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Company Overview 

Invitation Homes (INVH) Inc. is publicly traded on the New York Stock Exchange 
(NYSE). Invitation Homes' current CEO is Dallas B. Tanner. Other executive officers include 
Peter DiLello (Senior Vice President), Ernest M. Freedman (Executive Vice President and Chief 
Financial Officer), Elizabeth A. Galloway (Executive Vice President and Chief Human 
Resources Officer), John M. Gibson (Executive Vice President and Chief Investment Officer), 
Timothy J. Lobner (Executive Vice President, Operations Support), Alicia MacPhee (Senior Vice 
President, Field Division-East), Kimberly K. Norrell (Executive Vice President and Chief 
Accounting Officer), Jonathan S. Olsen (Executive Vice President, Corporate Strategy and 
Finance), Mark A. Solls (Executive Vice President, Chief Legal Officer, and Secretary), Virginia 
L. Suliman (Executive Vice President and Chief Information Officer), Charles D. Young 
(Executive Vice President and Chief Operating Officer). 

Additionally, the following people are on the board of directors; Michael D. Fascitelli 
(Chairperson of the board), Dallas B. Tanner (President and Chief Executive Officer), with 
Board members Jana Cohen Barbe , Richard D. Bronson, Jeffrey E. Kelter, Joseph D. Margolis, 
John B. Rhea J. Heidi Roizen, Janice L. Sears. Jana Cohen Barb previously served as director of 
the Boler Company, a real estate and manufacturing group, and as Senior Advisor to 
Blackstone’s real estate group. Richard D. Bronson previously served on the Board of Starwood 
Waypoint Homes and as Chief Executive Officer of The Bronson Companies. Jeffrey E. Kelter 
also previously served on the Board of Starwood Waypoint Homes and as chairman of Jack 
Creek Investment. Joseph D. Margolis who is also the Chief Executive Officer of Extra Space 
Storage, Inc. Previously, he served as Executive Vice President and Chief Investment Officer of 
Extra Space Storage, Inc. John B. Rhea formerly was a partner at Centerview Partners, an 
independent investment banking advisory firm, and in 2021 was elected, Mr. Rhea was elected to 
the Board of Directors of State Street Corporation. J. Heidi Roizen previously has been a partner 
with leading venture capital firm Threshold Ventures since 2012 and served as a director for 
privately held portfolio companies Planet, Zoox, Memphis Meats, and Polarr. And finally, Janice 
L. Sears, who was previously an independent director of Essex Property Trust Inc (ESS), which 
owns multi-family rental properties. 
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Industry Analysis 

Invitations Homes is a nationwide real estate company that buys, renovates, leases, and 
operates nearly 80,000 single-family homes as rental properties. Invitation Homes operates 
primarily in the Western U.S., Florida, and the Southeast U.S. Co. Invitation homes operate 
residential properties in 16 of the country's most popular Metro Areas. Invitation Homes has 
expanded their Real-Estate portfolio by creating cash flows through acquiring, renovating, and 
leasing residential properties. Invitation Homes is currently the largest owner of single-family 
homes in the United States. Invitation Homes Inc. owns all their residential properties, which are 
then rented out to another party which pays them rent dues. The top three competitors of 
Invitation Homes are Zillow, American Homes 4 Rent and Sun Communities Inc. Invitation 
Homes Inc. owns all their residential properties, which are then rented out to another party which 
pays them rent dues. The 52 week high for Invitation Homes was $45.34 and the low was  
$28.40. 

Factors that Affect Invitation Homes and Industry 

Invitation Homes is influenced by a number of elements, including the environment in 
which it operates, economic issues, a housing crisis and most recently, the COVID-19 pandemic.   

At the start of the COVID-19 pandemic individuals realized that they would be stuck in 
their home for the rest of 2020 due to the epidemic, renovation became more popular, and costs 
for many projects skyrocketed as demand grew and supply dwindled. One factor that has affected 
According to Mischa Fisher, chief economist at Angi and HomeAdvisor, certain projects 
experienced price increases of more than 50% compared to 2019 levels, while the average cost of 
a renovation increased from roughly $9,000 in 2019 to more than $13,000 in 2020. The 2021 
True Cost Report from HomeAdvisor shows that while certain projects witnessed higher price 
increases than others, expenses increased for virtually every type of renovation last year. 
(Wichter). 

Invitation Homes has confronted a number of obstacles, one of which is overcoming 
previous mistakes with past criticism. Back in 2019, Invitation Homes CEO,  Dallas Tanner, 
faced bad press after many reports were uncovered exposing the company for the appalling 
treatment of renters, and fueled the United State’s housing affordability crisis (MacDonald). 
Dallas Tanner was also condemned by the United Nations for this poor treatment of tenants 
during this troubling time. More recently, in California, Invitation Homes is pouring thousands of 
dollars into defeating Proposition 21, a statewide ballot proposal that restricts unjust, sky-high 
rental prices increase. Due to nationwide increased prices of renovation, Invitation Homes has 
fought to raise monthly rent on their portion of single family homes. 

In 2020, Invitation Homes', like the rest of the globe, had to respond to the evolving 
nature of COVID-19's health and economic impact. They took many crucial steps early in the 
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epidemic to keep our associates and residents safe, including implementing protocols to keep 
their associates and residents safe (The Way We Live Now: The Future of Single-Family Rental 
Homes Viewpoints 2021) One way they executed these plans were by developing financial 
assistance programs to aid people suffering economic challenges, and pausing acquisitions. 
Invitation Homes was not sure what to expect as a consequence of the changing nature of our 
daily lives and routines, but learned immediately that their product was in higher-than-ever 
demand. High demand was caused by consumers wanting for more space, much like other 
businesses. Invitation Homes explained their COVID-19 policies as, “this is the wave of the 
future – people want a safe, flexible, worry-free lifestyle in a space they can call their own. 
Invitation Homes stands ready to deliver” (Invitation Homes).  Top competitor Zillow, buys, 
sells, rents, remodels and finances houses across the United States. Zillow is a strong competitor 
though it lacks the support system Invitation Homes provides (Zillow Corporate). American 
Homes for Rent, another competitor offers similar services as Invitation Homes including renting 
and remodel services, but has faced many customer complaints centered around internet 
scammers pretending to be employees and stealing renters money.  This has led to many unhappy 
customers and decreased trust in the firm. Sun Communities Inc. is a publicly listed real estate 
investment trust that invests in home estates, RV resorts, and marinas. 

 

 
Financial Ratios 

 
 
​ The table shows Financial ratios for   and American Homes 4 Rent (AMH) for the years 
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2019 and 2020. The cells highlighted in green show the percentage of which the company 
overperformed in comparison to the previous year. The cells highlighted in red show the 
percentage of which the company underperformed from the previous year. Both Invitation 
Homes and American Homes 4 Rent are property management firms and neither companies sell 
physical products, so therefore do not have any inventory. These companies also do not have 
account receivables, likely due to the fact of rental income being paid upfront. As a result, 
neither companies have inventory turnover or days sales outstanding values. Calculations for 
each of the shown ratios can be found in the attached Excel file. 

 
 

Financial Analysis 
After analyzing Invitation Homes Inc’s (INVH) financial reports and ratios, we assessed 

their strength and weaknesses relative to their biggest competitor, American Homes for Rent 
(AMH). According to the income statement Invitation Homes Inc. experienced an increase in net 
income of 33.09% from 2020 ($197,449,000) to 2021 ($262,776,000). This drastic increase in 
net income can be attributed to an increase in total revenue. Invitation Homes Inc observed a 
total revenue in 2021 of $1,996,615,000, which is an increase of 9.53% from 2020’s 
$1,822,828,000. Over the past five years, Invitation Homes Inc has observed a steadily growing 
net income. In 2017, they had a net loss of $105,826,000, then in 2019 they finally got out of the 
hole with a net income of $147,111,000, and as mentioned earlier they had a net income of 
$262,776,000 in 2021. Total expenses and revenues have been following a similar pattern, 
however revenues have been growing at a faster rate than expenses. Total assets for the past five 
years have followed a bell shaped curve. They were at a five-year high in 2017 when they totaled 
$18,683,638,000, then they decreased for two years and hit a low of $17,392,910,000 in 2019. 
They started to rise again in subsequent years and were back up to $18,537,846,000 in 2021. The 
company may have had to sell off some of its assets in 2018 and 2019 to keep cash flows up and 
revenues increasing. 

Our total asset turnover for 2020 was 10.41% which is lower than American Homes for 
Rent, which had a total asset turnover of 12.56%. This means that their assets are not generating 
as much revenue as AMH’s. Fixed asset turnover was 10.67% which was higher than AMH’s 
level of 5.44%. Our current ratio increased 56.34% from 0.857 in 2019 to 1.340 in 2020, and 
both 2019 and 2020 were higher than that of American Homes for Rent. This means that they are 
liquid enough to meet their short term obligations. 

Invitation Homes Inc. had good and bad debt-management ratios. Their debt-to-capital 
ratio in 2019 was 1.117, then it decreased 5.28% to 1.058 in 2020. This means that the company 
has a fairly even mix of debt and equity funding, a sign of a healthy capital structure. INVH’s 
times-interest-earned ratio may turn some investors away because of how low it is. Their ratio is 
1.501, indicating that they are at a higher risk for defaulting on their debt. American Homes for 
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Rent had a times-interest-earned ratio of 2.559 which is not great itself, but certainly better than 
that of Invitation Homes.  

Now let’s discuss the profitability ratios. The firm’s profit margin was very average, in 
2020 (10.764%) which was a 30.585% increase from 2019 (8.243%). This means that they 
produce a sufficient profit after their costs. Both INVH and AMH have relatively low return on 
assets, 1.121% and 1.463% respectively. This means that their assets are not generating as much 
profit for them as they should be. This can be attributed to the aforementioned increase in total 
assets since 2019. Return on equity for the two competitors is also very similar: 2.307% for Invitation 
Homes and 2.425% for American Homes. This is around average for companies in the real estate industry. 

Invitation Homes’ market/book ratio hasn’t changed much from 2019-2020, and it sat at 
1.981 in 2020. This is a good sign meaning that the stock is valued relatively high in the market 
and has been steady for the past two years, meaning it is an attractive stock for investors. INVH’s 
price/earnings ratio decreased 23.11% from 2019 (111.899) to 2020 (86.039). This is alarming 
because that means investors are projecting less future earnings from their stock. This trend is the 
opposite of AMH’s, as their P/E ratio increased from 91.929 in 2019 to 111.723 in 2020.  

Overall Invitation Homes Inc. emerged from the Covid-19 pandemic well. In fact, a good 
portion of their ratios changed for the better in 2020. This could be because the pandemic forced 
people into the housing market causing demand to shoot up. Another reason the demand for 
housing increased is because of the low interest rates that people were trying to take advantage 
of. The firm took advantage of this and realized increased profits. Housing will always be a large 
and thriving market, so the firm will always have a large customer base and good demand. 
However, their biggest threat is their competitors such as American Homes for Rent. AMH kept 
up with Invitation Homes in most respects and even beat them out in others. Invitation Homes 
Inc’s ability to create and maintain a competitive advantage over its rivals will be essential to its 
survival and health. 
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Stock Performance Analysis 
​ Relatively speaking from the information we have researched, we would expect our 
company's Beta to hover around or lower than 1, meaning that it is a low risk investment. Coming 
into the project we knew Invitation Homes Inc. as the biggest holder of rental residential properties in 
the United States. Having seen and known of their success in Real-Estate and knowing the fact that 
Real-Estate is one of the few fields with Tangible assets, we would assume Invitation Homes Inc. 
Beta to be on the safer side of investments. Following Controversy surrounding companies such as 
Zillow(we talk more about this later in the stock price analysis), we would safely assume their Beta to 
be a lot higher than 1 as they’ve seen instability in the market. Another Beta which has to be taken 
into consideration is American Homes for Rent as they are the best direct competitor of Invitation 
Homes Inc. American Homes for Rent has also seen a recent boom in revenues, but hasn’t had quite 
the success as Invitation Homes Inc. We would expect American Homes for Rent’s beta to also be 
close to the 1 mark, but still overall not as such a low risk investment such as Invitation Homes inc. 
Our third competitor is Sun Communities Inc. we would expect their Beta to be in a similar position 
to American Homes for Rent. We would assume their Beta to still be under 1, but possibly ranked 
higher due to the fact they operate in multiple markets such as the United States and Canada leaving 
them with possibly more risk when it comes to market volatilility.  
​ Invitation Homes Beta on Yahoo Finance is currently sitting at .90(Yahoo). American Homes 
for Rent’s Beta is currently at .61(Yahoo), which is somewhat of a surprise for us as we would have 
expected Invitation Homes to have a smaller Beta and therefore less risky stock. One reason for these 
surprising Beta numbers is the overall idea that Invitation Homes has only been able to provide 
positive cash flows since the year 2017 leaving room for skepticism as to whether they can maintain 
their recent success over the long run. Not so much to our surprise is Zillow’s Beta which is currently 
valued at 1.47. As previously mentioned Zillow has had a very strong controversy around it causing 
decreases in revenues and hence leaving them with a high Beta that is known to be full of risk. The 
current Beta for Sun Communities Inc. is .70(Yahoo) and this is currently the second best on our list. 
Only American Homes for Rent can present a lower Beta, but nonetheless this is not too big a 
surprise for us as Sun Communities Inc. currently has the highest price on a share at $177(Yahoo) 
leading potential investors to perceive them as a highly reputable company in this industry.  
​ On 1/4/2021 our closing stock price was $28.58, a year later on 1/4/2022 the closing stock 
price on our stock was $45.13, which would’ve left any potential investors with an average return on 
their investment of 57.9%. Our competitors American Homes for Rent(AMH) saw on 1/4/21 a 
closing cost of $29.08 and after the 52 week period on 1/4/2022 saw a closing cost of $43.35, which 
ultimately left it with a 49.1% return over the 52 week period. Another competitor of our company 
which is Zillow saw on 1/4/2021 a closing stock price of $136.51 and after the 52 week period saw a 
closing price of $60.8, which left potential investors at a loss on their initial investments of -55.5%. 
Our last competitor Sun Communities Inc. saw on 1/4/2021 a closing cost per share of $146.13, a 
year later on 1/4/2022 saw a closing cost of $207.64 this time frame would’ve left investors with a 
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41.1% return on their investment. Although a very impressive return on stock, our stock still 
outperformed Sun Communities Inc.   When comparing our Company and competitors to the industry 
average which is the S&P 500 we can see that on 2/16/2021 the S&P 500 saw a closing price of 
$3700.65 and then after the 52 week period saw a closing price on 2/16/2022 of $4793.54, which left 
it with a 52 week average return of 29.5%. We can see that our 57.9% return on our stock during the 
52 week period has ultimately outperformed the industry average of 29.5% from the S&P 500 which 
is typically known to give investors about a 10% annual return and is usually the safest bet for 
potential long term investors. When comparing our stock to other competitors in the industry we can 
also see that our company stock has outperformed competitors such as Zillow, which saw a 
devastating return on their stock due to controversy over the last year leaving investors with a 
negative return of -78.8%. Other companies who have remained relatively uncontroversial and have 
had consistent growth is American Homes for Rent (AMH) which saw a positive return(49.1%), but 
still saw a lower return in comparison to Invitation Homes stock that has outperformed AMH by 
11.7%(57.9%-49.1%). Another stable competitior is Sun Communities Inc. that saw an overall 
positive return(41.1%) but still in comparison to Invitation Homes our stock has still outperformed 
their stock by 16.9% (57.9%-41.1%) and has the added incentive that the price of share is a lot lower.    
​ The performance of our company and its competitors is heavily influenced by financial 
factors such as company returns and the ability to generate profits. This 1 year time frame in 
particular has had extremely high growth in almost all aspects of the market. All of the positive stocks 
we analyzed have demonstrated very high returns well over 10%, which is not always typically seen. 
When analyzing our own company’s financials we can see that since 2018 they have been able to 
increase and capitalize on their net income due to the companies ability to produce high revenues and 
keep their expenses down. Competitors such as Zillow have fallen behind the industry in 2021 after 
reporting bad 3rd quarter earnings and after it “announced it would be shutting down Zillow Offers, 
the algorithm-fueled home-flipping arm of its company. It also said it would try to offload more than 
7,000 homes and exit the iBuying -- or "instant buying" -- business completely. That's $2.8 billion 
worth of homes.”. American Homes for Rent (AMH) has also seen positive growth over the year in 
their financials and have seen a very similar outcome such as Invitation Homes. When analyzing and 
comparing their financial statements plus ratios we see that they fall closely in line with our company 
as they usually fall within a couple points over or under. These similar financial outcomes have led 
these two direct competitors to fall closely in line on their stocks performances and relatively high 
yearly stock returns. Sun Communities Inc(SUI) had good news and press relating to their company 
when they released their 4th quarter earnings for the year 2021: “Home sales volume increased 19.3 
percent to 933 homes for the quarter ended December 31, 2021, as compared to 782 homes in the 
same period in 2020.”(Seeking Alpha). This good press has led us to believe that their company is 
doing well in the market and does not seem to be currently burdened by problems such as the 
pandemic.  
​ Some of the risk facing our industry directly is fluctuating interest rates. All American 
Businesses in some form are also affected by this risk set forward by the federal reserve. During the 

 

https://investors.zillowgroup.com/investors/news-and-events/news/news-details/2021/Zillow-Group-Reports-Third-Quarter-2021-Financial-Results--Shares-Plan-to-Wind-Down-Zillow-Offers-Operations/
https://www.bloomberg.com/news/articles/2021-11-01/zillow-selling-7-000-homes-for-2-8-billion-after-flipping-halt
https://www.bloomberg.com/news/articles/2021-11-01/zillow-selling-7-000-homes-for-2-8-billion-after-flipping-halt
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pandemic the federal government has been very lenient in interest rates making it easier and more 
efficient for businesses/people to borrow money at a low rate. The risk involved with fluctuating rates 
is that we are at an all time high inflation rate of 7%, which will force the feds to ultimately raise 
rates and lower company’s abilities to borrow money. Considering the Real-Estate industry is heavily 
relient on Loans and Mortgages, in the long run this will play a bigger impact as financing new 
projects will have higher interest cost. Realizing that there is an all time low in rates has had an 
impact on companies Betas as the market has deemed Real-Estate investments as lower risk because 
of the fact that Real-Estate companies were able to refinance existing loans and also take out loans for 
new projects at relatively low rates. This rise in inflation has caused Invitation Homes and other 
competitors to raise their rents by an 11% average. A recent bloomberg article  in 2020 reads, 
“Invitation Homes Boosts Rents 11% as Housing Crunch Persists”, this article goes into detail how 
the overall market and raised cost of business operations is causing Real-Estate companies to raise 
their overall rents to offset any future cost in a market that is very unpredictable at the moment.    

Our company has taken the opportunity to invest in multiple projects over the last 3 years. 
One current expansion plans include Invitation Homes' collaboration with Boston property 
investment firm Rockpoint Group, which has local offices around Dallas, Texas. Their plans include 
committing $750 million dollars, partially funded through debt, to buy and renovate high priced 
single-family homes for rent. Invitation's role in the joint venture will be to supply investments, asset 
management, and property management services in exchange for fees, as well as the chance to earn 
promotional interest based on specified performance benchmarks.  The corporations said they aim to 
buy single-family houses in "premium communities" with prices and rentals that are 30 percent to 60 
percent more than what they typically purchase. This plan aims for Invitation Homes to expand into 
new markets by targeting upper class families. Both firms plan to look at Texas, Florida, and areas of 
the Western and Southeastern United States as submarkets.  

Another capital project includes Invitation Homes' recent partnership with PulteGroup, who 
is the third largest homebuilder in the United States. Invitation Homes plans to purchase 7,500 new 
homes from PulteGroup over the next five years in order to meet soaring demand from tenants 
looking for more room. According to Invitation homes, the agreement will not result in a substantial 
shift in the company's strategic plan, but it will increase Invitation Houses' portfolio by over 10%. As 
of  June  2021, Invitation Homes owned over 80,000 homes in the United States. Apart from the 
Northeast, Invitation Homes' portfolio encompasses most of the country, although Florida, Georgia, 
Arizona, California, and Washington are among its most concentrated areas. This project is an 
example of Invitations Homes expanding into existing markets, by extending their inventory. 

Our Corporation finances much of their operations through long-term debt. This is a theme 
consistent with real-estate investors and it is a constant practice to leverage the banks money. The 
industry standard is a 20% down payment and then financing the rest of the loan. These long-term 
debts consist of multiple loans with terms typically over 6 years. Our company also uses short-term 
debt to finance up front costs such as renovation and repair bills on new and existing constructions. 
The company is also able to raise capital by issuing common stock. The common-stock is currently 

 

https://www.bloombergquint.com/onweb/invitation-homes-boosts-rents-11-as-housing-shortage-persists
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equal to approximately $5.49 Million. Under common Equity we can see that stockholder’s Equity is 
valued at approximately $9.48 Billion.    
 

Conclusion 
​ In conclusion, we determine our stock to be a highly viable option in the market as it has 
outperformed all of its competitors and has even surpassed the market average. Through various 
means of expansion Invitation Homes has been able to allocate capital for new projects and has 
been able to sustain previous projects. Recent collaborations with Rockpoint Group are proving to 
be part of a bigger strategy on Invitation Homes business plans to continue expanding in the 
market. High ticket expansions are demonstrating to be very familiar undertakings for Invitation 
Homes as they look to continue growing their grasp on single-family homes for rent in the United 
States. A company Beta of .90 leads us to believe that our company has a low risk investment in 
the market. The pandemic has had a boosting effect on Businesses in the Real-Estate industry due 
to lowered interest rates allowing the industry to take advantage of low rate financing and 
refinancing. Invitation Homes has been able to prove positive financial statements since 2018 after 
having a negative year in 2017. This Provides a great investment opportunity for potential investors 
looking to invest in a company that has turned their financial structure around and continues to be 
the leading holder on residential properties for rent in the United States. Some of the main risks 
that continue to plague this industry is the rise in inflation that will ultimately lead to a rise in 
interest rates. This rise in inflation has also caused Invitation Homes and other competitors to raise 
their rents by an 11% average. This creates potential backlash in the industry as American renters 
continue to be burdened by price spikes in sectors such as housing and most recently gas. We 
highly recommend Invitation Homes for potential investors not only in the short run, but also in the 
long run as we expect their stock to continue growth in a linear fashion as shown in their stock 
tracker graph.  
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Stock Tracker Graph 
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Appendix A 
Invitation Homes Inc. Balance Sheet USD $ (Thousands) 
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Appendix B 
Invitation Homes Inc. Income Statement USD $ (Thousands) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Page 16 

Appendix C 
Invitation Homes Inc. Statement of Cash Flows USD $ (Thousands) 
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Appendix D 

Invitation Homes Inc. Statement of Retained Earnings USD $ 
(Thousands) 
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Appendix E 
Invitation Homes Inc. and American Homes for Rent Financial Ratio 

Data 
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