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I. Executive 
Summary
During the second half of the 20th century, the dominant development model in 
the country in general and metropolitan Dallas-Ft. Worth in particular has been 
the familiar “drivable sub-urban” form. This form is characterized by the segrega-
tion of different real estate product types (off ice, residential, industrial, etc.) f rom 
each other and low building densities that mean the only viable transportation 
option is by car and truck. Real estate developers and investors, government reg-
ulators, and f inanciers have come to understand this development form, turning 
it into a successful development formula and economic driver. Consumers devel-
oped a taste for this “Leave It to Beaver” way of living. We all assumed drivable 
sub-urban was the only way to build the metro area.

This late 20th century form was diametrically different f rom how metro DFW was 
built in the 19th and early 20th century when the “walkable urban” form predom-
inated; think of the many town centers like Grapevine, the two major downtowns, 
and streetcar suburbs like Oak Cliff.

Starting in the mid- 1990s in places like Uptown Dallas and Sundance Square in 
Downtown Ft. Worth, the market began to move back toward demanding walk-
able urban development once again. This report presents evidence of the sur-
prising re-emergence of walkable urban places in metropolitan Dallas-Ft. Worth. 
Walkable urban development represents not only a rapidly growing market share 
of new development in the metro area today but, if metro DFW follows the lead 
of comparable metros, such as metropolitan Atlanta and Washington, DC, it will 
become the dominant form of new real estate development in the early and mid-
21st century.

The market is speaking—and it is time for public policy to reflect this market de-
mand for walkable urbanism by putting in place the necessary inf rastructure and 
zoning. This also includes encouraging place management entities that “supple-
ment and not supplant the municipal services of the municipality” to create 24/7 
vital and safe walkable urban places. This research shows that these walkable 
urban places will be where much and possibly most future economic growth and 
development will be in metropolitan Dallas-Ft. Worth.
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large, 12,795 square miles, which is much 
larger geographically than the compara-
ble metropolitan areas we have used in 
this research, metro Atlanta (2,974 square 
miles) and Washington, DC, (2,719 square 
miles) though the population of all three 
metros are each between four and seven 
million.

This research focuses on regionally signifi-
cant walkable urban places, referred to as 
WalkUPs, comparing WalkUP growth with 
growth in the balance of the metro area. 

KEY FINDINGS

• There are 38 Established WalkUPs 
in metro DFW in 2018. Combined, 
these WalkUPs account for only 0.10 
percent of the total land in the metro 
area. In addition, we have identified 
17 Emerging WalkUPs totaling 0.02 
of one percent of the region’s land 
mass. Together, these 55 Established 
and Emerging WalkUPs total 0.12 of 
one percent of the region. Finally, we 
have identified 22 Potential WalkUPs, 
though we did not determine their 
land mass.

• The 38 Established WalkUPs have 
the highest density of land use 
in metro DFW. The average gross 

floor-area ratio (FAR) for these 38 
WalkUPs is 0.42 while the rest of 
metro DFW, excluding WalkUPs, is 
only 0.02. In other words, WalkUPs are 
almost 25 times more dense than the 
rest of the metro area.

• The 38 Established WalkUPs gen-
erate 12 percent of metropolitan 
GRP. This concentration of economic 
activity is due to both job density 
and higher productivity per job in 
WalkUPs. In WalkUPs, job density is 
112 times greater than the rest of the 
metro area.

• Established WalkUPs concentrate 
in the cities of Dallas and Ft. Worth 
(60%). However, the vast majority of 
the Emerging and Potential WalkUPs 
(74%) are in the suburbs of the metro 
area. Combining all Established, 
Emerging and Potential WalkUPs 
(total of 77), 43% are in the cities of 
Dallas and Ft. Worth with the balance 
(57%) in the suburbs. Like most of the 
largest 30 metropolitan areas in the 
country, the urbanization of the sub-
urbs is a major trend. 

• Rail transit stations are located in 
17 Established WalkUPs (45%) and 7 
Emerging WalkUPs (41%). While rail 
transit appears to help the develop-
ment of WalkUPs, it is not essential. 

BACKGROUND 

In metropolitan areas, we classify land use 
as playing one of two economic functions: 
regionally significant or local-serving. 
Regionally significant places have con-
centrations of employment, civic centers, 
institutions of higher education, major 
medical centers, and regional retail, as well 
as one-of-a-kind cultural, entertainment, 
and sports assets. Local-serving places 
are bedroom communities dominated by 
residential development that is supported 
by local-serving commercial (e.g., grocery 
stores) and civic uses, such as primary and 
secondary schools, police and fire stations, 
and so on.
 
Land use in metropolitan areas can also 
be divided between the form that it takes: 
drivable sub-urban and walkable urban. 
Drivable sub-urban development is low 
density and relies on stand-alone real 
estate products and spatially segregated 
development patterns that are connected 
nearly exclusively by one form of trans-
portation: highways for cars and trucks. 
In contrast, walkable urban places have 
much higher density, integrate many 
different real estate products in the same 
place, and employ multiple modes of 
transportation—rail and bus transit, biking, 
highways— but once one is there, every-
thing is walkable. 

Both drivable sub-urban and walkable 
urban forms of development have market 
support and appeal; it is not as if one is 
“better” than the other, it is only a matter 
of current and future supply and demand. 
It is important to note that each form can 
be found in both center cities and suburbs. 
Drivable sub-urban development and 
walkable urban places are found in both in 
the cities of Dallas and Ft. Worth and are 
also in their suburbs. 

This research examines metropolitan Dal-
las-Ft. Worth as defined by our research 
partner, the North Central Texas Council 
of Governments, using their geographic 
definition of the metro area. The metro 
DFW geographic definition is extremely 

Executive Summary
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ECONOMIC
CONCLUSIONS

• Average rent in income real es-
tate products (office, retail and 
multi-family rental) in Established 
WalkUPs is 37% higher on a vacan-
cy-adjusted, rent per-square-foot 
basis than the regional average. 

• The net absorption market share in 
this real estate cycle (2010-2017) of 
the income real estate development 
in Established WalkUPs is 2.6 times 
the 2010 basis market share. This 
means that the rest of the region that 
is drivable sub-urban is losing market 
share. The drivable sub-urban income 
real estate would have had to increase 
net absorption by 22% just to maintain 
the 2010 market share. Much of this 
loss of market share has been in the 
office product type. Drivable sub-ur-
ban office net absorption would have 
had to increase by 82% in this real 
estate cycle to maintain 2010 market 
share; this is most negatively affecting 
business and office parks, which is 
part of a national trend. 

• In the current real estate cycle, 26 
percent of new multifamily rental 
housing in the region was devel-
oped in Established or Emerging 
WalkUPs. 

• For-sale housing in WalkUPs has a 
103% price per square foot premium 
over drivable sub-urban housing in 
metro DFW. However, this represents 
only a small fraction of the total for-
sale housing in the metro area (0.52% 
of all housing). 

• WalkUP Adjacent for-sale housing 
(1/2 mile surrounding the WalkUP) 
has a 71% price per square foot 
premium over the average house 
in metro DFW. These residential 
neighborhoods benefit from having 
the “best of both worlds”, living in a 
drivable sub-urban location but within 
walking distance of walkable urbanity. 

SOCIAL EQUITY
CONCLUSIONS

• Social equity in metro DFW benefits 
from the regional economy being 
among the highest GDP per capita 
in the US (#8 of the largest 30 met-
ros and 11% higher than the average) 
and having relatively low housing 
costs. These two factors increase 
baseline social equity compared to 
nearly all of the largest 30 metros in 
the country, though there are still sig-
nificant local geographic and afford-
able housing challenges. 

• The Platinum and Gold Social Equity 
WalkUPs are all Urban Commercial 
WalkUPs in formerly economically 
struggling, non-favored quarter 
parts of the metropolitan area. In-
creased economic growth in the most 
highly ranked WalkUPs must be con-
sciously managed to maintain a mix 
of races and incomes in the future. 

• There are a large percentage of 
WalkUPs that rank Silver on the 
Social Equity Performance Index, 
probably due to the high GDP per 
capita and low housing costs of the 
region. The best way to improve these 
WalkUPs in the Social Equity Perfor-
mance Index is to improve transit 
accessibility. 

• The two lowest ranked Copper So-
cial Equity Performance Index Walk-
UPs (Preston Center and Southlake 
Town Center) are also among the 
highest Economic Performance 
Index WalkUPs. These two Walk-
UPs lack rental housing, have high 
housing costs and Southlake has no 
meaningful transit. 

• It is possible to “do well while doing 
good” by achieving both highly 
ranked economic and social equity 
performance; Bishop Arts, Downtown 
Dallas, Downtown Ft. Worth, and Oak 
Lawn rank highly in both indices. The 
goal of all WalkUPs should be both 
economic prosperity and social equity. 

Executive Summary

• A conscious strategy for each Walk-
UP is required to create and main-
tain high social equity, including the 
provision of affordable and workforce 
housing and increased transit acces-
sibility. 

• A critical component of the solution 
to affordable housing is simple: 
build more walkable urban product. 
Greater walkable urban land cost is 
the most significant driver of higher 
costs for walkable urban places—hav-
ing more walkable urban land will 
reduce land costs. 

• NIMBY (Not In My Back Yard) oppo-
sition to high-density development 
is equally responsible for the land 
shortage in WalkUPs. One of the 
proven ways of overcoming NIMBY 
opposition is to have multiple exam-
ples in the region of great walkable 
urban places that increase consumer 
desire for this type of development 
near where they live. In addition, the 
WalkUP Adjacent for-sale housing 
price premium could help overcome 
NIMBY opposition. 

• The very economic success of Walk-
UPs should play a role in paying for 
walkable urban infrastructure, such 
as rail transit and increased social 
equity performance. Harnessing a 
portion of the increasing real estate 
valuations and tax-base from walk-
able urban gentrification can help 
fund the required infrastructure and 
affordable and workforce housing.
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Emerging

ID NAME ACRES

39 Ross Ave 66.7

40 Cedars Dallas South Side 341.5

41 CityLine 95.8

42 Preston Hollow Village 41.6

43 Downtown Garland 65

44 Frisco Square and Mainstreet 118.1

45 Old Town Lewisville 117.7

46 Cypress Waters 295.9

47 Downtown Arlington/UTA 303.3

48 Downtown Cleburne 67.4

49 Six Points Race Street 163

50 South Main Village 46

51 Clearfork 81.6

52 Downtown Greenville 81.6

53 Duncanville Main Street 37.4

54 Downtown Mansfield 96

55 Watters Creek 50.2

Dallas-Fort Worth’s Established,
Emerging, and Potential WalkUPs

Established

ID NAME ACRES

1 Knox/Henderson 70.4

2 SMU/Mockingbird 543.5

3 Downtown Dallas 1043

4 Uptown 599.3

5 Deep Ellum 277.5

6 Baylor U Med Center 406.9

7 Victory Park 265

8 Oak Lawn 380.2

9 Lower Greenville 100

10 Bishop Arts District/Davis 66.5

11 Downtown Fort Worth 687.1

12 Camp Bowie - The Bricks 74.7

13 Camp Bowie - Ridglea 251.5

14 Cultural District 219

15 TCU/West Berry 258

16 Grapevine Main Street 47.5

17 UNT 341.6

18 Downtown Waxahachie 177.6

19 Downtown Corsicana 72.8

20 Downtown McKinney 31.2

21 Downtown Plano 58.3

22 Downtown Weatherford 61.2

23 Southlake Town Center 75.4

24 Magnolia/Fairmount 279.6

25 Design District 250.5

26 East Jefferson 122.6

27 Preston Center 95

28 Addison Circle 234.5

29 Downtown Carrollton 56.7

30 West 7th/Left Bank 32.9

31 Lakewood Center 36.3

32 Legacy Town Center 158.7

33 Downtown Burleson 46.7

34 West 7th/Left Bank 161.6

35 Near Southside 376.7

36 Stockyards and North Main Street 122.8

37 Downtown Denton 144.7

38 Texas Women’s University 90.76
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Potential

ID NAME

56 Rowlett

57 Mesquite

58 Rockwall

59 Wylie

60 Granbury

61 Cedar Hill

62 Grand Prairie

63 Hall Park/The Star (Frisco)

64 Lancaster

65 Downtown Irving/Heritage Crossing

66 DART Royal Lane Station

67 DART Spring Valley Station

68 Celina

69 Sherman

70 Denison

71 Royce City

72 Sanger

73 Roanoke

74 Venus

75 Fair Park

76 Zoo Park

77 Lake Cliff

Potential

ID NAME

56 Rowlett

57 Mesquite

58 Rockwall

59 Wylie

60 Granbury

61 Cedar Hill

62 Grand Prairie

63 Hall Park/The Star (Frisco)

64 Lancaster

65 Downtown Irving/Heritage Crossing

66 DART Royal Lane Station

67 DART Spring Valley Station

68 Celina

69 Sherman 7
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