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Introduction
Kimco Realty stands as one of the defining stories of American real estate, tracing its
roots to the suburban expansion era of the 1960s and evolving into a key player on
the national stage. As a company listed on the S&P 500 and the New York Stock
Exchange, Kimco Realty has not only witnessed shifting patterns of retail and urban
development but has also continually adapted to stay ahead of market challenges.
From its modest beginnings, with a handful of investors pooling together their
neighborhood shopping centers, Kimco has grown to oversee a vast portfolio that
touches millions of lives across the United States.

This book, Kimco Realty: The Story of An American Company, seeks to chronicle the
company’s journey from its founding to its present day leadership in the real estate
investment trust (REIT) sector. The narrative explores the early strategies and
philosophies that set Kimco apart, such as its pioneering focus on grocery-anchored
shopping centers in suburban communities—an approach that proved resilient through
every economic cycle. Through periods of aggressive expansion, downturns, and
subsequent recoveries, Kimco's story mirrors the broader trends and transformations
within American retail and commercial real estate.

As the chapters unfold, readers will gain insight into the people who shaped Kimco's
direction, most notably Martin Kimmel and Milton Cooper, whose partnership and
vision established the foundation for decades of growth. Key decisions at crucial
moments—such as the transition to a public company at a time when REITs were
relatively unheard of—demonstrate Kimco’s willingness to take bold steps that often
set industry precedents. The book also considers the strategic acquisitions that
expanded the company’s reach and the continuous reinvestment that has kept its
assets modern and competitive.

Beyond business strategy and financial metrics, Kimco’s history offers a window into
the evolving relationship between retail, communities, and urban development. Its
properties have served as more than mere commercial spaces; they are community
hubs woven into the daily lives and routines of countless Americans. The company’s
commitment to innovation, sustainability, and corporate responsibility further reveals
how it has adapted to meet the needs of a changing society.

In profiling Kimco Realty, this book not only tells the story of a single corporation, but
also explores the broader evolution of the American shopping center, the emergence
of mixed-use real estate development, and the enduring value of adaptability in the
face of change. By tracing Kimco’s origins, examining its successes and setbacks, and
contemplating its future prospects, the book aims to provide a comprehensive
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understanding of how one company can shape—and be shaped by—the American
landscape. Whether you are a student of business, a participant in the world of real
estate, or a curious observer of corporate history, the journey of Kimco Realty offers
lessons that are both instructive and inspiring.
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CHAPTER ONE: The Genesis of a Retail Giant
In the mid-20th century, as America sprawled outwards into newly minted suburbs, a
fundamental shift in how people lived, worked, and shopped began to take root. Gone
were the days when bustling downtown main streets served as the singular nexus of
commerce. The automobile was king, and with it came the promise of convenience,
ample parking, and a new architectural typology: the shopping center. It was into this
fertile ground of suburban expansion and evolving consumer habits that Kimco Realty
would be conceived.

The story of Kimco begins not with a single visionary, but with a confluence of
entrepreneurial spirit and a keen understanding of the burgeoning retail landscape.
Among the key figures were Martin Kimmel and Milton Cooper, two real estate
investors who, through individual ventures and later a strategic merger, would lay the
groundwork for what would become one of the nation’s largest real estate investment
trusts. Their initial endeavors were rooted in the practical realities of retail
development, focusing on properties that served the immediate, everyday needs of
suburban communities.

Before the formal establishment of Kimco Realty Corporation, Kimmel and Cooper had
each been independently involved in developing and managing retail properties since
the early 1960s. Their individual successes, though perhaps modest in scale at the
time, were built on a shared premise: the necessity of placing retail where people lived
and where they could easily access it. This often meant smaller, neighborhood-focused
centers, anchored by essential services and, crucially, grocery stores. These weren't
the grand, enclosed malls that would come to dominate later decades, but rather open-
air plazas designed for convenience and frequent visits.

The early 1960s marked a period of intense growth in suburban America. Families
were moving out of cities, seeking more space, better schools, and a lifestyle that
revolved around the single-family home. Developers were quick to follow, constructing
not just houses but also the infrastructure necessary to support these new
communities. Among the most vital components of this infrastructure were shopping
centers. These centers provided the goods and services that residents needed without
requiring a long drive back into the city.

It was against this backdrop of rapid demographic and spatial change that Martin
Kimmel and Milton Cooper began to solidify their individual positions in the retail real
estate sector. Their approaches, while distinct, were complementary. Both understood
the intrinsic value of location and the power of necessity-based retail. They saw
opportunities in developing and acquiring properties that catered to the everyday
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needs of families, ensuring a steady stream of foot traffic and, by extension, reliable
rental income.

The eventual merger of their retail assets formed the very essence of Kimco Realty.
The name itself, "Kim-co," was a direct homage to this foundational union, combining
elements of Kimmel’s and Cooper’s names. This act of bringing together their
respective portfolios was more than just a business transaction; it was a strategic
alignment of vision and resources that created a stronger, more formidable entity.
This new company was poised to capitalize on the ongoing suburban boom and the
increasing demand for accessible retail options.

The initial focus of the newly merged entity remained consistent with the founders’
earlier strategies: developing and managing retail properties for local communities.
They weren't aiming for grand, architectural statements, but rather for functional,
profitable centers that served their purpose efficiently. This grounded approach,
focusing on the practicalities of retail, would become a hallmark of Kimco's operational
philosophy.

By 1967, Kimco had already begun to expand beyond its initial footprint, venturing
into states like Florida, Indiana, Ohio, and Utah. This early geographical diversification
indicated a nascent ambition to grow beyond a purely local or regional player. While
still relatively small in comparison to its future scale, these early expansions were
critical in establishing the operational frameworks and logistical capabilities that would
support subsequent, more aggressive growth.

The late 1960s and early 1970s saw a continued emphasis on construction,
particularly in the burgeoning markets of Florida. The state's rapid population growth
and sunny climate made it an attractive location for new developments. Alongside
Florida, Kimco also added centers in Pennsylvania, Illinois, New York, Ohio, Texas, and
Virginia, steadily weaving a wider net across the eastern and central United States.
Each new center represented a tangible commitment to the belief that well-located,
grocery-anchored retail properties were a sound investment.

Funding for these early developments primarily came through borrowing or joint
ventures. This pragmatic approach to financing allowed Kimco to expand without
overextending its own capital, leveraging partnerships and debt when strategically
advantageous. This financial discipline, coupled with a keen eye for undervalued
opportunities, would prove crucial in the decades to come.

By the mid-1970s, Kimco had amassed a portfolio of approximately 50 shopping
centers. The majority of these properties were concentrated in Florida and the
Midwest, reflecting the strategic choices made in the company's formative years.
These early centers, often characterized by their open-air design and reliance on
grocery anchors, were a testament to the founders' prescient understanding of what
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would become a highly resilient and profitable segment of the retail real estate
market. The foundation had been laid, and the nascent retail giant was ready for the
next phase of its journey.
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