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WHAT IS INVESTOR RELATIONS (IR)? 

Real Estate Investor Relations 
Tenants Shareholders 

Leases Shares of Stock 

Anchor Store Large Institutional Shareholder 

Mom and Pop Shop Small Retail Shareholder 

Filling a Vacancy Gaining New Investors 

Expiring Lease Retaining Shareholders 
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WHERE DO HR & IR MEET? 
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HOW IR HANDLES OVERLAPPING HR KEY ROLES & 
RESPONSIBILITIES 
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Click to edit Master text styles 
• Click to edit Master text 

styles 
– Second level 

• Third level 
– Fourth level 

» Fifth level 

Click to edit Master text styles 
• Click to edit Master text 

styles 
– Second level 

• Third level 
– Fourth level 

» Fifth level 

SELL-SIDE: RESEARCH REPORTS 

The Marketplace at Factoria,  Bellevue, 
WA 

Who is the Investment Community? 
Buy-Side & Sell-Side 

 

Westlake S.C. | Daly City, CA  



Session Title Here 
Date or Subhead Here 

5 

BUY SIDE: INSTITUTIONAL INVESTORS 
Portfolio and money managers, as well as private wealth brokers who work for investment firms.  

Typically represent mutual funds, pension funds, sovereign wealth & endowments, and high net worth individuals.  

There are (4) primary groups of buy side investors: 
Investor Types Investment Strategy Industry Examples 

Index Investors Invest based on market weight of companies 
in particular indices (i.e. S&P500, RMZ) 

-The Vanguard Group, Inc. 
-BlackRock Fund Advisors 

-State Street Global Advisors (SSgA) 

REIT Dedicated Highly specialized investors focused primarily 
on the stocks of equity REITs                                  

(AKA – The REIT Mafia) 

-J.P. Morgan Investment Management, Inc. 
-CBRE Clarion Securities, LLC 

-Fidelity Management & Research Company 
-APG Asset Management US, Inc. 

Generalists Diversified base of investors that look across 
all sectors – not as familiar with REITs but 

have an attraction to yield, inflation hedge & 
hard assets provided by REITs 

-Capital World Investors 
-Putnam Investments  

-TCW Investment Management Company 

Hedge Funds More quantitative and technical oriented 
investors who tend to utilize “long/short” 

hedging strategies. Known as “fast money” 
Remain anonymous to protect the innocent 
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SELL-SIDE: EQUITY RESEARCH 
 Highly specialized group that follows a list of companies (typically in the same 

industry) and write research reports used by the Buy-Side  

 A few examples of sell-side companies who provide research coverage are: 

 

 

 Typically build Earnings & NAV models to project the firms' financial results 

 Speak with customers, suppliers, competitors, and other sources with 

knowledge of the industry.  

 



Session Title Here 
Date or Subhead Here 

7 

Provide a set of financial 
estimates, a price target, and  a 
recommendation as to the stock's 
expected performance.  

 
Stock recommendations 
typically phrased as “Buy", “Sell", 
or “Hold" (others include: 
Overweight, Out perform, Neutral 
& Underweight)  

SELL-SIDE: RESEARCH REPORTS 
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SELL-SIDE: KIMCO RESEARCH COVERAGE (as of 6/30/16) 

Source: Data from First Call 
↑↓Reflects change in target price since   
June 30, 2016 

 Sell-side establishes the company’s earnings (FFO) consensus estimates 
 Kimco currently has ~25 different sell-side firms that cover us (one of the highest levels in the REIT industry) 

 

KIMCO 2016 FFO GUIDANCE:  $1.34 - $1.42 



Session Title Here 
Date or Subhead Here 

9 

Click to edit Master text styles 
• Click to edit Master text 
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Click to edit Master text styles 
• Click to edit Master text 

styles 
– Second level 

• Third level 
– Fourth level 

» Fifth level 

SELL-SIDE: RESEARCH REPORTS 

The Marketplace at Factoria,  Bellevue, WA 

Key Metrics in the REIT Industry 
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REIT FINANCIAL METRICS: FFO 
FFO 
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The standard reporting 
measure defined by NAREIT 
of operating performance for 
the REIT industry 

START:    NET INCOME 
(-) Pref Stock Dividends 
(-) Gains on sales of Operating properties MINUS (-) 

         (+) Depreciation of Operating RE 
(+) Impairments of Operating RE   PLUS (+) 

RECURRING FFO 
 FFO adjusted for non-
recurring items 

         
START:               FFO AVAILABLE TO COMMON SHAREHOLDERS 

(-) Transactional Income & Expenses MINUS (-) 

ADJUSTED FFO 
 also called cash/funds available for 
distribution (CAD/FAD) 

         
START:               FFO AVAILABLE TO COMMON SHAREHOLDERS 

(-) Capitalized Expenditures MINUS (-) 

Used to determine a REIT’s 
true cash flow 

(-)/+ Adjust for straight-line rent 
(-)/+ Adjust for FAS 141/142/143 income  

EQUALS (=)    FFO AVAILABLE TO COMMON SHAREHOLDERS 

EQUALS (=)    RECURRING FFO 

  EQUALS (=)       ADJUSTED FFO (also CAD/FAD) 
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REIT FINANCIAL METRICS 

FFO Multiple= 
 Stock Price/share 

* FFO/share 
Measures the REIT’s current share 
price relative to its FFO per-share. 

Dividend Yield= 
 Annual Dividend/share  

Stock Price/share 
 Indicates how much a company 

pays out in dividends each year 
relative to its share price. 

    X 

    ▼ 

FFO Payout Ratio= 
 Annual Dividend/share      

* FFO/share  
The proportion of FFO paid out as 
dividends to shareholders.  

Total Shareholder  
Return (TSR)= 
 Change in Price + Dividends Paid 
The total return of a stock to an investor. 

    % 

    $ 
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REIT FINANCIAL METRICS BY SECTOR 
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REIT FINANCIAL METRICS: NAV 
Net Asset Value “NAV”: Main valuation metric used to calculate approximate liquidation value of the company 

*The capitalization rate is the rate of return on a real estate investment property based on the income that the property is expected to generate. The capitalization rate is used to 
estimate the investor's potential return on his or her investment.  ** Value of JV fee (third party/mgmt) income = JV fee income/Cap Rate  

Source: BofA Merrill Lynch Global Research 

NAV 
Pro-rata annual net operating income (NOI)                               
    Cap Rate*                                                                                   5% 
Market Value (MV) of Operating Assets *  

ABC COMPANY 
$1,000,000 

$20,000,000 

         
(+) MV of JV fee income** 
(+) Cash & cash equivalents 
(+) Construction in Progress & Land Held for Development  
(+) Other Assets 

PLUS (+) 
$100,000 
$400,000 
$500,000 

$1,000,000 
 

GROSS ASSET VALUE $22,000,000 

         (-) Debt 
(-) Other Liabilities  MINUS (-) $4,000,000 

$750,000 

NAV $17,250,000 
    Shares Outstanding 500,000 

NAV/SHARE $34.50 
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SECTOR NAV PREMIUM/(DISCOUNT) 
NAV PREMIUM/(DISCOUNT) = NAV per share / Current stock price 
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REIT FINANCIAL METRICS 
 Enterprise Value 

A measure of a company's total value, calculated as the market capitalization plus debt, minority interest 
and preferred shares, minus total cash and cash equivalents. 

 Market Capitalization 
A company’s share price multiplied by the number of shares the company has outstanding. 
 

   All REITS – Number and Market Capitalization 
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REIT OPERATING METRICS 
 OCCUPANCY %: 

Amount of space being occupied. Calculated using the occupied space divided by total space of the property.  
 

 LEASING SPREADS:  
Difference between the current rent ($) vs. the prior rent ($) on the same unit within a property within the past 
four quarters. A spread is calculated for all comparable leases which include renewals, options and new leases.  
 

 SAME SITE NET OPERATING INCOME (NOI) CHANGE: 
Measures NOI on the same pool of properties that were owned and operated for the entirety of both reporting 
periods. This provides insight as to how a portfolio of assets are performing. 
 

 REVENUE PER AVAILABLE ROOM (RevPAR): 
A performance metric used in the hotel industry. Calculated by multiplying a hotel's average daily room rate 
(ADR) by its occupancy rate. It may also be calculated by dividing a hotel's total room revenue by the total 
number of available rooms in the period being measured.  
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REIT OPERATING METRICS: SECTOR ANALYSIS 

Source: SNL Financial, an offering of S&P Global Market Intelligence 
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MONITOR & ANALYZE KIMCO STOCK TRADING ACTIVITY 

1) Macro Environment 
• Interest Rates 
• Consumer spending 
• Employment rates 
• Changes in currency  
• World Events (i.e. BREXIT) 

Factors affecting stock price 

2) Flow of Funds 
• 401k Contribution 
• GIC’s Separation 

3) Quarterly Reporting 
• 90 Day scorecard 
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MONITOR & ANALYZE KIMCO STOCK TRADING ACTIVITY 

Legend 
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MONITOR & ANALYZE KIMCO STOCK TRADING ACTIVITY 

Legend 

5/16: Mizuho 
raised its KIM 
price target to 
$29.50 from 
$28.50. 

5/19: 
Deutsche 
Bank cut its 
KIM price 
target to $27 
from $28. 

4/28: KIM 
reported a Q1 
FFO beat; U.S. 
Q1 GDP 
expanded 0.5% , 
falling short of 
consensus. 

KIM events 
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MONITOR & ANALYZE KIMCO STOCK TRADING ACTIVITY 

Legend 

4/6: Fed minutes 
showed officials 
were leaning 
against raising 
short-term 
interest rates in 
April. 

4/27: The Fed 
left short-
term interest 
rates 
unchanged. 

5/24: Sales of 
newly built homes 
rose to the fastest 
pace in 8+ years. 

5/27: The Fed said a rate 
increase in the next few 
months would probably 
be appropriate; U.S. Q1 
GDP was revised to a 
higher 0.8% growth rate. 

6/3: Jobs report 
missed 
consensus, 
revealing its 
slowest pace in 
nearly 6 years. 

6/14: Falling bond 
yields dragged 
financial shares 
down as investors 
rushed to safe 
assets. 

6/17: Uncertainty about 
the Brexit vote weighed 
on markets; housing starts 
fell 0.3%; quadruple 
witching session. 

6/29: Fears receded that 
the U.K.'s referendum vote 
would disrupt global 
growth; oil rose 4.2% amid 
tightening U.S. stockpiles. 

6/24: The U.K.'s 
decision to leave 
the EU sent 
stocks and the 
British pound 
tumbling' Russell 
re-balance. 

Macro events 
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MONITOR & ANALYZE KIMCO STOCK TRADING ACTIVITY 

Legend 

4/6: Fed minutes 
showed officials 
were leaning 
against raising 
short-term 
interest rates in 
April. 

4/27: The Fed 
left short-
term interest 
rates 
unchanged. 

5/24: Sales of 
newly built homes 
rose to the fastest 
pace in 8+ years. 

5/27: The Fed said a rate 
increase in the next few 
months would probably be 
appropriate; U.S. Q1 GDP 
was revised to a higher 0.8% 
growth rate. 

6/3: Jobs report 
missed 
consensus, 
revealing its 
slowest pace in 
nearly 6 years. 

6/14: Falling 
bond yields 
dragged 
financial shares 
down as 
investors rushed 
to safe assets. 

6/17: Uncertainty 
about the Brexit vote 
weighed on markets; 
housing starts fell 
0.3%; quadruple 
witching session. 

6/29: Fears receded that 
the U.K.'s referendum 
vote would disrupt global 
growth; oil rose 4.2% 
amid tightening U.S. 
stockpiles. 

6/24: The U.K.'s 
decision to leave 
the EU sent 
stocks and the 
British pound 
tumbling' Russell 
re-balance. 

4/14: KIM was 
initiated at with 
Neutral at Mizuho. 

4/28: KIM reported a 
Q1 FFO beat; U.S. Q1 
GDP expanded 0.5% , 
falling short of 
consensus. 

5/19: Deutsche 
Bank cut its KIM 
price target to 
$27 from $28. 

Macro events 

KIM events 



Session Title Here 
Date or Subhead Here 

23 

SECTOR 2Q16 PRICE PERFORMANCE 

Source: IPREO, Global Markets Intelligence 
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GICS REIT SECTOR BREAKOUT 

 Covers more than 34,000 companies in developed and developing countries 
 
 

Consumer Discretionary 
Consumer Staples 

Energy 
Financials 

Health Care 
Industrials 

Information Technology 
Materials 

Telecommunication Services 
Utilities 

….and Real Estate (split from ‘Financials’ on 8/31/2016) 
 Implications of GICS Real Estate Breakout 

Global Industry Classification Standard (GICS) = A global standard for categorizing companies 
into sectors and industries developed in August 1999 

 

11 SECTORS 
 

GICS 
11 

SECTORS 

24 INDUSTRY 
GROUPS 

68 INDUSTRIES 

157 SUB-INDUSTRIES 
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Governance 

Westlake Shopping Center, Daly City, CA 
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PROXY ADVISOR FIRMS & LEVEL OF INFLUENCE 

Advisory Firm Level of Influence 

Top REIT Investors Advisory Firm Influence 
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PROXY ADVISORY SUMMARY: ISS 

Management Proposals: 

Election of Directors FOR 

Say on Pay FOR 

Ratification of Auditors FOR 

QuickScore* 3 

Board Structure 4 

Shareholder Rights 3 

Compensation 2 

Audit 10 

* A decile score of 1 
indicates lower  
governance risk, while a 
10 indicates  
higher governance risk. 

I. Quick Score – Corporate Governance Assessment 

Total Shareholder 
Returns (%) 1 Yr 3 Yr 5 Yr 

Company 9.34 15.41 12.27 

GICS 4040 -4.54 9.17 10.15 

S&P500 1.38 15.13 12.57 
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PROXY ADVISORY SUMMARY: ISS 
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PROXY ADVISORY SUMMARY: ISS 
II. Pay for Performance (P4P) – Executive Compensation 



Session Title Here 
Date or Subhead Here 

30 

PROXY ADVISORY SUMMARY: ISS 
II. Pay for Performance (P4P) – Executive Compensation 
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PROXY ADVISORY REPORT SUMMARY:  ISS 
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SECTOR 2Q16 PRICE PERFORMANCE 

Q&A 

Sunset Valley Marketfair | Austin, TX 
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SECTOR 2Q16 PRICE PERFORMANCE 

Appendix 

Santee Trolley Square | Santee, CA  
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SHOPPING CENTER ACRONYMS AND COMMON TERMS 
GLA Gross Leasable Area. The amount of square feet in a unit or a shopping center. 

PSF Per Square Foot. Used when referring to a metric, like rent, that needs to be quantified by a single unit of 
square footage. 

ABR Annual Base Rent. The amount of rental income for a one year time period.  

CAM 
Common Area Maintenance. Common areas are the areas of a shopping center available to all of the tenants 
and all of the patrons, such as parking lots, sidewalks, etc. Traditionally the common areas are maintained by 
the landlord and billed back to the tenants to pay their pro rata share of the total expense.  

TI Tenant Improvement (allowance): money given to the tenant in their lease negotiations to build out there 
space. Part of the cost of a deal.  

AI 
Ancillary Income: income produced outside of the leasing of square footage to a tenant. Examples include: 
common area space rental, storage rental, pylon signs, solar panels, etc.  

NNN/ Net Lease 
Recovery lease type that defines whether a tenant will maintain their own CAM, insurance and Real estate 
taxes or whether the landlord will maintain these items and charge the tenant their proportionate share.  

Cap Rate Capitalization Rate: The ratio of net operating income to property asset value. Income divided by market 
value. 

Lease Termination 
Agreement or Fee 

A lease termination agreement or fee is the one time financial penalty (described in the lease agreement) 
paid by the party (tenant or landlord) who chooses to terminate the lease prior to the end of the lease term 
specified in the lease agreement. 
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