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INVESTOR HOME PURCHASES



INDUSTRY GENESIS
▪ 2009-2010 Foreclosure Crisis 

▪ Large Portfolios 

▪ Tens of thousands of homes purchased at discount 

▪ Vulture Capitalism



ATLANTA INVESTMENT, 2021



MAJOR PLAYERS
▪ American Homes 4 Rent (REIT, 56,000 units) 

▪ Progress Residential (PE, 72,000+ units) 

▪ Tricon (REIT, 27,000 units) 

▪ Invitation Homes (REIT, 82,000 units) 

▪ Amherst CPI 

▪ OfferPad & Other investors



BUILD TO RENT COMMUNITIES



BTR GROWTH



WHY NOW?
▪ Technology 

▪ Scale 

▪ Data 

▪ “has allowed this business to operate efficiently… the margins have improved 1800 
basis points over the last 10 years… All of our leasing is self-showing… that was 
done pre-Covid…Well over 90% of our residents move in without meeting a 
Progress person.”



PREFERENCES 
▪ People can’t own because they lack a down payment 

▪ Bad credit score 

▪ They don’t qualify from a debt/income standpoint 

▪ Millennials prefer flexibility



BUSINESS MODEL
▪ Technology-based 

▪ Algorithm-driven 

▪ Build-to-Rent 

▪ Monopoly Rent 

▪ Government Affairs/Lobbying



HOUSING SUPPLY
▪ Supply Chain 

▪ Labor 

▪ Materials 

▪ Demand > Supply (we’re told) 

“There were 37 million one-person households in 2021, or 28% of all U.S. households. 
In 1960, single-person households represented only 13% of all households” ( 2021 
Current Population Survey’s Annual Social and Economic Supplement).

https://www.census.gov/programs-surveys/cps.html
https://www.census.gov/programs-surveys/cps.html


MONOPOLY RENTS
▪ Who determines “comps?” 

▪ SFR homes predominately in residential neighborhoods, not multi-family 
neighborhoods 

▪ Corporate landlords build in COLA 

▪ THEY determine the comps



MARKET RENTS



ACQUISITION STRATEGY
▪ Information Asymmetry (https://www.terrasearchpartners.com/podcast/mueller-

hamilton/) 21:55 

▪ The vast majority of those were acquired one at a time off the MLS. And we’ve done 
that by investing heavily in the technology and the analytic systems to support those 
acquisitions… Essentially the way it works is we get an automatic feed every 15 
minutes for every home in our buy box across our markets. So when a home goes on 
the market within 15 minutes we get a feed. If it meets our criteria, we have an 
algorithm that quickly scores it and helps, does the underwriting.  And we’re 
constantly tweaking the inputs to that based on the performance and the data of our 
overall portfolio … and that allows us to really tweak the model. We have an 
acquisition team that has a couple of inputs. They put in the rents and the renovation 
budget, and they try to generally get an offer out within a couple of hours of the 
home going on the market. We’re able to analyze it very quickly, make an offer—our 
offers are all cash—very flexible closing, basically whenever the seller wants to 
move out” (Chaz Mueller, CEO Progress Residential)

https://www.terrasearchpartners.com/podcast/mueller-hamilton/
https://www.terrasearchpartners.com/podcast/mueller-hamilton/
https://www.terrasearchpartners.com/podcast/mueller-hamilton/
https://www.terrasearchpartners.com/podcast/mueller-hamilton/


THE AMERICAN HOMES 4 
RENT STORY
“Third, not only a single-family rental living more convenient than homeownership today, 
it is also more affordable. And finally, the American Homes 4 Rent portfolio is located 
where Americans want to live. Our assets are strategically positioned in high quality of 
life markets benefiting from migration patterns fueled by long-term demographic shifts 
and changing lifestyle preferences... All-in, the current housing environment supports 
sustained single-family rental demand for the foreseeable future and American Homes 4 
Rent continues to be well-positioned. ”



OWNERSHIP AFFORDABILITY 
CRISIS
“With AMH Development, we are not only adding high-quality homes to the nation's 
housing stock, we are providing homes in high-demand, safe communities with good 
schools where families want to live. Additionally, in the face of an ownership affordability 
crisis, we are providing an attractive rental solution for households across the country.”



PROPERTY ACQUISITION
“Finally, during the quarter, we grew our owned and optioned land pipeline to over 
15,000 lots including lots that have been optioned through our various land banking 
relationships, which strategically enable us to continue growing our pipeline while also 
prudently managing land risk. Additionally, at the end of the quarter, we had 
approximately 7,000 additional lots undergoing due diligence in escrow.”



GROWTH OPPORTUNITIES
“Fundamentally imbalanced single-family supply and demand remains a tailwind at our 
back. Our internal development program continues to differentiate us with a pipeline of 
consistent and predictable external growth, and our balance sheet is incredibly well-
positioned to take advantage of potentially new emerging growth opportunities moving 
forward.”



LAND BANKING 
OPPORTUNITIES
“One thing I would add to you on this is, we have a number of relationships with land 
banking firms. And then that's really good to have a lot of options within your land 
banking.”
“But the more important piece, maybe what we will see is the opportunities coming from 
them. They control a lot of land, and we are getting a lot of inbound calls from them 
about our interest in various parcels that are in very, very attractive locations that are 
coming back to them from other parties.”



BUILD TO RENT
“The last three years, as we have come out of our test phase of the building program, 
we've focused significantly on land acquisitions. Today, we own or control more than 
20,000 lots, it's closer to 22,000 lots. That's going to be the fuel for future years. We're in 
50 markets today that we are building.
The infrastructure is in place that we can do 4,000 and 5,000 homes with little additions 
other than some construction superintendents. And the land is coming through the 
pipeline as expected on its horizontal and infrastructure improvements.”



REGULATORY ENVIRONMENT
“No, I would say the regulatory market is kind of where it was -- last quarter when we 
talked, it really hasn't changed. It hasn't improved. It hasn't gotten worse. There's still a 
lot of inquiry, a lot of attention being paid to single-family rentals. It's -- when we got into 
this business 10 years ago, we knew the regulatory piece was going to be a significant 
piece of this industry.
It's an industry that we are providing necessity to every American. And so it's going to be 
in a high-visibility area. For us, we -- it's noise around the edges. We are not in the 
middle of any significant investigations. And it's something that we deal with from time-
to-time.”



WILLING BUYER MEETS 
WILLING SELLER
▪ Growing consumer complaints 

▪ HOA pushback 

▪ Limited regulatory pushback 

▪ Growth in REIT lobbying 

▪ Bipartisan Issue



The	Growth	of	Wall	Street	Landlords:	
Implications	for	Public	Policy”

Charlotte	Davis,	Legislative	Director	
	J.L.	Morgan	Company		

Legislative	Recap	and	Look	Ahead



HB	1093	and	SB	494	–	Build-to-Rent	(BTR)	Subdivisions:		
• Unilateral	preemption	of	locals	governments	from	regulating	
the	rental	of	residential	dwellings	for	more	than	30	days	in	
duration;	
• Sovereign	immunity	waived,	with	up	to	$1M	in	damages	for	
violations	per	occurrence	
• Failure	to	comply	restricts	access	to	grants	from	DCA	
• Effectively	allows	BTR	by	right	in	any	zone	
• Restricts	local	governments	from	regulating	BTR	use	



HR	1149	–	House	Study	Committee	on	Regulation,	
Affordability	and	Access	to	Housing	
• Sponsored	and	Chaired	by	Rep.	Dale	Washburn	
• Other	members:	
• Rep.	Debra	Bazemore	
• Rep.	Chuck	Efstration	
• Rep.	Martin	Momtahan	
• Rep.	Jason	Ridley	
• Commissioner	Hubert	Parker,	Gilmer	County	
• Teresa	Bidez	–	Realtor	from	Blue	Ridge						

• Focus	likely	to	include	local	build-to-rent,	short-term-rental	and	
design	standard	regulations.				
	



The	Growth	of	Wall	Street	Landlords:	
Implications	for	Public	Policy”

Tracy	Albers,	Community	Development	Director	
City	of	Woodstock	

The	Local	Perspective



➢		Development	Pressure	in	Woodstock		
➢Single-family	(fee	simple)	

➢Detached	/	Attached	/	Condominiums	
➢Apartment	
➢BTR	
➢Senior-Living	/	Age-Restricted	

➢Preserve	SF	Neighborhood	Character	
➢COVID	WFH	
➢Short	Term	Rentals	
➢BTR	
➢ADUs		
➢Mansionization	

➢Preserve	balance	for	current	and	future	needs	to	local	populations	
➢80/20	policy	
➢5%	BTR	of	total	housing	stock	



➢Investors	Make	an	Impact	in	Your	Community	
➢Owner	occupied		

➢Owner	occupied	with	STR	
➢Full-Time	STR	–	Pay	to	Play	Housing,	Disneyland	Housing,		

➢Tenant	occupied		
➢Local	BTR	
➢Corporate	BTR	
➢BTR	stemmed	from	the	Great	Recession	

➢Buy	to	Rent		
➢Ownership	from	Abroad	

➢This	is	not	“House	Hunters	International”		
➢“Lesser	of	Evils”	Game	
➢Game	of	unintended	consequences	



➢What’s	a	City	Planner	To	Do?	
➢Be	open	minded	
➢Focus	on	site	selection	
➢Think	about	unintended	consequences	
➢Be	honest	with	the	development	community	

➢Don’t	be	afraid	to	stand	up	to	a	Rand	or	Karen	too!	
➢Talk	to	your	colleagues	in	other	communities	
➢Keep	having	tough	conversations	with	your	elected	and	appointed	officials	



The	Growth	of	Wall	Street	Landlords:	
Implications	for	Public	Policy”

Q	&	A


