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A REIT is a company that owns and, in most cases, operates income-producing real estate
such as apartments, shopping centers, offices, hotels, and warehouses. Some REITs also
engage in financing real estate. The shares of most REITs are freely traded, usually on a
major stock exchange.

To qualify as a REIT, a company must have most of its assets and income tied to real estate
investment and must distribute at least 90 percent of its taxable income to its shareholders
annually. However, like other businesses, but unlike partnerships, a REIT cannot pass any
tax losses through to its investors.

REITs invest in a variety of property types: shopping centers, apartments, warehouses,
office buildings, hotels, and others. Some REITs specialize in one property type only; others
invest throughout the country or in certain other countries, one region only, or even a single
metropolitan area.

Like other public companies, a REIT's executive management team operates the company,
deciding what properties it will own and manage. Management's decisions are overseen by
a board of directors that is responsible to the shareholders.

Like all companies whose stocks are publicly traded, REIT shares are priced by the market

throughout the trading day. To assess their investment value, typical analysis involves one or

more of the following criteria:

* Management quality and corporate structure

* Anticipated total return from the stock, estimated from the expected price change and
the prevailing dividend yield

* Current dividend yields relative to other yield-oriented investments

* Dividend payout ratios as a percent of REIT FFO

* Anticipated growth in earnings per share

* Underlying asset values of the real estate and/or mortgages, and other assets.

REITs are total return investments. They typically provide high dividends plus the potential for
moderate, long-term capital appreciation. There is a relatively low correlation between REIT
and publicly traded real estate stock returns and the returns of other market sectors. Thus,
including REITs and publicly traded real estate stocks in your investment program helps build
a diversified portfolio.

REITs offer investors:

 Current, stable dividend income

* High dividend yields

* Dividend growth that has consistently exceeded the rate of consumer price inflation

* Liquidity: shares of publicly traded REITs are readily converted into cash because they are
traded on the major stock exchanges

* Professional management: REIT managers are skilled, experienced real estate professionals

» Portfolio diversification, which reduces risk

* Performance monitoring: performance is monitored by independent directors of the REIT,
independent analysts, independent auditors, the Securities and Exchange Commission, and
the business and financial media.

An individual may invest in a publicly traded REIT by purchasing shares through a stockbroker.

An investor may also contact a REIT directly for a copy of the company’s annual report,
prospectus, and other financial information. Much of this information is available on a
company's web site. The NAREIT web site, www.reit.com, also lists all publicly traded
REITs with their exchange symbols. Another alternative is to buy shares in a mutual fund
that specializes in investing in real estate securities. A list of such mutual funds is available
at the NAREIT web site.

® Source: National Association of Real Estate Investment Trusts (NAREIT)
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In 2012, Federal Realty Investment Trust celebrates 50 years of being a proven leader
in the ownership, operation, and redevelopment of high quality retail real estate in the
country's best markets. Federal Realty specializes in the ownership, management and
redevelopment of high-quality retail assets, including shopping centers and urban,
mixed-use properties. Federal Realty's portfolio is located primarily in strategically
selected metropolitan markets in the Northeast, Mid-Atlantic, and California.

Headquartered in Rockville, Md,, Federal Realty owns a high-quality portfolio
of properties in the retail REIT sector. The portfolio’s strong demographics are
unequaled, with an average household income of $98,000 and population of
132,000 within a three-mile radius of Federal Realty properties.”

A key element of the Trust's strategy for maximizing income and increasing property
value is redevelopment and remerchandising. From simple improvements such as
facade renovations to more comprehensive reconfigurations, these redevelopments
typically improve occupancy and rental rates. In addition, the Trust has significant
experience in the master planning, design, development, and operations of mixed-use
properties. Investments in these developments and redevelopments are justified on

a return-on-invested-capital basis, include risk mitigation measures and compete for
capital with acquisition opportunities available to the Trust.

Also contributing to the future growth of Federal Realty is the ability to acquire
operating properties within our core markets that possess value-enhancing
opportunities. In addition, through a joint venture, in which the Trust has a

30% interest, Federal Realty seeks to acquire stabilized, supermarket-anchored
shopping centers in the Trust's target markets.

Over its 50-year history, Federal Realty has produced an outstanding track record,
including growth in dividends per share. The Trust has paid quarterly dividends to its
shareholders continuously since its founding in 1962, and has increased its dividend
rate for 44 consecutive years, the longest consecutive record in the REIT industry.

Federal Realty D
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Overview

An equity real estate investment trust
(REIT) founded in 1962, one of the
oldest public REITs

Fully integrated real estate company
focused on the ownership, management
and redevelopment of high-quality retail
properties, including shopping centers
and urban, mixed-use properties
Headquarters: Rockville, Md.

Regional Offices: Los Angeles, Calif;
San Jose, Calif.; Boston, Mass.;
Philadelphia, Pa.; Boca Raton, Fla.

87 predominantly retail real estate projects,
totaling approximately 19.2 million s.f.
(excluding joint venture properties)
Seven retail projects totaling 1 million sf.
in our real estate joint venture in which
the Trust has a 30% interest

Rated BBB+ Positive Outlook by
Standard & Poor’s, Baal Positive Outlook
by Moody's and A- by Fitch Ratings

Solid Performance

* Paid quarterly dividends to shareholders
continuously since 1962

* Increased dividend rate for 44 consecutive
years, the longest consecutive record in
the REIT industry
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The longest consecutive record in the REIT industry.
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stock quotes, and read recent press
releases. Printed materials and e-mail
news alerts can also be requested.
For 50 years, we’ve been innovative leaders in the

retail REIT industry. INVESTOR RELATIONS CONTACT

You may communicate directly with
Federal Realty’s Investor Relations
department via telephone at
800.658.8980 or by e-mail

at IR@federalrealty.com.

We have a portfolio of high-quality properties and
strong leadership focused on long-term performance.

Every day, we seize opportunities to create and
increase the value of our portfolio, which enhances
value for our shareholders.

We are Federal Realty.

Bethesda Row
Bethesda, Md.

Plaza El Segundo
El Segundo, Calif.




