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Leslie Wolfgan
ng
d morning. This is Les
slie Wolfgang, Directo
or of Investo
or Relationss for MAA.
Good
With me are Eriic Bolton, our
o CEO, Al Campbell, our CFO a
and Tom Grimes, our
COO
O.
Before we begin
n with our prepared
p
co
omments th
his morning
g, I want to point out,
that as
a part of th
he discussion, company manage
ement will b
be making fforwardlooking stateme
ents. Actuall results ma
ay differ ma
aterially from
m our projections. We
enco
ourage you to refer to the
t safe-ha
arbor langua
age include
ed in yesterrday’s presss
relea
ase and ourr 34-Act filin
ngs with the
e SEC whicch describe
e risk factorss that may
impa
act future re
esults. These reports, along with a copy of ttoday’s prepared
comm
ments, and an audio copy
c
of this morning’s call will be available o
on our
webs
site.
I’ll no
ow turn the call over to
o Eric.
Eric Bolton
As outlined in yesterday’s earnings re
elease, MAA
A wrapped up 2012 in
n a strong
s
NOI growth of 8.5
5% for the fourth quarrter. For the
e
fashiion generatting same store
full year,
y
same store NOI increased 6.6%.
6
In 20
013, we exp
pect anothe
er year of
solid same store
e results wiith NOI incrreasing in a range of 4
4% to 6%.
d
believ
ve the curre
ent pipeline of new apa
artment con
nstruction in
n our
We don’t
mark
kets and submarkets is
s sufficient to materially weaken leasing fun
ndamentals
durin
ng 2013. The outlook for continue
ed recoveryy in job gro
owth acrosss our
portffolio along with
w positive
e demograp
phic trendss are expectted to gene
erate
contiinued growth in deman
nd and net positive ab
bsorption. A
Across our large tier
mark
ket segmen
nt of the porrtfolio, the ratio
r
of new
w jobs to new
w unit delivveries is
expe
ected to rem
main very he
ealthy in 20
013 at almo
ost 9 to 1, w
while the se
econdary
mark
ket segmen
nt of the porrtfolio will be
e slightly sttronger at cclose to 12 to 1.
Durin
ng the fourtth quarter re
esident turn
nover declin
ned 4.5% a
as compare
ed to the
prior year. Mov
ve-outs to buy
b a home declined 1 .8%. Move
e-outs asso
ociated with
h
rentin
ng a home moved up only slightly
y from 5% tto 6% durin
ng Q4, and remain an
insignificant fac
ctor in drivin
ng resident turnover. T
The numbe
er of new re
esident
move
e-ins in the fourth quarter increas
sed 2.5% w
when compa
ared to the prior year.

Effective rent across the same store portfolio grew 4.8% in the fourth quarter. On
a year over year basis, new lease rents grew 3.2% in the fourth quarter.
Renewal pricing for existing residents on a lease over lease basis increased an
average of 5.5%.
We continue to make progress on positioning the balance sheet for broader
access to the unsecured debt market. We ended the year with over 52% of the
portfolio unencumbered and expect to see the unencumbered asset pool grow in
2013. As reported a couple of weeks ago, S&P issued an initial investment
grade rating on MAA at BBB minus, with a positive outlook.
Leasing continues to go well on our new development projects in Nashville and
Little Rock with rents running ahead of proforma. Initial occupancy started last
month at our new lease up in Charlotte and while still early in the process we are
on track to meet lease-up expectations at this phase II project. Construction is
underway at our project in Charleston and we expect to begin pre-leasing late
this quarter. We’re excited about our new project in Jacksonville that broke
ground in the fourth quarter. Our 220 Riverside Project is located in a highly
desirable urban location across the street from the headquarters of three of the
city’s largest employers, is adjacent to Unity Park, Jacksonville’s newest urban
park, and is within easy walking distance of the city’s Riverside Arts Market.
We expect the acquisition environment to remain competitive in 2013 as capital
continues to chase yield and investment opportunity within apartment real estate.
We’ve modeled $250 million to $300 million of new wholly-owned acquisitions in
2013 which is down slightly from the $345 million in acquisitions completed in
2012. In our base case modeling for 2013 we’ve not assumed in additional joint
venture acquisitions as we expect the environment for value-add or repositioning
plays to remain very pricey. Our strategy and approach for deploying capital
remains consistent with a focus on both large and secondary markets across our
Sunbelt footprint.
As noted in our earnings release, we expect to increase our disposition activity
again this year with dispositions ranging from $150 million to $160 million. We
remain committed to a steady program of recycling capital from lower after-capex
margin investments into higher margin properties.
As we head into 2013 our performance objective for shareholders remains
centered on strengthening MAA’s full cycle performance platform. As increasing
levels of new construction come on line in 2014 and 2015, we expect our
disciplined approach to investing, across both large and secondary markets,
combined with a significantly strengthened balance sheet, will position the
company to both capture steady external growth and generate superior, stable,
long-term same store results.

I’ll now turn the call over to Al for more detail on the fourth quarter and our 2013
guidance. Al.
Al Campbell
Thank you Eric, and good morning everyone. I’ll provide a few comments on
earnings performance for the fourth quarter and MAA’s balance sheet position,
and then I’ll outline the key assumptions included in 2013 guidance.
FFO for the fourth quarter was $53.4 million, or $1.21 per diluted share, which
represents 13% growth over the prior year, and is $0.06 per share above the
mid-point of our previous guidance.
About 2/3rds (or $0.04 per share) of the favorability from expectations was
produced by property performance, with three cents related to the same store
portfolio and another one cent related to development and recent acquisition
properties. Revenue performance for the quarter was essentially in-line with
expectations, while utilities, repair and maintenance, and real estate tax
expenses combined to produce the majority of this favorability for the quarter,
with roughly equal contributions. An additional two cents per share was related
to interest expense and acquisition costs for the quarter, primarily due to no
acquisitions during the fourth quarter. FFO for the full year was $196.3 million, or
$4.57 per share, which is also a record for the company and represents a 15%
growth over the prior year.
During the fourth quarter, we sold one additional community for $13.6 million,
completing our recycling plans for the year and bringing year-to-date gross
proceeds from dispositions to $113 million. As Eric mentioned, we continue to
make good progress on our development pipeline. During the fourth quarter we
funded an additional $20.5 million toward completion of the pipeline, leaving just
over $57 million to complete all current projects underway. You will notice in the
supplement to our release that our disclosure of total estimated costs for
development projects has been revised. The total estimated cost presented now
represents all costs expected to be capitalized for the project, instead of primarily
only construction related costs included in the prior disclosure. The expected
returns remain in-tact and well above our investment hurdle rate.
Our balance sheet ended the quarter in great position and we continued progress
toward achieving full (efficient) access to the public bond market. During the
quarter we issued around 343 thousand common shares through the ATM
program at an average price of $65.67 per share, for total net proceeds of $22.2
million, which was primarily used to fund development activity. As Eric
mentioned, in January we received a first time issuers rating from Standard &
Poor’s, which reflects the strength of our balance sheet and completes our goal
of receiving investment grade ratings from all three major rating agencies. We
plan to put these ratings to good use in 2013, which I will discuss more in just a
moment.

Now I’ll turn to our earnings guidance for 2013. We have outlined the major
assumptions included in expectations in the supplemental information provided
with the release. Overall, we expect diluted FFO per share for the full year to be
$4.83, the mid-point of the projected range of $4.73 to $4.93. FFO per share is
expected to be between $1.13 and $1.25 for the first quarter, $1.18 and $1.30 for
the second quarter, $1.12 and $1.24 for the third quarter, and $1.16 and 1.28 for
the fourth quarter. Our quarterly guidance range reflects the potential impact of
timing on the significant acquisition, disposition, and financing activity planned
during the year.
The primary driver of 2013 growth is expected to be continued strong
performance from our same store portfolio. Our estimate includes full year same
store NOI growth of 4% to 6%, based on a 4% to 5% growth in revenues and a
3.5% to 4.5% growth in operating expenses. We expect solid pricing
performance to continue in 2013, with some moderation as we move into the
back half of the year. Our expectation is for occupancy levels to remain
essentially constant next year, with blended pricing growth in the 4% to 4.5%
range. We expect real estate taxes, which are about ¼ of operating expenses
and projected to grow 5.5% to 6.5% across the same store portfolio in 2013, to
produce the largest increase in expenses.
Our projections also include acquisitions of wholly-owned communities of $250
million to $300 million, including the planned acquisition of two communities from
Fund I (our joint venture with Fannie Mae). We also plan to sell $150 million to
$160 million of wholly-owned communities. Our cap rate expectations for
acquisitions are in the 5.5% to 6% range, with disposition cap rates expected to
be about 100 basis points higher on average. We expect to fund an additional
$40 million to $50 million on development pipeline in 2013, with no new
developments currently planned, and we also expect to spend an additional
$18.5 million of redevelopment capital on our interior renovation program and
recent acquisition communities combined.
Capital spending on existing properties is projected to be approximately $41
million, or $840 per unit, with $29 million going toward recurring capital
expenditures and an additional $12 million toward revenue enhancing projects.
Other key assumptions include plans to refinance about $150 million of existing
debt in the second half of 2013. We currently plan to access the public bond
market in 2013, most likely in the back half, as we continue to fund our growth
and broaden our capital sources.
We expect our leverage (defined as debt-gross-assets) to range between 43%
and 45% during 2013, while we expect our unencumbered asset portfolio to be
between 55% and 60% of gross-assets at year-end. Interest costs are expected

to be 3.8% to 4.0% for the full year, depending on the timing of financing
transactions.
We anticipate combined property management and G&A expenses to be
between $37 million and $38 million for the year, declining by 20 basis points as
a percent of total revenue.
That’s all we have in the way of prepared comments.

