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ITEM 12. RESULTS OF OPERATIONS AND FINANCIAL CONDITION.

On July 26, 2004, we issued a press release describing our results of
operations for the second quarter ended June 30, 2004. A copy of the press
release 1s attached as Exhibit 99.1 to this report. In the earnings release, we
used the non-GAAP financial measure of Funds from Operations ("FFO"). A
reconciliation of FFO to the comparable GAAP financial measure (Net income) is
contained in the attached earnings release. Disclosure regarding the definition
of FFO wused by wus and why our management believes the presentation of FFO
provides wuseful information to 1investors is included in our annual report on
Form 10-K for the fiscal vyear ended December 31, 2003.

The information contained 1in this Current Report on Form 8-K, including
Exhibit 99.1, 1is Dbeing furnished and shall not be deemed "filed" with the
Securities and Exchange Commission nor incorporated by reference in any
registration statement filed by Weingarten Realty Investors under the Securities
Act of 1933, as amended.
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