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Jefferson Lilly is a mobile home park investment expert, educator, and industry 

consultant who has been featured in the New York Times, Bloomberg Magazine, and on 

the ‘Real Money’ television show. 

Through his company Park Street Partners they currently own about $50 million worth 

of mobile home parks coast-to-coast. 

Jefferson is also the host of the Mobile Home Investors podcast, and it’s fair to say he 

knows this niche inside and out. 

Why Mobile Home Park Investing? 

The interesting thing about mobile home parks is that they are the only real estate niche 

where supply is actually shrinking each year. 

Many cities nationwide have outlawed the zoning of new mobile home parks. Jefferson 

estimated that there are 50,000 parks in the US, and just 10 new mobile home parks 

were built last year, while 500 or so closed down last year. 

One of the main benefits of owning mobile home parks is that around 90% of tenants 

own their mobile homes. This means Jefferson and his company are not responsible for 

maintaining and repairing these homes. 

This cuts the overheads considerably compared to traditional rental properties. 

Jefferson owns the land that the homes are on which doesn’t require much 

maintenance, and the tenants pay “lot rent” to park their homes on the land.  

Jefferson also said that it costs around $5000 to move a mobile home to a different 

park, so owners typically live in their homes for a long time, and then just sell them to a 

new owner when they want to move. 

“In our world the occupant is the home,” Jefferson said. The turnover is closer to 2% 

than the 50% you can see on apartment rentals. 

Jefferson’s’ company currently has 22 parks with around 23,000 mobile homes, and 

tenants are paying around $300 a month in lot rent. 

How to Find Mobile Home Parks for Sale 

There are a few different methods Jefferson uses to find mobile home parks for sale. 

You need to do some digging to find the best deals as, “This is a very mom and pop 

business,” Jefferson said, and a lot of parks aren’t listed in the Yellow Pages or shown 

on Google Maps. 

Brokers are the best source when it comes to deals and finding new parks for sale. 

Another method Jefferson uses is contacting park owners directly and asking if they are 

interested in selling. 

http://parkstreetpartners.com/
http://www.mobilehomeinvestors.com/


Some tips Jefferson shared when contacting park owners direct is to put a picture of 

your face on a postcard you send them. Also make it clear you’re not a broker, but 

rather a park owner like they are. 

Make it more personal than corporate and use a soft sell approach at first. Following up 

with a couple of calls if you don’t hear back to make sure they remember you should 

they decide to sell in the future. 

As for validating the market and the geographical areas Jefferson targets, he has some 

basic criteria. He looks at a ring around 10-15 miles outside of the center in major cities 

for parks. “This is kind of a donut business as I call it,” he said. 

He also targets metropolitans with 100k+ population and checks there is a Super 

Walmart within 5 miles of the park. “That pretty much validates the market,” Jefferson 

said. 

Jefferson also runs some “Test ads” on Craigslist and in a local newspaper to validate 

demand once he has narrowed down potential parks based on all the above criteria. 

He advertises mobile homes for rent in the area of interest and looks for 20+ responses 

in a week to validate good enough demand in that area to fill the park and potentially 

add more homes. 

Typical Returns and What Makes a Good Deal 

The rough numbers behind purchasing a mobile home park are: 

 Between 70-90 times the monthly lot rent as a purchase price. 

 Between 15-20% return on the cash-on-cash investment. 

 75% loan to value when using mortgages. 

If you’re thinking about approaching banks for a mortgage on a mobile home park don’t 

be deterred by a few “No’s.” 

Jefferson approached 60 banks and received 58 no’s when making his first park 

purchase. But as Jefferson said himself, “You only need one yes.” 

Why Aren't More People Talking About This Niche? 

Jefferson estimated that around 1000 mobile home parks are sold each year. If you put 

a ballpark price of $1,000,000 on each of these that’s $1 billion changing hands. 

While that is a huge number, in the real estate world it’s barely a blip on the radar. For 

the sake of comparison the apartment “industry” is probably in the $100-200 billion 

range. 

“Nobody’s talking about this niche; it’s something you have to be looking for,” Jefferson 

said. This contributes to the great investment potential in mobile home parks. 

 



Staffing and Managing the Parks 

All of Jefferson’s parks have an on-site manager that lives in the community and owns 

their own home there. 

He looks for someone with a well-kept home. Preferably a home that has been re-

painted, has a tidy lawn, and it’s obvious that the person cares about their property. 

Jefferson said this gives the impression that they care about how the park looks and 

means will be more likely to enforce the same rules. 

“We want somebody running our community that shows pride of ownership,” Jefferson 

said. The on-site manage collects all the rent and takes care of 3-figure expenses while 

maintaining the park. 

The park manager gets free lot rent and a small additional fee (like $10) per home each 

month. 

He also employs asset managers who oversees the on-site managers and take care of 

4-5 figure expenses. The 6-figure and above decisions come down to Jefferson and his 

partner. 

What are the Biggest Risks to Buying Mobile Home Parks? 

I asked Jefferson if he had any disaster stories and one expensive one stood out. The 

sewage “lagoon” failed on one of the parks on his own personal portfolio and it cost 

$500k to repair! 

This was a costly lesson, and one he’s learned from. “Stick with a park on city water and 

city sewer so you don’t have any unexpected expenses,” Jefferson said. 

Fortunately, the park is now grossing 3x what is was a decade ago when this happened, 

and he’s made the money back. 

Getting Started Investing in Mobile Home Parks 

While he advocated owning the land, if you want to start with a smaller investment you 

can start by buying individual mobile homes and renovating them. 

Through Park Street Partners, he’s raising funds from accredited investors to complete 

more acquisitions and grow the portfolio. There is a minimum $50k investment and the 

fund has historically paid quarterly dividends of more than 10% annualized. 

Jefferson’s #1 Tip for Side Hustle Nation: 

“Hire ahead of the curve.” 

More Info: 

 http://parkstreetpartners.com/ 

http://parkstreetpartners.com/
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Until next time! 

-Nick 
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