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Dear Members of the Housing and Homelessness Committee: [
am deeply concerned about the proposed city-wide eviction
moratorium and rent freeze. While I understand the intent to
protect tenants during difficult times, I firmly believe that passing
such measures without adequate data, a clear plan or financial
support for housing providers is irresponsible and immoral. To
date, there has been no comprehensive assessment of how many
individuals or families have been directly affected by the recent
fires. Implementing sweeping policies without this critical
information creates unintended consequences that could
exacerbate the housing crisis in Los Angeles. Furthermore, the
lack of a plan or funding mechanism to help housing providers
recover delinquent rent places an unfair and unsustainable burden
on property owners, many of whom are small-scale housing
providers struggling to maintain their properties and meet their
own financial obligations. Housing providers are not immune to
economic hardship. Many rely on rental income to pay mortgages,
property taxes, maintenance costs, and other expenses. By
imposing a moratorium and rent freeze without offering relief to
housing providers, you are effectively asking them to forgo their
livelihoods. If the City Council believes it is reasonable to expect
housing providers to operate without income, then I urge you to
lead by example and forgo your salaries for the duration of the
moratorium. This would demonstrate a shared sacrifice and a
genuine commitment to fairness. I urge the Committee to
reconsider this proposal and instead focus on developing a
balanced approach that addresses the needs of both tenants and
housing providers. This should include: 1. Data Collection:
Conduct a thorough assessment of the number of individuals
impacted by the fires and the financial challenges faced by both
tenants and housing providers. 2. Financial Assistance: Establish a
program to help tenants pay rent and provide relief to housing
providers for lost income. 3. Collaboration: Work with housing
providers, tenant advocates, and other stakeholders to create
sustainable solutions that prevent displacement while ensuring the
stability of the rental housing market. The housing crisis in Los
Angeles requires thoughtful, equitable, and data-driven solutions.
Passing a moratorium and rent freeze without addressing the
broader implications would only deepen the divide and harm the



very people you seek to protect. I respectfully ask that you
prioritize fairness and accountability in your decision-making
process. Thank you for your attention to this critical matter.
Sincerely, Ky Trang Ho Los Angeles Housing Provider



Communication from Public

Name: Ky Trang Ho
Date Submitted: 02/04/2025 02:49 PM
Council File No: 25-0006-S1

Comments for Public Posting: I've attached an article that I wrote disproving the need for a rent
freeze and moratorium. Rent prices for all bedroom counts and
property types in Los Angeles, Calif. have crashed by 23% in the
past month, according to Zumper.com.



https://medium.com/@kytrangho/debunking-the-myth-los-angeles-wildfires-and-rent-gouging-cla
ims-lack-evidence-14d5b6c290f5

Debunking the Myth: Los Angeles
Wildfires and Rent Gouging Claims
Lack Evidence

We’ve been inundated with alarming headlines about Los Angeles rents skyrocketing
and housing providers price-gouging following the epic wildfires that began on January
7, 2025. However, rental data from Rentcast, a property analytics firm, shows instances
of rent gouging are overblown.

| have a myriad of charts in this report to prove that average rents fell or remained
flat in wildfire-affected zip codes between December 2024 and the end of January
2025. Rents across the city have crashed 23% over the past month.

Some properties’ rent has soared by double-digit percentage points over the past three
months. However, those spikes occurred before the fires, disproving media reports of
price gouging. While there are outsized gains for some types of properties over the past
12 months, averages rents are still deep below their historic highs.

Investigative reports about price gouging from respected outlets like The Washington
Post and organizations such as The Rent Brigade — a group that identifies as a
“collective of tenant organizers, advocates, web programmers, designers, researchers,
and other Angelenos using data to combat predatory landlords” — should at best be
viewed as anecdotal outliers hand plucked from a massive data pool to support a
preconceived bias: housing providers are heartless, greedy pigs. Anecdotes may
illustrate a point but should not be used to draw broad conclusions.
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https://medium.com/plans?source=upgrade_membership---post_top_nav_upsell----------------------------------
https://rentcast.io/?via=ky-trang92
https://www.zumper.com/rent-research/los-angeles-ca

Their research is full of methodological flaws: a small sample size taken mostly from
Zillow.com, biased handpicked sample selection versus random, a small time period,
and the use of listing data rather than actual rent data. The report only compares prices
over a short time and cannot account for extenuating circumstances or seasonality.

For example, the owners could have raised their price because they updated the home,
included furniture, added an amenity such as a hot tub, and changed from a long-term to
a short-term rental. November and December are the slowest rental months because
tenants are least likely to move over the holidays and during the school year. Housing
providers could have lowered their prices over this period to attract tenants. When the
market rebounded in January, they raised their prices. The conclusion that renters are
subjected to widespread price gouging is misleading.

The data collected cannot account for whether an owner changed from renting a portion
of the home to the entire place. Renters could have negotiated a lower price, and the
actual rent paid is not documented in Zillow. Overgeneralizing based on limited data
undermines the credibility of the findings.

News stories and non-peer-reviewed reports should not be used as the basis for
sweeping policy decisions. It is troubling that lawmakers have not researched rent
gouging themselves or the number of renters affected by the wildfire. Nor have they
hired an independent third party to do so. They’re reckless in proposing draconian,
knee-jerk policies like rent freezes and eviction moratoriums across a city of 3.82 million,
let alone a county of 9.66 million.

The LA City Council’s socialist members and their renter constituents would be loathe to
admit rents have fallen across Los Angeles. Zumper.com’s market trends tracker shows
rent prices across all bedrooms and property types in Los Angeles crashed 23% in the
past month, as of February 3, 2025. Rents increased 10% over the trailing 12 months.
The rental listing site claims its data is calculated on a rolling 30-day basis.


https://www.zumper.com/rent-research/los-angeles-ca

Rent price trends

JAN 2023 JUN 2023 NOV 2023 MAR 2024 AUG 2024

Chart: Rent prices for all bedroom counts and property types in Los Angeles, CA
have decreased by 23% in the last month and have increased by 10% in the last
year. Source: Zumper, as of Feb. 4, 2025.
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https://www.zumper.com/rent-research/los-angeles-ca

Pacific Palisades, 90272

In the Pacific Palisades zip code most affected by wildfire, 90272, one-bedroom rents on
average declined 14% over the past 12 months through January 31, 2025.
Three-bedroom rents are nearly flat. Monthly rents for all rental properties, ranging from
one to six bedrooms, increased 4% — on par with inflation of 3% over the past year. At
$6,860, average rent prices in 90272 would have to double their previous high of nearly
$14,000 seen in June 2021.

90272 Zip Code

Rental Market Report

Pacific Palisades

Average Rents

Rent changes displayed for last 12 months

Average Market Rent 1 BD RENTALS 2 BD RENTALS
$3,380 /mo -13.8% $6,420 /mo +17.6%

3 BD RENTALS 5 BD RENTALS
+3.8% $8,060 /mo +1.4% $9,500 /mo +5.6%

last 12 months

Low Rent High Rent
6 BD RENTALS
$2,595 $9,950 $9,950 /mo 0%
Historical Performance 3Months 6Months 1Year 2Years All Time
@ Average Studio 1BD 2BD ® 3BD 4BD 5BD 6BD
$16
$14,000
$12,000
$10,000
$8,000
$6,
$4,000
2021 2023 2024 2025

Source: Rentcast.io as of January 31, 2025
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At first glance, the 18% increase in 2-bedroom rents in the 90272 zip code over the past
year could support the accusations. But the hike was long in the making. This category's
average rent rose steadily from $5,460 in January 2024 to $6,660 in December 2024.
Curiously, two-bedroom rents declined 4% between December 2024 and February 2025,
going from $6,660 monthly to $6,420.

Historical Performance 3Months 6Months 1Year 2Years All Time
® Average Studio 1BD e 2BD 3BD 4 BD 5BD 6 BD
$16,000 June, 2021
Average: $13,760
2 BD: $5,550

$14,000
February, 2025
Average: $6,750
$12,000 2 BD: $6,420

November, 2024
Average: $7,060
2 BD: $6,400

$10,000

$8,000

August, 2024

$6,000 B Average: $6,340

B 2BD: $5,210
$4,000 December, 2024
Average: $6,840
2 BD: $6,660
$2,000
2021 2023 2024 2025

Chart: Rent prices for two-bedrooms and all property types in Pacific Palisades zip code 90272 from 2021 through February 1, 2025. Source:
Rentcast.io

The Rent Brigade Report’s Flaws and Inaccuracies

The Rent Brigade report, ‘After the LA Fires: Ren ing in the Wake of Di

claims to have found: “New listings are priced at 315% of Fair Market Rent, nearly
double the legal limit” and rents on some units “surged by 5,065% in just 11 days, with
120 new cases identified daily.” The group claims its volunteers collected “1,343
instances of illegal rent increases” using a Google spreadsheet linked on
RentBrigade.org that went viral on social media.

The so-called citizen sleuths’ report made headlines at KPCC 89.3 FM, Marketplace,
Fox 11 News, KTLA and a handful of small outlets:
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https://drive.google.com/open?id=1OeSSR-rHilbvpr4BWVknkxpUcMeLCwac
https://docs.google.com/spreadsheets/d/1RXWxLqTyWvAuq8A0PgaBuWeEn_G6qTLyTZ8lzfNEaNw/edit?gid=314416722#gid=314416722

e How widespread is post-fire rent gouging? These volunteer sleuths analyzed
the data — LAist.org

e Study says Los Angeles rent prices spiked illegally during historic wildfires
— KTLA
e LA blazes cause rents to soar — Marketplace

e Rent soaring in these LA ZIP codes after California wildfires, report says —
Fox 11 News

The media love telling stories that pit villains against victims, e.g., housing providers
versus tenants, because such headlines incite anger, which generates likes and shares
in the age of pageview journalism. | don’t mean to insult their reporting. However, they
parroted the report and failed to scrutinize how the data was collected or put the
numbers in perspective.

The Rent Brigade’s spreadsheet compiled rental listings from three counties: Los
Angeles, Orange, and Ventura. Some 90% came from Zillow. As of February 2, there are
17,316 rental listings on Zillow between the three counties. The other 10% of listings
came from Apartments.com, Compass, Craigslist, Facebook, The MLS, Redfin, Trulia,
and individual housing provider websites. Zillow and Trulia could be considered the
same because the same company owns both. Zillow listings are automatically
syndicated on Trulia.

The 1,343 handpicked cases account for only 6.7% of listings on mainly one website
over a short period, among at least 20 rental listing websites in the area. This small
sample should not be considered representative of the population, considering the
means of selecting the cases was biased. They are anecdotal cases at best. The study
ignores the plethora of units that have lowered prices or offered incentives because
they’re hard-pressed to find tenants. Moreover, all of the Rent Brigade data was
manually entered by crowd-sourced volunteers, leaving it prone to human error such as
misclassification and typos.

Allegations that some listings are “315% of Fair Market Value,” FMV, are wildly unfair
because they’re unlikely to make an apples-to-apples comparison.

The U.S. Department of Housing and Urban Development, aka HUD, calculates FMV
using data from the American Community Survey (ACS), conducted annually by the U.S.
Census Bureau. Data collected from mailed and online surveys, phone calls, and
in-person interviews could be outdated by the time the numbers are crunched and
presented on HUD’s website.
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https://laist.com/news/housing-homelessness/los-angeles-price-gouging-fires-housing-rent-brigade-spreadsheet-zillow-study
https://laist.com/news/housing-homelessness/los-angeles-price-gouging-fires-housing-rent-brigade-spreadsheet-zillow-study
https://ktla.com/news/local-news/study-finds-los-angeles-rent-prices-spiked-during-historic-wildfires/
https://ktla.com/news/local-news/study-finds-los-angeles-rent-prices-spiked-during-historic-wildfires/
https://www.marketplace.org/2025/01/28/la-blazes-cause-rents-to-soar/
https://www.foxla.com/news/rent-soaring-la-zip-codes-after-california-wildfires-report-says
https://www.foxla.com/news/rent-soaring-la-zip-codes-after-california-wildfires-report-says
https://www.huduser.gov/portal/datasets/fmr.html

HUD defines FMR as the 40th percentile of gross rents for typical, non-luxury rental units
in a given area. This benchmark for affordability is used to calculate maximum rents for
programs like Section 8 housing vouchers.

The zip codes highlighted in the Rent Brigade report are among the most expensive
housing markets in the country, with everything from mega-mansions to trailer homes.
The age gap between properties could be more than a century.

A unit listed at 315% over FMV could hardly mean it’'s overpriced. It could be a new
construction condo built in 2024 with a front-desk concierge, Olympic-sized pool, roof-top
garden, sauna, etc. It cannot be compared with the “40th percentile of non-luxury units.”
Some of these units could be abnormally cheap because of rent control, which applies to
multi-family units built before October 1, 1978. Even at that, HUD notes on its website
that its calculation for FMV is unreliable.

Why Rentcast is More Accurate

Data from Rentcast, which | use in this report, is more accurate because it compiles
more listing and rent data from public databases and numerous property listing sites —
not just Zillow — in real-time, and it provides historical context. Rentcast averages listing
data over the current month, the past 3 months, 6 months, 1 year and 2 years. It parses
data by unit types, e.g., studio, 1 to 5 bedrooms.

Any numbers | present can be fact-checked against the accompanying tables and charts
Rentcast produced. | also cite and link all of the sources for my information. You can’t
fact-check the Rent Brigade or Washington Post reports because they collected data
and crunched their own numbers. You have to trust their methodology, which was highly
questionable.

Let's examine the Rent Brigade’s list of 10 zip codes with the most instances of rent
gouging in order of appearance.


https://rentcast.io/?via=ky-trang92

TABLE C.

TOP 10 ZIP CODES IMPACTED BY RENT GOUGING

NEIGHBORHOOD

West Hollywood

Malibu

West Hollywood

Hollywood

Venice

Beverly Hills

West Hollywood

Westwood

Studio City

Manhattan Beach

Table: Top 10 zip codes affected by rent gouging. S

ZIP CODE

90046

90265

90069

90068

90291

90210

90048

90024

91604

90266

ource: The Rent Brigade.

# OF LISTINGS

60

53

41

34

32

31

29

25

24

23

L2



1. West Hollywood, 90046

Rents in the West Hollywood zip code 90046 overall ticked up merely 1.1% across all
unit types over the past year to an average of $4,540, according to Rentcast. As
expensive as that is for most people, it's a bargain compared to a high of $11,000 from
April 2021. How could renters in this zip code be considered to be “impacted by rent
gouging” when rent prices overall haven’t even kept up with inflation?

Average Rents
Rent changes displayed for last 12 months

West Hollywood, 90046

Average Market Rent STUDIO RENTALS 1 BD RENTALS

$4,700 /mo +181.4% $2,860 /mo 3.1%
$4,540

2 BD RENTALS 3 BD RENTALS
1% $4,610 /mo +0.2% $6,680 /mo +0.5%
last 12 months
Low Rent High Rent
4 BD RENTALS
$770 $10,000 $8,080 /mo +5.2%
Historical Performance 3Months 6Months 1Year 2Years AllTime
® Average Studio 1BD @ 2BD 38D 48D 58D 6BD
4,0
2021 2023 2024 2025

Source: Rentcast.io

But look studio rents in the 90046 zip code blasted 181% over the past 12 months! That
must be price gouging. Nope. Rents have been on the rise over the past two years.
Studios experienced hockey-stick shaped price growth between October and December,
2024, spiking from $2,070 to $4,700. Prices stayed at $4,700 a month through January’s
end.
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If prices were already high in December and stayed the same January, the fires
had no affect on the prices for that category.

Historical Performance 3Months 6 Months 1Year 2Years All Time
® Average @ Studio 1BD 2BD 3BD 4BD 5BD 6 BD
$14,000 April, 2021

Average: $11,200
Studio: $1,840

A
e February, 2025
Average: $4,540
$10,000 Studio: $4,700
$8,000 December, 2024
Average: $4,470
io: $4,7
$6,000 Studio: $4,700
$4,000 October, 2024
B Average: $4,150
$2,000 [ Studio: $2,070

$0
2021 2023 2024 2025

Chart: Prices of studio units in the 90046 zip code from 2021 through Jan 31, 2025. Source: Rentcast.io

2. Malibu, 90265

Rents in Malibu, 90265, on average ticked up 5% over the past year. The 15% gain seen
in four-bedroom units occured between January and December 2024, when they peaked
at $9,570. Rents for this category fell 5% between December 2024 and January 2025
from $9,570 to $9,090.

Rents overall in the 90265 zip code have been flat since December and January. If
prices were the same or even dropped in one category, how do you explain the fire’s
non-existent impact on supply and demand?

™



Average Rents
Rent changes displayed for last 12 months

Malibu, 90265

Average Market Rent 1 BD RENTALS 2 BD RENTALS

$6,180 /mo +6.2% $6,740 /mo +3.5%
$7,120

3 BD RENTALS 4 BD RENTALS
+6.1% $8,290 /mo +3.2% $9,090 /mo +10%
last 12 months
Low Rent High Rent
5 BD RENTALS
$3,000 $10,000 $9,400 /mo 0%
Historical Performance 3Months 6Months 1Year 2Years All Time
® Average Studio 1BD 2BD 3BD ® 4BD 5BD
January, 2025
$10,500 Average: $7,110
4 BD: $9,090
$10,000
$9,500
$9,000
- December, 2024
$8,500
B Average: $7,070
$8,000 B 4BD: $9,570

$7,500

$7,000

$6,500

$6,000

~__ 7

February, 2025

2023 2024 Average: $7,120 2025

4 BD: $9,090

Chart: Average rents from 2023 to 2025 in Malibu, 90265. Source: RentCast.io as of February 2, 2025.

No conclusions of gouging could be made in the other nine zip codes on the Rent
Brigade list when you zoom out and look at the entire market and price trends over the
past month and 12 months.

3. West Hollywood, 90069

Average market rent in Hollywood, 90069, declined 4% over the past year, as of January
31, 2025, according to Rentcast. They’re flat over the past three months. Wouldn’t prices
have increased if there was gouging in January?
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Rental Trends Summary
West Hollywood, 90069

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $4,970 -$80 -1.6% -$20 -0.4% -$50 1% -$930 -15.8%
1 BD Rentals $3,690 -$130 -3.4% -$190 -4.9% -$430 -10.4% +$230 +6.6%
2 BD Rentals $5,390 +$70 +1.3% +$90 +1.7% +3$70 +1.3% -$60 -1.1%
3 BD Rentals $7,010 +$150 +2.2% +$130 +1.9% +3$300 +4.5% -$10 -0.1%
4 BD Rentals $8,860 +$50 +0.6% +$360 +4.2% -$740 -7.7% +$1,760 +24.8%

Table: Rental price trends in West Hollywood, 90069, over 3 and 6 months, 1 and 2 years, as of February 2, 2025. Source: Rentcast.

Average Rents

Rent changes displayed for last 12 months

West Hollywood, 90069

Average Market Rent

1 BD RENTALS 2 BD RENTALS

$4' 970 $3,690 /mo 11.7% $5,380 /mo 3.6%
-4.4%
last 12 months 3 BD RENTALS 4 BD RENTALS
Low Rent High Rent $7,030 /mo +1.3% $8,860 /mo 77%
$1,500 510,000
Historical Performance 3Months 6 Months 1Year 2Years AllTime
® Average Studio 1BD @ 28D 38D 48D 58D
$6,200
$6,000
$5,800
$5,600
$5,400
$5,200
$5,000
$4,800
$4,600
2023 2024 2025

Source: Rentcast.io

Chart: Average rent prices for 2 bedrooms and all units in West Hollywood, 90069, from January 2023 through January 31, 2025. Source: Rentcast.
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4. Hollywood, 90068

Eye-popping double-digit rent hikes over the past year are no doubt painful for renters.
But the fact that average rents rose 6% at most across all property categories over the
past three months rules out the presence of rent gouging.

Rental Trends Summary
Hollywood, 90068

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $5,480 +$190 +3.6% +$200 +3.8% +$730 +15.4% +$100 +1.9%
1 BD Rentals $2,800 +$90 +3.3% +$90 +3.3% +$390 +16.2% +$70 +2.6%
2 BD Rentals $5,520 +$300 +5.7% +$400 +7.8% +$940 +20.5% +$1,130 +25.7%
3 BD Rentals $7,470 +$180 +2.5% +$390 +5.5% +$440 +6.3% +$540 +7.8%
4 BD Rentals $8,310 -$170 -2% -$540 -6.1% +$60 +0.7% +$50 +0.6%
5 BD Rentals $8,220 +$460 +5.9% +$840 +11.4% -$780 -8.7% +$50 +0.6%

Table: Rental trends for Hollywood, 90068 over 3-months, 6-months, 1-year, 2-years, as of February 2, 2025. Source: Rentcast.

Average Rents
Rent changes displayed for last 12 months

Hollywood, 90068

Average Market Rent 1 BD RENTALS 2 BD RENTALS

$2,820 /mo +13.3% $5,530 /mo +19.29%
$5,500

3 BD RENTALS 4 BD RENTALS
+10.7% $7.510 /mo +5.5% $8,380 /mo +0.1%
last 12 months
Low Rent High Rent
5 BD RENTALS
$1.675 $10,000 $8,220 s/mo -8.7%
Historical Performance 3Months 6 Months  1Year 2Years Al Time
e Average Studio 180 28D e 3BD 48D 58D 6 BD 88D
$18,000
$14,000
$12,000
$10,000
$8.000
$6.000
P ——
————
$4,000
2,000
2021 2023 2024 2025

Source: Rentcast.io
Chart:
Average rent prices for 3-bedroom and all units in Hollywood, 90068, from January 2021 to January 2025, as of January 31, 2025. Source: Rentcast.
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5. Venice, 90291

Average market rent in Venice, 90291 zip code, slipped 5% over the past 12 months.
Four-bedroom units crashed a whopping 33%. Rents overall were flat the past two

months.
Average Rents
Rent changes displayed for last 12 months
Venice, 90291
Average Market Rent
1 BD RENTALS
$ 5 ’ 2 8 0 $4,020 /mo +6.3%
-5.2%
last 12 months 3 BD RENTALS
Low Rent High Rent $7,480 mo 2%
$995 $10,000
Historical Performance 3 Months
® Average Studio 1BD 2BD e 38D 4BD 5BD
$16,000
$14,000
$12,000
$10,000
$8,000
$6,000
$4,000
$2,000
2020 2021 2022 2023

6 Months 1 Year

2 BD RENTALS
$5,700 /mo -1.4%

4 BD RENTALS
$6,150 /mo -32.6%

2Years  All Time

7BD 8 BD

2024 2025

Source: Rentcast.io

Chart: Average rent prices of 3-bedroom and all units in Venice, 90291, from January 2020 to January 2025, as of January 31, 2025. Source:

Rentcast.
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6. Beverly Hills, 90210

Average rents in the country’s most famous zip code, Beverly Hills, 90210, didn’t even
keep track with inflation the past 12 months, sinking 3%. Rents are flat looking back
three months, disproving there’s an unusual increase in demand or price hikes.

Rental Trends Summary
Beverly Hills, 90210

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $6,450 -$130 2% +$50 +0.8% -$160 -2.4% +$320 +5.2%
1 BD Rentals $4,150 +$140 +35% +$270 +7% +$100 +2.5% +$410 +11%
2 BD Rentals $6,130 +$220 +3.7% +$270 +4.6% +$310 +5.3% +$680 +12.5%
3 BD Rentals $7,920 +$220 +2.9% -$30 -0.4% +$40 +0.5% +$590 +8%
4 BD Rentals $8,200 -$330 -3.9% -$880 -9.7% -$410 -4.8% -$690 -7.8%

Table: Price
changes of average rents for 1-, 2-, 3-, and 4-bedroom units in Beverly Hills, 90210, over 3- and 6-months and 1 year and 2 years, as of February 2,
2025. Source: Rentcast.

Average Rents
Rent changes displayed for last 12 months

Beverly Hills, 90210

Average Market Rent

1 BD RENTALS 2 BD RENTALS
$ 6' 45 O $4,150 /o 0% $6,100 smo +1.8%

-2.3%

last 12 months 3 BD RENTALS 4 BD RENTALS
Low Rent High Rent $7,920 /mo +2.3% $8,200 rmo -2.1%
$3,000 $10,000
Historical Performance 3 Months & Months 1 Year 2 Years All Time
® Average studio 1 BD 2z BD e 3BD aBD s BD & BD
$8,500
$8,000 —
—_—~._ T /
B —— / —
$7.500 p— \_,,/ —_—
—
57,000
$6,500
36,000
5,500
$5,000
2023 2024 2025

Source: Rentcast.io

Chart: Rent prices in Beverly Hills, 90210 from January, 2023 to January 2025, as of January 31, 2025.
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7. West Hollywood, 90048

The same could be said for West Hollywood, 90048. Rents for all unit types overall
flatlined the past three months.

Rental Trends Summary
West Hollywood, 90048

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $4,770 +$30 +0.6% +$200 +4.4% +$120 +2.6% -$620 -11.5%
1 BD Rentals $3,460 +$70 +2.1% +$20 +0.6% +$380 +12.3% +$280 +8.8%
2 BD Rentals $4,470 -$230 -4.9% -$120 -2.6% -$420 -8.6% -$140 3%
3 BD Rentals $6,090 +$170 +2.9% +$410 +7.2% +$90 +1.5% +$90 +1.5%
4 BD Rentals $7,410 +$120 +1.6% -$210 -2.8% -$160 -2.1% +$470 +6.8%

Table: Price change of 1-, 2-, 3-, and 4-bedroom rentals in West Hollywood, 90048, over 3 and 6 months and 1 and 2 years, as of February 2, 2025.
Source: Rentcast.

Average Rents
Rent changes displayed for last 12 months,

West Hollywood, 90048

Average Market Rent

1 8D RENTALS 2 BD RENTALS

$4, 7 ; 0 $3,480 /mo +14.1% $4,460 /mo 7.9%

+a.6%
last 12 months 3 BD RENTALS 4 BD RENTALS
Low Rent High Rent $6,050 /mo s $7,440 /mo 0%
$1,650 $10,000
Historical Performance 3Months  6Months 1 Year 2 Years Al Time
e Average Studio 1BD 2BD e 3BD aBD 5 BD 6 BD

$14,000

$12,000

$10,000

$8,000

$6,000

2020 2021 2022 2023 2024 2025
Source: Rentcast.io

Chart: Average
rents for 3-bedroom and all unit types in West Hollywood, 90048, from January 2020 to January 2025, as of January 31, 2025. Source: Rentcast.
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8. Westwood, 90024

Average rents in the Westwood, 90024, home to UCLA, have been downtrending since
February 2024. Renters entering the market in January 2025 on average paid 7% less

than last year. No rent gouging here.

Average Rents
Rent changes displayed for last 12 months

Westwood, 90024

Average Market Rent

1 BD RENTALS
$4,690 $3,740 /mo +5.1%
7.3%

last 12 months 3 BD RENTALS

$6,460 /mo -5.4%

Low Rent High Rent

$995 $10,000

Historical Performance 3 Months

® Average Studio 18D e 2BD 3BD 4BD 5BD

$10,000

$9,000

$8,000

$7.000

$6,000

$5,000

$4,000

$3,000
2020 2021 2023

2 BD RENTALS

$4,820 /mo

5 BD RENTALS
$5,000 /mo

6 Months  1Year 2Years

6 BD 7BD

2024

Source: Rentcast.io

-6.6%

-45.7%

All Time

2025

Chart: Average rents for 2-bedroom and all units in Westwood, 90024, from January 2021 to January 2025, as of January 31, 2025. Source: Rentcast.
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9. Studio City, 91604

Average rents for four bedroom units in Studio City, 91604, ticked up the most among all
categories at 4% over the past three months, as of February 2, 2025. One- and
5-bedroom units are flat over the same period. Where is the supposed increased
demand resulting from the fire?

Rental Trends Summary
Studio City, 91604

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $5,260 +$60 +1.2% +$290 +5.8% +$1,060 +25.2% +$40 +0.8%
1 BD Rentals $2,360 $0 0% +$80 +3.5% -$30 -1.3% -$300 -11.3%
2 BD Rentals $4,110 -$40 1% +$160 +4.1% +$470 +12.9% +$310 +8.2%
3 BD Rentals $6,810 +$220 +3.3% +$490 +7.8% +$1,040 +18% +$910 +15.4%
4 BD Rentals $8,370 +$290 +3.6% -$110 -1.3% +$330 +4.1% -$180 -2.1%
5 BD Rentals $7,600 $0 0% +$1,010 +15.3% $0 0% -$350 -4.4%

Table: Average rent price changes for 1-, 2-, 3-, 4-, 5-bedroom units and market overall in Studio City, 91604, over 3 and 6 months and 1 and 2 years,
as of February 2, 2025.

Average Rents
Rent changes displayed for last 12 months
Studio City, 91604

Average Market Rent 18D RENTALS 2 BD RENTALS

$2,360 /me  waw $4,170 smo f15.20
$5,270

last 12 months

sepRENTALS 18D RENTALS

$6,750 /smo ~18.4% $8,280 rmo %

Low Rent High Rent
5 BD RENTALS

$1.400 $10,000 $7,600 rmo ez

Historical Performance 3 Months G Months 1 Year 2 Years Al lime

e Average studio 1 B0 2z B0 * 3BD aBD 5 BL 68D 78D

Source: Rentcast.io
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10. Manhattan Beach, 90266

One-bedroom rent appreciation at 9% in Manhattan Beach, 90266, over the past three
months is huge compared to all the other zip codes and unit types in the Rent Brigade

report. However, most of the appreciation occurred before the fire. Average rents for all

unit types went sideways between December 2024 and January 2025.

Rental Trends Summary
Manhattan Beach, 90266

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $6,650 +$340 +5.4% +$690 +11.6% +$500 +8.1% +$1,230 +22.7%
1 BD Rentals $4,310 +$360 +9.1% +$770 +21.8% +$1,390 +47.6% +$520 +13.7%
2 BD Rentals $5,520 +$180 +3.4% +$450 +8.9% +$330 +6.4% +$1,130 +25.7%
3 BD Rentals $7,700 +$210 +2.8% $0 0% +$420 +5.8% +$970 +14.4%
4 BD Rentals $9,080 +$720 +8.6% +$430 +5% +$590 +6.9% +$1,970 +27.7%
6 BD Rentals $8,800 $0 0% -$100 -1.1% $0 0% $0 0%

Table: Average rent price changes for 1-6 bedroom units and overall in Manhattan Beach, 90266, over 3 and 6 months and 1 and 2 years, as of
February 2, 205. Source: Rentcast.

Average Rents
Rent changes displayed for last 12 months

Manhattan Beach, 90266

1 BED RENTALS
$4,310 /smo

2 BD RENTALS
$5,520 /mo

Average Market Rent

$6,650

+=. 1%
last 12 months

+a7.6% +6.4%

3 BD RENTALS
$7,700 /smo

4 BD RENTALS
$9,080 smo

+6.9%

Low Rent High Rent

6 BD RENTALS

$2,750 $10,000 $8,800 smo 0%
Historical Performance 3 Months 6 Months 1 Year 2 Years All Time
- Average Studio - 1 BD 2 BD 3 BD 4 BD 5 BD 6 BD

February 2025

18,000 Average: $6,650
%16,000 1 BD: $4.3170
$14,000
+12,000 January 2025

Average: $6.600
%10,000

1 BD: $4,310
£8,000
December, 2024
I Average: $6,340
Bl 1 BD: 4,270

$6,000

$4,000

£2,000

%0

2020 2022 2023

2024

2025

Chart: Average rents for 1-bedroom and all units in Manhattan Beach, 90266, from January 2020 through February 2, 2025. Source: Rentcast.
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Washington Post Findings Versus Mine

I's curious that the Washingfon Post also used Rentcast data to conclude that Los
Angeles County rents soared 20% after the fires. Its analysis of rental listings found that
rents in Encino vaulted 130% and 100% in Hermosa Beach. | found that rents in these
two areas rose on par with inflation over the past year.

The data | pulled from Rentcast shows rents on average in Encino dipped by 0.5%
between December 2024 and January 2025. Rents for 3-bedroom units ticked up 2%.
Rents overall in Hermosa Beach climbed 5% over the same period. Looking back 12
months, rent in both areas rose on par with inflation.

L2 P


https://www.washingtonpost.com/business/2025/01/25/la-county-rent-gouging-wildfires/

91316 Zip Code

Rental Market Report

Encino

Average Rents

Rent changes displayed for last 12 months

Average Market Rent 1 BD RENTALS 2 BD RENTALS
$2,000 /mo -3.8% $3,280 /me +7.9%
$4,210
3 BD RENTALS 4 BD RENTALS
+2.2% $5,470 /mo +16.1% $6,490 /mo +6.2%
last 12 months
Low Rent High Rent
5 BD RENTALS
$650 $9,450 $7,890 /mo 7%
Historical Performance 3Months 6€Months 1Year 2Years All Time
® Average Studio 18D 28D e 3BD 4BD 5BD 6BD January, 2025
Average: $4,200
3 BD: $5,400
S —— —
$5,000 December, 2024
[0 Avera| 410
[l 3 BD: $5,300
$4,0
Sep oct Nov Dec 2025
Rental Trends Summary
CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $4,210 -$20 -0.5% +$240 +6% +$90 +2.2% $230 52%
1 BD Rentals $2,000 +$60 +3.1% -$70 -3.4% -$80 -3.8% $230 -103%
2 BD Rentals $3,280 +$120 +3.8% +$140 +4.5% +$240 +7.9% +$350 +11.9%
3 BD Rentals $5,470 +$700 +147% +$600 +123% +$760 +16.1% +$1,110 +25.5%
4 BD Rentals $6,490 +$200 +3.2% +$470 +7.8% +$380 +6.2% $0 0%

5 BD Rentals 57,890 +$110 +1.4% -$750 -8.7% -$590 7% -$810 -93%




90254 Zip Code

Rental Market Report

Hermosa Beach

Average Rents

Rent changes displayed for last 12 months

Average Market Rent 1 BD RENTALS 2 BD RENTALS

$3,580 imo +12.2% $5,520 imo +12.9%
$5,670

3 BD RENTALS 4 BD RENTALS
+2.9% $7,180 /mo -2.6% $7,250 smo -12%
last 12 months
Low Rent High Rent
[— £ B0 RENTALS
$1,500 $10,000 $3,200 /mo 0%
Histarical Performance 3 Months 6Months 1Year 2Years AllTime
® Average Studio 1BD ® 28D 3BD 4BD SBD 6BD 7BD
$6,000
$5,800
$5,600
December, 2024
$5,400
$5,400 [} Average: $5,440
|8 2BD:$5.300
$5,200 January, 2024

Average: $5,710

2 BD: $5,520
$4,800
Sep Oct Nov Dec 2025 Feb
Rental Trends Summary

CURRENT RENT 3 MONTH CHANGE 6 MONTH CHANGE 1 YEAR CHANGE 2 YEAR CHANGE
Market Average $5,670 -$140 -24% +$130 +2.3% +$160 +2.9% +$730 +14.8%
1 BD Rentals $3,580 +$10 +0.3% +$350 +10.8% +$390 +12.2% +$330 +10.2%
2 BD Rentals $5,520 +$270 +5.1% +$430 +8.4% +$630 +12.9% +$480 +9.5%
3 BD Rentals $7,180 +$20 +0.3% +$30 +0.4% -$190 -2.6% +$560 +8.5%
4 BD Rentals $7,250 -$360 -4.7% -$980 -11.9% -$990 -12% -$190 -26%

6 BD Rentals $3,200 $0 0% $0 0% $0 0% $0 0%




The differences in my findings could be attributed to my using rent averages over two
months and the entire universe of units tracked by Rentcast. The Washington Post
collected data from about 1,700 listings in the two weeks before and 3,000 after the fire
from across Los Angeles County. It doesn’t explain how it selected its sample size.
However, as | explained earlier, the selection method could have been biased and full of
errors. An independent third party would have to review their methodology and data
analysis to determine whether their conclusions are valid.

If the Washington Post’s conclusion is scientifically valid, the immediate increase it found
could be a temporary fluctuation or “noise” in the data known to arise from a sudden
shock from a natural disaster. However, it does not reflect a sustained trend.

Perhaps displaced residents moved to another state or moved in with family. | wouldn’t
be surprised if half the Pacific Palisades and Malibu residents sought refuge in a second
home somewhere. The median income in the Palisades is $181,000 a year and $97,000
for Malibu versus $51,500 for the rest of the city, according to Statistical Atlas. This could
offset the supply shock, preventing rents from rising significantly over the longer term.

The Washington Post article profiled a handful of displaced residents who struggled to
find affordable homes. For each of their stories, | could find an equal number of housing
providers who have heard crickets from their listings and lowered their prices or offered a
free month of rent. | created my spreadsheet to track price declines. | created a form that
I hope others will fill out to show that supply-demand balance is not as out of whack as
the media portrays it to be.

Why are Price Hikes MIA?

The Eaton and Palisades fires near and in Los Angeles destroyed more than 16,000
homes and other structures in 2025. It’s baffling that 16,000 households in need of a
new home didn’t drive up prices between December and January.

The fact that rents didn’t go up as much as the headlines would lead you to believe
means we must accept we misjudged supply and demand and overestimated scarcity
while underestimating demand.

Perhaps there’s more housing available than expected because Los Angeles and
California have been declining for years. Or what if housing providers didn’t jack up
prices, and renters didn’t bid up as much as expected?
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https://statisticalatlas.com/place/California/Los-Angeles/Household-Income
https://airtable.com/appWgkrYojDI5mlOb/shrlOhITm7nmPiXOP
https://airtable.com/appWgkrYojDI5mlOb/pagQWrbuYEWomLMpK/form

Year-over-year Percent Change in Population County of Los Angeles and City of Los Angeles
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4 California Department of Finance. (2023, July). Total Estimated and Projected Population for California and Counties:
July 1, 2020 to 2060. Report P-2A.

Graph: Year-over-year population percent change in Los Angeles County and Los Angeles City 2012—-2013. Source: Los Angeles County Economic
Development Corporation (LAEDC) 2024 Economic Forecast

Population Growth:
Average Annual Percent Change by Decade
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https://laedc.org/2024-economic-forecast-report/
https://laedc.org/2024-economic-forecast-report/
https://california.reaproject.org/analysis/comparative-trends-analysis/population/tools/60037/60000/
https://california.reaproject.org/analysis/comparative-trends-analysis/population/tools/60037/60000/

Another possible explanation for prices falling across the board the past month could be
the cap on newly rental properties that were not rented or listed before the emergency. A
new rental property can be priced at a maximum of 160% the fair market value (FMV)
after an emergency.

Take for example, the FMV for a two-bedroom in the Pacific Palisades, zip code 90272,
is $3,820, according to the Los Angeles Almanac. A new two-bedroom must be listed at
$$6,112 a month max. The most a three-bedroom could fetch would be $$7,840 ($4,900
FMV x 1.6).

As exorbitant as that sounds, the average priced two-and three-bedroom units already
exceed those amounts at $6,420 and $8,060, according to Rentcast. A housing provider
with average-priced units in those categories would have no incentive to list their units
because they would be accused of price gouging or they would have to accept less than
the going market price.
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https://www.laalmanac.com/economy/ec40b.php
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