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Equity Residential, an S&P 500 company, is a leading real estate investment trust focused on the
acquisition, development and management of high quality apartment properties. Equity
Residential is the largest publicly traded owner of apartments with an equity capitalization in
excess of $27 billion and a portfolio of assets located in high density, gateway cities totaling
109,225 apartment units with an additional 4,917 apartment units under construction as of
December 31, 2014.

Dear Fellow Shareholders:
2014 was a tremendous year for Equity Residential and we are pleased to let the numbers speak
for themselves:

2014 Financial Highlights:

• 42.9% total shareholder return.

• 5.6% increase in same store net operating income (NOI) driven by a 4.3% growth in same
store revenues, our fourth consecutive year of above-trend operating results from our same
store portfolio of more than 97,000 apartment units. (1)

• 11.2% per share growth in Normalized FFO, one of the best results in our history.

• $2.00 per share cash dividend, our highest ever as a public company and an 8.1% increase
over 2013.

(1) For reconciliations of operating income to same store NOI, along with same store revenue,
expense and NOI information, see pages 44 and 45 of the Company’s Annual Report on
Form 10-K for the year ended December 31, 2014.

We think of Equity Residential as a fortress for investors. We are a large, liquid company focused
on strategic capital allocation, relentlessly driven to achieve superior operations and supported
by a balance sheet that enhances returns while maintaining capacity to take advantage of the
next opportunity. We believe that our stakeholders value stability, predictability and
accountability and that is the mission to which we remain unwaveringly committed.

We are pleased to report that the successful results from this commitment are not limited to just
2014. Over the last five years we have delivered to our shareholders strong growth in
Normalized FFO and dividends per share as well as a total return that has far outpaced both the
S&P 500 and REIT Indices.
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(1) Normalized FFO starts with FFO (Funds from Operations) as defined by the National
Association of Real Estate Investment Trusts (“NAREIT”) and eliminates certain items that by
their nature are not comparable from period to period or that tend to obscure the
Company’s actual operating performance. For reconciliations of net income to funds from
operations (FFO) and Normalized FFO, see page 61 of the Company’s Annual Report on
Form 10-K for the year ended December 31, 2014. For reconciliations of earnings per share
(EPS) to FFO per share and Normalized FFO per share, see the Supplemental Appendix on
page 38 of the Company’s Proxy Statement.

(2) Compound Annual Growth Rate (“CAGR”) is the year-over-year growth rate of the metric
over the specified time period.
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FAVORABLE DEMOGRAPHICS WILL CONTINUE TO DRIVE
DEMAND
It continues to be a very good time to be in the apartment business. Demand for rental housing
has never been stronger primarily driven by household formations by the Generation Y segment
of our population, also known as Millennials or the Echo Boom Generation. These young adults,
ranging in age from 18 to 34 years old, currently total more than 75 million people and are
disproportionally renters. Echo Boomers now comprise the largest segment of the US
population, and the impact they are having and will continue to have on rental housing cannot
be overstated. Equity Residential is extremely well positioned to benefit for many years to come
from this impact. The largest sub-segment of this cohort is just turning 25 years of age this year
while the average age of our resident is 35 years old. We believe we have a long run of strong
growth ahead of us.



For the past 15 years, our investment strategy has focused on the urban core in the high density,
coastal cities of Boston, New York, Washington, D.C., Southern California, San Francisco and
Seattle which offer highly attractive 24/7 lifestyles which young adults are eager to experience.
These are also the markets where our country’s knowledge-based economy continues to grow
and create well-paying jobs that this demographic is eager to fill. As a result, there are large
numbers of young adults in our core markets who desire to live in high-quality, well-located
rental housing like we provide and have the incomes to afford it.

Market Statistics

2013 2014
Projected

2015

Average Monthly Rent

EQR Core Markets $1,874 $1,986 $2,083
All U.S. Markets $1,121 $1,179 $1,226

Effective Rent Growth

EQR Core Markets 4.0% 6.2% 4.9%
All U.S. Markets 2.9% 4.6% 4.0%

Vacancy Rate

EQR Core Markets 3.9% 3.4% 3.5%
All U.S. Markets 5.0% 4.7% 4.0%

Population Growth

EQR Core Markets 0.8% 0.9% 0.9%
All U.S. Markets 1.1% 0.7% 0.8%

Household Formations

EQR Core Markets 1.1% 0.7% 1.0%
All U.S. Markets 1.2% 0.6% 0.8%

Job Growth

EQR Core Markets 1.3% 2.4% 2.6%
All U.S. Markets 1.3% 2.0% 2.4%

Median Home Prices

EQR Core Markets $385,000 $489,000 $514,000
All U.S. Markets $180,000 $207,000 $220,000

As mentioned, it is not only job opportunities that attract this important demographic to these
markets and our properties. They, along with people of all ages, are attracted to the urban core
for ease of access to dining, entertainment, culture, night life, education, employment, health
care and more. Over the last decade, we have put great focus on Walk Scores when making our
investment decisions. These third-party “scores” rank a specific location based on its proximity
to neighborhood restaurants, coffee shops, grocery stores, schools, parks, public transportation
and other goods and services that are important to our residents. In every market in which we
operate, our average Walk Score is significantly higher than that of our public market
competitors. Gone are the days when “good freeway visibility” was an important attribute of an
Equity Residential property!



Our residents are attracted to our markets because of the employment opportunities that
abound and the ready access to the lifestyles they desire. They are attracted to Equity
Residential because of the quality of our assets and the locations and Walk Scores that we offer.
They stay with us because of the services we provide and because they appreciate the flexibility
that rental housing offers as they pursue their careers and passions in life. They also will stay
with us longer as they delay the life choices that most commonly drive the decision to buy a
home. The data quite clearly shows that the members of the Millennial Generation are marrying
later and having children later in life than recent generations and therefore likely to stay in
rental housing significantly longer as well.
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And that data also says that the primary reason people buy a single family home is a lifestyle
choice, one most often made when they are having children and looking for a place to raise
their families. So it comes as no surprise that the most likely purchaser of a single family home is
a family with one or more children. We see little risk to fundamentals in our markets as a result
of increases in demand for a single family home lifestyle because, across our portfolio, only
about 15% of our units are occupied by residents who fit this profile. More importantly, more
than 42% of our units are occupied by a single resident, a demographic that has an extremely
low propensity to purchase a home. In fact, we saw only 6% of our residents leave us to buy a
home last year, fewer than in 2013 and among the lowest in our company’s history.
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For many households, remaining in rental housing is a lifestyle choice – a desire to remain in
close proximity to friends and favorite activities. For others, it is an economic reality, and
particularly so in our markets. In addition to providing job opportunities and lifestyles highly
desired by much of the Echo Boom Generation, our high-density, urban markets have median
single family housing costs that are well above the national average, making it less likely that
our residents could afford a single family home if, in fact, they wished to make that lifestyle
decision.
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After several years of very little new apartment construction as a result of the Great Recession,
deliveries of new apartment buildings have accelerated and, on a national level, are
approaching pre-recession highs. In our markets, we too are experiencing new supply. But our
local teams, who closely track permits and every property under or likely to commence
construction, forecast more demand than can be met by new supply. We see 2015 as the peak
for deliveries in our markets this cycle and expect 2016 and subsequent years to reduce
significantly. Meanwhile, the number of new households is expected to continue to grow
considerably producing more than sufficient demand to absorb these new units while
maintaining or even improving occupancy levels and continuing to support above trend
revenue growth.
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WE HAVE A PROVEN TRACK RECORD AS A CAPITAL
ALLOCATOR IN BOTH OPPORTUNISTIC ACQUISITIONS AND
FOCUSED DEVELOPMENT
Our investment strategy remains focused on buying, building and operating apartment assets
in high-density urban locations with high walk-scores, barriers to new supply and exceptionally
high single family housing costs. In recent years we have seized numerous occasions to
opportunistically add many high-quality, well located assets to our portfolio, in both one off and
multi-billion dollar acquisitions.

It’s no secret that the apartment business is doing quite well and there exists very strong
demand by institutional capital to acquire and own the type of assets that we would like to
continue to add to our portfolio. With abundant capital pursuing so few acquisition
opportunities, however, making new acquisitions pencil in this market will be difficult and you
won’t likely see us be the highest bidder on market rate deals. Fortunately, as the current owner
of some of the best assets in our markets across the country, we feel no need to add new assets
to our portfolio at these prices. As a result, our current expectations for new acquisitions this
year will be approximately $500 million, similar to a year ago and well below levels seen earlier
this decade. Because our acquisition activity is funded by disposition proceeds, we will match
what we buy with what we sell during the year.



While new acquisitions may be a challenge, we have never been more excited about our
development pipeline. We focus our developments in the urban core of our markets and often
see development as an excellent opportunity to build new streams of income where it is difficult
or impossible to acquire existing ones. In 2014, we completed six new developments containing
1,542 apartment units in Seattle, Southern California, Washington, DC and South Florida. When
fully stabilized, these assets will deliver yields of 6.5% on cost which, when compared to the
average cap rate of 4.5% at which they would currently trade, represents significant value
creation. We are also currently delivering two new assets in Manhattan – Prism at Park Avenue
South and 170 Amsterdam – that will create value for our shareholders for years to come.

170 Amsterdam Avenue, New York, NY Prism at Park Avenue South,
50 East 28th Street, New York, NY

We currently have a development pipeline of over $3.1 billion. Our starts in 2014 of
approximately $1.2 billion were a high water mark primarily driven by several unique land sites
that we acquired in early 2013 in San Francisco and Seattle that will create value for decades.
Due to the high cost of land and increasing construction costs, we are not adding new sites to
our inventory at the same pace at which we are currently starting new construction. As a result,
you will see our development activity reduce to our historical run rate of approximately $500
million of annual starts, a level that can be funded without incremental equity capital.

With the rental demand we are seeing for our portfolio of well-located assets, we see unit
renovations and rehabilitations as another area of significant value creation. We spent more
than $51 million, or $8,400 per apartment unit, on renovations and rehabilitations to our
existing assets in 2014. These projects are primarily kitchen and bath renovations that keep our
assets competitive in the marketplace while delivering mid-teen returns on invested capital. We
plan to spend approximately $60 million, or $9,000 per apartment unit, on additional projects in
2015 with similar return expectations.



We have positioned ourselves with the right portfolio, a laser like focus on operations and a
team of hard working professionals determined to deliver long term growth for our
shareholders. We focus on serving our customers while always creating value for our
shareholders. We focus on teamwork and collaboration as the bedrock principles of a successful
enterprise. We continue to harness the advances in technology that allow us to serve our
customers better and deliver them the optimal customer experience. We combine this spirit of
collaboration with our state of the art, best in class, operating platform to create the
performance that you have come to expect from Equity Residential. And we are proud that our
focus on operations has resulted in significant expansion in our operating margin over the last
five years.
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(1) Operating margin is the ratio (expressed as a percentage) of the Company’s same store
portfolio of properties’ net operating income divided by revenue. Net operating income
equals rental income less direct property operating expenses (including real estate taxes
and insurance) as well as an allocation of indirect property management costs.

We are often asked our thoughts on rising interest rates and what their impact will be on our
business. We have believed for a number of years that rates were headed up and they haven’t,
so we will stay away from prognostication here and focus on the potential impact. Generally,
rising interest rates are a very good sign for real estate because they are an indication of an
improving and growing economy, of strong job growth and rising wages. This means increasing
demand for industrial space, office space, retail, lodging and, of course, housing. In hard assets
with shorter dated leases like apartments, strong job growth and rising incomes quickly
translate into higher rental rates and growing bottom lines. Therefore, we don’t fear rising
rates…we welcome them and the accompanying strong economy!

WE FOCUS ON RUNNING A CONSERVATIVE BALANCE SHEET
That means maintaining superior liquidity through access to multiple sources of financing,
taking advantage of the current environment and positioning the company for opportunity. We
have been focused on extending maturities and had a very productive year in the capital
markets in 2014. In June, for the first time in our history, we sold $750 million of 30 year notes at
an all-in effective interest rate of 4.57%. Our offering was one of the first ever 30-year issuances
by a REIT and was heavily oversubscribed. At the same time, we sold $450 million of 5 year notes
at an all-in effective interest rate of 2.52%, one of the lowest rates ever achieved in our space. In
early 2015, we again were among the vanguard in our industry with the introduction of a $500
million Commercial Paper program. As the second REIT to launch this type of program and the
only one in the multifamily space to do so, we are now able to borrow at floating rates of
interest that are well below our competitors. In total, we expect to issue close to a billion dollars
of longer dated debt in 2015 to repay maturing debt and fund some development activity. We
will look at opportunities in both the secured and unsecured markets and may test the market
for more 30 year paper. We continue to enjoy the highest ratings in our sector from both
Moody’s and S&P (Baa1/BBB+) and have been placed on Positive Outlook by both agencies,
which is, with no guarantee, the first step towards a rating upgrade.



WE ARE PROUD OF OUR ROLE IN OUR COMMUNITIES AND AS
AN INDUSTRY LEADER
We have a fantastic team of professionals across our entire enterprise. Their commitment to
their customers, their colleagues and their communities is unmatched. In addition to providing
tremendous customer service to our residents, our team members spend thousands of hours
volunteering in the communities that they and our customers call home. Mentoring, reading at
schools, cleaning up local parks and running food drives are just some of the many activities in
which they are engaged.

As an industry leader, our commitment includes creating and maintaining sustainable
communities. We were very pleased to be named as the 2014 North American Residential –
Large Cap Sector Leader by the Global Real Estate Sustainability Benchmark (GRESB) survey, a
globally recognized analysis of the sustainability performance of approximately 650 real estate
portfolios worldwide.

We were also recognized, again this year, as one of the Most Admired Companies in America as
part of Fortune Magazine’s annual survey of the investment community and corporate boards.
Our inclusion in this prestigious list is a reflection of the hard work and dedication of our entire
team.

We expect 2015 to be another very good year for the apartment business. Fundamentals
continue to be exceptionally strong and we remain confident that we are in the early stages of
what should be an extended run of above average growth. We expect the re-urbanization of our
cities to continue unabated as powerful demographic and economic forces shape our country’s
future. Equity Residential is uniquely positioned to benefit from this trend and we look forward
to many years of growing income, dividends and shareholder value on your behalf.

We appreciate your continued support.

Regards,

Sam Zell David J. Neithercut
Chairman President and CEO
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Corporate Data

Board of Trustees
Samuel Zell5,6

Chairman of the Board, Equity Residential
Chairman of the Board,
Equity Group Investments, LLC

Gerald A. Spector2

Vice Chairman of the Board, Equity Residential

David J. Neithercut5,6

President and Chief Executive Officer
Equity Residential

John W. Alexander3, 4

President, Mallard Creek Capital Partners, Inc.

Charles L. Atwood1,2,4,5

Former Vice Chairman, Caesars Entertainment
Corporation

Linda Walker Bynoe2

President and Chief Executive Officer, Telemat Ltd.

Mary Kay Haben3,4

Former President-North America
William Wrigley Jr. Company

Bradley A. Keywell3

Managing Partner, Lightbank

John E. Neal2,5

Partner, Linden LLC

Mark S. Shapiro3,4

Chief Content Officer, IMG

Stephen E. Sterrett2

Former Chief Financial Officer, Simon Property
Group, Inc.

B. Joseph White3, 4

President Emeritus and James F. Towey Professor
of Business and Leadership, the University of
Illinois

1 Lead Trustee, 2 Audit Committee, 3 Compensation
Committee, 4 Corporate Governance Committee,
5 Executive Committee, 6 Pricing Committee

Total Shareholder Returns
Performance Graph 2010-2014

The following graph compares our shareholder
return (assuming reinvestment of dividends) since
December 31, 2009 with the S&P 500 Index and
the index of REITs prepared by NAREIT. The graph
assumes an investment of $100 in Equity
Residential and the two indexes on December 31,
2009. The NAREIT index includes all tax-qualified
REITs listed on the NYSE, the American Stock
Exchange and the Nasdaq Stock Market.
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Corporate Office
Equity Residential
Two North Riverside Plaza, Suite 400
Chicago, Illinois 60606-2609
Phone: 312.474.1300
www.equityapartments.com

Our Guidelines on Governance, Code of Ethics and
Business Conduct and Committee Charters are
available in the Investor section of our website at
www.equityapartments.com/corporate.

Executive Officers
David J. Neithercut
President and Chief Executive Officer

Barry S. Altshuler
Executive Vice President-Investments

Alexander Brackenridge
Executive Vice President-Investments

Alan W. George
Executive Vice President and
Chief Investment Officer

Mark J. Parrell
Executive Vice President and
Chief Financial Officer

John Powers
Executive Vice President–Human Resources

David S. Santee
Executive Vice President and
Chief Operating Officer

Bruce C. Strohm
Executive Vice President and General Counsel

Mark N. Tennison
Executive Vice President–Development

Auditor
Ernst & Young LLP
Chicago, Illinois

Transfer Agent
To keep securities information up-to-date and to
ensure that holders of Equity Residential securities
receive financial information as soon as possible
after mailing, please advise the transfer agent of
your new address or change of name. Write to
them directly at the following address:

Computershare Trust Company, N.A.
P.O. Box 30170
College Station, TX 77842-3170
Or call, 800.733.5001
www.computershare.com

Shareholders
The number of record holders of Equity
Residential common shares at February 20, 2015
was approximately 2,700. The number of
outstanding common shares as of February 20,
2015 was 363,798,297.

Form 10-K and Other Reports
Requests for Equity Residential’s Form 10-K filed
with the Securities and Exchange Commission
(SEC) and any other inquiries from individuals and
institutional investors should be directed to:

Martin J. McKenna
First Vice President–Investor and Public Relations
Equity Residential
Two North Riverside Plaza, Suite 400
Chicago, Illinois 60606-2609
Phone: 888.879.6356
Email: InvestorRelations@eqr.com

The SEC also maintains a website that contains
reports, proxy information and statements, and
other information regarding registrants who file
electronically with the SEC. The website address is:
www.sec.gov.

Common Share Market Prices and
Dividends
Equity Residential’s common shares are listed on
the New York Stock Exchange (NYSE), ticker
symbol EQR. The high, low and closing sales prices
and the distributions declared for the past two
years were as follows:

2014 High Low Close
Dividend
Declared

Fourth Quarter $74.72 $61.47 $71.84 $0.5000
Third Quarter $67.91 $60.44 $61.58 $0.5000
Second Quarter $63.54 $57.19 $63.00 $0.5000
First Quarter $59.41 $51.55 $57.99 $0.5000

2013 High Low Close
Dividend
Declared

Fourth Quarter $56.06 $50.08 $51.87 $0.6500
Third Quarter $59.40 $50.24 $53.57 $0.4000
Second Quarter $60.97 $52.71 $58.06 $0.4000
First Quarter $58.81 $53.64 $55.06 $0.4000

Distribution Reinvestment Plan
Equity Residential offers a Distribution
Reinvestment Plan. For an information packet,
including the plan prospectus and enrollment
form, please call the Plan Administrator,
Computershare, at 800.733.5001.



Equity Residential
Two North Riverside Plaza, Suite 400
Chicago, IL 60606-2609

www.equityapartments.com
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