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UDR,Inc. (NYSEUDR) has a demonstratedhistory
of successfullymanaging,buying, selling,developing Tom Herzog
and redevelopingattractive real estate propertiesin 720.283.6139

primary U.S markets

A S&P 400 Company Investor Relations:
A $14.5 Billion Enterprise Shelby Noble

A 2016 Annualized Dividend of $1.18, ~3.3% Yiel 720.922.6082
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STRATEGIC OBJECTIVES - OVERVIEW 3
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will continue to generate safe, consistent cash flow growth and optimize
shareholder value

Drive organigrowth / Allocatecapital to
expand margins and accretiveopportunities,
improve resident / including development,
associate satisfactio that strengthen our
throughour bestin- marketmix and
class operating portfolio quality
platform
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Accretively fund growth and maintam
strong and flexibldalance sheet

4

GenerateHigh-Quality CasiHow Growth to
Grow the Dividend and NAVper share

4

Drive Total Shareholder Return (TSR)



REVIEW OF 201571 RESULTS VS. PLAN 4

2015 results kept us thne with or ahead of the majority of objectives set
forth in previous 3year Plans

2013A2015A VS. 2014A2016EVS.  2015A2016EVS.
ORIGINAL 20132015 PRIOR 2032016 PRIOR 2012016

OPERATIONS THREEEAR PLAN THREEEAR PLAR TWOYEAR PLAR
SS Revenue Growth +225 bps +430bps +335bps

SS Expense Growth (85) bps (70)bps +50bps

SS NOI Growth +375bps +630bps +445bps
CAPITAL ALLOCATION

Stabilized Develop. Yield Exceeded 15@00 bps  Exceeded 15@00 bps Exceeded 15@00 bps
versus Cap Rate Spread targeted range targeted range targeted range

BALANCE SHEET

Leverage (290)bps (250)bps (100)bps
Net Debtto-EBITDA (.60)x (.40)x (.10)x
FixedCharge Coverage +.95x% +.60x +.30x

CASH FLOW AND DIVIDEND GROWTH

FFO as Ad)./sGrowth +680bps +665bps +395bps
AFFO/siGrowth +755bps +740 bps +520 bps
Dividend/sh Growth In-Linewith AFFO In-Linewith AFFO In-Linewith AFFO

(1) Published in February 2013.
(2) Published in February 2014. . .
(3) Published in February 2015. Green = Aheapu a = InLine; Red = Behind



OPERATIONAL EXCELLENCE 2

Our bestin-class operating platform is a competitive advantage that
differentiates UDR and continues to generate strong results versus pee

X [ 95 ¢ hSSREVEMUEROWTH WHICH HAS OUTPACED TH,
OF PEERS SINCE INITIATING OUR STRATEGIQBLAN IN
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Increased SS and Total Revenue per Occupied Home by $3
and $398, respectively, or 26%

> Grew SS Occupancy by 100 bps to 96.7%

> Reduced SS Turnover by 310 bps to 51.9%

> Improved SS NOI margins to 71.5% from 69.3%

(1) Excludes historical AEC, BRE, CLP and HME results.
Source: Company, MF peer documents and Axiometrics.



OPERATIONS T SUSTAINABLE IMPROVEMENT

Implementing operating efficiency initiatives that boost revenue growth or
NBERdzOS SELISyaSa gAft O2yiAydzS (2

Primary Enhancements to Operating Platform

Current Enhancements Potential Future Enhancementg

wSimplify
Reduce w6 Day reduction since documentation
Average Davs 2012 through lease Paperless process and provide
Y g y expiration management Office better audit trail
acant and unit turn efficiency wReduces cost and
saves time
wPromote
Repair and wR&M costs 10% lower Energy sustainability through
Maintenance than typical ~ Efficiency/ advancements in
S expectations since Year . lighting, heating and
Efficiencies End 2012 Conservation cooling

wWater conservation

wSourced ~1,050

Resurrecting incremental leases since Ultra High .
Discarded 2014 through our Speed wﬁ‘u?i\évs%rgﬁgty 12l
Rental Leads corporate outbound call Internet
center

: wProvided a needed
RESIEEL service to our residents Parking

Package :
Management glr:gt éfduced packaged Solutions

wAssess parking
opportunities across
the portfolio

Continuously improving our operating platform is a significant
competitive advantagdncremental efficiency opportunities will serve
to maintain this advantage for years to come.

Source: Company documents.



OPERATIONS T OPERATING INITIATIVES 7

The impact to our bottorine from some of our current operating initiatives i
guantified below

1 REDUCE DAYS VACANT

A 6 days recovered since 2012

Impact of 6 Day _ N
w$6.6M in Additional NOI

2 INCREASE MAINTENANCE STAFF EFFICIENCY

A Use efficiency gains to bring more R&M worhouse
A Approximately 60 minutes per day recovered since 2012

Impact of 1 Hour

Recovered w$3.2M in Additional NOI

3 RESURRECT DISCARDED RENTAL LEADS
A Use a corporat®utbound callcenter to reach out to discarded rentalads to
gauge interest
A ~400 incremental leases sourced in 2014 and ~650 sourced in 2015

RISt LEIE (0$5.4M in Additional NOI

Average Annual Lease

4 INTERNALIZE COLLECTIONS DEPARTMENT

A Useinternal collections specialists to improve bad debt collections through
experience and realizing internal efficiencies
A Reduced expenses paid t6 Barty collection agency

Impact of Internalized w$1.2M in Additional NOI

Collections Departmen

Source: Company documents.



CAPITALALLOCATION - DEVELOPMENT

UNDERWAY AND COMPLETED,-SOMNBILIZED DEVELOPMENT

Size:1,689homes at 100%

Cost: $670M, $587Kper home at 100%
Spent to Date:$370M (~55%f equity
commitment)

Size: 1,533 homes at 100%
Going In Value:$559M (UDR Share:
$271M), B65Kper home at 100%

oo  To  ToTolw

@ Seattle
2 West CoasiVs$86M
1 land parcel

San Francisco
2 underway assets, $212M
1 land parcel

Los Angeles
1 underway asset, $54M
1 West Coast JV, $61M

e O land parcels, 2 entitled
@

Orange County
2 underwayassets $405M
2 West CoasiVs$124M

Witd. avg. yield vs. cap rate spread~@45bps
WEST COAST DEVELOPMENT JV

A Completion timeline of remaining
underway development:
U 2016 $162M
U 2017: $166M
U 2018: $342M

A Completion timeline of remaining
underway development:
U 2016 ®15M
U 2017:$56M

Bostone
2 land parcels, 2 entitled

e Dallas
2 land parcel$), 2 entitled

SHADOW PIPELINE

UDR WHOLEOYWNED LAND STAPS
Parcels:5 total; 3 entitled
Locations:Boston,Dallas, Los Angeles
Cost Basis$81M

Potential Homes:600-900 homes
Potential Construction Cost$400-$500M

A
A
A
A
A

T>o T>o
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UDR/METLIFE JV LAND STATS AT 100%

Parcels: 6 total; 3 entitled

Locations: Seattle, Los Angeles, SF Bay
Area, Dallas

Cost Basis$162M; UDR share i48M
Potential Homes:2,800-3,200 homes
Potential Construction Cost$850-$950M
UDR share: $46$500M

POTENTIAL SHADOW PIPELINE VALUE CREATION FOBRSUDR #HM

(1) Includes consolidated joint ventures of which UDR owns 95%.

(2) A portion of the Dallas land is wholly-owned and a portion is held in the UDR/MetLife Vitruvian Park® Joint Venture.

amount s presented

Not e: Dol | ar
Source: Company documents.

at UDROGs ownership interest

unl



CAPITALALLOCATION T VALUE CREATION 9

Development remains our most attractive capital allocation opportunity
Targeted Average Initial Returns Available to UDR

Acq. Market Cap Rate: 4.5%
Dev. SHAORSEGR = Stabilized Yield: 6.3%

2% 3% 4% 5% 6% 7% 8%
Cash flow/sh and NAV/sh growth are expected to remain strong as development
stabilize

Under Construction Developmentss670M
+ Stabilized, NotMature Developmentd ¢ $567M
= TotalDevelopmentc $1.25B is expected to create ~$4530M inNAV

Expected Cash Flowsh Expected NAV/sh
Accretion Upon Stabilization Accretion
$0.08 - $2.00 -
$0.06 A $1.50 -
$0.04 - $1.00 -
$0.02 A $0.50 -
$0.00 - $0.00 -
Accretion Accretion

WestCoast Development Joint Venture Initiatiallpriceg $271M

+ Steele Creek Participating Debt Investmefd3M
= Total Additional Investmentc $364Mis expected to create-$80Min NAV

(1) Includes 13" & Market i San Diego, 100 Pier 4 i Boston, MA; Beach and Ocean i Huntington Beach, CA, Fiorii Dallas, DelRay
Toweri Alexandria, VA; and Los Alisos i Mission Viejo, CA.
Source: Company documents.



UDROS DEVELOPMENTS

Some of our recent developments are presented below
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