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Item 2.02 Results of Operations and Financial Condition

Equity LifeStyle Properties, Inc. (the “Company”) hereby reconfirms previously issued guidance for its net income per share (fully diluted), funds from
operations (“FFO”) per share (fully diluted) and FFO per share, excluding transaction costs (fully diluted) for the year ending December 31,2011 to be $0.53,
$3.49 and $4.01, respectively. The projected 2011 per share amounts represent the mid-point of a range of possible outcomes and reflects management’s best
estimate of the most likely outcome. See Exhibit 99.2 to the Company’s Form 8-K filed on July 19,2011 for the Company’s assumptions regarding the
performance of the Company’s core portfolio and the previously disclosed acquisition of 75 manufactured home communities and one RV resort and certain
manufactured homes and loans secured by manufactured homes located at such properties (the “Acquisition”).

Item 7.01 Regulation FD Disclosure

In accordance with General Instruction B.2. of Form 8-K, the following information shall not be deemed to be “filed” for purposes of Section 18 of the
Securities Exchange Act of 1934, as amended, or otherwise subject to the liabilities of that Section. Nor shall the information in this Current Report be
deemed incorporated by reference in any filing under the Securities Act of 1933, as amended. The Company disclaims any intention or obligation to update
or revise this information.

On August 30,2011, the Company issued a press release announcing that Michael Berman, ELS’ Executive Vice President and Chief Financial Officer,
will make a presentation at the Midwest IDEAS Investor Conference on Wednesday, August 31,2011 at 8:35am Central Time. The press release is furnished
as Exhibit 99.1 to this report on Form 8-K.

Attached as Exhibit 99.2 is an investor presentation that will be posted on the Company’s website, www.equitylifestyle.com, on August 31,2011.
Included in this presentation is a discussion of the Company’s business, the Acquisition and certain financial information regarding 2011 guidance.

This report includes certain “forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of 1995. When used, words
such as “anticipate,” “expect,” “believe, 7
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project,” “intend,” “may be” and “will be” and similar words or phrases, or the negative thereof, unless the context
requires otherwise, are intended to identify forward-looking statements and may include, without limitation, information regarding the Company’s
expectations, goals or intentions regarding the future, statements regarding the anticipated closings of'its pending Acquisition and the expected effect of the
Acquisition on the Company. These forward-looking statements are subject to numerous assumptions, risks and uncertainties, including, but not limited to:

. the Company’s ability to control costs, real estate market conditions, the actual rate of decline in customers, the actual use of sites by customers and
its success in acquiring new customers at its Properties (including those that it may acquire);

. the Company’s ability to maintain historical rental rates and occupancy with respect to Properties currently owned or that the Company may
acquire;

. the Company’s assumptions about rental and home sales markets;

. the Company’s assumptions and guidance concerning 2011 estimated net income and funds from operations;

. in the age-qualified Properties, home sales results could be impacted by the ability of potential homebuyers to sell their existing residences as well

as by financial, credit and capital markets volatility;

. results from home sales and occupancy will continue to be impacted by local economic conditions, lack of affordable manufactured home financing
and competition from alternative housing options including site-built single-family housing;

. impact of government intervention to stabilize site-built single family housing and not manufactured housing;




. the completion of the Acquisition in its entirety and future acquisitions, if any, and timing and effective integration with respect thereto and the
Company’s estimates regarding the future performance of the Acquisition Properties;

. the Company’s inability to secure the contemplated debt financings to fund a portion of the stated purchase price of the Acquisition on favorable
terms or at all and the timing with respect thereto;

. unanticipated costs or unforeseen liabilities associated with the Acquisition;

. ability to obtain financing or refinance existing debt on favorable terms or at all;

. the effect of interest rates;

. the dilutive effects of issuing additional securities;

. the effect of accounting for the entry of contracts with customers representing a right-to-use the Properties under the Codification Topic “Revenue

Recognition;” and
. other risks indicated from time to time in the Company’s filings with the Securities and Exchange Commission.

These forward-looking statements are based on management’s present expectations and beliefs about future events. As with any projection or forecast,
these statements are inherently susceptible to uncertainty and changes in circumstances. The Company is under no obligation to, and expressly disclaims any
obligation to, update or alter its forward-looking statements whether as a result of such changes, new information, subsequent events or otherwise.

Equity LifeStyle Properties, Inc. is a fully integrated owner and operator of lifestyle-oriented properties and as of August 31,2011, owns or has an interest
in 358 quality properties in 32 states and British Columbia consisting of 130,891 sites. The Company leases individual developed areas, or sites, with access
to utilities for placement of factory-built homes, cottages, cabins or recreational vehicles. Customers may lease individual sites or enter right-to-use contracts
providing the customer access to specific properties for limited stays. The Company is a self-administered, self-managed, real estate investment trust
(REIT) with headquarters in Chicago.

Item 9.01 Financial Statements and Exhibits

(d) Exhibits
Exhibit 99.1 Equity LifeStyle Properties, Inc. Press Release dated August 30,2010, “ELS Presentation at Midwest IDEAS Investor Conference”

Exhibit 99.2 Investor Presentation




SIGNATURES
Pursuant to the requirements of the Securities and Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the
undersigned hereunto duly authorized.

EQUITY LIFESTYLE PROPERTIES, INC.

By: /s/ Michael B. Berman
Michael B. Berman
Executive Vice President and Chief Financial Officer

Date: August 31,2011



Exhibit 99.1

NEWS RELEASE

CONTACT: Michael Berman FOR IMMEDIATE RELEASE
(800)247-5279 August 30,2011

ELS PRESENTATION AT MIDWEST IDEAS INVESTOR CONFERENCE

CHICAGO, IL — August 30,2011 — Equity LifeStyle Properties, Inc. (NYSE: ELS) today announced that the Company will make a presentation at the
Midwest IDEAS Investor Conference on Wednesday, August 31,2011. Michael Berman, ELS’ Executive Vice President and Chief Financial Officer, will
conduct a presentation at 8:35am Central time. The presentation will be webcast live and may be accessed at the conference website, www.midwestideas.com
or in the investor relations section of the company’s website: www.equitylifestyle.com. A replay of the presentation will not be available.

This press release includes certain “forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of 1995. When used,
words such as “anticipate,” “expect,” “believe,” “project,” “intend,” “may be” and “will be” and similar words or phrases, or the negative thereof, unless the
context requires otherwise, are intended to identify forward-looking statements and may include, without limitation, information regarding the Company’s
expectations, goals or intentions regarding the future, statements regarding the anticipated closings ofits pending Acquisition and the expected effect of the
Acquisition on the Company. These forward-looking statements are subject to numerous assumptions, risks and uncertainties, including, but not limited to:
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. the Company’s ability to control costs, real estate market conditions, the actual rate of decline in customers, the actual use of sites by customers
and its success in acquiring new customers at its Properties (including those that it may acquire);

. the Company’s ability to maintain historical rental rates and occupancy with respect to Properties currently owned or that the Company may
acquire;

. the Company’s assumptions about rental and home sales markets;

. the Company’s assumptions and guidance concerning 2011 estimated net income and funds from operations;

. in the age-qualified Properties, home sales results could be impacted by the ability of potential homebuyers to sell their existing residences as

well as by financial, credit and capital markets volatility;

. results from home sales and occupancy will continue to be impacted by local economic conditions, lack of affordable manufactured home
financing and competition from alternative housing options including site-built single-family housing;




impact of government intervention to stabilize site-built single family housing and not manufactured housing;

the completion of the Acquisition in its entirety and future acquisitions, if any, and timing and effective integration with respect thereto and the
Company’s estimates regarding the future performance of the Acquisition Properties;

the Company’s inability to secure the contemplated debt financings to fund a portion of the stated purchase price of the Acquisition on favorable
terms or at all and the timing with respect thereto;

unanticipated costs or unforeseen liabilities associated with the Acquisition;
ability to obtain financing or refinance existing debt on favorable terms or at all;
the effect of interest rates;

the dilutive effects of issuing additional securities;

the effect of accounting for the entry of contracts with customers representing a right-to-use the Properties under the Codification Topic
“Revenue Recognition,” and

other risks indicated from time to time in the Company’s filings with the Securities and Exchange Commission.

These forward-looking statements are based on management’s present expectations and beliefs about future events. As with any projection or forecast,
these statements are inherently susceptible to uncertainty and changes in circumstances. The Company is under no obligation to, and expressly disclaims any
obligation to, update or alter its forward-looking statements whether as a result of such changes, new information, subsequent events or otherwise.

As of August 30,2011, Equity LifeStyle Properties, Inc. owns or has an interest in 358 quality properties in 32 states and British Columbia consisting of
130,891 sites. The Company is a self-administered, self-managed, real estate investment trust (REIT) with headquarters in Chicago.



Exhibit 99.2

Investor Presentation
August 31, 2011

Equity LifeStyle Properties
ELS




Equity LifeStyle Properties

Forward-Looking Statements
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Equity LifeStyle Properties

ELS Overview

= One of the nation’s largest real estate networks with over 380 properties!” owned or under
contract containing over 140,000 sites in 32 states and British Columbia

= ELS has a unique business model
» ELS owns the land
b Leases individual developed sites to customers
»  Customers own the units they place on the sites

ELS site composition of properties owned or under contract
» 76,600 manufactured or resort home sites
» 65,600 RV sites for resort cottages (park models) and recreational vehicles
+ Includes 46,200 sites primarily rented on an annual basis
= ELS's rent position is prime
= Qver 1,000,000 customer contacts
(1) Asof August 31, 2011, ELS owns 358 properties containing approximately 130,900 sites. including approximately 65 600

manufactured home sites. As described on page 11, ELS expects to acquire an additional 25 properties containing
approximately 11,000 manufactured home sites on or before Oclober 1, 2011




Equity LifeStyle Properties

ELS Key Value Drivers

=  Well Located Real Estate
» >80 properties with lake, river or ocean frontage ()
» >100 properties within 10 miles of coastal United States (1)

» Property locations are strongly correlated with population migration

= Long Term Predictable Cash Flows

Favorable Customer Demographics

» Active adults and RV owners / Outdoor enthusiasts
Product Flexibility

» Own, rent, flexible use or right to use

(1) Includes properties cumently owned as well as the relevant number of 25 properties that are expected to be acquired on or befere October 1, 2011, See
page 11 for a discussion of cur 2011 Acquisition.




Equity LifeStyle Properties

Real Estate

= Primary investment is land/appreciating component of real estate
= Lower maintenance costs/customer turnover costs
= High quality real estate

» Major metros/high growth areas

» High barriers to entry

» Retirement and vacation destinations

» Asset scarcity




e i =~ e Equity LifeStyle Properties

ELS LifeStyle and Activities

Recreation

» Golf, softball, fishing, tennis,
swimming, shuffleboard

= Arts

» Concerts, shows, art fairs, crafts

= Education : L S ' L, i
» Seminars, One Day University e Nl

T P T rlrﬁ..u_:m:.“*d'.._

= Volunteerism . !"- i L B .

» Consider Others, fund raising

ELS




Customer Demographics

U.5. Population Over Age of 55 %
{im millions)

m70to 74
o65to 69
mEdto B4
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200 205 2020

Notes:
1) Sources: U.5. Census Bureau, 2008.

Equity LifeStyle Properties

Customer Retention Strategy

Lifestyle focus
b Amenities [ social activities
v Communities
Aftractive housing
¥ High quality
r Low capital commitment
v Easy maintenance
Long Term Multi-Phase Relationship
»  Camping - RV = Cottage - Resort Home
b Flexible use to multi-use [ locations
+  High repeat and refenral

Lang term relationship creates stable and predictable cash
flows

7




Equity LifeStyle Properties

Management Focus

= Rental unit activity increase
> Decline in new home sales
b Increased capital investment

= 2011 Acquisition Properties increases exposure to affordable housing
»  Opportunity for occupancy increases in Michigan

* Financial flexibility




Equity LifeStyle Properties

Consistent Same Store NOI Growth and Outperformance
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Equity LifeStyle Properties

2011 Acquisition Overview
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Equity LifeStyle Properties

2011 Acquisition Overview

$1.43 billion acquisition of 76 properties at a 6.7% cap rate!" (the “Acquisition Portfolic")
» Closed on 51 MH communities to-date in Q3 2011

» §0.51 FFO per fully diluted share accretion for 2011 if we had acquired on January 1,
2011 @
$1.43 billion purchase price is expected to be financed as follows:
» $200 million equity to seller®

v Over $500 million assumed mortgage debt with a weighted average interest rate of 5.6%
and a weighted average maturity of 6 years

v ~%$344 million June 2011 public equity offering
» ~$425 million anticipated new debt®
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Equity LifeStyle Properties
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Equity LifeStyle Properties

Non GAAP Financial Measures

Funds from Operations (‘FFO”) is a non-GAAP financial measure. The Company believes that FFO, as defined by the Beard of
Governors of the National Association of Real Esfate Investment Trusts ("NAREIT"), is generally an appropriate measure of performance
for an equity REIT. While FFQ is a relevant and widely used measure of operaling performance for equity REITs, it does not represent
cash flow from eperalions or net income as defined by GAAP, and it should not be considered as an alternative to these indicators in
evaluating liquidity or cperating perfermance.

The Company defines FFO as net income, computed in accordance with GAAP, excluding gains or actual or estimaled lesses from sales
of properties, plus real estate related depreciation and amontization, and after adjustments for uncensolidated partnerships and joint
ventures. Adjustments for uneonsolidated pannerships and jeint ventures are caleulated to reflect FFO on the same basis. The Company
receives up-front non=refundable payments from the entry of right-to-use confracts. In accordance with GAAP, the upfront non-refundable
payments and related commissions are deferred and amortized over the estimated customer life. Although the NAREIT definition of FFO
does not address the reatment of nonrefundable right-lo-use payments, the Company believes that it is appropriate 10 adjust for the
impact of the deferral activity in its calculation of FFO. The Company believes that FFO is helpful to investors as one of several measures
of the performancs of an equity REIT. The Company further believes that by excluding the effect of depreciation, amortization and gains
or actual or estimated losses from sales of real estate, all of which are based on histerical costs and which may be of limited relevance in
evaluating current performance, FFO can facilitase comparisons of eperating perfermance between periods and among other equity
REITs. The Company believes that the adjustment to FFO for the net revenue deferral of upfront non-refundable payments and expense
defarral of right-1o-use contract commissions alse facilitates the comparison to other equity REITs. Investors should review FFQ, along
with GAAP net income and cash flew from operating activities, investing activities and financing activities, when evaluating an equity
REIT's operating performance. The Company computes FFO in accordance with is interpretation of standards established by NAREIT,
which may not be comparable 1o FFO reporied by other REITs that do not define the term in accordance with the current NAREIT
definition or that inferpret the current NAREIT definition differently than the Company does. FFO does not represent cash generated from
operafing activities in accordance with GAAP, nor does it represent cash available to pay distributions and should net be censidered as
an alternative to net income, determined in accordance with GAAP, as an indication of the Company's financial performance, or to cash
flow fromy operating activities, determined in accordance with GAAP, as a measure of the Company’s liquidity, nor is itindicative of funds
available 1o fund its cash needs, including its ability 1o make cash distributions,
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