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Key Findings

•  Orlando is 2023’s most desirable metropolitan market for large multifamily 
investment due to its robust population growth, a rapidly growing financial 
services sector, and low risk of natural hazards.  

•  The biggest cities in the U.S., including New York, Los Angeles, San Francisco, and 
Chicago, have become less attractive to multifamily investors as these metros 
become less affordable and more renters move elsewhere.  

•  Austin ranked second out of 50 as it continues attracting new residents and has 
the highest percentage of renters under 35 of all metros on the list.   
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Overview

In 2023, investors need a sharp eye to pinpoint the top multifamily real estate 
opportunities. With elevated interest rates and volatility becoming the new normal, 
the risk vs. opportunity assessments of individual markets have shifted as domestic 
migration and insurance market corrections have changed the calculus. 

The Arbor Realty Trust-Chandan Economics Large Multifamily Opportunity Matrix 
analyzed the top 50 U.S. metros for real estate investment to identify those markets most 
prime for apartment sector growth in 2023. Rising to the top this year were Orlando, 
Austin, and Charlotte, three attractive Sun Belt markets ripe with opportunity. 

Methodology

This report presents an analytical framework to develop a cross-market comparison 
for opportunistic multifamily investments. For the purposes of this analysis, “large 
multifamily” is considered to be assets containing 50 or more units with a combined 
valuation exceeding $20 million.

The top 50 U.S. metros1 are ranked using the Arbor-Chandan Large Multifamily 
Opportunity Matrix based on a weighted average of performance metrics. The 
Opportunity Matrix pays specific attention to how well metro-level economies have 
maintained strength over the past year and how they are positioned to handle shifting 
market conditions in 2024 and beyond. 

1 The top 50 metros are based on population estimates. All metros are reported at the Metropolitan Statical Area (MSA) level.



4          |         Top Opportunities in Large Multifamily Investment Report 2023

The Opportunity Matrix

1.  Large Multifamily Investment: measured as a proxy for debt financing availability, 
overall liquidity, and a market’s ability to support additional multifamily investment. 
Multifamily loans (both acquisitions and refinancings) with original balances above 
$15 million are included for analysis.  

2.  Labor Market: topline profile of key labor market performance indicators, 
including market size and growth, unemployment rate, change in the 
unemployment rate over the past year, and wage growth.  

3.  Population Growth: overall growth of a metro over the short and medium term.

4.  Renter Demographics: spending power and age profile of existing renters  
(higher household incomes and younger renters assumed as conducive for  
higher levels of multifamily demand).

5.  Renter Vacancy: measures the current market tightness for all existing  
metro-level rental inventory.

6.  Supply and Demand Equilibrium: compares aggregate population increases to 
the volume of new multifamily permitting activity as a proxy for market tightness 
and ability to absorb new, large-scale multifamily supply.

7.  Affordability: minimum income needed to rent an apartment without  
being rent-burdened, included to capture a market’s attractiveness for  
incoming rental demand.

8.  Climate Risk: measures both risk and readiness, included to account  
for the increasing frequency of natural hazards and the evolving property 
insurance landscape.  

The Opportunity Matrix measures eight key categories, each described in 
more detail on the next page. 
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The Opportunity Matrix includes factors a multifamily investor might consider in their 
market selection process. All eight categories have received equal weighting. In categories 
with more than one variable, each variable received equal weighting.

Table 1
Arbor-Chandan 2023 Opportunity Matrix
Source: Arbor Realty Trust and Chandan Economics Analysis of Sources Noted Below

Composite Categories Variables Weight Source

Multifamily 
Investment 

Multifamily Lending Volume 6.25% Chandan Economics; 
Measured Q3 2022—Q2 2023Multifamily Lending Volume per Capita 6.25%

Labor Market

Employment Level 2.50%

Employment Level, U.S. Bureau 
of Labor Statistics; 
Through July 2023

Employment Level 
(1-Year Change)

2.50%

Unemployment Rate 2.50%

Unemployment Rate 
(1-Year Change)

2.50%

Wage Growth (1-Year Change) 2.50%

Population Growth 1-Year Population Growth Rate 12.50%
1-Year Population Growth Rate

U.S. Census Bureau; Through 2022

Renter Demographics

Household Rentership Rate 2.50%

U.S. Census Bureau; 2022 Annual Social 
and Economic Supplement of the 
Current Population Survey; IPUMS

U35 Household  Rentership Rate 2.50%

Percent Share of Renters U35 2.50%

Renter Household Income 2.50%

U35 Renter Household Income 2.50%

Rental Vacancy
Rental Vacancy Rate 6.25%

U.S. Census Bureau; Through Q1 2023
1-Year Change in Rental Vacancy Rate 6.25%

Supply and Demand 
Equilibrium

2022 Change in Population Minus Sum 
of Residential Permits 

in Year ending June 2023
12.50%

U.S. Census Bureau; Through 2022 & U.S. 
Census Bureau; Through June 2023

Rental Affordability
Minimum Annual Income Needed 

to Not Be Rent Burdened
12.50%

Waller, Weeks, and Johnson Rental 
Index; Through July 2023

Climate Risk 
Overall Natural Hazard Risk Score 6.25% Federal Emergency Management 

Administration; Through March 2023Overall Natural Hazard Readiness Score 6.25%

100%
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Top Ranked Markets

Orlando is 2023’s top ranked market due to its well-rounded 
fundamentals and impressive labor market performance 
over the past year (Chart 1). A premier travel destination, 
this central Florida city performed better than the average 
metro in a majority of the variables measured in the matrix. 
For instance, Orlando’s population inflows were impressive. 
In 2022, the Orlando metropolitan area saw its resident 
population swell by 2.4% — the second-highest mark in the 
country. Due in part to its inland location (42 miles from the 
ocean), Orlando has not only the lowest climate risk score in 
Florida but one of the lowest in the country. 

Metro Composite Score 2023 Ranking 2022 Ranking Change

Orlando 0.73 1 11 +10

Austin 0.66 2 15 +13

Charlotte 0.64 3 10 +7

Phoenix 0.55 4 4 0

Dallas 0.51 5 7 +2

Salt Lake City 0.50 6 36 +30

Oklahoma City 0.38 7 21 +14

Raleigh 0.34 8 8 0

Las Vegas 0.33 9 3 -6

Denver 0.33 10 18 +8

Table 2
Arbor-Chandan 2023 Opportunity Matrix: Top 10 Markets
Average Market Score = 0
Source: Arbor Realty Trust; Chandan Economics

For a full breakout 
of the 2023 scores 

and rankings, 
see Table 3 in the 
Appendix at the 

end of the report.
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Now, with the introduction of Brightline, 
a privately operated high-speed train 
line, Orlando and Miami are enjoying 
the benefits of integrating two thriving 
economies.

Austin, the home of many large tech 
companies, claims the No. 2 spot in this 
year’s rankings. With the rental vacancy 
rate in Austin sitting at 7.3% (1.6 percentage 
points above the top 50 median) and 
rents falling 1.8% year-over-year through 
July, the capital of Texas is going through 
a transition phase as it absorbs a deluge 
of new housing supply. Still, signs of a 
turnaround are already underway, and 
Austin’s demand drivers are too strong 
to ignore. Austin’s 2022 population 
growth rate reached 2.7%, which was 0.3 
percentage points higher than any of the 
other 50 metros. Further, 50.8% of Austin’s 

renters are below 35 years of age, leading 
all other markets.     

After ranking 10th in 2022, Charlotte has  
shot up the board to round out this 
year’s top 3. North Carolina’s largest city, 
where households can comfortably rent 
an apartment with an income of about 
$75,000, remains more affordable than 
the top 50 market average of $78,557. 
Charlotte features major-city urban 
amenities in an affordable environment, 
making it a popular destination for young 
relocating renters. Charlotte’s population 
growth rate reached 1.8% in 2022 — the 
eighth-highest pace of the top 50 metros 
in the Opportunity Matrix. This southern 
commercial hub, which has the fifth-
highest average rental household income 
($95,007), also contains a strong base of 
higher-income renters. 

-1.5 -1 -0.5 0 0.5 1 1.5 2 2.5

Multifamily Investment

Labor Market

Population

Demographics

Rental Vacancy

Supply and Demand Equilibrium

Rental Affordability

Climate Risk

Orlando Austin Charlotte

CHART 1
Category Contribution to Composite Score for Top 3 Ranked Metros
Average Market Score = 0
Sources: Arbor Realty Trust; Chandan Economics

Negative Rating Positive Rating
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Large Multifamily Investment 

These data are leveraged as a proxy to 
determine which markets have the most 
liquidity to support large multifamily 
investments. Leading the way were 
Dallas, New York, and Los Angeles, which 
accounted for 7.1%, 6.9%, and 6.8% of the 
observed sample, respectively (Chart 2). 

Large multifamily investment across U.S. 
markets has been anything but uniform. 
Here, we analyze a pool of loans across the 
top 50 metros with originations between 
July 2021 and June 2022 and original 
balances above $15 million. Lending 
volumes include loans originated for  
both investment sales and refinancings. 
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CHART 2
Multifamily Lending: Percent Share of Volume
Percent Reported as a Share of Top 50 MSA Sample,
Loans with Original Balances Above $15M
Measured Q3 2022 to Q2 2023
Source: Chandan Economics Analysis of a Limited Pool of Loans
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demand could expect softening prices. 
Tampa, No. 14 on the Opportunity Matrix, 
ranked first in the supply and demand 
equilibrium category (Chart 3). Tampa’s 
population increased by 61,653 people in 
2022, while 25,854 housing permits were 
tracked from the third quarter of 2022 to 
the second quarter of 2023. 

Other top performers in this category 
were Dallas, San Antonio, Oklahoma City, 
and Orlando. New York (41st), Los Angeles 
(46th), and Chicago (50th) — the country’s 
three largest cities — all rank in the bottom 
10 in this category as a result of sizable 
population outflows in 2022.  

Supply and Demand Equilibrium

To analyze the supply and demand 
equilibrium, we compared metropolitan 
markets’ 2022 population inflows to the 
volume of residential permitting activity 
from July 1, 2022, to June 30, 2023, to 
determine market tightness and the 
demand for new housing. For example,  
a market that is gaining new residents 
faster than adding new housing supply 
would theoretically exert upward pressure 
on pricing.

Applying this logic on the reverse side of 
the spectrum, markets with population 
outflows or high levels of new residential 
construction relative to incoming housing 
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CHART 3
New Housing Demand vs. New Housing Supply 
Measured as the Ratio Between 1

-
Year Change in Population and the

12-Month Sum of Residential Permits,
Through June 2023
Sources: U.S. Census Bureau; Chandan Economics 
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One of 2023’s most compelling topics, housing affordability, factored heavily in the 2023 
Opportunity Matrix. According to an analysis of the U.S. Census Bureau’s 2022 Current 
Population Survey, a desire for cheaper housing, better/new housing, a more desirable 
neighborhood, or another housing-centric reason motivated 35.6% of renter-moving 
decisions last year. Due in part to the adoption of remote work, Americans are less 
constrained by location than they were pre-pandemic, giving them greater flexibility in 
their housing choices. As a result, migration has begun accelerating to affordable metros. 
According to a recent analysis by Freddie Mac, “the pandemic amplified existing urban  
de-concentration by threefold, from large, expensive metro areas to smaller, more 
affordable destinations.”

To measure housing affordability in the Opportunity Matrix, we reviewed data from  
Waller, Weeks, and Johnson Rental Index — a collaborative research series produced by 
teams at Florida Atlantic University, Florida Gulf Coast University, and the University of 
Alabama, who calculate the minimum income required in each metro for households 
not to be considered rent-constrained. Those metros with lower income thresholds for 
affordability were then rewarded in our matrix since they are more attractive to renters in 
search of low-cost, high-quality housing options. 

Rental Affordability
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Milwaukee leads the country in terms of rental affordability in 2023. With an average 
monthly rental price of $1,344 through July 2023, households earning $53,760 or more are 
not considered rent-burdened in Wisconsin’s largest city. Just behind Milwaukee is St. Louis, 
another powerhouse city in the Midwest, where the rent-burdened threshold is $53,880. 
Rounding out the top 5 in this category are Buffalo ($54,440), Louisville ($54,640), and 
Oklahoma City ($54,960). Meanwhile, the threshold is more than twice as high in the  
coastal cities of New York ($137,800), San Jose ($137,000), and San Diego ($128,200). 
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CHART 4
Minimum Income Needed to Not Be Rent Burdened
Measured Using the WWJ Rental Index, Through July 2023
Sources: Waller, Weeks, and Johnson Rental Index; Florida Atlantic University; 
Florida Gulf Coast University; The University of Alabama  

Top 50 MSA Median: $73,940
Top 50 MSA Mean: $78,557 



13          |         Top Opportunities in Large Multifamily Investment Report 2023

A topical inclusion to this year’s 
opportunity matrix is climate risk and 
climate risk preparedness. According to a 
recent analysis by Redfin, migration into  
disaster-prone areas has accelerated in 
recent years. With incidences of major 
storms, extreme heat, and wildfires all  
on the rise, property owners now need to 
incorporate the risks into their investment 
decisions. Moreover, the risk to rental 
operators extends beyond direct damage 
from a climate event. Property insurance 
prices have skyrocketed in coastal markets 
in Florida, while some major coverage 
providers have pulled out of California 
due to wildfire risks. As insurance markets 
recalibrate to shifting climate risks, rental 
property owners may face a combination 
of rising costs and growing risk exposure.

To assess climate risk, we utilized the 
Federal Emergency Management Agency’s 
(FEMA) National Risk Index for Natural 
Hazards (NRI). FEMA describes the NRI 

Climate Risk and Readiness

as a “tool that shows which communities 
are most at risk to natural hazards. It 
includes data about the expected annual 
losses to individual natural hazards, social 
vulnerability, and community resilience.” 
Within our opportunity matrix, we 
included two composite indices  
tracked by the FEMA NRI: overall risk  
and overall readiness. 

On the risk front, Miami is the most  
hazard-prone metro among the top 50, 
driven primarily by exposure to hurricanes 
and flooding. Following behind Miami are 
Chicago, Los Angeles, and Hartford. On the 
positive end of the spectrum are Oklahoma 
City, Orlando, and Charlotte — all of which 
are set away from the coast by at least  
40 miles. When it comes to natural hazard 
readiness, Seattle, Minneapolis, and Raleigh 
receive the highest ratings among the 
top 50, while Riverside, Sacramento, and 
Providence are the least prepared metros 
for natural hazards.  
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Through March 2023
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Does Orlando have a touch of magic — or just a strong set of economic fundamentals? 
Perhaps it’s a bit of both.

Driving Orlando up to the top spot in the 2023 Opportunity Matrix is a labor market continuing 
to grow at an impressive clip, which is, in turn, attracting new residents to Central Florida’s 
economic epicenter. Through July 2023, Orlando had an unemployment rate of just 2.8% while 
the number of jobs in the metro is up by 2.9% from the same time last year — the 6th highest 
mark of all 50 metros. With Orlando businesses hiring and local labor in short supply, firms 
have been bidding against each other for talent, leading to significant wage growth. 

The largest industry in town is, of course, tourism. Orlando is America’s number one travel 
destination, welcoming 74 million visitors in 2022. Leisure and hospitality jobs have grown  
by 7.5% year-over-year and account for 20.2% of Orlando’s employment, making it the metro’s 
dominant sector. While tourism provides a comfortable bedrock of support, Orlando’s 
accelerating diversification is spurring optimism. Notably, Orlando’s financial sector has 
gained significant momentum since the start of the pandemic as more firms and households 
relocate to the area. Through July 2023, the financial services sector has swelled by 14.2% above 
its pre-pandemic peak.   

Market Spotlight: Orlando
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It appears that word of Orlando’s economic prowess has become universal, with the 
population growth rate for the metro reaching 2.4% in 2022 — more than six times higher 
than the national average. Looking ahead, there are credible reasons to believe that Orlando 
will maintain the wind in its sails. The Orlando City Government anticipates that the urban 
population will grow another 46% by 2050. However, the changing dynamics of climate risk 
may contribute to an even larger population increase. Due to its low natural hazard/climate  
risk and close proximity to high-risk cities, Orlando is strategically positioned to attract 
migrating households and businesses.

Placing Orlando on an encouraging growth track is the Brightline — the country’s first  
high-speed private railway, which began service in September 2023. The Brightline runs  
from Orlando to Miami and completes its journey in about 3.5 hours — 30 minutes less than 
the average drive time. Fortress Investment Group, Brightline’s owner, estimates that ridership 
will stabilize at eight million people annually. This new interconnectivity of Central Florida with 
the state’s southeast corridor is expected to pump an additional $6.4 billion into Florida’s gross 
domestic product over the next eight years, Brightline has projected.
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The present success of the Orlando economy and favorable outlook for its future are 
strengthening rental housing’s fundamentals. According to data from the U.S. Census Bureau, 
Orlando’s rental vacancy rate averaged 4.5% in the first quarter of 2023 — placing it 11th among 
our top 50. Further, it has surpassed all other Florida markets in terms of multifamily sales 
activity in the past year, according to CoStar, making it ripe for investment into 2024. 
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CHART 6
Number of Employees in the Orlando MSA 
Working in Finance Activities
Measured Through July 2023
Source: U.S. Bureau of Labor Statistics

Finance employment in the 
Orlando MSA is up by 14.2% from 

its pre-pandemic peak.



Outlook

On a metro-by-metro basis, competition  
for residents is poised to escalate in the 
years ahead, creating new opportunities 
for large multifamily investment in 
metropolitan areas. 

In 2023, multifamily investors are in 
uncharted waters. Cap rates have risen 
and transaction volumes have slumped, 
a reflection of a challenging interest 
rate environment. But at the same time, 
property-level operations have held up 
remarkably well, and high mortgage costs 
have strengthened demand for multifamily 
properties. All else being equal, the U.S. 
multifamily market is balanced by a 
favorable combination of headwinds and 
tailwinds that are likely to remain into 2024. 

Looking ahead, natural hazards (and 
their impact on insurance markets) are 
beginning to have more influence on the 
risk/opportunity calculus of multifamily 
investors. Concurrently, conventional 
considerations of local economic success 
and their ability to attract new residents 
are as relevant as ever, especially with the 
U.S. population growth rate continuing to 
sink lower. 

           arbor.com                          833.842.1195
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Appendix

Table 3
Arbor-Chandan 2023 Opportunity Matrix Market Rankings and Scores

Metro Composite Score 2023 Ranking 2022 Ranking Change

Orlando 0.73 1 11 10
Austin 0.66 2 15 13
Charlotte 0.64 3 10 7
Phoenix 0.55 4 4 0
Dallas 0.51 5 7 2
Salt Lake City 0.50 6 36 30
Oklahoma City 0.38 7 21 14
Raleigh 0.34 8 8 0
Las Vegas 0.33 9 3 -6
Denver 0.33 10 18 8
Seattle 0.31 11 27 16
Jacksonville 0.31 12 14 2
San Antonio 0.31 13 1 -12
Tampa 0.30 14 13 -1
Atlanta 0.23 15 24 9
Louisville 0.20 16 25 9
Hartford 0.18 17 28 11
Houston 0.15 18 5 -13
Cincinnati 0.13 19 30 11
Virginia Beach 0.12 20 19 -1
Columbus 0.06 21 22 1
Nashville 0.05 22 9 -13
Washington, D.C. 0.04 23 34 11
Indianapolis 0.04 24 23 -1
Kansas City 0.02 25 2 -23
Milwaukee 0.02 26 26 0
Richmond 0.00 27 29 2
San Diego -0.13 28 6 -22
Miami -0.15 29 31 2
Boston -0.15 30 40 10
Philadelphia -0.15 31 47 16
Baltimore -0.16 32 33 1
Portland (OR) -0.18 33 12 -21
Memphis -0.24 34 37 3
Cleveland -0.24 35 43 8
Sacramento -0.26 36 17 -19
Birmingham -0.27 37 32 -5
Minneapolis -0.28 38 39 1
Pittsburgh -0.32 39 46 7
St. Louis -0.33 40 41 1
Buffalo -0.36 41 38 -3
Riverside -0.39 42 20 -22
Detroit -0.41 43 48 5
Chicago -0.52 44 49 5
San Francisco -0.56 45 45 0
New York -0.60 46 50 4
Providence -0.60 47 16 -31
San Jose -0.65 48 42 -6
Los Angeles -0.70 49 35 -14
New Orleans -0.74 50 44 -6
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