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A Comprehensive Framework for Evaluating Rental Property Markets as Operating Businesses
By Daniel Williams & Todd Swanson
	Draft note: This first edition uses an illustrative proprietary scoring model designed for consumer and financial professional education. Before external publication, scores should be validated with current data sources for population, employment, vacancy, rent, property taxes, insurance trends, and jurisdiction-specific landlord-tenant rules.




Why We Created This Scorecard
Most real estate rankings answer one narrow question: Where might prices rise or where might cash flow appear strongest? The National Rental Property Scorecard™ asks a more useful business question: Where can an investor reasonably operate a rental property business with attractive returns, manageable risk, and a regulatory environment that can be understood and underwritten?
The scorecard is designed for consumers, financial advisors, CPAs, Realtors, mortgage professionals, and investors who need a repeatable way to compare markets. It is not a guarantee of performance and it is not a recommendation to buy or sell in any market. It is a structured framework for due diligence.
Scoring Methodology
	Category
	Weight
	What It Measures

	Regulatory Environment
	20%
	Rent control, eviction laws, licensing, inspections, security deposit rules, landlord rights, and political stability.

	Cash Flow Potential
	20%
	Rent-to-value ratio, operating expenses, vacancy, cap rates, and sustainable income.

	Appreciation Potential
	15%
	Housing supply, migration, wage growth, income growth, and long-term demand.

	Employment Strength
	10%
	Employer diversity, wage growth, unemployment, and business expansion.

	Population Growth
	10%
	Migration, household formation, demographics, and future demand.

	Property Tax Environment
	10%
	Effective tax burden, reassessment practices, and predictability.

	Insurance Environment
	5%
	Cost, availability, and catastrophic risk exposure.

	Ease of Operating
	5%
	Property manager quality, contractor availability, permitting, vendors, and administrative burden.

	Market Liquidity
	5%
	Resale depth, buyer demand, days on market, and investor demand.


Overall Grade Scale
	Score
	Grade

	95-100
	A+

	90-94
	A

	85-89
	A-

	80-84
	B+

	75-79
	B

	70-74
	B-

	65-69
	C+

	60-64
	C

	55-59
	C-

	50-54
	D

	Below 50
	F



Top 50 U.S. Rental Markets - Scorecard Summary
	#
	Market
	Score
	Grade
	Reg.
	Cash Flow
	Appr.
	Jobs
	Commentary

	1
	Dallas-Fort Worth, TX
	92
	A
	A
	B+
	A-
	A
	Texas remains highly landlord-friendly with no rent control and predictable remedies. Property taxes and insurance are the main underwriting drags, but the business climate and liquidity are excellent.

	2
	Houston, TX
	89
	A-
	A
	B+
	B+
	A-
	Very favorable long-term rental environment with broad economic base. Flood exposure, insurance, and property taxes require disciplined underwriting.

	3
	San Antonio, TX
	88
	A-
	A
	B+
	B
	B+
	Stable and investor-friendly. Lower acquisition costs support income, while regulatory complexity remains modest.

	4
	Austin, TX
	84
	B+
	A-
	B
	A
	A
	Texas law is favorable, but local politics and short-term rental rules require attention. Appreciation and employment remain strong, while cash flow has compressed.

	5
	Phoenix, AZ
	88
	A-
	A
	B+
	A-
	A-
	Arizona is clean from a landlord-law standpoint. Population growth, liquidity, and operating simplicity remain advantages, though affordability and insurance trends should be watched.

	6
	Tucson, AZ
	83
	B+
	A-
	B+
	B
	B
	Generally favorable regulatory environment with better entry pricing than Phoenix. Growth is slower but operational friction is low.

	7
	Las Vegas, NV
	82
	B+
	B+
	B+
	B+
	B+
	Nevada is generally workable for long-term landlords. Short-term rentals are far more jurisdiction-sensitive; investors should underwrite HOA and city rules carefully.

	8
	Reno, NV
	79
	B
	B+
	B
	B+
	B
	Good state backdrop and attractive lifestyle migration, but smaller scale and affordability constraints reduce score.

	9
	Tampa, FL
	86
	A-
	A-
	B+
	A-
	A-
	Florida is structurally landlord-friendly. Insurance and storm exposure are the key counterweights to otherwise attractive fundamentals.

	10
	Orlando, FL
	85
	A-
	A-
	B+
	A-
	A-
	Strong rental demand and friendly state rules. Short-term rental rules vary by municipality and should be separated from long-term rental analysis.

	11
	Jacksonville, FL
	88
	A-
	A
	B+
	B+
	A-
	One of Florida’s cleaner long-term rental environments with comparatively better cash-flow potential. Insurance still matters.

	12
	Miami, FL
	76
	B
	B
	C+
	A-
	A
	State laws are favorable, but condos, HOAs, flood rules, insurance, and local compliance make execution more complex.

	13
	Fort Lauderdale / Palm Beach, FL
	77
	B
	B
	C+
	A-
	A-
	Favorable state environment but high insurance, HOA/condo rules, and coastal exposure create practical friction.

	14
	Atlanta, GA
	86
	A-
	A-
	B+
	A-
	A-
	Business-friendly state framework and strong economic base. Submarket selection and tenant screening are critical.

	15
	Savannah, GA
	78
	B
	B
	B
	B
	B
	Long-term rental rules are manageable, but short-term rental districts and tourism-driven regulations require care.

	16
	Charlotte, NC
	87
	A-
	A-
	B+
	A-
	A
	Predictable landlord-tenant environment, strong jobs, and good liquidity. A balanced market for long-term investors.

	17
	Raleigh-Durham, NC
	86
	A-
	A-
	B
	A
	A
	Excellent employment and education base. Cash flow is less compelling than lower-cost markets, but regulation remains manageable.

	18
	Greensboro / Winston-Salem, NC
	84
	B+
	A
	B+
	B
	B
	Lower regulatory pressure and better income potential than larger growth metros, with more modest appreciation.

	19
	Nashville, TN
	85
	A-
	A-
	B
	A-
	A-
	Tennessee remains landlord-friendly. Long-term rentals are favorable; short-term rental rules should be checked locally.

	20
	Memphis, TN
	87
	A-
	A
	A-
	C+
	B
	Strong cash-flow market in a landlord-friendly state. Tenant quality, neighborhood selection, and management discipline determine outcomes.

	21
	Knoxville, TN
	82
	B+
	A-
	B
	B+
	B
	Favorable state environment with growing demand. Smaller market liquidity and rising prices temper the score.

	22
	Indianapolis, IN
	90
	A
	A
	A-
	B
	B+
	One of the best combinations of regulatory simplicity and cash-flow potential. Strong fit for income-oriented buy-and-hold investors.

	23
	Columbus, OH
	82
	B+
	B+
	B+
	B+
	B+
	Generally workable regulatory climate with solid demand. Local licensing and inspection rules should be checked by municipality.

	24
	Cincinnati, OH
	81
	B+
	B+
	B+
	B
	B
	Balanced market with decent cash flow and manageable rules. Submarket selection is important.

	25
	Cleveland, OH
	78
	B
	B
	A-
	C+
	B-
	Cash-flow potential is strong, but older housing stock, inspections, and city/suburb rule variation increase operational risk.

	26
	Pittsburgh, PA
	77
	B
	B
	B
	B-
	B
	Generally workable landlord environment, but older housing, code compliance, and slower growth reduce the score.

	27
	Philadelphia, PA
	67
	C+
	C
	B-
	B
	B+
	More licensing, tenant protections, and administrative burden than many inland markets. Professional management is strongly preferred.

	28
	Kansas City, MO/KS
	82
	B+
	B+
	B+
	B
	B
	Good overall rental environment, but investors must underwrite state and municipality differences across the metro.

	29
	St. Louis, MO
	80
	B+
	B+
	B+
	C+
	B
	Generally favorable state posture and cash-flow potential, with substantial submarket variation.

	30
	Detroit, MI
	73
	B-
	B
	A-
	C
	B-
	Cash flow can be attractive, but city inspection/registration, property condition, and management risk are material.

	31
	Grand Rapids, MI
	79
	B
	B+
	B
	B
	B
	More straightforward than Detroit with solid demand and moderate regulatory friction.

	32
	Chicago, IL
	64
	C
	C-
	B-
	B
	A
	Higher tenant protections and local ordinances reduce landlord-friendliness. Liquidity is strong but compliance must be professional.

	33
	Milwaukee, WI
	76
	B
	B
	B
	B-
	B
	Reasonable operating environment with moderate cash-flow opportunity. Code enforcement and older stock matter.

	34
	Minneapolis-St. Paul, MN
	66
	C+
	C
	B-
	B+
	B+
	Tenant-friendly policy environment and rent-control politics create more uncertainty than landlord-friendly Midwest markets.

	35
	Denver, CO
	68
	C+
	C+
	C
	A-
	A-
	Colorado has moved toward more tenant protections. Appreciation and jobs are strong, but cash flow and compliance are tougher.

	36
	Colorado Springs, CO
	75
	B
	B
	B-
	B+
	B
	More workable than Denver with a better operating profile, though statewide rules still matter.

	37
	Salt Lake City, UT
	84
	B+
	A-
	B
	A-
	A-
	Favorable landlord environment and strong growth. Cash flow has compressed as prices rose.

	38
	Boise, ID
	84
	B+
	A
	B
	B+
	B
	Excellent regulatory climate and long-term appeal. Smaller market size and affordability concerns temper scoring.

	39
	Seattle, WA
	57
	C-
	D
	D
	A
	A
	High tenant protections, notice rules, and political risk. Strong jobs and liquidity offset only part of the operating complexity.

	40
	Portland, OR
	55
	C-
	D
	D+
	B
	B
	Statewide rent stabilization and Portland-specific rules create high compliance burden. Best suited for experienced operators.

	41
	Sacramento, CA
	58
	C-
	D
	C-
	B
	B
	California statewide rent caps and just-cause rules apply. More affordable than coastal California but still compliance-heavy.

	42
	San Francisco Bay Area, CA
	49
	F
	F
	F
	A+
	A
	Extensive rent control, eviction limits, high prices, and political risk create one of the most difficult operating climates. Appreciation is the reason to invest, not current income.

	43
	Los Angeles, CA
	50
	D
	F
	F
	A
	A
	Highly regulated with local rent stabilization, registration, eviction restrictions, and weak cash flow. Requires professional management and long-term appreciation thesis.

	44
	San Diego, CA
	59
	C-
	D
	D
	A+
	A-
	Less restrictive than LA/SF but still governed by California rent-cap and just-cause rules. Strong appreciation but weak initial cash flow.

	45
	Inland Empire, CA
	63
	C
	C-
	C
	B+
	B
	Better income potential than coastal California, but statewide tenant protections still apply. Logistics and population growth support demand.

	46
	Fresno, CA
	62
	C
	C-
	C+
	B-
	C+
	Higher rent-to-value potential than coastal CA, but the same state legal framework applies. Liquidity and employment breadth are weaker.

	47
	New York City, NY
	42
	F
	F
	F
	A
	A+
	America’s most complex rental environment. Rent stabilization, tenant protections, taxes, and legal timelines demand sophisticated ownership.

	48
	Northern New Jersey
	54
	D
	D
	D+
	B+
	A-
	High taxes, tenant-friendly rules, and municipal variation create complexity. Strong location value but weak operating simplicity.

	49
	Boston, MA
	55
	C-
	D
	D
	A-
	A
	Tenant-friendly environment, high acquisition costs, and political risk around housing regulation. Appreciation and economic base are strong.

	50
	Washington, DC / Northern VA
	64
	C
	C-
	C
	A-
	A
	The metro average hides major differences: Northern Virginia is more workable; DC is much more tenant-protective. Jurisdiction-level analysis is mandatory.



Market Commentary Profiles
The following profiles provide a quick narrative interpretation of each score. Each market still requires property-level and jurisdiction-level analysis before acquisition.
1. Dallas-Fort Worth, TX
	Overall
92 / A
	Regulatory
A
	Cash Flow
B+
	Appreciation
A-
	Jobs
A
	5 Options™ Fit
Market Overlay


Texas remains highly landlord-friendly with no rent control and predictable remedies. Property taxes and insurance are the main underwriting drags, but the business climate and liquidity are excellent.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
2. Houston, TX
	Overall
89 / A-
	Regulatory
A
	Cash Flow
B+
	Appreciation
B+
	Jobs
A-
	5 Options™ Fit
Market Overlay


Very favorable long-term rental environment with broad economic base. Flood exposure, insurance, and property taxes require disciplined underwriting.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
3. San Antonio, TX
	Overall
88 / A-
	Regulatory
A
	Cash Flow
B+
	Appreciation
B
	Jobs
B+
	5 Options™ Fit
Market Overlay


Stable and investor-friendly. Lower acquisition costs support income, while regulatory complexity remains modest.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
4. Austin, TX
	Overall
84 / B+
	Regulatory
A-
	Cash Flow
B
	Appreciation
A
	Jobs
A
	5 Options™ Fit
Market Overlay


Texas law is favorable, but local politics and short-term rental rules require attention. Appreciation and employment remain strong, while cash flow has compressed.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
5. Phoenix, AZ
	Overall
88 / A-
	Regulatory
A
	Cash Flow
B+
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Arizona is clean from a landlord-law standpoint. Population growth, liquidity, and operating simplicity remain advantages, though affordability and insurance trends should be watched.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
6. Tucson, AZ
	Overall
83 / B+
	Regulatory
A-
	Cash Flow
B+
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


Generally favorable regulatory environment with better entry pricing than Phoenix. Growth is slower but operational friction is low.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
7. Las Vegas, NV
	Overall
82 / B+
	Regulatory
B+
	Cash Flow
B+
	Appreciation
B+
	Jobs
B+
	5 Options™ Fit
Market Overlay


Nevada is generally workable for long-term landlords. Short-term rentals are far more jurisdiction-sensitive; investors should underwrite HOA and city rules carefully.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
8. Reno, NV
	Overall
79 / B
	Regulatory
B+
	Cash Flow
B
	Appreciation
B+
	Jobs
B
	5 Options™ Fit
Market Overlay


Good state backdrop and attractive lifestyle migration, but smaller scale and affordability constraints reduce score.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
9. Tampa, FL
	Overall
86 / A-
	Regulatory
A-
	Cash Flow
B+
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Florida is structurally landlord-friendly. Insurance and storm exposure are the key counterweights to otherwise attractive fundamentals.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
10. Orlando, FL
	Overall
85 / A-
	Regulatory
A-
	Cash Flow
B+
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Strong rental demand and friendly state rules. Short-term rental rules vary by municipality and should be separated from long-term rental analysis.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
11. Jacksonville, FL
	Overall
88 / A-
	Regulatory
A
	Cash Flow
B+
	Appreciation
B+
	Jobs
A-
	5 Options™ Fit
Market Overlay


One of Florida’s cleaner long-term rental environments with comparatively better cash-flow potential. Insurance still matters.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
12. Miami, FL
	Overall
76 / B
	Regulatory
B
	Cash Flow
C+
	Appreciation
A-
	Jobs
A
	5 Options™ Fit
Market Overlay


State laws are favorable, but condos, HOAs, flood rules, insurance, and local compliance make execution more complex.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
13. Fort Lauderdale / Palm Beach, FL
	Overall
77 / B
	Regulatory
B
	Cash Flow
C+
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Favorable state environment but high insurance, HOA/condo rules, and coastal exposure create practical friction.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
14. Atlanta, GA
	Overall
86 / A-
	Regulatory
A-
	Cash Flow
B+
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Business-friendly state framework and strong economic base. Submarket selection and tenant screening are critical.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
15. Savannah, GA
	Overall
78 / B
	Regulatory
B
	Cash Flow
B
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


Long-term rental rules are manageable, but short-term rental districts and tourism-driven regulations require care.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
16. Charlotte, NC
	Overall
87 / A-
	Regulatory
A-
	Cash Flow
B+
	Appreciation
A-
	Jobs
A
	5 Options™ Fit
Market Overlay


Predictable landlord-tenant environment, strong jobs, and good liquidity. A balanced market for long-term investors.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
17. Raleigh-Durham, NC
	Overall
86 / A-
	Regulatory
A-
	Cash Flow
B
	Appreciation
A
	Jobs
A
	5 Options™ Fit
Market Overlay


Excellent employment and education base. Cash flow is less compelling than lower-cost markets, but regulation remains manageable.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
18. Greensboro / Winston-Salem, NC
	Overall
84 / B+
	Regulatory
A
	Cash Flow
B+
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


Lower regulatory pressure and better income potential than larger growth metros, with more modest appreciation.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
19. Nashville, TN
	Overall
85 / A-
	Regulatory
A-
	Cash Flow
B
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Tennessee remains landlord-friendly. Long-term rentals are favorable; short-term rental rules should be checked locally.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
20. Memphis, TN
	Overall
87 / A-
	Regulatory
A
	Cash Flow
A-
	Appreciation
C+
	Jobs
B
	5 Options™ Fit
Market Overlay


Strong cash-flow market in a landlord-friendly state. Tenant quality, neighborhood selection, and management discipline determine outcomes.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
21. Knoxville, TN
	Overall
82 / B+
	Regulatory
A-
	Cash Flow
B
	Appreciation
B+
	Jobs
B
	5 Options™ Fit
Market Overlay


Favorable state environment with growing demand. Smaller market liquidity and rising prices temper the score.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
22. Indianapolis, IN
	Overall
90 / A
	Regulatory
A
	Cash Flow
A-
	Appreciation
B
	Jobs
B+
	5 Options™ Fit
Market Overlay


One of the best combinations of regulatory simplicity and cash-flow potential. Strong fit for income-oriented buy-and-hold investors.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
23. Columbus, OH
	Overall
82 / B+
	Regulatory
B+
	Cash Flow
B+
	Appreciation
B+
	Jobs
B+
	5 Options™ Fit
Market Overlay


Generally workable regulatory climate with solid demand. Local licensing and inspection rules should be checked by municipality.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
24. Cincinnati, OH
	Overall
81 / B+
	Regulatory
B+
	Cash Flow
B+
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


Balanced market with decent cash flow and manageable rules. Submarket selection is important.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
25. Cleveland, OH
	Overall
78 / B
	Regulatory
B
	Cash Flow
A-
	Appreciation
C+
	Jobs
B-
	5 Options™ Fit
Market Overlay


Cash-flow potential is strong, but older housing stock, inspections, and city/suburb rule variation increase operational risk.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
26. Pittsburgh, PA
	Overall
77 / B
	Regulatory
B
	Cash Flow
B
	Appreciation
B-
	Jobs
B
	5 Options™ Fit
Market Overlay


Generally workable landlord environment, but older housing, code compliance, and slower growth reduce the score.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
27. Philadelphia, PA
	Overall
67 / C+
	Regulatory
C
	Cash Flow
B-
	Appreciation
B
	Jobs
B+
	5 Options™ Fit
Market Overlay


More licensing, tenant protections, and administrative burden than many inland markets. Professional management is strongly preferred.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
28. Kansas City, MO/KS
	Overall
82 / B+
	Regulatory
B+
	Cash Flow
B+
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


Good overall rental environment, but investors must underwrite state and municipality differences across the metro.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
29. St. Louis, MO
	Overall
80 / B+
	Regulatory
B+
	Cash Flow
B+
	Appreciation
C+
	Jobs
B
	5 Options™ Fit
Market Overlay


Generally favorable state posture and cash-flow potential, with substantial submarket variation.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
30. Detroit, MI
	Overall
73 / B-
	Regulatory
B
	Cash Flow
A-
	Appreciation
C
	Jobs
B-
	5 Options™ Fit
Market Overlay


Cash flow can be attractive, but city inspection/registration, property condition, and management risk are material.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
31. Grand Rapids, MI
	Overall
79 / B
	Regulatory
B+
	Cash Flow
B
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


More straightforward than Detroit with solid demand and moderate regulatory friction.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
32. Chicago, IL
	Overall
64 / C
	Regulatory
C-
	Cash Flow
B-
	Appreciation
B
	Jobs
A
	5 Options™ Fit
Market Overlay


Higher tenant protections and local ordinances reduce landlord-friendliness. Liquidity is strong but compliance must be professional.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
33. Milwaukee, WI
	Overall
76 / B
	Regulatory
B
	Cash Flow
B
	Appreciation
B-
	Jobs
B
	5 Options™ Fit
Market Overlay


Reasonable operating environment with moderate cash-flow opportunity. Code enforcement and older stock matter.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
34. Minneapolis-St. Paul, MN
	Overall
66 / C+
	Regulatory
C
	Cash Flow
B-
	Appreciation
B+
	Jobs
B+
	5 Options™ Fit
Market Overlay


Tenant-friendly policy environment and rent-control politics create more uncertainty than landlord-friendly Midwest markets.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
35. Denver, CO
	Overall
68 / C+
	Regulatory
C+
	Cash Flow
C
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Colorado has moved toward more tenant protections. Appreciation and jobs are strong, but cash flow and compliance are tougher.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
36. Colorado Springs, CO
	Overall
75 / B
	Regulatory
B
	Cash Flow
B-
	Appreciation
B+
	Jobs
B
	5 Options™ Fit
Market Overlay


More workable than Denver with a better operating profile, though statewide rules still matter.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
37. Salt Lake City, UT
	Overall
84 / B+
	Regulatory
A-
	Cash Flow
B
	Appreciation
A-
	Jobs
A-
	5 Options™ Fit
Market Overlay


Favorable landlord environment and strong growth. Cash flow has compressed as prices rose.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
38. Boise, ID
	Overall
84 / B+
	Regulatory
A
	Cash Flow
B
	Appreciation
B+
	Jobs
B
	5 Options™ Fit
Market Overlay


Excellent regulatory climate and long-term appeal. Smaller market size and affordability concerns temper scoring.
5 Options™ consideration: For the 5 Options™ analysis, this market generally supports Keep & Optimize, Extract Equity, or 1031 redeployment strategies when the property-level numbers are sound.
39. Seattle, WA
	Overall
57 / C-
	Regulatory
D
	Cash Flow
D
	Appreciation
A
	Jobs
A
	5 Options™ Fit
Market Overlay


High tenant protections, notice rules, and political risk. Strong jobs and liquidity offset only part of the operating complexity.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
40. Portland, OR
	Overall
55 / C-
	Regulatory
D
	Cash Flow
D+
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


Statewide rent stabilization and Portland-specific rules create high compliance burden. Best suited for experienced operators.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
41. Sacramento, CA
	Overall
58 / C-
	Regulatory
D
	Cash Flow
C-
	Appreciation
B
	Jobs
B
	5 Options™ Fit
Market Overlay


California statewide rent caps and just-cause rules apply. More affordable than coastal California but still compliance-heavy.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
42. San Francisco Bay Area, CA
	Overall
49 / F
	Regulatory
F
	Cash Flow
F
	Appreciation
A+
	Jobs
A
	5 Options™ Fit
Market Overlay


Extensive rent control, eviction limits, high prices, and political risk create one of the most difficult operating climates. Appreciation is the reason to invest, not current income.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
43. Los Angeles, CA
	Overall
50 / D
	Regulatory
F
	Cash Flow
F
	Appreciation
A
	Jobs
A
	5 Options™ Fit
Market Overlay


Highly regulated with local rent stabilization, registration, eviction restrictions, and weak cash flow. Requires professional management and long-term appreciation thesis.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
44. San Diego, CA
	Overall
59 / C-
	Regulatory
D
	Cash Flow
D
	Appreciation
A+
	Jobs
A-
	5 Options™ Fit
Market Overlay


Less restrictive than LA/SF but still governed by California rent-cap and just-cause rules. Strong appreciation but weak initial cash flow.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
45. Inland Empire, CA
	Overall
63 / C
	Regulatory
C-
	Cash Flow
C
	Appreciation
B+
	Jobs
B
	5 Options™ Fit
Market Overlay


Better income potential than coastal California, but statewide tenant protections still apply. Logistics and population growth support demand.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
46. Fresno, CA
	Overall
62 / C
	Regulatory
C-
	Cash Flow
C+
	Appreciation
B-
	Jobs
C+
	5 Options™ Fit
Market Overlay


Higher rent-to-value potential than coastal CA, but the same state legal framework applies. Liquidity and employment breadth are weaker.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
47. New York City, NY
	Overall
42 / F
	Regulatory
F
	Cash Flow
F
	Appreciation
A
	Jobs
A+
	5 Options™ Fit
Market Overlay


America’s most complex rental environment. Rent stabilization, tenant protections, taxes, and legal timelines demand sophisticated ownership.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
48. Northern New Jersey
	Overall
54 / D
	Regulatory
D
	Cash Flow
D+
	Appreciation
B+
	Jobs
A-
	5 Options™ Fit
Market Overlay


High taxes, tenant-friendly rules, and municipal variation create complexity. Strong location value but weak operating simplicity.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
49. Boston, MA
	Overall
55 / C-
	Regulatory
D
	Cash Flow
D
	Appreciation
A-
	Jobs
A
	5 Options™ Fit
Market Overlay


Tenant-friendly environment, high acquisition costs, and political risk around housing regulation. Appreciation and economic base are strong.
5 Options™ consideration: For the 5 Options™ analysis, this market requires more scrutiny. Owners should test whether appreciation expectations justify regulatory, cash-flow, and operating complexity.
50. Washington, DC / Northern VA
	Overall
64 / C
	Regulatory
C-
	Cash Flow
C
	Appreciation
A-
	Jobs
A
	5 Options™ Fit
Market Overlay


The metro average hides major differences: Northern Virginia is more workable; DC is much more tenant-protective. Jurisdiction-level analysis is mandatory.
5 Options™ consideration: For the 5 Options™ analysis, this market deserves a balanced review: keep strong performers, but compare refinance or exchange options if cash flow is weak.
How to Use This in Client and Advisor Conversations
The scorecard is not intended to replace property-level underwriting. It is a market overlay. A property with a strong rent-to-value ratio in a weak regulatory environment may still work, while a poor property in a strong market may still be a bad business. The goal is to help owners and advisors ask better questions before deciding whether to keep, improve, refinance, exchange, or sell.
Recommended workflow: first calculate the property’s rent-to-value ratio, then review Schedule E, then compare the property’s local market to the National Rental Property Scorecard™. This creates a more complete business review than looking at appreciation or cash flow alone.
