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Part I — Financial Information

Item 1. Financial Statements.

CONDENSED CONSOLIDATED BALANCE SHEETS

(Amounts in thousands, except share and per share data)

(Unaudited)
December 31,

June 30, 2012 2011
ASSETS
Assets:
Collegiate housing properties, net $817,321 $ 803,519
Assets under development 128,349 56,648
Corporate office furniture, net 1,974 574
Cash and cash equivalents 8,414 75,813
Restricted cash 5,442 4,826
Student contracts receivable, net 496 347
Receivable from managed third parties 497 933
Notes receivable 18,000 18,000
Goodwill and other intangibles, net 3,258 3,965
Other assets 16,257 13,184
Total assets $ 1,000,008 $ 977,809
LIABILITIES AND EQUITY
Liabilities:
Mortgage and construction loans, net of unamortized premium/discount $ 310,507 $ 358,504
Unsecured revolving credit facility 30,000 —
Accounts payable 3,675 3,933
Accrued expenses 43,183 27,833
Deferred revenue 12,000 14,409
Total liabilities 399,365 404,679
Commitments and contingencies (see Note 6) — —
Redeemable noncontrolling interests 9,218 9,776
Equity:
Common stock, $0.01 par value per share, 200,000,000 shares authorized, 953 918

95,293,349 and 91,800,688 shares issued and outstanding as of June 30, 2012 and
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December 31, 2011, respectively
Preferred stock, $0.01 par value per share, 50,000,000 shares authorized, no
shares issued and outstanding

Additional paid-in capital 686,546 662,657
Accumulated deficit (98,564 ) (101,708
Total Education Realty Trust, Inc. stockholders’ equity 588,935 561,867
Noncontrolling interests 2,490 1,487
Total equity 591,425 563,354
Total liabilities and equity $1,000,008 $ 977,809

See accompanying notes to the condensed consolidated financial statements.
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CONDENSED CONSOLIDATED STATEMENTS OF OPERATIONS

(Amounts in thousands, except per share data)

(Unaudited)
Six Six
months  months
ended ended
June 30, June 30,
2012 2011
Revenues:
Collegiate housing leasing revenue $67,715 $52,312
Third-party development consulting services 345 2,349
Third-party management services 1,572 1,579
Operating expense reimbursements 4,399 3,873
Total revenues 74,031 60,113
Operating expenses:
Collegiate housing leasing operations 30,677 24,580
Development and management services 3,263 2,647
General and administrative 4,050 2,978
Depreciation and amortization 17,518 13,845
Ground lease expense 3,020 2,732
Reimbursable operating expenses 4,399 3,873
Total operating expenses 62,927 50,655
Operating income 11,104 9,458
Nonoperating expenses:
Interest expense 7,587 9,384
Amortization of deferred financing costs 623 568
Interest income 44 ) 92
Loss on extinguishment of debt — 351
Total nonoperating expenses 8,166 10,211
Income before equity in earnings (losses) of unconsolidated entities, income taxes and
. . . 2,938 (753
discontinued operations
Equity in earnings (losses) of unconsolidated entities (301 ) (18
Income (loss) before income taxes and discontinued operations 2,637 (771
Income tax benefit 479 ) (218
Income (loss) from continuing operations 3,116 (553
Income from discontinued operations 174 1,935
Net income 3,290 1,382
Less: Net income attributable to the noncontrolling interests 146 151
Net income attributable to Education Realty Trust, Inc. $3,144 $1,231

Earnings per share information:

)

~— N ~
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Income attributable to Education Realty Trust, Inc. common stockholders per share — basic and
diluted:

Continuing operations $0.03 $(0.01 )
Discontinued operations — 0.03
Net income attributable to Education Realty Trust, Inc. common stockholders per share $0.03 $0.02
Weighted average shares of common stock outstanding — basic 93,907 71,527
Weighted average shares of common stock outstanding — diluted 94,990 71,527
Amounts attributable to Education Realty Trust, Inc. — common stockholders:

Income (loss) from continuing operations, net of tax $2,972  $(680 )
Income from discontinued operations, net of tax 172 1,911
Net income $3,144 $1,231
Distributions per share of common stock $0.14  $0.10

See accompanying notes to the condensed consolidated financial statements.



Edgar Filing: Education Realty Trust, Inc. - Form 10-Q

CONDENSED CONSOLIDATED STATEMENTS OF OPERATIONS
(Amounts in thousands, except per share data)

(Unaudited)

Revenues:

Collegiate housing leasing revenue

Third-party development consulting services
Third-party management services

Operating expense reimbursements

Total revenues

Operating expenses:

Collegiate housing leasing operations

Development and management services

General and administrative

Depreciation and amortization

Ground lease expense

Reimbursable operating expenses

Total operating expenses

Operating income

Nonoperating expenses:

Interest expense

Amortization of deferred financing costs

Interest income

Total nonoperating expenses

Income (loss) before equity in earnings (losses) of unconsolidated entities, income
taxes and discontinued operations

Equity in earnings (losses) of unconsolidated entities
Income (loss) before income taxes and discontinued operations
Income tax benefit

Income (loss) from continuing operations

Income from discontinued operations

Net income

Less: Net loss attributable to the noncontrolling interests
Net income attributable to Education Realty Trust, Inc.

Earnings per share information:

Income attributable to Education Realty Trust, Inc. common stockholders per share —

basic and diluted:

Three
months
ended
June 30,
2012

$ 33,109
17
719
2,281
36,126

15,523
1,647
1,933
8,859
1,509
2,281
31,752
4,374

3,477
275
(23
3,729

645

(38
607
(404
1,011
165
1,176

(80
$ 1,256

)

Three
months
ended
June 30,
2011

$ 25,613
1,073
745
2,018
29,449

12,266
1,316
1,605
7,106
1,366
2,018
25,677
3,772

4,642
284
(47
4,879

(1,107

(23
(1,130
(371
(759
1,275
516

(60
$ 576
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Continuing operations $ 0.01
Discontinued operations —
Net income attributable to Education Realty Trust, Inc. common stockholders per share $ 0.01

Weighted average shares of common stock outstanding — basic 94,974
Weighted average shares of common stock outstanding — diluted 96,041
Amounts attributable to Education Realty Trust, Inc. — common stockholders:

Income (loss) from continuing operations, net of tax $ 1,092
Income from discontinued operations, net of tax 164
Net income $ 1,256
Distributions per share of common stock $ 0.07

See accompanying notes to the condensed consolidated financial statements.

4

$ (0.01
0.02
$ 0.01

72,209
72,209

$ (683
1,259

$ 576

$ 0.05

10
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CONDENSED CONSOLIDATED STATEMENTS OF CHANGES IN EQUITY

(Amounts in thousands, except share data)

(Unaudited)

Balance, December 31, 2010
Common stock issued to officers and
directors

Proceeds from issuances of common
stock, net of offering costs
Amortization of restricted stock
Cash dividends

Net income

Balance, June 30, 2011

Balance, December 31, 2011
Common stock issued to officers and
directors

Proceeds from issuances of common
stock, net of offering costs
Amortization of restricted stock
Cash dividends

Return of equity to noncontrolling
interests

Contributions from noncontrolling
interests

Net income (loss)

Balance, June 30, 2012

Common Stock
Shares
58,657,056 $ 587
44,280 —

13,235,833 132
53,369 1

71,990,538 $ 720

91,800,688 $ 918
32,286 —

3,421,926 34
38,449 1

95,293,349 $ 953

Amount Capital

Additional
Paid-In
Deficit
$414,850 $(90,694

360 —

91,683 —

608 —

(7,218 ) —

— 1,231
$500,283  $ (89,463

Interest

) $

) $

$662,657 $(101,708 ) $

360 —

35,996 —

631 —
(13,098 ) —

— 3,144
$686,546  $ (98,564

See accompanying notes to the condensed consolidated financial statements.

) $

1,487

(321

1,362

(38
2,490

Accumulated Noncontrolling

Total
$324,743

360

91,815

609

(7,218 )

1,231
$411,540
$563,354

360

36,030

632
(13,098 )

) (321 )

1,362

) 3,106
$591,425

11



Edgar Filing: Education Realty Trust, Inc. - Form 10-Q

CONDENSED CONSOLIDATED STATEMENTS OF CASH FLOWS
(Amounts in thousands)

(Unaudited)

Operating activities:

Net income

Adjustments to reconcile net loss to net cash provided by operating activities:
Depreciation and amortization

Depreciation included in discontinued operations

Deferred tax benefit

Loss on disposal of assets

Gain on sale of collegiate housing property in discontinued operations
Loss on extinguishment of debt

Loss on extinguishment of debt included in discontinued operations
Noncash rent expense related to the straight-line adjustment for long-term ground leases
Amortization of deferred financing costs

Amortization of deferred financing costs included in discontinued operations
Loss on interest rate cap

Amortization of unamortized debt premiums

Distributions of earnings from unconsolidated entities

Noncash compensation expense related to stock-based incentive awards
Equity in losses of unconsolidated entities

Change in operating assets and liabilities

Net cash provided by operating activities

Investing activities:

Property acquisitions, net of cash acquired

Purchase of corporate furniture and fixtures

Restricted cash

Investment in collegiate housing properties

Proceeds from sale of collegiate housing properties

Payments on notes receivable

Loan to participating development

Earnest money deposits

Investment in assets under development

Distributions from unconsolidated entities

Net cash used in investing activities

Financing activities:

Payment of mortgage and construction notes

Payment of offering costs

Debt refund (issuance) costs

Six months
ended

June 30,
2012

$3,290

17,518

(103
97

810
301
5,238
29,755

(22,951
(1,639
(616
(7,471
42
1,800

(70,659
82
(101,412

(77,300
(233
(26

A N N

)
)
)

)
)

Six months

ended
June 30,
2011

$ 1,382

13,845
501
91

2
(2,388
351
406
2,106
568

2

5

(195
194
753

18
(2,475
14,984

(38,950
(22
1,231
(10,722
57,515
39
(8,128
(325
(10,381

(9,743

(21,352
(472
46

12
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Borrowing on long-term debt 29,406 —
Debt extinguishment costs — (351
Repayments of line of credit — (3,700
Borrowings on line of credit 30,000 —
Proceeds from common stock offering 35,828 92,274
Dividends and distributions paid to common and restricted stockholders (13,098 ) (7,218
Dividends and distributions paid to noncontrolling interests (319 ) (137
Net cash provided by financing activities 4,258 59,090
Net increase (decrease) in cash and cash equivalents (67,399 ) 64,331
Cash and cash equivalents, beginning of period 75,813 6,958
Cash and cash equivalents, end of period $8.414 $71,289

See accompanying notes to the condensed consolidated financial statements.

13
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Six months Six months

ended ended
June 30, June 30,
2012 2011
Supplemental disclosure of cash flow information:
Interest paid $ 9,660 $ 9,849
Income taxes paid $ 49 $ 182
Supplemental disclosure of noncash activity:
Redemption of redeemable noncontrolling interests from unit holder $ 424 $ —

See accompanying notes to the condensed consolidated financial statements.

14
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NOTES TO CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

(Unaudited)

1. Organization and description of business

Education Realty Trust, Inc. (the “Trust”) was organized in the state of Maryland on July 12, 2004 and commenced
operations as a real estate investment trust (“REIT”) effective with the initial public offering (the “Offering”) that was
completed on January 31, 2005. Under the Trust’s Articles of Incorporation, as amended, the Trust is authorized to
issue up to 200 million shares of common stock and 50 million shares of preferred stock, each having a par value of
$0.01 per share.

The Trust operates primarily through a majority-owned Delaware limited partnership, Education Realty Operating
Partnership, LP (the “Operating Partnership”). The Operating Partnership owns, directly or indirectly, interests in
collegiate housing communities located near major universities in the United States.

The Trust also provides real estate facility management, development and other advisory services through the
following subsidiaries of the Operating Partnership:

_EdR Management Inc. (“Management Company”), a Delaware corporation performing collegiate housing management
activities; and

_EdR Development LLC (“Development Company”), a Delaware limited liability company providing development
consulting services for third party collegiate housing communities.

The Trust is subject to the risks involved with the ownership and operation of residential real estate near major
universities throughout the United States. The risks include, among others, those normally associated with changes in
the demand for housing by students at the related universities, competition for tenants, creditworthiness of tenants,
changes in tax laws, interest rate levels, the availability of financing, and potential liability under environmental and
other laws.

2. Summary of significant accounting policies

15
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Basis of presentation and principles of consolidation

The accompanying condensed consolidated financial statements have been prepared on the accrual basis of accounting
in conformity with accounting principles generally accepted in the United States (“GAAP”). The accompanying
condensed consolidated financial statements of the Trust represent the assets and liabilities and operating results of the
Trust and its majority owned subsidiaries.

The Trust, as the sole general partner of the Operating Partnership, has the responsibility and discretion in the
management and control of the Operating Partnership, and the limited partners of the Operating Partnership, in such
capacity, have no authority to transact business for, or participate in the management activities of the Operating
Partnership. Accordingly, the Trust accounts for the Operating Partnership using the consolidation method.

All intercompany balances and transactions have been eliminated in the accompanying condensed consolidated
financial statements.

Interim financial information

The accompanying unaudited interim financial statements include all adjustments, consisting only of normal recurring
adjustments, that in the opinion of management are necessary for a fair presentation of the Trust’s financial position,
results of operations and cash flows for such periods. Because of the seasonal nature of the business, the operating
results and cash flows are not necessarily indicative of results that may be expected for any other interim periods or
for the full fiscal year. These financial statements should be read in conjunction with the Trust’s consolidated financial
statements and related notes included in the Trust’s Annual Report on Form 10-K for the year ended December 31,
2011 filed with the Securities and Exchange Commission (the “SEC”).

16



Edgar Filing: Education Realty Trust, Inc. - Form 10-Q

Use of estimates

The preparation of financial statements in conformity with GAAP requires management to make estimates and
assumptions that affect the reported amounts of assets and liabilities and disclosures of contingent assets and liabilities
at the date of the financial statements and the reported amounts of revenues and expenses during the reporting period.
Significant estimates and assumptions are used by management in determining the recognition of third-party
development consulting services revenue under the percentage of completion method, useful lives of collegiate
housing assets, the valuation of goodwill, the initial valuations and underlying allocations of purchase price in
connection with collegiate housing property acquisitions, the determination of fair value for impairment assessments
and in the recording of the allowance for doubtful accounts. Actual results could differ from those estimates.

Reclassifications

Certain prior period amounts have been reclassified to conform to the current period presentation. In the condensed
consolidated statements of operations, regional and corporate costs of supporting our owned communities had
previously been included in general and administrative expenses. Beginning with the three months ended March 31,
2012, the reclassification of regional and corporate costs of supporting our owned communities to collegiate housing
leasing operations was not material to our condensed consolidated financial statements and had no impact on our
previously reported net income, changes in equity, financial position or net cash flows from operations.

Cash and cash equivalents

All highly-liquid investments with a maturity of three months or less when purchased are considered cash equivalents.
Restricted cash is excluded from cash for the purpose of preparing the condensed consolidated statements of cash
flows. The Trust maintains cash balances in various banks. At times, the amounts of cash may exceed the amount the
Federal Deposit Insurance Corporation (“FDIC”) insures. As of June 30, 2012, the Trust had $1.8 million of cash on
deposit that was uninsured by the FDIC or in excess of the FDIC limits.

Restricted cash

Restricted cash includes escrow accounts held by lenders for the purposes of paying taxes, insurance, principal and
interest and funding capital improvements.

17
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Distributions

The Trust pays regular quarterly cash distributions to stockholders. These distributions are determined quarterly by the
Board of Directors (“Board”) based on the operating results, economic conditions, capital expenditure requirements, the
REIT annual distribution requirements of the Internal Revenue Code of 1986, as amended (the “Code”), leverage
covenants imposed by our revolving credit facility and other debt documents, and any other matters the Board deems
relevant.

Collegiate housing properties

Land, land improvements, buildings and improvements and furniture, fixtures and equipment are recorded at cost.
Buildings and improvements are depreciated over 15 to 40 years, land improvements are depreciated over 15 years
and furniture, fixtures, and equipment are depreciated over 3 to 7 years. Depreciation is computed using the
straight-line method for financial reporting purposes over the estimated useful life.

18
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Acquired collegiate housing communities’ results of operations are included in the Trust’s results of operations from the
respective dates of acquisition. Appraisals, estimates of cash flows and valuation techniques are used to allocate the
purchase price of acquired property between land, land improvements, buildings and improvements, furniture, fixtures
and equipment and identifiable intangibles such as amounts related to in-place leases. Acquisition costs are expensed

as incurred and are included in general and administrative costs in the accompanying condensed consolidated
statements of operations.

Management assesses impairment of long-lived assets to be held and used whenever events or changes in
circumstances indicate that the carrying amount of an asset may not be recoverable. Management uses an estimate of
future undiscounted cash flows of the related asset based on its intended use to determine whether the carrying value
is recoverable. If the Trust determines that the carrying value of an asset is not recoverable, the fair value of the asset
is estimated and an impairment loss is recorded to the extent the carrying value exceeds estimated fair value.
Management estimates fair value using discounted cash flow models, market appraisals if available, and other market
participant data.

When a collegiate housing community has met the criteria to be classified as held for sale, the fair value less cost to
sell such asset is estimated. If the fair value less cost to sell the asset is less than the carrying amount of the asset, an
impairment charge is recorded for the estimated loss. Depreciation expense is no longer recorded once a collegiate
housing community has met the held for sale criteria. Operations of collegiate housing communities that are sold or
classified as held for sale are recorded as part of discontinued operations for all periods presented. During the six
months ended June 30, 2012 and 2011, eleven properties were classified as part of discontinued operations in the
accompanying condensed consolidated statements of operations for all periods presented. All eleven of these
properties were sold by June 30, 2011 (see Note 8).

Repairs, maintenance and major improvements

The costs of ordinary repairs and maintenance are charged to operations when incurred. Major improvements that
extend the life of an asset are capitalized and depreciated over the remaining useful life of the asset. Planned major
repair, maintenance and improvement projects are capitalized when performed. In some circumstances, the lenders
require the Trust to maintain a reserve account for future repairs and capital expenditures. These amounts are
classified as restricted cash in the accompanying condensed consolidated balance sheets as the funds are not available
for use.

Ground leases

19
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In conjunction with certain acquisitions, the Trust has entered into long-term ground leases which require an increase
in annual rent expense based on the greater of 3% or the consumer price index for the life of the lease. The Trust
recognizes the minimum 3% annual increase in rent expense on a straight-line basis. For the six months ended June
30, 2012 and 2011, the Trust recognized $3.0 million and $2.7 million in rent expense, respectively, in the
accompanying condensed consolidated statement of operations related to these ground leases.

Investment in unconsolidated entities

The Operating Partnership accounts for its investments in unconsolidated joint ventures, limited liability companies
and limited partnerships using the equity method whereby the cost of an investment is adjusted for the Trust’s share of
earnings of the respective investment reduced by distributions received. The earnings and distributions of the
unconsolidated joint ventures, limited liability companies and limited partnerships are allocated based on each owner’s
respective ownership interests. These investments are classified as other assets or accrued expenses, depending on
whether the distributions exceed the Trust’s contributions and share of earnings in the joint ventures, in the
accompanying condensed consolidated balance sheets.

Deferred financing costs

Deferred financing costs represent costs incurred in connection with acquiring debt facilities. These costs are
amortized over the terms of the related debt using a method that approximates the effective interest method. Deferred
financing costs, net of amortization, are included in other assets in the accompanying condensed consolidated balance
sheets.

10
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Common stock issuances and offering costs

Specific incremental costs directly attributable to the issuance of common stock are charged against the gross
proceeds of the related issuance. Accordingly, underwriting commissions and other stock issuance costs are reflected
as a reduction of additional paid-in capital in the accompanying condensed consolidated statement of changes in
equity.

On November 8, 2011, the Trust completed a follow-on offering of 14.4 million shares of its common stock, which
included 1.9 million shares purchased by the underwriters pursuant to an overallotment option. The Trust received
approximately $124.4 million in net proceeds from the offering after deducting the underwriting discount and other
offering expenses. On January 10, 2011, the Trust completed a follow-on offering of 13.2 million shares of its
common stock, which included 1.7 million shares purchased by the underwriters pursuant to an overallotment option.
The Trust received approximately $91.7 million in net proceeds from the offering after deducting the underwriting
discount and other offering expenses. The Trust used the net proceeds to repay debt, fund its development pipeline,
fund potential future acquisitions and for general corporate purposes.

On June 2, 2010, the Trust entered into two equity distribution agreements. Pursuant to the terms and conditions of
the agreements, the Trust could issue and sell shares of its common stock having an aggregate offering amount of up
to $50 million. Sales of the common stock depended upon market conditions and other factors determined by the Trust
and were made in transactions that were deemed to be “at-the-market” offerings as defined in Rule 415 under the
Securities Act of 1933, as amended. The Trust had no obligation to sell any of the common stock, and could at any
time suspend offers under the agreements or terminate the agreements. As of December 31, 2011, the Trust had sold
5.9 million shares of common stock under the agreements for net proceeds of $49.3 million and reached the aggregate
offering amount of $50 million. On September 20, 2011, the Trust entered into the 2011 equity distribution agreement.
Similar to the equity distribution agreements discussed above, the Trust may issue and sell shares of its common stock
having an aggregate offering amount of up to $50 million. As of June 30, 2012, the Trust had sold 4.6 million shares
of common stock under the 2011 equity distribution program for net proceeds of approximately $47.1 million. The
Trust is using the net proceeds to repay debt, fund its development pipeline, fund potential future acquisitions and for
general corporate purposes. On May 22, 2012, the Trust entered into two additional equity distribution agreements
similar to the previous agreements discussed above. Under the 2012 agreements, the Trust may issue and sell shares of
its common stock having an aggregate offering amount of $50 million. As of June 30, 2012, the Trust had sold no
common stock under the 2012 agreements.

On May 19, 2010, the Trust’s stockholders approved the Education Realty Trust, Inc. Employee Stock Purchase Plan
(the “ESPP”), which became effective on July 1, 2010. Pursuant to the ESPP, all employees of the Trust are eligible to
make periodic purchases of common stock through payroll deductions. Subject to the discretion of the compensation
committee of the Board, the purchase price per share of common stock purchased by employees under the ESPP is
85% of the fair market value on the applicable purchase date. The Trust reserved 300,000 shares of common stock for
sale under the ESPP. The aggregate cost of the ESPP (generally the 15% discount on the shares purchased) is recorded
by the Trust as a period expense. For the six months ended June 30, 2012 and 2011, total compensation expense

21
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relating to the ESPP was $12,630 and $13,395, respectively.

Debt premiums/discounts

Differences between the estimated fair value of debt and the principal value of debt assumed in connection with
collegiate housing property acquisitions are amortized over the term of the related debt as an offset to interest expense
using the effective interest method.

Income taxes

The Trust qualifies as a REIT under the Code. The Trust is generally not subject to federal, state and local income
taxes on any of its taxable income that it distributes if it distributes at least 90% of its taxable income for each tax year
to its stockholders and meets certain other requirements. If the Trust fails to qualify as a REIT in any taxable year, the
Trust will be subject to federal, state and local income taxes (including any applicable alternative minimum tax) on its
taxable income.

11
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The Trust has elected to treat certain of its subsidiaries, including the Management Company, as taxable REIT
subsidiaries (each a “TRS”). A TRS is subject to federal, state and local income taxes. The Management Company
provides management services and through the Development Company, provides development services, which if
directly provided by the Trust would jeopardize the Trust’s REIT status. Deferred tax assets and liabilities are
recognized based on the difference between the financial statement carrying amounts of existing assets and liabilities
and their respective tax basis. Deferred tax assets and liabilities are measured using enacted tax rates in effect in the
years in which those temporary differences are expected to reverse.

The Trust had no unrecognized tax benefits as of June 30, 2012 and 2011. As of June 30, 2012, the Trust did not
expect to record any unrecognized tax benefits. The Trust, and its subsidiaries, file federal and state income tax
returns. As of June 30, 2012, open tax years generally included tax years for 2008, 2009, 2010 and 2011. The Trust’s
policy is to include interest and penalties related to unrecognized tax benefits in general and administrative expenses.
As of June 30, 2012 and 2011, the Trust had no interest or penalties recorded related to unrecognized tax benefits.

Noncontrolling interests

As of June 30, 2012, the Trust had entered into three joint venture agreements to develop, own and manage properties
near the University of Alabama, Arizona State University — Phoenix and The University of Mississippi. The Trust is
deemed to be the primary beneficiary of these communities; therefore, the Trust accounts for these joint ventures
using the consolidation method. Our joint venture partners’ investments in the joint ventures are accounted for as
noncontrolling interests in the accompanying condensed consolidated balance sheets and statement of changes in
equity and net income attributable to noncontrolling interests in the accompanying condensed consolidated statement
of operations.

The units of limited partnership of the Operating Partnership (“Operating Partnership Units””) and units of limited
partnership of University Towers Operating Partnership, LP (“University Towers Operating Partnership Units™) are
referred to as noncontrolling interests. The Trust follows the guidance issued by the Financial Accounting Standards
Board (“FASB”) regarding the classification and measurement of redeemable securities. The Operating Partnership
Units and the University Towers Operating Partnership Units are redeemable at the option of the holder and
essentially have the same characteristics as common stock as they participate in net income and distributions.
Accordingly, the Trust has determined that the Operating Partnership Units and the University Towers Operating
Partnership Units meet the requirements to be classified outside of permanent equity and are therefore classified as
redeemable noncontrolling interests in the accompanying condensed consolidated balance sheets and net income
attributable to noncontrolling interests in the accompanying condensed consolidated statements of operations. The
value of redeemable noncontrolling interests is reported at the greater of fair value or historical cost at the end of each
reporting period. As of June 30, 2012, the Trust reported the redeemable noncontrolling interests at historical cost,
which was greater than fair value of $6.7 million. The Trust determined fair value using Level 2 inputs under the fair
value hierarchy using market price adjusted for the noncontrolling interests’ portion of income (loss) and distributions.
During the six months ended June 30, 2012, 43,832 Operating Partnership Units were redeemed for 43,832 shares of
common stock.
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Earnings per share

Basic earnings per share is calculated by dividing net earnings available to shares of common stock by weighted
average shares of common stock outstanding. Diluted earnings per share is calculated similarly, except that it includes
the dilutive effect of the assumed exercise of potentially dilutive securities. The Trust follows the authoritative
guidance regarding the determination of whether certain instruments are participating securities. All unvested
share-based payment awards that contain nonforfeitable rights to dividends or dividend equivalents are included in the
computation of earnings per share under the two-class method. This results in shares of unvested restricted stock being
included in the computation of basic earnings per share for all periods presented.

The following table reconciles the basic and diluted weighted average shares for the three and six months ended June
30, 2012:

12
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Three months  Six months
ended June 30, ended June 30,

2012 2012
Basic weighted average shares of common stock outstanding 94,974,171 93,906,974
Operating Partnership Units 859,905 875,577
University Towers Operating Partnership Units 207,257 207,257

Diluted weighted average shares of common stock outstanding 96,041,333 94,989,808

As of June 30, 2011, the following potentially dilutive securities were outstanding but were not included in the
computation of diluted earnings per share because the effects of their inclusion would be anti-dilutive:

Operating Partnership Units 903,738
University Towers Operating Partnership Units 207,257
Total potentially dilutive securities 1,110,995

A reconciliation of the numerators and denominators for the basic and diluted earnings per share computation is not
presented, as the Trust reported a loss from continuing operations for the three and six months ended June 30, 2011,
and therefore the effect of the inclusion of all potentially dilutive securities would be anti-dilutive when computing
diluted earnings per share; thus, the computation for both basic and diluted earnings per share is the same.

Goodwill and other intangible assets

Goodwill is tested annually for impairment as of December 31, and is tested for impairment more frequently if events
and circumstances indicate that the assets might be impaired. An impairment loss is recognized to the extent that the
carrying amount exceeds the asset’s fair value. The accumulated impairment loss recorded by the Trust as of December
31, 2008 is $0.4 million. No additional impairment has been recorded through June 30, 2012. The carrying value of
goodwill was $3.1 million as of June 30, 2012 and December 31, 2011, of which $2.1 million was recorded on the
management services segment and $0.9 million was recorded on the development consulting services segment.
Goodwill is not subject to amortization. Other intangible assets generally include in-place leases and management
contracts acquired in connection with acquisitions and are amortized over the estimated life of the lease/contract term.
The carrying value of other intangible assets was $0.2 million and $0.9 million as of June 30, 2012 and December 31,
2011, respectively.

Comprehensive income
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The Trust follows the authoritative guidance issued by the FASB relating to the reporting and display of
comprehensive income and its components. For all periods presented, comprehensive income is equal to net income.

Revenue recognition

The Trust recognizes revenue related to leasing activities at the collegiate housing communities owned by the Trust,
management fees related to managing third-party collegiate housing communities, development consulting fees
related to the general oversight of third-party collegiate housing development and operating expense reimbursements
for payroll and related expenses incurred for third-party collegiate housing communities managed by the Trust.

Collegiate housing leasing revenue — Collegiate housing leasing revenue is comprised of all activities related to leasing
and operating the collegiate housing communities and includes revenues from leasing apartments by the bed, food
services, parking lot rentals and providing certain ancillary services. This revenue is reflected in collegiate housing
leasing revenue in the accompanying condensed consolidated statements of operations. Students are required to

execute lease contracts with payment schedules that vary from annual to monthly payments. Generally, the Trust
requires each executed leasing contract to be accompanied by a signed parental guarantee. Receivables are recorded
when billed. Revenues and related lease incentives and nonrefundable application and service fees are recognized on a
straight-line basis over the term of the contracts. At certain collegiate housing facilities, the Trust offers parking lot
rentals to the tenants. The related revenues are recognized on a straight-line basis over the term of the related

agreement.
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Third-party development services revenue — The Trust provides development consulting services in an agency capacity
with third parties whereby the fee is determined based upon the total construction costs. Total fees vary from 3-5% of
the total estimated costs, and the Trust typically receives a portion of the fees up front. These fees, including the
up-front fee, are recognized using the percentage of completion method in proportion to the contract costs incurred by
the owner over the course of construction of the respective projects. Occasionally, the development consulting

contracts include a provision whereby the Trust can participate in project savings resulting from successful cost
management efforts. These revenues are recognized once all contractual terms have been satisfied and no future
performance requirements exist. This recognition typically occurs after construction is complete. For the six months
ended June 30, 2012 and 2011, there was $0.2 million and $0.5 million revenue recognized, respectively, related to

cost savings agreements on development projects.

On July 14, 2010, the Trust entered into definitive agreements for the development, financing and management of a
$60.7 million, 20-story, 572-bed graduate collegiate housing complex at the Science + Technology Park at Johns
Hopkins Medical Institute. The Trust developed and will manage the building, which was constructed on land owned
by Johns Hopkins University and leased to a subsidiary of East Baltimore Development, Inc., a nonprofit partnership
of private and public entities dedicated to Baltimore’s urban revitalization. Under terms of the agreements, the Trust (a)
received development and construction oversight fees and reimbursement of pre-development expenses, (b) invested
in the form of an $18.0 million second mortgage, (c) received a $3.0 million fee for providing a repayment guarantee
of the construction first mortgage and (d) received a 10-year management contract. As of June 30, 2012 and December
31, 2011, the note receivable for the second mortgage had a balance of $18.0 million and is recorded in notes
receivable in the accompanying condensed consolidated balance sheets. The carrying value of the note receivable
approximates fair value, which was determined by the standard practice of modeling the contractual cash flows
required under the instrument and discounting them back to their present value at the appropriate current risk adjusted
interest rate. The fair value of our note receivable is classified as Level 3.The Trust does not have an ownership
interest of any form that would require consolidation. Due to its financing commitments to the project along with
other factors, the Trust will not recognize the development services revenue, guarantee fee revenue and interest
income earned on the second mortgage until the second mortgage is repaid, and the Trust no longer has a substantial
continuing financial involvement. If the construction loan and second mortgage had been repaid prior to June 30,
2012, the Trust would have recognized development services revenue net of costs of $1.8 million, guarantee fee
revenue of $3.0 million and interest income of $2.8 million since the commencement of the project.

Third-party management services revenue — The Trust enters into management contracts to manage third-party
collegiate housing communities. Management revenues are recognized when earned in accordance with each
management contract. Incentive management fees are recognized when the incentive criteria have been met.

Operating expense reimbursements — The Trust pays certain payroll and related costs to operate third-party collegiate
housing communities that are managed by the Trust. Under the terms of the related management agreements, the
third-party property owners reimburse these costs. The amounts billed to the third-party owners are recognized as
revenue.
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Costs related to development consulting services

Costs associated with the pursuit of third-party development consulting contracts are expensed as incurred, until such
time that management has been notified of a contract award. At such time, the reimbursable costs are recorded as
receivables and are reflected as other assets in the accompanying condensed consolidated balance sheets.

Costs directly associated with internal development projects are capitalized as part of the cost of the project.
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Recent accounting pronouncements

In May 2011, the FASB issued new authoritative guidance resulting in common fair value measurement and
disclosure requirements in GAAP and International Financial Reporting Standards. Consequently some of the
amendments clarify the FASB’s intent about the application of existing fair value measurement requirements. Other
amendments change a particular principle or requirement for measuring fair value or for disclosing information about
fair value measurements. The guidance is effective for financial statements issued for fiscal years and interim periods
beginning after December 15, 2011 and is applied prospectively. The adoption had no material impact on the Trust’s
condensed consolidated financial statements.

In September 2011, the FASB issued new authoritative guidance to simplify how entities test for goodwill
impairment. The new guidance allows an entity the option to first assess qualitative factors to determine whether the
existence of events or circumstances leads to a determination that it is more likely than not that the fair value of a
reporting unit is less than its carrying amount. If after assessing the totality of events or circumstances, an entity
determines it is not more likely than not that the fair value of a reporting unit is less than its carrying amount, then
performing the two-step goodwill impairment test is unnecessary. However, if the entity concludes otherwise, it is
required to proceed with performing step one of the goodwill impairment test and step two if necessary. Under the
new guidance, an entity is no longer permitted to carry forward its detailed calculation of a reporting unit’s fair value
as previously permitted. The guidance is effective for financial statements issued for fiscal years and interim periods
beginning after December 15, 2011, and early adoption is permitted. The adoption had no material impact on the
Trust’s condensed consolidated financial statements.

In December 2011, the FASB updated the guidance related to Property, Plant and Equipment- Real Estate Sales, to
eliminate diversity in practice regarding whether in substance real estate should be derecognized when the parent
ceases to have a controlling financial interest in a subsidiary that is in substance real estate because of a default of the
subsidiary on its nonrecourse debt. The updated guidance clarifies the accounting for such transactions is based on
their substance rather than their form, and a reporting entity generally would not satisfy the requirements to
derecognize the in substance real estate before the legal transfer of the real estate to the lender and the extinguishment
of the related nonrecourse debt. The guidance is effective for financial statements issued for fiscal years and interim
periods beginning after June 15, 2012. The adoption is not expected to have a material impact on the Trust’s condensed
consolidated financial statements.

3. Investments in unconsolidated entities

During the six months ended June 30, 2012 and 2011, the Trust had investments, directly or indirectly, in the
following active unconsolidated joint ventures and limited liability companies. These entities primarily own collegiate
housing communities that are managed by the Trust, and the Trust participates in major operating decisions; therefore,
the equity method of accounting is used to account for these investments.
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_University Village-Greensboro LLC, a Delaware limited liability company, 25% owned by the Operating
Partnership;

_WEDR Riverside Investors V, LLC, a Delaware limited liability company, 10% owned by the Operating Partnership;
and

*WEDR Stinson Investors V, LLC, a Delaware limited liability company, 10% owned by the Operating Partnership.

The following is a summary of financial information for the Trust’s unconsolidated joint ventures, limited liability
companies and limited partnerships for the six months ended June 30, 2012 and 2011:

2012 2011
(In thousands)
Results of Operations:
Revenues $2.,037 $5,654
Net loss (2,336) (338 )
Equity in earnings (losses) of unconsolidated entities $(301 ) $(18 )

As of June 30, 2012 and December 31, 2011, the Trust had $123 and $28,751 in investments in unconsolidated
entities classified in other assets in the accompanying condensed consolidated balance sheets, respectively. As of June
30, 2012 and December 31, 2011, the Trust had $1.4 million and $0.9 million, respectively, in liabilities related to
investments in unconsolidated entities where distributions exceeded contributions and equity in earnings; therefore,
these investments are classified in accrued expenses in the accompanying condensed consolidated balance sheet (see
Note 2).
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During the six months ended June 30, 2012, the Trust purchased the majority of the assets from the WEDR Stinson
Investors V, LLC joint venture for $22.9 million (see Note 7). The Trust recognized $0.1 million as its portion of the
loss on the investment as part of equity in earnings (losses) of unconsolidated entities in the condensed consolidated
statement of operations and recorded its share of the proceeds from the sale of $45,000 as a distribution in the
condensed consolidated financial statements.

4. Debt

Revolving credit facility

On September 21, 2011, the Operating Partnership entered into a Third Amended and Restated Credit Agreement (the
“Third Amended Revolver”). The Third Amended Revolver amended and restated the existing secured revolving credit
facility dated November 20, 2009. The previous facility (the “Second Amended Revolver”) had a maximum availability
of $95 million and was scheduled to mature on November 20, 2012. The Third Amended Revolver is unsecured, has a
maximum availability of $175 million and, within the first three years of the agreement, may be expanded to $315
million upon satisfaction of certain conditions. The Third Amended Revolver matures on September 21, 2014,

provided that the Operating Partnership may extend the maturity date for one year subject to certain conditions.

Availability under the Third Amended Revolver is limited to a “borrowing base availability” equal to the lesser of

(1) 60% of the property asset value (as defined in the agreement) and (ii) the loan amount, which would produce a debt
service coverage ratio of no less than 1.40. As of June 30, 2012, our borrowing base was $175.0 million, and we had
$30.0 million outstanding under the Third Amended Revolver; thus, our remaining borrowing base availability was
$145.0 million.

The Trust serves as the guarantor for any funds borrowed by the Operating Partnership under the Third Amended
Revolver. The interest rate per annum applicable to the Third Amended Revolver is, at the Operating Partnership’s
option, equal to a base rate or the London InterBank Offered Rate (“LIBOR”) plus an applicable margin based upon our
leverage. As of June 30, 2012, the interest rate applicable to the Third Amended Revolver was 1.88%. Due to the fact
the Third Amended Revolver bears interest at variable rates, cost approximates the fair value. The fair value is
estimated by discounting the expected cash flows based on estimated borrowing rates available to the Trust as of the
measurement date. The fair value of the Trust’s Third Amended Revolver is estimated using Level 2 inputs.

The Third Amended Revolver contains customary affirmative and negative covenants and contains financial

covenants that, among other things, require the Trust and its subsidiaries to maintain certain minimum ratios of
“EBITDA” (earnings before payment or charges of interest, taxes, depreciation, amortization or extraordinary items) as
compared to interest expense and total fixed charges. The financial covenants also include consolidated net worth and
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leverage ratio tests. As of June 30, 2012, the Trust was in compliance with all covenants of the Third Amended
Revolver.

The Trust is prohibited from making distributions in excess of 95% of funds from operations except to comply with
the legal requirements to maintain its status as a REIT.

During the six months ended June 30, 2011, the Trust used $3.7 million of the proceeds received in connection with
the stock offering that was conducted in January 2011 (see Note 2) to repay the outstanding balance of the Second
Amended Revolver.

Mortgage and construction debt

As of June 30, 2012, the Trust had outstanding mortgage and construction indebtedness of $310.6 million (excluding
unamortized debt discount of $0.1 million). Of the total, $50.6 million and $36.6 million relates to construction debt
and variable rate mortgage debt, respectively, that is described below, and $34.9 million pertains to outstanding
mortgage debt that is secured by the underlying collegiate housing properties or leaseholds bearing interest at fixed
rates ranging from 4.92% to 5.99%. The remaining $188.5 million of the outstanding mortgage indebtedness relates to
the Fannie Mae master secured credit facility that the Trust entered into on December 31, 2008 and expanded on
December 2, 2009 (the “Master Secured Credit Facility””), which bears interest at a weighted average fixed rate of
5.88%. The Trust has estimated the fair value of the fixed rate mortgage debt utilizing present value techniques (Level
2 of the fair value hierarchy). As of June 30, 2012 and December 31, 2011, the estimated fair value of the fixed rate
mortgage debt was $234.6 million and $299.3 million, respectively. The carrying value of the variable rate mortgage
and construction debt approximates fair value. The fair value is estimated by discounting the expected cash flows
based on estimated borrowing rates available to the Trust as of the measurement date. The fair value of the Trust’s
variable rate mortgage and construction debt is estimated using Level 2 inputs.
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The Trust was in compliance with all financial covenants, including consolidated net worth and liquidity tests,
contained in the Master Secured Credit Facility as of June 30, 2012. During the six months ended June 30, 2011, the
Trust repaid $35.5 million of variable rate debt that was outstanding under the Master Secured Credit Facility with
proceeds from the sale of five collegiate housing communities (see Note 8).

In order to hedge the interest rate risk associated with the variable rate loans under the Master Secured Credit Facility,
the Operating Partnership purchased an interest rate cap from the Royal Bank of Canada on December 22, 2008 for
$0.1 million. During the six months ended June 30, 2011, the Trust sold the cap back to the bank for $45,000 when the
variable rate debt discussed above was repaid. The notional amount of the cap was $49.9 million and the cap rate was
7.0% per annum. The Operating Partnership chose not to designate the cap as a hedge and recognized all gains or
losses associated with this derivative instrument in earnings. The fair value of the interest rate cap was determined
using available market information or other appropriate valuation methodologies and was classified as level 2 as
defined in the authoritative guidance.

As of June 30, 2012, the Trust had outstanding variable rate mortgage debt of $36.6 million that was assumed in
connection with the acquisition of the GrandMarc at Westberry Place collegiate housing community located at Texas
Christian University. The interest rate per year applicable to the loan is equal to a base rate plus a 4.85% margin, in
total not to exceed 7.5% per year, and principal and interest are paid on a monthly basis. The loan matures on January
1, 2020. As of June 30, 2012, the interest rate applicable to the loan was 4.89%.

As of June 30, 2012, the Trust had borrowed $10.7 million on a construction loan related to the development of a
wholly-owned collegiate housing community in Storrs, Connecticut (The Oaks on the Square). The interest rate per
year applicable to the loan is, at the option of the Trust, equal to a base rate plus a 1.25% margin or LIBOR plus a
2.25% margin and is interest only through October 30, 2015. As of June 30, 2012, the interest rate applicable to the
loan was 2.49%. On October 30, 2015, if certain conditions for extension are met, we have the option to extend the
loan until October 31, 2016. On October 30, 2016, if certain conditions are met, we have the option to extend the loan
until October 31, 2017. During the extension periods, if applicable, principal and interest are to be repaid on a monthly
basis.

As of June 30, 2012, the Trust had borrowed $25.2 million on a construction loan related to the development of a
jointly owned collegiate housing community in Tuscaloosa, Alabama (East Edge). The Trust is the majority owner
and managing member of the joint venture and will manage the community when completed. The loan bears interest
equal to LIBOR plus a 240 basis point margin and is interest only through June 30, 2014. As of June 30, 2012, the
interest rate applicable to the loan was 2.64%. On June 15, 2014, if the debt service ratio is not less than 1.15 to 1 and
an extension fee of 12.5 basis points of the total outstanding principal is paid to the lender, the Trust may extend the
loan until June 30, 2015. On June 15, 2015, if the debt service ratio is not less than 1.25 to 1 and an extension fee of
12.5 basis points of the total outstanding principal is paid to the lender, the Trust can extend the loan until June 30,
2016. During the first and second extension periods, if applicable, principal and interest are to be repaid on a monthly
basis.
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As of June 30, 2012, the Trust had $8.6 million outstanding on a construction loan related to the development of a
wholly-owned collegiate housing community at Syracuse University (University Village Apartments on Colvin). The
loan bears interest equal to LIBOR plus a 110 basis point margin and was interest only through September 29, 2011.
On September 29, 2011, the Trust extended the maturity date until September 29, 2013. Going forward, a debt service
coverage ratio, calculated annually on a rolling 12 month basis, of not less than 1.25 to 1 must be maintained with
principal and interest being repaid on a monthly basis. As of June 30, 2012 the interest rate applicable to the loan was
1.34%.
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As of June 30, 2012, the Trust had $6.1 million outstanding on a construction loan related to the development of a
second wholly-owned collegiate housing community at Syracuse University (Campus West). The interest rate per year
applicable to the loan is, at the option of the Trust, equal to a base rate plus a 0.95% margin or LIBOR plus a 1.95%
margin and is interest only through November 30, 2014. As of June 30, 2012, the interest rate applicable to the loan
was 2.19%. Once the project is complete and a debt service coverage ratio of not less than 1.30 to 1 is maintained, the
interest rate will be reduced to a base rate plus a 0.80% margin or LIBOR plus a 1.80% margin at the option of the
Trust. If certain conditions for extension are met, the Trust has the option to extend the loan twice for an additional
year. During the extension periods, if applicable, principal and interest are to be repaid on a monthly basis.

During the six months ended June 30, 2012, the Trust repaid in full $27.0 million of mortgage debt secured by the
collegiate housing community referred to as The Lofts located near the University of Central Florida in Orlando,
Florida. The debt had a fixed interest rate of 5.59% and was due to mature in May 2014. The Trust also repaid $10.2
million and $4.1 million on construction loans related to the development of a wholly-owned collegiate housing
community near Southern Illinois University (The Reserve at Saluki Pointe-Carbondale). The loans bore interest equal
to LIBOR plus 110 and 200 basis point margins, respectively, and were due to mature on June 28, 2012. The
mortgage debt and construction loans were repaid with proceeds from the Third Amended Revolver and cash on hand.

During the six months ended June 30, 2012, the Trust repaid in full $34.0 million of mortgage debt secured by the
collegiate housing community referred to as Campus Lodge located near the University of Florida in Gainesville,
Florida. The debt had a fixed interest rate of 6.97%, an effective interest rate of 5.48% and was due to mature in May
2012. The mortgage debt was repaid with cash on hand.

During the year ended December 31, 2011, the Trust repaid $18.8 million of mortgage debt bearing a fixed interest
rate of 5.55% that was due to mature in March 2012 and was secured by the collegiate housing community referred to
as NorthPointe in Tucson, Arizona. The mortgage debt was repaid with proceeds received in connection with the stock
offering that was conducted in November 2011 (see Note 2).

The scheduled maturities of outstanding mortgage and construction indebtedness as of June 30, 2012 are as follows:

Fiscal Year Ending (In thousands)
2012 (6 months ending December 31, 2012) $ 1,843

2013 37,181

2014 58,725

2015 21,265

2016 67,650
Thereafter 123,937
Total 310,601
Unamortized debt discounts (94 )
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Outstanding as of June 30, 2012, net of unamortized discounts ~ $ 310,507

As of June 30, 2012, the outstanding mortgage and construction debt had a weighted average interest rate of 5.16%
and carried a weighted average term to maturity of 4.3 years.

5. Segments

The Trust defines business segments by their distinct customer base and service provided. The Trust has identified
three reportable segments: collegiate housing leasing, development consulting services and management services.
Management evaluates each segment’s performance based on net operating income, which is defined as income before
depreciation, amortization, ground leases, impairment losses, interest expense (income), gains (losses) on
extinguishment of debt, equity in earnings of unconsolidated entities and noncontrolling interests. The accounting
policies of the reportable segments are the same as those described in the summary of significant accounting policies.
Discontinued operations are not included in segment reporting as management addresses those items on a corporate
level. The following table represents segment information for the six months ended June 30, 2012 and 2011:
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Six Months Ended June 30, 2012 Six Months Ended June 30, 2011
(In thousands)
ColBgiattopment Collegiate  Development
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