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Introduction

The story of Apartment Investment & Management Company—Aimco—is not merely
the chronicle of a single American corporation, but also a lens through which to view
five decades of change within the nation’s multifamily real estate landscape. From its
humble origins in the 1970s, Aimco grew to become one of the largest and most
influential apartment investment companies in the United States, adapting to swings
in policy, economic downturns, evolving resident needs, and the ongoing
transformation of American cities. This book aims to capture both the historical arc of
Aimco’s evolution and the present-day realities and aspirations that drive its strategy
as it looks to the future.

Aimco’s journey began with the vision of Terry Considine, whose entrepreneurial
initiative led from a regional firm to a player on the national stage. The company’s
foundational years were marked by ambitious acquisitions and a drive for scale—a
common narrative among real estate investment trusts (REITs) in the 1980s and
1990s. Through mergers with companies like MSI, PAM, and later giant moves such as
the NHP, Insignia, and Oxford acquisitions, Aimco expanded its footprint from coast to
coast. By the turn of the millennium, it was stewarding hundreds of thousands of
apartment units, reflecting both the opportunities and complexities inherent in large-
scale residential operations.

Yet Aimco’s story is not solely one of unbroken ascent. The company’s path
intersected with broader economic cycles, public policy shifts, and changing
demographics. The years surrounding the 2008 financial crisis posed existential
questions for all real estate companies, and Aimco’s response was notable for its
willingness to pivot—selling off lower-performing assets and redefining its core
business. This focus on portfolio quality rather than quantity epitomized a new chapter
in the company’s narrative, positioning Aimco for sustainable value creation.

A defining moment came in 2020, when the company executed a landmark spin-off,
creating Apartment Income REIT Corp (AIR Communities) and refocusing Aimco as a
nimble developer and operator of high-quality, often complex, multifamily and mixed-
use projects. This separation was more than corporate restructuring; it reflected
Aimco’s desire to specialize, innovate, and compete in an era defined by urbanization,
technological change, and investor demand for targeted real estate strategies.

Today, Aimco operates within a dynamic environment, balancing legacy assets and
new development, managing financial risks, and remaining attuned to the interests of
customers, shareholders, and communities. The company’s focus on development,
redevelopment, and operational excellence informs every aspect of its business
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model, from financial management to community engagement and environmental
stewardship.

As we trace Aimco’s history in the chapters that follow, we encounter not just a
succession of deals and developments, but a living case study in strategic adaptation
and leadership. The company’s experience offers valuable lessons—about risk and
resilience, about innovation in mature industries, and about the enduring significance
of housing to the American experience. This book invites readers to explore what it
means to build, invest, and sustain value over decades in the ever-changing world of
American real estate.
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CHAPTER ONE: The American Apartment Landscape:
Setting the Stage

The United States, a land long synonymous with the single-family home and the
sprawling suburban dream, has a surprisingly rich and dynamic history when it comes
to apartment living. While the image of a detached house with a white picket fence
often dominates the popular imagination, multifamily housing has played a crucial and
evolving role in accommodating the nation's diverse population, responding to
economic shifts, and shaping urban landscapes. To understand the trajectory of a
company like Aimco, it's essential to first grasp the larger currents that have defined
the American apartment market over the past several decades.

Apartments, or "flats" as they were initially called, first emerged in the U.S. in the
mid-19th century, primarily in rapidly growing urban centers like New York City. The
Stuyvesant Flats, completed in 1869, is often cited as New York's first apartment
building designed for the middle and upper classes, offering amenities like private
toilets and running water—Iluxuries at the time. Before this, multi-unit dwellings were
largely associated with cramped, unsanitary tenements that housed working-class and
immigrant families. The perception of apartment living began to shift as urban
populations swelled and the demand for respectable, clean, and private places to live
grew beyond the capacity of traditional single-family homes.

The early 20th century saw continued demand for multifamily properties, even as the
post-World War Il era ushered in a boom in single-family homeownership, fueled by
programs like the Gl Bill. Suburbanization became a dominant trend, with affordable,
factory-style houses springing up around major cities to accommodate returning
soldiers and their growing families. However, for those who remained in urban areas,
or for whom suburban homeownership was not an option, apartment buildings
continued to evolve, offering amenities like air conditioning and more desirable
locations. New York City, in particular, saw high-rise apartment buildings become a
common feature, providing residents with conveniences such as elevators and
doormen that were absent in earlier structures.

The multifamily market experienced significant growth and transformation from the
late 1980s onward, becoming a more prominent and sophisticated segment of the U.S.
housing landscape. This expansion was driven by a confluence of macroeconomic and
demographic factors that continue to influence the market today. One of the most
significant forces at play has been urbanization. Since 1950, the percentage of the
U.S. population living in urban areas has steadily climbed, reaching 83% by 2025, with
projections indicating it could reach 89% by 2050. This ongoing migration to cities,

Sample from MixCache.com - The Online eBook Marketplace



SHARING STRICTLY PROHIBITED - For personal use of the licensed account only - See MixCache.com Terms of Use.

fueled by job opportunities, access to amenities, and a desire for vibrant lifestyles,
creates sustained demand for rental housing.

Beyond the broad trend of urbanization, specific demographic shifts have profoundly
impacted the demand for apartments. The rise of single-person households, driven by
delayed marriage, increasing divorce rates, and more people choosing to live alone,
has created a greater need for smaller, more efficient living units. In fact, adults aged
30 or older now constitute 72% of U.S. renters, an all-time high, as many postpone
major life milestones like marriage and homeownership. The typical first-time
homebuyer is now 38 years old, seven years older than between 1993 and 2018,
effectively expanding the rental period for a significant portion of the population.

Millennials and Generation Z, now the dominant demographic groups in the housing
market, are also significantly shaping real estate demand. These younger cohorts
often prioritize experiences over ownership and are more inclined to rent, especially in
their early careers. They seek properties with modern amenities, technological
integration, and convenient access to urban centers or transit hubs. This demographic
preference for rental living, coupled with an aging population that may seek age-
restricted communities or accessible designs, underscores the multifaceted nature of
demand in the multifamily sector.

Economic cycles, with their predictable phases of expansion, peak, contraction, and
trough, exert a significant influence on the multifamily real estate market. During
periods of economic expansion, rising employment rates, increased disposable
income, and surging consumer confidence typically lead to higher demand for
housing. This translates to increased occupancy rates and the ability to charge higher
rents, which in turn boosts the value of multifamily properties. Developers often
respond to this positive sentiment by initiating new projects.

Conversely, economic downturns or recessions present a different set of challenges.
Unemployment rises, consumer spending wanes, and demand for housing can
decrease as people downsize or seek more affordable options. Property valuations
may stagnate or even decline, and vacancy rates can increase. However, these
periods also create opportunities for astute investors to acquire distressed properties
at lower prices, anticipating future recovery and potential for significant returns. The
multifamily sector, while not immune to economic volatility, tends to exhibit more
resilience compared to other commercial real estate asset classes because housing
remains a fundamental necessity regardless of economic conditions.

Government policies have also played a pivotal role in shaping the American
apartment landscape. The Housing and Urban Development Act of 1968, for instance,
marked a significant shift in federal housing policy. Until this act, public housing
programs, established in the 1930s, were the primary means of providing subsidized
low-income housing, with government agencies developing, owning, and managing
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apartments. The 1968 act, however, began to pivot towards using private developers
to create and manage affordable housing units, a strategic move that fundamentally
changed the trajectory of American housing policy. This legislation authorized
substantial spending to construct or rehabilitate millions of housing units, particularly
for low- and moderate-income families, and encouraged public-private partnerships.

The multifamily market in the mid-1970s, when Terry Considine founded what would
become Aimco, was thus a complex tapestry woven from these historical threads and
emerging trends. It was a market that was increasingly urbanized, responding to
changing household structures and lifestyle preferences, and navigating the ebb and
flow of economic cycles. Moreover, it was a sector where government policy was
beginning to foster greater private sector involvement in addressing housing needs.
This dynamic environment provided fertile ground for companies like Aimco to grow,
adapt, and ultimately redefine their place within the American apartment landscape.
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