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EXPLANATORY NOTE

This report combines the annual reports on Form 10-K for the year ended December 31, 2012 of Regency Centers Corporation 
and Regency Centers, L.P. Unless stated otherwise or the context otherwise requires, references to “Regency Centers 
Corporation” or the “Parent Company” mean Regency Centers Corporation and its controlled subsidiaries; and references to 
“Regency Centers, L.P.” or the “Operating Partnership” mean Regency Centers, L.P. and its controlled subsidiaries. The term 
“the Company” or “Regency” means the Parent Company and the Operating Partnership, collectively.

The Parent Company is a real estate investment trust (“REIT”) and the general partner of the Operating Partnership. The 
Operating Partnership's capital includes general and limited common Partnership Units (“Units”). As of December 31, 2012, 
the Parent Company owned approximately 99.8% of the Units in the Operating Partnership and the remaining limited Units are 
owned by investors. The Parent Company owns all of the Series 6 and 7 Preferred Units of the Operating Partnership. As the 
sole general partner of the Operating Partnership, the Parent Company has exclusive control of the Operating Partnership's day-
to-day management.  

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

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

• eliminates duplicative disclosure and provides a more streamlined and readable presentation; and  

• creates time and cost efficiencies through the preparation of one combined report instead of two separate reports. 

Management operates the Parent Company and the Operating Partnership as one business. The management of the Parent 
Company consists of the same individuals as the management of the Operating Partnership. These individuals are officers of 
the Parent Company and employees of the Operating Partnership.

The Company believes it is important to understand the few differences between the Parent Company and the Operating 
Partnership in the context of how the Parent Company and the Operating Partnership operate as a consolidated company. The 
Parent Company is a REIT, whose only material asset is its ownership of partnership interests of the Operating Partnership. As 
a result, the Parent Company does not conduct business itself, other than acting as the sole general partner of the Operating 
Partnership, issuing public equity from time to time and guaranteeing certain debt of the Operating Partnership. The Parent 
Company does not hold any indebtedness, but guarantees all of the unsecured public debt and approximately 18% of the 
secured debt of the Operating Partnership. The Operating Partnership holds all the assets of the Company and retains the 
ownership interests in the Company's joint ventures. Except for net proceeds from public equity issuances by the Parent 
Company, which are contributed to the Operating Partnership in exchange for partnership units, the Operating Partnership 
generates all remaining capital required by the Company's business. These sources include the Operating Partnership's 
operations, its direct or indirect incurrence of indebtedness, and the issuance of partnership units.

Stockholders' equity, partners' capital, and noncontrolling interests are the main areas of difference between the consolidated 
financial statements of the Parent Company and those of the Operating Partnership. The Operating Partnership's capital 
includes general and limited common Partnership Units, as well as Series 6 and 7 Preferred Units owned by the Parent 
Company. The limited partners' units in the Operating Partnership owned by third parties are accounted for in partners' capital 
in the Operating Partnership's financial statements and outside of stockholders' equity in noncontrolling interests in the Parent 
Company's financial statements. The Series 6 and 7 Preferred Units owned by the Parent Company are eliminated in 
consolidation in the accompanying consolidated financial statements of the Parent Company and are classified as preferred 
units of general partner in the accompanying consolidated financial statements of the Operating Partnership.

In order to highlight the differences between the Parent Company and the Operating Partnership, there are sections in this 
report that separately discuss the Parent Company and the Operating Partnership, including separate financial statements, 
controls and procedures sections, and separate Exhibit 31 and 32 certifications. In the sections that combine disclosure for the 
Parent Company and the Operating Partnership, this report refers to actions or holdings as being actions or holdings of the 
Company. 

As general partner with control of the Operating Partnership, the Parent Company consolidates the Operating Partnership for 
financial reporting purposes, and the Parent Company does not have assets other than its investment in the Operating 
Partnership. Therefore, while stockholders' equity and partners' capital differ as discussed above, the assets and liabilities of the 
Parent Company and the Operating Partnership are the same on their respective financial statements.
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Pursuant to the requirements of the Securities Exchange Act of 1934, this report has been signed below by the following 
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Executive Officer

March 1, 2013
/s/ Brian M. Smith
Brian M. Smith, President, Chief Operating Officer and 
Director

March 1, 2013
/s/ Lisa Palmer
Lisa Palmer, Executive Vice President, Chief Financial 
Officer (Principal Financial Officer)

March 1, 2013
/s/ J. Christian Leavitt
J. Christian Leavitt, Senior Vice President and Treasurer 
(Principal Accounting Officer)

March 1, 2013
/s/ Raymond L. Bank
Raymond L. Bank, Director

March 1, 2013
/s/ C. Ronald Blankenship
C. Ronald Blankenship, Director

March 1, 2013
/s/ A.R. Carpenter
A.R. Carpenter, Director

March 1, 2013
/s/ J. Dix Druce
J. Dix Druce, Director

March 1, 2013
/s/ Mary Lou Fiala
Mary Lou Fiala, Director

March 1, 2013
/s/ David P. O'Connor
David P. O'Connor, Director

March 1, 2013
/s/ Douglas S. Luke
Douglas S. Luke, Director

March 1, 2013
/s/ John C. Schweitzer
John C. Schweitzer, Director

March 1, 2013
/s/ Thomas G. Wattles
Thomas G. Wattles, Director

130






	Cover Page of 2012 Annual Report
	Shareholder Letter
	Cover Page of 2012 Form 10-K
	Explanatory Note
	Table of Contents to 2012 Form 10-K
	PART I
	Item 1. Business
	Item 1A. Risk Factors
	Item 1B. Unresolved Staff Comments

	Item 2. Properties
	Item 2. Properties - Portfolio
	Item 3. Legal Proceedings
	Item 4. Removed and Reserved

	PART II
	Item 5. Market for Registrant's Common Equity
	Item 6. Selected Financial Data
	Item 7. Management s Discussion and Analysis of Financial Condition and Results of Operations
	Overview
	Critical Accounting Policies and Procedures
	Recent Accounting Pronouncements
	Shopping Center Portfolio
	Liquidity and Capital Resources
	Investments in Real Estate Partnerships
	Contractual Obligations
	Off Balance Sheet
	Results from Operations 2012-2011
	Results from Operations 2011-2010
	Supplemental Earnings Information
	Environmental Matters
	Inflation/Deflation
	Item 7A. Quantitative and Qualitative Disclosures about Market Risk

	Item 8. Financial Statements and Supplementary Data
	Reports of Independent Registered Public Accounting Firm
	RCC Balance Sheets
	RCC Statements of Ops 
	RCC Statements of Comprehensive Income
	RCC Statements of Changes in Equity
	RCC Statements of Cash Flows
	RCLP Balance Sheets
	RCLP Statements of Ops
	RCLP Statements of Comprehensive Income
	RCLP Statements of Changes in Capital
	RCLP Statements of Cash Flows
	Notes to Consolidated Financial Statements
	1. Summary of Significant Accounting Policies
	2. Real Estate Investments
	3. Discontinued Operations
	4. Investments in Real Estate Partnerships
	5. Notes Receivable
	6. Acquired Lease Intangibles
	7. Income Taxes
	8. Notes Payable and Unsecured Credit Facilities
	9. Derivative Financial Instruments
	10. Fair Value Measurements
	11. Equity and Capital
	12. Stock-Based Compensation
	13. Saving and Retirment Plans
	14. Earnings per Share and Unit
	15. Operating Leases
	16. Commitments and Contingencies
	17. Summary of Quarterly Financial Data

	III. Real Estate and Accumulated Depreciation
	Reconciliation note


	Item 9. Changes in and Disagreements with Accountants
	Item 9A. Controls and Procedures
	Item 9B. Other Information


	PART III
	Item 10. Directors, Executive Officers and Corporate Governance
	Item 11. Executive Compensation
	Item 12. Security Ownership of Certain Beneficial Owners and Management
	Item 13. Certain Relationships and Related Transactions, and Director Independence
	Item 14. Principal Accountant Fees and Services

	PART IV
	Item 15. Exhibits and Financial Statement Schedules

	SIGNATURES
	Operating Committee & Board of Directors



