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PART I

ITEM 1.  BUSINESS

GENERAL 

Sun Communities, Inc., a Maryland corporation, and all wholly-owned or majority-owned and controlled subsidiaries, including 
Sun Communities Operating Limited Partnership, a Michigan limited partnership (the “Operating Partnership”) and Sun Home 
Services, Inc. ("SHS") are referred to herein as the “Company,” “us,” “we,” and “our”. We are a self-administered and self-managed 
real estate investment trust (“REIT”).

We are a fully integrated real estate company which, together with our affiliates and predecessors, have been in the business of 
acquiring, operating, developing, and expanding manufactured housing ("MH") and recreational vehicle ("RV") communities since 
1975. We lease individual parcels of land (“sites”) with utility access for placement of manufactured homes and RVs to our 
customers. We are also engaged through a taxable subsidiary, SHS, in the marketing, selling, and leasing of new and pre-owned 
homes to current and future residents in our communities. The operations of SHS support and enhance our occupancy levels, 
property performance, and cash flows.

We own, operate, or have an interest in a portfolio of MH and RV communities. As of  December 31, 2016, we owned, operated 
or had an interest in a portfolio of 341 properties in 29 states and Ontario, Canada (collectively, the “Properties”), including 226
MH communities, 87 RV communities, and 28 Properties containing both MH and RV sites. As of December 31, 2016, the Properties 
contained an aggregate of 117,376 developed sites comprised of 80,166 developed MH sites, 20,916 annual RV sites (inclusive 
of both annual and seasonal usage rights), and 16,294 transient RV sites. There are approximately 10,616 additional MH and RV 
sites suitable for development.

Our executive and principal property management office is located at 27777 Franklin Road, Suite 200, Southfield, Michigan 48034 
and our telephone number is (248) 208-2500. We have regional property management offices located in Austin, Texas; Grand 
Rapids, Michigan; Denver, Colorado; Ft. Myers, Florida; and Orlando, Florida; and we employed an aggregate of 2,679 full and 
part time employees as of December 31, 2016.

Our website address is www.suncommunities.com and we make available, free of charge, on or through our website all of our 
periodic reports, including our Annual Reports on Form 10-K, Quarterly Reports on Form 10-Q, and current reports on Form 8-
K, as soon as reasonably practicable after we file such reports with the Securities and Exchange Commission (the "SEC").

STRUCTURE OF THE COMPANY

The Operating Partnership is structured as an umbrella partnership REIT, or UPREIT. In 1993, we contributed our net assets to 
the Operating Partnership in exchange for the sole general partner interest in the Operating Partnership and the majority of all the 
Operating Partnership’s initial capital. We substantially conduct our operations through the Operating Partnership. The Operating 
Partnership owns, either directly or indirectly through other subsidiaries, all of our assets. This UPREIT structure enables us to 
comply with certain complex requirements under the federal tax rules and regulations applicable to REITs, and to acquire MH and 
RV communities in transactions that defer some or all of the sellers’ tax consequences. The financial results of the Operating 
Partnership and our other subsidiaries are consolidated in our Consolidated Financial Statements. The financial results include 
certain activities that do not necessarily qualify as REIT activities under the Internal Revenue Code of 1986, as amended (the 
“Code”). We have formed taxable REIT subsidiaries, as defined in the Code, to engage in such activities. We use taxable REIT 
subsidiaries to offer certain services to our residents and engage in activities that would not otherwise be permitted under the REIT 
rules if provided directly by us or by the Operating Partnership. The taxable REIT subsidiaries include our home sales business, 
SHS, which provides manufactured home sales, leasing, and other services to current and prospective tenants of the Properties.

Under the partnership agreement, the Operating Partnership is structured to make distributions with respect to certain of the 
Operating Partnership units ("OP units") at the same time that distributions are made to our common stockholders. The Operating 
Partnership is structured to permit limited partners holding certain classes or series of OP units to exchange those OP units for 
shares of our common stock (in a taxable transaction) and achieve liquidity for their investment.

As the sole general partner of the Operating Partnership, we generally have the power to manage and have complete control over 
the conduct of the Operating Partnership's affairs and all decisions or actions made or taken by us as the general partner pursuant 
to the partnership agreement are generally binding upon all of the partners and the Operating Partnership.


