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2017: Year in Review

CAPITAL RECYCLING PORTFOLIO AQUISITION

Sold four Bought three Purchased 9-community portfolio aligning
perfectly with our investment strategy

Class C Assets H Class B Assets
""""""" A Increased unit count by 18%
V Recycled ~$87 million of capital in 2017 A Expanded and capitalized on economies of scale in core, non-
gateway markets such as:

V Upgraded portfolio by disposing Class C Assets, and used

proceeds to acquire Class B Assets 0 UL
o Columbus
Vv Newly acquired communities increased average rent per unit 0 Indianapolis

Acquired Class B assets or better

. . » ) Capitalized on operational opportunity through revenue
V Lowered exposure to capital intensive communities while management

incrt(:alging %verage effective monthly rent 3.0% in 2017 A Identified value add opportunities to bolster organic growth
portfolio-wide

STRONG ORGANIC CORPORATE PROFILE
GROWTH IMPROVEMENT

30.8% compared to communities sold

o Do

Same store NOI pors';‘acl)rlri1c;a :\2:de Same store NOI A Finalized transfer of all systems and processes to IRT platforms
increased _occupancy margin grew to in conjunction with management internalization
48% increased by 60 7% A Strengthened balance sheet and capital structure through:
year-over-year 1900949050)5 o Implementation of ATM program
o Term loan refinancing
V Sector leading NOI growth, approximately 120 bps ahead of o Improved leverage ratio
20T el et A Up-listed to NYSE from NYSE-MKT in July

V Value add projects under way with an estimated return of 20%

V Projected same store NOI growth between 3%-4% in 2018

lndependence
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year NOI growth of established communities.




Positioned to Unlock Long-term Value

Clear investment strategy focused on middle-market communities
across non-gateway MSAs

Accretive, tenant-first approach to owning and operating high-
guality multifamily communities

Value-add community redevelopment and capital recycling
initiatives

Simple, conservative capital structure, focused on increasing
returns

M Independence
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Clear Investment and Ownership Strategy

MY Markets anfl Assets

Our Focus: Our Focus:

Targeted Submarkets within Non-Gateway Markets Well-located middle-market communities, likely to benefit
exhibiting: from | RTds:

A Strong apartment demand A Robust management platform

A Limited new construction A Operational expertise

A Strong economic indicators A Economies of scale

We Look For: We look for:

Strong employment drivers Mid-rise/garden style (1501 500 units) with attractive amenities

Population growth & positive net migration trends Acquire properties at less than replacement cost

Limited multi-family housing starts A 5-15 year operating track record

Well-rated schools Opportunities for repositioning or updating through capex

< < < < <

Ability to apply tailored marketing and management strategies to
attract and retain residents and increase rents

Attractive rent vs. buy dynamics

< < < < < <

Mature, infill locations with high barriers to entry

Leading To Increased Property Level NOI 1 Stable Occupancy Rates, Above Average Rent Growth and Reduced Expenses

Creating value by identifying the right assets in the right markets

|
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Our Markets Demonstrate Positive Demographic Factors

Popul ati on Growing at a Hig Rat e MigratibnROUtpacindg/New Swepply

Popul ation in | RTO&s markets is expected to Rojezted Net Migrattoni/ Projected Gmpletiongar ed t o
0.54% in gateway markets and 0.73% across the country Represents the number of people migrating

1.27% to markets for every one unit delivered
1.23% 1.20% 9.05 9.15 8.86
7.89 7.99
6.56
0.73% 0.75% 0.73%
0.51% 0-54% 3.68
0.45%
2.96 3.03
2016 2017 2018 2016 2017 2018
. . 2 @) [©3)
m |RT Weighted Averagél) National Average ® Gateway Markets m |RT Weighted Average © National Average m Gateway Markets
Popul ation growth in I RT6s markets i s above the nat.

supply, creating increased demand for existing apartment units.

Source: CoStar
Note: 2018 are projections as reported by CoStar as of 1Q 2018
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(1) IRT weighted averages are based on unit count as of 2.26.18. [nl lndependellce
(2) Gateway markets represent an arithmetic average of New York, Washington, DC, San Francisco and Los Angeles. ‘. Rea]ty Trust




Our Markets Demonstrate Strong Employment Outlook

Empl oyment Growing at a Hig Rat e JomGrowkhTOltpaciMaNew Suppsly

Empl oyment in | RT6s markets is expected t o grRrojectéd JBb3 ¥Projected2drhetiene mpar ed
to 1.21% in gateway markets and 1.26% across the country Represents the number of new jobs

2.18% 2.21% for every one unit delivered

1.77% 1.82%
1.63%
1.44%
1.35%
I | [

2016 2017 2018 2016 2017 2018
m |RT Weighted Average(l) National Average m Gateway Markets(Z) m [RT Weighted Average(l) National Average m Gateway Markets(Z)
Job growth in I RT6s markets i s above the national av

creating increased demand for existing apartment units.

Source: CoStar
Note: 2018 are projections as reported by CoStar as of 1Q 2018
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(1) IRT weighted averages are based on unit count as of 2.26.18. [nl lndependellce
(2) Gateway markets represent an arithmetic average of New York, Washington, DC, San Francisco and Los Angeles. ‘. Rea]ty Trust




Our Assets Demonstrate Attractive Apartment

Industry Dynamics

Low Homeownership Limited New Supply

Growth in households increases the pool of renters, even more so during The national Class B vacancy rate remains close to historic lows
A ass B vacancy continues to decline, notwithstanding an increase in
periods of declining homeownership Class B y conti to decli twithstanding
o  The homeownership rate was 64.2% in 4Q 2017 down from 69.2% apartment completions across the broader apartment market
in 1Q 2004 (the peak) o  The majority of new supply remains concentrated in primary
A Homeownership affordability remains challenging for many households, markets, and competes with Class A properties
especially for first time buyers
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The favorable fundamentals of our markets drive demand for our assets
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Source: U.S Census Bureau as of 2/23/18 ‘i Realty Trust
(1) 2017 completions are equal to actual completions through December 2017.




H E '/
Recent Opportunistic Portfolio Acquisition He + m«k]

In September 2017, IRT announced the acquisition of a nine-community portfolio, totaling 2,352 units for $228.1 million

Transaction Rationale Portfolio Overview Built / Period End Ef?e\::?i.ve
Property Name Market State Renovated Units Occupancy! Rent/Unit! Close Date
V Increases scale with 18% Kensington Commons Columbus  OH 2004 264 97.7% $882 9/26/2017
expansion in total unit count Schirm Farms Columbus OH 2002 264 95.8% $846 9/26/2017
. . Riverchase Apts Indianapolis IN 2000 216 89.8% $814 9/26/2017
V Operational upside
Cherry Grove Commons Myrtle Beach SC 2001 172 98.3% $946 9/26/2017
VAccelerates | RTOReok®deE t I' atBhifMouge LA 2002/2017 264 60.6%2 $916 10/25/2017
into @ number of core existing Tides at Calabash Wilmington NC 2011 168 91.7% $846 11/14/2017
non-gateway markets Brunswick Point Wilmington NC 2005 288 93.1% $795 12/12/2017
V High-quality middle-market Hartshire Lakes Indianapolis  IN 2008 272 91.9%3 $9174 1/3/2018
communities Creekside Corners Apts  Atlanta GA 2001 444 93.7%3 $9314 1/3/2018
Total 2,352 90.3% $877

V Value-add opportunities
(1) Physical occupancy and average effective rent as of 12/31/17, unless otherwise noted.
(2) Property was recently renovated and impacted units are in the process of being leased up.
(3) Physical occupancy for each property is calculated as (i) total units rented as of 7/31/17 divided by (ii) total units available as of 7/31/17, expressed
as a percentage.
(4) Average monthly effective rent, per unit, represents the average monthly rent for all occupied units for the three-month period ended 12/31/17.

Tides at Calabash Brunswick Point Riverchase Apartments Cherry Grove Commons Hartshire Lakes
Wilmington, NC Wilmington, NC Indianapolis, IN Myrtle Beach, SC Indianapolis, IN

¢ - i
| -~
= ¥ n Independence
Creekside Corners Kensington Commons Live Oak Trace Schirm Farms 1] Realty Trust

Atlanta, GA Columbus, OH Baton Rouge, LA Columbus, OH




Dramatic Portfolio Transformation Since IPO

G R NS

At IPO (August 2013):
8 properties

2,004 units

$791 avg. base rent
93.6% occupied

To Do To o Do

26 years

T

$154mm in gross assets

Core FFO Growth

(Full year, $s in millions)

Over the Past Four Years

Average community age:

47 more communities
Over 7.5x more units
28% increase in avg. base rent
100 bps occupancy growth
10 year reduction in average age
A ~977% increase in gross assets

December 31, 2017
55 properties

15,045 units

$1,016 avg. base rent
94.6% occupied

Average community age: 16
years

o o Io Do Ix

T

$1,659mm in gross assets

$65

2013 2014

Source: Company filings and CoStar.

2015 2016

(1) For all owned communities as of 12/31/2017 and pro forma for all acquisitions through 2/26/18.
(2) Midpoint of full year 2018 guidance as announced in Q4 2017 earnings release.

2018 2
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Portfolio Scale and Management Platform

Deliver Operational Excellence

Management platform differentiates IRT, and drives retention

| RT6s Management Pl atf or m:
Manage all 55 communities?!

A Capitalizing on economies of scale through < n-a] manager so
ability to be on-site

T

0 Algorithmic-based revenue management system
0 Resulting in cost management efficiencies

(
A Regional management team averages over 20 years of experience
A Scale & regional strategy drive long-term margin accretion 'f’g *
() @'
L 1
Pro Forma NOI Contribution by Asset Class @ @ . o ’4’0
. ® o ©® ®
$1,266 avg. rent per unit across () o®
Class A communities () N
() ()
'S ()
$933 avg. rent per unit across ) >

Class B communities
@ Class A Properties

® Class B Properties

$1,016 avg. effective monthly rent across the portfolio

1
-~
m Independence
‘i Realty Trust
(1) For all owned communities as of 12/31/2017 and pro forma for all acquisitions through 2/26/18.
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Value Add Opportunity Organically Drives Value

Opportunity

Over 4,300 units identified for redevelopment across 14 properties
creating organic value.

Scope

We define value add as any investment that will result in an ability
to increase rents or provide a meaningful reduction in costs.

A Vinyl Plank Flooring

Light Renovation 7 $1k - $2k per unit A Appliance Package

A Lighting & Hardware Package

Medium Renovation i $3k - $5k per unit A Cabinet Door Fronts

A Cabinets
A Countertops
Full Renovation i < $10k per unit A Blinds
A Switches & Outlets
A Flooring

Expected Results

A Estimated return on total investment of 20%
A Estimated incremental NOI creation of $8 to $9 million
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