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Dear Fellow ShareholDerS:

We are pleased to report another year of measured groWth and solid  

results for associated estates. in our business, it all starts With people, 

and i am proud to say that our entire team – from property management  

to our regional and corporate employees – did an outstanding job. as a  

result, our portfolio performed Well on an absolute basis and relative  

to our peers. 

San Raphael  
Dallas, Texas

Waterstone at Wellington  
Wellington, Florida

Cambridge at Buckhead  
Atlanta, Georgia



Operating results were driven by a 3.8 percent increase in  

same community revenue, the outperformance of our 2010 

acquisitions, our resilient Midwest property portfolio, and  

lower interest costs. Same community net operating income 

increased 5.6 percent, and Funds from Operations (FFO), as 

adjusted, rose 15.7 percent to $1.03 per share. Cash flow  

increased, and we continued to improve our balance sheet  

and enhance the quality of our portfolio. 

On February 6, 2012, we announced a 5.9 percent increase in 

our dividend. Our funds available for distribution (FAD) payout 

ratio is expected to be approximately 65 percent. We are proud 

to share our success with all of our shareholders. 

Associated Estates’ performance is driven by strong apartment 

fundamentals, which are as good as they have ever been. 

Forecasters anticipate 5.5 million new U.S. households being  

formed over the next five years, with roughly 3.8 million of 

those choosing to rent, easily outpacing projected new supply 

(source: Green Street Advisors). A major factor driving house-

hold formation and apartment demand is the growth of the 

prime renter cohort of ages 21-34. About 1.65 million people 

will enter this group over the next five years, and the trend 

won’t peak until 2020 (source: U.S. Census Bureau).

In addition to these demographic forces, propensity to rent is 

increasing. The dream of owning a home is no longer top of  

mind among young wage earners. Personally, I don’t think  

home ownership levels will ever return to where they were  

in 2007.

Historically, favorable conditions like we are seeing today 

would have brought aggressive new development and  

oversupply, but both lenders and developers seem more  

disciplined now. Multifamily construction starts are not  

expected to recover in the foreseeable future to the 250,000 

unit annual level that was the average from 2000-2010  

(source: Axiometrics). In our own sub-markets, we are not  

seeing meaningful new multifamily construction, and single 

family home rentals have not been a factor. As it relates to 

Associated Estates, we don’t see anything out there on  

the supply or the demand side that would cause apartment 

fundamentals to deteriorate. We believe there is a lot of  

runway ahead.

So does this rosy outlook mean we are taking a more aggres-

sive posture towards growth? Absolutely not. We will remain 

disciplined managers and prudent allocators of capital. We will 

not waver from our commitment to measured growth and a 

strong balance sheet. We plan to continue to keep our ratio of  

debt-to-gross real estate assets in the 48 to 52 percent range. 

In line with our measured growth strategy, we continue to  

systematically migrate toward higher growth markets. Last 

year we added a fourth property in the Northern Virginia/Metro 

DC market, a fourth property in Southeast Florida, and a  

second one in Dallas. We purchased a parcel of land adjacent 

to the Dallas property we acquired in 2010 and will begin  

construction this spring on an expansion. Also in Dallas, we 

recently closed on a 2.4 acre site in the Uptown sub-market 

adjacent to the Mansion on Turtle Creek.  We are currently  

in the planning stage with the city and we would expect  

construction to start in the fourth quarter of 2012.

On the disposition side, we sold two 20-plus year-old  

Ohio properties last year. Hoping to benefit from the current  

strong market conditions, we listed for sale four of our  

Western Michigan apartment communities late in 2011. It is  

important to note that our Midwest exposure will remain a  

cornerstone of our portfolio and we expect our Midwest  

properties will continue to generate competitive results.

Given all the favorable forces at play, we expect 2012 will be 

another very strong year. I thank our shareholders for their  

investments and welcome prospective investors to take a 

closer look. With the combination of strong fundamentals and 

our experienced team and track record, Associated Estates is 

well positioned to continue to outperform. 

Sincerely,

Jeffrey I. Friedman 
Chairman, President and Chief Executive Officer

March 12, 2012
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discipl ined
pulling together, our team has  

kept us on a straight course.



DiScipleS oF DiScipline 

Associated Estates’ strong record of performance traces back to the discipline our team showed in  

the years leading up to the Great Recession. When many others were buying at high prices, we were 

net sellers. We resisted the temptation to overextend in pursuit of growth and focused on improving our 

balance sheet and managing risk. We didn’t cut corners on property improvements or on our commit-

ment to providing a great living experience. Before the dust settled, we were able to take advantage  

of acquisition opportunities with rents and prices below peak.

Financial discipline has been the foundation of our long-term success. We have steadily strengthened 

our balance sheet by selling assets at low cap rates, repaying high coupon debt, redeeming our high 

coupon preferred shares, and raising $300 million in equity. We ended 2011 at 49.4 percent leverage  

as measured by debt to gross real estate assets. Our year-end fixed charge coverage ratio stood at  

2.34 times, significantly better than a year ago. As of March 31, 2012, 33 of our 53 properties are without  

mortgages, with unencumbered assets accounting for approximately 56 percent of total NOI.

Our healthy financial position enabled us to close on a new four-year $350 million senior unsecured  

revolving credit facility in January 2012 and positions us to continue working towards investment  

grade ratings. 

great living – it’s what we do

Dwell Vienna Metro  
Fairfax, Virginia

Westwind Farms  
Ashburn, Virginia

(Left to Right)

2_3

25
%

34
%

45
%

UNENCUMBERED
NOI

23
%

2008  2009  2010  2011

1.
53

x 1.
85

x

2.
34

x

FIXED CHARGE
COVERAGE

1.
56

x

2008  2009  2010  2011



great living – it’s what we do

Center Point 
Indianapolis, Indiana 

Riverside Station  
Woodbridge, Virginia

(Left to Right)
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MeaSureD Strategy proDuceS ShareholDer Value

We see ourselves as “measured” in two meanings of the word. One meaning is implied in our stated 

strategy of “measured growth.” We are intent on growing revenues but will proceed in a deliberate, 

measured manner. Real estate is a long-term business. We set a goal back in 2003 to increase our  

exposure to higher growth markets outside the Midwest. We are now in sight of having 60 percent of 

annualized NOI coming from higher growth markets by the end of 2012. Could we have done it faster? 

Probably, but we would have missed out on the strong performance our Midwest assets have delivered 

over the last several years relative to other geographic markets.

We also believe our measured growth approach has paid off when you compare our results to our  

peers. Our total return to shareholders for the last five years is the highest among the apartment REITs 

and has vastly outperformed the overall REIT index. Despite our measured approach, our average same 

community operating NOI growth rate of 3.4 percent since 2004 is the second highest among the 12 

apartment REITs.
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me asured
our 5-year total shareholder return  

is the highest among our peers.



s t r at egic
We have a proven record of being  

prudent allocators of capital.



BuilDing a portFolio For the new renter nation 

Our number one expansion target for 2012 is increasing our footprint in Dallas, followed by the other 

higher growth sub-markets where we have an established operating platform – Northern Virginia/Metro 

DC and Central and Southeast Florida. We are also looking for opportunities in other well-located  

sub-markets with high barriers to entry.

We do a bottom-up and top-down analysis twice a year, in which we rank each property on a return-on-

equity basis. We are continually evaluating the best ways to allocate capital. Our team has demonstrated 

that we are prudent with regard to when to sell, buy and build. 

When we build, we are anticipating what will appeal to a new generation of renters who may not  

necessarily see themselves moving out to buy a home within a few years. We believe a growing  

percentage of the new renter nation will want their apartments to be more like a new single-family home 

with high-end amenities and space for entertainment. That is why the units in our new Vista Germantown 

property in Nashville feature open kitchens with granite countertops, stainless steel appliances, sleek 

cabinetry and 9, 10 or 11-foot ceilings. America’s renter nation is here to stay.

s t r at egic
We have a proven record of being  

prudent allocators of capital.

great living – it’s what we do

The Brixton  
Dallas, Texas 

Dwell Vienna Metro  
Fairfax, Virginia

(Left to Right)
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great liVing – it’S what we Do ®

Associated Estates (NYSE, NASDAQ: AEC) is a real estate investment trust (“REIT”) and is a member 

of the Russell 2000 and the MSCI Indices. The Company is headquartered in Richmond Heights, Ohio, 

a suburb of Cleveland. Our portfolio consists of 53 properties containing 13,908 units located in eight 

states. We employ approximately 400 people, some of whom are pictured below.

We have been recognized as a Top Workplace in Northeast Ohio by The Cleveland Plain Dealer (2010  

and 2011) and in Michigan by the Detroit Free Press (2011), based on independent employee surveys.  

We are also proud of our employees for their participation in our “Associated Estates Cares” community  

involvement initiative, which focuses on health, hunger, and education causes throughout the year.  

As one example, last winter our company-wide holiday food drive collected approximately 7,000  

nonperishable food items to help restock 38 local food banks in Florida, Georgia, Indiana, Maryland/

Washington, DC, Michigan, Ohio, Texas, and Virginia.

Associated Estates’ most valuable assets are its intellectual capital and human resources. We believe  

that success ultimately comes down to having the best people at our properties and at each level of  

the company. We are committed to providing superior customer service, employee satisfaction and  

shareholder value – and to fulfilling our purpose: Great Living – It’s What We Do.®
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shareholder information 

corporate headquarters
1 AEC Parkway 
Richmond Heights, Ohio 44143-1500 
216-261-5000 
Toll Free: 800-440-2372 
AssociatedEstates.com

annual meeting
The annual meeting of shareholders of  
Associated Estates Realty Corporation  
will be held on May 9, 2012, at 10:00 a.m.  
Eastern Daylight Time at:  
One Cleveland Center 
1375 East 9th Street 
Cleveland, Ohio 44114

independent accountants
PricewaterhouseCoopers LLP 
Cleveland, Ohio

legal counsel
Baker & Hostetler LLP 
Cleveland, Ohio

transfer agent, registrar and  
dividend disbursing agent
Wells Fargo Bank 
Shareowner Services 
161 N. Concord Exchange 
South St. Paul, MN 55075-1139 
Phone: 800-468-9716

corporate governance
Information regarding the guidelines, policies  
and charters that govern the Company’s Board  
of Directors, the committees of its Board  
of Directors and its executive officers can  
be found on the Company’s Web site at  
AssociatedEstates.com. From the Company’s  
home page, click on Investors, then Corporate  
Governance.

dividend reinvestment and  
stock purchase plan
The Company maintains a Dividend Reinvestment  
and Stock Purchase Plan for registered sharehold-
ers. Details of the Plan are available by contacting 
the Company or the transfer agent.

investor relations 
As a service to our shareholders and prospective 
investors, automatic e-mail notification of press  
releases, SEC filings and Associated Estates’ 
daily closing stock price are available by enrolling  
in these services through the Investors section  
of AssociatedEstates.com.

stock listing
New York Stock Exchange (NYSE) 
National Association of Securities Dealers  
Automated Quotations (NASDAQ) 
Symbol: AEC

forward looking statements
This annual report contains forward-looking 
statements based on current judgments and  
current knowledge of management, which  
are subject to certain risks, trends and  
uncertainties that could cause actual results  
to vary from those projected, including, but  
not limited to, preliminary expectations  
regarding our 2012 performance, which  
are based on certain assumptions.  
Accordingly, readers are cautioned not  
to place undue reliance on forward-looking 
statements, which speak only as of the date  
of the document. These forward-looking  
statements are intended to be covered by  
the safe harbor provisions of the Private  
Securities Litigation Reform Act of 1995.  
The words “expects,” “projects,” “believes,” 
“plans,” “anticipates” and similar expressions 
are intended to identify forward-looking  
statements. Investors are cautioned that our  
forward-looking statements involve risks and 
uncertainty that could cause our actual results 
to differ from estimates or projections contained 
in these forward-looking statements. For a  
discussion of these risks and uncertainties,  
see the “Risk Factors” section of the enclosed 
Annual Report on form 10-K.

directors and officers 

board of directors

albert t. adams 
partner 
baker & hostetler llp

jeffrey i. friedman 
chairman, president and  
chief executive officer of the company

michael e. gibbons 
senior managing director and principal 
brown gibbons lang and company l.p.

mark l. milstein 
project manager 
adam building company, llc

james j. sanfilippo 
retired consultant and managing partner 
grant thornton llp

james a. schoff 
consultant

richard t. schwarz1 
limited partner  
edgewater capital partners
1 LEAD INDEPENDENT DIRECTOR

officers

jeffrey i. friedman 
chairman, president and chief executive officer 

john t. shannon 
senior vice president, operations

lou fatica 
vice president, chief financial officer  
and treasurer

bradley a. van auken 
vice president, general counsel & secretary

greg anderson 
regional vice president, development

michelle b. creger 
vice president, associate general counsel

patrick j. duffy 
vice president, strategic marketing

martin a. fishman 
senior advisor

jason a. friedman 
vice president, construction and development 

daniel e. gold 
vice president, human resources

jeremy goldberg 
vice president, corporate finance  
and investor relations

john hinkle 
vice president, acquisitions

allen ingram 
chief technology officer

miria c. rabideau  
vice president, operations

beth l. stoll 
vice president, operations



1 AEC Parkway 
Richmond Heights, Ohio 44143-1500 
AssociatedEstates.com

Associated Estates and the Environment 
Associated Estates is committed to conducting business in an environmentally responsible manner at our communities and offices.

We understand providing a Great Living experience includes our responsibility to the environment and making that an everyday  
part of what we do. Our sustainability focus is centered on four environmental areas: Energy Efficiency, Water Efficiency,  
Recycling and Waste Reduction, and Construction.

As part of our commitment to the environment, Associated Estates is creating guidelines to identify areas of long-term focus,  
propose initiatives for implementation, and measure our progress.

AEC1AR 2012




