
transforming

warning:  this report may exceed expectations, heighten emotions and produce altered perceptions of the familiar.



every now and then, something familiar

a fountain pen becomes a ballpoint



is improved and transformed.
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the telephone loses its cord



a TV screen

hangs

on the wall like a painting

a car starts without a key
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CAMDEN  IS



TRANSFORMING
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allowing us

to achieve things

that simply

couldn’t be done before



 increased our total market capitalization from

$200 million to $4.0 billion

developed more than 13,000 Camden flagship apartment homes for nearly

carefully selected acquisitions of over 12,000 apartment homes totaling

pruned the portfolio of older, non-strategic assets totaling over

$1.2 billion

$452 million

$860 million

1993  IPO

2004

$1.7 billion

 diversified by completing 2 highly successful mergers:

 Paragon Group in 1997 and Oasis Residential in 1998 for



reinvigorated  the brand

In 2001,

we underwent

an intensive

rebranding campaign

to position Camden

 as a   leader in

the industry.
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we    rewired
our organization,

making it

virtually there



Most companies

attempt one major

initiative at a time.

We’ve launched almost

Realizing the need to transform our business processes by investing in

technology, we rolled up our sleeves and started to transform the way we

work, from top to bottom.

70
initiatives

that are changing the way

we manage internal

information systems,

enhance our resident

services and support our

employees with their work.
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ONESITE

OPSTECHNOLOGY

CREDIT RETRIEVER

CAMDENCONNECT

SURE DEPOSIT

ELEARNING

RENT.COM

implemented the latest and greatest online systems

These are robust systems that streamline our

employees’ work flow and enhance our residents’ lives.

We make it easy and convenient for our residents to apply

for online credit approval, shop, pay bills, set up their own

utilities – all within minutes and in the comfort of their

apartment home.



our culture was

defined

our work flow process

streamlined

our employee

productivity

improved
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We provide our people with tools and flexibility to

help them balance their work and life.  We offer

learning opportunities to enhance their skills and

grow their careers.



one of the highest published employee retention

rates in the industry, which means we are better

able to serve our residents than our competitors,

which means....

The result:

more happy residents.
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meet some of them

sensitive

easygoing
cooltrendy

smart



today over

80,000
individuals call camden home

bright fun
romantic

creative

talented
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diversify.  diversify.  diversify.

putting down new roots



Being diverse in geography and product type from

suburban garden-style communities
to urban mid- and high-rise communities

helps us appeal to a greater number of potential residents.

capturing new markets
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a perfect match
CAMDEN             SUMMIT+



The 2005 Summit Properties

merger significantly

increases our size and

presence in the marketplace.

REAL ESTATE
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made in heaven



national footprint

from coast to coast

PACIFIC : LOS ANGELES MOUNTAIN : DENVER CENTRAL : HOUSTON EAST : WASHINGTON, D.C.



3.15.05

Dear  Shareholders,

2004
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                was both the most exhilarating and challenging year we have experienced

since becoming a publicly traded company in 1993.  Despite difficult market conditions, we

maintained our focus on our 2004 objectives while preparing for a significant merger with

Summit Properties. Our results are a testament to our belief that great people with shared

values and the desire to be the best can drive the good to get even better.

Since our IPO in 1993, we have focused on growing our share price, our earnings and our

dividend.  Our commitment to our shareholders is demonstrated in the progress that we

have made.  We have substantially increased our assets, greatly diversified our markets, and

produced solid financial results year after year.

Our growth has been fueled by the execution of two highly successful mergers: Paragon

Group in 1997 and Oasis Residential in 1998 that increased our asset value by $1.7 billion.

Our growth has also been driven by a $1.2 billion development program and the prudent

recycling of capital through carefully selected acquisitions, and the disposition of non-

strategic apartments and land parcels.  We have transformed Camden’s operating platform

from 6,000 apartment homes in Texas in 1993 to the more than 50,000 apartment homes

in nine states that we operated in 2004.

Our results speak for themselves.  Over the last 11 years, our FFO per share has grown from

$1.86 to $3.24.  Our annual dividend per share has increased from $1.60 to $2.54, and at all

times has been covered with operating cash flow.  Our stock price has more than doubled,

achieving an all-time high of $51.00 on December 31, 2004.

As our history demonstrates, we operate an efficient, geographically diversified portfolio

that has delivered stable earnings growth to our shareholders.  Since past behavior is the

best indicator of future performance, we believe that the way to maintain our leadership

position within the multifamily industry is to strive to better our best performance. The

effect: Camden is transforming.



Living Excellence

continues to get even better.

2004: CAMDEN INVIGORATED

In 2004, there was a steady improvement in earnings.  We experienced improved market condi-

tions in Las Vegas, Phoenix, Southern California and Florida resulting in sequential revenue

growth over the course of the year.  The weak market conditions in Houston, Dallas, Austin and

Denver negatively impacted our performance.

We believe the two factors that will precede a return to sustained revenue growth are stabilized

occupancy in the 94% to 95% range and a sequential decline in concessions.  It is only when these

two factors converge that we will achieve the pricing power necessary to notably increase market

rents.  In 2004, our portfolio-wide occupancy stabilized in the 94% to 95% range and, in the fourth

quarter of last year, we experienced a sequential decline in concessions of $90 per unit annualized

or about $1.0 million quarter-over-quarter.  This is the best evidence yet that we are on the path to

improved operating fundamentals.  And, we are primed.

PRACTICE MAKES PERFECT     We are committed to achieving excellence through a best practices

approach, increasing productivity and customer service with an emphasis on training, continuous

process improvement and technology.  In 2004, we facilitated almost 70 initiatives that are

transforming the way we serve our customers.

After three years of co-design and development efforts, we launched the rollout of OneSite, our

web-based property management system.  Twenty-seven percent of our communities were

online by the end of 2004.  We expect that all communities will be fully operational in August

2005.  The system is already streamlining our business processes, increasing our employees’

response time and reducing customer wait time.  It is also branding our customer experience

from first contact to move-out and creating a seven-day-a-week, just-in-time service solution.

Living Excellence continues to get even better.

Two additional systems we implemented last year were a web-based Employee Time and Atten-

dance (ETA) system and an Operations Dashboard, our proprietary benchmarking tool.  The use of

ETA eliminated a manual time-sheet process and replaced it with a paperless, real-time tracking

system that saves time, materials and money.  The Operations Dashboard is an online measure-

ment tool that ranks our communities according to critical monthly operating metrics and

compares their performance to both budgeted expectations and the entire portfolio.
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During 2004, we expanded our internal audit function, and created the new position of Director

of Internal Audit to supervise our team of professionals.  We performed the required assessment

of internal controls over financial reporting as mandated by the Sarbanes-Oxley Act of 2002.  Our

documentation efforts were completed ahead of schedule and our internal controls are sound.

A BALANCING ACT     Our diversification strategy is at the core of our long-term business plan.  Key

to this strategy is having a geographically diverse portfolio concentrated in high-growth markets.

As a result, we are able to leverage all stages of the market’s cycles and capture greater market

share by offering our residents high-quality apartment homes at varying price points.

In 2004, our development pipeline and capital recycling program continued to actively support

this goal.  Two new development communities totaling 786 garden apartment homes were added

to the stabilized portfolio:  Camden Oak Crest with 364 apartment homes in Houston, Texas and

Camden Sierra at Otay Ranch with 422 apartment homes in Chula Vista, California.  We also

completed construction on Camden Harbor View; a 538 mixed-use apartment home community

located in Long Beach, California. Its operations stabilized during the first quarter of 2005.  Lastly,

we began construction on Camden Farmers Market II, a 284 apartment home community in

Dallas, Texas and on Camden Lago Vista, a 366 apartment home community located in Orlando,

Florida.

We continued to recycle non-strategic assets, selling older assets that no longer meet our

investment criteria and diversification strategy, and reinvesting the capital into newer assets in

high-growth markets.  During 2004, we sold one community with 552 apartment homes in

Orlando, Florida and disposed of another 432 apartment home community in Las Vegas, Nevada

shortly after year-end.  We identified a third 454 apartment home community in Tampa, Florida as

held for sale and anticipate the sale to close in the second quarter of 2005.

PEOPLE FIRST     2004 was a year in which we continued to seek highly skilled professionals to

join our team, further develop the talented individuals already on board and recognize individual

and team performance.  To recruit great people, we provide a highly competitive compensation

plan and offer a comprehensive benefit program, which includes the most affordable employee

contribution for benefits participation among our peer group.  Camden University offers six

degree programs specific to onsite positions that has produced 175 graduates.  To honor this

achievement, our graduates receive a one-time 3.5% salary increase.  Most importantly, we take

Our diversification strategy.

Key to the strategy is having a geographically

diverse portfolio concentrated in high-growth markets.



transforming footprint
By acquiring Summit, we succeeded in expanding our east coast presence.

EXISTING MARKETS IN EXISTING STATES

NEW MARKETS IN EXISTING STATES

NEW MARKETS IN NEW STATES

2005 Proforma*

WASHINGTON, D.C.  9.8 %
PHILADELPHIA   0.9 % 
ATLANTA   6.5 %

SOUTHEAST FLORIDA 6.3 %
RALEIGH   3.8 %
 
LOS ANGELES /
     ORANGE COUNTY  7.0 %
SAN DIEGO /
     INLAND EMPIRE 2.8 %
PHOENIX   2.9 %
TUCSON    1.0 %  
LAS VEGAS   8.2 %
TAMPA    6.8 %
ORLANDO   4.5 %
CHARLOTTE   6.7 %
GREENSBORO   0.6 %
ST. LOUIS   3.2 %   
KANSAS CITY   0.9 %
AUSTIN    1.9 %   
CORPUS CHRISTI  2.2 %  
DALLAS    8.8 %  
HOUSTON   8.7 %   
LOUISVILLE   1.9 %  
DENVER    4.6 %



transforming
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8.7 %

3.5 %
5.5 %
1.3 %

14.1 %
11.2 %

5.8 %
2.6 %
0.8 %
4.4 %
1.2 %
2.6 %
2.8 %

12.8 %
13.9 %

2.7 %
6.2 %

2004
LOS ANGELES /
    ORANGE COUNTY
SAN DIEGO /
    INLAND EMPIRE
PHOENIX      
TUCSON      
LAS VEGAS       
TAMPA       
ORLANDO      
CHARLOTTE      
GREENSBORO        
ST. LOUIS     
KANSAS CITY       
AUSTIN        
CORPUS CHRISTI       
DALLAS        
HOUSTON        
LOUISVILLE         
DENVER      

2005 Proforma*

WASHINGTON, D.C.
SOUTHEAST 
    FLORIDA
LOS ANGELES /
    ORANGE COUNTY
SAN DIEGO /
    INLAND EMPIRE
PHOENIX
TUCSON
LAS VEGAS
TAMPA
ORLANDO
ATLANTA
CHARLOTTE
RALEIGH
GREENSBORO
ST. LOUIS
KANSAS CITY
AUSTIN
CORPUS CHRISTI
DALLAS
HOUSTON
LOUISVILLE
DENVER
PHILADELPHIA

9.8 %

6.3 %

7.0 %

2.8 %
2.9 %
1.0 %
8.2 %
6.8 %
4.5 %
6.5 %
6.7 %
3.8 %
0.6 %
3.2 %
0.9 %
1.9 %
2.2 %
8.8 %
8.7 %
1.9 %
4.6 %
0.9 %

transforming NOI

With our expansion, we achieved single digit NOI concentration 
in every Camden market.

*2005 Proforma NOI after Summit merger, property sales and joint ventures.



transforming asset quality

11 YEARS
CAMDEN AVERAGE ASSET AGE

6 YEARS
SUMMIT AVERAGE ASSET AGE

OVERALL AVERAGE ASSET AGE REDUCED TO

9YEARS

RESULT: A PORTFOLIO OF 
NEWER, HIGHER-QUALITY COMMUNITIES 
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time to celebrate our successes locally, regionally and nationally with our annual Achieving

Camden Excellence Awards, national community and leasing recognition programs and our

management conferences that provide networking and educational opportunities for our

professionals.

One measurement of employee satisfaction is tenure.  The tenure of our onsite positions, from

Groundskeepers to Leasing Consultants, is more than three years; for Community Managers, it is

about six years; and our District Managers’ average tenure is over 10 years.  Another way we

measure employee satisfaction is through third-party, bi-annual Employee Opinion Surveys and

Internal Customer Service Surveys.  Our employees have an opportunity to evaluate our culture,

management style and business practices, and rate the service level of our corporate support

services.  The most recent Employee Opinion Survey reported an extraordinarily high employee

satisfaction ratio of 92%, and our corporate support services achieved an overall internal cus-

tomer service satisfaction rating of 3.4 on a 4.0 scale.

We believe all of these factors contribute to our impressive employee retention rate, which hit an

all-time high of 63% in 2004 – one of the highest published employee retention rates in the

multifamily industry.

2004 RESULTS     Our performance in 2004 was consistent with our expectations as slow

economic recovery and sluggish job growth put pressure on our markets resulting in the con-

tinuation of concessionary pricing.  As predicted, our 2004 funds from operations (FFO) in-

creased from $3.14 per share in 2003 to $3.24.  Same-property NOI, after declining 4.7% and 5.0%

in 2002 and 2003 respectively, was relatively flat compared to 2003, declining by 0.7%.

We are committed to our shareholders and believe that effective financial management is the

key to sound financial performance.  During 2004, we issued $350.0 million of senior unsecured

notes with a weighted average interest rate of 4.5%, and retired nearly $290.0 million of notes

and $35.5 million of preferred units with interest rates ranging from 6.9% to 8.3%.  We modified

our line of credit shortly after year-end, increasing the size of our credit facility to $600.0 million

and lowering the stated interest rate by 10 basis points.

We are committed to

our shareholders and believe

that effective financial management

is the key to sound financial performance.



Consistently, we have taken a conservative approach to our financial management, and the last

three years have demonstrated that applying this key strategy will put us in the best position to

leverage opportunities to the benefit of our residents, our employees and our shareholders.  Our

balance sheet remains strong and flexible with 89% of our assets at cost unencumbered, 89% of

our debt unsecured, very manageable debt maturities over the next several years and significant

capacity available under our unsecured line of credit.  We were financially prepared to merge

with the most attractive candidate in the multifamily space in 2005.

2005: CAMDEN’S TRANSFORMING

If 2004 was a year of revitalized earnings growth and market stabilization, then 2005 is the year

of transformation for Camden.

MERGING EXCELLENCE     Our merger with Summit Properties is another crucial step in the

pursuit of our key objectives.  Summit is known for high-quality, well-located apartment

communities.  Their East Coast presence in markets such as Washington, D.C., Southeast

Florida, Atlanta, Raleigh and Charlotte expands our presence in 16 of the 20 highest projected

employment growth markets in the U.S.  From their geography to their smart, talented associ-

ates, it is hard to imagine a better fit with our strategic objectives than Summit Properties.

One of our key operating strategies is Market Balance.  Instrumental to this strategy has been

our goal of limiting the NOI concentration in any market to single digits.  Since 1993, we have

been working diligently to reduce the NOI contributions of our over-weighted markets, such as

Houston, Dallas and Las Vegas and increase our exposure in other high-growth markets to

achieve a portfolio with NOI contributions below 10% in every market.  This merger gets us to

single digit NOI concentrations in all markets in less time than we planned and on an FFO

accretive basis.

Not only does Summit bring an excellent East Coast portfolio to the table, but it also brings a

sufficient number of premier communities in each of those markets to achieve the operating

efficiencies that our core market strategy requires.  Additionally, with Summit’s average asset

age of six years and Camden’s 11 years, our overall asset age will be reduced to an average age of

nine years.  The result is a portfolio of newer, higher-quality apartment communities.
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2004 was a year of revitalized earnings growth

and market stabilization

2005 is the year of transformation for Camden



We believe that this merger produces one of the best platforms in the industry when measured by

future NOI growth potential.  Our future NOI growth will be enhanced by accelerating the same-

property NOI growth on Summit’s assets and by assimilating Summit’s development pipeline and

production capabilities into Camden.

We believe that an area in which a positive impact on NOI can be achieved almost immediately is in

improving operating efficiencies as it relates to technology.  Our combined companies will benefit

from the substantial investments that Camden has made in technology and ancillary income streams

over the last decade.  These technologies have already demonstrated that they streamline our

employees’ work flow and enhance our residents’ lives.

Finally, the company would have a substantial development pipeline located in strong markets to

drive future growth.  Our combined development pipeline represents $1.1 billion of current and future

development, primarily in Washington, D.C., Southeast Florida and Southern California.  On a $5.3

billion asset base, the anticipated development of new, high-quality communities in high-growth

markets is a compelling driver of future growth.

Ultimately, the Summit merger transforms our portfolio into an exceptional multifamily operating

platform and the fifth largest multifamily company in the industry with over 66,000 apartment

homes and a total enterprise value of $5.3 billion.  Growing simply to be the biggest isn’t our focus.

We are driven to be the best by carefully selecting our markets and executing our development,

acquisitions and dispositions plan.  In this way, we are leveraging the advantage of size without

sacrificing our entrepreneurial spirit and agility.

2005 is a year of transformation; a year in which, with one well-timed and conservatively structured

transaction, we will achieve Market Balance, accomplishing in only a few short months what would

have taken three to five years to otherwise achieve.  It is a year in which we will realize the benefits of

our technology investments and our commitment to continuous process improvement through best

practices.  It is a year that all of our initiatives, from mergers and acquisitions to our development

pipeline, position us for future growth.  Finally, 2005 is a year when the collective, focused efforts of

our dedicated professionals will achieve breakthrough results.

Bottom line: Camden is transforming – just as we planned.

Respectfully,

Richard J. Campo

Chairman and Chief Executive Officer

D. Keith Oden

President and Chief Operating Officer
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D. Keith OdenRichard J. Campo> >



7 year performance
consistently outperformed other
key market indices

250

200

150

100

1997 1998 1999  2000   2001    2002    2003    2004

This graph assumes the investment of $100 on Dec. 31, 1997 and quarterly reinvestment of dividends.  (source: NAREIT)

Camden

NAREIT equity index

Russell 2000

S&P 500



74
our FFO per share

has grown from

$1.86  annualized

in 1993 to

$3.24  in 2004.

%
earnings up
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total market capitalization has grown from $200 million to $4 billion

93 IPO 04

$200 million

$4 billion

transforming
growth

1,900 %



95 0199 009796 98 0402 03

peers*

camden

10

8

6

4

2

-2

-4

-6

-8

compared with our peer group at

1.1%
camden’s average annual NOI growth

3.1%

consistently outperforming our peers
regardless of market conditions

* straight average of representative peers with similar markets and product type

transforming   camden  35



our annual dividend per share
increased from $1.60 to $2.54

59%

$1.60

climbing dividends and revenue

our revenue climbed from
$35 million to $431 million

1,131%

$2.54 $431 million

93
ANNUALIZED

04

$35 million

93
ANNUALIZED

04



our stock price more than doubled
from $22 at our IPO to $51 at the
end of 2004.

$   22

2X
 51

great performance

93  IPO

04

+
$
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market
transformation

17

1994

geographically diversified markets

2004

2
markets in Texas

1993  IPO



51,000

1994

2004

1993 IPO

nearly

6,000

apartment
homes
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coast-to-coast

over
apartment
homes

in Texas



 >our development pipeline
is in high-growth markets
and has grown to



our 2005 portfolio will be in

of the top 20 job growth markets.

$1.1
billion

Top 20

job growth markets

(2003-2008 est.)

1. washington, d.c.

2. chicago

3. atlanta

4. phoenix

5. new york

6. los angeles

7. houston

8. dallas

9. northern virginia

10. seattle

11. riverside

12. tampa

13. orlando

14. boston

15. las vegas

16. san diego

17. orange county

18. st. louis

19. fort lauderdale

20. philadelphia

16 camden markets

16
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5
propelling to

number



transforming leadership position

WE  ARE  NOW
THE  FIFTH
LARGEST
PUBLIC
MULTIFAMILY
COMPANY
IN  THE  NATION
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conservative financial policies

achieving excellence

market balance

dividend growth

employee excellence

net operating income growth

Camden’s blueprint for success

Everything else in this report has been about what has transformed.

This is about what has not.

we stay true to our core values

It is through an unwavering commitment to our values and

our six key strategies that we measure everything we do,

and time has demonstrated their worth.



   our values to live by

customer focused

people driven

team players

lead by example

results oriented

work smart

act with integrity

always do the right thing

have fun

This is our promise to remain faithful to values

that never change and to remember who we are,

and what we stand for.
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the ultimate pursuit

TO BE THE BEST



knowing that

being the best is a journey,

not a destination

 MULTIFAMILY
 COMPANY

we will continue to challenge ourselves to remain

one step ahead of our competition
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CPT
don't say we didn’t warn you    >

transforming
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50  camden transforming

The following discussion should be read in conjunction with the fi nancial statements and notes appearing elsewhere 
in this report. Historical results and trends which might appear should not be interpreted as being indicative of future 
operations.

We have made statements in this report which are “forward-looking” in that they do not discuss historical fact, but 
instead note expectations, projections, intentions or other items relating to the future. You should not rely on these
forward-looking statements as they are subject to known and unknown risks, uncertainties and other factors which 
may cause our actual results or performance to differ materially from those included in the forward-looking
statements. Many of these factors are noted in conjunction with the forward-looking statements in the text. Other 
important factors that could cause actual results to differ include:

  • the results of our efforts to implement our property development, construction and acquisition strategies;
  • our ability to effectively integrate the operations of Summit Properties Inc. (“Summit”); 
  • the timing of property dispositions and other financing arrangements related to the merger with Summit; 
  • the effects of economic conditions, including rising interest rates; 
  • our ability to generate sufficient cash flows;
  • the failure to qualify as a real estate investment trust;
  • the costs of our capital and debt; 
  • changes in our capital requirements;
  • the actions of our competitors and our ability to respond to those actions;
  • the performance of our mezzanine financing program;
  • changes in governmental regulations, tax rates and similar matters; and
  • environmental uncertainties and disasters.

Do not rely on these forward-looking statements, which only represent our estimates and assumptions as of the date 
of this report. We assume no obligation to update or revise any forward-looking statement.

 BUSINESS 

Camden Property Trust is a real estate investment trust (“REIT”) and, with our subsidiaries, reports as a single
business segment with activities related to the ownership, development, construction and management of multifamily 
apartment communities. Our use of the term “communities”, “multifamily communities”, “properties”, or “multifamily 
properties” in the following discussion refers to our multifamily apartment communities. As of December 31, 2004, 
we owned interests in, operated or were developing 147 multifamily properties containing 52,570 apartment homes 
located in ten states. At December 31, 2004, we had one recently completed multifamily property containing 538
apartment homes in lease-up. We had 1,114 apartment homes under development at three of our multifamily
properties, including 464 apartment homes at one multifamily property owned through a joint venture. We had two 
properties containing 886 apartment homes which were designated as held for sale. Additionally, we had several sites 
that we intend to develop into multifamily apartment communities.

Our 2004 results refl ected a return of earnings growth that had been on the decline since 2001. Factors contributing 
to our growth in 2004 included our ability to (i) take advantage of development and acquisition opportunities as 
they became available, and (ii) leverage our access to low cost capital to provide earnings opportunities. These 
fundamentals have been key contributors to our ability to increase shareholder value. Our recent and current 
development pipeline has increased our asset base by nearly $400 million and these properties have signifi cantly 
contributed to our success in 2004.  Additionally, we have been able to take advantage of our strong fi nancial position 
by providing mezzanine fi nancing that has positively augmented our revenue stream.  

Our operating fundamentals continued to be affected by an oversupply of multifamily housing and low interest rates 
on mortgage debt, which continued to make home purchases attractive. High concessions continued to be our biggest 
challenge to increasing rental rates during 2004. Concession trends during the last half of 2004 showed promising
results, as concessions declined in our stabilized properties during the fourth quarter. However, we expect that
managing concessions will continue to be a signifi cant challenge in 2005.



MA N A G E M E N T’S  DI S C U S S I O N AND AN A L Y S I S  OF
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We continue to focus on expense control. The increase in 2004 expenses was driven by increases in property insurance 
expenses and normal increases in employee related expenses. We were able to capitalize on the lower interest rate 
environment in 2004 by taking advantage of fi nancing opportunities and replacing maturing debt with new lower cost 
debt. Although we expect 2005 to remain a challenging economic environment, we believe we are well positioned, both 
geographically and fi nancially, for growth.    

Market balance is one of our core strategies. Through our merger with Summit, which is discussed below, and 
development and disposition activities, we have increased our market exposure in key markets, such as Southern 
California, Washington, D.C. and Southeast Florida, decreased our relative exposure in high concentration markets, 
such as Houston, Dallas and Las Vegas, and expanded our development pipeline. We intend to continue to recycle 
capital to improve the quality of our properties.  As a result of the merger and other activities, our properties are 
located in 16 of the top 20 U.S. job growth markets and are well positioned as the recovery continues. We expect the 
combination of all these forces to add value for our shareholders moving forward into 2005.

On February 28, 2005, Summit was merged with and into Camden Summit Inc., one of our wholly-owned subsidiaries 
(“Camden Summit”), pursuant to an Agreement and Plan of Merger dated as of October 4, 2004 (the “Merger 
Agreement”), as amended.  Prior to the effective time of the merger, Summit was the sole general partner of Summit 
Properties Partnership, L.P. (the “Camden Summit Partnership”), and at the effective time, Camden Summit became 
the sole general partner of the Camden Summit Partnership. As of December 31, 2004, Summit owned or held an 
ownership interest in 48 communities comprised of 15,002 apartment homes with an additional 1,834 apartment 
homes under construction in fi ve new communities.

Under the terms of the Merger Agreement, Summit stockholders had the right to elect, on a share-by-share basis, 
to receive either $31.20 in cash or 0.6687 of a Camden common share at the closing of the merger. These elections 
were subject to reallocation so that the aggregate amount of cash issued in the merger to Summit’s stockholders 
equaled approximately $436.3 million. In the merger, we issued approximately 11.8 million common shares to 
Summit stockholders. The limited partners in the Camden Summit Partnership were offered, on a unit-by-unit basis, 
the opportunity to redeem their partnership units for $31.20 in cash per unit or to remain in the Camden Summit 
Partnership following the merger at a unit valuation equal to 0.6687 of a Camden common share. The limited partner 
elections resulted in our redeeming 0.7 million partnership units for cash, for an aggregate of $21.7 million, and 
issuing 1.8 million partnership units. 

Property Update
During 2004, stabilization was achieved at two communities totaling 786 apartment homes as follows: Camden Oak 
Crest, which completed construction of 364 apartment homes in the second quarter of 2003; and Camden Sierra 
at Otay Ranch, which completed construction of 422 apartment homes in the third quarter of 2003. We consider a 
property stabilized once it reaches 90% occupancy, or generally one year from opening the leasing offi ce, with some 
allowances for larger than average properties.  

During 2004, we also completed construction of Camden Harbor View, a 538 apartment home community located in 
Long Beach, California, which stabilized operations during the fi rst quarter of 2005. Additionally, we continued
construction at Camden Westwind, a 464 apartment home community in Ashburn, Virginia. This property is owned by
a joint venture in which we own a 20% interest. We also began construction on Camden Farmers Market II, a 284
apartment home community located in Dallas, Texas, and Camden Lago Vista, a 366 apartment home community 
located in Orlando, Florida.
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As of December 31, 2004, we had operating properties in 17 markets. No single market contributed more than 15% 
of our net operating income for the year then ended. For the year ended December 31, 2004, Houston, Las Vegas, and 
Dallas contributed 14.4%, 13.2% and 13.2%, respectively, to our net operating income. We continually evaluate our 
portfolio to ensure appropriate geographic diversifi cation in order to manage our risk of market concentration. We 
seek to selectively dispose of assets which management believes are highly capital intensive, have a lower projected 
growth rate than the overall portfolio, or no longer conform to our operating and investment strategies.

A summary of our 2004 disposition and properties held for sale as of December 31, 2004 is as follows:

PROPERTY AND LOCATION

NUMBER OF
APARTMENT

HOMES
DATE OF 

DISPOSITION YEAR BUILT

Camden Fountains 
  Orlando, FL 552 12/29/04 1984
Camden Ybor City 
  Tampa, FL 454 n/a 2002
Camden Greens 
  Las Vegas, NV 432 1/27/05 1990
Total apartment homes sold and held for sale 1,438
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Our multifamily property portfolio, excluding land we hold for future development and joint venture properties we do
not manage, at December 31, 2004, 2003 and 2002 is summarized as follows:

          2004           2003            2002
APARTMENT

HOMES PROPERTIES
APARTMENT

HOMES PROPERTIES
APARTMENT

HOMES PROPERTIES

 OPERATING PROPERTIES
West Region

Las Vegas, Nevada (a) 9,625 33 9,625 33 10,017 35
Denver, Colorado (a) 2,529 8 2,529 8 2,529 8
Phoenix, Arizona 2,433 8 2,433 8 2,433 8
Los Angeles/Orange County, California 2,191 5 1,653 4 1,653 4
San Diego/Inland Empire, California 846 3 846 3 264 1
Tucson, Arizona 821 2 821 2 821 2

Central Region
Dallas, Texas 8,359 23 8,359 23 8,359 23
Houston, Texas  6,810 15 6,810 15 6,446 14
St. Louis, Missouri 2,123 6 2,123 6 2,123 6
Austin, Texas 1,745 6 1,745 6 1,745 6
Corpus Christi, Texas  1,410 3 1,284 3 1,284 3
Kansas City, Missouri 596 1 596 1 596 1

East Region
Tampa, Florida 6,089 13 6,089 13 6,089 13
Orlando, Florida 2,252 5 2,804 6 2,804 6
Charlotte, North Carolina 1,659 6 1,659 6 1,659 6
Louisville, Kentucky 1,448 5 1,448 5 1,448 5
Greensboro, North Carolina 520 2 520 2 520 2

Total Operating Properties 51,456 144 51,344 144 50,790 143

PROPERTIES UNDER DEVELOPMENT
West Region

Los Angeles/Orange County, California - - 538 1 538 1
San Diego/Inland Empire, California - - - - 582 2

Central Region
Dallas, Texas 284 1 - - - -
Houston, Texas - - - - 364 1

East Region
Tampa, Florida 366 1 - - - -
Northern Virginia (b) 464 1 464 1 - -

Total Properties Under Development 1,114 3 1,002 2 1,484 4
Total Properties 52,570 147 52,346 146 52,274 147

    Less: Joint Venture Properties (a) (b) 5,011 18 5,011 18 4,939 19
        Total Properties Owned 100% 47,559 129 47,335 128 47,335 128
(a) Includes properties held in joint ventures as follows: one property with 320 apartment homes in Colorado in which we own a 50% interest, the remaining interest is owned by an

unaffi liated private investor; and 16 properties with 4,227 apartment homes (18 properties with 4,619 apartment homes at December 31, 2002) in Las Vegas in which we own a
20% interest, the remaining interest is owned by an unaffi liated private investor.

(b)  Includes one property with 464 apartment homes currently under development in Virginia held in a joint venture we entered into in 2003 in which we own a 20% interest,
the remaining interest is owned by an unaffi liated private investor.



MA N A G E M E N T’S  DI S C U S S I O N AND AN A L Y S I S  OF

FI N A N C I A L  CO N D I T I O N AND RE S U L T S  OF OP E R A T I O N S

54  camden transforming

  Total 650 $ 66.5 $ 39.3 

Real estate assets are carried at cost plus capitalized carrying charges. Carrying charges are primarily interest and 
real estate taxes which are capitalized as part of properties under development. Expenditures directly related to the 
development, acquisition and improvement of real estate assets, excluding internal costs relating to acquisitions of
operating properties, are capitalized at cost as land, buildings and improvements. Indirect development costs, including 
salaries and benefi ts and other related costs which are clearly attributable to the development of properties, are also 
capitalized. All construction and carrying costs are capitalized and reported on the balance sheet in properties under 
development until the apartment homes are substantially completed. Upon substantial completion of the apartment 
homes, the total cost for the apartment homes and the associated land is transferred to buildings and improvements 
and land, respectively, and the assets are depreciated over their estimated useful lives using the straight-line method 
of depreciation.

Where possible, we stage our construction to allow leasing and occupancy during the construction period, which we
believe minimizes the duration of the lease-up period following completion of construction. Our accounting policy 
related to properties in the development and leasing phase is that all operating expenses associated with completed 
apartment homes are expensed.

If an event or change in circumstance indicates that a potential impairment in the value of a property has occurred, our 
policy is to assess any potential impairment by making a comparison of the current and projected cash fl ows for such 
property over its remaining holding period, on an undiscounted basis, to the carrying amount of the property. If such
carrying amounts were in excess of the estimated projected cash fl ows of the property, we would recognize an 
impairment loss equivalent to an amount required to adjust the carrying amount to its estimated fair value, less costs 
to sell.

During 2004, 2.4 acres of undeveloped land held in Dallas, Texas was classifi ed as held for sale, upon the commencement 
of a plan to dispose of the asset. In connection with our decision to dispose of the asset, we incurred an impairment 
charge of $1.1 million to write-down the carrying value of the land to its fair value, less costs to sell. The net fair value 
expected to be received upon sale is estimated to be $1.8 million.

APARTMENT

APARTMENT

At December 31, 2004, we had one completed property in lease-up as follows:

$ in millions
PROPERTY AND LOCATION

NUMBER OF 
 HOMES

COST TO
DATE

% LEASED
AT 3/1/05

DATE OF 
COMPLETION

DATE OF
STABILIZATION 

Camden Harbor View
  Long Beach, CA 538 $ 144.2 90 % 2Q04 1Q05

      

At December 31, 2004, we had three properties in various stages of construction as follows:

$ in millions
PROPERTY AND LOCATION

NUMBER OF 
HOMES

ESTIMATED
COST

COST
INCURRED

AT 12/31/04

ESTIMATED
DATE OF

COMPLETION

ESTIMATED
DATE OF

STABILIZATION

UNDER CONSTRUCTION
Camden Farmers Market II
  Dallas, TX 284 $ 31.7 $ 18.4 3Q05 1Q06
Camden Lago Vista
  Orlando, FL 366 $  34.8 $ 20.9 3Q05 1Q06

UNDER CONSTRUCTION – JV’S
Camden Westwind
  Ashburn, VA 464 $ 69.1 $ 44.2 1Q06 4Q06
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Our consolidated balance sheet at December 31, 2004 included $176.8 million related to wholly-owned properties 
under development. Of this amount, $38.9 million relates to our two projects currently under development, Camden 
Farmers Market II and Camden Lago Vista. Additionally, at December 31, 2004, we had $137.9 million invested in land 
held for future development. Included in this amount is $67.6 million related to projects we expect to begin constructing 
in early 2005. We also had $39.3 million invested in land tracts adjacent to development projects, which are being 
utilized in conjunction with those projects. Upon completion of these development projects, we expect to utilize this 
land to further develop apartment homes in these areas. We may also sell certain parcels of these undeveloped land 
tracts to third parties for commercial and retail development.

At December 31, 2004 and 2003, our investments in various geographic areas, excluding properties held for sale and
investments in joint ventures, were as follows:

in thousands     2004     2003
West Region

Los Angeles/Orange County, California $ 387,227 13% $ 387,217 13%
Las Vegas, Nevada 357,049 11 382,238 12
Denver, Colorado 194,962 6 193,833 6
Phoenix, Arizona 177,072 6 175,693 6
San Diego/Inland Empire, California 135,078 4 128,860 4
Tucson, Arizona 35,724 1 35,266 1

Central Region
Dallas, Texas 425,807 14 412,553 13
Houston, Texas 404,897 13 402,724 13
St. Louis, Missouri 120,020 4 118,779 4
Austin, Texas 73,782 2 72,883 2
Corpus Christi, Texas 54,781 2 49,494 2
Kansas City, Missouri 37,154 1 36,730 1

East Region
Tampa, Florida 303,157 10 342,421 11
Orlando, Florida 167,194 5 171,594 5
Charlotte, North Carolina 82,877 3 82,250 3
Louisville, Kentucky 78,758 3 78,075 3
Greensboro, North Carolina 18,503 1 18,213 1
Northern Virginia 32,976 1 - -
  Total Properties $ 3,087,018 100% $ 3,088,823 100%

Third-Party Construction Services
Our construction division performs services for our internally developed communities, as well as provides construction 
management and general contracting services for third-party owners of multifamily, commercial and retail properties. 
At December 31, 2004, we were under contract on projects ranging from $0.4 million to $19.3 million. We earn fees 
on these projects ranging from 3% to 12% of the total contracted construction cost, which we recognize as earned. 
Fees earned from third-party construction projects totaled $3.8 million, $2.7 million and $2.7 million for the years 
ended December 31, 2004, 2003 and 2002, respectively, and are included in fee and asset management revenues in our 
consolidated statements of operations. 

During 2004, we recorded cost overruns of $1.0 million, compared with $2.0 million for 2003, on fi xed fee projects, 
which represented the estimate of our remaining costs to complete the projects. These cost overruns are fi rst applied 
against revenues earned on the project during the period and any excess are included in fee and asset management 
expenses in our consolidated statements of operations.
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 LIQUIDITY AND CAPITAL RESOURCES

Financial Structure
We intend to maintain what management believes to be a conservative capital structure by:

 (i) using what management believes is a prudent combination of debt and common and preferred equity;
 (ii) extending and sequencing the maturity dates of our debt where possible; 
 (iii) managing interest rate exposure using what management believes are prudent levels of fi xed and fl oating
  rate debt;
 (iv) borrowing on an unsecured basis in order to maintain a substantial number of unencumbered assets; and
 (v) maintaining conservative coverage ratios.

Our interest expense coverage ratio, net of capitalized interest, was 3.0, 2.9 and 3.3 times for the years ended December 
31, 2004, 2003 and 2002, respectively. At December 31, 2004, 2003 and 2002, 88.6%, 85.1% and 83.8%, respectively, 
of our properties (based on invested capital) were unencumbered. Our weighted average maturity of debt, excluding 
our line of credit, was 6.5 years, 6.5 years and 6.7 years at December 31, 2004, 2003 and 2002, respectively. Interest 
expense coverage ratio is derived by dividing interest expense for the period into the sum of income from continuing 
operations before gain on sale of land, impairment loss on land held for sale, equity in income of joint ventures and 
minority interests, depreciation, amortization, interest expense and income from discontinued operations.

Liquidity
We intend to meet our short-term liquidity requirements through cash fl ows provided by operations, our unsecured 
line of credit discussed in the “Financial Flexibility” section and other short-term borrowings. We expect our ability to 
generate cash will be suffi cient to meet our short-term liquidity needs which include:

 (i) operating expenses;
 (ii) current debt service requirements;
 (iii) recurring capital expenditures;
 (iv) initial funding of property developments, acquisitions and mezzanine fi nancings;
 (v) common share repurchases; and
 (vi) distributions on our common and preferred equity.

We consider our long-term liquidity requirements to be the repayment of maturing debt, including borrowings under 
our unsecured line of credit that were used to fund development and acquisition activities. We intend to meet our 
long-term liquidity requirements through the use of common and preferred equity capital, senior unsecured debt and 
property dispositions. We expect to use the proceeds from any property sales for reinvestment in acquisitions or new 
developments or reduction of debt. 

We fi nanced the cash portion of the merger with Summit using a combination of available borrowing capacity under 
our line of credit and a new bridge loan facility entered into on January 19, 2005. We currently expect to form a joint 
venture and transfer to the venture multifamily properties with an estimated fair value of $425 million to $525 million. 
We anticipate that we will retain a minority interest in the venture and continue to provide property management 
services for the properties transferred to the venture. We intend to use a portion of the proceeds from this 
transaction to refi nance the bridge loan. See further discussion of our merger with Summit, including the issuance of 
common equity in connection with the merger, in the “Business” section.

We intend to concentrate our growth efforts toward selective development and acquisition opportunities in our current
markets, and through the acquisition of existing operating properties and the development of properties in selected 
new markets. During the year ended December 31, 2004, we incurred $83.0 million in development costs and no
acquisition costs. At December 31, 2004, we had two wholly-owned properties under construction at a projected
aggregate cost of approximately $66.5 million, $39.3 million of which had been incurred through 2004. At year end, we
were obligated for approximately $21.3 million under construction contracts related to these projects (a substantial 
amount of which we expect to fund with our unsecured line of credit). We intend to fund our developments and           
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acquisitions through a combination of equity capital, partnership units, medium-term notes, construction loans, other 
debt securities and our unsecured line of credit. 

Net cash provided by operating activities totaled $160.0 million for 2004, an increase of $19.2 million, or 13.7%, from 
2003. The increase in operating cash fl ow was primarily due to increases in property revenues of $16.5 million, and 
non-property related revenues of $8.2 million. These increases in revenues were offset by an increase in total expenses 
of $16.3 million, excluding depreciation and amortization. Additionally, due to timing of payments related to escrows, 
restricted cash decreased $2.7 million in 2004 compared to an increase of $2.4 million in 2003.

Net cash used in investing activities totaled $68.9 million for 2004 compared to $91.9 million in 2003. For 2004, net 
cash used in investing activities included expenditures for property development and capital improvements totaling 
$83.0 million and $26.3 million, respectively. These expenditures were offset by $20.7 million in net proceeds received 
from land sales and $23.2 million in net proceeds from the sale of a property during 2004. For 2003, net cash used in 
investing activities included expenditures for property development and capital improvements totaling $80.0 million 
and $22.3 million, respectively. These expenditures were offset by $26.3 million in net proceeds received from
townhome and land sales, and the contribution of a property to a joint venture during 2003. Distributions from joint 
ventures totaled $8.9 million in 2003 due to the sale of three properties totaling 482 apartment homes. Additionally, the 
net increase in non-affi liate notes receivable outstanding under our mezzanine fi nancing program was $3.1 million in
2004 compared to $23.8 million in 2003.

Net cash used in fi nancing activities totaled $92.2 million for the year ended 2004 compared to $45.9 million for 2003.  
During 2004, we paid distributions totaling $123.8 million to holders of common and preferred equity. Our line of credit 
increased $9.0 million for the year ended December 31, 2004. Additionally, we received proceeds totaling $349.7
million from the issuance of senior unsecured notes. A portion of the proceeds from this issuance and the increase in 
the line of credit were used to repay $292.6 million in notes payable, redeem $35.5 million in preferred units, and fund 
development activities and capital improvements. Also, we received $8.0 million from option exercises during 2004. 
During 2003, we paid distributions totaling $121.1 million to holders of common and preferred equity. We received net 
proceeds totaling $198.8 million from the issuance of senior unsecured notes in 2003. A portion of the proceeds from 
these issuances were used to pay down borrowings under our line of credit, which decreased $49.0 million during the 
year, repay $67.9 million in notes payable, and fund development activities and capital improvements. Additionally, 
accounts receivable - affi liates increased $18.1 million during 2003 due to an increase in receivables from rabbi trust 
plan participants under our employee benefi t plans. Cash received from option exercises totaled $11.2 million in 2003.

In 1998, we began repurchasing our common equity securities under a program approved by our Board of Trust Managers. 
To date, the Board has authorized us to repurchase or redeem up to $250 million of our securities through open
market purchases and private transactions. Management consummates these repurchases and redemptions when 
they believe that we can reinvest available cash fl ow into our own securities at yields that exceed those currently
available on direct real estate investments. These repurchases were made and we expect that future repurchases,
if any, will be made without incurring additional debt, and in management’s opinion, without reducing our fi nancial 
fl exibility. At December 31, 2004, we had repurchased approximately 8.8 million common shares and redeemed
approximately 106,000 common units at a total cost of $243.6 million. No common shares or units were repurchased 
under this program during 2004 and 2003.

On January 17, 2005, we paid a distribution of $0.635 per share for the fourth quarter of 2004 to all holders of record 
of our common shares as of January 3, 2005, and paid an equivalent amount per unit to holders of common units 
in Camden Operating, L.P. and Oasis Martinique, LLC. Total distributions to common shareholders and holders of 
common units for the year ended December 31, 2004 were $2.54 per share or unit. We determine the amount of cash 
available for distribution to unitholders in accordance with the operating agreements and have made and intend to 
continue to make distributions to the holders of common units in amounts equivalent to the per share distributions 
paid to holders of common shares. We intend to continue to make shareholder distributions in accordance with 
REIT qualifi cation requirements under the federal tax code. The dividend payout ratio, which is calculated by dividing 
distributions per share by funds from operations per share, was 78%, 81% and 75% for the years ended December 31, 
2004, 2003 and 2002, respectively. Management intends to maintain a dividend rate for our common shares that, when 
combined with expenditures for capital improvements, is less than our funds from operations. 
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Our operating partnership had $100 million of 7.0% Series B Cumulative Redeemable Perpetual Preferred Units 
outstanding as of December 31, 2004. Distributions on the preferred units are payable quarterly in arrears. The Series 
B preferred units are redeemable beginning in 2008 by the operating partnership for cash at par plus the amount of any 
accumulated and unpaid distributions. The preferred units are convertible beginning in 2013 by the holder into a fi xed 
number of corresponding Series B Cumulative Redeemable Perpetual Preferred Shares. The Series B preferred units 
are subordinate to present and future debt. Distributions on the Series B preferred units totaled $7.0 million and $8.4 
million for the years ended December 31, 2004 and 2003, respectively.

Additionally, our operating partnership had issued $53 million of 8.25% Series C Cumulative Redeemable Perpetual
Preferred Units. During the third quarter of 2004, we redeemed 1.4 million Series C preferred units at their redemption 
price of $25.00 per unit, or an aggregate of $35.5 million, plus accrued and unpaid distributions. In connection with the
issuance of these Series C preferred units, we incurred $0.7 million in issuance costs which had been recorded as a 
reduction to minority interests. These issuance costs were expensed in connection with the redemption of the Series C 
preferred units. Subsequent to year end, we redeemed the remaining 0.7 million Series C preferred units at their
redemption price of $25.00 per unit, or an aggregate of $17.5 million, plus accrued and unpaid distributions. In 
connection with the issuance of these Series C preferred units, we incurred $0.4 million in issuance costs which had 
been recorded as a reduction to minority interests. These issuance costs were expensed in January 2005 in connection 
with the redemption of the Series C preferred units. Distributions on the Series C preferred units totaled $3.5 million 
and $4.3 million for the years ended December 31, 2004 and 2003, respectively.

Contractual Obligations
The following table summarizes our known contractual obligations as of December 31, 2004:

in millions Total 2005 2006 2007 2008 2009 Thereafter
Debt maturities $ 1,576.4 $ 2.8 $ 209.8 $164.9 $ 73.4 $ 119.8 $ 1,005.7
Non-cancelable operating lease payments 11.1 2.1 1.8 1.7 1.2 0.3 4.0
Construction contracts 21.3 21.3 - - - - -

$ 1,608.8 $ 26.2 $211.6 $166.6 $ 74.6 $ 120.1 $ 1,009.7

 
The joint ventures in which we have an interest have been funded with secured, third-party debt. We are not committed 
to any additional funding on third-party debt in relation to our joint ventures.

Financial Flexibility
At December 31, 2004, we had a $500 million unsecured line of credit. Subsequent to year end, we entered into a 
new credit agreement which increased our credit facility to $600 million, with the ability to further increase it up to $750 
million. This $600 million unsecured line of credit matures in January 2008. The scheduled interest rate is based 
on spreads over LIBOR or Prime. The scheduled interest rate spreads are subject to change as our credit ratings 
change. Advances under the line of credit may be priced at the scheduled rates, or we may enter into bid rate loans 
with participating banks at rates below the scheduled rates. These bid rate loans have terms of six months or less and 
may not exceed the lesser of $300 million or the remaining amount available under the line of credit. The line of credit 
provides us with additional liquidity to pursue development and acquisition opportunities as well as lower our overall 
cost of funds. The line of credit is subject to customary fi nancial covenants and limitations, with which we were in 
compliance at December 31, 2004.

Our line of credit provides us with the ability to issue up to $100 million in letters of credit. While our issuance of letters 
of credit does not increase our borrowings outstanding under our line, it does reduce the amount available to us. At 
December 31, 2004, we had outstanding letters of credit totaling $14.3 million, and had $429.7 million available under 
our then existing $500 million unsecured line of credit.

As an alternative to our unsecured line of credit, we from time to time borrow using competitively bid unsecured short-
term notes with lenders who may or may not be a part of the unsecured line of credit bank group. Such borrowings vary 
in term and pricing and are typically priced at interest rates below those available under the unsecured line of credit.
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At December 31, 2004, $535.5 million was available for future issuance in debt securities, preferred shares, common 
shares or warrants from our $1.1 billion shelf registration. We have signifi cant unencumbered real estate assets which 
could be sold or used as collateral for fi nancing purposes should other sources of capital not be available.

The following table summarizes our unsecured notes payable issued during 2004 from our $1.1 billion universal shelf:

TYPE AND AMOUNT
MONTH OF
ISSUANCE TERMS

COUPON
RATE

MATURITY
DATE

INTEREST
PAID

PROCEEDS,
NET OF DISCOUNT

$100.0 million senior unsecured notes 7/04
Interest

only 4.70% 7/15/09
Jan. 15 and

July 15 $    99.8 million

$250.0 million senior unsecured notes 12/04
Interest

only 4.375% 1/15/10
Jan. 15 and

July 15 $  249.9 million

We may redeem the notes at any time at a redemption price equal to the principal amount and accrued interest, plus 
a make-whole provision. The notes are direct, senior unsecured obligations and rank equally with all other unsecured 
and unsubordinated indebtedness. We used the net proceeds to reduce indebtedness outstanding under our unsecured 
line of credit.

During 2004, we paid off $30.0 million of maturing medium-term notes. These notes had interest rates ranging from 
6.9% to 7.2%. We also paid off $200.0 million of maturing unsecured notes payable, which had an interest rate of 7.1%.
Additionally, we repaid six conventional mortgage notes totaling $58.2 million which had a weighted average interest 
rate of 7.3%. We repaid all notes payable using proceeds available under our unsecured line of credit. 

At December 31, 2004 and 2003, the weighted average interest rate on our fl oating rate debt, which includes our 
unsecured line of credit, was 2.5% and 2.2%, respectively.

 MARKET RISK

We use fi xed and fl oating rate debt to fi nance acquisitions, developments and maturing debt. These transactions 
expose us to market risk related to changes in interest rates. Management’s policy is to review our borrowings and 
attempt to mitigate interest rate exposure through the use of long-term debt maturities and derivative instruments, 
where appropriate. As of December 31, 2004, we had no derivative instruments outstanding.

For fi xed rate debt, interest rate changes affect the fair market value but do not impact net income to common share-
holders or cash fl ows. Conversely, for fl oating rate debt, interest rate changes generally do not affect the fair market 
value but do impact net income to common shareholders and cash fl ows, assuming other factors are held constant.

At December 31, 2004, we had fi xed rate debt of $1,429.6 million and fl oating rate debt of $146.8 million. Holding other 
variables constant (such as debt levels), a one percentage point variance in interest rates would change the unrealized 
fair market value of the fi xed rate debt by approximately $65.9 million. The net income available to common shareholders 
and cash fl ows impact on the next year resulting from a one percentage point variance in interest rates on fl oating rate 
debt would be approximately $1.5 million, holding all other variables constant.

 RESULTS OF OPERATIONS

Changes in revenues and expenses related to our operating properties from period to period are due primarily to 
property developments, dispositions, acquisitions, and the performance of the stabilized properties in the portfolio. Where 
appropriate, comparisons are made on a dollars-per-weighted-average-apartment home basis in order to adjust for 
such changes in the number of apartment homes owned during each period.
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Selected weighted averages for the three years ended December 31, 2004, 2003 and 2002 are as follows:

2004 2003 2002
Average monthly property revenue per apartment home $ 748 $ 729 $ 729
Annualized total property expenses per apartment home $ 3,695 $ 3,533 $ 3,305

Weighted average number of operating apartment homes owned 100% 45,683 44,985 44,287

  Weighted average occupancy, by region:
West Region 95.2% 94.3% 93.3%
Central Region 92.9% 92.0% 92.3%
East Region 94.4% 93.0% 90.2%
   Total operating properties owned 100% 94.0% 92.9% 92.0%

 2004 COMPARED TO 2003

Income from continuing operations increased $3.7 million, or 13.8%, from $26.8 million to $30.6 million for the years 
ended December 31, 2003 and 2004, respectively. The increase in income from continuing operations was due to many
factors, which included, but were not limited to, increases in property net operating income and other non-property
related revenues. These increases were partially offset by increases in corporate expenses, interest expense, an
impairment loss on land held for sale and decreases in income from joint ventures. Our primary fi nancial focus for our 
apartment communities is net operating income. Net operating income represents total property revenues less total 
property expenses. Net operating income increased $6.6 million, or 2.8%, from $234.7 million to $241.3 million for the 
years ended December 31, 2003 and 2004, respectively. See further discussion of net operating income in our
discussion of “Segment Reporting” in the footnotes to our consolidated fi nancial statements.

The following table presents the components of net operating income for the years ended December 31, 2004
and 2003:

  YEAR ENDED YEAR ENDED

 APARTMENT HOMES DECEMBER 31,  DECEMBER 31, CHANGE

$ in thousands  
AT 12/31/04 2004  2003  $  %  

Property revenues
 Same store communities  43,497 $ 379,446 $ 376,038 $ 3,408 0.9%
 Non-same store communities  1,988  22,600  15,459  7,141 46.2
 Development and lease-up communities  1,188  7,528  1,530  5,998 392.0
 Dispositions/other  -  533  629  (96) (15.3)
  Total property revenues  46,673  410,107  393,656  16,451 4.2
Property expenses
 Same store communities  43,497  156,276  151,396  4,880 3.2
 Non-same store communities  1,988  8,688  6,502  2,186 33.6
 Development and lease-up communities  1,188  3,269  498  2,771 556.4
 Dispositions/other  -  554  557  (3) (0.5)
  Total property expenses  46,673  168,787  158,953  9,834 6.2
Property net operating income
 Same store communities   43,497  223,170  224,642  (1,472) (0.7)
 Non-same store communities   1,988  13,912  8,957  4,955 55.3
 Development and lease-up communities   1,188  4,259  1,032  3,227  312.7
 Dispositions/other  -   (21)  72  (93)  (192.2)
  Total property net operating income   46,673  $ 241,320  $ 234,703  $ 6,617 2.8%
 

Same store communities are stabilized communities we have owned since January 1, 2003. Non-same store communities are stabilized communities we have acquired
or developed since January 1, 2003. Development and lease-up communities are non-stabilized communities we have developed or acquired after January 1, 2003.
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Total property revenues for the year ended December 31, 2004 increased $16.5 million over 2003, and increased from 
$729 to $748 on a per apartment home per month basis. Total property revenues from our same store properties 
increased 0.9%, from $376.0 million for 2003 to $379.4 million for 2004, which represents an increase of $7 on a per 
apartment home per month basis. For same store properties, rental rates on a per apartment home per month basis 
increased $20 from 2003 to 2004, and vacancy loss decreased $9 per apartment home over the same period. These 
increases in revenues were partially offset by increases in concessions granted of $23 per apartment home per month 
from 2003 to 2004.

Property revenues from our non-same store, development and lease-up properties increased from $17.0 million for 
2003 to $30.1 million for 2004 due to the completion and lease-up of properties in our development pipeline. 

Fee and asset management revenues during the year ended December 31, 2004 increased $1.9 million over 2003. This 
increase was primarily due to construction and development fees earned on third-party projects and fees earned on 
our mezzanine fi nancing program.

Other revenues for the year ended December 31, 2004 increased $6.3 million from 2003. Other revenues for the year 
ended December 31, 2004 included interest income of $9.3 million from our mezzanine fi nancing program, $1.7 million 
related to an insurance settlement for lost rents related to a fi re at one of our communities in 2000, and $0.9 million
associated with the sale of an e-commerce investment that had previously been written off. Other revenues for 2003
included interest income of $3.9 million from our mezzanine fi nancing program and $1.2 million in revenues from
townhome sales.
 
Total property expenses for the year ended December 31, 2004 increased $9.8 million, or 6.2%, as compared to 2003, 
and increased from $3,533 to $3,695 on an annualized per apartment home basis. Total property expenses from our 
same store properties increased 3.2%, from $151.4 million for 2003 to $156.3 million for 2004, which represents an 
increase of $112 on an annualized per apartment home basis. The increase in same store property expenses per 
apartment home is primarily due to a 15.4% increase in property insurance expense and a 5.2% increase in salary and 
benefi t costs, combined with slight increases in all other expense categories. Property expenses from our non-same 
store, development and lease-up properties increased from $7.0 million for 2003 to $12.0 million for 2004, which is 
consistent with the growth in revenues during the same period. 

Property management expense, which represents regional supervision and accounting costs related to property
operations, increased from $10.2 million for the year ended December 31, 2003 to $11.9 million for the year ended 
December 31, 2004. This increase was primarily due to increases in salary and benefi t expenses related to the addition 
of regional supervision personnel, and increases in incentive compensation expense.

Fee and asset management expense, which represents expenses related to third-party construction projects and
property management for third parties, remained constant at $3.9 million for the years ended December 31, 2003 and 
2004. See further discussion of our third-party construction in our “Business” section.

General and administrative expenses increased $2.3 million from $16.2 million in 2003 to $18.5 million in 2004, and
increased as a percent of revenues from 4.0% to 4.3%. The increase in expense was primarily due to increases in
salary and benefi t expenses including expenses associated with share-based compensation, and costs associated
with Sarbanes-Oxley compliance.

Gross interest cost before interest capitalized to development properties decreased $1.9 million, or 2.1%, from $90.5
million for the year ended December 31, 2003 to $88.5 million for the year ended December 31, 2004. The overall 
decrease in interest expense was due to declines in the average interest rate on our outstanding debt, due to declines 
in variable interest rates and savings from the refi nancing of maturing debt at lower rates. This decrease was partially 
offset by higher average debt balances that were incurred to fund our increase in real estate assets. Interest capitalized 
decreased from $15.1 million to $9.3 million for the years ended December 31, 2003 and 2004, respectively, due to 
lower average balances in our development pipeline.
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Depreciation and amortization increased from $104.7 million for 2003 to $106.2 million for 2004. This increase was
primarily due to new development and capital improvements placed in service and issuance of new debt during the 
past year.

Gain on sale of land for the year ended December 31, 2004 included a gain of $1.6 million from the sale of 12.5 acres of 
undeveloped land located in Houston as well as gains of $1.0 million from the sale of 2.1 acres of undeveloped land in 
Long Beach, California. Gain on sale of land for the year ended December 31, 2003 was from the sale of 61.1 acres of 
undeveloped land located in Houston.

The $1.1 million impairment loss on land held for sale related to 2.4 acres of undeveloped land located in Dallas, 
which was classifi ed as held for sale during 2004.

Equity in income of joint ventures decreased $2.8 million from 2003, primarily from gains recognized on sale of 
properties held in joint ventures in 2003. Our portion of the gain recognized on these property sales totaled $1.4 million 
during 2003.

Distributions on units convertible into perpetual preferred shares decreased from $12.7 million for 2003 to $10.5
million for 2004, as a result of an amendment to the terms of the Series B preferred units which was effective beginning 
December 1, 2003, as well as the redemption of $35.5 million in Series C preferred units in September, 2004. Original 
issuance costs of $0.7 million were expensed in connection with the redemption of the Series C preferred units.

 2003 COMPARED TO 2002

Income from continuing operations decreased $14.2 million, or 34.5%, from $41.0 million to $26.8 million for the years 
ended December 31, 2002 and 2003, respectively. The decrease in income from continuing operations was due to many 
factors, which included, but were not limited to, decreases in property net operating income combined with increases 
in interest costs and depreciation. Net operating income decreased $6.6 million, or 2.7%, from $241.3 million to 
$234.7 million for the years ended December 31, 2002 and 2003, respectively. 

The following table presents the components of net operating income for the years ended December 31, 2003
and 2002:
 

Property revenues
Same store communities 41,153 $ 350,560 $ 354,151 $ (3,591) (1.0) %
Non-same store communities 3,420 34,897 24,661 10,236 41.5
Development and lease-up communities 1,324 7,569 - 7,569 -
Dispositions/other - 630 8,824 (8,194) (92.9)
  Total property revenues 45,897 393,656 387,636 6,020 1.6

Property expenses
Same store communities 41,153 141,339 133,887 7,452 5.6
Non-same store communities 3,420 13,796 9,601 4,195 43.7
Development and lease-up communities 1,324 3,396 - 3,396 -
Dispositions/other - 422 2,861 (2,439) (85.2)
  Total property expenses 45,897 158,953 146,349 12,604 8.6

Property net operating income
Same store communities 41,153 209,221 220,264 (11,043) (5.0)
Non-same store communities 3,420 21,101 15,060 6,041 40.1
Development and lease-up communities 1,324 4,173 - 4,173 -
Dispositions/other - 208 5,963 (5,755) (96.5)
  Total property net operating income 45,897 $ 234,703 $ 241,287 $ (6,584) (2.7) %

                                                             Same store communities are stabilized communities we have owned since January 1, 2002. Non-same store communities are stabilized communities we have acquired or developed 
since January 1, 2002. Development and lease-up communities are non-stabilized communities we have developed or acquired after January 1, 2002. Dispositions represent
communities we have sold since January 1, 2002, which are not included in discontinued operations.

  YEAR ENDED YEAR ENDED

 APARTMENT HOMES DECEMBER 31,  DECEMBER 31, CHANGE

$ in thousands  
AT 12/31/03 2003  2002  $  %
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Total property revenues for the year ended December 31, 2003 increased 1.6% as compared to 2002, but remained 
constant at $729 on a per apartment home per month basis. Total property revenues from our same store properties 
decreased 1.0%, from $354.2 million for 2002 to $350.6 million for 2003, which represents a decrease of $7 on a per
apartment home per month basis. For same store properties, rental rates on a per apartment home per month basis 
increased $12 from 2002 to 2003, and vacancy loss decreased $5 per apartment home over the same period. These
increases in revenues were offset by increases in concessions granted which increased $27 per apartment home per 
month from 2002 to 2003. One of our primary objectives in 2003 was to increase occupancy rates at our same store
properties, which began the year at approximately 90.9% occupied and rose to approximately 94.5% occupied at
December 31, 2003. Related to this increase, concessions granted during 2003 at our same store properties increased 
approximately $15.0 million from 2002.

Property revenues from our non-same store, development and lease-up properties increased from $24.7 million for 
2002 to $42.5 million for 2003 due to the completion and stabilization of properties in our development pipeline. The 
decrease in property revenues from 2002 to 2003 attributable to the disposition of two properties, which we continued 
to manage, was $8.2 million.

Fee and asset management revenues during the year ended December 31, 2003 increased $1.0 million over 2002. This 
increase was due primarily to fees earned on third-party construction and development projects. Other revenues for 
the year ended December 31, 2003 decreased $2.5 million from 2002. Other revenues for the year ended December 31, 
2002 included $5.3 million of interest income from our third-party development program. This program was completed 
in 2002. Other revenues for 2003 included approximately $3.9 million of interest income related to our mezzanine 
fi nancing program, which we began in the third quarter of 2002. Interest income from this program totaled $0.4 million 
during the year ended December 31, 2002.
 
Total property expenses for the year ended December 31, 2003 increased $12.6 million, or 8.6%, as compared to 2002, 
and increased from $3,305 to $3,533 on an annualized per apartment home basis. Total property expenses from our 
same store properties increased 5.6%, from $133.9 million for 2002 to $141.3 million for 2003, which represents an 
increase of $181 on an annualized per apartment home basis. The increase in same store property expenses per 
apartment home was due primarily to increases in property insurance premiums, salary expenses, repair and main-
tenance expenses and slight increases in all other expense categories. Property expenses from our non-same store, 
development and lease-up properties increased from $9.6 million for 2002 to $17.2 million for 2003. The increase in 
operating expenses during 2003 from our non-same store, development and lease-up properties was consistent with 
the growth in revenues during the same period. The decrease in property expenses from 2002 to 2003 attributable to 
property dispositions was $2.4 million.

Property management expense, which represents regional supervision and accounting costs related to property
operations, increased from $10.0 million for the year ended December 31, 2002 to $10.2 million for the year ended 
December 31, 2003. This increase was due primarily to increases in salary and benefi t expenses.

Fee and asset management expense, which represents expenses related to third-party construction projects and
property management for third parties, increased from $2.5 million for the year ended December 31, 2002 to $3.9
million for the year ended December 31, 2003. This increase was due primarily to increased costs associated with
our third-party construction division, including cost overruns on fi xed fee projects that totaled $2.0 million for 2003.
See further discussion of our third-party construction in our “Business” section.
 
General and administrative expenses increased $1.8 million from $14.4 million in 2002 to $16.2 million in 2003, and
increased as a percent of revenues from 3.6% to 4.0%. The increase was due primarily to increases in salary and
benefi t expenses, costs associated with pursuing potential transactions that were not consummated and increases
in public company related costs.
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Gross interest cost before interest capitalized to development properties increased $8.1 million, or 9.8%, from $82.4
million for the year ended December 31, 2002 to $90.5 million for the year ended December 31, 2003. The overall 
increase in interest expense was due to higher average debt balances during 2003 that were incurred to fund our 
increase in real estate assets. This increase was partially offset by declines in the average interest rate on our 
outstanding debt, due to declines in variable interest rates and savings from maturing debt. Interest capitalized 
increased from $10.9 million to $15.1 million for the year ended December 31, 2002 and 2003, respectively, due to higher 
average balances in our development pipeline.

Depreciation and amortization increased from $99.5 million for 2002 to $104.7 million for 2003. Total real estate assets 
have increased approximately $276.3 million since January 1, 2002 due to construction efforts at our new development
properties, property acquisitions and capital improvements, partially offset by property dispositions. The increase in
amortization was due primarily to costs related to new debt fi nancings that were issued in late 2002 and 2003. 

Gain on sale of properties for the year ended December 31, 2003 was from the sale of 61.1 acres of undeveloped land 
located in Houston. Gain on sale of properties for the year ended December 31, 2002 totaled $0.4 million due primarily 
to the sale of 6.7 acres of undeveloped land located in Houston. During 2002, we also sold two properties with 786 
apartment homes in Las Vegas and Reno and 58.6 acres of undeveloped land adjacent to those properties. 

Equity in income of joint ventures increased $2.8 million from 2002, primarily from gains recognized on sale of properties 
held in joint ventures. Our portion of the gain recognized on these property sales totaled $1.4 million during 2003.

 FUNDS FROM OPERATIONS (FFO)

Management considers FFO to be an appropriate measure of performance of an equity REIT. The National Association 
of Real Estate Investment Trusts currently defi nes FFO as net income (computed in accordance with generally 
accepted accounting principles), excluding gains (or losses) from depreciable operating property sales, plus real 
estate depreciation and amortization, and after adjustments for unconsolidated partnerships and joint ventures. Our 
defi nition of diluted FFO also assumes conversion of all dilutive convertible securities, including minority interests, 
which are convertible into common shares. We consider FFO to be an appropriate supplemental measure of operating 
performance because, by excluding gains or losses on dispositions of operating properties and excluding depreciation, 
FFO can help one compare the operating performance of a company’s real estate between periods or as compared to 
different companies.

We believe that in order to facilitate a clear understanding of our consolidated historical operating results, FFO should 
be examined in conjunction with net income as presented in the consolidated statements of operations and data included 
elsewhere in this report. FFO is not defi ned by generally accepted accounting principles. FFO should not be considered 
as an alternative to net income as an indication of our operating performance. Furthermore, FFO as disclosed by other 
REITs may not be comparable to our calculation. 
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FFO for the years ended December 31, 2003 and 2002 previously included a reduction of $2.6 million and $0.4 million, 
respectively, from gains on sales of undepreciated property. We have adjusted FFO to include these types of gains as 
they do not meet NAREIT’s defi nition of gains that should be adjusted from net income in calculating FFO.

 INFLATION

We lease apartments under lease terms generally ranging from 6 to 13 months. Management believes that such 
short-term lease contracts lessen the impact of infl ation due to the ability to adjust rental rates to market levels as 
leases expire. 

 CRITICAL ACCOUNTING POLICIES AND USE OF ESTIMATES

The Securities and Exchange Commission (“SEC”) has issued guidance for the disclosure of “critical accounting 
policies”. The SEC defi nes “critical accounting policies” as those that are most important to the presentation of a 
company’s fi nancial condition and results, and require management’s most diffi cult, subjective or complex judgments, 
often as a result of the need to make estimates about the effect of matters that are inherently uncertain. We follow 
fi nancial accounting and reporting policies that are in accordance with generally accepted accounting principles. 
The more signifi cant of these policies relate to cost capitalization and asset impairment, which are discussed in the 
“Business” section under “Property Update”, and income recognition, capital expenditures and notes receivable, which 
are discussed below. 

Income Recognition
Our rental and other property income is recorded when due from residents and is recognized monthly as it is earned. 
Other property income consists primarily of utility rebillings, and administrative, application and other transactional 
fees charged to our residents. Interest, fee and asset management and all other sources of income are recognized
as earned.

Capital Expenditures
We capitalize renovation and improvement costs that we believe extend the economic lives and enhance the earnings 
of the related assets. Capital expenditures, including carpet, appliances and HVAC unit replacements, subsequent to 
initial construction are capitalized and depreciated over their estimated useful lives, which range from 3 to 20 years.

A reconciliation of net income to diluted FFO for the years ended December 31, 2004, 2003 and 2002 are as follows:

in thousands 2004 2003 2002
Funds from operations
    Net income $ 41,341 $ 29,430 $ 74,612
    Real estate depreciation from continuing operations 101,684 99,952 95,334
    Real estate depreciation from discontinued operations 2,655 3,402 5,657
    Adjustments for unconsolidated joint ventures 2,097 678 2,252
    Gain on sale of properties - - (20)
    Gain on sale of discontinued operations (8,368) - (29,199)
    Income allocated to common units from continuing operations 2,765 2,096 1,656
    Income from discontinued operations allocated to common units 1,495 141 151
    Funds from operations – diluted $ 143,669 $ 135,699 $ 150,443

Weighted average shares - basic 41,430 39,355 40,441
Incremental shares issuable from assumed conversions of:
    Common share options and awards granted 434 1,433 1,313
    Common units 2,438 2,446 2,462
    Weighted average shares – diluted 44,302 43,234 44,216
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Notes Receivable
We evaluate the collectibility of both interest and principal of each of our notes receivable. If we identify that the 
borrower is unable to perform their duties under the notes receivable or that the operations of the property do not 
support the continued recognition of interest income or the carrying value of the loan, we would then cease income 
recognition and record an impairment charge against the loan.

The preparation of our fi nancial statements in conformity with generally accepted accounting principles requires
management to make estimates and assumptions that affect the reported amounts of assets and liabilities at the 
date of the fi nancial statements, results of operations during the reporting periods and related disclosures. Our 
more signifi cant estimates relate to determining the allocation of the purchase price of our acquisitions; estimates 
supporting our impairment analysis related to the carrying value of our real estate assets; estimates of the useful 
lives of our assets; reserves related to co-insurance requirements under our property, general liability and employee 
benefi t insurance programs and estimates of expected losses of variable interest entities. Actual results could differ 
from those estimates.

 IMPACT OF RECENT ACCOUNTING PRONOUNCEMENTS

In January 2003, the Financial Accounting Standards Board (“FASB”) issued FASB Interpretation No. 46, “Consolidation 
of Variable Interest Entities, an Interpretation of ARB No. 51, Consolidated Financial Statements” (“FIN 46”), which 
was revised in December 2003. This interpretation requires certain variable interest entities to be consolidated by the 
primary benefi ciary of the entity if the equity investors in the entity do not have the characteristics of a controlling 
fi nancial interest or do not have suffi cient equity at risk for the entity to fi nance its activities without additional 
subordinated fi nancial support from other parties. This interpretation was effective for periods ending after March 15, 
2004. Our adoption of FIN 46, as revised, did not require the consolidation of any additional entities. 

In June 2004, the Emerging Issues Task Force (“EITF”) issued EITF 03-01, “The Meaning of Other-Than-Temporary
Impairment and Its Application to Certain Investments”, which provides guidance to determine when an investment is
considered impaired, whether the impairment is other than temporary, and the measurement of an impairment loss. 
EITF 03-01 was effective for the fi rst interim period beginning after June 15, 2004. The adoption of EITF 03-01 did not 
have a material impact on our fi nancial position, results of operations or cash fl ows.

In December 2004, FASB issued SFAS No.123(R) “Share-Based Payment”, which replaces SFAS No.123, “Accounting 
for Stock-Based Compensation”, and supersedes APB Opinion No. 25, “Accounting for Stock Issued to Employees”. 
SFAS No. 123(R) requires an entity to measure the cost of employee services received in exchange for an award of 
equity instruments based on the grant date fair value of the award. SFAS No. 123(R) is effective beginning July 1, 
2005, and is required to be adopted using a “modifi ed prospective” method. Under the modifi ed prospective method, 
SFAS No. 123(R) applies to new awards and to awards modifi ed, repurchased or cancelled after the effective date. 
Additionally, compensation cost for the unvested portion of awards as of the effective date is required to be recognized 
as the awards vest after the effective date. The adoption of SFAS No. 123(R) will not have a material impact on our 
fi nancial position, results of operations or cash fl ows. 

In December 2004, FASB issued SFAS No. 153, “Exchange of Nonmonetary Assets, an amendment of APB Opinion No. 
29”, which addresses the measurement of exchanges of nonmonetary assets. SFAS No. 153 eliminates the exception 
for nonmonetary exchanges of similar productive assets and replaces it with a general exception for exchange of 
nonmonetary assets that do not have commercial substance. It also specifi es that a nonmonetary exchange has 
commercial substance if the future cash fl ows of the entity are expected to change signifi cantly as a result of the 
exchange. SFAS No. 153 is effective beginning July 1, 2005. The adoption of SFAS No. 153 will not have a material 
impact on our fi nancial position, results of operations or cash fl ows.

 NEW YORK STOCK EXCHANGE (“NYSE”) MATTERS

We submitted an unqualifi ed Section 12(a) CEO certifi cation to the NYSE during 2004. We fi led with the SEC the CEO 
and CFO certifi cations required under Section 302 of the Sarbanes-Oxley Act as an exhibit to our Annual Report on 
Form 10-K for the years ended December 31, 2003 and 2004.



To the Board of Trust Managers and the Shareholders of Camden Property Trust,

We have audited the accompanying consolidated balance sheets of Camden Property Trust and subsidiaries (the 
“Trust”) as of December 31, 2004 and 2003, and the related consolidated statements of operations, shareholders’ 
equity, and cash fl ows for each of the three years in the period ended December 31, 2004. These fi nancial statements 
are the responsibility of the Trust’s management. Our responsibility is to express an opinion on these fi nancial 
statements based on our audits.

We conducted our audits in accordance with the standards of the Public Company Accounting Oversight Board (United 
States). Those standards require that we plan and perform the audit to obtain reasonable assurance about whether 
the fi nancial statements are free of material misstatement. An audit includes examining, on a test basis, evidence 
supporting the amounts and disclosures in the fi nancial statements. An audit also includes assessing the accounting 
principles used and signifi cant estimates made by management, as well as evaluating the overall fi nancial statement 
presentation. We believe that our audits provide a reasonable basis for our opinion.

In our opinion, such consolidated fi nancial statements present fairly, in all material respects, the fi nancial position of 
Camden Property Trust and subsidiaries at December 31, 2004 and 2003, and the results of their operations and their 
cash fl ows for each of the three years in the period ended December 31, 2004, in conformity with accounting principles 
generally accepted in the United States of America.

We have also audited, in accordance with the standards of the Public Company Accounting Oversight Board (United 
States), the effectiveness of the Trust’s internal control over fi nancial reporting as of December 31, 2004, based on 
the criteria established in Internal Control—Integrated Framework issued by the Committee of Sponsoring Organiza-
tions of the Treadway Commission and our report dated March 11, 2005 (not included herein) expressed an unqualifi ed 
opinion on management’s assessment of the effectiveness of the Trust’s internal control over fi nancial reporting and 
an unqualifi ed opinion on the effectiveness of the Trust’s internal control over fi nancial reporting.

DELOITTE & TOUCHE LLP
Houston, Texas
March 11, 2005
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CO N S O L I D A T E D BA L A N C E SH E E T S

 december 31,

in thousands, except per share amounts  2004 2003
ASSETS

Real estate assets, at cost 
    Land $ 399,054   $ 400,490
    Buildings and improvements   2,511,195   2,499,214
  2,910,249   2,899,704
    Accumulated depreciation  (688,333)  (601,688)
        Net operating real estate assets  2,221,916 2,298,016
    Properties under development, including land  176,769  189,119
    Investments in joint ventures   9,641 11,033
    Properties held for sale             62,418                              -
        Total real estate assets  2,470,744  2,498,168
Accounts receivable - affi liates   31,380  25,997
Notes receivable 
    Affi liates   10,367  9,017
    Other   44,547  41,416
Other assets, net  66,164 40,951
Cash and cash equivalents  2,253  3,357
Restricted cash  3,909  6,655
        Total assets  $ 2,629,364 $ 2,625,561

LIABILITIES AND SHAREHOLDERS’ EQUITY

Liabilities
    Notes payable
        Unsecured  $  1,407,208 $ 1,277,879
        Secured  169,197  231,798
    Accounts payable  31,904 26,150
    Accrued real estate taxes  27,324  27,407
    Accrued expenses and other liabilities  65,237 50,111
    Distributions payable  30,412 30,946
        Total liabilities  1,731,282 1,644,291
Commitments and contingencies
Minority interests
    Perpetual preferred units  115,060 149,815
    Common units   44,507 46,570
        Total minority interests  159,567 196,385
Shareholders’ equity
    Common shares of benefi cial interest; $0.01 par value per share;
        100,000 shares authorized; 50,746 and 50,060 issued; 48,601 and 48,299 
        outstanding at December 31, 2004 and 2003, respectively  486 483
    Additional paid-in capital  1,348,848  1,330,512
    Distributions in excess of net income (361,973) (297,808)
    Unearned share awards (13,023) (11,875)
    Treasury shares, at cost (235,823) (236,427)
        Total shareholders’ equity   738,515  784,885
        Total liabilities and shareholders’ equity  $ 2,629,364 $ 2,625,561
See Notes to Consolidated Financial Statements. 
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 year ended december 31,

in thousands, except per share amounts  2004  2003  2002
REVENUES
    Rental revenues  $ 376,148 $ 361,166 $ 357,749
    Other property revenues  33,959  32,490  29,887
        Total property revenues  410,107 393,656  387,636
    Fee and asset management  9,187  7,276  6,264
    Other revenues  11,937  5,685  8,214
        Total revenues   431,231  406,617  402,114
EXPENSES
    Property operating and maintenance  124,040  115,996  105,990
    Real estate taxes  44,747  42,957  40,359
        Total property expenses  168,787  158,953  146,349
Property management  11,924  10,154  10,027
    Fee and asset management  3,856  3,908  2,499
    General and administrative  18,536  16,231  14,439
    Other expenses  -  1,389  2,790
    Losses related to early retirement of debt  -  -  234
    Interest  79,214  75,414  71,499
    Depreciation  103,528  102,040  97,305
    Amortization of deferred fi nancing costs  2,697  2,634  2,165
        Total expenses  388,542  370,723  347,307
Income from continuing operations before gain on sale of land, 
  impairment loss on land held for sale, equity in
  income of joint ventures and minority interests  42,689  35,894  54,807
    Gain on sale of land  2,625  2,590  359
    Impairment loss on land held for sale (1,143)  -  -
    Equity in income of joint ventures  356  3,200  366
    Income allocated to minority interests 
        Distributions on perpetual preferred units (10,461) (12,747) (12,872)
        Original issuance costs of redeemed 
            perpetual preferred units (745) - -
        Income allocated to common units (2,765) (2,096) (1,656)
Income from continuing operations  30,556  26,841  41,004
    Income from discontinued operations  3,912  2,730  4,560
    Gain on sale of discontinued operations   8,368  -  29,199
    Income from discontinued operations, including gain,
      allocated to common units (1,495) (141) (151)
Net income  $  41,341  $  29,430  $  74,612
Earnings per share - basic
    Income from continuing operations  $  0.74  $  0.68  $  1.01
    Income from discontinued operations, including gain on sale  0.26  0.07  0.83
        Net income  $  1.00  $  0.75  $  1.84
Earnings per share - diluted
    Income from continuing operations  $  0.72  $  0.65  $  0.97
    Income from discontinued operations, including gain on sale   0.26  0.06  0.76
        Net income  $  0.98  $  0.71  $  1.73
Distributions declared per common share  $  2.54  $  2.54  $  2.54
Weighted average number of common shares outstanding  41,430  39,355  40,441
Weighted average number of common and common dilutive
  equivalent shares outstanding  42,426  41,354  44,216
See notes to consolidated fi nancial statements.
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 COMMON
 SHARES OF   ADDITIONAL  DISTRIBUTIONS   UNEARNED   TREASURY
 BENEFICIAL   PAID-IN   IN EXCESS OF   SHARE   SHARES,
in thousands, except per share amounts   INTEREST   CAPITAL   NET INCOME   AWARDS   AT COST

Shareholders’ equity, January 1, 2002 $ 476 $ 1,297,239 $ (194,718) $ (8,621) $ (176,125)

    Net income available to common shareholders   74,612
    Common shares issued under dividend
      reinvestment plan 26
    Share awards issued
      under benefi t plan (385 shares) 4 10,764 (10,459)
    Share awards canceled
      under benefi t plan (18 shares) (565) 566
    Amortization of previously granted share awards   4,800
    Employee share purchase plan   125   639
    Share awards placed into rabbi trust (310 shares) (3) 3
    Common shares options exercised (204 shares)   2   6,190  1,013
    Conversion of operating
      partnership units (35 shares)  810
    Repurchase of common shares (1,945 shares) (62,675)
    Cash distributions ($2.54 per share) (104,650)
Shareholders’ equity, December 31, 2002 479 1,314,592 (224,756) (13,714) (237,148)

    Net income available to common shareholders   29,430
    Common shares issued
      under dividend reinvestment plan  41
    Share awards issued
      under benefi t plan (195 shares) 2 5,000 (4,834)
    Share awards canceled
      under benefi t plan (74 shares) (1) (2,379) 2,380
    Amortization of previously granted share awards  4,293
    Employee share purchase plan   88  721
    Share awards placed into rabbi trust (410 shares) (4) 4
    Common share options exercised (689 shares)  7  12,849
    Conversion of operating
      partnership units (16 shares)  317 
    Cash distributions ($2.54 per share) (102,482)
Shareholders’ equity, December 31, 2003 483 1,330,512 (297,808) (11,875) (236,427)

    Net income available to common shareholders  41,341
    Common shares issued
      under dividend reinvestment plan  40
    Share awards issued
      under benefi t plan (233 shares) 2 7,659 (6,875)
    Share awards canceled
      under benefi t plan (32 shares) (1,112) 1,112
    Amortization of previously granted share awards  4,615
    Employee share purchase plan  299  604
    Share awards placed into rabbi trust (384 shares) (4) 4 
    Common share options exercised (483 shares)  5  11,547
    Redemption of operating partnership units (101)
    Cash distributions ($2.54 per share) (105,506)
Shareholders’ equity, December 31, 2004 $ 486 $ 1,348,848 $ (361,973) $ (13,023) $ (235,823)
See notes to consolidated fi nancial statements   
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 year ended december 31,

in thousands 2004 2003 2002
Cash fl ow from operating activities
    Net income $ 41,341 $ 29,430 $ 74,612
    Adjustments to reconcile net income to net cash
      provided by operating activities
        Income from discontinued operations (3,912) (2,730) (4,560)
        Depreciation 103,528 102,040 97,305
        Amortization of deferred fi nancing costs 2,697 2,634 2,165
        Equity in income of joint ventures (356) (3,200) (366)
        Gain on sale of discontinued operations (8,368) - (29,199)
        Gain on sale of land (2,625) (2,590) (359)
        Impairment loss on land held for sale  1,143  -  -
        Original issuance costs of redeemed perpetual preferred units  745  -  -
        Income allocated to common units, including
          discontinued operations  4,260  2,237  1,807
        Accretion of discount on unsecured notes payable   609  684  529
        Amortization of share-based compensation  3,381  2,881  2,537
        Net increase (decrease) in restricted cash  2,746  (2,439)  1,387
        Net change in operating accounts  8,044  5,564  27,943
        Net cash provided by operating activities of continuing operations  153,233  134,511  173,801
        Net cash provided by operating activities of discontinued operations  6,804  6,299  11,007
            Net cash provided by operating activities  160,037  140,810  184,808
Cash fl ow from investing activities
    Increase in real estate assets (107,640) (100,914) (401,403)
    Net proceeds from sale of discontinued operations  23,179  -  51,810
    Net proceeds from sales of properties, land and townhomes  20,703  26,264  76,007
    Increase in notes receivable - other (12,451) (27,613) (17,614)
    Decrease in notes receivable - other  9,320  3,811  -
    Distributions from joint ventures  1,748  8,917  2,053
    Increase in investments in third-party development properties - - (10,386)
    Decrease in investments in third-party development properties  -  -  80,369
    Increase in non-real estate assets and other (3,789) (2,412) (1,602)
            Net cash used in investing activities (68,930) (91,947) (220,766)
Cash fl ow from fi nancing activities
    Net increase (decrease) in unsecured line of credit and   
      short-term borrowings 9,000 (49,000) (61,000)
    Proceeds from the issuance of notes payable  349,709  198,848  365,528
    Repayment of notes payable (292,590) (67,871) (85,088)
    Distributions to shareholders and minority interests (123,841) (121,075) (123,412)
    Redemption of perpetual preferred units (35,500)  -  -
    Repurchase of common shares and units (181) - (62,675)
    Net increase in accounts receivable - affi liates (1,607) (18,053) (634)
    Repayment of notes receivable - affi liates  -  1,800  -
    Increase in notes receivable - affi liates (1,350)  -  -
    Common share options exercised  8,025  11,159  7,206
    Payment of deferred fi nancing costs (4,825) (2,569) (7,531)
    Other  949  850  790
            Net cash (used in) provided by fi nancing activities (92,211) (45,911) 33,184
            Net (decrease) increase in cash and cash equivalents (1,104) 2,952 (2,774)
Cash and cash equivalents, beginning of year  3,357  405  3,179
Cash and cash equivalents, end of year  $  2,253  $  3,357  $  405
Supplemental information
    Cash paid for interest, net of interest capitalized  $  80,929  $  75,419  $  70,912
    Interest capitalized  9,332  15,068  10,923
Supplemental schedule of noncash investing and fi nancing activities
    Value of shares issued under benefi t plans, net  $  5,764  $  2,454  $  9,893
    Conversion of operating partnership units to common shares  -  317  810
    Note receivable issued upon sale of real estate asset  -  9,017  -
    Contribution of real estate asset to joint venture  -  1,364  -
See notes to consolidated fi nancial statements     
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 1. BUSINESS 

Camden Property Trust is a self-administered and self-managed Texas real estate investment trust (“REIT”) 
organized on May 25, 1993. We, with our subsidiaries, report as a single business segment with activities related to 
the ownership, development, construction and management of multifamily apartment communities. Our use of the 
term “communities”, “multifamily communities”, “properties”, or “multifamily properties” in the following discussion 
refers to our multifamily apartment communities. As of December 31, 2004, we owned interests in, operated or 
were developing 147 multifamily properties containing 52,570 apartment homes located in ten states. At December 
31, 2004, we had one recently completed multifamily property containing 538 apartment homes in lease-up. We had 
1,114 apartment homes under development at three of our multifamily properties, including 464 apartment homes 
at one multifamily property owned through a joint venture. We had two properties containing 886 apartment homes 
which were designated as held for sale. Additionally, we had several sites that we intend to develop into multifamily 
apartment communities.

As of December 31, 2004, we had operating properties in 17 markets. No single market contributed more than 15% 
of our net operating income for the year then ended. For the year ended December 31, 2004, Houston, Las Vegas and 
Dallas contributed 14.4%, 13.2% and 13.2%, respectively, to our net operating income. 

 2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Principles of Consolidation
The consolidated financial statements include our assets, liabilities and operations and those of our wholly-owned 
subsidiaries and partnerships in which our aggregate ownership is greater than 50% and we exercise elements of 
control. Those entities owned 50% or less where significant influence is in effect are accounted for using the equity 
method. Those entities owned less than 50% where significant influence is not exercised are accounted for using the 
cost method. All significant intercompany accounts and transactions have been eliminated in consolidation.

In January 2003, the Financial Accounting Standards Board (“FASB”) issued FASB Interpretation No. 46, “Consolidation 
of Variable Interest Entities, an Interpretation of ARB No. 51, Consolidated Financial Statements” (“FIN 46”), which 
was revised in December 2003. This interpretation requires certain variable interest entities to be consolidated by 
the primary benefi ciary of the entity if the equity investors in the entity do not have the characteristics of a control-
ling fi nancial interest or do not have suffi cient equity at risk for the entity to fi nance its activities without additional 
subordinated fi nancial support from other parties. This interpretation was effective for periods ending after March 15, 
2004. Our adoption of FIN 46, as revised, did not require the consolidation of any additional entities. 

Use of Estimates
The preparation of our financial statements in conformity with generally accepted accounting principles requires 
management to make estimates and assumptions that affect the reported amounts of assets and liabilities at the 
date of the financial statements, results of operations during the reporting periods and related disclosures. Our 
more significant estimates relate to determining the allocation of the purchase price of our acquisitions, estimates 
supporting our impairment analysis related to the carrying value of our real estate assets, estimates of the useful lives 
of our assets, reserves related to co-insurance requirements under our property, general liability and employee benefit 
insurance programs and estimates of expected losses of variable interest entities. Actual results could differ from 
those estimates.

Reportable Segments
FASB Statement of Financial Accounting Standards (“SFAS”) No. 131, “Disclosures about Segments of an Enterprise 
and Related Information”, establishes standards for reporting financial and descriptive information about an 
enterprise’s reportable segments. We have determined that we have one reportable segment, with activities related 
to the ownership, development and management of multifamily communities. Our apartment communities generate 
rental revenue and other income through the leasing of apartment homes, which comprised 95%, 97% and 96% of 
our total consolidated revenues for the years ended December 31, 2004, 2003 and 2002, respectively. Our multifamily 
communities are geographically diversified throughout the United States. Management evaluates operating 
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performance on an individual property level. However, as each of our apartment communities has similar economic 
characteristics, residents, and products and services, our apartment communities have been aggregated into one 
reportable segment. In addition to GAAP measures included in our consolidated statements of operations, our chief 
operating decision makers evaluate the financial performance of each community using a financial measure entitled 
net operating income. Each community’s performance is assessed based on growth of or decline in net operating 
income, which is defined as total property revenues less total property expenses as presented in our consolidated 
statements of operations and excludes certain revenue and expense items such as fee and asset management 
revenues and expenses and other indirect operating expenses, interest, depreciation and amortization expenses.

Below is a reconciliation of net operating income from our wholly-owned communities included in continuing 
operations to its most directly comparable GAAP measure, income from continuing operations before gain on sale of 
land, impairment loss on land held for sale, equity in income of joint ventures and minority interests:

 
Operating Partnership and Minority Interests
Approximately 24% of our multifamily apartment homes at December 31, 2004 were held in Camden Operating, L.P. 
This operating partnership has issued both common and preferred limited partnership units. As of December 31, 2004, 
we held 83.2% of the common limited partnership units and the sole 1% general partnership interest of the operating 
partnership. The remaining 15.8% of the common limited partnership units, comprising 1,874,620 units, are primarily 
held by former officers, directors and investors of Paragon Group, Inc., which we acquired in 1997. Each common 
limited partnership unit is redeemable for one common share of Camden or cash at our election. Holders of common 
limited partnership units are not entitled to rights as shareholders prior to redemption of their common limited 
partnership units. No member of our management owns common limited partnership units, and only two of our eight 
trust managers own common limited partnership units.

Our operating partnership had $100 million of 7.0% Series B Cumulative Redeemable Perpetual Preferred Units 
outstanding as of December 31, 2004. Distributions on the preferred units are payable quarterly in arrears. The Series 
B preferred units are redeemable beginning in 2008 by the operating partnership for cash at par plus the amount of 
any accumulated and unpaid distributions. The preferred units are convertible beginning in 2013 by the holder into a 

 year ended december 31,

in thousands 2004  2003  2002
Total property revenues  $ 410,107 $ 393,656 $ 387,636
Total property expenses   168,787   158,953   146,349
    Net operating income   241,320   234,703   241,287
Less other expenses:
    Depreciation   103,528   102,040   97,305
    Interest   79,214   75,414   71,499
    General and administrative   18,536   16,231   14,439
    Property management   11,924   10,154   10,027
    Fee and asset management   3,856   3,908   2,499
    Amortization of deferred fi nancing costs  2,697   2,634   2,165
    Losses related to early retirement of debt   -   -   234
    Other expenses   -   1,389   2,790
        Total other expenses    219,755   211,770   200,958
Add other revenues:   
    Fee and asset management    9,187   7,276   6,264
    Other revenues    11,937   5,685   8,214
        Total other revenues     21,124   12,961   14,478
Income from continuing operations before gain on sale of land,
  impairment loss on land held for sale, equity in income of joint
  ventures and minority interests  $  42,689  $  35,894  $  54,807
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fixed number of corresponding Series B Cumulative Redeemable Perpetual Preferred Shares. The Series B preferred 
units are subordinate to present and future debt. Distributions on the Series B preferred units totaled $7.0 million and 
$8.4 million for the years ended December 31, 2004 and 2003, respectively.

Additionally, our operating partnership had issued $53 million of 8.25% Series C Cumulative Redeemable Perpetual 
Preferred Units. During the third quarter of 2004, we redeemed 1.4 million Series C preferred units at their 
redemption price of $25.00 per unit, or an aggregate of $35.5 million, plus accrued and unpaid distributions. In 
connection with the issuance of these Series C preferred units, we incurred $0.7 million in issuance costs which 
had been recorded as a reduction to minority interests. These issuance costs were expensed in connection with the 
redemption of the Series C preferred units. Subsequent to year end, we redeemed the remaining 0.7 million Series C 
preferred units at their redemption price of $25.00 per unit, or an aggregate of $17.5 million, plus accrued and unpaid 
distributions. In connection with the issuance of these Series C preferred units, we incurred $0.4 million in issuance 
costs which had been recorded as a reduction to minority interests. These issuance costs were expensed in January 
2005 in connection with the redemption of the Series C preferred units. Distributions on the Series C preferred units 
totaled $3.5 million and $4.3 million for the years ended December 31, 2004 and 2003, respectively.

In conjunction with our acquisition of Oasis Residential, Inc. in 1998, we acquired the controlling managing member 
interest in Oasis Martinique, LLC, which owns one property in Orange County, California and is included in our 
consolidated financial statements. The remaining interests, comprising 740,348 units, are exchangeable into 561,924 
of our common shares.

Minority interests in the accompanying consolidated financial statements relate to holders of common and preferred 
limited partnership units of Camden Operating, L.P. and units in Oasis Martinique, LLC.

Cash and Cash Equivalents
All cash and investments in money market accounts and other securities with a maturity of three months or less at 
the date of purchase are considered to be cash and cash equivalents.

Restricted Cash
Restricted cash consists of escrow deposits held by lenders for property taxes, insurance and replacement reserves, 
cash required to be segregated for the repayment of residents’ security deposits and escrowed amounts related to our 
development activities. Substantially all restricted cash is invested in demand and short-term instruments.

Real Estate Assets, at Cost
Real estate assets are carried at cost plus capitalized carrying charges. Carrying charges are primarily interest and 
real estate taxes which are capitalized as part of properties under development. Expenditures directly related to the 
development, acquisition and improvement of real estate assets, excluding internal costs relating to acquisitions 
of operating properties, are capitalized at cost as land, buildings and improvements. Indirect development costs, 
including salaries and benefits and other related costs that are clearly attributable to the development of properties, 
are also capitalized. All construction and carrying costs are capitalized and reported on the balance sheet in 
properties under development until the apartment homes are substantially completed. Upon substantial completion 
of the apartment homes, the total cost for the apartment homes and the associated land is transferred to buildings 
and improvements and land, respectively, and the assets are depreciated over their estimated useful lives using the 
straight-line method of depreciation.

Upon the acquisition of real estate, we assess the fair value of acquired assets, including land, buildings, the value of 
in-place leases, including above and below market leases, and acquired liabilities. We then allocate the purchase price 
of the acquired property based on these assessments. We assess fair value based on estimated cash flow projections 
and available market information. As of December 31, 2004, we have not acquired any operating properties that would 
fall within the scope of SFAS No. 141, “Business Combinations”.

On January 1, 2002, we adopted SFAS No. 144, “Accounting for the Impairment or Disposal of Long-Lived Assets”, which 
requires that the assets and results of operations of any communities that have been sold, or otherwise qualify as held 
for sale, be presented as discontinued operations in our consolidated financial statements for all periods presented. 
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Real estate to be disposed of is reported at the lower of its carrying amount or its estimated fair value, less its cost to 
sell. Depreciation expense is not recorded during the period in which such assets are considered held for sale. The 
operating results of discontinued operations related to properties held through our investments in joint ventures that 
are subsequently sold will continue to be reported in “Equity in income of joint ventures”.

Carrying charges, principally interest and real estate taxes, of land under development and buildings under 
construction are capitalized as part of properties under development and buildings and improvements to the extent 
that such charges do not cause the carrying value of the asset to exceed its net realizable value. Capitalized interest 
was $9.3 million in 2004, $15.1 million in 2003 and $10.9 million in 2002. Capitalized real estate taxes were $2.2 
million in 2004, $2.3 million in 2003 and $2.0 million in 2002. All operating expenses associated with completed 
apartment homes for properties in the development and leasing phase are expensed.

We capitalized $26.3 million and $22.3 million in 2004 and 2003, respectively, of renovation and improvement costs 
which we believe extended the economic lives and enhanced the earnings of our multifamily properties. Capital 
expenditures are capitalized and depreciated over their useful lives, which range from 3 to 20 years. 
  
All initial buildings and improvements costs are depreciated over their remaining estimated useful lives of 5 
to 35 years using the straight-line method. Capital improvements, including carpet, appliances and HVAC unit 
replacements, subsequent to initial construction are depreciated over their expected useful lives of 3 to 20 years 
using the straight-line method. 

During 2004, we reviewed the estimated remaining useful lives of our operating multifamily communities. Based on 
this review, adjustments were made to useful lives of six communities to align them with management’s estimates 
of their economic useful life. These adjustments were based, in part, on the historical capital improvement and 
renovation costs spent at these properties. The effect of the adjustment in the useful lives of the communities was a 
reduction in depreciation expense of approximately $0.7 million, or $0.02 per basic and diluted share, as compared to 
the amount of depreciation expense that would have been recorded had the adjustment not been made. The reduction 
in depreciation expense in 2005 as a result of this change will be approximately $3.0 million, or $0.07 per basic and 
diluted share.

Property operating and maintenance expenses included repair and maintenance expenses totaling $29.8 million in 
2004, $28.4 million in 2003 and $26.0 million in 2002. Costs recorded as repair and maintenance include all costs 
which do not alter the primary use, extend the expected useful life or improve the safety or efficiency of the related 
asset. Our largest repair and maintenance expenditures related to landscaping, interior painting and floor coverings.

If an event or change in circumstance indicates that a potential impairment in the value of a property has occurred, 
our policy is to assess any potential impairment by making a comparison of the current and projected cash flows for 
such property over its remaining holding period, on an undiscounted basis, to the carrying amount of the property. If 
such carrying amounts were in excess of the estimated projected cash flows of the property, we would recognize an 
impairment loss equivalent to an amount required to adjust the carrying amount to its estimated fair value, less costs 
to sell.

During 2004, 2.4 acres of undeveloped land held in Dallas was classified as held for sale, upon the commencement 
of a plan to dispose of the asset. In connection with our decision to dispose of the asset, we incurred an impairment 
charge of $1.1 million to write-down the carrying value of the land to its fair value, less costs to sell. The net fair value 
expected to be received is estimated to be $1.8 million.

Other Assets, Net
Other assets in our consolidated financial statements include investments under deferred compensation plans, 
deferred financing costs, non-real estate leasehold improvements and equipment, prepaid expenses and other 
miscellaneous receivables. Investments under deferred compensation plans are held as trading securities and are 
adjusted to fair market value at period end. See further discussion of our investments under deferred compensation 
plans at Note 10. Deferred financing costs are amortized over the terms of the related debt on the straight-line 
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method, which approximates the effective interest method. Leasehold improvements and equipment are depreciated on 
the straight-line method over the shorter of the expected useful lives or the lease terms which range from 3 to 10 years. 
Accumulated depreciation and amortization for such assets totaled $22.7 million in 2004 and $19.3 million in 2003.

Income Recognition
Our rental and other property income is recorded when due from residents and is recognized monthly as it is earned. 
Other property income consists primarily of utility rebillings, and administrative, application and other transactional 
fees charged to our residents. Our apartment homes are rented to residents on lease terms generally ranging from 
6 to 13 months, with monthly payments due in advance. Interest, fee and asset management and all other sources of 
income are recognized as earned. Two of our properties are subject to rent control or rent stabilization. Operations of 
apartment properties acquired are recorded from the date of acquisition in accordance with the purchase method of 
accounting. In management’s opinion, due to the number of residents, the type and diversity of submarkets in which 
the properties operate, and the collection terms, there is no significant concentration of credit risk.

Third-Party Construction Services
Our construction division performs services for our internally developed communities, as well as provides 
construction management and general contracting services for third-party owners of multifamily, commercial and 
retail properties. Income from these third-party projects is recognized on a percentage-of-completion basis. For 
projects where our fee is based on a fixed price, any cost overruns, as compared to the original budget, incurred 
during construction will reduce the fee generated on those projects. For any project where cost overruns are expected 
to be in excess of the fee generated on the project, we will recognize the total projected loss in the period in which the 
loss is first estimated. See Note 7 for further discussion of our third-party construction services.

Stock-Based Employee Compensation
Prior to 2003, we accounted for option grants under the intrinsic method set forth in Accounting Principles Board 
(“APB”) Opinion No. 25, “Accounting for Stock Issued to Employees”, and related Interpretations. Beginning 2003, we 
adopted Statement of Financial Accounting Standards (“SFAS”) No. 148, “Accounting for Stock-Based Compensation 
– Transition and Disclosure”, an amendment of SFAS No. 123, “Accounting for Stock-Based Compensation”. As a 
result of our adoption of the prospective method set forth in SFAS No. 148, we recognize stock-based employee 
compensation when new options are awarded. We recorded compensation expense totaling $0.6 million and $0.2 
million during the years ended 2004 and 2003, respectively, associated with awards accounted for under the fair value 
method. Additionally, we began recognizing compensation expense on shares purchased under our Employee Share 
Purchase Plan (“ESPP”) for the difference in the price paid by our employees and the fair market value of our shares 
at the date of purchase. We expensed $0.2 million related to ESPP purchases during 2004.

The fair value of each option granted is estimated on the date of grant utilizing the Black-Scholes option pricing model 
with the following assumptions used for grants in 2004, 2003 and 2002 respectively: risk-free interest rates of 4.2%, 
4.0% and 5.0% to 5.2%; expected life of ten years; dividend yield of 5.9%, 8.1% and 6.9% to 7.0%; and expected share 
volatility of 18.0%, 18.3% and 18.1%. The weighted average fair value of options granted in 2004, 2003 and 2002 was 
$3.83, $1.38 and $2.85 per share, respectively.
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The effects of applying SFAS No. 123 in this pro forma disclosure are not indicative of future amounts.

Recent Accounting Pronouncements
In June 2004, the Emerging Issues Task Force (“EITF”) issued EITF 03-01, “The Meaning of Other-Than-Temporary 
Impairment and Its Application to Certain Investments”, which provides guidance to determine when an investment is 
considered impaired, whether the impairment is other than temporary, and the measurement of an impairment loss. 
EITF 03-01 was effective for the first interim period beginning after June 15, 2004. The adoption of EITF 03-01 did not 
have a material impact on our financial position, results of operations or cash flows.

In December 2004, FASB issued SFAS No.123(R) “Share-Based Payment”, which replaces SFAS No.123, “Accounting for 
Stock-Based Compensation”, and supersedes APB Opinion No. 25, “Accounting for Stock Issued to Employees”. SFAS 
No. 123(R) requires an entity to measure the cost of employee services received in exchange for an award of equity 
instruments based on the grant date fair value of the award. SFAS No. 123(R) is effective beginning July 1, 2005, and 
is required to be adopted using a “modified prospective” method. Under the modified prospective method, SFAS No. 
123(R) applies to new awards and to awards modified, repurchased or cancelled after the effective date. Additionally, 
compensation cost for the unvested portion of awards as of the effective date is required to be recognized as the awards 
vest after the effective date. The adoption of SFAS No. 123(R) will not have a material impact on our financial position, 
results of operations or cash flows. 

In December 2004, FASB issued SFAS No. 153, “Exchange of Nonmonetary Assets, an amendment of APB Opinion 
No. 29”, which addresses the measurement of exchanges of nonmonetary assets. SFAS No. 153 eliminates the 
exception for nonmonetary exchanges of similar productive assets and replaces it with a general exception for exchange 
of nonmonetary assets that do not have commercial substance. It also specifies that a nonmonetary exchange has 
commercial substance if the future cash flows of the entity are expected to change significantly as a result of the 
exchange. SFAS No. 153 is effective beginning July 1, 2005. The adoption of SFAS No. 153 will not have a material impact 
on our financial position, results of operations or cash flows.

Reclassifications
Certain reclassifications have been made to amounts in prior year financial statements to conform with current 
year presentations.

If we had adopted the provisions of SFAS No. 123 to our option grants and ESPP as of January 1, 2002, our net income 
to common shareholders and related basic and diluted earnings per share would be as follows:

 year ended december 31,

in thousands, except per share amounts  2004  2003  2002
Net income, as reported  $ 41,341  $  29,430  $  74,612 
Add:  stock-based employee compensation expense included 
  in reported net income   3,842   3,247   2,918 
Deduct: total stock-based employee compensation expense
  determined under fair value method for all awards   (4,536)  (4,113)  (3,521) 
Pro forma net income $ 40,647 $ 28,564 $ 74,009 
Net income per share:
    Basic – as reported $ 1.00 $ 0.75 $ 1.84 
    Basic – pro forma  0.98   0.73   1.83

    Diluted – as reported   0.98   0.71   1.73 
    Diluted – pro forma   0.96   0.69  1.71
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 year ended december 31, 

in thousands 2004  2003 2002 
Net income $ 41,341 $ 29,430 $ 74,612
    Net (income) loss of taxable REIT subsidiaries included above  2,504  (496)  4,034
Net income from REIT operations  43,845   28,934   78,646
    Book depreciation and amortization, including discontinued operations  108,880   108,027   105,043
    Tax depreciation and amortization  (100,803)  (94,660)  (89,734)
    Book/tax difference on gains/losses from capital transactions  29,627  999  (1,642)
    Other book/tax differences, net  (3,697)  (3,454)  (3,919)
REIT taxable income  77,852   39,846   88,394
    Dividends paid deduction  (79,038)  (100,104)  (103,441)
Dividends paid (in excess) of taxable income $ (1,186) $ (60,258) $ (15,047)

 year ended december 31,

 2004 (1)  2003  2002
COMMON SHARE DISTRIBUTIONS
Ordinary income $ 0.97  $ 2.15  $ 1.85
Return of capital  -   0.34   -
20% long-term capital gain   -   -   0.46
Pre May 6, 2003 long-term capital gain   -   0.01   -
Post May 5, 2003 long-term capital gain   0.72   0.03   -
25% Sec. 1250 capital gain   0.22   0.01   0.23
    Total   $  1.91  $ 2.54  $ 2.54
Percentage of distributions representing tax preference items   9.081%  8.304%   9.491% 
  
(1)  The dividend declared for the fourth quarter of 2004, with a record date of January 3, 2005, will be taxable in 2005.

 3. INCOME TAXES

We have maintained and intend to maintain our election as a REIT under the Internal Revenue Code of 1986, as amended. 
To qualify as a REIT, we must meet a number of organizational and operational requirements, including a requirement 
that we currently distribute at least 90% of our taxable income to our shareholders. As a REIT, we generally will not be 
subject to federal income tax on distributed taxable income. No provision for federal income taxes from REIT operations 
has been included in the accompanying consolidated financial statements as we made distributions in excess of our 
taxable income in each of the three years ended December 31, 2004. If we fail to qualify as a REIT in any taxable year, 
then we will be subject to federal income taxes at regular corporate rates, including any applicable alternative minimum 
tax. Taxable income from non-REIT activities managed through taxable REIT subsidiaries is subject to applicable federal, 
state and local income taxes. The tax attributes of our taxable REIT subsidiaries are immaterial to the accompanying 
consolidated financial statements.

The following table reconciles net income to REIT taxable income for the years ended December 31, 2004, 2003 and 2002:

A schedule of per share distributions we paid and reported to our shareholders is set forth in the following tables: 
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 4. PER SHARE DATA

Basic earnings per share is computed using income from continuing operations and the weighted average number 
of common shares outstanding. Diluted earnings per share reflects common shares issuable from the assumed 
conversion of common share options and awards granted and units convertible into common shares. Only those items 
that have a dilutive impact on our basic earnings per share are included in diluted earnings per share. For the years 
ended December 31, 2004 and 2003, 1.9 million units convertible into common shares were excluded from the diluted 
earnings per share calculated as they were not dilutive.

The following table presents information necessary to calculate basic and diluted earnings per share for the periods 
indicated:

 

 
 
 5. DISCONTINUED OPERATIONS

The components of net income that are presented as income from discontinued operations include net operating 
income, depreciation and property specific interest expense, if any. In addition, the net gain or loss on the disposal of 
communities is presented in discontinued operations when recognized. Communities sold or held for sale which were 
owned through our operating partnership have been allocated their portion of income related to common unitholders. 

During 2004, we sold one operating property, with 552 apartment homes, located in Orlando, Florida, and designated 
two additional operating properties, one of which is located in Tampa, Florida, and the other in Las Vegas, Nevada, 
totaling 886 apartment homes, as held for sale. Subsequent to December 31, 2004, the operating property located in Las 
Vegas was sold, and we expect the operating property located in Tampa will be sold during the second quarter of 2005.

 year ended december 31,

in thousands, except per share amounts 2004  2003  2002
BASIC EARNINGS PER SHARE CALCULATION
    Income from continuing operations  $ 30,556  $ 26,841  $  41,004
        Income from discontinued operations, including gain on sale   10,785   2,589   33,608
            Net income  $ 41,341  $  29,430  $  74,612

    Income from continuing operations – per share   $  0.74  $ 0.68  $  1.01
        Income from discontinued operations - per share   0.26   0.07   0.83
            Net income – per share  $ 1.00  $  0.75  $  1.84
    Weighted average number of common shares outstanding   41,430   39,355   40,441

DILUTED EARNINGS PER SHARE CALCULATION
    Income from continuing operations  $ 30,556  $ 26,841  $  41,004
        Income allocated to common units   41   35   1,656
    Income from continuing operations, as adjusted   30,597   26,876   42,660
        Income from discontinued operations, including gain on sale   10,785   2,589   33,759
    Net income, as adjusted  $ 41,382  $  29,465  $  76,419
    Income from continuing operations, as adjusted – per share  $ 0.72  $  0.65  $  0.97
        Income from discontinued operations – per share    0.26   0.06   0.76
            Net income, as adjusted – per share  $ 0.98  $  0.71  $ 1.73
    Weighted average common shares outstanding   41,430   39,355   40,441
    Incremental shares issuable from assumed conversion of:
        Common share options and awards granted   434   1,433   1,313
        Common units   562   566   2,462
    Weighted average common shares outstanding, as adjusted   42,426   41,354   44,216
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The operating results of the two properties designated as being held for sale as of December 2004, the one operating 
property sold in 2004, as well as the three properties sold in 2002 which are included in discontinued operations for 
the years ended December 31, 2004, 2003 and 2002, are as follows: 

 

 6. INVESTMENTS IN JOINT VENTURES

In December 2003, Camden USA, Inc., one of our wholly-owned subsidiaries, contributed undeveloped land located 
in Ashburn, Virginia to a joint venture in return for a 20% interest in the joint venture, totaling $1.5 million and 
approximately $12.7 million in cash. The remaining 80% interest is owned by Westwind Equity, LLC, an unrelated 
third party, which contributed $5.8 million to the joint venture. The joint venture is developing a 464 apartment home 
community at a total estimated cost of $69.1 million. Concurrently with this transaction, we provided a $9.0 million 
mezzanine loan to the joint venture, which had a balance of $10.4 million at December 31, 2004, and is reported as 
“Notes receivable – affiliates”. We are providing development services to the joint venture, and fees earned for these 
services totaled $1.1 million and $0.4 million for the years ended 2004 and 2003, respectively. At December 31, 2004, 
the joint venture had total assets of $44.2 million and had third-party secured debt totaling $26.5 million. 

In June 1998, we completed a transaction in which Camden USA, Inc. and TMT-Nevada, LLC, a wholly-owned 
subsidiary of a private pension fund, formed Sierra-Nevada Multifamily Investments, LLC (“Sierra-Nevada”). We 
entered into this transaction to reduce our market risk in the Las Vegas area. In this transaction, we transferred to 
Sierra-Nevada 19 apartment communities containing 5,119 apartment homes for an aggregate of $248 million. TMT-
Nevada holds an 80% interest in Sierra-Nevada and Camden USA, Inc. holds the remaining 20% interest. At December 
31, 2004, Sierra-Nevada owned 16 apartment communities with 4,227 apartment homes, had total assets of $177.5 
million and secured debt totaling $155.0 million.

In April 1998, we acquired, through one of our wholly-owned subsidiaries, a 50% interest in Denver West Apartments, 
LLC, which owns Camden Denver West, a 320 apartment home community located in Denver, Colorado. The remaining 
50% interest is owned by a private investor.

The joint ventures discussed above are all accounted for under the equity method. The joint ventures in which we have 
an interest have been funded with secured, third-party debt. We are not committed to any additional funding on third-
party debt in relation to our joint ventures. Management believes that none of the investments in joint ventures qualify 
for consolidation as a variable interest entity. These joint ventures are accounted for under the equity method as we 
exercise significant influence. See discussion of principles of consolidation in Note 2.

 7. THIRD-PARTY CONSTRUCTION SERVICES

At December 31, 2004, we were under contract on third-party construction projects ranging from $0.4 million to 
$19.3 million. We earn fees on these projects ranging from 3% to 12% of the total contracted construction cost, which 
we recognize as earned. Fees earned from third-party construction projects totaled $3.8 million, $2.7 million and 
$2.7 million for the years ended December 31, 2004, 2003 and 2002, respectively, and are included in fee and asset 
management revenues in our consolidated statements of operations.

 year ended december 31, 

in thousands 2004  2003 2002 
Total property revenues  $ 11,927 $ 11,118 $ 17,812
Total property expenses  5,360  4,986  7,595
    Net operating income  6,567   6,132   10,217
Depreciation  2,655   3,402   5,657
        Income from discontinued operations $ 3,912 $ 2,730 $ 4,560
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$ in millions  APARTMENT  DECEMBER 31, 
LOCATION  PROPERTY TYPE (S)  STATUS  HOMES  2004  2003

Dallas/Fort Worth, Texas  Multifamily  Stabilized  1,314  $ 17.9  $  11.4
Las Vegas, Nevada  Multifamily  Stabilized/Development  560   7.9   7.4
Reno, Nevada  Multifamily  Stabilized  -   -   5.4
Tampa, Florida  Multifamily  Stabilized  370   5.0   -
Houston, Texas  Multifamily/Commercial  Predevelopment/Development  -   4.7   4.7
San Jose, California  Multifamily  Stabilized  -   -   3.6
Denver, Colorado  Multifamily  Stabilized  279   3.5   3.5
Atlanta, Georgia  Multifamily  Stabilized  360   3.0   3.0
Austin, Texas  Multifamily  Stabilized  296   2.5   2.4
    Total    3,179  $  44.5  $  41.4

During 2004, we recorded cost overruns of $1.0 million, compared with $2.0 million for 2003, on fixed fee projects, 
which represented the estimate of our remaining costs to complete the projects. These cost overruns are first applied 
against revenues earned on the project during the period and any excess are included in fee and asset management 
expenses in our consolidated statements of operations.

 8. NOTES RECEIVABLE

We have a mezzanine financing program under which we provided secured financing to owners of real estate 
properties. We had $44.5 million and $41.4 million in secured notes receivable outstanding as of December 31, 2004 
and 2003, respectively. These notes, which mature through 2008, accrue interest at rates ranging from 6% to 16%, 
which was recognized as earned. 

The following is a summary of our notes receivable under this program excluding notes receivable from affiliates:

We have reviewed the terms and conditions underlying each note and management believes that none of these 
notes qualify for consolidation. Management believes that these notes are collectable, and no impairment existed at 
December 31, 2004.

In December 2003, in connection with a joint venture transaction discussed in Note 6, we provided mezzanine 
financing to the joint venture, in which we own a 20% interest. As of December 31, 2004 and 2003, the balance of the 
note receivable totaled $10.4 million and $9.0 million, respectively. This note accrues interest at 14% per year and will 
mature in 2006. 

In December 2004, two loans totaling $9.3 million were repaid. These loans had rates from 13% to 16%. In connection 
with these repayments, we recognized $2.0 million in prepayment penalties, which are included in other revenues in 
our Consolidated Statements of Operations.
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 9. NOTES PAYABLE

The following is a summary of our indebtedness:

 december 31,

in millions 2004 2003
Unsecured line of credit and short-term borrowings  $ 56.0 $ 47.0

Senior unsecured notes   
 $200.0 million 7.14% Notes, due 2004   -  199.9   
 $50.0 million 7.11% Notes, due 2006   49.9  49.9
 $75.0 million 7.16% Notes, due 2006   74.8  74.7   
 $50.0 million 7.28% Notes, due 2006   50.0  49.9   
 $150.0 million 5.98% Notes, due 2007   149.6  149.5   
 $100.0 million 4.74% Notes, due 2009   99.9  -   
 $250.0 million 4.39% Notes, due 2010   249.9  -   
 $100.0 million 6.77% Notes, due 2010   99.9  99.9   
 $150.0 million 7.69% Notes, due 2011   149.5  149.5   
 $200.0 million 5.93% Notes, due 2012   199.3  199.2   
 $200.0 million 5.45% Notes, due 2013   198.9  198.9
     1,321.7  1,171.4

Medium-term notes   
 $5.0 million 6.88% Notes, due 2004    -  5.0   
 $25.0 million 7.17% Notes, due 2004    -  25.0   
 $15.0 million 7.63% Notes, due 2009   15.0  15.0   
 $14.5 million 6.79% Notes, due 2010   14.5  14.5
     29.5  59.5
  Total unsecured notes   1,407.2  1,277.9

Secured notes   
 7.10% - 8.50% Conventional Mortgage Notes, due 2006– 2009   71.7  133.2   
 1.81% - 7.29% Tax-exempt Mortgage Notes, due 2025 - 2032   97.5  98.6
     169.2  231.8
  Total notes payable  $ 1,576.4 $ 1,509.7

Floating rate debt included in unsecured line of credit (2.44% - 2.94%)  $ 56.0 $ 47.0
Floating rate tax-exempt debt included in secured notes (1.81% - 4.72%)    90.8  77.6
Net book value of real estate assets subject to secured notes   273.0  347.3

At December 31, 2004, we had a $500 million unsecured line of credit. Subsequent to year end, we entered into a new 
credit agreement which increased our credit facility to $600 million, with the ability to further increase it up to $750 
million. This $600 million unsecured line of credit matures in January 2008. The scheduled interest rate is based 
on spreads over LIBOR or Prime. The scheduled interest rate spreads are subject to change as our credit ratings 
change. Advances under the line of credit may be priced at the scheduled rates, or we may enter into bid rate loans 
with participating banks at rates below the scheduled rates. These bid rate loans have terms of six months or less and 
may not exceed the lesser of $300 million or the remaining amount available under the line of credit. The line of credit 
provides us with additional liquidity to pursue development and acquisition opportunities, as well as, lower our overall 
cost of funds. The line of credit is subject to customary financial covenants and limitations, all of which we were in 
compliance with at December 31, 2004.
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Our line of credit provides us with the ability to issue up to $100 million in letters of credit. While our issuance of letters 
of credit does not increase our borrowings outstanding under our line, it does reduce the amount available to us. At 
December 31, 2004, we had outstanding letters of credit totaling $14.3 million, and had $429.7 million available under 
our then existing $500 million unsecured line of credit.

The following table summarizes our unsecured notes payable issued during 2004 from our $1.1 billion universal shelf: 

TYPE MONTH OF  COUPON MATURITY INTEREST PROCEEDS,
AND AMOUNT ISSUANCE TERMS RATE DATE PAID NET OF DISCOUNT

$100.0 million senior 
unsecured notes 7/04 Interest only 4.70% 7/15/09 January 15 and July 15 $ 99.8 million
$250.0 million senior 
unsecured notes 12/04 Interest only 4.375% 1/15/10 January 15 and July 15 $ 249.9 million

We may redeem the notes at any time at a redemption price equal to the principal amount and accrued interest, plus 
a make-whole provision. The notes are direct, senior unsecured obligations and rank equally with all other unsecured 
and unsubordinated indebtedness. We used the net proceeds to reduce indebtedness outstanding under our unsecured 
line of credit.

During 2004, we paid off $30.0 million of maturing medium-term notes. These notes had interest rates ranging from 
6.9% to 7.2%. We also paid off $200.0 million of maturing unsecured notes payable, which had an interest rate of 7.1%. 
Additionally, we repaid six conventional mortgage notes totaling $58.2 million which had a weighted average interest 
rate of 7.3%. We repaid all notes payable using proceeds available under our unsecured line of credit. 

At December 31, 2004, $535.5 million was available for future issuance in debt securities, preferred shares, common 
shares or warrants from our $1.1 billion universal shelf. We have significant unencumbered real estate assets which 
could be sold or used as collateral for financing purposes should other sources of capital not be available.

At December 31, 2004 and 2003, the weighted average interest rate on our floating rate debt, which includes our 
unsecured line of credit, was 2.5% and 2.2%, respectively.

Our indebtedness, excluding our unsecured line of credit, had a weighted average maturity of 6.5 years. Scheduled 
repayments on outstanding debt, including our line of credit, and the weighted average interest rate on maturing debt 
at December 31, 2004 are as follows:

in millions  WEIGHTED AVERAGE
YEAR AMOUNT INTEREST RATE

2005  $ 2.8     -  %
2006   209.8 7.3 %
2007   164.9 6.1 %
2008   73.4 3.9 %
2009   119.8 5.3 %
2010 and thereafter   1,005.7 5.5 %
 Total  $ 1,576.4 5.7 %
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 10. INCENTIVE AND BENEFIT PLANS

Incentive Plan 
During 2002, our Board of Trust Managers adopted, and our shareholders approved, the 2002 Share Incentive Plan 
of Camden Property Trust (the “2002 Share Plan”). Under the 2002 Share Plan, we may issue up to 10% of the total 
of (i) the number of our common shares outstanding as of the plan date, February 5, 2002, plus (ii) the number of 
our common shares reserved for issuance upon conversion of securities convertible into or exchangeable for our 
common shares, plus (iii) the number of our common shares held as treasury shares. Compensation awards that can 
be granted under the 2002 Share Plan include various forms of incentive awards, including incentive share options, 
non-qualified share options and share awards. The class of eligible persons that can receive grants of incentive 
awards under the 2002 Share Plan consists of key employees, consultants and non-employee trust managers as 
determined by the compensation committee of our Board of Trust Managers. The 2002 Share Plan does not have a 
termination date; however, no incentive share options will be granted under this plan after February 5, 2012.  

We also have a non-compensatory option plan (the “1993 Share Plan”) that was amended in 2000 by our shareholders 
and Board of Trust Managers. The terms and conditions of the 1993 Share Plan are very similar to the 2002 Share 
Plan, except that no incentive awards were able to be granted under the 1993 Share Plan after May 27, 2003. As the 
terms and conditions of the 1993 Share Plan and the 2002 Share Plan are similar, when the term “plan” is used in the 
following discussion, we are referring to the plan from which the incentive award was granted.
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Following are summaries of the activity of the 1993 Share Plan and the 2002 Share Plan for the three years ended 
December 31, 2004:

 
1993 SHARE PLAN OPTIONS AND SHARE AWARDS
 WEIGHTED  WEIGHTED  WEIGHTED
 AVERAGE  AVERAGE  AVERAGE 
   2004  2004 PRICE  2003  2003 PRICE  2002  2002 PRICE

Balance at January 1 3,055,467  $ 30.46  3,939,200  $  30.96  3,292,816  $  29.21
     
Options
    Granted -  -  517,000  31.48  510,000  34.59
    Exercised (776,032)  34.75  (1,232,711)  30.45  (142,813)   28.15
    Forfeited (63,981)  30.32  (111,164)  33.16  (333)  24.88
        Net options (840,013)  (826,875)  366,854

Share awards
    Granted -  -  1,071  35.54  294,555  35.07
    Forfeited (13,539)  32.54  (57,929)  32.47  (15,025)  31.15
        Net share awards (13,539)  (56,858)  279,530

Balance at December 31 2,201,915  $ 31.57  3,055,467  $ 30.46  3,939,200  $ 30.96

Exercisable options at December 31  182,690  $ 32.78  876,031  $ 33.65  2,017,495  $  31.32
Vested share awards at December 31  1,121,611  $ 28.01  1,021,349  $ 27.66  880,440  $ 27.12

 SHARES AVAILABLE
2002 SHARE PLAN  FOR ISSUANCE  OPTIONS AND SHARE AWARDS
 WEIGHTED  WEIGHTED  WEIGHTED
 AVERAGE  AVERAGE  AVERAGE 
 2004  2004  2004 PRICE  2003  2003 PRICE  2002  2002 PRICE

Balance at January 1  4,490,250  616,800  $ 35.96  593,455  $  36.87  -  $  -
Current year share
  adjustment (a)  (39,401)
     
Options
    Granted  (412,500)  412,500  42.88  -  -  612,486  36.87
    Exercised  -  (129,904)  36.87  (33,876)  36.87  -   -
    Forfeited  77,987  (77,987)  37.68  (72,966)  36.87  (19,031)  36.87
        Net options  (334,513)  204,609  (106,842)  593,455

Share awards
    Granted  (238,395)  238,395  44.24  147,258  32.44  -  -
    Forfeited  17,181  (17,181)  37.30  (17,071)  31.55  -  -
        Net share awards  (221,214)  221,214  130,187  -

Balance at December 31  3,895,122  1,042,623  $ 40.33  616,800  $ 35.96  593,455  $ 36.87

Exercisable options
  at December 31  403,362  $ 40.77  147,095  $ 36.87  -  $  -
Vested share awards
  at December 31  41,702  $ 33.95  8,754  $ 31.53  -  $ -

(a)  Current year share adjustment refl ects the adjustment to shares available for grant to include share awards granted in connection with options exercised
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Options
Options are exercisable, subject to the terms and conditions of the plan, in increments of 33.33% per year on each 
of the first three anniversaries of the date of grant. The plan provides that the exercise price of an option will be 
determined by the compensation committee of the Board of Trust Managers on the day of grant, and to date all options 
have been granted at an exercise price that equals the fair market value on the date of grant. Options exercised during 
2004 were exercised at prices ranging from $21.38 to $44.00 per share. At December 31, 2004, options outstanding 
were at exercise prices ranging from $24.88 to $44.00 per share and had a weighted average remaining contractual 
life of 7.7 years. 

The following is a detail of outstanding options at December 31, 2004:

 TOTAL OPTIONS VESTED OPTIONS
  WEIGHTED  WEIGHTED REMAINING
OPTION PRICE OUTSTANDING AVERAGE PRICE OUTSTANDING AVERAGE PRICE CONTRACTUAL LIFE

$24.88-$34.59 585,400 $ 32.21 154,744 $ 31.68 7.3 years
$36.87-$41.91 396,936  37.91 259,814  38.45 6.8 years
$42.90-$44.00 573,494  43.22 171,494  43.97 8.6 years
Total options 1,555,830 $ 37.72 586,052 $ 38.28 7.7 years

In 1998, in connection with the merger with Oasis Residential, Inc., we assumed the Oasis stock incentive plans. We 
converted all unexercised Oasis stock options issued under the former Oasis stock incentive plans into options to 
purchase Camden common shares. All of the Oasis options became fully vested upon conversion and have a weighted 
average remaining contractual life of 1.9 years. As of December 31, 2004, there were 5,695 Oasis options outstanding, 
which are exercisable at prices ranging from $29.48 to $30.80 per share.

Share awards
Share awards have vesting periods of up to ten years. The compensation cost for share awards is based on the market 
value of the shares on the date of grant. Share awards granted to non-employee trust managers have been awarded 
for their services as trust managers, and therefore, are accounted for on the same basis as all share awards. 

Employee Stock Purchase Plan
We have established an ESPP for all active employees, officers, and trust managers who have completed one year of 
continuous service. Participants may elect to purchase Camden common shares through payroll or trust manager fee 
deductions and/or through quarterly contributions. At the end of each six-month offering period, each participant’s 
account balance is applied to acquire common shares on the open market at 85% of the market value, as defined, on 
the first or last day of the offering period, whichever price is lower. Each participant must hold the shares purchased 
for nine months in order to receive the discount, and a participant may not purchase more than $25,000 in value of 
shares during any plan year, as defined. In connection with our adoption of SFAS No. 148, we recognize compensation 
expense for the difference in price paid by employees and the fair market value of our shares at the date of purchase. 
We expensed $0.2 million related to ESPP purchases during 2004. There were 20,126, 26,668 and 24,382 shares 
purchased under the ESPP during 2004, 2003 and 2002, respectively. The weighted average fair value of ESPP shares 
purchased in 2004, 2003 and 2002 was $47.88, $34.49 and $35.12 per share, respectively. In January 2005, 8,068 
shares were purchased under the ESPP related to the 2004 plan year.

Rabbi Trust
We have established a rabbi trust in which share awards granted to participants under the share incentive plan and 
salary and other cash amounts earned may be deposited. The rabbi trust is an irrevocable trust and no portion of the 
trust fund may be used for any purpose other than the delivery of those assets to the participants. The assets held in 
the rabbi trust are subject to the claims of the Company’s general creditors in the event of bankruptcy or insolvency.

We follow the provisions of EITF 97-14, “Accounting for Deferred Compensation Arrangements Where the Amounts 
Are Held in a Rabbi Trust and Invested”, regarding the accounting for the rabbi trust. As such, as required by EITF 
97-14, the assets of the rabbi trust are consolidated into our financial statements. Granted share awards held by the 
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rabbi trust are classified in equity in a manner similar to the manner in which treasury stock is accounted. Subsequent 
changes in the fair value of the shares are not recognized. The deferred compensation obligation is classified as an 
equity instrument and changes in the fair value of the amount owed to the participant are not recognized. At December 
31, 2004 and 2003, approximately 2.1 million and 1.8 million share awards were held in the rabbi trust, respectively. 
Additionally, as of December 31, 2004 and 2003, the rabbi trust was holding trading securities totaling $42.7 million and 
$28.8 million, respectively, which represents cash deferrals made by plan participants. Market value fluctuations on 
these trading securities are recognized in income in accordance with SFAS No. 115, “Accounting for Certain Investments 
in Debt and Equity Securities”, and the fair value of the liability due to participants is adjusted accordingly.

At December 31, 2004 and 2003, $31.2 million and $25.3 million, respectively, was required to be paid to us by plan 
participants upon the withdrawal of any assets from the trust, and is included in “Accounts receivable-affiliates” in our 
consolidated financial statements. 

401(k) Savings Plan
We have a 401(k) savings plan, which is a voluntary defined contribution plan. Under the savings plan, every employee 
is eligible to participate beginning on the earlier of January 1 or July 1 following the date the employee has completed 
six months of continuous service with us. Each participant may make contributions to the savings plan by means 
of a pre-tax salary deferral, which may not be less than 1% nor more than 60% of the participant’s compensation. 
The federal tax code limits the annual amount of salary deferrals that may be made by any participant. We may 
make matching contributions on the participant’s behalf up to a predetermined limit. The matching contributions 
made for the years ended December 31, 2004, 2003 and 2002 were $810,000, $775,000 and $785,000, respectively. 
A participant’s salary deferral contribution will always be 100% vested and nonforfeitable. A participant will become 
vested in our matching contributions 33.33% after one year of service, 66.67% after two years of service and 100% 
after three years of service. Administrative expenses under the savings plan were not material.

 11. SECURITIES REPURCHASE PROGRAM

In 1998, we began repurchasing our common equity securities under a program approved by our Board of Trust 
Managers. To date, the Board has authorized us to repurchase or redeem up to $250 million of our securities through 
open market purchases and private transactions. At December 31, 2004, we had repurchased approximately 8.8 
million common shares and redeemed approximately 106,000 common units for a total cost of $243.6 million. No 
common shares or units were repurchased under this program during 2004 and 2003.

 12. TOWNHOME SALES

We constructed 17 for-sale townhomes in the downtown Dallas area at a total cost of approximately $5.5 million. 
During 2002, we sold eight units, at a total sales price of approximately $2.5 million. During 2003, we sold the four 
remaining units at a total sales price of approximately $1.3 million. The proceeds received from these townhome sales 
are included in other revenues in our consolidated statements of operations. Other expenses in our consolidated 
statements of operations represent the construction costs and marketing expenses associated with the townhomes. 

 13. RELATED PARTY TRANSACTIONS

Two of our executive officers had unsecured loans totaling $1.8 million with one of our taxable REIT subsidiaries. The 
executives utilized amounts received from these loans to purchase our common shares in open market transactions 
at then current market prices in 1994. During the second quarter of 2003, the executive officers repaid their 
unsecured loans. Each note was scheduled to mature in February 2004 and had a fixed interest rate of 5.2%.
 
We perform property management services for properties owned by joint ventures in which we own an interest. 
Management fees earned on these properties amounted to $2.2 million, $1.5 million and $1.4 million for the years 
ended December 31, 2004, 2003, and 2002, respectively.

In 1999 and 2000, our Board of Trust Managers approved a plan that permitted six of our then current senior executive 
officers to complete the purchase of $23.0 million of our common shares in open market transactions. The purchases 
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were funded with unsecured full recourse personal loans made to each of the executives by a third-party lender. The 
loans mature beginning in the fourth quarter of 2004, bear interest at market rates and require interest to be paid 
quarterly. To facilitate the employee share purchase transactions, we entered into a guaranty agreement with the 
lender for payment of all indebtedness, fees and liabilities of the officers to the lender. Simultaneously, we entered 
into a reimbursement agreement to reimburse us, should any amounts ever be paid by us pursuant to the terms of 
the guaranty agreement. The reimbursement agreements require the executives to pay interest from the date any 
amounts are paid by us, until repayment by the officer. As of December 31, 2004, $4.3 million of these unsecured full 
recourse loans were outstanding. The remaining outstanding loans are scheduled to mature during the first quarter of 
2005. We have not had to perform under the guaranty agreement. 
 
 14. FAIR VALUE OF FINANCIAL INSTRUMENTS

SFAS No. 107, “Disclosures about Fair Value of Financial Instruments”, requires disclosure about fair value for all 
financial instruments, whether or not recognized, for financial statement purposes. Disclosure about fair value 
of financial instruments is based on pertinent information available to management as of December 31, 2004 and 
2003. Considerable judgment is necessary to interpret market data and develop estimated fair values. Accordingly, 
the estimates presented herein are not necessarily indicative of the amounts we could obtain on disposition of the 
financial instruments. The use of different market assumptions and/or estimation methodologies may have a material 
effect on the estimated fair value amounts.

As of December 31, 2004 and 2003, management estimated that the carrying value of cash and cash equivalents, 
accounts receivable, notes receivable, investments and liabilities under deferred compensation plans, accounts 
payable, accrued expenses and other liabilities and distributions payable were at amounts that reasonably 
approximated their fair value.

Estimates of fair value of our notes payable are based upon interest rates available for the issuance of debt with 
similar terms and remaining maturities. As of December 31, 2004, the outstanding balance of fixed rate notes payable 
of $1,429.6 million had a fair value of $1,502.8 million. As of December 31, 2003, the outstanding balance of fixed 
rate notes payable of $1,385.1 million had a fair value of $1,492.9 million. The floating rate notes payable balance at 
December 31, 2004 and 2003 approximated fair value.

 15. NET CHANGE IN OPERATING ACCOUNTS

The effect of changes in the operating accounts on cash flows from operating activities is as follows:

 year ended december 31,

in thousands          2004 2003 2002
Decrease (increase) in assets:
 Accounts receivable - affiliates  $ 456 $ (33) $ 64   
 Other assets, net   (8,286)  1,280  (6,624)
Increase (decrease) in liabilities:   
 Accounts payable   5,653  (10,031)  21,638   
 Accrued real estate taxes   130  906  (1,695)   
 Accrued expenses and other liabilities   10,091  13,442  14,560      
  Change in operating accounts  $ 8,044 $ 5,564 $ 27,943

  16. COMMITMENTS AND CONTINGENCIES

Construction Contracts
As of December 31, 2004, we were obligated for approximately $21.3 million of additional expenditures on our two 
wholly-owned projects currently under development (a substantial amount of which we expect to be funded with our 
unsecured line of credit).
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Contingencies
Prior to our merger with Oasis Residential, Inc., Oasis had been contacted by certain regulatory agencies with regard 
to alleged failures to comply with the Fair Housing Amendments Act (the “Fair Housing Act”) as it pertained to nine 
properties (seven of which we currently own) constructed for first occupancy after March 31, 1991. On February 1, 1999, 
the Justice Department filed a lawsuit against us and several other defendants in the United States District Court for 
the District of Nevada alleging (1) that the design and construction of these properties violates the Fair Housing Act and 
(2) that we, through the merger with Oasis, had discriminated in the rental of dwellings to persons because of handicap. 
The complaint requests an order that (i) declares that the defendants’ policies and practices violate the Fair Housing Act; 
(ii) enjoins us from (a) failing or refusing, to the extent possible, to bring the dwelling units and public use and common 
use areas at these properties and other covered units that Oasis has designed and/or constructed into compliance with 
the Fair Housing Act, (b) failing or refusing to take such affirmative steps as may be necessary to restore, as nearly as 
possible, the alleged victims of the defendants’ alleged unlawful practices to positions they would have been in but for 
the discriminatory conduct, and (c) designing or constructing any covered multifamily dwellings in the future that do 
not contain the accessibility and adaptability features set forth in the Fair Housing Act; and requires us to pay damages, 
including punitive damages, and a civil penalty.

With any acquisition, we plan for and undertake renovations needed to correct deferred maintenance, life/safety and Fair 
Housing matters. On January 30, 2001, a consent decree was ordered and executed in the above Justice Department 
action. Under the terms of the decree, we were ordered to make certain retrofits and implement certain educational 
programs and Fair Housing advertising. These changes are to take place by July 31, 2006. The costs associated with 
complying with the decree have been accrued for and are not material to our consolidated financial statements.

We are subject to various legal proceedings and claims that arise in the ordinary course of business. These matters are 
generally covered by insurance. While the resolution of these matters cannot be predicted with certainty, management 
believes that the final outcome of such matters will not have a material adverse effect on our consolidated financial 
statements.

On October 6, 2004, a purported class action complaint was filed in the General Court of Justice, Superior Court Division, 
of the State of North Carolina, County of Mecklenburg, by an alleged Summit stockholder. This complaint names as 
defendants Camden, Summit and each member of the board of directors of Summit and principally alleges that the 
merger and the acts of the Summit directors constitute a breach of the Summit defendants’ fiduciary duties to Summit 
stockholders. The plaintiff in the lawsuit seeks, among other things (1) a declaration that each defendant has committed 
or aided and abetted a breach of fiduciary duty to the Summit stockholders, (2) to preliminarily and permanently enjoin the 
Merger, (3) to rescind the Merger in the event that it is consummated, (4) an order to permit a stockholders’ committee to 
ensure an unspecified “fair procedure, adequate procedural safe-guards and independent input by plaintiff” in connection 
with any transaction for Summit shares, (5) unspecified compensatory damages and (6) attorneys’ fees. On November, 3, 
2004, Camden removed the lawsuit to the United States District Court for the Western District of North Carolina, Charlotte 
Division, and filed an Answer and Counterclaim for declaratory judgment denying the plaintiff’s allegations of wrongdoing. 
Management believes that the final outcome of such matters will not have a material adverse effect on our consolidated 
financial statements. 

In the ordinary course of our business, we issue letters of intent indicating a willingness to negotiate for acquisitions, 
dispositions or joint ventures. Such letters of intent are non-binding, and neither party to the letter of intent is obligated 
to pursue negotiations unless and until a definitive contract is entered into by the parties. Even if definitive contracts 
are entered into, the letters of intent relating to the purchase and sale of real property and resulting contracts generally 
contemplate that such contracts will provide the purchaser with time to evaluate the property and conduct due diligence, 
during which periods the purchaser will have the ability to terminate the contracts without penalty or forfeiture of any 
deposit or earnest money. There can be no assurance that definitive contracts will be entered into with respect to any 
matter covered by letters of intent or that we will consummate any transaction contemplated by any definitive contract. 
Furthermore, due diligence periods for real property are frequently extended as needed. An acquisition or sale of real 
property becomes probable at the time that the due diligence period expires and the definitive contract has not been 
terminated. We are then at risk under a real property acquisition contract, but only to the extent of any earnest money 
deposits associated with the contract, and are obligated to sell under a real property sales contract.
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Lease Commitments
At December 31, 2004, we had long-term operating leases covering certain land, office facilities and equipment. 
Rental expense totaled $2.2 million in 2004, $2.0 million in 2003 and $1.9 million in 2002. Minimum annual rental 
commitments for the years ending December 31, 2005 through 2009 are $2.1 million, $1.8 million, $1.7 million, $1.2 
million and $0.3 million, respectively, and $4.0 million in the aggregate thereafter.

Employment Agreements
At December 31, 2004, we had employment agreements with six of our senior officers, the terms of which expire 
at various times through August 20, 2005. Such agreements provide for minimum salary levels, as well as, various 
incentive compensation arrangements, which are payable based on the attainment of specific goals. The agreements 
also provide for severance payments plus a gross-up payment if certain situations occur, such as termination without 
cause or a change of control. In the case of four of the agreements, the severance payment equals one times the 
respective current salary base in the case of termination without cause and 2.99 times the respective average annual 
compensation over the previous three fiscal years in the case of change of control. In the case of the other two 
agreements, the severance payment generally equals 2.99 times the respective average annual compensation over the 
previous three fiscal years in connection with, among other things, a termination without cause or a change of control, 
and the officer would be entitled to receive continuation and vesting of certain benefits in the case of such termination.

 17. QUARTERLY FINANCIAL DATA (UNAUDITED)

Summarized quarterly financial data for the years ended December 31, 2004 and 2003 is as follows:

in thousands, except per share amounts FIRST SECOND THIRD FOURTH TOTAL

2004:
Revenues $ 108,359 $ 106,033 $ 106,870 $ 109,969 $ 431,231
Net income   9,388  7,654  5,807  18,492(a)  41,341
Net income per share - basic   0.23  0.19  0.14  0.44(a)  1.00
Net income per share - diluted   0.22  0.18  0.14  0.43(a)  0.98
2003:
Revenues  $ 98,393 $ 100,426 $ 102,284 $ 105,514 $ 406,617
Net income   8,334  5,908  5,938  9,250  29,430
Net income per share - basic   0.21  0.15  0.15  0.23  0.75
Net income per share - diluted   0.20  0.14  0.14  0.22  0.71

(a)  Includes an $8,368, or $0.20 basic and diluted per share, impact related to the gain on sale of discontinued operations.

 

 

We are currently in the due diligence period for certain acquisitions and dispositions. No assurance can be made that we 
will be able to complete the negotiations or become satisfied with the outcome of the due diligence.
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 18. PRICE RANGE OF COMMON SHARES (UNAUDITED)

The high and low sales prices per share of our common shares, as reported on the New York Stock Exchange 
composite tape, and distributions per share declared for the quarters indicated are as follows:

 HIGH LOW DISTRIBUTIONS

2004 Quarters:   
 First  $ 45.35 $ 41.37 $ 0.635   
 Second   46.71  40.04  0.635   
 Third   47.75  44.33  0.635   
 Fourth   51.00  44.20  0.635
2003 Quarters:   
 First  $ 33.99 $ 30.70 $ 0.635   
 Second   36.14  32.93  0.635   
 Third   38.99  34.88  0.635   
 Fourth   44.30  38.73  0.635

 

 19. SUBSEQUENT EVENTS (UNAUDITED)

On February 28, 2005, Summit Properties, Inc. (“Summit”) was merged with and into Camden Summit Inc., one 
of our wholly-owned subsidiaries (“Camden Summit”), pursuant to an Agreement and Plan of Merger dated as of 
October 4, 2004 (the “Merger Agreement”), as amended.  Prior to the effective time of the merger, Summit was the 
sole general partner of Summit Properties Partnership, L.P. (the “Camden Summit Partnership”), and at the effective 
time, Camden Summit became the sole general partner of the Camden Summit Partnership.  As of December 31, 
2004, Summit owned or held an ownership interest in 48 communities comprised of 15,002 apartment homes with an 
additional 1,834 apartment homes under construction in five new communities.

Under the terms of the Merger Agreement, Summit stockholders had the right to elect, on a share-by-share basis, 
to receive either $31.20 in cash or 0.6687 of a Camden common share at the closing of the merger.  These elections 
were subject to reallocation so that the aggregate amount of cash issued in the merger to Summit’s stockholders 
equaled approximately $436.3 million.  In the merger, we issued approximately 11.8 million common shares to 
Summit stockholders.  The limited partners in the Camden Summit Partnership were offered, on a unit-by-unit basis, 
the opportunity to redeem their partnership units for $31.20 in cash per unit or to remain in the Camden Summit 
Partnership following the merger at a unit valuation equal to 0.6687 of a Camden common share.  The limited partner 
elections resulted in our redeeming 0.7 million partnership units for cash, for an aggregate of $21.7 million, and 
issuing 1.8 million partnership units.
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  year ended december 31,

in thousands, except per share amounts 2004 2003 2002 2001 2000
Revenues
    Rental revenues  $ 376,148 $ 361,166 $ 357,749 $ 358,990 $ 349,727 
    Other property revenues  33,959  32,490  29,887  28,157  25,826 
        Total property revenues  410,107  393,656  387,636  387,147  375,553
    Fee and asset management  9,187  7,276  6,264  7,745  6,537   
    Other revenues  11,937  5,685  8,214  9,117  5,823      
        Total revenues  431,231  406,617  402,114  404,009  387,913
Expenses   
    Property operating and maintenance  124,040  115,996  105,990  100,940  98,359   
    Real estate taxes  44,747  42,957  40,359  39,227  37,596    
        Total property expenses  168,787  158,953  146,349  140,167  135,955  
    Property management  11,924  10,154  10,027  9,510  9,358 
    Fee and asset management 3,856  3,908  2,499  2,016 1,370   
    General and administrative 18,536  16,231  14,439  12,521 13,706   
    Impairment provision for technology investments  -  -  -  9,864  -   
    Other expenses -  1,389  2,790  1,511  -   
    Losses related to early retirement of debt -  -  234  388  -  
    Interest  79,214  75,414  71,499  69,712  68,000   
    Depreciation  103,528  102,040  97,305  95,997  91,761   
    Amortization of deferred fi nancing costs 2,697  2,634  2,165  1,591  1,340                  
        Total expenses 388,542 370,723 347,307 343,277  321,490
Income from continuing operations before gain
  on sale of properties, including land, impairment
  loss on land held for sale, equity in income of joint
  ventures and minority interests  42,689 35,894 54,807 60,732 66,423
    Gain on sale of properties, including land 2,625 2,590 359 2,372 18,323
    Impairment loss on land held for sale (1,143) - - - -
    Equity in income of joint ventures 356 3,200 366 8,527 765
    Income allocated to minority interests
      Distributions on perpetual preferred units (10,461) (12,747) (12,872) (12,872) (12,845)
      Original issuance costs of redeemed perpetual
        preferred units (745) -  -  -  -
    Income allocated to common units (2,765) (2,096) (1,656) (2,926) (2,264)
Income from continuing operations 30,556 26,841 41,004 55,833 70,402
    Income from discontinued operations 3,912 2,730 4,560 5,660 4,219
    Gain on sale of discontinued operations 8,368 - 29,199 - -
    Income from discontinued operations, including
      gain, allocated to common units (1,495) (141) (151) (201) (197)
Net income 41,341 29,430 74,612 61,292 74,424
    Preferred share dividends - - - (2,545) (9,371)
Net income available to common shareholders $  41,341  $  29,430  $  74,612  $  58,747  $  65,053
Earnings per share – basic 
    Income from continuing operations $ 0.74 $ 0.68 $ 1.01 $ 1.34 $ 1.60
    Income from discontinued operations, including 
      gain on sale 0.26 0.07 0.83 0.14 0.11
        Net income available to common shareholders $ 1.00 $ 0.75 $ 1.84 $ 1.48 $ 1.71
Earnings per share – diluted
    Income from continuing operations $ 0.72 $ 0.65 $ 0.97 $ 1.28 $ 1.53
    Income from discontinued operations, including 
      gain on sale 0.26 0.06 0.76 0.13 0.10
        Net income available to common shareholders $ 0.98 $ 0.71 $ 1.73 $ 1.41 $ 1.63
Distributions declared per common share $ 2.54 $ 2.54 $ 2.54 $ 2.44 $ 2.25
Weighted average number of common
  shares outstanding 41,430 39,355 40,441 39,796 38,112
Weighted average number of common and common
  dilutive equivalent shares outstanding 42,426 41,354 44,216 41,603 41,388



 year ended december 31,

in thousands, except property data 2004 2003 2002 2001 2000
BALANCE SHEET DATA (at end of year)
Real estate assets $ 3,159,077 $ 3,099,856 $ 3,035,970 $ 2,823,530 $ 2,719,234
Accumulated depreciation (688,333) (601,688) (498,776) (422,154) (326,723)
Total assets 2,629,364  2,625,561  2,608,899  2,449,665  2,430,881
Notes payable 1,576,405 1,509,677 1,427,016 1,207,047 1,138,117
Minority interests 159,567 196,385 200,729 206,079 210,377
Convertible subordinated debentures -  -  -  -  1,950
Shareholders’ equity $ 738,515 $ 784,885 $ 839,453 $ 918,251 $ 974,183

Common shares outstanding 39,982 39,658 39,214 40,799 38,129

OTHER DATA

Cash fl ows provided by (used in)
    Operating activities $ 160,037 $ 140,810 $ 184,808 $ 180,280 $ 166,436
    Investing activities (68,930) (91,947) (220,766) (103,689) (15,751)
    Financing activities (92,211) (45,911) 33,184 (78,348) (151,266)
Funds from operations - diluted (a) 143,669 135,699  150,443 159,719 159,070

PROPERTY DATA

Number of operating properties
  (at end of year)
    Included in continuing operations 142 141 140 140 140
    Included in discontinued operations  2  3  3 5 5
Number of operating apartment homes
  (at end of year)
    Included in continuing operations 50,570 49,906 49,352 49,037 49,028
    Included in discontinued operations 886 1,438 1,438 2,308 2,308
Number of operating apartment homes
  (weighted average) (b)

    Included in continuing operations 45,683 44,985 44,287 43,180  44,193
    Included in discontinued operations 1,208 1,397 2,464 2,308 2,308
Weighted average monthly total
  property revenue per apartment home $ 748 $ 729 $ 729 $ 730 $ 708

Properties under development
  (at end of period) 3 2  4 2 3

(a) Management considers FFO to be an appropriate measure of performance of an equity REIT. The National Association of Real Estate Investment Trusts currently
      defi nes FFO as net income (computed in accordance with generally accepted accounting principles), excluding gains (or losses) from depreciable operating property
      sales, plus real estate depreciation and amortization, and after adjustments for unconsolidated partnerships and joint ventures. Our defi nition of diluted FFO also
      assumes conversion of all dilutive convertible securities, including minority interests, which are convertible into common shares. We consider FFO to be an
      appropriate supplemental measure of operating performance because, by excluding gains or losses on dispositions of operating properties and excluding
      depreciation, FFO can help one compare the operating performance of a company’s real estate between periods or as compared to different companies.

(b) Excludes apartment homes owned in joint ventures.
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Second 46.71 40.04
Third 47.75 44.33
Fourth 51.00 44.20

On December 31, 2004, the closing
price for our common shares was
$51.00 per share.

As of December 31, 2004, the number
of record holders of our common
shares was approximately 1,000.
Management believes after inquiry
that the number of beneficial
owners of our common shares is
approximately 21,000.

ANNUAL MEETING
Our Annual Meeting of Shareholders
will be held May 6, 2005, at 2:00
p.m. Central Time at Renaissance
Hotel, 6 East Greenway Plaza,
Houston, Texas.

TRANSFER AGENT
For information regarding change of
address or other matters concerning
your shareholder account, please
contact the transfer agent directly
at:
American Stock Transfer
& Trust Company
(800) 937.5449 or
www.amstock.com

corporate
information

DIVIDEND REINVESTMENT PLAN
We offer our shareholders the
opportunity to purchase additional
shares of common stock through
the Dividend Reinvestment Plan.
For a copy of the Plan prospectus,
please contact:
American Stock Transfer
& Trust Company
(800) 278.4353 or
www.amstock.com

INDEPENDENT AUDITORS
Deloitte & Touche LLP
Houston, Texas

OUTSIDE GENERAL COUNSEL
Locke Liddell & Sapp LLP
Dallas, Texas

CORPORATE ADDRESS
3 Greenway Plaza, Suite 1300
Houston, Texas 77046
(713) 354.2500
(800) 9.CAMDEN

WEB SITE
camdenliving.com

FORM 10-K
Shareholders may obtain, without
charge, a copy of Camden's
Form 10-K report as filed with the
Securities and Exchange Commis-
sion. For copies or answers to
questions about Camden, you are
invited to contact Investor
Relations at the corporate address
or  ir@camdenliving.com.

DESIGN: ©2005 METAL  [METAL.CC]
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