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Introduction

Every great company has a story, a narrative woven from the vision of its founders,
the dedication of its employees, and the evolving landscape of the markets it serves.
This book, "A History of Mid-America Apartment Communities: The Story of an S&P 500
Company," chronicles just such a journey—the remarkable ascent of MAA from its
humble beginnings to its current standing as a prominent S&P 500 enterprise. It is a
tale not merely of bricks and mortar, but of strategic foresight, unwavering
commitment, and the relentless pursuit of excellence in the dynamic world of
residential real estate.

From its inception, MAA embarked on a path that would see it grow into a dominant
force in the Sunbelt region, carving out a niche in a highly competitive industry. This
book delves into the pivotal decisions, the challenges overcome, and the innovations
embraced that collectively shaped the company's trajectory. We will explore how MAA
navigated the turbulent economic waters of the 1970s, capitalized on the
opportunities for expansion in the 1980s, and made the momentous leap to becoming
a publicly traded entity. Each chapter peels back a layer of the company's past,
revealing the intricate tapestry of its development.

The journey to becoming an S&P 500 company is a testament to sustained growth,
sound financial stewardship, and a deep understanding of market dynamics. This book
examines the strategic acquisitions that bolstered MAA's portfolio, the operational
efficiencies that optimized its performance, and the cultural values that defined its
identity. It illuminates the company's ability to adapt to changing economic climates,
integrate new technologies, and foster a resident-centric approach that has been
fundamental to its enduring success. Understanding MAA's history offers invaluable
insights into the broader evolution of the real estate investment trust (REIT) landscape
and the factors that drive long-term shareholder value.

Beyond the balance sheets and property acquisitions, this history explores the human
element that has been vital to MAA's success. We will shine a light on the leadership
transitions that guided the company through different eras, the dedication of its
employees, and the strong community focus that has always been a cornerstone of its
operations. From talent development to philanthropic endeavors, MAA’s story is also
one of cultivating a thriving internal culture and making a positive impact on the
communities it serves. This book seeks to capture the spirit and resilience that have
allowed MAA to not only weather various storms but to emerge stronger and more
focused.

Ultimately, this book offers more than just a chronological account; it provides a
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comprehensive understanding of the principles and practices that have propelled Mid-
America Apartment Communities to its esteemed position. For investors, industry
professionals, and anyone interested in the anatomy of a successful enterprise, MAA's
story offers a compelling case study in strategic growth, adaptability, and enduring
value creation. Join us as we journey through the decades, uncovering the rich history
of an S&P 500 company that has truly shaped the landscape of apartment living in
America.
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CHAPTER ONE: The Early Days: Founding and Initial
Growth

The narrative of Mid-America Apartment Communities, or MAA as it is widely known,
commences in 1977, a year that saw the company's precursor, The Cates Company,
spring to life in Memphis, Tennessee. This venture was the brainchild of George E.
Cates, a man whose diverse professional background laid an intriguing foundation for
his eventual foray into real estate. Born in Burlington, North Carolina, Cates honed his
analytical and operational skills over eleven years at Buckeye Cellulose, a Procter &
Gamble unit, after graduating with a degree in industrial engineering from Georgia
Institute of Technology in 1959. His roles at Procter & Gamble spanned engineering,
manufacturing, and sales, providing him with a robust understanding of various
business facets.

The pivotal moment arrived in 1970 when Cates attended a real estate conference, an
event he would later describe as his "discovery" of the apartment business. This
revelation prompted a significant career shift. In the same year, he departed from
Procter & Gamble to assume the role of general manager at Walk Jones and Francis
Mah Inc., a Memphis-based engineering and architectural firm that specialized in
developing apartment complexes. This experience served as his direct immersion into
the world of multifamily housing, offering invaluable insights into its intricacies. It was
during this period that the seeds of his future entrepreneurial endeavor were
undoubtedly sown, as he witnessed firsthand the mechanics of apartment
development and management.

Seven years later, in 1977, Cates channeled this accumulated knowledge and
experience into establishing his own enterprise, The Cates Company. Initially, the
company focused on apartment management, laying the groundwork for what would
eventually evolve into a prominent real estate investment trust. The Cates Company
operated with a clear vision: to provide quality living spaces and effective property
management. This early focus on core operational excellence would become a
hallmark of MAA's sustained success. The initial years were characterized by a
deliberate and steady approach to growth, as the company sought to establish a
strong regional presence.

By the close of 1993, The Cates Company had expanded considerably under George
Cates' leadership. It managed 22 properties spread across four states, encompassing
approximately 5,600 apartment units, and employed a team of 175 individuals. This
period of steady growth demonstrated Cates' astute understanding of the real estate
market and his ability to scale operations effectively. The company's expanding
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portfolio and growing workforce underscored its increasing influence in the multifamily
housing sector, particularly within the Sunbelt region, which would later become MAA's
strategic stronghold.

The year 1993 marked a significant turning point in the company's history with the
formation of Mid-America Apartment Communities Inc. This strategic move saw Cates
collaborate with Memphis apartment developer Robert Fogelman and other investors
to reorganize The Cates Company's business as a real estate investment trust (REIT).
The REIT structure, initially conceived by Congress in 1960, was gaining considerable
traction as an investment vehicle, offering smaller investors a pathway into real estate
ownership, much like mutual funds. This reorganization was a forward-thinking
decision, positioning the company to tap into broader capital markets and fuel future
expansion.

The transition to a REIT structure opened new avenues for growth and investment. It
allowed MAA to aggregate capital from a wider pool of investors, providing the
financial leverage necessary for more ambitious projects and acquisitions. This shift
was not merely a change in legal structure but a strategic reorientation that laid the
foundation for MAA's future as a publicly traded company. The move reflected a keen
awareness of evolving financial instruments and a willingness to adapt to market
trends to maximize opportunities for expansion and value creation.

In February 1994, MAA took another monumental step by acquiring The Cates
Company from George E. Cates and subsequently launched its initial public offering
(IPO). This event marked the company's official debut as a public entity, raising $175
million from shareholders. The IPO was a testament to the confidence investors had in
MAA's established track record and its future growth potential within the burgeoning
REIT landscape. Becoming a publicly traded company provided MAA with greater
liquidity and visibility, allowing it to compete more effectively in the real estate
market.

The IPO proceeds provided MAA with substantial capital to pursue its strategic
objectives, primarily focused on expanding its portfolio of apartment communities.
This period immediately following the IPO was crucial for solidifying MAA's position in
the market and demonstrating its capacity for sustained growth as a public company.
The transition from a privately held entity to a publicly traded one brought with it new
responsibilities and opportunities, demanding transparency and accountability to a
broader base of shareholders.

One of the earliest and most significant acquisitions post-IPO occurred in June 1995
when Mid-America utilized approximately $57.8 million in stock to acquire America
First REIT Inc., based in Omaha, Nebraska. This acquisition was a pivotal moment, as it
immediately added 12 apartment complexes, comprising more than 3,200 units,
located strategically across the Southeast and Southwest regions. This single
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transaction propelled MAA's portfolio to over 15,000 apartments spread across eleven
states, marking a substantial leap in its scale and geographic reach.

The integration of America First REIT's properties significantly bolstered MAA's
presence in the Sunbelt, a region that would become central to its long-term strategy.
This acquisition showcased MAA's commitment to strategic growth through inorganic
expansion, allowing it to quickly gain market share and diversify its asset base. The
addition of these communities, combined with the opening of a company-developed
project, The Woods at Post House in Jackson, Tennessee, further expanded MAA's
holdings to more than 18,000 units across 70 apartment communities. This rapid
initial growth phase, fueled by a successful IPO and strategic acquisitions, firmly
established MAA as a rising force in the multifamily real estate sector.
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