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Background - Council Office Concerns

● (Homeowners) - Acquisition of single-family homes by corporate 

entities makes it more difficult and more expensive for first-time home 

buyers  

● (Small Landlords) - Struggling or distressed small landlords get 

bought out by large corporate owners

● (Renters) - Corporate landlords may be associated with more 

evictions, habitability violations, and overall higher housing insecurity 

for renters.
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Background - Examples of these concerns

● Wedgewood Homes, a national real estate investment company, 

whose primary business model is flipping foreclosed single-family 

homes, agreed to pay $3.5 million to settle a lawsuit with the state in 

2021 related to allegations of unlawful eviction filings and harassment 

tactics to force occupants out.   

● K3 Holdings, a family-owned real estate investment group, agreed to 

pay a $2.5 million to settle a discrimination and harassment lawsuit 

with the Housing Rights Center in 2023 for the targeted displacement 

of long-term Latinx renters in rent-stabilized units in Koreatown & 

Highland Park  
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Background - Organizational Entities
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● Not all properties owned by an organizational entity (Corp/Inc, LLC, 

LP, trust) engage in problematic practices or are large corporations

● The size of the underlying entities can range from a publicly-traded 

company that owns hundreds of units, to a single individual person 

who owns a small property and held under an LLC

● The worst case scenario is when an actor – regardless if they are 

corporate, a family-run business, or an individual – owns a large 

inventory and implements problematic business practices   



Background - Focus of the Study
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Simply observing the trend of increasing organizational entity ownership 

or the concentration of large housing inventories without any additional 

context on their business models or practices only provides a partial 

picture of what is occurring in the housing market. As a result, the 

analysis in this report focuses on the largest and fastest growing 

owners and some of the business practices that may negatively 

impact small landlords, potential home buyers, and renters



RSO Stock (2018-2023)
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Among the top 25 owners, their total RSO inventories ranged from 1,200 to over 4,000 units 

amounting to a total of over 58,300 RSO units – representing nearly 10% of the RSO stock



Findings among the overall RSO Stock
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● Rapid Inventory Growth and Displacement Risk

○ The owner when the greatest percentage growth from 2018 to 2023 was 

K3 Holdings (#24) who recently settled a lawsuit with HRC 

○ From 2018 to 2023, K3 Holdings’ RSO inventory increased from 471 to 

1,365 units – a growth of nearly 200%

● Bulk Acquisitions

○ The second largest percentage growth was Owner #8 from 1,600 to 2,769 

units – a growth of  73% 

○ Significant growth occurred through bulk acquisitions acquiring multiple 

properties in single day transactions – the largest being six properties 

amounting to over 80 units
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Among the top 25 owners of 2- to 10-unit RSO properties, their inventories ranged from 170 to 

800 units amounting to a total of over 9,600 RSO units – representing 3% of small properties



Findings among small 2- to 10-unit RSO properties
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● Acquisition of Small Properties by Larger Actors who are Natural 

Persons 

○ The owner when the greatest percentage growth was Owner #20, from 

31 units to 224 RSO units among 2- to 10-unit properties – and increase 

of over 600%

○ All LLCs created and owned by a single individual 

○ Total City multifamily inventory of over 860 units in 65 properties

○ The second largest percentage growth was Owner #14 from 106 to over 

300 units – a growth of  nearly 200% 

○ All LLCs created and owned by a single individual 

○ Total City multifamily inventory of over 840 units in 74 properties



Residential Housing Sales (2018-2023)

Los Angeles Housing Department (Slide 11)

Over the six year period, nearly 293,000 housing units were sold –

an average of 52,000 units per year
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Recurring Buyers & Sellers of SFHs 

A total of over 24,000 sales 

(23%) were made to org entities 

for single family homes between 

2018 to 2023 – an average of 

over 4,000 sales transfers per 

year 

Recurring buyers (~1,334) and sellers (~939) of single-family homes accounted for 

15% of all sales with over 15,700 sales – an average of 2,600 homes per year 



Los Angeles Housing Department (Slide 13)

Findings among Top Buyers & Sellers of SFHs 

● Property Flipping
○ The top recurring buyer and seller of single-family 

homes is Wedgewood Homes acquiring almost 300 

homes and selling nearly 400 during the six-year period 

○ 81% of the purchases were resold in less than a year at 

an average price increase of 33%, or about $223,000 

over the initial price 

○ The second top recurring buyer and third top recurring 

seller, Owner B, owned by a single person acquired 

150 homes and sold nearly 200  

○ 90% of the purchases were resold in less than a year 

with average price increase of 41%
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Recurring Buyers & Sellers of 2- to 10-unit Properties 

A total of over 34,000 sales 

(52%) were made to org 

entities for 2- to 10-unit 

properties between 2018 and 

2023 — an average of over 

5,700 units per year 

Recurring buyers (~534) and sellers (~367) of small properties accounted for 28% of 

all sales with over 18,300 units — an average of 3,065 units per year 
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Findings among Top Buyers & Sellers of Small Properties 

● Property Flipping
○ Wedgewood Homes, Owner I, also targets small 

multifamily properties acquiring 120 units and 

selling 181 units

○ 66% of the properties acquired were resold in 

less than a year

● Inventory Outside City Boundaries
○ Owner B, a large regional real estate investment 

and property management company conducts 

similar flipping behavior

○ Beyond the City, Owner B owned 3,800 

multifamily housing units throughout LA County



Summary of Findings & Policy Implications   
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● Large actors can be both organizational entities and natural persons

● Purchasing power of large actors through bulk acquisitions can limit 

opportunities for prospective homebuyers and small landlords

● Rapid acquisition of housing units by larger actors can be associated with 

increased displacement risk

● Examining ownership beyond City boundaries can provide more insight into 

the true size of ownership inventories

● Property flipping may be contributing to the rapid rise of home prices



Recommendations to study further

● Option 1: Explore the Potential Link between Rapid Ownership 

Growth, Owner Behavior and Renter Displacement Risk

● Option 2: Property Flipping 

● Option 3: Acquisition of Properties from Distressed Small Landlords 

and Homeowners

● Option 4: Use of Organizational Entities by Small Landlords

● Option 5: Better Distinguish a Small Landlord from a “Large” Landlord
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