Dallas Residential Real Estate Market
Report: Exhaustive Geographic
Segmentation and 2026 Valuation Trends )

Executive Summary

The residential real estate market in the City of Dallas—encompassing its diverse urban
neighborhoods and the independent enclaves of the Park Cities—has definitively transitioned
from the hyper-liquidity and double-digit appreciation of the early 2020s into a complex, highly
segmented environment in late 2026. After years of structural supply deficits, the Dallas
housing market is presently recalibrating under the weight of sustained mortgage interest
rates, cooling pending sales, sweeping municipal land-use reforms, and aggressive property
tax restructuring’. This report provides an exhaustive, geographically segmented analysis of the
Dallas proper residential real estate market, explicitly excluding the broader suburban sprawl of
the Dallas-Fort Worth (DFW) Metroplex (such as Frisco, Plano, or Southlake) to focus purely on
the urban core and its immediate adjacent neighborhoods.

In August 2026, the median sales price for a single-family home in the City of Dallas settled
between $485,000 and $494,900, representing a stabilization compared to previous years®.
However, this headline median obscures significant underlying volatility and localized distress.
Pending sales citywide have dropped by 36.5% year-over-year, and active listings have surged,
pushing the city's months of inventory toward 5.0 to 5.88 months—a threshold indicative of a
balanced-to-buyer-leaning market®. Across the city, homes are sitting on the market for a
median of 50 to 59 days, demanding precise pricing strategies and elevated condition
standards from sellers who previously relied on sheer scarcity to drive bidding wars®.

The divergence across Dallas’s geographic submarkets is striking. Premium, land-locked areas
like Lakewood and the Park Cities are defying the broader cooldown, posting significant
year-over-year price gains driven by a lack of buildable land and highly concentrated luxury
demand®. Conversely, the Downtown Dallas condominium market has witnessed a severe
contraction, with median prices plummeting over 41% year-over-year and inventory
languishing for over 120 days’.

This analysis dissects the Dallas market into five natural geographic and cultural segments: The
Park Cities (Highland Park and University Park), Preston Hollow and North Dallas, East Dallas and
the White Rock Lake Corridor, the Urban Core, and the Southern and Western Sectors.
Furthermore, this report analyzes the systemic impacts of the recently adopted ForwardDallas
2.0 comprehensive land-use plan and the 2026 Texas property tax homestead exemption
adjustments, both of which are actively reshaping valuation models, investor behavior, and
future supply pipelines.

Macro-Market Dynamics and Systemic Influences

Before examining the micro-markets, it is essential to contextualize the broader forces acting



upon the Dallas residential landscape in 2026. The market is currently being steered by a triad
of macroeconomic headwinds, shifting dynamics in new construction, and aggressive
municipal and state policy restructuring.

Inventory Accumulation and Demand Contraction

The Dallas housing market is currently experiencing a profound structural shift from an
overwhelming seller's market to a balanced or buyer-advantaged environment, depending
entirely on the specific neighborhood and price band. In August 2026, raw Multiple Listing
Service (MLS) data indicated that the City of Dallas recorded 598 closed single-family sales,
down from 664 in the previous year®. More significantly, pending sales—the leading indicator of
market velocity—fell to 434, a steep 36.5% decline from the 684 recorded in August 2025°,
Simultaneously, active listings have increased to over 3,160 within the city limits, pushing the
inventory absorption rate to approximately 5.0 to 5.88 months®. A balanced market is typically
defined as having between 4.0 and 6.0 months of supply. The median days on market (DOM)
currently sits at 50 to 59 days citywide, with a sale-to-list price ratio averaging between 96.0%
and 99.0%°. Nearly 40% of active listings in Dallas have undergone price reductions, signaling
that sellers are being forced to capitulate to the new interest rate reality®.

The primary catalyst for this demand destruction is the persistence of mortgage interest rates
in the 6.0% to 7.0% range'. The Texas Real Estate Research Center (TRERC) forecasts that rates
will stabilize around 5.0% to 6.0% through late 2026 and early 2027, effectively capping the
purchasing power of the median buyer and preventing the rapid price escalation witnessed in
2021% High rates have created a persistent "lock-in effect" among existing homeowners holding
sub-4% mortgages, which ironically prevents inventory from rising even faster than it currently
is'. Despite this, the sheer volume of homes sitting on the market underscores a fundamental
weakening in buyer demand rather than an absolute surge in distressed selling.

New Construction vs. Existing Supply

The dynamic between pre-owned homes and new construction in the Dallas region has also
shifted. Facing a shortage of premium pre-owned inventory in heavily desired neighborhoods,
many buyers have historically turned to new builds. However, the new construction market is
displaying its own signs of fatigue. Recent reports indicate that the average price for a new
home in the broader Metroplex fell to $460,012, a marked decrease from prior months and
approximately $10,000 cheaper than the previous year''.

The average days on market for new construction has stretched to over 148 days'. While new
builds inherently carry longer market times due to pre-sale and construction phases, this
elongation indicates that builders are having to offer significant concessions or accept lower
margins to clear inventory''. This dynamic places additional downward pressure on the pricing
of existing, unrenovated homes in the urban core, as buyers weigh the costs of extensive
remodeling against the incentives offered by regional homebuilders.

Policy Impact: ForwardDallas 2.0 and "Gentle Density"

In September 2024, following years of contentious debate, the Dallas City Council formally
adopted ForwardDallas 2.0, the first comprehensive land-use plan update since 2006". While
ForwardDallas 2.0 is technically a visionary guidance document rather than a binding zoning



ordinance, it establishes the empirical framework for all future zoning cases, development
approvals, and municipal resource allocations ™.

The plan remains highly controversial due to its endorsement of "gentle density"—the
integration of duplexes, townhomes, and accessory dwelling units (ADUs) into traditionally
detached single-family neighborhoods'®. Under the "Community Residential" placetype, the
plan suggests that attached single-family residences can be compatible with detached
single-family homes, provided they adhere to locational strategies emphasizing transit
corridors and major thoroughfares™.

The empirical effect of this policy on 2026 real estate valuations is twofold. First, speculative
capital is actively targeting aging, entry-level single-family homes in transition zones, such as
West Dallas, Joppa, and parts of East Dallas, with the expectation that upzoning will eventually
allow for higher-yield multiplex development'. Second, there is a defensive premium being
applied to neighborhoods protected by strict deed restrictions, historic neighborhood
conservation districts, or independent municipal boundaries (such as the Park Cities), as luxury
buyers seek refuge from the perceived unpredictability of City of Dallas zoning shifts" .

As noted by recent urban economic studies analyzing the intersection of supply and zoning,
the prospect of upzoning often does not immediately yield cheaper housing for the median
resident. Instead, rezoning a parcel for higher density makes the underlying land more valuable
because developers can extract more profit per square foot'. This speculative premium filters
through to surrounding parcels, raising property taxes and resetting the price floor for the
entire neighborhood, thereby exacerbating gentrification pressures in vulnerable Dallas
communities'.

The 2026 Property Tax Landscape: Homesteads vs. Investors

Texas relies heavily on property taxes to fund local government, and the burden has grown
exponentially over the last two decades. From 1998 to 2025, Texas property tax levies
increased by 378%, dramatically outpacing the combined rate of population growth and
inflation®. In 2026, the effective property tax rate in Texas sits at approximately 1.49% of a
home's value annually, representing one of the highest burdens in the nation and forcing the
median Texas family to dedicate over 9.5% of their median income simply to clear their tax
liability?°.

In response, the State of Texas implemented a historic expansion of the homestead exemption,
taking full effect in the 2026 tax year. The exemption removes $140,000 from a primary
residence’s school district taxable value, generating an average annual savings of $1,400 to
$1,700 for owner-occupants?'. Additionally, the City of Dallas expanded its Over-65 and
Disabled Homestead Exemption from $134,000 to $175,000%.

However, this tax relief strictly benefits primary homeowners. Investment properties, second
homes, and rental assets receive zero homestead protections and no caps on annual
assessment increases”. Consequently, investors in rapidly appreciating areas like the Design
District, Oak ClIiff, and East Dallas are absorbing the full brunt of Dallas County's rising
maintenance and operations tax rates, which increased by 22.02% in recent cycles®®. With the
combined effective tax rate sitting near 1.85%, the carrying costs for non-homestead



properties have skyrocketed?. This disparity is fundamentally altering the buyer pool.
Landlords and small-scale investors are increasingly liquidating their Dallas portfolios, injecting
fresh supply into the lower and middle tiers of the market and shifting the balance of power
toward primary home buyers who can leverage the homestead tax shield.

Macro Market 2021-2022 Reality 2026 Reality Direct Market

Indicator Impact

Mortgage Interest 2.5% - 3.5% 6.0% - 7.0% Reduced

Rates purchasing power;
slower appreciation
rates.

Citywide < 1.5 Months 5.0 - 5.88 Months Shift from

Inventory aggressive bidding
to widespread price
reductions.

Land Use Policy Rigid Single-Family ForwardDallas 2.0 Speculative land

Zoning "Gentle Density" valuation in

transition zones;
defensive luxury

buying.
Property Taxes Standard $140K Homestead Investor liquidation;
Exemptions Exemption significant

advantage to
primary resident
buyers.

Geographic Segment 1: The Park Cities (Highland Park
& University Park)

To analyze the Dallas real estate market without dissecting the Park Cities is to fundamentally
misunderstand the region's geography of wealth and municipal structuring. The Park Cities
consist of Highland Park and University Park. While they are geographically surrounded entirely
by the City of Dallas, they are fiercely independent, incorporated municipalities'”. They maintain
their own police forces, fire departments, parks systems, building code enforcement, and,
most critically, they share the Highland Park Independent School District (HPISD), one of the
highest-performing public school districts in the state'.



Market Dynamics and Pricing Resilience

The distinction of municipal independence insulates the Park Cities from the civic volatility,
zoning debates, and broader inventory gluts affecting Dallas proper. Because they are immune
to the ForwardDallas 2.0 multiplex zoning proposals, buyers view these enclaves as the ultimate
defensive real estate asset'. In early 2026, the 75205 zip code (which covers Highland Park and
portions of University Park) reported a median list price of $2,686,000, representing a robust
7.1% year-over-year increase®. The price per square foot climbed an impressive 12.2%
year-over-year to $849, placing the Park Cities at the absolute apex of the regional market®.
Highland Park represents the ultra-luxury tier. Median home prices consistently range from $2.5
million to well over $3.3 million, with premier estate properties frequently trading between $5
million and $15 million?. The lots in Highland Park are traditionally larger than those in University
Park (often 0.25 to 0.5 acres), and the architecture heavily favors architecturally significant,
early 20th-century revivals and meticulously executed modern construction?.

University Park offers a slightly more accessible entry point while still commanding luxury
valuations. Lots are typically smaller (0.15 to 0.3 acres), and the housing stock features a
broader mix of transitional designs, 1980s rebuilds, and contemporary structures alongside
traditional architecture®®. Because both towns are fully built out and land-locked by Dallas, land
values constitute a massive percentage of the purchase price. A "teardown" property in
University Park routinely trades well above conventional loan limits strictly for the underlying
dirt".

Velocity and Lifestyle Factors

Unlike the broader Dallas market, the Park Cities operate with high efficiency and constrained
supply. In April 2026, the luxury segments covering these areas reported a highly competitive
2.4 months of inventory®. The median days on market sits at a brisk 42 days, suggesting a
healthy luxury seller’s market where premium properties continue to move despite
macroeconomic friction®.

The primary drivers of this sustained demand are the preservation of capital, municipal
consistency, and the lifestyle layout. The Park Cities are built on a pre-war, connected grid that
fosters genuine walkability?®. Residents can easily walk to local institutions, parks, Southern
Methodist University (SMU), and high-end retail nodes such as Highland Park Village, a historic
luxury shopping destination?.

Furthermore, the geographical location of the Park Cities appeals specifically to executives
who require frequent travel or downtown access. Positioned centrally, residents enjoy a 5 to
10-minute commute to downtown Dallas and Uptown, alongside rapid access to the Dallas
North Tollway and Love Field®. This stands in stark contrast to the luxury suburban flight seen
in areas like Southlake, where buyers trade walkability and proximity to the urban core for
massive lot sizes and newer construction, but accept arduous commutes and close proximity
to DFW International Airport®. The logistical execution of moving into these enclaves is also
highly specialized, frequently requiring climate-controlled transportation for fine art, custom
crating, and white-glove piano moving services, underscoring the extreme concentration of
wealth?.



Park Cities Median List Price / Sq Ft Median DOM Key
Submarket Price Differentiator
s

Highland Park = $3.3M+ $849+ 42 Ultra-luxury
estates, larger
lots, closest
proximity to
Downtown.

University $2.5M - $3.0M $800+ 42 -54 High

Park walkability to
SMU, slightly
smaller lots,
mixed
architecture.

Geographic Segment 2: Preston Hollow and North
Dallas

Directly north of the Park Cities sits Preston Hollow, an expansive, established sector known for
its sweeping estates, winding roads, and mature tree canopies. Unlike the Park Cities, Preston
Hollow is located entirely within the municipal limits of the City of Dallas, meaning its residents
rely on Dallas city services, police, and zoning ordinances, and are subject to Dallas ISD zoning,
though many families utilize the area's dense concentration of elite private schools".

Pricing Stratification and Estate Zoning

Preston Hollow is defined by its space. While the Park Cities offer walkability on a compact grid,
Preston Hollow trades urban convenience for supreme privacy and large lot sizes. In corridors
such as Strait Lane, Lobello, and Old Preston Hollow, lots frequently span one to three acres,
accommodating massive traditional estates, gated entries, long drive courts, and notable
mid-century modern commissions®.

Due to its vast geographic footprint, pricing in Preston Hollow is heavily stratified and prone to
statistical anomalies based on the specific mix of homes entering the market. In the spring of
2026, the broader Preston Hollow area exhibited a median listing price ranging from $1.1 million
to over $2.2 million depending on the specific micro-market?.

The divergence between adjacent zip codes illustrates this volatility clearly. Zip code 75225
(Preston Hollow Core / Strait Lane) saw an April 2026 median list price of $1,555,000 with a
median price per square foot of $485°. Interestingly, this represented a 36.4% year-over-year
decline in the median list price for the zip code, which analysts attribute not to true value



erosion, but to a compositional shift in the active listing mix toward smaller properties®.
Conversely, the 75230 zip code (Northwood Hills / Melshire Estates) experienced a dramatic
105.4% year-over-year jump in median list price to $1,324,999, heavily driven by an influx of fully
renovated luxury product hitting the market simultaneously®.

Current Market Conditions: A Selective Luxury Buyer

The 2026 market in Preston Hollow requires extreme pricing discipline from sellers. Realtor.com
reported 171 active listings in the immediate Preston Hollow bounds in mid-2026, with a median
DOM ranging from 50 to 72 days?. The sale-to-list ratio in the area frequently hovers around
92% to 96.1%, and Redfin data indicates that the average home sells for approximately 4%
below its asking price®.

This data indicates that luxury buyers in North Dallas have become highly selective?. In zip
code 75220 (Russwood Acres / Preston Hollow North), median DOM climbed 42.4%
month-over-month and 40.7% year-over-year to 61 days, marking it as one of the
slower-moving luxury pockets in the city with a low Buyer Demand Index of 36.3%. Because
Preston Hollow encompasses highly varied property conditions—ranging from outdated 1960s
ranch homes requiring total overhauls to $15 million contemporary masterpieces—a high price
point does not inherently create buyer urgency?®. Sellers attempting to price purely off
neighborhood prestige without delivering impeccable, turnkey condition are facing severe
market resistance and protracted transaction timelines.

North Dallas Median List Price / Sq Ft Median DOM YoY Price

Submarket Price (Early Variance
2026)

Preston $1,555,000 $485 41 -36.4%

Hollow Core (Compositional

(75225) Shift)

Preston $1,489,000 $391 61 +48.0%

Hollow North

(75220)

Melshire $1,324,999 $372 1 +105.4%

Estates (Compositional

(75230) Shift)

Bluffview / $1,274,500 $407 46 -8.6%

Devonshire

(75209)



Geographic Segment 3: East Dallas (Lakewood, Old
East Dallas, Lake Highlands)

East Dallas is arguably the most dynamic and culturally distinct quadrant of the city.
Characterized by its proximity to White Rock Lake, rolling topography, and historic conservation
districts, East Dallas appeals to buyers seeking architectural character—including Tudor
revivals, Craftsman bungalows, and Mid-Century Moderns—over the standardized new
construction found in the northern suburbs.

The Lakewood Premium

Lakewood serves as the crown jewel of East Dallas, acting as the area's answer to the Park
Cities but with a distinctly bohemian, lake-oriented lifestyle. In 2026, the Lakewood submarket
aggressively outperformed the broader Dallas cooldown. While the City of Dallas median
settled around $494,900, Lakewood posted a year-over-year gain of 20.8% earlier in the year,
with trailing data showing a median sale price of $1.57 million to $1.6 million (up 6.2% YoY in
August)®.

The price per square foot in Lakewood averages $471 to $492, underscoring intense demand
for a highly restricted supply pool”. Homes in Lakewood are selling in a brisk 33 to 39 days on
average, significantly faster than the national average®. The micro-economics of Lakewood are
unforgiving for entry-level buyers, heavily stratified by condition and location:

e $500K to $750K: Secures a sub-2,000 square foot home needing significant updates.
This tier acts primarily as a land-value play for buyers desperate to gain entry into the
coveted Lakewood Elementary boundary”.

e $750K to $1.1M: Yields a 2,000 to 2,500 square foot home with meaningful updates,
though likely retaining some original, unrenovated quirks such as older windows or
secondary bathrooms®.

e $1.5M to $10M+: Represents the full-gut renovations and sprawling lakefront estates on
Lakeshore Drive, where demand remains highly inelastic and insulated from interest rate
shocks®.

Old East Dallas, M Streets, and Knox-Henderson

For buyers priced out of Lakewood, the adjacent neighborhoods offer tiered alternatives,
though each comes with distinct market behaviors.

Old East Dallas provides an accessible entry point to the urban core. The median list price in
Old East Dallas hovers around $523,750 to $690,000, representing roughly a 57% discount
compared to Lakewood*. The housing stock here is a volatile mix of historic prairie-style
homes, newly constructed townhomes, and multi-family units. Homes here average over 60
days on the market, reflecting a more rate-sensitive buyer pool and heavier investor presence
that is currently struggling with the aforementioned property tax carrying costs®,

The M Streets and Greenland Hills (zip code 75214) offer historic conservation protections,
ensuring the preservation of the area's Tudor architecture. The median list price in this zone is



robust at $949,500, with a fast 41 median days on market, indicating strong primary buyer
demand for preserved historical assets®. The Knox-Henderson and Vickery Place corridors
(zip code 75206) cater heavily to young professionals seeking walkability to dining and nightlife,
with a median list price around $462,465, heavily skewed by a dense concentration of attached
condominiums and townhomes?.

Lake Highlands

Lake Highlands, situated slightly to the north and east, is traditionally a family-centric
stronghold prized for its rolling hills, mature trees, and Richardson ISD zoning (despite being
physically within Dallas city limits). The headline median sales price in Lake Highlands was
$630,000 in August 2026, seemingly up 24.9% YoY®.

However, this data requires nuanced interpretation: the massive statistical jump was an artifact
of transaction mix, as single-family sales dominated the month while condo sales plummeted*®.
Isolating single-family homes, the Lake Highlands median was $732,000 (up 6.9% YoY)*. The
Lake Highlands market is sharply divided by property type. Single-family properties priced
between $650,000 and $900,000 sit in a tight seller's market with only 2.3 months of supply*®.
Conversely, the attached-housing tier (condos/townhomes under $300,000) is languishing
with an astonishing 11.4 months of supply™®. This divergence perfectly illustrates the 2026 Dallas
reality: well-priced, turn-key single-family homes remain fiercely contested, while attached and
entry-level properties are accumulating rapidly as higher interest rates suffocate first-time
buyer demand.

East Dallas Median Price Price / Sq Ft Median DOM Primary

Submarket Market Driver

Lakewood $1.6M $471 - $492 33-39 Premium
lakefront
lifestyle,
schools.

M Streets / $949,500 $443 41 Historic

Greenland conservation,

Hills Tudor

architecture.

Old East $523,750 $310 61+ Transitional

Dallas zoning,
multi-family
integration.

Lake $732,000 $282 30 Richardson ISD

Highlands zoning,



(Single-Family suburban feel
) in city.

Geographic Segment 4: The Urban Core (Uptown,
Downtown, Oak Lawn, Turtle Creek)

The Urban Core of Dallas represents the densest, most walkable environment in the region.
Driven by high-rise condominiums, luxury mid-rise apartments, and dense townhome
developments, this sector caters primarily to young professionals, empty-nesters, and
corporate relocations prioritizing lifestyle access over square footage. However, the
performance of this sector in 2026 is deeply bifurcated, heavily dependent on the specific
micro-neighborhood.

Uptown, Oak Lawn, and Turtle Creek

Uptown remains the gold standard for dense urban living in Dallas, featuring immediate access
to the Katy Trail, the McKinney Avenue trolley, and high-end retail. In August 2026, the median
sale price in Uptown was $544,737, representing a 6.4% year-over-year decline®. The price per
square foot sits at roughly $326 (down 11.1% YoY), with homes selling after a median of 48 to 67
days depending on the unit size®.

This softening is not necessarily indicative of neighborhood decline, but rather a stabilization
following years of aggressive condo speculation. The Uptown market clusters heavily around
the $600,000 mark, forming the core of the market for premium two-bedroom units or
entry-level townhomes*®. While listing prices have remained stubbornly high (median list
$725K), the actual closed sales demonstrate that buyers are successfully negotiating discounts,
pulling the sale-to-list ratio down to 96.5%.

Adjacent to Uptown, Oak Lawn provides a more diverse and slightly more affordable housing
stock with a median list price around $469,750 to $525,000*". Condominiums in Oak Lawn can
be acquired in the $300,000s, making it a viable entry point for first-time buyers willing to
accept smaller footprints and higher HOA dues®. However, inventory here moves slower, with
median days on market stretching to 70 days®’.

Turtle Creek and the Arts District cater to a much higher net-worth demographic, dominated
by luxury high-rises. Turtle Creek exhibits a median list price of $587,000, but premier buildings
like the Vendome Condominiums command medians exceeding $2.03 million at over $720 per
square foot®. The Dallas Arts District is the pinnacle of urban luxury, with median list prices at
$3.95 million and a staggering $1,074 per square foot, though these properties take upwards of
140 days to secure a buyer®’.

The Downtown Dallas Condominium Collapse

If Uptown is stabilizing, the Downtown Dallas market is in a state of localized distress. Over the
three months ending August 2026, the median sale price for a home in Downtown Dallas
plummeted 41.7% year-over-year to $343,834°. The median days on market ballooned to an



alarming 127 days, an increase of 44 days from the prior year’. Specific property records
highlight this stagnation; for example, a unit at 1717 Arts Plaza sat for 190 days before selling,
while another at the same address lingered for 230 days’.

This dramatic contraction in Downtown Dallas is a third-order consequence of macroeconomic
and post-pandemic behavioral shifts. High interest rates have made the carrying costs of
condominiums—which often feature HOA fees exceeding $800 to $1,000 per
month—untenable for the median buyer. When combining a 6.5% mortgage rate with
exorbitant monthly assessments, the purchasing power of a downtown condo buyer is severely
crippled.

Furthermore, the persistence of hybrid and remote work models has permanently reduced the
premium placed on living within walking distance of the central business district's office towers.
Buyers seeking urban walkability are overwhelmingly bypassing Downtown in favor of the
vibrant retail and residential integration found in Uptown, Knox-Henderson, and Bishop Arts.
Consequently, Downtown sellers are slashing prices (33.8% of homes have price drops) and
routinely selling below list price (94.3% sale-to-list ratio) just to exit their positions, resulting in a
buyer's market with unprecedented leverage’.

Geographic Segment 5: Southern and Western
Sectors (Oak Cliff, West Dallas, South Dallas)

The southern and western quadrants of Dallas represent the city's most active frontiers for
gentrification, redevelopment, and, critically, affordability. Separated from the northern sectors
by the Trinity River and Interstate 30, these areas have historically suffered from municipal
underinvestment, a dynamic that is rapidly reversing, bringing both capital appreciation and
severe displacement pressures.

Oak CIiff and Bishop Arts

Oak Cliff is a massive, geographically diverse sector south of the Trinity River. Its cultural and
economic engine is the Bishop Arts District, a highly walkable retail and dining hub that has
experienced explosive appreciation over the last decade. Homes in the immediate Bishop Arts
vicinity and Northern Oak Cliff routinely trade between $350,000 and $700,000, with
renovated historic bungalows on premium blocks pushing much higher®.

Broadly, the median listing price in Oak CIiff sits at a highly accessible $309,900, with an active
inventory of over 1,000 homes’. However, the luxury tier in North Oak Cliff and Kessler Park
commands a median list price of $478,500 to $551,000’. There is a highly active market here
for architecturally significant homes nestled into the area's dramatic, hilly topography. The days
on market in the luxury Oak Cliff segment is a brief 38 days, indicating that demand for
high-end properties south of the river remains highly competitive and less susceptible to the
inventory bloat seen in North Dallas®.

Deeper into Oak Cliff, micro-neighborhoods showcase extreme localized volatility. For
instance, Wynnewood North and EImwood have seen their median days on market plummet
by 72% and 61% year-over-year respectively, with homes selling in under 30 days’. Conversely,
neighborhoods like Redbird have seen days on market increase by over 41%, reflecting the



uneven nature of capital deployment in the southern sector’.

West Dallas and Trinity Groves

West Dallas has undergone a radical transformation over the past five years, catalyzed by the
Margaret Hunt Hill Bridge and the Trinity Groves development. Formerly an industrial and
low-income residential sector, it has become a hotbed for modern townhome construction and
mid-rise apartment blocks. The median listing price in West Dallas is currently $487,000".

The ForwardDallas 2.0 land-use plan has profound implications here. The plan explicitly targets
industrial corridors near West Dallas (such as the Singleton corridor) for transition into
"community mixed-use" and "flex commercial" designations'®. As industrial operators are
gradually phased out, land values in West Dallas are skyrocketing. Investors and builders are
rapidly acquiring standard residential lots to deploy the dense townhome models encouraged
by the new municipal guidelines'. While this spurs economic development, it also triggers
aggressive property tax increases, creating intense displacement pressures for long-term
legacy residents who cannot absorb the rising tax burden'®.

South Dallas and Pleasant Grove

For strict affordability, the eastern and southern edges of this sector remain the final bastion
within the city limits. Southeast Dallas holds a median list price of $265,000, while South
Dallas proper sits at $295,000’. Pleasant Grove is widely cited as the most affordable
submarket in the city, with median listing prices historically ranging from $195,000 to the low
$200,000s*". Rent in these areas remains slightly more accessible, though overall Dallas rents
average $1,350 for a one-bedroom and $1,850 for a two-bedroom apartment*2.

However, the affordability in these areas is a double-edged sword. While the entry price is low,
capital appreciation can be stagnant compared to the northern sectors, and the housing stock
often requires intensive capital expenditures to reach modern living standards. Furthermore,
these neighborhoods are ground zero for the friction between institutional investors seeking
yield and the City's attempts to foster affordable homeownership'®. The expanded homestead
exemptions benefit owner-occupants here, but investors holding rental portfolios in Pleasant
Grove and South Dallas are passing their unmitigated tax hikes down to the tenant class. This
inadvertently raises the rent floor in the city's most vulnerable economic zones, creating a
paradoxical scenario where efforts to lower homeowner taxes indirectly increase the cost of
living for renters'™.

Southern/Western Median List Price Market Dynamics Primary Buyer
Submarket Profile
Kessler Park / N. $478,500 - Fast moving (38 Established
Oak CIiff $551,000 DOM), historic professionals,
charm. architectural

purists.



Broad Oak CIiff

West Dallas
(Trinity Groves)

Pleasant Grove /
SE Dallas

$309,900

$487,000

$195,000 -
$265,000

High inventory,
rapid appreciation.

Dense new
construction, active
upzoning.

Most affordable in
city, heavy investor
presence.

First-time buyers,
renovators.

Urban
professionals,
institutional
builders.

Yield investors,
entry-level primary
buyers.

Conclusion and Strategic Market Outlook

The 2026 Dallas residential real estate market is a portrait of an urban ecosystem in profound
transition. The era of uniform, double-digit appreciation fueled by generational low interest
rates and post-pandemic migration has decisively ended. In its place, a highly fragmented
market has emerged, one that heavily rewards precision in pricing, impeccable property
condition, and deep geographic literacy.

The data unequivocally demonstrates that aspirational pricing is being severely punished by the
market. With active listings up and citywide months of inventory approaching 6.0, buyers have
the leverage to dictate terms®. Sellers in sprawling areas like Preston Hollow and transitional
zones like Old East Dallas are experiencing extended days on market and must rely on strategic
price reductions to generate liquidity. The explicit exceptions are highly protected enclaves like
the Park Cities and Lakewood, where structural land scarcity, elite school zoning, and immunity
from municipal density initiatives continue to support premium pricing and swift absorption®.
The current environment offers the highest degree of negotiating leverage seen since 2019 for
buyers prepared to navigate the high interest rate environment. The stabilization of mortgage
rates between 6.0% and 7.0% has sidelined heavily leveraged competition®. Buyers targeting
the Urban Core, particularly Downtown Dallas, have an unprecedented opportunity to acquire
condo assets at steep discounts, provided they can underwrite the elevated HOA carry costs’.
Furthermore, the implementation of the $140,000 homestead exemption provides a massive
systemic advantage to primary homebuyers over investors, effectively subsidizing the carrying
costs of ownership for residents while applying immense pressure to corporate landlords?'.
Looking ahead into 2027, the long-term impacts of the ForwardDallas 2.0 land-use plan will
begin to reshape the physical footprint of the city. As Dallas attempts to integrate "gentle
density" across traditional single-family zones, expect localized friction and speculative land
grabs in transitional neighborhoods like West Dallas, Oak Cliff, and the fringes of East Dallas'.
Simultaneously, municipalities that aggressively restrict density—namely Highland Park and
University Park—will likely see their valuation premiums expand even further, as high-net-worth



buyers place an increasing premium on civic predictability and zoning defense. The Dallas
housing market is no longer a rising tide lifting all boats; it is a complex topography where
localized policy, taxation nuances, and hyper-local supply constraints dictate the future of value
creation.
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