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Founded in 2012, NexMetro is a pioneer in developing luxury Build-to-Rent (BTR) communities. Nex-
Metro’s hands-on approach includes site selection, acquisition, entitlement, construction management, 
lease-up, and sale under the Avilla Homes brand. Our neighborhoods blend single-family appeal with 
apartment convenience. Focused on prime growth markets, we fill a high-demand niche by providing 
upscale, mortgage-free homes to a growing consumer segment. 

Traditional Multifamily
Big-box apartments

Avilla Homes
Cottage-style BTR communities

Scattered SFR
Individual rental homes

PLATFORM
SUMMARY

Vertical living in centralized multi-
unit, multi-story buildings operating 
under a single asset structure and 
managed as individual rental units in 
urban and suburban settings. High 
density multifamily zoned.

Comparing cottage-style BTR to traditional multifamily and scattered single-family rentals

Neighborhoods of mostly detached 
cottage-style homes that are pur-
pose-built for renting in suburban 
locations that combine the efficien-
cies of multifamily with the privacy 
of single-family living. Lower density 
multifamily zoned.

Individually dispersed single-family 
rental homes managed across multi-
ple suburban locations with decen-
tralized operations and maintenance; 
with fragmented ownership. Single 
family zoned.

LIVING
EXPERIENCE

New and older apartment living with 
shared walls, hallways, and stacked 
units — limited privacy, no outdoor 
space, parking lots.

Mostly new detached & duplex 
single-level homes with open floor-
plans, private fenced backyards, 
optional detached garages.

Primarily older homes and neigh-
borhood living with more space and 
garages, highly variable finishes and 
quality.

AMENITIES Extensive shared amenities such as 
fitness centers and common areas 
at scale — but shared with 200–400 
neighbors.

Resort-style pool, dog park, fire pit, 
outdoor grilling pavilion and green 
spaces without the density of large 
complexes.

Typically no centralized community 
amenities or common areas.

OPERATIONAL
EFFICIENCY

Economies of scale within a single 
property with centralized staffing; 
volume-driven at high unit counts. 
Occupancy typically dependent on 
building completion.

Highly efficient through clustered 
home layouts that allow phased leas-
ing while under construction; central-
ized on-site maintenance with smart 
home technology across every unit.

Less efficient because of off-site 
maintenance and management 
spread across geographically dis-
persed homes; inconsistent response 
times and quality.

RESIDENT
PROFILE &
RETENTION

Limited demographic breadth skew-
ing heavily 25–35; prioritizing afford-
ability and large-scale amenities.

Broadest appeal spanning millen-
nials, new families, mid-life singles, 
and 55+ renters seeking space and 
privacy; few children.

Highly variable — dependent on 
individual property type and location. 
Many families seeking larger homes 
and yards.

RENTER
TENURE

Avg. 2–3 years — high turnover 
drives elevated vacancy and leasing 
costs; Planned social events.

5.6 years average — 2x multifamily, 
reducing vacancy and stabilizing 
cash flow; Planned lifestyle-oriented 
events.

Highly variable — long-term fami-
lies, but limited institutional focus on 
resident retention with no planned 
social events.

SCALABILITY Scales efficiently through replica-
tion of dense apartment models in 
high-demand markets.

Highly scalable as a standard 
build-to-rent platform designed for 
repeatable development and opera-
tional consistency across markets.

Scaling can be challenging due to 
fragmented acquisitions, inconsis-
tent housing stock and geographic 
dispersion.
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