,000 10,000
5.375% Senior Notes, due 10/15/15 111,570 117,000
6.25% Senior Notes, due 01/15/17 104,130 115,000
6.00% Senior Notes, due 09/15/16 106,500 106,500
6.00% Senior Notes, due 09/15/17 122,675 132,279

$ 627,431  $ 657,913

On March 24, 2004, we swapped $100.0 million natigrincipal of the $200.0 million, 3.875% seniantes to a floating interest
rate based on the 6-month LIBOR in arrears plu871%. Subsequent to quarter end, we repaid the.@Xilion principal amount
of 3.875% senior notes that remained outstandinbsettled the related interest rate swap. The weijhverage interest rate of our
unsecured senior notes at March 31, 2009 and Dexreih 2008 was 5.62% and 5.66%, respectivelyuding the effects of the
interest rate swap and net premium adjustment.nguhe three months ended March 31, 2009, we psech&30.5 million of our
outstanding unsecured senior notes, with varyinguriiees which generated a gain on the early exiisiynent of debt of $8.7
million.

The following table provides a summary of our unsed revolving lines of credit balances at March 3209 and December 31,
2008:

Unsecured Rewvolving Credit Facilities March 31, December 31,
2009 2008

(In thousands)

Wells Fargo $ 10,000 $ 35,500
City National Bank - -
10,000 $ 35,500
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In October 2008, we amended and restated our ureskcevolving credit facility with a syndicate oamks for which Wells Fargo
Bank, National Association is the sole lead arraregel administrative agent as previously disclasedur Annual Report on Form
10-K for the year ended December 31, 2008. Thilitfaexpires October 17, 2011 with a one-year agten option.

The facility contains customary covenants, inclgdimancial covenants regarding debt levels, tidilities, interest coverage, fixed
charge coverage ratios, unencumbered propertiepemdgitted investments which may limit the amourgikable under the facility.

If a default under the facility exists, our ability pay dividends would be limited to the amountassary to maintain our status as a
REIT unless the default is a payment default orkbagtcy event in which case we would be prohibifedm paying any
dividends. The interest rate in effect at March 3109 was 3.25%. The facility also provides fog tssuance of letters of credit, of
which there were $12.7 million issued at March 2109.

We also have a $15.0 million unsecured creditifgoilith City National Bank of Florida, on whichehe was no outstanding balance
as of March 31, 2009 and December 31, 2008. Thkitfaalso provides for the issuance of $527,00@utstanding letters of credit.
In addition, we also have a $55,000 outstandingreekletter of credit with Bank of America.

As of March 31, 2009, the availability under therivas credit facilities was approximately $218.8llimn, net of outstanding
balances and letters of credit and subject to dhvermants in the loan agreement.

6.  Earnings Per Share

Earnings per share is accounted for in accordaiitteRBAS 128, which requires a dual presentatiobasic and diluted earnings per
share on the face of the consolidated statemerdpefations. Basic earnings per share is computediwiding net income
attributable to common stockholders by the weiglaieerage number of common shares outstanding éopéhiod. Diluted earnings
per share reflects the potential dilution that doatcur if securities or other contracts to issaemmon stock were exercised or
converted into common stock or resulted in thedasse of common stock that then shared in our egsnin

As indicated in the summary of accounting polidgie®Note 1, FSP No. EITF 03-6-1, requires that wplaphe two-class method of
computing basic and diluted earnings per sharetfose securities, which are considered particigasiecurities. The two-class
method is an earnings allocation formula that feaparticipating security as having rights to gw® that would otherwise have
been available to common stockholders. Under the-dlass method, earnings for the period are akatdetween common
stockholders and other security holders, baseti@in tespective rights to receive dividends.

As described in Note 7, the DIM Exchange Agreentastdefined in Note7) provides that we acquire feothird party an additional
766,573 common shares, or 9.4% of the outstandid@nary shares of in exchange for 536,601 sharesuofcommon stock,
depending on the market price at the time thatcthlitions to closing are satisfied. The estimdsédvalue of the DIM Exchange
Agreement as of the acquisition date of January2089 is approximately $323,000 and is classifist@ntingent consideration in
stockholders’ equity. For calculating diluted eags per share, however, we are required to congtidedilutive effect issuing of the
DIM Exchange Agreement, which would require us geue the additional 536,601 of our common stockeshdn addition, to
appropriately present the dilutive nature of thdilExchange Agreement, we must reflect the increalewnership and income we
would receive if these shares were issued and egeltafor the DIM ordinary shares. Accordingly, e required to adjust our
basic income used in our EPS calculation for tleeeimental gain or (loss) attributable to our inseghownership, as well as adjust
our weighted average shares to include the additisimares issuance.
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The following table sets forth the computation af basic and diluted earnings per share:

Three Months Ended
March 31,

2009 2008
(In thousands)

Income from continuing operations $ 42,148 $ 20,769
Net loss attributable to noncontrolling intéres 476
Allocation of undistributed earnings to unvestestricted share awal 9 @av
Allocation of earnings associated with contitgeIM share a2
Income from continuing operations attribuéatd Equity One $ 42,397 $ 20,597
Income from discontinued operations 1,209 85
Net income available to common stockholders - basand diluted $ 43,606 $ 20,682
Weighted Average Shares Outstanding — Basic 76,764 73,324
Walden Woods Village, Ltd 94 o4
Restricted stock using the treasury method 69 35
Stock options using the treasury method 30 46
Contingent shares to be issued for DIM stock 453 -
Subtotal 4 646 175
Diluted earnings per share - weighted average shase 77,410 73,499

7. Acquisition of Controlling Interest in DIM Vastgoed N.V

On January 14, 2009 (the “Acquisition Date”) in aatance with the Stock Exchange Agreement betwseand Homburg Invest
Inc. and Homburg (Neth) Beheer B.V. (collectivelidomburg”), dated January 9, 2009 (the “DIM Exchanggreement”), we
acquired ownership of 15.1% of the outstanding Ddhinary shares in exchange for 866,373 sharesunfcommon stock. As
previously disclosed, DIM is a public company orngaed under the laws of the Netherlands, which dpsera portfolio of 21
shopping center properties comprising approximagfy million square feet in the southeastern UniBdtes. In addition, we
obtained from Homburg voting rights with respectao additional 9.4 % of the outstanding DIM ordinahares over which
Homburg has voting power but does not currently dttve “Future Shares”) resulting, together with 8%2% of DIM ordinary
shares owned by us, in voting control over 74.6%hefoutstanding DIM ordinary shares. Prior toAloguisition Date, we accounted
for our 48% interest in DIM on December 31,2008aasavailable-for-sale security because of our litghto exert significant
influence over DIM’s operating or financial polisi@nd, based on DIM’s organizational and capitalcstire, we were unable to
participate in the affairs of DIM’s supervisory bdaSubsequent to the acquisition of the aboveeafeed shares and voting rights,
our management determined that we had obtainectisuff ownership to exert control over DIM and,aasesult consolidated DIM
as of the Acquisition Date in accordance with FASR.
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The DIM Exchange Agreement provides for us to aggfiom Homburg the Future Shares, if and when Hmgthas acquired

ownership thereof, in consideration for 536,601refaf our common stock or, at our option, $11.80 ghare in cash adjusted for
any dividends paid on our shares and the FutureeSh@he fair value of the Future Shares transaafdb323,000 was determined
using Monte-Carlo simulation methodology to estienédir values of the securities involved. Theseuatbns of the securities
considers various assumptions, including time tounity, applicable market volatility factors, andreent market and selling prices
for the underlying securities which are traded lb@ dpen market. The value of the DIM Exchange Ages# of approximately

$323,000 will be classified as contingent consitenawithin stockholders equity until consummatiah the Future Shares
acquisition.

This contingent stock exchange requires us to iskuraburg 536,601 shares of our common stock in &xgé for 766,573 of DIM's
ordinary shares if our common stock is trading be%20.00. Likewise, the contingent stock excharegpiires Homburg to provide
us with 766,573 DIM ordinary shares in exchange5®6,601 shares of our common stock if our stodkaiding above $16.50. The
Agreement provides for a time-sensitive cash satl& option, solely and absolutely at our discretibat takes precedence over the
aforementioned stock exchange. This cash settleamiun provides us the ability to pay Homburg cas$11.50 per DIM ordinary
share, adjusted for a dividend formula that conrsiderr dividend and DIM's dividend, if any.

The following table summarizes the Acquisition D&a& value of the consideration paid for the coliing interest in DIM (in
thousands):

Acquisition Date Fair Value

(In Thousands)

Previous equity interest $36,94¢
Value of our common stock exchange (866,373 shares) 12,234
Contingent consideration 323
Total $49,50z

Following the Acquisition Date, we recognized aslas $12.1 million as a result of re-measuringéiv ¥alue our approximate 50%
equity interest in DIM held before that date. Tlasdl is included in the line item “Gain on acquisitiof controlling interest in
subsidiary” in the statement of operations for tee months ended March 31, 2009. The fair vafuthe 866,373 shares of our
Common Stock issued to Homburg under the DIM Exgbafigreement was determined on the basis of ttenganarket price on
the New York Stock Exchange ($14.12 per shareuofGpmmon Stock on the Acquisition Date.

We recognized approximately $3.9 million of acqtidgsi related costs that were expensed as folloywg Connection with the other-
than-temporary impairment loss recorded duringthi@ quarter of 2008, approximately $2.2 milliorasvexpensed, (ii) during the
fourth quarter of 2008 approximately $926,000 werded in general and administrative expense iandyring the quarter ended
March 31, 2009 approximately $818,000 was recoidegtneral and administrative expense.

The following table summarizes the estimated falugs of the assets acquired and liabilities asduahéhe Acquisition Date. We are
still in the process of finalizing valuations ofrtaén assets and liabilities; thus, these provisianeasurements are subject to change.
See “Business Combinations” in Note 2 for the mdthased to fair value the income producing properéind the related lease
intangibles.
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Preliminary Estimated Fair Values

(In thousands)

Income producing properties $ 387,325
Cash and cash equivalents 1,858
Accounts and other receivables 1,809
Intangible assets 42,267
Other asse’ 3,04¢
Total assets acquired $ 436,3C
Mortgage notes payable 230,969
Secured revolving credit facility 1,270
Accounts payable and accrued expenses 1,081
Tenant security deposits 926
Below market leases 31,584
Deferred tax liability 54,165
Other liabilities 2,090
Total liabilities assumed $ 322,08
Net assets acquired $ 114,223
Noncontrolling interest in DIM $ 295

The fair values of the acquired intangible assdtsf which have definite lives and will be amagd, were provisionally assigned as
follows: approximately $8.2 million to leasing conssions with a remaining weighted-average usefialdf approximately 9.1 years,
approximately $3.0 million to above-market leaseithva remaining weighted-average useful life of rapgmately 4.9 years,
approximately $30.5 million to in-place leases wihremaining weighted-average useful life of appmately 7.6 years; and
$600,000 to lease origination costs with a remaimeighted-average useful life of approximately fears.

The below-market lease intangible liability hagmaining weighted-average useful life of approxghafl.3 years.
The gross amount due for the accounts and otheiviedales is $2.6 million, of which $675,000 is esfael to be uncollectible.

The fair value of the mortgage notes payable wasrohéned by using present value techniques andogpigte market interest rates
on a loan-by-loan basis. We are not guaranteewligteralizing or otherwise directly assuming DIMisbt. In valuing the mortgage
notes at each property, we considered the occudamely market location, physical property conditithe asset class, cash flow, the
loan-to-value (“LTV") ratio and other pertinent facs. Due to the current disruption in the crediirkets and other adverse economic
conditions, the range of possible borrowing costs eary significantly. Our fair value approach ddesed market quotes for retail
shopping center assets which were adjusted bas#fteamderlying LTV ratios of the assets securimg lbans. Using this approach
we valued the mortgage notes acquired using manrterest rates ranging from 6% to 12% per year.

The fair value of the noncontrolling interest inNDivas measured on the basis of the closing market ($8.99 per share) of DIM
ordinary shares on the Acquisition Date multiplBd2.9 million ordinary DIM shares outstanding tihggt do not own.

The amounts of revenue, expense and net loss fdrildluded in our condensed consolidated statermEoperations for the period
ending March 31, 2009 are as follows:
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Revenue, expenses and net loss

(In thousands)

Revenues $ 10,306
Property operating expenses (2,622)
Rental property depreciation & amortization (4,455)
General and administrative (460)
Interest expense (4,891)
Other income (expense) 1
Income taxes 751
Noncontrolling interest’s share $ 7%
Our share of the net loss $ (894)

The fair value of the identifiable assets acquied liabilities assumed exceeded the fair valudefconsideration transferred. As a
result, we recognized a provisional gain of $26ilfian, which is included in the line item “Gain atquisition of controlling interest
in subsidiary” in our condensed consolidated statgnof operations for the three months ended M8dch2009. We are still in the
process of finalizing valuations for certain assatsl liabilities; thus, the provisional measurersedisclosed in the table above
acquisition and the net loss are subject to change.

The pro forma consolidated statement of operatioriermation required by FAS 141R has not been presk due to
it being impracticable to prepare such informat@ reports under International Financial ReportBigindards (“IFRS”) as adopted
by the European Union which differs from US GAAR among other respects, the treatment of tenantowvements and lease
incentives, capitalization of property improvememtsd the recognition of straight-line rental incomi@ properly reflect the
adjustments required to present pro forma inforomatwe would have to evaluate on a lease-by-leasis bhe adjustments needed to
properly recognize revenues and expenses for acefi at least two years as well as to recreatehtbirical basis of income
producing properties, and the related intangiblestaen accurately track their related amortizatétepreciation, and write offs for a
period of at least two years. In addition to ratirey these balance sheet changes and income statehanges, the tax effect of all
changes would have to be recreated using GAAPxtdifferences previously not tracked by DIM. Asesult of these factors, we
believe it is impracticable to gather, analyze, aotnpile pro forma financial information. Manageraevill however reassess
whether such disclosure continues to remain imjpagle in our subsequent reporting periods.

8. Noncontrolling Interest

Noncontrolling interests represent the portionaudity that we do not own in those entities thatagesolidate as a result of having a
controlling interest. In December 2007, FASB iss&é® 160, which, commencing with financial peridsginning after January 1,
2009, requires additional financial statement pregt@on and disclosure items which we have incluideithe accompanying financial
statements.

We are involved in the following investment actier#t in which we have a controlling interest:

On January 1, 1999, Equity One (Walden Woods, Jrecyholly-owned subsidiary of ours, entered intbindted partnership as a
general partner. An income-producing shopping erefitWalden Woods Village”) was contributed by @svners (the “Minority
Partners”), and we contributed 93,656 shares ofcommmon stock (the “Walden Woods Shares”) to thatdid partnership at an
agreed-upon price of $10.30 per share. Based isnptr share price and the net value of propertyrituted by the Minority
Partners, the limited partners received 93,656npeship units. We have entered into a redemptgneeanent with the Minority
Partners whereby the Minority Partners can reqtegtwe purchase either their limited partnershifisuor any shares of common
stock, which they received in exchange for theitrEship units at a price of $10.30 per unit or gleare at any time before January
1, 2014. Because of the redemption agreementpweotidate the accounts of the partnership withfimancial statements. We have
also entered into a conversion agreement with thoiMy Partners.
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Under the conversion agreement, following notides Minority Partners can convert their partnersiniits into Walden Woods
Shares. In addition, under the terms of the limjgadnership agreement, the Minority Partners dohawe an interest in the Walden
Woods Shares except to the extent of dividendsivedeby the partnership for the shares originalbntadbuted by us. The
retrospective application FAS 160 required thatribacontrolling interest of $989,000 related to Wealden Woods partnership be
reclassified to equity and be clearly identifieabéled, and presented as separate from our edisty, in previously issued financial
statements, a preference in earnings has beemt@tbto the Minority Partners to the extent of disributions declared. Under FAS
160, the dividend income received by the partnershi the original shares of our common stock that aentributed and the
subsequent distribution thereof to the minoritytpars will be recognized in equity and not reflelcte the consolidated statement of
operations. This change has been presented rettoghe and will be prospectively applied.

We have controlling interests in two joint ventutbat, together, own our Sunlake development ptojéée have funded all of the

acquisition costs, are required to fund any necgshavelopment and operating costs, receive an i@&feed return on our advances,
have reimbursement rights of all capital outlaysrnudisposition of the property, and are entitle@®6 of the profits thereafter. The
minority partners are not required to make contidns and, to date, have not contributed any chpfdme joint venture is under

development and the other mixed-use joint ventsireearing completion of construction and has conmeéteasing. Noncontrolling

interest will not be recorded until the equity lire tproperty surpasses our capital expendituresamailative preferred return.

As of March 31, 2009, we owned 5,360,826 ordindrgres of DIM (or depository receipts related thexetepresenting 65.2% of
DIM’s total outstanding ordinary shares, and hatingpcontrol over an additional 766,573 ordinarar&s, which, together with the
shares owned, represent voting control over 74.6%lM’s total outstanding ordinary shares. Noncoliling interest was recorded
based on the noncontrolling market capitalizatibrtha Acquisition Date and will be adjusted on agpective basis for earnings
attributable to the noncontrolling interest.

The following details the effects of changes in ownership interests in our subsidiaries on ouitggu

Three Months Ended
March 31,
2009 2008
(In thousands)

Net income attributable to Equity One, Inc. $ 43,833 $ 20,854
Increase in our paid-in-capital for

purchase of 13,564 DIM common shares 1 -

Net transfers from noncontrolling interest 1 -
Change from net income attributable to Equity One,

and transfers from noncontrolling interest $ 43,834 $ 20,854
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9. Share-Based Payment Plans

As of March 31, 2009, we have awards outstandirdgufour share-based payment plans, including tl@agpthat we assumed in
connection with our merger with IRT Property Compam 2003. While awards are outstanding underehmans, the Equity One
2000 Executive Incentive Compensation Plan is tiragry plan under which current awards are grantBae 2000 plan was adopted
by our stockholders in June 2000 and amended in 2082, July 2004 and June 2007. The number okeshaserved for issuance
under the plan is currently 8.5 million, of whicppaioximately 3.3 million shares remain availabledwards.

The term of each award is determined by the congiemscommittee of our board of directors (the “Goittee”), but in no event
can the term of any stock option or stock appramatight (“SAR”) be longer than ten years from ttiete of the grant. The vesting,
if any, of the awards is determined by the Commijtia its sole and absolute discretion. Divideads paid on shares of restricted
stock awarded and outstanding under the plan.aiDeoptions and share awards provide for accelgnasting if there is a change in
control.

For options granted after the January 1, 2006 élomif FAS Statement No. 123Bhared-Based Paymemnte used the binomial
option pricing model to determine the fair valueoaf stock options; however, effective JanuaryQQ& we elected to use the Black-
Scholes-Merton option-pricing model to determinegpectively the fair value of our stock options edea after that date. We
determined that the Black-Scholes-Merton optiomipg model is an acceptable and widely used methaidis more appropriate for
us given our stock option granting practices, amniteéd history of option exercise patterns, and ithenateriality of stock option
expense to our net income. The determination effdtir value of awards on the date of grant usingoption-pricing model is
affected by the price of our common stock as wekhssumptions regarding a number of subjectivabkas. These variables include
our expected stock price volatility over the terfiie awards, the expected life of the options exukcted dividends.

We measure compensation cost for restricted staekds based on the fair value of our common stédkeadate of the grant and
expense such amounts ratably over the vestinggerio

The following table reports stock option activityrethg the three months ended March 31, 2009:

Shares Weighted-
Under Average
Option Exercise Price

(In thousands)

Outstanding at December 31, 2008 2,475 % 23.32
Granted 480 11.84
Exercised - -

Forfeited or expired - -
Outstanding at March 31, 2009 2,995 $ 21.46

Exercisable at March 31, 2009 1,031 $ 23.02
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The following table presents information regardiagtricted stock activity during the three monthded March 31, 2009:

Weighted-
Unvested Average
Shares Price
(In thousands)
Unvested at December 31, 2008 385% 24.79
Granted 57 13.45
Vested (50) 23.09
Unvested at March 31, 2009 392 $ 23.35

During the three months ended March 31, 2009, vemtgd 56,907 shares of restricted stock that drcuto forfeiture and vest
over periods from two to four years.

The total vesting-date value of the 49,697 shdrasvested during the three months ended MarcR@19 was $573,600.

As of March 31, 2009, we had $10 million of totalrecognized compensation expense related to umnvek@re-based payment
arrangements (options and restricted shares) gramger our plans. This cost is expected to begrized over a weighted average
period of 1.9 years.

10. Equity

As part of a change in accounting principle dueotw adoption of FAS 160, we reclassified to equ#889,000 related to the
noncontrolling portion of our Walden Woods down RElartnership that was previously stated on oursalidated balance sheet
between liabilities and equity. We also includexeav caption in our statement of shareholders’ ggoitpresent the total amount of
noncontrolling interests represented in our equity.

In connection with the consolidation of DIM, we ognized approximately $25.8 million of noncontnadi interest in our equity
representing the percentage of DIM that we didawsttrol at the Acquisition Date. Subsequent chatgeke noncontrolling equity
balance will arise from allocation of subsidiarycéme or loss attributable to noncontrolling intéser upon changes in our
ownership of DIM.

In the three months ended March 31, 2009, we réyased and retired 461,694 shares of our commok sitoan average price of
$11.75.
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11.

Condensed Consolidating Financial Information

Most of our subsidiaries have guaranteed our iretitess under the unsecured senior notes and thigingvcredit facility. The
guarantees are joint and several and full and wufitional.

Combined Non-
Condensed Balance Sheet Equity One, Guarantor Guarantor Eliminating
As of March 31, 2009 Inc. Subsidiaries  Subsidiaries Entries Consolidated
ASSETS (In thousands)
Properties, net $ 1,015,043 $ 274,508% 867,257 $ - $ 2,156,808
Investment in affiliates 628,310 - - (628,310
Other assets (70,409) 213,367 70,303 - 2R,
Total Assets $ 1,572,944 $ 487,875 $37,560 $ (628,310) $ 2,370,069
LIABILITIES
Mortgage notes payable $ 56,900 $ ,16® $ 523,225 $ - $629,288
Unsecured revolving credit facilities amo - - - 10,000
Unsecured senior notes payable 627,431 - - - 627,431
Unamortized/unaccepted
premium/(discount) on notes payable 08§3 30 (25,062) - (25,340)
Other liabilities 22,896 35 112,995 - 140,561
Total Liabilities 716,919 52,720 611,158 - 341,937
NONCONTROLLING INTEREST - - - -
STOCKHOLDERS' EQUITY 856,025 43551 326,402 (628,310) $ 983,2
Total Liabilities anc
Stockholders' Equity $ 1,572,944 $ 487,875% 937,560 $ (628,310) $ 2,370,069
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Combined Non-
Condensed Balance Sheet Equity One, Guarantor Guarantor Eliminating
As of December 31, 2008 Inc. Subsidiaries Subsidiaries Entries Consolidated
(In thousands)
ASSETS
Properties, net $ 1,019,154 $ 274,587 $ 484,992 $ - $ 1,778,733
Investment in affiliates 628,309 - - (628,309)
Other assets 184,561 17,408 55,561 - 72830
Total Assets $ 1,832,024 $ 291,995 $ 40553 $ (628,309) $ 2,036,263
LIABILITIES
Mortgage notes payable $ 57,491 $ 49,951 $ 263,635 $ - $ 371,077
M ortgage notes payable related to properties luelddle - - - -
Unsecured revolving credit facilities 35,500 - - - 360
Unsecured senior notes payable 687,91 - - - 657,913
Unamortized/unaccepted premium (discount) on nptssable (316) 37 5,504 - 5,225
Other liabilities 37,219 5,067 13,775 - 56,061
Total Liabilities 787,807 55,055 282,914 - 1,77%
STOCKHOLDERS’ EQUITY 1,044,217 236,940 257,639 (628,309) 901,487
Total Liabilities and
Stockholders’ Equit $ 183202 $ 291,99 $ 54055 $  (628,309) $ 2,027,26
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Condensed Statement of Operations Combined Non-
for the three months ended Equity One Guarantor Guarantor Himinating
March 31, 2009 Inc. Subsidiaries  Subsidiaries Entries Consolidated
(In thousands)
REVENUE:
Minimum rent $ 25977  $ 7280 $ 18,95 $ $ 53,21
Expense recoveries 6,801 2,238 5,384 14,42
Percentage rent 426 101 613 1,14
Management and leasing services 156 394 - 55
Total revenue 33,360 10,013 935, 69,32
EQUITY IN SUBSIDIARIES'
EARNINGS 31,757 - - (31,757)
COSTS AND EXPENSES:
Property operating 8,734 2,006 8,182 18,92
Rental property depreciation and amortization 6,294 1,570 7,427 15,29
General and administrative 10,121 818 1,317 12,25
Total costs and expenses 25,149 4,394 ,926 46,46
INCOME BEFORE OTHER INCOME AND EXPENSE AND
DISCONTINUED OPERATIONS: 39,968 5,619 9,029 (81,757) 22,85
OTHER INCOME AND EXPENSES: - - -
Investment income 2,050 4 3 2,05
Equity in loss in unconsolidated joint ventures - @ - @
Other income (expense), net 1,050 - 1,05!
Interest expense (9,401) (864) ,2@8) (19,563)
Amortization of deferred financing fees (392) (18) (34) (444)
Gain on acquisition of DIM - - 26,866 26,86/
Gain on extinguishment of debt 8,691 - - 8,69
INCOME FROM CONTINUING OPERATIONS BEFORE TAX AND
DICONTINUED OPERATIONS: 41,966 4,734 ,586 (81,757) 41,50
Income taxbenefit of taxable REIT subsidiaries - (112) 751 63!
INCOME FROM CONTINUING OPERATIONS 41,966 4,622 27,317 (81)7 42,14
DISCONTINUED OPERATIONS:
Operations of income-producing properties soldeald lor sale 19 1 11 3
Gain (loss) on disposal of income producing propert 552 - 626 1,17
Income from discontinued operations 571 1 637 1,20
NET INCOME $ 42537  $ 4623 $ 2295% (31,757) $ 43,35
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Condensed Statement of Operations Combined Non-
for the three months ended Equity One Guarantor Guarantor Eliminating
March 31, 2008 Inc. Subsidiaries  Subsidiaries Entries Consolidated
(In thousands)
REVENUE:
Minimum rent $ 25582 % 8737 % 1865 $ - 47,97
BExpense recoveries 6,505 2,696 4,463 - 13,66
Percentage rent 550 123 776 - 1,44
Management and leasing services - 183 - - 18
Total revenue 32,637 11,739 898, - 63,27.
EQUITY IN SUBSIDIARIES'
EARNINGS 16,888 - - (16,888) -
COSTS AND EXPENSES:
Property operating 7,852 1,985 6,230 - 16,06
Rental property depreciation and amortization 6,267 1,990 3,507 - 11,76
General and administrative 5,814 1,003 68 - 6,88
Total costs and expenses 19,933 4,978 9,805 - 34,71
INCOME BEFORE OTHER INCOME AND EXPENSE AND
DISCONTINUED OPERATIONS: 29,592 6,761 9,090 (16,888) 28,55!
OTHER INCOME AND EXPENSES: - - - -
Investment income 264 2 5,896 - 6,16.
Equity in income (loss) in unconsolidated joinhteres - - - - -
Other income (expense), net 42 - - - 4
Interest expense (11,017) (1,424) @Ay - (15,982)
Amortization of deferred financing fees (383) (19) 27) - (429)
Gain on acquisition of DIM - - - - -
Loss on sale of real estate (42) - - - (42)
Gain on extinguishment of debt 2,380 - - - 2,38
INCOME FROM CONTINUING OPERATIONS BEFORE TAX AND
DICONTINUED OPERATIONS: 20,836 5,320 418 (16,888) 20,68
Income tax benefit of taxable REIT subsidiaries - 83 - - 8
INCOME FROM CONTINUING OPERATIONS 20,836 5,403 11,418 (888 20,76!
DISCONTINUED OPERATIONS:
Operations of income-producing properties soldedd lior sale 18 67 - 8
Gain (loss) on disposal of income producing propert - - - -
(Loss) gain income from discontinued operations 18 67 - - 8!
NET INCOME $ 20,854  $ 5470 $ 1841% (16,888) $ 20,85
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EQUITY ONE, INC. AND SUBSIDIARIES
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March 31, 2009

(Unaudited)
Condensed Statement of Cash Flows Combined Non-
for the three months ended Equity One, Guarantor Guarantor
March 31, 2009 Inc. Subsidiaries Subsidiaries Consolidated

Net cash (used in) provided by operating activities

INVESTING ACTIVITIES:
Additions to and purchases of rental properties
Land held for development
Additions to construction in progress
Proceeds from disposal of real estate and rentglgyties
Advances to joint ventures
Increase in deferred leasing costs
Proceeds from sale of securities
Purchase of securities
Advances to subsidiaries, net
Investment in consolidated subsidiary
Net cash provided by (used in) investing actisitie

FINANCING ACTIVITIES:
Repayments of mortgage notes payable
Borrowings under mortgage notes
Net repayments borrowings under revolving credtiflifies
Repayment from senior debt
Repurchase of common stock
Stock issuance cost
Change in deferred financing costs
Cash dividends paid to stockholders
Distributions to minority interest
Net cash used in financing activities

NET INCREASE IN CASH
AND CASH EQUIVALENTS
CASH ACQUIRED THROUGH ACQUISITION
CASH AND CASH EQUIVALENTS,
BEGINNING OF THE PERIOD

CASH AND CASH EQUIVALENTS,
END OF THE PERIOD

(In thousands)

$ (24,267)  $ 2,700 $ 43261 @ $ 21,694
(393) (938) (907) (2,238)
(952) 41 (2,499) (3,410)
755 - 889 1,644
15 - - 15
(595) (69) (308) (972)
72,048 - - 72,048
(10,719) - - (10,719)
(9,788) 46,381 (36,593) -
(916) - - (916)
49,455 45,415 (39,418) 55,452
(625) (788) (2,573) (3,986)
- (26® (1,270) (26,770)
- (21,827) - (21,827)
(5,425) - (5,425)
(25) - - (25)
122) - - (23,142)
9.747) (48,115) (3,843) (81,175)
(4,029) (0) 0 (4,029)
B3 1,857
5,355 5,355
$ 3183 $ © % 0 % 3,183
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EQUITY ONE, INC. AND SUBSIDIARIES

Notes to Condensed Consolidated Financial Statement

March 31, 2009

(Unaudited)
Condensed Statement of Cash Flows Combined Non-
for the three months ended Equity One, Guarantor Guarantor
March 31, 2008 Inc. Subsidiaries Subsidiaries Consolidated
(In thousands)
Net cash provided by operating activities $ (10,443) 28,087 $ 8,200 $ 25,844
INVESTING ACTIVITIES:
Additions to and purchases of rental properties (205) (3,739) (759) (4,703)
Land held for development - (82) - (82)
Additions to construction in progress (72) (4,560) (270) (4,902)
Proceeds from disposal of real estate and renvalgaties 514 - - 514
Decrease in cash held in escrow 46,226 - - 46,226
Increase in deferred leasing costs (383) (1,398) (441) (2,222)
Proceeds from repayment of notes receivable 8 - - 8
Proceeds from sale of securities 50 2 - - 250
Purchases of securities (51) - - (51)
Advances (to) from affiliates 22,752 (17,101) (5,651) -
Net cash provided by (used in) investing actisitie 69,039 (26,880) (7,121) 35,038
FINANCING ACTIVITIES:
Repayments of mortgage notes payable (456) (1,207) (2,079) (2,742)
Net repayments borrowings under revolving creditlifees (12,500) - - (12,500)
Repayment of senior debt (24,996) - - (24,996)
Proceeds from issuance of common stock 234 - - 234
Cash dividends paid to stockholders 122) - - (22,191)
Net cash used in financing activities 9,609) (1,207) (1,079) (62,195)
NET CHANGE IN CASH
AND CASH EQUIVALENTS (1,313) - - (1,313)
CASH AND CASH EQUIVALENTS,
BEGINNING OF THE PERIOD 1,313 - - 1,313
CASH AND CASH EQUIVALENTS,
END OF THE PERIOD $ - - $ - $ -
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12. Fair Value Measurements

In September 2006, the FASB issued Statement N&/ “Fair Value Measurements” (“FAS 157”). FAS 158tablishing a
framework for measuring fair value, which includebierarchy based on the quality of inputs used¢asure fair value and provides
specific disclosure requirements based on the fuieya

Fair Value Hierarchy
FAS 157 requires the categorization of financiakss and liabilities, based on the inputs to tHeateon technique, into a three-level
fair value hierarchy. The fair value hierarchy gwbe highest priority to the quoted prices in\actinarkets for identical assets and

liabilities and lowest priority to unobservable ing. The various levels of the FAS 157 fair valierdrchy are described as follows:

Level 1 —Financial assets and liabilities whose values aiseth on unadjusted quoted market prices for icaEndisse!
and liabilities in an active market that we have #bility to access.

Level 2 —Financial assets and liabilities whose values ase=t on quoted prices in markets that are noteaotimode
inputs that are observable for substantially thietéum of the asset or liability.

Level 3 — Financial assets and liabilities wkovalues are based on prices or valuation tecesithat require inputs tt
are both unobservable and significant to the ol/&a&lvalue measurement.

FAS 157 requires the use of observable market delten available, in making fair value measuremeWsen inputs used to
measure fair value fall within different levels thfe hierarchy, the level within which the fair valmeasurement is categorized is
based on the lowest level input that is signifidanthe fair value measurement.

Recurring Fair Value Measurements

The following table presents our fair value hiehgréor those assets and liabilities measured av&due on a recurring basis as of
March 31, 2009:

Fair Value Measurements

(In thousands)

Quoted Prices in Significant
Active Markets Other Observable
for Identical Assets Inputs
Description (Level 1) (Level 2)
Available-for-sale-securities $ 13,074 $ 60,916
Interest rate swap - 926
Total $ 13,074 % 61,842
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Valuation Methods

Interest rate swap — This financial instrument &ued under an income approach using industry-atanchodels that consider

various assumptions, including time value, volgtifactors, current market and contractual priagsttie underlying derivative, and

counterparty non-performance risk. Substantidllpfthese assumptions are observable in the nyaldee throughout the full term

of the instrument, can be derived from observabla dr are supported by observable levels at wingatsactions are executed in the
marketplace.

Debt securities — These securities are valued usidigstry-standard models that consider variousimp$ions, including time to
maturity, applicable market volatility factors, andrrent market and selling prices for the undedydebt instruments which are
traded on the open market, even if not highly lilguSubstantially all of these assumptions are mbbde in the marketplace, or can
be derived from observable data.

13. Commitments and Contingencies

As of March 31, 2009, we pledged letters of craditling $13.3 million as additional security foertain financial and other
obligations.

We have committed to fund approximately $3.8 millidoased on current plans and estimates, in oameomplete pending
development and redevelopment projects. Thesgathidns, comprising principally of construction t@ets, are generally due as the
work is performed and are expected to be finangetthd funds available under our credit facilitiescash on hand.

Certain of our properties are subject to groungdsawhich are accounted for as operating least$rave annual obligations of
approximately $88,000. Additionally we have opergiease agreements for office space in which asetan annual obligation of
approximately $398,000.

We are subject to litigation in the normal cour$éuasiness. However, we do not believe that antheflitigation outstanding as of
March 31, 2009, will have a material adverse effecour financial condition or results of operaton

As described in Note 7, in connection with the DBibck Exchange, we have obtained rights to accuirexdditional 766,573
ordinary shares of DIM (or depository receipts tediathereto) on or before January 1, 2011, subfectertain conditions
precedent. Pursuant to the DIM Exchange Agreenarnhe closing of that acquisition, we will be w@égd to issue either 536,601
shares of our common stock or pay cash in the ahwfu$11.50 per DIM share plus an additional castoant based on dividends
paid on shares of our common stock and DIM shafemy, between the date of the DIM Exchange Agreetrand the future
closing. See Note 7 for a more detailed descripth the transaction, the stock exchange agreemeatthe future contingent
consideration.

14. Severance

On March 30, 2009, we announced that Greg Andrews former Chief Financial Officer, and Thomas Mcbagh, our former
Chief Investment Officer, agreed to terminate tieenployment arrangements with us.

In the three months ended March 31, 2009, we recbedone-time charge of $3.3 million related to dbeelerated recognition of

expenses due to the termination of these two exesitemployment. The following table outlines amtaiwhich are based on the
terms of the executives’ employment agreements.
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Three Month Ended
March 31, 2C

Severance BExpense

Cash Severance ltems:

Base Pay $ 1,325
Bonus 731
Total cash items $ 2,056

Non-cash Severance ltems:

Restricted Stock Accelerated Vestings 919
Stock Option Accelerated Vesting 610
Long-term Incentive Plan Not Paid (334)
Total non-cash items $ 1,195
Total $ 3,251

15. Subsequent Events

On April 15, 2009, we repaid the remaining $171ilion outstanding principal amount on our $200 lrait 3.875% unsecured
senior notes.

In April of 2009, we repurchased approximately $@nfllion principal amount of our unsecured outstagdsenior notes for
consideration of $4.1 million, generating a gairapproximately $2.3 million.

In April 2009, we issued and sold 6,660,800 shafesir common stock in an underwritten public afigr(including 160,800 shares
pursuant to the underwriters’ over-allotment optiobhe shares were offered to the public at $14€&0share. The issuance of the
shares was registered under the Securities Ac®88 pursuant to our shelf registration statemenidr Bo the commencement of the
public offering, we entered into a common stockcpase agreement with an affiliate of our largestidiolder, Gazit-Globe, Ltd.,
which may be deemed to be controlled by Chaim Katznthe chairman of our board of directors. Urtierpurchase agreement,
Gazit's affiliate purchased 2,450,000 shares of @mmmon stock at the public offering price concuotie with the closing of the
public offering. In connection with the purchaseemgnent, we also executed a registration righteeagent granting the buyer
customary demand and “piggy-back” registration t3ghAs a result of the public offering and the @ament private placement, we
received approximately $126.2 million net of undetsv’s discounts and expenses.
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ITEM 2. MANAGEMENT'S DISCUSSION AND ANALYSIS OF FINANCIAL CONDITION AND RESULTS OF
OPERATIONS

The following discussion should be read in conjiorctith the condensed consolidated interim finahstatements and notes thereto
appearing in Iltem 1 of this report and the moraited information contained in our Annual Reportkorm 10-K for the year ended
December 31, 2008, filed with the SEC on Februé&y?D08.

Unless the context otherwise requires, all refezsrto “we”, “
One, Inc. and its consolidated subsidiaries.

our”, “us”, and “Equity One” in thiseport refer collectively to Equity

Critical Accounting Policies

Our 2008 Annual Report on Form 10-K contains a desan of our critical accounting policies, inclug) revenue recognition, cost
capitalization, impairment of real estate assats¢hmse accounting treatment for acquisitions, @athog for securities, impairment
testing of goodwill, and joint venture accountirigor the three months ended March 31, 2009, theme wo material changes to
these policies, with the exception to the following

On January 1, 2009, the Company adopted the pomgsif FASB Statement No. 141 (revised 2007), BassrCombinations (“FAS
141R") and is applying such provisions prospeciivel business combinations that have an acquisdate on or after January 1,
2009. FAS 141R establishes principles and requinésrfer how an acquirer in a business combinatijpre¢ognizes and measures in
its financial statements the identifiable assetguaed, the liabilities assumed, and any noncoliiglinterest in the acquiree,
(ii) recognizes and measures goodwill acquired lmisiness combination or a gain from a bargainhmse, and (iii) determines what
information to disclose to enable users of finansfatements to evaluate the nature and finanéfietts of the business combination.
In addition, FAS 141R requires that changes in dh®unt of acquired tax attributes be included i@ @ompany’s results of
operations. While FAS 141R applies only to busiressabinations with an acquisition date after ifeetive date, the amendments to
FASB Statement No. 109, Accounting for Income TaXE&S 109”), with respect to deferred tax valuatialowances and liabilities
for income tax uncertainties have been appliedlitoleferred tax valuation allowances and liabibtifor income tax uncertainties
recognized in prior business combinations. On Jan@a 2009, the Company entered into a Stock Exghahgreement with an
unrelated party under which it acquired on Janudaty2009 1,237,676 shares of DIM Vastgoed N.V.Divl’'s ordinary voting
shares in exchange for 866,373 shares of the Cofigpaommon stock. Also on January 9, 2009, we edténto a voting rights
agreement with the same unrelated party coveringduitional 766,573 ordinary voting shares. Durifanuary 2009, we also
purchased an additional 105,461 shares of DIM stotithe open market. As of January 31, 2009, EQYiemn65.2 % of DIM’s
outstanding ordinary shares and had voting cowtret another 9.4 % resulting in voting control ®&p74.6% of DIM’s outstanding
ordinary shares. As such management determirtetlieffectively gained control of DIM and as suppléed the provisions of FAS
141R in conjunction with this acquisition. Refer Note 7 of the Notes to the Condensed Consolidaiedncial Statements for
detailed disclosure on the consideration providee net assets acquired, and the bargain purclasesgorded.

On January 1, 2009, the Company adopted the pomésif FAS 160. The provisions of FAS 160 estabdisbounting and reporting
standards for the noncontrolling interest in a ofidated subsidiary. FAS 160 is being applied peasipely, except for the
provisions related to the presentation of noncdlimigpinterests in the statement of shareholdeggiity. As of March 31, 2009 and
December 31, 2008, noncontrolling interests of $989 and $989,000, respectively, have been cladsis a component of equity in
the consolidated balance sheet. For the three mamttied March 31, 2009 and 2008, net loss attbbita noncontrolling interests
of $476,000 and $0, respectively, is included inineome. Earnings per share has not been affectedresult of the adoption of the
provisions of FAS 160.

In June 2008, the FASB issued FSP EITF No. 03-®é&termining Whether Instruments Granted in ShareeBaPayment
Transactions Are Participating Securitieghich clarifies that unvested share-based paymesmtrds that entitle their holders to
receive non-forfeitable dividends, such as ourrietetd stock awards, are considered participatiagusties. As participating
securities, these instruments will be included hie talculation of basic EPS. Because the awarelscamsidered participating
securities under Statement of Financial Standa/&fs No. 128,Earnings per Sharethe issuing entity is required to apply the two-
class method of computing basic and diluted eampeg share. The two-class method is an earaitmsation formula that treats a
participating security as having rights to earnitigeg would otherwise have been available to comei@areholders. Under the two-
class method, earnings for the period are allochétdeen common shareholders and other securitkeiglbased on their respective
rights to receive dividends. The FSP requirespiective application for periods prior to the efifee date and as a result, all prior
period earnings per share data presented herembie®n adjusted to conform to these provisions adoption of FSP EITF 03-6-1
did not result in a change to the previously regitiasic EPS and diluted EPS for the three momithiedeMarch 31, 2008.
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Changes in Basis of Presentation

As discussed more fully in Note 1 to the accompagyionsolidated financial statements, certain ZdGcial information has been
reclassified so that the basis of presentatiomisistent with that of the 2009 financial infornaati This reclassification includes (i)
the adoption of Financial Accounting Standards Ho#FASB”) Statement of Financial Accounting Stardia (“Statement”)
No. 160,Noncontrolling Interests in Consolidated FinancBtatements — an amendment of ARB Nd'BAS 160"), and (ii) the
adoption of FASB Staff Position (“FSP”) Emergingues Task Force (“EITF”) Issue No. 03-6Bletermining Whether Instruments
Granted in Share-Based Payment Transactions Aréiddaaiting Securitieg“FSP No. EITF 03-6-1").

Executive Overview

We are a real estate investment trust (“REIT”) thahs, manages, acquires, develops and redevetigisbrorhood and community
shopping centers. Our primary objective is to maze stockholder value by generating sustainaldé fiaw growth and increasing
the value of our real estate assets. To achiev®lgjactive, we lease and manage our shopping reptamarily with experienced,
in-house personnel. We acquire neighborhood ommamnity shopping centers that either have leadinthantenants or contain a
mix of tenants that reflect the shopping needshefdommunities they serve. We also develop aneveddp shopping centers on a
tenant-driven basis, leveraging either existingategnrelationships or geographic and demographiovetge while seeking to
minimize risks associated with land development.

We acquired a controlling interest in DIM Vastgaded/. in the first quarter of 2009. DIM is a publkompany, the shares of which
are listed on the NYSE Euronext Amsterdam stockharge. We acquired our controlling stake by medres siock exchange with
another DIM shareholder which resulted in us adngivoting control over 74.6% of DIM’s outstandingdinary shares. Prior to this
acquisition, we accounted for our 48% interest iMDbn December 31, 2008 as an available-for-sataursty. As part of this
acquisition, we acquired net assets of $114.2 onilliwith a noncontrolling interest of $25.8 millioat a bargain gain of $26.9
million. We are still in the process of finalizingluations of certain assets and liabilities, tthesse provisional measurements are
subject to change. The results of DIM’s operatibage been included in our financial statements fileenacquisition date and for the
first quarter of 2009. The pro forma consolidastatement of operations has not been presentedd®itds impracticable to prepare
such information. Please refer to Note 7 in theoagpanying unaudited condensed consolidated FiabBtatements for a complete
description of the transaction and for additionatadl on the accounting of this transaction in adaoce with FASB Statement
No. 141 (revised 2007Business Combinatiof§~AS 141R").

As of March 31, 2009, our consolidated propertytfotio comprised 181 properties, including 167 ghiog centers consisting of
approximately 19.0 million square feet of grosssédde area (“GLA”), four development/redevelopmpraperties, six non-retail
properties, and four parcels held for developmieistuded in our portfolio for the three months ediddarch 31, 2009 are 21
shopping centers consisting of approximately 2.8iani square feet of GLA owned by DIM. As of Mar@1, 2009, our core
portfolio, which does not include DIM, was 91.5%4ded and included national, regional and localrtendn addition, we currently
own a 10% interest in GRI-EQY I, LLC (“GRI Ventupeivhich owns ten neighborhood shopping centeditaf approximately 1.4
million square feet of GLA as of March 31, 2009heTGRI joint venture properties were 94.7% leasedaach 31, 2009.

Additionally, we own a 20% interest in G&I VI Inviesent South Florida Portfolio, LLC (“DRA Venturetyhich owns one office
building and two neighborhood shopping centerditgjaapproximately 503,000 square feet of GLA adviafrch 31, 2009. In total,
the DRA Venture’s properties were 65% leased atch&rl, 2009.

During 2009, our business has continued to feekffexts of the challenging economic environmert e turmoil in the U.S credit
and retail markets. Buyers and sellers of reatestssets have faced a market that has made ¢imgpiansactions more difficult as
a result substantial declines in the availabletehfriom the credit market. A consumer-led econoshisvdown has had a meaningful
impact on most retailers, causing many companieth bational and local, to cease or curtail operetior declare bankruptcy. We
have seen these economic conditions broadly aatbstour markets.

These macro-trends have made it more difficult dsrto achieve our objectives of growing our bussndsough internal rent
increases, re-cycling capital from lower-tier assato higher quality properties, and growing osset management business. As an
example, reductions in occupancy have adverseladteg our rental revenue and expense recoverieghh negatively affecting
our year over year operating results.
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Notwithstanding the difficult operating environmetiite execution of our business strategy durinditeequarter of 2009 resulted in:

the execution of 30 new leases in our core podftitaling 100,068 square feet, the renewal ofeédés totaling 188,4
square feet and the extension of 7 leases totalr@y42 square feet;

we have acquired a 9.6% interest in Ramco-GersingPsaperties Trust with a cost basis of approxitge@ million.
the repurchase of $30.5 million of our outstandiegior notes at a gain of $8.7 million; and

utilizing other options to grow our business thrbugansactions such as the acquisition of a contiglinterest in DIM o
January 14, 2009.

the sale of two ground lease outparcels for aneagde gross sales price of $1.7 million which geteer an aggregate g
of approximately $1.2 million.

Results of Operations

We derive substantially all of our revenues fromtsereceived from tenants under existing leasesam of our properties. These
revenues include fixed base rents, recoveries pémrses that we have incurred and that we passgihtouthe individual tenants and
percentage rents that are based on specified gagenof tenants’ revenues, in each case as pbiidbe particular leases.

Our primary cash expenses consist of our propgmgraiing expenses, which include real estate taepsirs and maintenance,
management expenses, insurance, utilities and etkgenses, general and administrative expenseshwvihclude payroll, office
expenses, professional fees and other administrakipenses, and interest expense, primarily ongagetdebt, unsecured senior debt
and revolving credit facilities. In addition, wecur substantial non-cash charges for depreciaséiod amortization on our
properties. We also capitalize certain expensgd) as taxes and interest related to propertiesruthelelopment or redevelopment
until the property is ready for its intended use.

Our consolidated results of operations often arecomparable from period to period due to the impHcproperty acquisitions,
dispositions, developments and redevelopments. rékelts of operations of any acquired property iacduded in our financial
statements as of the date of its acquisition. #dgvortion of the change in our statement of opmratline items is related to these
changes in our property portfolio. In particulany 009 results reflect the impact of consolidafiiyl’s operations with our own.
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The following summarizes certain line items front anaudited condensed consolidated statementsestipns which we think are
important in understanding our operations and/os¢hitems which have significantly changed in tiveé months ended March 31,
2009 as compared to the same period in 2008:

Three Months Endec
March 31,

2009 2008 % Change

(In thousands)

Total revenue $ 69,328 $ 63,271 9.6%
Property operating expenses 18,922 16,067 17.8%
Rental property depreciation and amortization 15,291 11,764 30.0%
General and administrative expenses 12,256 6,885 78.0%
Investment income 2,057 6,162 -66.6%
Equity in real estate joint ventures 7 - N/A
Other income 1,050 42 2404.2%
Interest expense 19,563 15,982 22.4%
Loss on sale of real estate - 42 -100.0%
Amortization of deferred financing fees 444 429 3.6%
Gain on acquisition of controlling interest in sialiary 26,866 - N/A
Gain on extinguishment of debt 8,691 2,380 265.2%
Income tax benefit of taxable REIT subsidiaries 639 83 666.5%
Income from discontinued operations 1,209 85 1320.2%
Net loss attributable to Noncontrolling interest 476 - N/A
Net Income $ 43,357 $ 20,854 107.9%

Comparison of the three months ended March 31, 20a8 2008

Included in the following discussion of results agerations are the results of DIM which has beemsclidated in our results of
operations for the three months ended March 319 2@@nmencing on the acquisition date of January2089 but not for the 2008
period. For additional details on the consolidatad DIM and the effect on our financial reportirgge the Notes to the financial
statements included in this report.

Total revenue increased by $6 million, or 9.6%$68.3 million in 2009. The increase is primarityriautable to the following:
an increase of approximately $10.3 million attréthle to the DIM properties;

an increase of approximately $670,0@8s0ciated with management, leasing and asset emaeag services provided to
our joint ventures;

an increase of approximately $490,000 relatedea:tmpletion of various development/redevelopmeuoiepts;

a decrease of approximately $4.8 million attribigato the sale of our nine income producing prapsrto our GRI
joint venture, revenue which was included in otstfgquarter 2008 results; and

a decrease of approximately $550,000 in same-prppevenue due primarily to lower percentage rewwbme and lower
small shop occupancy which also has the effeawéting rental, expense recoveries.

Property operating expenses increased by $2.9%milbr 17.8%, to $18.9 million in 2009. The in@egrimarily consists of the
following:

an increase of approximately $2.6 million attrithiéato the DIM properties;
an increase of approximately $1.3 million in prdperperating costs partly due to lower occupanayhér real estate

tax expense, insurance expense, bad debt experd@eaeral repair and maintenance costs associdtedvacant
rental units, partially offset by lower common areaintenance expense;
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an increase of approximately $170,000 related ¢octtimpletion of various development/redevelopmeoperties an
projects currently under construction;

an increase of $40,000 in property operating cas$sciated with our non-retail properties; and

a decrease of approximately $1.2 million associatid the sale of ounine income producing properties to our !
joint venture

Rental property depreciation and amortization iasegl by $3.5 million, or 30.0%, to $15.3 milliorr 2009 from $11.8 million in
2008. The increase in 2009 was primarily relatethé following:

an increase of approximately $4.5 million relatedhe DIM properties; and

a decrease of approximately $1.0 million attriblg¢ato the sale of ourine income producing properties to the
joint venture included fully in the 2008 resultsit Imot included in the 2009 resu

General and administrative expenses increased lyrttlion, or 78%, to $12.3 million in 2009 compdrto $6.9 million in 2008.

The increase is attributable to $3.3 million asated with severance and severance related costiedeto the termination of
employment of two senior executives initiated ag jp& our management streamlining and cost managemegram. We also

incurred an increase in leasing personnel costhégiter audit fee expense associated with finalizingg2008 audit which were not
present in the same 2008 three month period. kditiad, we had the following direct and indirectst® associated with

DIM; approximately $450,000 in administrative cosssociated with DIM’s ongoing operations, whicmerises legal, accounting
services and other costs, and approximately $800i0@ransaction costs, such as legal accountimbather professional services
associated with our acquisition of the controllintgrest in DIM.

Investment income decreased by $4.1 million, or 6%6$2.1 million in 2009 compared to $6.2 milli@I08. The decrease is
primarily attributable to a $5.4 million reduction dividend income due to the absence of $5.9 omilin DIM dividends in the
current period, partially offset by $500,000 ofidend income recognized on our current equity itmesits. We also recognized in
the 2009 period $1.3 million of interest incomenfrour investment in debt securities that were mes@nt in the comparable 2008
period.

Equity in loss in unconsolidated joint ventures W&000 for 2009 which represents our pro rataesbiour joint ventures operating
results. There was no activity for the 2008 petiedause the GRI joint venture did not commenceatjpers until the second quarter
of 2008 and the DRA joint venture acquired itstfigroperty in the third quarter of 2008.

Other income increased by approximately $1.0 nmillio the 2009 period compared to the 2008 peridtle increase primarily
resulted from approximately $800,000 in incometeslao insurance proceeds received for tornado daroa a property in South
Carolina.

Interest expense increased by $3.6 million, or Z2.tb $19.6 million in the 2009 period as compaie$16.0 million in the 2008
period. The increase is primarily attributablehe following:

an increase of approximately $900,000 associatédtive amortization of the fair market value of tgage debt pertainil
to DIM’s properties which was not present in th®2@eriod;

an increase of approximately $4.0 million of in&rexpenss related to the mortgages on DIM'’s propertiectviwere nc
present in the 2008 period;

an increase of $1.1 million associated with a sstunortgage loan we added in the third quartei0682

an increase of approximately $500,000 associated Miver capitalized interest due to fewer develepmprojectsin
process;

a decrease of approximately $1.6 million relatetheorepayment of certain mortgages and seniosnote

a decrease of $1.2 million in mortgage interesitesl to our nine income producing properties thatsald tathe GRI join
venture, which are included fully in the 2008 résubut not included in the 2009 results;

The bargain purchase gain of $26.9 million recortetthe 2009 period resulted from our acquisitibma@ontrolling interest in DIM.
The total gain consists of $39.0 million represagtihe net value of DIM assets acquired in excéssiocost basis after recognizing
a $12.1 million revaluation loss of our previousbgorded cost investments in DIM.
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In the first quarter of 2009, we repurchased amceled approximately $30.5 million principal amouwritour senior notes and
recognized a net gain on early extinguishment dft d# approximately $8.7 million. In the 2008 petj we repurchased and
canceled approximately $27.9 million of our serdebt and recognized a net gain on early extingugstiraf debt of approximately
$2.4 million.

In the first quarter of 2009, we recognized $630,@0 net tax benefits mainly attributable to thenswlidation of DIM , which
accounts for $750,000 in tax benefits in the curpamiod, net of $110,000 in tax provisions front oare portfolio. In the same 2008
three month period, we recognized a tax provisiob83,000.

In the first quarter of 2009, we recognized a renh@f $1.2 million from discontinued operationsinia due to the sale of two
ground lease outparcels at two of our properties.

In the first quarter of 2009, net losses of $476,@@re attributable to the noncontrolling interi@sbIM. No comparable amounts are
included in the 2008 period.

As a result of the foregoing, we had net incomé&48.4 million in the first quarter ended 2009, camga to net income of $20.8
million in the first quarter of 2008.

Funds From Operations

We believe Funds from Operations (“FFO”) (combineth the primary GAAP presentations) is a usefydyamental measure of
our operating performance that is a recognized imesed extensively by the real estate industry, amgbarticular, REITs. The
National Association of Real Estate Investment ®Uu§NAREIT”) stated in its April 2002 White Papesn Funds from
Operations, “Historical cost accounting for reatate assets implicitly assumes that the valueeaf estate assets diminish
predictably over time. Since real estate valustead have historically risen or fallen with mar&enditions, many industry investors
have considered presentations of operating refulteeal estate companies that use historical aosbunting to be insufficient by
themselves”.

FFO, as defined by NAREIT, is “net income (compuiadaccordance with GAAP), excluding gains (or &msfrom sales of
depreciable real property, plus depreciation andréimation, and after adjustments for unconsolidapartnerships and joint
ventures”. It states further that “adjustmentsuinconsolidated partnerships and joint venturekbeilcalculated to reflect funds from
operations on the same basis”. We believe than@iial analysts, investors and stockholders arehstrved by the presentation of
comparable period operating results generated noni-FO measure. Our method of calculating FFO beaglifferent from methods
used by other REITs and, accordingly, may not beparable to such other REITs.

FFO is presented to assist investors in analyzimgoperating performance. FFO (i) does not repitesash flow from operations as
defined by GAAP, (ii) is not indicative of cash #dahle to fund all cash flow needs, including thelisy to make distributions, (iii) is
not an alternative to cash flow as a measure ofdity, and (iv) should not be considered as aeraditive to net income (which is
determined in accordance with GAAP) for purposeswvailuating our operating performance.

The following table illustrates the calculationF#O for the three months ended March 31, 2009 a08:2

Three Months Ended
March 31,

2009 2008
(In thousands)

Net income attributed to Equity One $ 43,833 $ 20,854
Adjustments:
Rental property depreciation and amortization, 3,744 11,796
including discontinued operations, net eficontolling interest
Pro rata share of real estate depreciation from
unconsolidated JV 361
Funds from operations $ 57,938 $ 32,650
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The following table reflects the reconciliationfefO per diluted share to earnings per diluted shiaeemost directly comparable
GAAP measure, for the periods presented:

Three Month Ended

March 31,
2009 2008
Earnings per diluted share attributable to EquityeO $ 0.56 $ 0.28
Adjustments:
Rental property depreciation and amortization, .180 0.16
including discontinued operations, net efcontrolling interest
Pro rata share of real estate depreciation from
unconsolidated JV - -
Net adjustment for unvested shares and norraing interest 0.01 -
Funds from operations per diluted share $ 0.75 $ 0.44

includes neteffect of (a) an adjustment for untedawards of share-based payments with righteteve dividends or
dividend equivalents and (b) an adjustment reldtethe possible share issuance in the fourth quart@010 pursuant to
the DIM exchange agreement, referto footnote 6details on EP S.

Liquidity and Capital Resources

Due to the nature of our business, we typicallyegate significant amounts of cash from operatidimwyever, the cash generated
from operations is primarily paid to our stockhakle the form of dividends. Our status as a REduires that we distribute 90% of
our REIT taxable income (including net capital gaach year, as defined in the Code. Our sham-tEuidity requirements consist
primarily of normal recurring operating expensegyular debt service requirements (including debtise relating to additional or
replacement debt, as well as scheduled debt mas)ritecurring company expenditures, such as géaad administrative expenses,
non-recurring company expenditures (such as tenamprovements and redevelopments) and dividends ¢onnmon
stockholders. Historically, we have satisfied thesquirements principally through cash generateah bperations.

Our long-term capital requirements consist prinyaof maturities under our long-term debt, developtrend redevelopment costs
and the costs related to growing our business,diiey acquisitions.

Historically, we have funded these requirementsufh a combination of sources which were availablas, including additional
and replacement secured and unsecured borrowingsegrls from the issuance of additional debt oftggecurities, capital from
institutional partners that desire to form joinhtgre relationships with us and proceeds from ptgpdispositions. So far in 2009,
however, as a result of extenuating conditionshi@ tredit and capital markets, many of these ssuofecapital have become
increasingly more expensive or more difficult tdaib or may be temporarily unavailable.

In response to these volatile conditions, the feillg activity occurred subsequent to March 31, 2808 and will be included in our
second quarter results,

In April 2009, we issued and sold 6,660,800 shafesur Common Stock in an underwritten public afigr (including
160,800 shares pursuant to the underwriters’ olletr@ent option). The shares were offered to thélipuat $14.30 per
share. The issuance of the shares was registedsd thre Securities Act of 1933 pursuant to ourfgiegjistration statement.

Prior to the commencement of the public offering, entered into a common stock purchase agreemémawiaffiliate of
our largest stockholder, Gazit-Globe, Ltd., whichynbe deemed to be controlled by Chaim KatzmanCt&rman of our
board of directors. Under the purchase agreemmhicancurrently with the closing of the public offey, Gazit's affiliate
purchased 2,450,000 shares of our common stotlegiublic offering price. In connection with therphiase agreement, we
also executed a registration rights agreement igiattie buyer customary demand and “piggy-backistegtion rights.
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As a result of the public offering and the concatrerivate placement, we raised $126.2 million aétunderwriter’s

discounts and expenses. In addition, in orderke talvantage of the public bond markets, duringhihee ended March 31,
2009, we repurchased approximately $30.5 millioroof outstanding unsecured senior notes with vgrymaturities and
generated a gain on the early extinguishment of oie$8.7 million for the three months ended Magdh 2009.

We repurchased and cancelled approximately $6.bomiprincipal amount of our outstanding unsecusedior notes for
consideration of $4.1 million, generating a gaimpproximately $2.3 million that will be recordetdthe second quarter.

In addition, the equity issuance and debt repueh&sve dramatically impacted our balance sheegdhycing our overall

leverage. We repaid the $171.6 million principaloammt left outstanding on our $200 million 3.875%secured senior
notes. The $100 million variable interest rate pwantract related to this debt matured concuryenith these notes and we
collected approximately $869,000 upon its settlemen

We anticipate higher than normal general and aditnative expense starting in 2009 attributableup acquisition of DIM and the
related costs to ultimately consolidate the prgperanagement, accounting, and leasing operatifdslitionally we will incur costs
related to legal and advisory fees as part of ouestment in Ramco-Gershenson. We have nominadéhtiependent candidates to
serve as Class lll trustees on the Ramco-Gershdtraperties Trust board of trustees.

As of March 31, 2009 we had approximately $60.9liaml of short-term corporate debt securities that expect to use for the
repayment of certain near-term debt including apipnately a $52.0 million balloon payment due in &epber 2009 related to one of
the DIM properties. We have two revolving creditifities with aggregate potential borrowing limitg to $242.0 million, which we

can utilize initially to finance the acquisition pfoperties and meet other short-term working ehpéquirements. As of March 31,
2009 we had $218.7 million available to be drawdarrthose credit facilities.

Summary Cash Flow#\s of March 31, 2009, we had approximately $3iltian of available cash and cash equivalents omdhaln
addition, we had investments in shorter-term debusties of approximately $60.9 million, and hoigé of common and preferred
stocks of $13.1 million. During the first quartdraD09, $71.6 million of our debt security holdinmtured or were sold, the proceeds
of which were used to fund our common stock investis in Ramco-Gershenson and other REIT. In adliie of March 31, 2009,
we had approximately $218.7 million available tarbov under our unsecured revolving credit facititisubject to the covenants of
those facilities.

The following summary discussion of our cash flowdased on the condensed consolidated statemkntsio flows and is not
meant to be an all-inclusive discussion of the glearin our cash flows for the periods presenteadviel

Three Months Ended

March 31,
Increase
2009 2008 (Decrease)
(In thousands)
Net cash provided by operating activities $ 21,694 $ 25873 % (4,179)
Net cash provided by investing activities $ 55,452 $ 35,038 $ 20,414
Net cash used in financing activities $ (81,175)$ (62,223) $  (18,952)

Our principal source of operating cash flow is cgsherated from our rental properties. Our progegrovide a relatively consistent
stream of rental income that provides us with resesito fund operating expenses, general and astnaitive expenses, debt service,
and quarterly dividends. Net cash provided by afieg activities totaled approximately $21.7 mitlifor the three months ended
March 31, 2009 compared to approximately $25.9ionilin the 2008 period.

Net cash provided by investing activities was agpnately $55.5 million for the three months endedrivh 31, 2009 compared with
approximately $35.0 million used in investing aitiés during the three months ended March 31, 2008.
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Investing activities during the current period deted primarily of the proceeds from debt securiigturities and sales, net of
investments in various other REIT common stocks ahditions to investment in rental property, lamdl @onstruction. In the prior
year period, cash flow provided from investing watigés was primarily related to the release of casld in escrow, offset by
additions to investment in rental property, land aonstruction.

Net cash used in financing activities totaled agpnately $81.2 million for the three months endedrih 31, 2009 compared with
approximately $62.2 million provided by financingtiaities for the same period in 2008. Cash usediriancing activities was

attributable to repayments of $26.8 million in knef credit, the payment of $23.1 million in dividis, the early extinguishment of
$30.5 million in senior debt, and the repurchasd@,000 shares of our common stock. In the prear, cash used was mainly
attributed to $25.0 million in repayment of senilabt, $22.2 million in dividend payments, and $1@i8ion in repayments on lines
of credit.

Future Contractual ObligationsThe following table sets forth certain informati@yarding future contractual obligations, excluding
interest, as of March 31, 2009:

Payments due by period

Contractual Obligations Total Less than 1 yeaf® 1-3 years 3-5 years M(Sjr;e?rzn
(In thousands)

M ortgage notes payable:

Scheduled amortization $ 110,306 $ 11,116 $ 25,855 $ 32,370 % 40,965

Balloon payments $ 518,982 52,027 140,646 123,555 202,754
Total mortgage obligations $ 629,288 $ 63,143 $ 166,501 $ 155,925 $ 243,719

Well Fargo 10,000 - 10,000 - -

Unsecured senior not&% 626,505 171,630 - 10,000 444,875

Operating leases 856 362 384 104 6

Construction commitments 3,869 3,869 - - -

Total contractual obligations $ 1,270,518 $ 239,004 $ 176,885 $ 166,029 $ 688,600

@ $100 million of the outstanding balance has beeapped to a floating interest rate based on thensimth LIBOR in arrears, plus 0.4375%. The
contractual obligations for the unsecured senitesido not reflect this interest rate swap.

@ Amount represents balance of obligation for theaiaafer of the 2009 year.

Our debt level could subject us to various risks|uding the risk that our cash flow will be indafént to meet required payments of
principal and interest, and the risk that the risglreduction in financial flexibility could inhibour ability to develop or improve our

rental properties, withstand downturns in our reitaome, or take advantage of business opporamitin addition, because we
currently anticipate that only a portion of thergipal of our indebtedness will be repaid priomtaturity, it is expected that it will be

necessary to refinance the majority of our debtcakdingly, there is a risk that such indebtedwaisot be able to be refinanced or
that the terms of any refinancing will not be agofable as the terms of our current indebtedness.

On March 24, 2004, we swapped $100.0 million natigurincipal of the $200.0 million, 3.875% seniartes to a floating interest
rate based on the 6-month LIBOR in arrears plu81®%. Subsequent to quarter end, we repaid the.@Ifillion 3.875% senior
notes and settled the related interest rate swagweighted average interest rate of the unse@@eidr notes at March 31, 2009 and
December 31, 2008 was 5.62% and 5.66%, respecteetjuding the effects of the interest rate swagh et premium adjustment.
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Off-Balance Sheet Arrangements

Letters of Credit As of March 31, 2009, we have pledged lettersreflit for $13.3 million as additional security ftertain property
matters. Substantially all of our letters of ctedie issued under our revolving credit facilities.

Construction CommitmentsAs of March 31, 2009, we have entered into qoiesibn commitments and have outstanding obligation
to fund $3.8 million, based on current plans andneges, in order to complete current developmemd aedevelopment
projects. These obligations, comprising principatbnstruction contracts, are generally due aswibek is performed and are
expected to be financed by funds available undecmdit facilities.

Operating Lease ObligationsCertain of our properties are subject to grolaases, which are accounted for as operating leasks
have annual obligations of approximately $88,08dditionally, we have operating lease agreement®ffice space for which we
have an annual obligation of approximately $398,000

Non-Recourse Debt Guaranteednder the terms of certain non-recourse mortdeges, we could, under specific circumstances, be
responsible for portions of the mortgage indebtedrie connection with certain customary non-reagesve-out provisions, such as
environmental conditions, misuse of funds, and ntenisrepresentations. In management’s judgméemiould be unlikely for us

to incur any material liability under these guaesmst that will have a material adverse effect onfmancial condition, results of
operations, or cash flow.

Equity

As part of a change in accounting principle dueotw adoption of FAS 160, we reclassified to eq#889,000 related to the
noncontrolling portion of our Walden Woods down RElartnership that was previously stated in the zapine section between
liabilities and equity. We also included a new @aptin our statement of stockholders’ equity to semet the total amount of
noncontrolling interest represented in our equity.

In connection with our consolidation of DIM, we ogmized approximately $25.8 million of noncontnodfi interest in our equity
representing the percentage of market capitalizatib DIM that we did not own at the date that owntrolling interest was
established. Subsequent changes to the noncondrdfiierest will arise from allocation of DIM’s inme or loss or upon changes in
our ownership of DIM.

In the three months ended March 31, 2009, we régaged and retired 461,694 shares of our Commork &togn average price of
$11.75.

Future Capital Requirements

We believe, based on currently proposed plans asdnaptions relating to our operations, that ousteng financial arrangements,
together with cash generated from our operaticssh on hand and our shorter-term investments willufficient to satisfy our cash
requirements for a period of at least twelve monthsthe event that our plans change, our assumptghange or prove to be
inaccurate or cash flows from operations or amoamgslable under existing financing arrangementv@ito be insufficient to fund
our debt maturities, expansion and developmenttsffar to the extent we discover suitable acquisitargets the purchase price of
which exceeds our existing liquidity, we would leguired to seek additional sources of financingdifional financing may not be
available on acceptable terms or at all, and anyduequity financing could be dilutive to exististpckholders. If adequate funds are
not available, our business operations could beriadly adversely affected. See Part | —Item 1AskRtactors in our Annual Report
on Form 10-K for the year ended December 31, 2fil@d, with the SEC on February 25, 2009.

Distributions

We believe that we qualify and intend to qualifysaREIT under the Internal Revenue Code. As a R&& are allowed to reduce
taxable income by all or a portion of our distribas to stockholders. As distributions have exeeetxable income, no provision
for federal income taxes has been made. While tvemihto continue to pay dividends to our stockhadere also will reserve such
amounts of cash flow as we consider necessaryh@®ptoper maintenance and improvement of our retakes and other corporate
purposes, while still maintaining our qualificatias a REIT.

Inflation
Many of our leases contain provisions designedatigdly mitigate the adverse impact of inflatiduch provisions include clauses
enabling us to receive percentage rents basednanttgross sales above predetermined levels, tteaitgienerally increase as prices

rise, or escalation clauses which feature fixed emtalation amounts or are related to increaseeeinConsumer Price Index or
similar inflation indices.
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Most of our leases require the tenant to pay itsesbf operating expenses, including common argatemance, real estate taxes and
insurance, thereby reducing our exposure to ineseascosts and operating expenses resulting findlation.

Our financial results are affected by general entinaconditions in the markets in which our propestare located. An economic
recession or other adverse changes in generakal é&wonomic conditions could result in the inapitif some existing tenants to
meet their lease obligations and could otherwisesiemebly affect our ability to attract or retain @aats. Our properties are typically
anchored by supermarkets, drug stores and othauomr necessity and service retailers which tylyicdfer day-to-day necessities
rather than luxury items. These types of tenantgur experience, generally maintain consistergssperformance during periods of
adverse economic conditions.

Cautionary Statement Relating to Forward Looking Satements

Certain matters discussed in this Quarterly Repoform 10-Q contain “forward-looking statements’ purposes of Section 27A of
the Securities Act of 1933, as amended and Se2tiénof the Securities Exchange Act of 1934, as aleén These forward-looking
statements are based on current expectations amtbaguarantees of future performance.

All statements other than statements of historfiaels are forward-looking statements, and can batified by the use of forward-
looking terminology such as “may,” “will,” “might,”would,” “expect,” “anticipate,” “estimate,” “woul,” “could,” “should,”
“believe,” “intend,” “project,” “forecast,” “target “plan,” or “continue” or the negative of theseomds or other variations or
comparable terminology, are subject to certainstisiends and uncertainties that could cause actgalts to differ materially from
those projected. Because these statements arectubjrisks and uncertainties, actual results wmiidfer materially from those
expressed or implied by the forward-looking statetee We caution you not to place undue reliancéhoee statements, which speak
only as of the date of this report.

e, " ou

Among the factors that could cause actual reswoiltifter materially are:

general economic conditions, including the curmeaessioncompetition and the supply of and demand for shay
center properties in our markets;

risks that tenants will not remain in occupancyay rent, or pay reduced rent due to declineseir thusinesses;
interest rate levels and the availability of finemg

potential environmental liability and other riskssaciated with the ownership, development and attopri of shoppin
center properties;

greater than anticipated construction or operatosis;

inflationary, deflationary and other general ecoimotrends;

the effects of hurricanes and other natural dissiste

any strategic transaction with, acquisition or camabon, of our company with Ramddershenson Properties Trust
RPT, a publicly-traded REIT that owns community @biag centers in the midwestern, southeastern adeatiantic
regions of the United States, in which we recentgde an investment of approximately $9 million pprximatel
9.6% of RPT’s common shares;

the effects of the consolidation for financial repwy purposes of the financial results and positd DIM,;

management’s ability to successfully combine anegrate the properties and operations of sepacetpanies that v
have acquired in the past or may acquire in theréut

impairment charges; and
other risks detailed from time to time in the repdiled by us with the Securities and Exchange @dssion.
Except for ongoing obligations to disclose matein&rmation as required by the federal securitéags, we undertake no obligation

to release publicly any revisions to any forwardkimg statements to reflect events or circumstaaétes the date hereof or to reflect
the occurrence of unanticipated events.
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ITEM 3. QUANTITATIVE AND QUALITATIVE DISCLOSURES ABOUT MARKET RISKS
Interest Rate Risk

The primary market risk to which we have expossrianierest rate risk. Changes in interest ratesaffact our net income and cash
flows. As changes in market conditions occur aridrést rates increase or decrease, interest expente variable component of
our debt will move in the same direction. We imtdn utilize variable rate indebtedness availabiden our unsecured revolving
credit facilities in order to initially fund futuracquisitions, development costs and other operata@eds. With respect to our fixed
rate mortgage notes and senior unsecured notasgehan interest rates generally do not affectimerest expense as these notes are
at fixed rates for extended terms. Because we ti@/entent to hold our existing fixed-rate debheitto maturity or until the sale of
the associated property, these fixed-rate notes pnsnterest rate risk to our results of operatiand our working capital position
only upon the refinancing of that indebtedness. fassible risk is from increases in long-term iegtrates that may occur as this
may increase our cost of refinancing maturing fixet® debt. In addition, we may incur prepaymesrgities or defeasance costs
when prepaying or defeating fixed-rate debt.

If interest rates on our variable rate debt inceelg 1%, the increase in annual interest expenseuorvariable rate debt would
decrease future earnings and cash flows by apped&lyn$1.1 million. If interest rates on our vélmrate debt decrease by 1%, the
decrease in interest expense on our variable eiewould increase future earnings and cash floyvagproximately $1.1 million.
This assumes that the amount outstanding undevasiable rate debt, which is comprised of fixecerdebt converted to floating rate
debt through the use of hedging agreements, reraimgproximately $110.0 million, the balance aMafch 31, 2009.

As of March 31, 2009, we had approximately $110illian of outstanding floating rate debt, $100.0llmah of which consists of
fixed rate borrowings that we have converted tatfteg rate borrowings through the use of hedgingamgents. We do not believe
that the interest rate risk represented by ourtifigarate debt is material as of March 31, 2009rekation to our $1.0 billion of
outstanding debt, $2.1 billion of total assets &2 billion total equity market capitalization @fsthat date.

The fair value of our fixed rate debt is $987.9limil, which includes the mortgage notes and fixa@rportion of the senior
unsecured notes payable (excluding the unamorpirethium and the $100.9 million of fixed-rate debheerted to floating-rate debt
through maturity). If interest rates increase B, the fair value of our total fixed-rate debt wbulecrease by approximately $38.7
million. If interest rates decrease by 1%, the faalue of our total outstanding debt would inceedsy approximately $41.3
million. This assumes that our total outstandimgd-rate debt remains at $987.9 million, the bed¢aas of March 31, 2009.

The floating rate hedge was settled at April 12)26oncurrently with the maturity of the relatexkfil borrowing.
Hedging Activities

To manage, or hedge, the exposure to interestisktewe follow established risk management pofi@aad procedures, including the
use of a variety of derivative financial instruneniVe do not enter into derivative instrumentssipeculative purposes. We require
that the hedges or derivative financial instrumdrgsffective in managing the interest rate risgasxre that they are designated to
hedge. This effectiveness is essential to quatifjhbdge accounting. Hedges that meet these heddgirga are formally designated
as such at the inception of the contract. Whendimas of an underlying transaction are modifiedwben the underlying hedged item
ceases to exist, resulting in some ineffectivenégschange in the fair value of the derivativarinsent will be included in earnings.
Additionally, any derivative instrument used foskimanagement that becomes ineffective is markedaiket each period and
would be charged to operations.

We are exposed to credit risk, in the event of perfermance by the counter-parties to the hedgeeagents. We believe that we
mitigate our credit risk by entering into theseesmgnents with major financial institutions. Neteirgst differentials to be paid or
received under a swap contract and/or collar ageeeare included in interest expense as incurreghored.

During 2004, we entered into a $100.0 million noébprincipal variable rate interest swap with atireated fair value of $925,000
as of March 31, 2009. This swap converted fixed-g#bt to variable rate based on the six-month IRB@ arrears plus 0.4375%,
and matured April 15, 2009 concurrently with ol87%% unsecured notes.

The estimated fair value of our derivative finahdiastruments has been determined using availaldeket information and
appropriate valuation methodologies. However, abersible judgment is necessarily required in intipg market data to develop
the estimates of fair value. Accordingly, the esties presented herein are not necessarily indécatithe amounts that we could
realize in a current market exchange. The useffg#frdnt market assumptions or estimation methodetomay have a material effect
on the estimated fair value.
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Other Market Risks

As of March 31, 2009, we had no material exposarary other market risks (including foreign curngexchange risk, commaodity
price risk or equity price risk).

ITEM 4. CONTROLS AND PROCEDURES
Evaluation of Disclosure Controls and Procedures

We maintain disclosure controls and procedures dhatdesigned to provide reasonable assurancénfoamation required to be

disclosed in our Exchange Act reports is recorgedcessed, summarized and reported within the pieneds specified in the SEC'’s
rules and forms, and that such information is aadated and communicated to our management, inaudir Chief Executive

Officer and Chief Financial Officer, as appropriate allow timely decisions regarding required thsare. In designing and
evaluating the disclosure controls and proceduremagement recognized that any controls and proesdno matter how well

designed and operated, can provide only reasonatderance of achieving the desired control objestivand management
necessarily was required to apply its judgmenwid@ating the cost-benefit relationship of possitiatrols and procedures.

As required by Rule 13a-15(b) under the Securiied Exchange Act of 1934, we carried out an evamatinder the supervision
and with the participation of management, including Chief Executive Officer and Chief Financialficér, of the effectiveness of
the design and operation of our disclosure contol$ procedures. Based on the foregoing, our Ghietutive Officer and Chief

Financial Officer concluded that, as of the endh# period covered by this report, our disclosuwratmls and procedures were
effective at the reasonable assurance level torerikat information required to be disclosed byiruseports that we file under the
Exchange Act is recorded, processed, summarizedregmarted within the time periods specified in SEQes and forms. As

permitted, our management’s assessment of andusioclon the effectiveness of our internal contnadr financial reporting did not

include the internal controls of DIM Vastgoed, |ngecause it was acquired by us in a purchase dasitcombination during the first
quarter of fiscal year 2009. DIM constituted appneately 18% of our consolidated total assets atdda31, 2009 and 15% of
consolidated revenues for the quarter ended Mat¢cR@09.

Changes in Internal Control over Financial Reportirg

During the quarter ended March 31, 2009, we acduirecontrolling interest in DIM and consolidated fesult in our financial
statements. We note that we have not yet beental#galuate the internal controls over financigilaing of DIM in a way that
would allow us to determine if the consolidation@M would materially affect, or be reasonably like¢o materially affect, our
internal controls over financial reporting. Othéian the foregoing description of our consolidata@nDIM, there have been no
changes in our internal controls over financialorépg during the quarter ended March 31, 2009, tlaze materially affected, or are
reasonably likely to materially affect, our intereantrols over financial reporting.
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PART Il - OTHER INFORMATION
ITEM 1. LEGAL PROCEEDINGS

Neither our properties, nor we, are subject to ieuayerial litigation. Our properties and we may hbjsct to routine litigation and
administrative proceedings arising in the ordineourse of business which collectively is not expddio have a material adverse
affect on the business, financial condition, arslilis of operations or our cash flows.

ITEM 1A. RISK FACTORS

Our Annual Report on Form 10-K for the year endest&mber 31, 2008, Part | —Item 1A, Risk Factorscdiees important risk
factors that could cause our actual operating t®dol differ materially from those indicated or gegted by forward-looking
statements made in this Form 10-Q or presentedveése by management from time to time. The foltayis an additional risk
factor:

Several of our controlling stockholders have pledgktheir shares of our stock as collateral under bakloans, foreclosure and
disposition of which could have a negative impactroour stock price.

As of May 8, 2009, Chaim Katzman, the chairman wflmoard of directors and his affiliates benefigimwn approximately 52.5%
of the outstanding shares of our common stock. raéweé our stockholders affiliated with Mr. Katzmancluding Gazit-Globe, Ltd.
and related entities, have pledged a substantidiopoof our stock that they own to secure loanslento them by commercial
banks. Based on information from these stockhs|dee believe that 90.2% of the shares reportedeasficially owned by Mr.
Katzman and his affiliates are pledged to secuaadanade to these stockholders.
If one of these stockholder defaults on any obliigations under these pledge agreements or thieededloan documents, these banks
may have the right to sell the pledged shares énammore public or private sales that could causestock price to decline. Many
of the occurrences that could result in a foredlesaf the pledged shares are out of our control arel unrelated to our
operations. Some of the occurrences that may itatiessuch an event of default include:

the stockholder’s failure to make a payment of gigal or interest when due;

a reduction in the dividend we pay on our commauglst

the occurrence of another default that would entitly of the stockholder’s other creditors to ameét payment
any debts and obligations owed to them by the stolder;

if the bank, in its absolute discretion, deems thahange has occurred in the condition of thekbtmder to whicl
the bank has not given its prior written consent] a

if, in the opinion of the bank, the value of theegded shares has been reduced or is likely to décee (fo
example, the price of our common stock declines).

In addition, because so many shares are pledgsectore these loans, the occurrence of an everdfaiiltl could result in a sale of
pledged shares that would trigger a change of abafrour company, even when such a change mapeat the best interests of our
stockholders or may violate covenants of certaémlagreements.

ITEM 2. UNREGISTERED SALES OF EQUITY SECURITIES A ND USE OF PROCEEDS

None.

ITEM 3. DEFAULTS UPON SENIOR SECURITIES

None.

ITEM 4. SUBMISSION OF MATTERS TO A VOTE OF SECURITY HOLDERS

None.

ITEM 5. OTHER INFORMATION

None.
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ITEM 6.

EXHIBITS
(@) Exhibits:
10.1 Amended and restated employment contract betweek Manger and the Company dated April 24, 2009.

31.1 Certification of Chief Executive Officer pursuamt Rule 13at4(a) under the Securities Exchange A«
1934, as amended and Section 302 of the Sarbareg-8st of 2002.

31.2Certification of Chief Financial Officer pursuao Rule 13&at4(a) under the Securities Exchange Ac
1934, as amended and Section 302 of the Sarbarieg-8at of 2002.

32.0Certification of Chief Executive Officer and i€hFinancial Officer pursuant to Rule 134{b) under th

Securities Exchange Act of 1934, as amended andl).$8C. 1350, as created by Section 906 o
Sarbanes-Oxley Act of 2002.
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SIGNATURES

Pursuant to the requirements of the Securities &xgh Act of 1934, the Registrant has duly causisd¢iport to be signed on its
behalf by the undersigned thereunto duly authorized

Date: May 11, 2009 EQUITY ONE, INC.
/sl Mark Langer
Mark Langer
Executive Vice President and Chief Financial Office
(Principal Accounting and Financial Officer)
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10.1 Amended and restated employment contract betweek Manger and the Company dated April 24, 2009.
31.1 Certification of Chief Executive Officer pursuant Rule 13at4(a) under the Securities Exchange Act of 193
amended and Section 302 of the Sarbanes-Oxleyf&090P.
31.2 Certification of Chief Financial Officer pursuamt Rule 13at4(a) under the Securities Exchange Act of 193
amended and Section 302 of the Sarbanes-OxleyfA&QGP.
32 Certification of Chief Executive Officer and Chiéfinancial Officer pursuant to Rule 134{b) under th

Securities Exchange Act of 1934, as amended and.$8C. 1350, as created by Section 906 of the Bagba
Oxley Act of 2002.



EXHIBIT 31.1

CERTIFICATION OF CHIEF EXECUTIVE OFFICER

I, Jeffrey S. Olson, certify that:
1. | have reviewed this quarterly report on Forrad0f Equity One, Inc.;

2. Based on my knowledge, this quarterly reportsdoet contain any untrue statement of a material da omit to state a
material fact necessary to make the statements,nratight of the circumstances under which sucteshents were made,
not misleading with respect to the period covengthis quarterly report;

3. Based on my knowledge, the financial statemeartd, other financial information included in thisagterly report, fairly
present in all material respects the financial dbon results of operations and cash flows ofibgistrant as of, and for, the
periods presented in this quarterly report;

4, The registrant’s other certifying officers andade responsible for establishing and maintainirgldsure controls and
procedures (as defined in Exchange Act Rules 13a}l&nd 15d-15(e)) and internal control over finahceporting (as
defined in Exchange Act Rules 13a-15(f) and 15d)154r the registrant and we have:

a. Designed such disclosure controls and procedorensure that material information relating te tregistrant,
including its consolidated subsidiaries, is madevkm to us by others within those entities, partaciyl during the
period in which this quarterly report is being paegd;

b. Designed such internal control over financiglarting, or caused such internal control over foahreporting to be
designed under our supervision, to provide readeragsurance regarding the reliability of financigborting and
the preparation of financial statements for extepwposes in accordance with generally accepteuating
principles;

C. Evaluated the effectiveness of the registragisslosures controls and procedures and present#dsi report our
conclusions about the effectiveness of the discosontrols and procedures, as of the end of thegeovered by
this quarterly report based on such evaluation; and

d. Disclosed in this report any change in the tegig’s internal controls over financial reportitigat occurred during
the registrant’'s most recent fiscal quarter (thgisteant’s fourth quarter in the case of an anmepbrt) that has
materially affected, or is reasonably likely toeaft, the registrant’s internal controls over finahceporting; and

5. The registrant’s other certifying officers anfidve disclosed, based on our most recent evatuaficnternal controls over
financial reporting, to the registrant’s auditorsdathe audit committee of the registrant’s boarddinéctors (or persons
performing the equivalent function):

a. all significant deficiencies and material weases in the design or operation of internal costmler financial
reporting which are reasonably likely to adversaffiect the registrant’s ability to record, processmmarize and
report financial information; and

b. any fraud, whether or not material, that invelweanagement or other employees who have a signifiole in the
registrant’s internal controls.

Date: May 11, 2009
/sl Jeffrey S. Olson
Jeffrey S. Olson
Chief Executive Officer




EXHIBIT 31.2
CERTIFICATION OF CHIEF FINANCIAL OFFICER

I, Mark Langer, certify that:

1.

2.

| have reviewed this quarterly report on Forrad0f Equity One, Inc.;

Based on my knowledge, this quarterly reportsdoet contain any untrue statement of a material da omit to state a
material fact necessary to make the statements,matight of the circumstances under which sudteshents were made,
not misleading with respect to the period covengthis quarterly report;

Based on my knowledge, the financial statemeartd, other financial information included in thisagterly report, fairly
present in all material respects the financial don results of operations and cash flows ofrgistrant as of, and for, the
periods presented in this quarterly report;

The registrant’s other certifying officers andare responsible for establishing and maintainirggldsure controls and
procedures (as defined in Exchange Act Rules 13a}ld&nd 15d-15(e)) and internal control over finahceporting (as
defined in Exchange Act Rules 13a-15(f) and 15d)154r the registrant and we have:

a. Designed such disclosure controls and procedorensure that material information relating te tregistrant,
including its consolidated subsidiaries, is madevkm to us by others within those entities, particiyl during the
period in which this quarterly report is being paesd;

b. Designed such internal control over financiglarting, or caused such internal control over foahreporting to be
designed under our supervision, to provide readeradsurance regarding the reliability of financigborting and
the preparation of financial statements for extepwaposes in accordance with generally accepteuating
principles;

C. Evaluated the effectiveness of the registragisslosures controls and procedures and present#dsi report our
conclusions about the effectiveness of the discosontrols and procedures, as of the end of thegeovered by
this quarterly report based on such evaluation; and

d. Disclosed in this report any change in the tegyig’s internal controls over financial reportitigat occurred during
the registrant’'s most recent fiscal quarter (thgisteant’s fourth quarter in the case of an anmepbrt) that has
materially affected, or is reasonably likely toeaft, the registrant’s internal controls over finahceporting; and

The registrant’s other certifying officers antldve disclosed, based on our most recent evatuafiternal controls over
financial reporting, to the registrant’'s auditorsdathe audit committee of the registrant’s boarddiéctors (or persons
performing the equivalent function):

a. all significant deficiencies and material weas®es in the design or operation of internal costmler financial
reporting which are reasonably likely to adversaffect the registrant’s ability to record, processmmarize and
report financial information; and

b. any fraud, whether or not material, that invelveanagement or other employees who have a signifiole in the
registrant’s internal controls.

Date: May 11, 2009
/s/_Mark Langer
Mark Langer
Executive Vice President and Chief Financial Office




EXHIBIT 32

CERTIFICATION PURSUANT TO 18 U.S.C. SECTION 1350, AS ADOPTED
PURSUANT TO SECTION 906 OF THE
SARBANES-OXLEY ACT OF 2002

Pursuant to 18 U.S.C. § 1350, as created by Segtfii6 of the Sarbanes-Oxley Act of 2002, the usidaed officers of Equity
One, Inc. (the “Company”) hereby certify, to sudfioers’ knowledge, that:

(i) The accompanying Quarterly Report on Form 10e@ the period ended March 31, 2009 (the “Repoftilly

complies with the requirements of Section 13(al®(d), as applicable, of the Securities Exchangeofd 934, as
amended; and

(i) The information contained in the Report faigyesents, in all material respects, the finanoialdition and results
of operations of the Company.

May 11, 2009
sl Jeffrey S. Olson
Jeffrey S. Olson
Chief Executive Officer
May 11, 2009

/sl Mark Langer
Mark Langer
Executive Vice President and Chief Financial Office

A signed original of this written statement reqditey Section 906 has been provided to the Compadywall be retained by the
Company and furnished to the Securities and Exah&ammission or its staff upon request.

The foregoing certification is being furnished asexhibit to the Report pursuant to Item 601(b)(82Regulation S-K and Section
906 of the Sarbanes-Oxley Act of 2002 and, accgiyiris not being filed with the Securities and Bange Commission as part of
the Report and is not to be incorporated by refarénto any filing of the Company under the Se@siAct of 1933 or the Securities
Exchange Act of 1934 (whether made before or afierdate of the Report, irrespective of any gensredrporation language

contained in such filing).



EXHIBIT 10.1

AMENDED AND RESTATED EMPLOYMENT AGREEMENT

This AMENDED AND RESTATED EMPLOYMENT AGREEMENT @greement’) is made effective as of April 24, 2009
(“Effective Date’) by and between Equity One, Inc, a Maryland cogpon (the CTompany’), and MARK LANGER
(“Executive’) and amends, restates and supersedes in ite@ntitat certain Employment Agreement, dated a3aofiary 2, 2008
between the Company and the Executive.

WITNESSETH:

The Company desires to continue to employ Execw#ivef the Effective Date, on the terms and coowditiset forth in this
Agreement, and Executive desires to continue teobemployed.

IN CONSIDERATION of the premises and the mutual covenants set fatihw, the parties hereby agree as follows:

SECTION 1. Employment The Company hereby agrees to employ Executivie Bxecutive hereby agrees to such
employment, on the terms and conditions hereinateforth.

SECTION 2. Term The period of employment of Executive by the @amy hereunder shall commence on the Effective

Date and shall continue through the earlier of @ecember 31, 2011 (theEXpiration Date”) and (y) the termination of such
employment in accordance with Section 6 hereofH{qeriod, as it may be extended pursuant to thé sentence of this Section 2
being referred to as theEmployment Period’). Unless otherwise terminated, this Agreementl ahe Employment Period
automatically shall be renewed for successive ara-yperiods, each expiring on the anniversaryhef Expiration Date next
succeeding the commencement of such one year peridess either party gives the other party writtetice (such notice, aNon-
Renewal Noticé) at least six months before the then schedulgaration of the Employment Period of that partyiteint to allow
the Employment Period and this Agreement to expikey Notice of Non-Renewal shall be given in adarce with Section 15
hereof. This Agreement shall terminate upon th@rakon or termination of Executive’s employmeimtc{uding, without limitation,
any termination pursuant to Section 6 hereof), pider those provisions that survive any such teation of this Agreement
pursuant to Section 17 hereof.

SECTION 3. Position and DutiesFrom the Effective Date and thereafter duringEneployment Period, Executive shall
serve as Executive Vice President, Chief Finar®idicer and Chief Administrative Officer of the Cpany and shall report solely
and directly to the Chief Executive Officer of ti@mpany. Executive shall have those powers anigéginbrmally associated with
such position(s) and such other powers and dutiebe Chief Executive Officer may properly preseriprovided that such other
powers and duties are consistent with Executivesstipn(s). Executive shall devote his full busiad¢ime, attention and energies to
Company affairs as are necessary to fully perfoisydhties for the Company (other than absenceddalilieess or vacation).

SECTION 4. Place of PerformanceThe principal place of employment of Executibalsbe at the Company’s corporate
offices in North Miami Beach, Florida.

SECTION 5. Compensation and Related Matters.

(@ Salary During the Employment Period, the Company shalf Executive an annual base salary of not less tha
$400,000 (Base Salary). Executive’s Base Salary shall be paid in appmately equal installments in accordance with the
Company’s customary payroll practices. If the Campincreases Executive’s Base Salary, such inedeBsise Salary shall then
constitute the Base Salary for all purposes of Agseement. The Company may not decrease Exetuifd@se Salary during the
Employment Period.

(b) Annual BonusFollowing each December 31 that occurs during BEmployment Period, the compensation
committee (the Compensation Committeé) of the Board of Directors of the Company (tHeoard”) shall review with the Chief
Executive Officer the Executive’s performance asteannually during each calendar year of the Epmpémt Period and cause the
Company to award Executive such cash bonBorius’) as the Compensation Committee shall reasonabtgrthine as fairly
compensating and rewarding Executive for serviegglered to the Company and/or as an incentive datirmued service to the
Company with a target BonusT@rget Bonus’) amount equal to sixty-five percent (65%) of tivien Base Salary. The amount of
Executive’s Bonus shall be determined in the dismmeof the Compensation Committee in consultatiath the Chief Executive
Officer and shall depend on, among other things, @mpany’s achievement of certain performanceldegstablished by the
Compensation Committee; provided, however, thatdnevent shall the amount of Executive’s Bonusdss than $150,000. The



Company shall pay any Bonus to Executive on or fieefdarch 15 of the calendar year following the calendar yeawhich the
Bonus relates.

(c) Restricted Stock and Stock Options

0] On the Effective Date, the Company kfgednt to Executive under the equity compensapiams of the Company
50,000 shares of the Company’s restricted stochjest to Section 8 hereof, half of such sharesestricted stock shall vest on the
second anniversary of the Effective Date and theaieing shares shall vest on the fourth anniversafrythe Effective
Date. Dividends on restricted stock shall be pgaiexecutive at such times as dividends are pagh&weholders of the Company’s
common stock.

(ii) On the Effective Date, the Company skaant to Executive under the equity compensapians of the Company
options to purchase 100,000 shares of the Compaoyisnon stock. Subject to Section 8 hereof, hiafuzh options shall vest on
the second anniversary of the Effective Date ardd¢maining options shall vest on the fourth amsiagy of the Effective Date.

(iii) Following each December 31 that occadtwring the Employment Period, the Compensation Citieen shall
review with the Chief Executive Officer the Exematis performance and cause the Company to grakixézutive stock options
and/or shares of restricted stock in the amourtttttea Compensation Committee shall reasonably ahéer as fairly compensating
and rewarding Executive for services rendered ¢oGbmpany and as an incentive for continued setaichke Company; provided,
however, that in no event shall the number and geofnsuch award be less favorable than grantintheéoExecutive options to
purchase 100,000 shares of the Company common.stoc&ddition, if the Employment Period is exteddgithout termination
pursuant to Section 2, then following each Decendfethat occurs during the Employment Period begmmith December 31,
2013, the Executive shall receive, in addition e bptions described above, at least 12,500 stwdiresstricted stock. Subject to
Section 8 hereof, stock options and shares ofictsdrstock so granted or issued shall vest in légstallments on each of the first,
second, third and fourth anniversaries of the datgrant thereof.

(iv) Any stock options granted to the Exeeeaitin accordance with this Agreement shall havexarcise price equal to
the closing price of a share of the Company’s comstock on the principal stock exchange on whiehG@oempany’s common stock
is listed and traded and traded on the date oftghemeof. In addition, Executive shall have tight to exercise all vested options
within the six (6) month period immediately follavg Executive’s termination of employment, providadwever, that in the event
Executive voluntarily terminates Executive’s empt@nt (for other than Good Reason), or the Companyihates Executive’s
employment for Cause, Executive shall only haveetyin90) days following termination of employment éxercise Executive’'s
options.

(V) In the event that the Company issuethéoExecutive a Notice of Non-Renewal, all unvesestricted stock and
options (granted hereunder or otherwise) shall asgif the last day of the Employment Period predithat the Executive does not
earlier terminate his employment or is not earigminated by the Company for Cause. The grawiptibns and/or restricted stock
to Executive shall be evidenced by a separateemrdgigreement(s) to be provided to Executive. Inetrent of any conflict between
the terms of such stock option or restricted stagieement or the plan relating thereto and thegafthis Agreement, the terms of
this Agreement shall control.

(d) ExpensesThe Company shall reimburse Executive for alsmable expenses incurred by him in the dischafrge
his duties hereunder, including travel expensesnupe presentation of reasonably itemized statésrarsuch expenses in
accordance with the Company’s policies and proagioow in force or as such policies and procedusgsbe modified with respect
to all senior executive officers of the Company.

(e) Vacation; lllnessExecutive shall be entitled to the number of kge®f vacation per year provided to the
Company’s senior executive officers, but in no @vess than three (3) weeks annually. Executivadl ¢fe entitled to take up to 30
days of sick leave per year; provided, howeverf #ray prolonged illness resulting in absenteeiseatgr than the sick leave
permitted herein or disability shall not constitt@ause” for termination under the terms of thiségment.

()] Welfare, Pension and Incentive Benefiari@ During the Employment Period, Executive (and wige and
dependents to the extent provided therein) shakrtéled to participate in and be covered undeéthe welfare benefit plans or
programs maintained by the Company from time tceetiom terms no less favorable than provided for @higs senior executives
including, without limitation, all medical, hospiiation, dental, disability, accidental death atismemberment and travel accident
insurance plans and programs. In addition, duttiegEmployment Period, Executive shall be eligiblparticipate in and be covered
under all pension, retirement, savings and othgrl@yae benefit, perquisite, change in control axecative compensation plans and
any annual incentive or long-term performance plamd programs maintained from time to time by tlen@any on terms no less
favorable than provided for any of its senior exa@s.

(9) Automobile During the Employment Period, the Company shailjgle Executive with an automobile allowance
equal to $1,000.00 per month.



SECTION 6. Termination. Executive’s employment hereunder may be terméhdtgring the Employment Period under
the following circumstances:

(a) Death Executive’'s employment hereunder shall termingien his death.

(b) Disability If, as a result of Executive’s incapacity dueptoysical or mental illness, Executive shall haeer
substantially unable to perform his duties hereuriolean entire period in excess of one hundrechtwé120) days in any 12-month
period despite any reasonable accommodation alailaim the Company, the Company shall have thit tig terminate Executive’s
employment hereunder for “Disability”, and suchnération in and of itself shall not be, nor shabbé deemed to be, a breach of this
Agreement.

(c) Without CauseThe Company shall have the right to terminatecktee’s employment for any reason or for no
reason, which termination shall be deemed to bbaowit Cause, and such termination in and of itdedfllsnot be, nor shall it be
deemed to be, a breach of this Agreement.

(d) Cause The Company shall have the right to terminatedtxve’s employment for Cause, and such termindtio
and of itself shall not be, nor shall it be deerteetie, a breach of this Agreement. For purposési®fAgreement, the Company shall
have “Cause” to terminate Executive’'s employmerdrupxecutive’s:

0] Breach of any material provisions aftiAgreement;

(i) Conviction of a felony, capital crime any crime involving moral turpitude, including tboot limited to crimes
involving illegal drugs; or

(iii) Willful misconduct that is materiallycenomically injurious to the Company or to any Camyp Affiliate.

For purposes of this Section 6(d), no act, or failo act, by Executive shall be considered “willfunless committed in bad faith and
without a reasonable belief that the act or omissias in the best interests of the Company or Compdfiliate; provided, however,

that the willful requirement outlined in paragrafii) above shall be deemed to have occurred ifdtxige’s action or non-action
continues for more than ten (10) days after Exgeutias received written notice of the inappropraton or non-action. Failure to
achieve performance goals, in and of itself, shall be grounds for a termination for Cause. Fappses of this Agreement,
“Company Affiliate” means any entity in control afpntrolled by or under common control with the Qamy or in which the

Company owns any common or preferred stock orésteor any entity in control of, controlled by arder common control with

such entity thereof.

Cause shall not exist under paragraph (i) or &iipve unless and until the Company has deliverdtkézutive written notice of its
determination that Executive was guilty of the cactdset forth in paragraph (i) or (iii) and spetify the particulars thereof in
detail. However, in the case of conduct describgaaragraph (i), Cause will not be consideredxistaunless Executive is given 30
days from the date of such notice to cure suchdmear if the breach cannot be reasonably curetinvisuch 30 day period, to
commence to cure such breach, to the satisfacfithedCompany, within such 30 day period. If EXé@ihas not cured such breach
to the satisfaction of the Company within 90 dafterathe date of such notice, the Company shak givNotice of Termination to
Executive. In the event a final determination isd® by a court of competent jurisdiction that thempany’s termination of
Executive under this Section 6(d) does not meet#gfenition of Cause, Executive will be deemed &wéd been terminated by the
Company without Cause.

(e) Following Change in ControWithin twelve (12) months after a Change in Cohbccurs, Executive may resign
his employment or his employment may be terminéde@ny reason, including, without limitation, deatr Disability. For purposes
of this Agreement, such a termination of employm{@mtluding, without limitation, as a result of $ua resignation) is referred to as
“Termination Following Change in Control.” For shpurpose, a “Change in Control” means:

0] Consummation by the Company of (A)reorganization, merger, consolidation or othermrfoof corporate
transaction or series of transactions, in each, cgber than a reorganization, merger or consatidadr other transaction that would
result in the holders of the voting securities fed Company outstanding immediately prior theretling securities that represent
immediately after such transaction more than 50%hefcombined voting power of the voting securitdgshe Company or the
surviving company or the parent of the survivingnpany, or (B) a liquidation or dissolution of ther@pany or (C) the sale of all or
substantially all of the assets of the Company; or

(i) Individuals who, as of the EffeatiDate, constitute the Board (th@¢umbent Board”) cease for any reason to
constitute at least a majority of the Board, preddA) that any person becoming a director subsecoethe Effective Date whose
election, or nomination for election by the Comparstockholders, was approved by a vote of at laasgjority of the directors then
comprising the Incumbent Board (other than an Elecor nomination of an individual whose initialsasnption of office is in
connection with an actual or threatened electiomtest relating to the election of the Directorstttd Company, as such terms are



used in Rule 14a-11 of Regulation 14A promulgateden the Securities Exchange Act of 1934) or (B) imdividual appointed to
the Board by the Incumbent Board shall be, for pegs of this Agreement, considered as though sexsop were a member of the
Incumbent Board; or

(iii) The acquisition (other than frometiCompany) by any person, entity or “group,” wittiire meaning of Section
13(d)(3) or 14(d)(2) of the Securities Exchange #fc1934, of more than 26% of either the then aumding shares of the Company’s
common stock or the combined voting power of then@any’s then outstanding voting securities entited/ote generally in the
election of directors (hereinafter referred to &e bwnership of a Controlling Interest”) excluding, for this purpose, any
acquisitions by (A) the Company or its subsidigries (B) any person, entity or “group” that as bé tEffective Date beneficially
owns (within the meaning of Rule 13d-3 promulgatettier the Securities Exchange Act of 1934) a Cdimgolnterest of the
Company or any affiliate of such person, entitygoup.”

Executive acknowledges and agrees that, notwittstgranything in this Agreement to the contrargtenge in Control shall not be
deemed to have occurred for purposes of this Ageeeify after the consummation of any of the evelgscribed in the definition of

a Change in Control, Chaim Katzman remains Chairaiahe Board of the Successor Employer (as hefteindefined) and if Gazit,
Inc. and its affiliates own in the aggregate 33%norre of the outstanding voting securities of thec@ssor Employer. For purposes
of this Agreement, the term “Successor Employe#lisimean the Company, the reorganized, merged wsatimated Company (or
the successor thereto), or the acquiror (througtyerneor otherwise) of all or substantially all bEtassets of the Company, as the case
may be.

)] Resignation Other Than Termination Falleg Change in ControlExecutive shall have the right to resign his
employment by providing the Company with a Noti¢elermination, as provided in Section 7. If suekignation occurs other than
within twelve (12) months after a Change in Controturs, Executive’s resulting termination of enyphent shall be considered as
other than Termination Following Change in ContrAhy termination pursuant to this paragraph shall in and of itself be, nor
shall it be deemed to be, a breach of this Agreémen

(9) Resignation For Good Reasdtxecutive shall have the right to resign his empiegt for Good Reason. For
purposes of this Agreement, Executive shall haved3®eason to terminate Executive’ employment upon:

0] the material breach by the Company myf af its agreements set forth herein and the raibf the Company to
correct such breach within thirty (30) days aftex teceipt by the Company of written notice frone&ixtive specifying in reasonable
detail the nature of such breach (the parties lyeaeknowledge that a change in the principal plaicemployment under Section 4
hereof to a location other than in Miami-Dade, Baoevor Palm Beach County, Florida, without the emtsof Executive, shall
constitute a material breach hereof); or

(ii) any substantial or material diminutiamf Executive’s responsibilities including withouimitation reporting
responsibilities and/or title.

SECTION 7. Termination Procedure

(a) Notice of TerminationAny termination of Executive’s employment by tBempany or by Executive (whether by
resignation or otherwise) pursuant to Section @htdf Agreement, except termination due to Execigigeath pursuant to Section
6(a), shall be communicated by written Notice ofrfi@ation to the other party hereto in accordanié Wection 15. For purposes
of this Agreement, aNotice of Termination” shall mean a notice that states the specific itgation provision in this Agreement
relied upon and shall set forth in reasonable Héke facts and circumstances claimed to providbasis for termination of
Executive’s employment under the provision so state

(b) Date of TerminationThe effective date of any termination pursuarséction 6 of Executive’s employment by the
Company or by Executive (whether by resignatiomtherwise) (the Date of Termination”) shall be (i) if Executive’'s employment
is terminated by his death, the date of his desit, (i) if Executive’'s employment is terminated &ny other reason by the Company
or by Executive (whether by resignation or othee)ighe date on which a Notice of Termination igegi or any later date (within
thirty (30) days after the giving of such notice} forth in such Notice of Termination.

SECTION 8. Compensation Upon Termination or During Disabilitf Executive experiences a Disability or his
employment terminates during the Employment Petioel Company shall provide Executive with the pagts@nd benefits set forth
below; provided, however, as a specific conditiorbéing entitled to any payments or benefits unbisr Section 8, Executive must
have resigned as a director, trustee and officeh@fCompany and all of its subsidiaries and aselber of any committee of the
board of directors of the Company and its subsieanf which he is a member and must have joinedCthmpany in having executed
a mutual release of both the Company and its Afés as well as Executive, in the form attacheétbesis Exhibit A Executive
acknowledges and agrees that the payments setirfidtils Section 8 constitute liquidated damagegsdomination of his employment
during the Employment Period, which the partiest®have agreed to as being reasonable, and BExeadgknowledges and agrees
that he shall have no other remedies in connegtitinor as a result of any such termination.



@) Disability; Death During any period that Executive fails to penfohis duties hereunder as a result of Disability,
Executive shall continue to receive his full Basda®y set forth in Section 5(a) and his full Bommssset forth in Section 5(b) until his
employment is terminated pursuant to Section 6(b)addition, if Executive’s employment is termiedtfor Disability pursuant to
Section 6(b), or due to Executive’s death purstaection 6(a), in each case other than a Terinm&bllowing Change in Control:

0] the Company shall pay to Executivehis estate, as the case may be, a lump sum payseoon as practicable
following the Date of Termination equal to (A) MBase Salary, Accrued Bonus (as defined in Sect{ol) Below) and accrued
vacation pay through the Date of Termination, gBy one of the following two amounts, as applieghl) if there is one year or
more remaining in the Employment Period, the surBxacutive’s then current Base Salary for one ydas his Average Bonus (as
defined in Section 8(d) below), or (2) if therdass than one year remaining in the Employmeniolethe amount of Base Salary (as
provided for in Section 5(a)) Employee would hageeived through the end of the Employment Periog pis Average Bonus pro
rated for the portion of the fiscal year followitite date of termination through the end of the Exypplent Period;

(i) stock options and restricted stggknted to Executive prior to the Date of Termioatihat were to vest based on
the passage of time shall fully vest as of the @&fBermination;

(iii) the Company shall reimburse Exeestior his estate, as the case may be, pursu&ediion 5(d) for reasonable
expenses incurred, but not paid prior to such teation of employment; and

(iv) Executive or his estate or nameddfieraries shall be entitled to any other rightsmpensation and/or benefits as
may be due to Executive or his estate or namedfic@rees in accordance with the terms and provisiof any agreements, plans or
programs of the Company.

(b) Termination By Company Without Cause, figation by Executive for Good Reason or Terminatimllowing
Change in Control If Executive’s employment is terminated by then@pany without Cause, Executive terminates his eympént
with the Company for Good Reason, or if Executiesigns or is terminated by reason of death or Digabnd such resignation or
termination as a result of death or Disability ifexmination Following Change in Control:

0] the Company shall pay to Executivg Base Salary, Accrued Bonus and accrued vacpéigrthrough the Date of
Termination, as soon as practicable following ttagelof Termination;

(i) the Company shall pay to Executagesoon as practicable following the Date of Teatiam a lump-sum payment
equal to two (2) times the sum of Executive’s tharrent Base Salary plus his Average Bonus;

(iii) in the case of termination by t@®mpany without Cause or termination by Executime Good Reason, stock
options and restricted stock granted to Executiiar po the Date of Termination that were to veasdd on the passage of time shall
fully vest as of the Date of Termination;

(iv) in the case of Executive’s resigoator his termination by reason of death or Disgbénd such resignation or
termination as a result of death or Disability iTemination Following Change in Control (A) stooktions and restricted stock
granted to Executive prior to the Date of Termimatihat were to vest based on the passage of tialkfally vest as of the Date of
Termination; and (B) if Executive’s Date of Termiiod precedes the otherwise applicable end-dateafperformance period for
stock options or restricted stock granted to Exgeypursuant to Section 5(c), or granted to Exeeutinder any equity-based award
program sponsored by the Company, a percentagecbf stock options or restricted stock shall vesbfathe Date of Termination
equal to the period of time that has elapsed dimealate of award of such stock options or restictock compared to the total time
during the performance period stated in the aw&slioh stock options or restricted stock;

(v) the Company shall reimburse Execufivesuant to Section 5(d) for reasonable expensmsried, but not paid
prior to such termination of employment; and

(vi) Executive shall be entitled to anther rights, compensation and/or benefits as maylee to Executive in
accordance with the terms and provisions of angemgents, plans or programs of the Company.

(c) Termination by the Company for CausedResignation By Executive Other Than Termination Emod Reason
and other than Termination Following Change in @an If Executive’s employment is terminated by then@pany for Cause, or if
Executive’s resignation is other than for Good Reasr other than a Termination Following Chang&antrol:

0] the Company shall pay Executive Bese Salary and, to the extent required by lawherGompany’s vacation
policy, his accrued vacation pay through the D&fEesmination, as soon as practicable following Eree of Termination;



(i) the Company shall reimburse Exeeitpursuant to Section 5(d) for reasonable expeimeesred, but not paid
prior to such termination of employment, unlesshsigemination resulted from a misappropriation ofipany funds;

(iii) Executive shall be entitled to awyher rights, compensation and/or benefits as maydie to Executive in
accordance with the terms and provisions of angemgents, plans or programs of the Company; and

(iv) All unvested stock options and urteelsrestricted stock granted to Executive shafopieited.

(d) Accrued Bonuslf termination of Executive’s employment occas of or after the end of any calendar year for
which a Bonus would be payable to Executive purst@Bection 5(b) hereof, such termination is motGause and such termination
occurs prior to the date that bonuses for seniecetives are paid for such calendar year (includimithout limitation, the Bonus),
then Executive (or his estate, as the case magtm) be entitled to payment of any Bonus thatamed for such calendar year
without regard to whether such termination of engpient precedes the Bonus payment date. If termomadf Executive’'s
employment occurs prior to the end of any calerygar for which a Bonus would be payable to Exeeupursuant to Section 5(b),
such termination is not for Cause or a voluntaryteation by Executive (other than for Good Reaspa Termination Following a
Change of Control), then Executive (or his estatethe case may be) shall be entitled to paymeatpod rated portion of the Bonus
calculated as follows: Executive’s Average Bonhallsbe multiplied by a fraction the numerator dfieh shall be the number of
days in such calendar year that elapsed prior ¢b sermination of employment and the denominatowbich shall be 365. The
amount that Executive is entitled to under eittfahe two preceding sentences shall be referréal tlois Agreement as thiéccrued
Bonus”. For purposes of this Agreement, thhesérage Bonu$ shall mean the average annual Bonus, calculayedividing (x) the
aggregate amount of the Bonuses received by Execfdr each of three (3) most recent full calengisars that elapsed during the
Employment Period or such lesser number of fultedar years if three full calendar years shalllrte so elapsed, and dividing
such total by the number of such full calendar gear

(e) Tax Payment by the Company.

() If any amount or benefit paid or tdisuted to Executive pursuant to this Agreemeakeh together with any
amounts or benefits otherwise paid or distribute&ecutive by the Company or any affiliated compgollectively, the Covered
Payments), are or become subject to the tax (tBecise Tax") imposed under Section 4999 of the Code, or amyiasi tax that
may hereafter be imposed, the Company shall pafxecutive at the time specified below an additioaadount (the Tax
Reimbursement Paymerit) such that the net amount retained by Executiith vespect to such Covered Payments, after dextucti
of any Excise Tax on the Covered Payments and adgri&l, state and local income or employment takExcise Tax on the Tax
Reimbursement Payment provided for by this Se@i@), but before deduction for any Federal, stateaal income or employment
tax withholding on such Covered Payments, shattdngal to the amount of the Covered Payments.

(i) For purposes of determining whetlagry of the Covered Payments will be subject to Eteise Tax and the
amount of such Excise Tax: (A) such Covered Paysnwill be treated as “parachute payments” withi@ imeaning of Section 280G
of the Code, and all “parachute payments” in exodéshe “base amount” (as defined under SectionG{BY)(3) of the Code) shall be
treated as subject to the Excise Tax, unless, gogpé to the extent that, in the good faith judgtrefithe Company’s independent
certified public accountants appointed prior to tiae of the Change in Control or tax counsel seteby such accountants (the
“Accountants’), the Company has a reasonable basis to conchatesuch Covered Payments (in whole or in pattjeeido not
constitute “parachute payments” or represent resdercompensation for personal services actuafigigeed (within the meaning of
Section 280G (b)(4)(B) of the Code) in excess ofalecable “base amount,” or such “parachute paysiaare otherwise not subject
to such Excise Tax, and (B) the value of any nahchenefits or any deferred payment or benefitl dmldetermined by the
Accountants in accordance with the principles aft®a 280G of the Code.

(iii) For purposes of determining the amb of the Tax Reimbursement Payment, Executivédl $fea deemed to
pay: (A) Federal income, social security, Medicaral other employment taxes at the highest appéicadarginal rate of Federal
income taxation for the calendar year in which Tla& Reimbursement Payment is to be made, and (Bapplicable state and local
income or other employment taxes at the highesticgijpe marginal rate of taxation for the calengaar in which the Tax
Reimbursement Payment is to be made, net of theénmax reduction in Federal income taxes that co@dbtained by Executive
from the deduction of such state or local taxgmifl in such year.

(iv) The Tax Reimbursement Payment (atipo thereof) provided for above shall be paidEtecutive not later than
10 business days following the payment of the Cadétayments.

(v) If the Excise Tax is subsequentlyedeined by the Accountants or pursuant to any geding or negotiations
with the Internal Revenue Service to be less tl@namount taken into account hereunder in calogatie Tax Reimbursement
Payment made, Executive shall repay to the Compatrtje time of such determination, the portiothaf prior Tax Reimbursement
Payment that would not have been paid if the rediu€rcise Tax had been taken into account in ihjtiablculating the Tax
Reimbursement Payment, plus interest on the amofirguch repayment at the rate provided in Sectigi4b)(2)(b) of the
Code. Notwithstanding the foregoing, if any pantiof the Tax Reimbursement Payment to be refundetie Company has been
paid to any Federal, state or local tax authorgpayment thereof shall not be required until datefand or credit of such portion has



been made to Executive, and interest payable t&€trepany shall not exceed interest received orite@do Executive by such tax
authority for the period it held such portion. Extive and the Company shall mutually agree uperctiurse of action to be pursued
(and the method of allocating the expenses theieBRecutive’s good faith claim for refund or cie denied.

(vi) If the Excise Tax is later determinby the Accountants or pursuant to any proceedingegotiations with the
Internal Revenue Service to exceed the amount takeraccount hereunder at the time the Tax Reisdent Payment is made
(including, but not limited to, by reason of anyypeent the existence or amount of which cannot lterdened at the time of the Tax
Reimbursement Payment), the Company shall makedditianal Tax Reimbursement Payment in respectuchsxcess (plus any
interest or penalty payable with respect to sudess) at the time that the amount of such excdssaily determined.

)] Tax Compliance Delay in Paymert the Company reasonably determines that agyngat or benefit due under
this Section 8, or any other amount that may becduseto Executive after termination of employménsubject to Section 409A of
the Internal Revenue Code of 198€¢tde’), as amended, and that Executive is a “speciieghloyee,” as defined in Code Section
409A, upon termination of Executive’'s employment dmy reason other than death (whether by resigmati otherwise), no amount
may be paid to Executive earlier than six montherahe date of termination of Executive’s employing such payment would
violate the provisions of Code Section 409A andrégulations issued thereunder, and payment skath&de, or commence to be
made, as the case may be, on the date that is@ithmand one day after the termination of Exeetgiemployment, together with
interest at the rate of five percent (5%) per anfueginning with the date one day after the ternmmadf Executive’s employment
until the date of payment.

SECTION 9. Repayment By Executiexecutive acknowledges and agrees that the borusksther incentive-based or
equity-based compensation received by him fromQbmpany, and any profits realized from the salsewfurities of the Company,
are subject to the forfeiture requirements sethfartthe Sarbanes-Oxley Act of 2002 and other apple laws, rules and regulations,
under the circumstances set forth therein. If angh forfeiture is required pursuant to the Sarbdbeley Act of 2002 or other
applicable law, rule or regulation, within thirt3Q) days after notice thereof from the Company,cttee shall pay to the Company
the amount required to be forfeited.

SECTION10.  Confidential Information; Ownership of Documentgiadther Property

(a) Confidential InformationWithout the prior written consent of the Compaaycept as may be required by law,
Executive will not, at any time, either during dtea his employment by the Company, directly oriiadtly divulge or disclose to any
person, entity, firm or association, including, waitit limitation, any future employer, or use fos biwn or others benefit or gain, any
financial information, prospects, customers, tesasuppliers, clients, sources of leads, methoddoaig business, intellectual
property, plans, products, data, results of testmg other trade secrets or confidential matenalske information of the Company,
including (but not by way of limitation) any and adformation and instructions, technical or othessy prepared or issued for the use
of the Company (collectively, theCbnfidential Information "), it being the intent of the Company, with whiafitent Executive
hereby agrees, to restrict him from disseminatingsing any like information that is not readilyadlable to the general public.

(b) Information is Property of Companill books, records, accounts, tenant, customeentland other lists, tenant,
customer and client street and e-mail addressenéomination (whether in written form or storedany computer medium) relating
in any manner to the business, operations, or paispf the Company, whether prepared by Executivetherwise coming into
Executive’s possession, shall be the exclusive gntgmf the Company and shall be returned immeljiatethe Company upon the
expiration or termination of Executive’s employmentat the Company’s request at any time. Uporettgration or termination of
his employment, Executive will immediately deliterthe Company all lists, books, records, schedulat, and other information
(including all copies) of every kind relating to @@nnected with the Company and its activitiesjrimss, and customers.

SECTION 11. Restrictive Covenant; Notice of Activities

(@ Restricted ActivitiesDuring the Employment Period and for a period ot df) year after the expiration or
termination of Executive’'s employment, whether bgignation or otherwise, (except if Executive’s &gment is terminated by the
Company without Cause or by Executive for Good Beasr if Executive’s termination of employment stitutes a Termination
Following Change in Control or results due to nenawal of this Agreement), Executive shall notheiit the prior written consent
of the Company, directly or indirectly, (i) enterté the employment of, render any services to, shue, lend money to, engage,
manage, operate, own, or otherwise offer otheistsgie to or participate in, as an officer, dirgctoanager, employee, principal,
proprietor, representative, stockholder, membentnpa, associate, consultant or otherwise, anygmeos entity that competes, plans
to compete or is considering competing with the @any in any business of the Company existing oppsed at the time Executive
shall cease to perform services hereundeiC@nipeting Entity”) in any state in which the Company conducts niateperations
(defined as accounting for 10% or more of the Camgjsarevenue), or owns assets the value of whitddsd.0% or more of the total
value of the Company’s assets, at any time duttegtérm of this Agreement (collectively, th&etritory ”); (ii) interfere with or
disrupt or diminish or attempt to disrupt or dingimj or take any action that could reasonably bea®g to disrupt or diminish, any
past or present or prospective relationship, cohied or otherwise, between the Company and amgntercustomer, supplier, sales
representative, consultant or employee of the Caoyipéii) directly or indirectly solicit for employent or attempt to employ, or
assist any other person or entity in employingadicging for employment, either on a full-time part-time or consulting basis, any




employee (whether salaried or otherwise, unionasr-union) of the Company who within one year of tinee Executive ceased to
perform services hereunder had been employed bgdnepany, or (iv) communicate with, solicit, accepsiness or enter into any
business relationship with any person or entity wias a tenant or customer of the Company or angepteor future tenant or
customer of the Company (including without limitatitenants or customers previously or in the fugeeerated or produced by
Executive), in any manner that interferes with @rupts or diminishes or might interfere with orghi disrupt or diminish such
tenant’s or customer’s relationship with the Compaor in an effort to obtain such tenant or custoasea tenant or customer of any
person in the Territory. Notwithstanding the favety, Executive shall be permitted to own up tdva percent equity interest in a
publicly traded Competing Entity.

(b) Notice and Procedur&xecutive shall inform in writing any person orignthat seeks to employ or engage him
in any capacity, of his noncompetition obligationsxder this Agreement, prior to accepting such egmpént or
engagement. Executive shall also inform the Compamwriting of such prospective employment or egggment prior to accepting
such employment or engagement. If the CompanfieEiecutive has any concerns that any of Execstpr@posed or actual post-
employment activities may be restricted by, or othige in violation of, this Section 11, such pashall notify the other party of such
concerns and, prior to the Company commencing atiprato enforce its rights under this Section Il1Executive seeking a
declaratory judgment with respect to his obligasiamder this Section 11, the Company and Execwihadl meet and confer to
discuss the prospective employment or engagemaeudt,shall provide the other party with an opportyrtit explain why such
prospective employment or engagement either doedoes not violate this Section 11; provided, howgethat Company’s
obligations to give notice under this clause anthéet with Executive before commencing any actiwadlshot apply if Executive has
not provided notice before engaging in activitieattCompany reasonably believes violate this Sedb Any such meeting shall
occur within three business days of notice and beajield in person or by telephonic, video confeirenor similar electronic means.

SECTION 12. Violations of Covenants

€) Injunctive Relief Executive agrees and acknowledges that (i) théces to be rendered by him hereunder are of a
special and original character that gives them umigplue, (ii) that the provisions of Sections hd 41, are, in view of the nature of
the business of the Company, reasonable and negeésgaotect the legitimate interests of the Compdiii) that his violation of any
of the covenants or agreements contained in thieégent would cause irreparable injury to the Camipév) that the remedy at
law for any violation or threatened violation thefrevould be inadequate, and (v) that the Compamyl fle entitled to temporary and
permanent injunctive or other equitable relief amay deem appropriate without the accounting beafnings, profits, and other
benefits arising from any such violation, whichhtig shall be cumulative and in addition to any otiights or remedies available to
the Company. Executive hereby agrees that inkatef any such violation, the Company shall bétled to commence an action,
suit or proceeding in any court of appropriategdiction for any such preliminary and permaneningtive relief and other equitable
relief.

(b) EnforcementThe Company and Executive recognize that the lawispablic policies of the various states of the
United States and the District of Columbia may atifas to the validity and enforceability of certaifhthe provisions contained
herein. Accordingly, if any provision of this Agmment shall be deemed to be invalid or unenforegas may be determined by a
court of competent jurisdiction, this Agreementlsha deemed to delete or modify, as necessarypffleading provision and to alter
the balance of this Agreement in order to renderstime valid and enforceable to the fullest exgentissible as aforesaid.

SECTION 13. “Key Man” Insurance.At the request of the Company, Executive agreefatditate the Company to
purchase and maintain “Key Man Insurance” in an amalesired by the Company for the benefit of tlenfany and to reasonably
cooperate with the Company and its designated amser agent to facilitate the purchase and maintenahsuch insurance.

SECTION 14. Successors; Binding Agreement

(a) Company’s Successofdo rights or obligations of the Company undeis thgreement may be assigned or
transferred except that the Company will requirg aanccessor (whether direct or indirect, by purehaserger, consolidation or
otherwise) to all or substantially all of the buess and/or assets of the Company to expressly asanoh agree to perform this
Agreement in the same manner and to the same dk&nthe Company would be required to perfornfi itd such succession had
taken place. As used in this Agreement, “Compashéll mean the Company as herein before definedaagdsuccessor (whether
direct or indirect, by purchase, merger, consolithabr otherwise) to all or substantially all ofetbbusiness and/or assets of the
Company that executes and delivers the agreemetéroplated by this Section 14 or that otherwiseobexs bound by all the terms
and provisions of this Agreement by operation of.la

(b) Executive’s Successorllo rights or obligations of Executive under thdgreement may be assigned or
transferred other than his rights to payments oebts hereunder, which may be transferred onlyillyor the laws of descent and
distribution. Upon Executive’s death, this Agreemand all rights of Executive hereunder shall éto the benefit of and be
enforceable by Executive’s beneficiary or benefiels, personal or legal representatives, or estatthe extent any such person
succeeds to Executive’s interests under this Ageem¢mExecutive shall be entitled to select anchgbaa beneficiary or beneficiaries
to receive any benefit or compensation payable umgter following Executive’s death by giving the Quamy written notice
thereof. In the event of Executive’s death ordigial determination of his incompetence, refersnicethis Agreement to Executive




shall be deemed, where appropriate, to refer tcbigeficiary(ies), estate or other legal represeets). If Executive should die
following his Date of Termination while any amountsuld still be payable to him hereunder if he kadtinued to live, all such
amounts unless otherwise provided herein shalldig ip accordance with the terms of this Agreenterguch person or persons so
appointed in writing by Executive, or otherwisehie legal representatives or estate.

SECTION 15. Notice. All notices or other communications that are reggior permitted hereunder shall be in writing and
sufficient if delivered personally, or sent by watlly-recognized, overnight courier or by registeor certified mail, return receipt
requested and postage prepaid, addressed as follows

To the Employer: Equity One, Inc.
1600 NE Miami Gardens Drive
North Miami Beach, Florida 331
Attention: General Counsel

To Executive: Mark Langer
Equity One, Inc.
1600 NE Miami Gardens Drive
North Miami Beach, Florida 331

or to such other address as any party may havésha to the others in writing in accordance hettewAll such notices and other
communications shall be deemed to have been retéa)ein the case of personal delivery, on the détsuch delivery, (b) in the
case of delivery by nationally-recognized, overnigburier, on the business day following dispatod &) in the case of mailing, on
the third business day following such mailing.

SECTION 16. Attorneys’ Fees The Company shall reimburse Executive for thesomable attorneys’ fees and costs
incurred by Executive in connection with the revieggotiation and execution of this Agreementeitifier party is required to seek
legal counsel to interpret or enforce the terms @nadisions of this Agreement, the prevailing partyany action, suit or proceeding
shall be entitled to recover reasonable attornfes and costs (including on appeal).

SECTION 17.  Miscellaneous; SurvivalNo provisions of this Agreement may be amendedjifieal, or waived unless
such amendment or modification is agreed to inimgisigned by Executive and by a duly authorizefitef of the Company, and
such waiver is set forth in writing and signed bg party to be charged. No waiver by either pheseto at any time of any breach
by the other party hereto of any condition or psam of this Agreement to be performed by such ropfaty shall be deemed a
waiver of similar or dissimilar provisions or cotidns at the same or at any prior or subsequené.tiNo agreements or
representations, oral or otherwise, express ori@dpWith respect to the subject matter hereof lmen made by either party that are
not set forth expressly in this Agreement. Theiditgl, interpretation, construction and performarafethis Agreement shall be
governed by the laws of the State of Florida withcegard to its conflicts of law principles. Eaplarty unconditionally and
irrevocably agrees that the exclusive forum andueeior any action, suit or proceeding shall be imami-Dade County, Florida, and
consents to submit to the exclusive jurisdictiom/uding, without limitation, personal jurisdictipand forum and venue of the Circuit
Courts of the State of Florida or the United St&eéstrict Court for the Southern District of Floaidin each case, located in Miami-
Dade County, Florida. Sections 8-12 and 14-23isf Agreement shall survive any termination or eagon of this Agreement and
the Employment Period.

SEcTION 18.  Validity. The invalidity or unenforceability of any provasi or provisions of this Agreement shall not affect
the validity or enforceability of any other prowsi of this Agreement, which shall remain in fultde and effect. In the event that
any provision or provisions contained in this Agnemt shall be deemed illegal or unenforceablereéh®aining provisions contained
in this Agreement shall remain in full force andeef, and this Agreement shall be interpreted asuch illegal or unenforceable
provision or provisions were not contained in thiggeement.

SECTION19.  Counterparts. This Agreement may be executed in one or morateoparts, each of which shall be deemed
to be an original but all of which together willngitute one and the same instrument.

SECTION 20.  Entire AgreementThis Agreement sets forth the entire agreemerthefparties hereto in respect of the
subject matter contained herein and supersedesprall agreements, promises, covenants, arrangemeontsmunications,
representations or warranties, whether oral ortewjtby any officer, director, employee or représéve of any party hereto in
respect of such subject matter. Any prior agred¢roéthe parties hereto in respect of the subjeatten contained herein is hereby
terminated and canceled.

SECTION21.  Withholding. All payments hereunder shall be subject to aguired withholding of Federal, state and local
taxes pursuant to any applicable law or regulation.



SECTION 22. Insurance; IndemnityExecutive shall be covered by the Company’'s dimsttand officers’ liability
insurance policy, and errors and omissions covetagie extent such coverage is generally providethe Company to its directors
and officers and to the fullest extent permittedshgh insurance policies. Nothing herein is ofldf®deemed to be a representation
by the Company that it provides, or a promise by @ompany to obtain, maintain or continue any ligbinsurance coverage
whatsoever for its executives. In addition, thenfpany shall enter into its standard indemnity age® by which Company
commits to indemnify a Company officer in connegtiwith claims, suits or proceedings arising assalteof Executive’ service to
the Company.

SECTION 23.  Section HeadingsThe section headings in this Agreement are fowenience of reference only, and they
form no part of this Agreement and shall not affectnterpretation.

The parties hereto have executed this Agreemesttefé as provided above.

EQUITY ONE, INC.

By: /sl Arthur L. Gallagher
NameArthur L. Gallagher
Title: EVP, General Counsel
Date: March 30, 2009

/sl Mark Langer
Mark Langer
Date: March 30, 2009




EXHIBIT 31.1

CERTIFICATION OF CHIEF EXECUTIVE OFFICER

I, Jeffrey S. Olson, certify that:

1.

2.

| have reviewed this quarterly report on Form 10f@&quity One, Inc.;

Based on my knowledge, this quarterly report dogscontain any untrue statement of a material facomit to state
material fact necessary to make the statements,nmratight of the circumstances der which such statements were m
not misleading with respect to the period covengthis quarterly report;

Based on my knowledge, the financial statementd, @her financial information included in this qteaty report, fairh
present in almaterial respects the financial condition, resafteperations and cash flows of the registrantfaarw for, th
periods presented in this quarterly report;

The registrant’s other certifying officers and lkearesponsible for establishing and ntaining disclosure controls a
procedures (as defined in Exchange Act Rules 13e}l&nd 15dt5(e)) and internal control over financial repogti(as
defined in Exchange Act Rules 13a-15(f) and 15d)15¢r the registrant and we have:

a. Designedsuch disclosure controls and procedures to ensieaterial information relating to the registg
including its consolidated subsidiaries, is madevikm to us by others within those entities, partciyl during thi
period in which this quarterly report is being paesd;

b. Designed such internal control over financial réipgr or caused such internal control over finah@gaorting to b
designed under our supervision, to provide readeragsurance regarding the reliability of financgporting an
the preparation of financial statements for extepaposes in accordance with generally acceptexuatting
principles;

C. Evaluated the effectiveness of the registrant'sldsires controls and proceduresl gmesented in this report «
conclusions about the effectiveness of the discesuontrols and procedures, as of the end of thegeovered b
this quarterly report based on such evaluation; and

d. Disclosed in this report any change in the signt’s internal controls over financial reportithgit occurred durir
the registrant’'s most recent fiscal quarter (thgisteant’s fourth quarter in the case of an anmegbrt) that he
materially affected, or is reasonably likely toeaff, the registrant’s internal controls over finahceporting; and

The registrant’s other certifying officers and Wbhadisclosed, based on our most recent evaluafigmernal controls ove
financial reporting, to the registrant’s auditorsdathe audit comittee of the registrant’'s board of directors (@rgon
performing the equivalent function):

a. all significant deficiencies and material weaknssgethe design or operation of internal controkerofinancia
reporting which are reasonably likely adversely affect the registrant’s ability to oet; process, summarize ¢
report financial information; and

b. any fraud, whether or not material, that involvesnagement or other employees who have a significéatin the
registrant’s internal controls.

Date: May 11, 2009

/sl Jeffrey S. Olson

Jeffrey S. Olson
Chief Executive Officer




EXHIBIT 31.2

CERTIFICATION OF CHIEF FINANCIAL OFFICER

I, Mark Langer, certify that:

1.

2.

| have reviewed this quarterly report on Form 10f@&quity One, Inc.;

Based on my knowledge, this quarterly report dogscontain any untrue statement of a material facomit to state
material fact necessary to make the statements,nratight of the circumstances under whicltisistatements were ma
not misleading with respect to the period covengthis quarterly report;

Based on my knowledge, the financial statementd, @her financial information included in this qteaty report, fairh
present in all material rpscts the financial condition, results of operadiand cash flows of the registrant as of, andtfe
periods presented in this quarterly report;

The registrant’s other certifying officers and lkearesponsible for establishing and maintainingcldsure controls ar
procedures (as defined in Exchange Act Rules 13e}l&nd 15dt5(e)) and internal control over financial repogti(as
defined in Exchange Act Rules 13a-15(f) and 15d)15¢r the registrant and we have:

a. Designed such discdoire controls and procedures to ensure that maief@mation relating to the registra
including its consolidated subsidiaries, is madevkm to us by others within those entities, partaciyl during thi
period in which this quarterly report is being paesd;

b. Designed such internal control over financial réipgr, or caused such internal control over finah@gaorting to b
designed under our supervision, to provide readerasurance regarding the reliability of financigborting and
the preparation of financial statements for extepwposes in accordance with generally acceptexbuatting
principles;

C. Evaluated the effectiveness of the registrant’sldsires controls and procedures and presentdusinmgport oL
conclusons about the effectiveness of the disclosurerotmtind procedures, as of the end of the periwdread b
this quarterly report based on such evaluation; and

d. Disclosed in this report any change in the regmtsanternal controls over finaia reporting that occurred duri
the registrant’'s most recent fiscal quarter (thgisteant’s fourth quarter in the case of an anmegbrt) that he
materially affected, or is reasonably likely toeaff, the registrant’s internal controls over finahceporting; and

The registrant’s other certifying officers and Wbhadisclosed, based on our most recent evaluafiagmernal controls ove
financial reporting, to the registrant’'s auditorsdathe audit committee of the registrant’s boarddioéctors (or persol
performing the equivalent function):

a. all significant deficiencies and material weaknasgethe design or operation of internal controkerofinancia
reporting which are reasonably likely to adversgffect the registrant’ability to record, process, summarize
report financial information; and

b. any fraud, whether or not material, that involvesnagement or other employees who have a significéatin the
registrant’s internal controls.

Date: May 11, 2009

/sl Mark Langer
Mark Langer
Executive Vice President and Chief Financial Office




EXHIBIT 32

CERTIFICATION PURSUANT TO 18 U.S.C. SECTION 1350, AS ADOPTED
PURSUANT TO SECTION 906 OF THE
SARBANES-OXLEY ACT OF 2002

Pursuant to 18 U.S.C. § 1350, as created by Segt@i6 of the Sarbanes-Oxley Act of 2002, the usidaed officers of Equity One,
Inc. (the “Company”) hereby certify, to such offiseknowledge, that:

(i) The accompanying Quarterly Report on Form 10-QHerperiod ended March 31, 2009 (the “Report”) fully quias
with the requirements of Section 13(a) or 15(d)a@glicable, of the Securities Exchange Act of 1%&amended; and

(i) The information contained in the Report fairly mets, in all matéal respects, the financial condition and resufi
operations of the Company.

May 11, 2009
/sl Jeffrey S. Olson
Jeffrey S. Olson
Chief Executive Officer
May 11, 2009

/sl Mark Langer
Mark Langer
Executive Vice President and Chief Financial Office

A signed original of this written statement reqditgy Section 906 has been provided to the Compadywall be retained by the
Company and furnished to the Securities and Exah&ammission or its staff upon request.

The foregoing certification is being furnished asexhibit to the Report pursuant to Item 601(b)(82Regulation S-K and Section
906 of the Sarbanes-Oxley Act of 2002 and, accgigiris not being filed with the Securities and Bange Commission as part of
the Report and is not to be incorporated by refazénto any filing of the Company under the Se@siAct of 1933 or the Securities
Exchange Act of 1934 (whether made before or dfierdate of the Report, irrespective of any gengrebrporation language
contained in such filing).



