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2. service | satisfaction | value

Safe Harbor Statement

service | satisfaction | value

Statements included in this presentation that are not based 
on historical fact, are forward-looking statements based on 
current judgments and knowledge of management, which 
are subject to certain risks, trends and uncertainties that 
could cause actual results to vary from those projected.  
The Risk Factors and cautionary statements identifying 
important factors that could cause actual results to differ 
materially from those in these forward-looking statements 
are detailed in our 10K and 10Q’s.

All information as of Q1 2008, unless otherwise noted.

$ in thousands, except for per unit and per share information, unless otherwise noted.
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AEC Today

service | satisfaction | value

• Approximately 400 employees

• 54 properties containing a total of 13,396 units in 9 states, owned and 

managed

• 2007 revenues of approximately $150 million

• 16.4 million shares outstanding

• Dual listed on NYSE and NASDAQ(1)

• Younger portfolio of primarily class A and class B properties located 

in the Midwest, Mid-Atlantic and Southeast markets

(1)  Effective June 5, 2008.
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Solid Class A and B Portfolio

service | satisfaction | value
(1) NOI contribution by market is based on Q1 2008, adjusted for April acquisition of Richmond properties.

NOI Contribution by State (1)

17.7%

5.7% 28.7%
3.0%

8.7%
9.4%

12.2%

14.6%

Total owned portfolio of 50 properties, with 45% of  NOI from the Mid-Atlantic / Southeast
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AEC vs. The Market

service | satisfaction | value

1.7%

$779

$784

$762

$780

$930

$1,054

$762 

$974 

$691

$771 

$691 

$627 

$736

$629

Mkt. Q1 2008
Net Rent

ACQUISITIONS

96.3%41.1%$1,106804Virginia(1)

95.0%14.0%$89011,025Same Community Portfolio

89.4%17.3%$894843Georgia

MID-ATLANTIC/SOUTHEAST

94.3%28.8%$1,2541,272Florida

93.4%13.0%$861874 Georgia

96.0%21.7%$1,283667 Baltimore/Washington

94.4%22.5%$1,1392,813Total Mid-Atlantic/Southeast

94.6%16.0%$90412,672Total Portfolio

95.2%16.4%$8048,212Total Midwest

95.5%(0.5%)$767468 Pennsylvania

96.0%35.0%$9331,399 Ohio – Northeastern

94.7%25.4%$7862,621 Ohio – Central

95.7%2.3%$7532,888 Michigan

93.7%33.9%$842836 Indiana

MIDWEST

AEC Physical
Occupancy

AEC Variance
To Mkt.

AEC Q1 2008
Net RentUnits0

Source: AEC data from Company information; market data from REIS and Grand Rapids Property Management Association Q1 2008 survey.

(1) Based on actual Q1 2008, adjusted for April acquisition of Richmond properties.
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Consistent Performance

service | satisfaction | value

2005 – 2007 Same Community Average Annual Metrics & FFO

• Revenue growth of 3.9%

• NOI growth of 3.0%

• Net rent increase of 5.2% 

• Physical occupancy of 93.8%

• FFO(1) per share growth of 14.7%

2008 Expectations

• Same community revenue growth of 3.0% - 3.3%

• Same community NOI increase of 3.3% - 3.7%

• FFO(1) per share $1.22 - $1.26

(1) Excludes defeasance, other prepayment and early redemption costs.

*Same community metrics as reported for respective period.
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Consistent Bottom Line Growth

service | satisfaction | value

Midwest Mid-Atlantic/Southeast Total

FFO(1)

Same Community NOI Growth

(5.1%)

8.7%

3.8%

10.9%

5.6% 4.7% 4.5%
1.7%

(2.1%)

5.8% 5.3%

3.5%

$0.91 $0.97

$1.31 $1.24

* Same community metrics as reported for respective periods.

(1) Excludes defeasance, other prepayment and early redemption costs; 2008 (E) considers midpoint of guidance range.

2005 2006 2007 2008 (E)

2005 2006 2007 2008 (E)
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Disciplined Approach to Capital Allocation

service | satisfaction | value

Capital Allocation Highlights

• Sold market rate Midwest assets at an avg. economic cap rate of 5.2%

� Low margin legacy assets, capital intensive, slow growth submarkets

• Acquired in Mid-Atlantic markets at an average economic cap rate of 5.5%

� Favorable demographic and employment trends, younger high margin assets, 
proximity to employment centers

• Redevelopment and development

� Redevelopment IRR of 13% and successful joint venture developments

• Repaid over $200 million of high coupon CMBS debt 

� Reduced leverage 

� Increased unencumbered asset pool value by $230 million

• Repurchased 20% of outstanding common shares

� Average price of $10.76 per share
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Dispositions

service | satisfaction | value

4,581N/A43(120)1205,20027Cong.Gates Mills Club

12,4944.5%361,54994934,59036NE OhioNorth Pointe

2,0785.5%393351566,12112ColumbusColony Bay

3,7894.6%884251049,20014TexasFleetwood

13,9217.0%443,2851,06047,00022ToledoToledo Portfolio

837N/A40(181)502,00021Cong.The Oaks

2,5328.6%292481002,90030AffordableHillwood 1

5,9214.6%7392127620,04012N. CarolinaWindsor Falls

2,4576.4%694531027,0459ColumbusOak Bend

5,5246.6%4780325612,14113ColumbusPendleton

$13,118

3,548

1,297

$556

Adj. NOI

$43

39

39

$37

Price/Unit

5,419

1,146

724

376

Units

5.6%

7.9%

4.6%

4.0%

Economic
Cap Rate (1)

31,28244,75030AffordableAffordable Portfolio

GAAP 
Gain

Sales 
Price

AgeMarketProperty

$11,338$13,88033NE OhioPortage Towers

23,38528,40030NE OhioWinchester

27 $233,267 $120,1393 Year Totals / Avg.

Three Year Disposition Detail

(1) Economic cap rate calculated after a 3% management fee and weighted average $601 of capital reserve per unit.
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Acquisitions

service | satisfaction | value

5.9%5.1%5.2%5.9%Budgeted Cap Rate (2)

4.0%4.0%Revenue Growth

4.5%4.5%NOI Growth

64.0%

$184

$49,200

June, 2007

2006

268

Norfolk, Virginia

Alexander at Ghent

$146

$43,200

April, 2008

2005

296

Richmond, Virginia

Belvedere

60.0%

$100

$43,019

June, 2007

2000/2002

843

Duluth, Georgia

Idlewylde River ForestProperty

Margin

$133Purchase Price Per Unit

$31,800Purchase Price (1)

April, 2008Date Acquired

2006Year Built

240# of Units

Richmond, VirginiaLocation

Three Year Acquisition Total of $167.2 Million

(1) Purchase price for Idlewylde represents the acquisition of 51% JV partnership.

(2) Calculated after $250 in capital reserves and a 3% management fee, based stabilized proforma year 1.

No cap rate dilution associated with acquisitions a nd dispositions
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Redevelopment Capabilities

service | satisfaction | value

1999198919871986Year Built

$85

$1,369

$10,000-$12,500

Kitchen & Bath Rehab.

131

Pikesville, MD

Annen Woods

$75

$1,210

$10,000-$12,500

Kitchen & Bath Rehab.

352

Silver Spring, MD

Hampton Point

$75

$859

$10,000-$12,500

Kitchen & Bath Rehab.

186

Atlanta, GA

Morgan Place

Upgrade Unit FinishesScope of Work

$1,057Q1 2008, Net Rent

$3,000-$5,000Est. Cost Per Unit

Aurora, OHLocation

288Units

$50Proj. Inc. in Net Rent

Res. at BarringtonProject Name

Current Redevelopment Initiatives Before After

Expected Redevelopment Projects in 2009 & 2010

$85Proj. Inc. in Net Rent

1985Year Built

Q4, 2008Expected Completion

Kitchen & Bath Rehab.Scope of Work

$1,361Q1 2008, Net Rent

$12,500Cost Per Unit

Columbia, MDLocation

184Units

8.2% / 13.0%Return on Cost / IRR

ReflectionsProject Name
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Recent Joint Ventures and Developments

service | satisfaction | value

7 Years (2000-2007)Hold Period

AECDeveloper

51%Partner Interest

Public Pension FundJoint Venture Partner

Duluth, GeorgiaLocation

843Units

13.3%Partner IRR

IdlewyldeProject Name

2 Years (2002-2004)Hold Period

AECDeveloper

76%Partner Interest

Public Pension FundJoint Venture Partner

Orlando, FloridaLocation

288Units

45.6%Partner IRR

Courtney ChaseProject Name

Idlewylde

Courtney Chase
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Portfolio Transformation

service | satisfaction | value

1.7%

55%60%69%69%

45%40%31% 31%

58.1%58.4%

53.0%
51.9%

10%
20%
30%
40%
50%
60%
70%
80%
90%

100%

Q4 ‘05 Q4 ‘06 Q4 '07 Q1 '08 (1)

49%

51%

53%

55%

57%

59%

61%

14151615

Age

Market Rate Portfolio – Age, NOI Contribution and Ma rgins

(1) NOI contribution, margin and age are based on Q1 2008, adjusted for April acquisition of Richmond properties.

Mid-Atlantic/Southeast NOI % Midwest NOI % x Operating Margin



14. service | satisfaction | value

Enhanced Financial Flexibility

service | satisfaction | value

1.50x(1)

1.69x(1)

$271,000

27.6%

25

57.7%

$556,695

$965,013

12/31/07

1.55x1.38x1.38xFixed Charge Coverage Ratio (x)

1.74x1.54x1.54xInterest Coverage Ratio (x)

$270,000$205,000$40,000Estimated Unencumbered Asset Value

22.1%20.0%6.3%% of NOI from Unencumbered Assets

192112Number of Unencumbered Assets

57.5%56.8%60.7%Debt to Gross Real Estate Assets

$506,101$498,634$573,570Total Debt

$880,474$877,797$944,725Gross Real Estate Assets

3/31/0812/31/0612/31/05

(1) Adjusted to exclude HUD settlement.

Select Balance Sheet Metrics
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Value Creation Through Debt Refinancing

service | satisfaction | value

$0

$72,643 $78,750 $69,298 $82,883

$202,527

2008 2009 2010 2011 2012 2013+

6.4%100.0%$506,101Total Debt

4.1%9.5%48,000Total Variable Rate

6.6%90.5%458,101Total Fixed Rate

7.9%5.1%25,780Unsecured

5.8%54.5%275,747Secured – Other

7.7%30.9%$156,574Secured – CMBS

Fixed Rate Debt:

Weighted 
Average 
Interest 

Rate
Percent 
of Total

Balance 
on 

3/31/08

Detailed Debt Structure

$2,515.5$825.4$847.8$288.6$553.7Potential Interest Savings

$0.15$0.05$0.05$0.02$0.03Potential Savings Per Share

6.0%6.0%6.0%6.0%6.0%Est. Refinance Rate

7.7%7.9%7.6%7.9%7.5%Current Interest Rate

$148,537$43,444$52,988$15,191$36,914CMBS Balance at Maturity

Total2012201120102009

Embedded Interest Savings in CMBS Debt

Scheduled Principal Maturities
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Compelling Investment Opportunity

service | satisfaction | value

1.7%
• Simple story

• Younger portfolio

• Upside from repositioning

• Year-to-date, three and five year total shareholder return among 

highest in peer group

Investment Highlights
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AEC Consensus NAV

service | satisfaction | value

1.7%$19.84$21.29

$16.81

$12.02

5.00

7.00

9.00

11.00

13.00

15.00

17.00

19.00

21.00

23.00

Dec-05 Dec-06 Dec-07 Mar-08

49.0%

51.0%

53.0%

55.0%

57.0%

59.0%

61.0%

AEC Consensus NAV

AEC 2008 internal NAV per share is $27 using a 6.8%  nominal cap rate on 2008 budget

Source: Wall Street research.
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Unwarranted Divergence in Valuation and
Share Price

service | satisfaction | value

1.7%

AEC vs. Peer Group NAV Accretion

29.8%

2005

24.4%
31.0%

39.9%
32.7%

26.7%

(2.2%)

Cumulative

(6.8%) (7.2%)

84.1%

54.3%

AEC Consensus NAV growth

2006 2007 Q1 2008

Highlights

Peer Group Consensus NAV growth

Over the last 13 

quarters AEC’s 

consensus NAV has 

grown 29.8% more 

than the consensus 

NAV of the peer group

AEC vs. Peer Group NAV Discount to Share Price

2005 Average2006 2007 Q1 2008

(24.8%)

2.0%

(18.3%)

3.0%

(55.3%)

(27.0%)

(42.3%)

(13.4%)

(35.3%)

(8.8%)

(28.9%)

AEC NAV Premium/(Discount) to share price Peer Group NAV Premium/(Discount) to share price

Opportunity

Even with outsized 

NAV growth, AEC 

currently trades at the 

largest relative 

discount compared to 

the peer group

Source: Wall Street research.

Peer Group: AIV, AVB, BRE, CLP, CPT, EQR, ESS, HME, MAA, PPS, UDR.
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Comparative Operating Metrics

service | satisfaction | value

1.7%

CPT

Average Age

PPS AEC CLP AVB BRE EQR MAA Avg. UDR ESS AIV HME

9
11

14 14 15 16 16 16
18 20

26

30

37

MAA

Q1 2008 Average Net Rent ($)

CLP AIV AEC CPT HME Avg. UDR PPS EQR ESS BRE AVB

729
776

893 904 948

1,121
1,155 1,168

1,287 1,302 1,354

1,475

1,897

AIV

2008 Midpoint – Revenue Guidance

AEC PPS AVB EQR HME Avg. ESS CPT MAA CLP BRE UDR

PPS

2008 Midpoint – NOI Guidance

CPT AIV HME AEC AVB EQR Avg. CLP BRE MAA ESS UDR

N/A

2.8%

3.5% 3.5% 3.5% 3.8% 3.9% 4.0% 4.0%
4.3%

4.5%

5.2% 5.3%

3.0% 3.2% 3.3% 3.3%
3.5% 3.5% 3.6% 3.8%

4.0% 4.0% 4.1% 4.3% 4.3%

National Coastal Regional

Source: AEC data from Company information; peer data from Green Street Advisors, May 2008 and company financials.
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Comparative Valuation Metrics

service | satisfaction | value

AVB

Dividend Yield

ESS BRE EQR MAA PPS Avg. HME CPT UDR AEC AIV CLP

AEC

2008 FFO Payout Ratio

MAA ESS AVB AIV CPT Avg. HME EQR BRE UDR CLP PPS

62%
65%

68%
72%

75%

AVB

2008 AFFO Payout Ratio

ESS MAA AEC CPT EQR BRE Avg. UDR HME PPS CLP AIV

AEC

Current FFO Multiple

CLP AIV CPT MAA HME Avg. UDR EQR BRE PPS ESS AVB

10.6x

National Coastal Regional

Source: Green Street Advisors, May 2008.

3.4% 3.4%

4.4% 4.4% 4.4%
4.9% 5.1% 5.1% 5.3% 5.3%

5.8% 5.9%

8.2%

77% 77% 78% 79%
82%

85%

89%

97%

74%

87%
92% 92% 94% 96% 97%

108% 110%
115%

120%

148%

168%

10.8x

12.6x

14.5x 14.7x 15.2x
16.0x 16.1x

17.9x
18.5x

19.8x 20.2x
21.0x
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AEC = People + Process + Portfolio

service | satisfaction | value

1.7%

• Management continuity

• Transformed portfolio

• Restructured balance sheet

• Excessive discount
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The Alexander 
at Ghent

The Cambridge 
at Buckhead

Vista Lago
The Residence 
at Barrington

Norfolk, Virginia

268 Units

Year Built: 2006

Atlanta, Georgia

168 Units

Year Built: 1995

West Palm Beach, Florida

316 Units

Year Built: 2003

Aurora, Ohio

288 Units

Year Built: 1999


