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INSTITUTIONS OWN AND MANAGE MORE THAN 200K HOMES

• Total real estate investment 
estimated at upwards of $33bn with 
additional capital invested in 
technology and operations

• Still only 1.5-2% of overall 15mn 
single family rentals with a lot of 
room to grow

• Top 50 MF institutions each own 
more than 23K multi-family (“MF”) 
units and 60K units on average. In 
single-family (“SF”) we only have 3-4 
entities above the 20-25K mark

Note:  Since these are derived from County Record data based on buyer name tagging, they may not cover all the purchases by the listed Institutional Buyers, and are thus an estimate. Some intercompany transfers may not be 
included in our analysis if we were unable to tag both the buyer and the seller to a specific institution.
Source:  Amherst InsightLabs estimates, based on Corelogic County Record and Transaction Data as of Q4 2016

Institutional Holdings 2016 Q4

Single Family Rental (“SFR”) 
institutional ownership now 
in the mainstream, but long 
runway ahead

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.
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NEWER ENTRANTS ARE RAMPING UP PURCHASES

• The largest institutions slowed their home purchases in 2016 versus prior years

• Mid-sized entities like Altisource, Main Street Renewal  and Connorex ramped up purchases

Institutional Holdings by year of purchase

Source:  Amherst InsightLabs estimates, based on Corelogic County Record and Transaction Data as of Q4 2016

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.
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NEWER ENTRANTS ARE TAKING BIGGER MARKET SHARE

• Progress, Altisource and Main Street Renewal combined had 60% share in 2016 (vs. <20% in 2014)

• Blackstone, AH4R and Colony combined had less than 25% market share (vs. 60% in 2014)

Institutional share of purchases by year

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst InsightLabs estimates, based on Corelogic County Record and Transaction Data as of Q4 2016. Note: The shares add up to 100% for each year individually
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LARGER PLAYERS HAVE BEEN MORE FOCUSED ON CONSOLIDATION

Purchase activity has slowed in 2016-17  but consolidation/ bulk transaction activity has remained strong

• Invitation Homes Proposed Merger with Colony Starwood – Deal announced in Aug 2017 to create largest combined entity with 82K 

homes. Unprecedented scale with 4800 homes/market on average. Combined entity with have $20bn in real-estate value. Top 20 REIT 

by EV could open door into S&P 500 inclusion. 5.1% combined cap rate boosted by 25-30bps assuming the projected cost synergies are 

realized

• Tricon acquisition of Silver Bay – Deal announced Feb 2017, closed in May 2017. Combined entity owns ~17K homes. Acquisition cap 

rate of about 5.3% based on 2017Q1 NOI. Synergies could improve effective cap-rate further

• Colony Starwood acquired of 3100+ homes from GI partners – Colony acquired portfolio in June 2017 for $815M. All homes in markets 

where Colony already owns so helps improve their market density. Portfolio concentrated in California with 60% of rental revenues 

coming from the state. Colony was already managing these homes so may provide additional avenues for efficiencies

The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time. Please see important disclosures
at the end of this presentation.

Sources: Bloomberg; Company 8-K filings related to the sale dated June 5 2017; Press release issued by Tricon, March 2017; Press release issued by Tricon, May 2017; Press release issued by GI Partners, June 2017;

http://www.marketwired.com/press-release/tricon-capital-group-to-acquire-silver-bay-realty-trustcorp-
http://www.triconcapital.com/wp-content/uploads/2017/05/5-9-2017.pdf
http://www.prnewswire.com/news-releases/gi-partners-sells-its-waypoint-portfolio-to-colonystarwood-
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BUYERS COALESCE AROUND 3 DISTINCT STRATEGIES

Institutional share of purchases by year

STRATEGY 1. 

Public REITs focus on higher end
STRATEGY 3. 

Value buyers in the middle

STRATEGY 2.

Lower end homes similar to non-institutional

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst InsightLabs estimates, based on Corelogic County Record and Transaction Data as of Q4 2016
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BUYERS SPLIT  - PURSUING GROWTH VS. PURSUING VALUE

• A pattern emerges showing larger public REIT buyers going after areas which are likely to see higher rent and NOI growth 

• Value buyers (MSR, Altisource etc) have chosen higher cap-rates effectively buying the same cashflows at a 20% discount

Value vs. growth

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst Capital analysis on Amherst InsightLabs estimates based on Corelogic County Record and Transaction Data as of Q4 2016, extracted.April 2017. Population growth data based on U.S. Census Bureau, Population 
Division’s Annual Estimates of Resident Population: April 2010 to July 2016. Data released March 2017. Job growth data based on U.S. Bureau of Labor Statistics Non Farm Payrolls data as of March 2017, extracted in May 2017.
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SHIFTING GEOGRAPHIES IN 2016 PURCHASES VS. PRIOR YEARS

• Areas in the west (Arizona, California, Nevada) that saw substantial early interest have tailed off in 2016 purchases

• Parts of Florida have also dropped in relative share of purchases in 2016 vs 2010-2015

Market share by geography in 2010 – 2015 (left map) vs. 2016 (right map)

2 0 1 0  – 2 0 1 5  H O M E S  B O U G H T  B Y  I N S T I T U T I O N S 2 0 1 6  H O M E S  B O U G H T  B Y  I N S T I T U T I O N S

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst InsightLabs estimates, based on Corelogic County Record and Transaction Data as of Q4 2016



9

TEXAS, TENNESSEE, NORTH CAROLINA SAW MORE INTEREST IN 2016

• Atlanta has remained a favorite across time with about 15% share in Institutional holdings from different purchase periods

• Dallas, Houston, Charlotte, Indianapolis, Nashville and Memphis have seen rising shares of purchases in 2016 compared to 

the prior 5 years

Market share by geography in 2010 – 2015 (left) vs. 2016 (right)

2010 – 2015 2016

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst InsightLabs estimates, based on Corelogic County Record and Transaction Data as of Q4 2016
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CAP RATES ARE STILL ATTRACTIVE

• SFR rent growth has slowed but still remains meaningful (~3% in 2016)

• Home prices have outpaced rents but still below fundamental values

• Cap rates for public REITS at 5-5.3%, private investments likely a bit higher

Market implied real estate values and cap rates for public SFR REITS

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst Capital estimates based on company Q1 2017 10-Qs and other subsequent 8-K reports extracted from Bloomberg. As of July 2017.
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HOUSEHOLD FORMATION HAS REMAINED POSITIVE (JUN ‘00 – MAR ‘17) BUT ALL GROWTH IS IN RENTAL (JUN ‘00 – MAR ‘17)

EXPECT RENTAL DEMAND TO REMAIN STRONG

• Households have grown steadily over the years

• Almost all of the new housing demand filled through rentals – owner occupied homes remain unchanged

• Confluence of several short-term and long-terms factors have and will continue to support strong rental demand – tight
mortgage credit, ballooning student loan debt and changing borrower preferences

Source: U.S. Census Bureau as of 2017 Q1. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may 
materially change over time. Please see important disclosures at the end of this presentation. 
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SINGLE FAMILY CONSTRUCTION REMAINS ANAEMIC 1 MILLENNIALS REACHING PEAK HOUSING DEMAND AGE 2

SUPPLY DEMAND DYNAMICS REMAIN POSITIVE FOR SFR

• Supply has picked up in multifamily but not in single family

• Population age distribution suggests that millennials reaching peak housing demand and family creation ages

Sources: (1) US Census Bureau as of March 31, 2017. (2) US Census Bureau 2013 CPS Survey. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current
market conditions and assumptions, which may materially change over time. Please see important disclosures at the end of this presentation.

0

5

10

15

20

25

<
5

yr

5
-9

1
0

-1
4

1
5

-1
9

2
0

-2
4

2
5

-2
9

3
0

-3
4

3
5

-3
9

4
0

-4
4

4
5

-4
9

5
0

-5
4

5
5

-5
9

6
0

-6
4

6
5

-6
9

7
0

-7
4

7
5

-7
9

8
0

+

P
o

p
u

la
ti

o
n

 in
 m

ill
io

n
s

Age groups

Millenials

0

200

400

600

800

1000

1200

1400

1600

1800

2000

H
o

u
st

in
g

 s
ta

rt
s 

(S
A

A
R

), 
0

0
0

s 
u

n
it

s

Single family starts (3m rolling average)

Multi-family starts  (3m rolling average)



P
R

O
P

R
IE

T
A

R
Y

 A
N

D
 C

O
N

F
ID

E
N

T
IA

L

13

A G I N G  R E N T E R S  N E E D  M O R E  S P A C E B U T  M U L T I F A M I L Y  U N I T S  A R E  T O O  S M A L L

MULTIFAMILY CANNOT SATISFY NEED FOR SPACE

• Demand for space usually increases with age and family size; only 10-15% of multifamily units have 3+ bedrooms 

• “Forced renters” over time would like a more spacious home and unlikely to find them in multifamily

• We anticipate that single family rentals will do well in coming years

Source:  Amherst Capital estimates based on U.S. Census data from the American Housing Survey (2015) as of 2017. The views expressed herein are for information purposes only, and are derived by Amherst 
Capital from current market conditions and assumptions, which may materially change over time. Please see important disclosures at the end of this presentation. 
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DATA REMAINS POSITIVE FOR SINGLE FAMILY HOUSING

• Data suggests rising rents and home prices along with stable/higher new/existing home sales 

• More modest price gains in single family provide a better entry point than multi-family

Macro housing data has remained positive in the U.S.

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Bloomberg, as of Q2 2017, Census Bureau as of Q1 2017 for Households data, SFR data based on Amherst InsightLabs estimates based on Corelogic County Record and Transaction Data as of Q4 2016
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MULTIPLE AVENUES TO FINANCE SFR AT ATTRACTIVE LEVELS

• Fannie Mae guaranteed the senior portion of a loan to Invitation Homes – this was the

first SFR transaction with GSE guarantee

- The structure is something of a test/pilot where Fannie Mae sold a guaranteed senior piece of the debt

- The all in cost of financing was estimated to be about Swaps+200bps for 56% LTV 10 yr fixed mortgage loan. The 

guaranteed piece was issued at Swaps +73bps. 

- Freddie Mac is also reportedly in talks to conduct their own pilot that is more focused on affordability

• Some of the larger REITs have received an investment grade rating which we believe opens up avenues for 

attractive unsecured corporate debt, American Homes 4 Rent issued preferred equity as well

• Warehouse financing remains available at attractive spreads; Private securitization market has remained 

vibrant and offers extremely attractive financing

The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time. Please see important disclosures
at the end of this presentation.
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VIBRANT PRIVATE SECURITIZED MARKET WITH LOW FUNDING SPREADS

• Private securitization market has been active with 31 

deals in total till 2016 and 4 more this year to date 

(including the inaugural GSE transaction)

• The implied funding spreads based on the latest deals 

are fairly attractive with 72% LTV to BPO financing 

available at Swaps + 137bps funding cost, estimated 

S+187bps all-in funding cost including securitization 

expenses

The effective funding spread and LTVs are attractive

Private Securitization market is active

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst Capital estimates based on Bloomberg, deal offering documents, such as Term Sheet as of July 2017
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COMPRESSION VS. MF ENCOURAGING –
REFLECTION OF LOWER VOLATILITY

• The funding cost for SFR has compressed since Q4 2016 to the latest transaction. 

• We believe spreads / funding levels are comparable with what is available in multifamily – in part a reflection of lower volatility 

of the underlying asset, in our view

SFR debt spreads have compressed to come in line with multifamily debt

For illustrative purposes only. The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time.
Please see important disclosures at the end of this presentation.

Source:  Amherst Capital estimates based on Bloomberg, deal offering documents, such as Term Sheet as of July 2017
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CONCLUSIONS - FOUNDATIONS FOR GROWING INSTITUTIONAL 
SHARE REMAIN STRONG

• We believe the demand for single-family rental homes will remain strong due to a combination of 

demographic, financial and preference-related reasons

• We find that SFR valuations remain attractive. At the same time, financing costs have come down 

significantly

• The setup of supportive demographics, attractive cap-rates, modestly strong home price appreciation, 

cheaper and more broad-based financing argue for strong equity returns in the space over the coming years

• We expect the share of institutions to continue to grow in the coming years with wider acceptance of SFR as 

an institutionally managed CRE asset

The views expressed herein are for information purposes only, and are derived by Amherst Capital from current market conditions and assumptions, which may materially change over time. Please see important disclosures
at the end of this presentation.
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DISCLAIMER

Amherst Capital Management LLC (“Amherst Capital”) is an indirect majority owned subsidiary of

The Bank of New York Mellon Corporation. It is also minority owned by Amherst Holdings LLC.

Amherst Capital Management LLC is registered with the U.S. Securities & Exchange Commission

under the Investment Advisers Act of 1940. BNY Mellon is not a guarantor of any investment

managed by Amherst Capital.

Amherst Capital has an exclusive license with Amherst InsightLabs (AIL) in the asset management

industry. AIL is an affiliate of Amherst Capital and Amherst Holdings, LLC.

The comments provided herein are a general market overview and do not constitute investment

advice, are not predictive of any future market performance, are not provided as a sales or

advertising communication, and do not represent an offer to sell or a solicitation of an offer to buy

any security. Similarly, this information is not intended to provide specific advice,

recommendations or projected returns of any particular product of Amherst Capital. These views

are current as of the date of this communication and are subject to rapid change as economic and

market conditions dictate. Though these views may be informed by information from sources that

we believe to be accurate and reliable, we can make no representation as to the accuracy of such

sources nor the completeness of such information. Any forward-looking statements speak only as

of the date they are made, and Amherst Capital assumes no duty to and does not undertake to

update forward-looking statements. Forward-looking statements are subject to numerous

assumptions, risks and uncertainties, which change over time. Actual results could differ materially

from those anticipated in forward-looking statements. Past performance is no indication of future

performance. Investments in mortgage related assets are speculative and involve special risks, and

there can be no assurance that investment objectives will be realized or that suitable investments

may be identified. Many factors affect performance including changes in market conditions and

interest rates and in response to other economic, political, or financial developments. An investor

could lose all or a substantial portion of his or her investment. No investment process is free of risk

and there is no guarantee that the investment process described herein will be profitable. No

investment strategy or risk management technique can guarantee returns or eliminate risk in any

market environment. Amherst Capital is a registered investment adviser and is an indirect

majority-owned subsidiary of Standish Mellon Asset Management Company, LLC, which in turn is

a wholly-owned subsidiary of The Bank of New York Mellon Corporation.

About the Amherst home price index

Amherst home price index is generated and maintained by Amherst Insightlasbs LLC (“AIL”). The

index tracks price changes of single-family detached properties in 90 core-based statistical areas

(CBSA) and 50 states in the US. The index is published monthly and is based on the Case Shiller

repeated sales methodology. Unlike HPI published by S&P Case Shiller Weiss, Corelogic and Federal

Housing Finance Agency (FHFA), Amherst HPI is a distressed-free index which does not include price

changes due to foreclosures, short-sales, bank repossession and REO resale. The repeated sales HPI

rely on tracking price changes in transactions of the same house over time. For each arms-length and

distressed-free home sale transaction, a search is conducted to find information regarding previous

arms-length and distressed-free sales of the same house. If an earlier transaction is found, the two

transactions are paired into a “sale pair.” Sale pairs are designed to track price changes over time for

the same house, while holding the quality and size of each house constant. After sales pairs are

formed, the index is calculated under a weighted least square framework, in which weights are based

on price anomalies and time interval within pairs.
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CONTACT INFORMATION

Amherst Capital Management

444 Madison Avenue

19th Floor

New York, NY 10022

www.amherstcapital.com
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WHERE’S THE DATA?
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PRODUCT DEVELOPMENT

THE URBAN INSTITUTE
WASHINGTON, DC
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Organization and topics

PART 1  DATA SOURCES
PRODUCTS AND ANALYTICS

PART 2  INVESTMENT THESIS
BEATS BOTH STOCKS AND BONDS

PART 3  INDUSTRY STRUCTURE
WHERE THE BIG BOYS AREN’T
NEW SECTORS:  DIFFERENT GRADES

2
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Sources of real estate data
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Key Differentiators of Investability Data

● Largest, most comprehensive, and well-scrubbed rental data warehouse

● Rental data on approximately 50% of the 14 million single family rentals 

● Far greater coverage than any competitor 

● Single source of broad-scope rental history data

● Limited reliance on MLS data

● Rent data is contractually acquired & licensed 

● No market lag:  data updated in a timely fashion - daily in most cases

● Longest trail of historical records (1/2009)

4
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Proprietary derived analytic products

Rental estimation model
● Rentrange began developing its “rental AVM model” in 2009, and released the 4th generation of 

this multidimensional model in 2017.

Rental transaction database
● 14 million data points collected from primary sources:  MLS, other listing sites, investors/property 

managers. Growing number of exclusive relationships with property managers, and institutions.

Investor lists
● Name aggregation and coding of all owners of non-owner-occupied properties across the nation

Macro Rental, vacancy, saturation, and days on market
● Monthly statistical and trending reports at the MSA, county, city, and zip code level for two unique 

residential segments; single-family detached and multi-family units, reported at the 1 through 4 
bedroom sub-grouping level.

Gross rental yields database
• Combines rental estimates with value estimates for 15 million properties monthly since July, 2012

Hedonic price and rental indexes
• Derived from the rental and value estimates used to compute gross yields

5
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Equity investment in SFR rentals: 
favorable trends make an attractive alternative to bonds

✓ High income: exceeds the rate on high-grade corporates and 
potentially even high-yield corporates at lower risk levels  

✓ Low volatility with long duration:  attractive for pension funds 
and life insurance companies

✓ Inflation hedge:  rent growth above inflation from high 
demand, favorable demographics, reduced supply, and lower 
vacancies 

✓ Prospects for further price appreciation:  especially in 
markets/segments with below average prices

7
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Rent cycle is less volatile and out of phase with 
price cycle
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Favorable risk profile for SFR rental equity investment 
relative to bonds should attract large amounts of capital

Greater efficiency of SFR rentals . . . Improves portfolio performance by 
substituting for bonds
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Apartment REITs:  
best return and lowest volatility except for self-storage (1994 – 2016)
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As prices flatten, yield becomes more important 
than price appreciation

3-year return
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Organization and topics

PART 1  DATA SOURCES
PRODUCTS AND ANALYTICS

PART 2  INVESTMENT THESIS
BEATS BOTH STOCKS AND BONDS

PART 3  INDUSTRY STRUCTURE
WHERE THE BIG BOYS AREN’T
NEW SECTORS:  DIFFERENT GRADES
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Why hasn’t more capital been flowing into the sector?

✓ Only a handful of available investments

✓ Low dividend yields

✓ Newness of sector

✓ Small scale relative to multi-family

13
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What about consolidation with the many smaller entities?

By number of investors By number of properties
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Largest investors buy in very small geographical segment of 
the market, limiting their opportunities 

All SFR:  50% in 1943 zip codes Top 5: 50% of properties in just 205 zip codes
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And their “buy box” is limiting, too
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General consensus on top investment markets
Except for AH4R, these 20 markets account for almost 90% of holdings
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“Next 6” are much less concentrated and in smaller areas
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Yields declined almost everywhere since 2013
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Local institutional investors have more choices as 
they aren’t chasing the same kinds of capital

✓Organic growth -- MLS, foreclosures, etc.

✓Mini-acquisitions from smaller local operators

✓ Expand into sub-markets in same geographic market by buying 
different property grades

✓ Expand to adjacent geographic markets

20



© 2017 Investability, All RightsReserved

Moving into smaller, less expensive markets can 
boost yields
All single-family rentals, 9 equal buckets
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Less-expensive neighborhoods within metros can 
boost yields, too
Property grades defined by deciles among Atlanta rental properties
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Lower grade markets appreciated more, compensating for slower 
rent growth 
Atlanta, 3-bedroom properties; change from 2012 to 2017

Values rising faster than rents Compresses yields between high- and low-grade 
properties 
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Single Family Rental Homes
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Households by tenure and structure
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Shared households
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Shared households
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Single Family Rental Homes and shared households
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Single Family Rental REITs

0

25,000

50,000

75,000

100,000

125,000

150,000

2013 2014 2015 2016 2017

Homes owned



7

Same Store Net Operating Income (SS NOI)
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Operating performance, Single Family Rental REITs
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Single Family Rental Homes and SFR REITs

Discussion points:

• An increase in SFR by 3.6 million, at an average cost of $175,000, required $630 billion.

• “Mom and pop” and small operators do not have abilities to manage larger portfolios.

• Demographic and financial trends provide long-term support for rental demand. 

Household characteristics imply that many of these rentals will be single family structures. 

• REIT share prices and dividends delivered 27% returns in 2016, and an additional 16% in 

2017 through August.

• More favorable cost of capital may facilitate future home purchases and portfolio 

acquisitions.

• Future growth:

• Multi-listings

• Consolidating smaller portfolios

• Build-to-rent
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