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Introduction

This book tells the story of Kennedy-Wilson, a global real estate investment company
that has evolved over more than four decades from a small auction house in Southern
California to a major international player. It's a tale of strategic acquisitions, innovative
pivots, and a relentless focus on value creation amidst the often cyclical and turbulent
real estate market. While financial statements play a part, this isn't just a dry
accounting; it's a portrait of a company, its people, and its evolution against a
backdrop of changing markets and global economic shifts.

The narrative of Kennedy-Wilson is deeply intertwined with the vision and
determination of William J. McMorrow. His acquisition of the company in 1988 was a
turning point, transforming it from a niche auction specialist to a diversified
investment powerhouse. As Chairman and CEO, McMorrow fostered a culture of
opportunistic investing, focusing on undervalued assets and leveraging his team's
expertise to unlock potential. His long tenure and personal investment in the company
provide continuity and aligned interests.

This story transcends bricks and mortar or mere square footage and cap rates. It's
about identifying opportunities where others see only risk, recognizing intrinsic value
in overlooked properties whether a distressed office building in Los Angeles, a portfolio
of apartments in the Pacific Northwest, or a historic site in Dublin. Kennedy-Wilson's
success is rooted in a willingness to defy convention, embrace complexity, and
maintain a long-term perspective in a sector prone to short-term focus.

The company's journey also mirrors broader real estate trends, including the rise of
institutional investment, globalization of capital flows, and the growing importance of
data analysis. Early technological adoption, highlighted by acquiring Property and
Portfolio Research (PPR) in 2007, gave Kennedy-Wilson an edge in market dynamics
understanding and value identification, crucial in navigating various real estate cycles.

Expanding beyond its California origins to other Western U.S. states and then
internationally to the UK and Ireland illustrates a readiness to explore new markets.
This geographic diversification not only broadened investment opportunities but also
provided some protection against regional downturns. The 2014 listing of Kennedy
Wilson Europe Real Estate Plc on the London Stock Exchange and its merger with the
parent company in 2017 solidified its global presence.

A defining feature of Kennedy-Wilson's approach is its "dual platform" structure,

comprising a consolidated portfolio and a co-investment portfolio. This structure
blends stable rental income with potential fee-based revenue growth, allowing the
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company to leverage expertise across diverse investments and participate in larger-
scale transactions.

Kennedy-Wilson's investment philosophy is value-oriented, targeting undervalued
assets often overlooked due to market dislocations or mismanagement, addressed
through active management. This requires a deep understanding of local markets and
a keen identification of potential, successfully generating significant returns over the
long term.

Beyond financial metrics, Kennedy-Wilson has embraced an increasing awareness of
Environmental, Social, and Governance (ESG) factors. The appointment of a Head of
Global ESG signifies a commitment to sustainable practices and responsible investing,
reflecting a growing investor and community expectation. It's not merely about
compliance, but also about enhancing long-term value through sustainability.

The story of Kennedy-Wilson is a testament to adaptability, resilience, and a long-term
vision. It's a story of navigating challenges, seizing opportunities, and evolving to meet
a constantly changing industry's demands. While detailed in its financial performance,
strategic decisions, and key personnel, the overarching theme is enduring value
creation in a dynamic real estate world. This is an American success story with a
global perspective.

The following chapters will unfold chronologically and then thematically. Chapters One
through Seven examine the company’s origins and steady growth in the United States.
The narrative then covers its international expansion across the Atlantic to the UK and
Ireland in Chapters Eight through Eleven. Later chapters (Twelve to Twenty-Five)
provide thematic discussions on the company's structure, operations, financial status,
and future plans.

It's a continuous journey of learning, adapting, and improving. From the company's
founding in the late seventies to William J. McMorrow's transformative influence from
the late eighties, Kennedy-Wilson has been on the move, literally and figuratively. This
story is an inspiration for those at KW and those aspiring to join. The culture is
hardworking, ambitious, and entrepreneurial.

The company has transformed from a small auction house into a leading global real
estate platform operating in the US, UK, and Ireland, with sights set on further
expansion. Its history is one of continuous progress, with those involved feeling part of
something special. This book tells that story—a distinctly American story, but with a
global viewpoint.

Kennedy-Wilson’s story is ongoing, built for change, endurance, and prosperity. As the

coming years and decades progress, the company will continue to evolve, adapt, and
expand. This book captures the story so far...
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CHAPTER ONE: The Auctioneer's Genesis: Founding
in 1977

In 1977, under the presidency of Jimmy Carter, with Star Wars captivating audiences
and gas costing a mere 65 cents per gallon, a small real estate auction company was
quietly emerging in Southern California. Known for its sunshine and surf, this region
was the birthplace of Kennedy-Wilson, a company that would evolve over the next four
decades into a global real estate powerhouse. Its beginnings, however, were far
removed from the gleaming office towers and multi-million dollar deals that would
later characterize its growth.

Initially, Kennedy-Wilson focused primarily on real estate auctions, connecting asset
sellers swiftly with eager buyers in a high-pressure, fast-paced environment where the
gavel's fall sealed deals. These early experiences ingrained a focus on speed,
efficiency, and a deep understanding of market dynamics. Don Kennedy and Bill
Wilson, two hardworking and ambitious young men, founded the company in a modest
office.

The 1970s in Southern California were times of both opportunity and volatility, with
rapid population growth driving demand for housing and commercial real estate.
However, the decade also faced economic uncertainties like high inflation and rising
interest rates, creating challenges for developers and investors. Despite these
challenges, the auction business gave Kennedy-Wilson a strong foundation.

Focusing on auctions was a strategic move during this period of economic downturn,
providing a swift solution for disposing of distressed assets. Banks and lenders dealing
with increasing foreclosures needed a reliable way to liquidate properties, and
Kennedy-Wilson filled this niche by connecting sellers with potential buyers,
predominantly in residential properties.

The auction process itself required a blend of marketing, psychology, and real-time
market assessment. Kennedy-Wilson meticulously researched properties, created
compelling marketing materials, and attracted qualified bidders. The auctioneer
played a pivotal role in fostering urgency and excitement with rapid-fire calls. The
ability to assess value, identify buyers, and close deals quickly became core
competencies that would drive the company's future success.

Beyond the mechanics of auctions, Kennedy-Wilson cultivated a valuable network of

relationships with banks, lenders, developers, and investors, establishing a reputation
for integrity and expertise. This network proved invaluable as the company expanded
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its operations. In real estate, relationships are crucial.

The late 1970s also heralded significant technological changes, though their impact on
real estate was nascent. Businesses, including Kennedy-Wilson, relied on paper-based
records, manual calculations, and face-to-face interactions. Despite technological
constraints, the company adopted a data-driven approach, tracking auction results
and market trends, laying the groundwork for its future investment strategy.

The company's early years were characterized by a lean, entrepreneurial culture. The
team, though small, was highly motivated, with everyone wearing multiple hats.
Camaraderie and a shared commitment to success defined this entrepreneurial spirit,
which persisted even as Kennedy-Wilson grew into a larger organization.

Excellence in service and results was always the goal, with organic growth achieved
one deal at a time. Success stemmed from building relationships with local real estate
lawyers, ensuring smooth transactions, and establishing trust with banks. These early
efforts provided a solid foundation for future growth.

While focused initially on Southern California, Kennedy-Wilson was mindful of the
broader market and potential for expansion. The Western United States offered ample
opportunities, yet the company took cautious steps, recognizing the need for steady
growth.

The late 1970s were also a time of social and cultural change in the U.S., with the
Vietnam War's aftermath, Watergate, and the civil rights movement inspiring reform.
The real estate industry faced increased scrutiny, with calls for transparency and
accountability. Kennedy-Wilson committed to ethical conduct and fair dealing, building
trust with clients and partners. This integrity would become a cornerstone of its
reputation.

Challenges were inevitable, as the real estate market is inherently cyclical. The late
1970s involved economic volatility, with rising interest rates, inflation, and recessions.
Kennedy-Wilson had to remain nimble and adapt its strategies, learning from these
challenges.

A key lesson during this period was the importance of diversification. While auctions
provided a solid foundation, the company recognized the need to broaden its revenue
streams. This led to significant strategic shifts, including ventures into direct real
estate investment and asset management.

Founders Don Kennedy and Bill Wilson were hands-on leaders, fostering a culture of
hard work, collaboration, and excellence. Their leadership style, while demanding,
inspired loyalty and commitment among employees. The company's early offices,
located in Santa Monica, reflected its startup status, fostering an informal yet focused
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atmosphere with teamwork and communication at its core.

As the 1970s ended, Kennedy-Wilson had established itself as a reputable player in
Southern California's real estate auction market. It built expertise, relationships, and
an ethical culture, setting the stage for significant transformation and growth. The
company, poised for expansion, would soon welcome a new leader who would reshape
its trajectory.

Kennedy-Wilson's founding in 1977 marked more than just the start of a business; it
laid the groundwork for a future real estate empire. The early years instilled market
savvy, relationship-building, and a relentless drive for success, essential as the
company navigated the industry's complexities and embarked on becoming a global
leader. The small auction house began making a substantial impact, establishing a
strong reputation in Southern California. Its ambitious founders were ready to build a
broader business, far beyond anything they initially imagined.
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