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Purpose
• Provide a quick overview of the current
economic situation locally and nationally
• Review Dallas’ development vision,
policy and results
• Highlight some of the important links
between the economy, development and
the fiscal sustainability of the city
• Present status of Dallas housing market
• Appendix included on Barnett Shale
economic impact
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We have a weak national economy
• Unemployment at 8.9%:

– 13.9M unemployed
– 8.4M part-time for economic reasons
– 2.8M marginally attached

• Housing starts at a 51-year low

– Sales up over last year, still down since 2008
– Prices down 5% over last year, down 13% since 2008

• Gross Domestic Product will grow by 2% in 2011
• Downside risks include:

– Financial contagion from Europe
– Slowing global growth: Japan, Europe, developing countries
– Political impasse, austerity and consumer malaise at home
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With historic long-term unemployment
(% of U.S. Civilian Workforce Unemployed More than 26 Weeks)

•Employment is the most pressing concern to
middle class Americans.
•Recovery in the job market is key to long-term
economic health.
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Source: BLS series LNU03008636
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Recovery has taken on a new meaning
• By academic definition we had a recession (National
Bureau of Economic Research)
– Started in December 2007 (announced December 2008)
– Ended in June 2009 (announced in September 2010)
– Expansion just has to be improvement, not “recovery”

• Nation is experiencing the aftermath of a burst asset
bubble
• Three things have to be resolved
– Restore balance sheets (less debt)
– Have more people working (new industries or growth)
– Reach a housing equilibrium (lower prices)

• We should expect more sorting out among regions.
• Dallas is doing better than most peer cities and assets
remain in place.
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Local economy is weakening
(City of Dallas Leading Index)

Recovery

Recession

Recovery

•Texas is relatively healthy
•DFW is the sick man of Texas
•Only modest job growth
•Fort Worth side lost jobs since 2007
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Source: OED Analysis
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Recent Economic History
•Dallas saw an asset bubble in the office market in the 1980s
•Commercial tax base hasn’t recovered in real terms
•Vacancies are still high
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Comprehensive
& Development
Plans

New Tools &
Planning

Dallas has real strengths
(There are good reasons to live and do business in Dallas)

•
•
•
•
•

Diverse business base
No income tax / low overall tax burden
Transportation infrastructure
Professional workforce
Geography and location
– No geographic constraints
– Central U.S. location
• Urban dynamic
– Relatively young city (newer infrastructure)
– Effective urban redevelopment investments
• These strengths are shared by cities throughout the
region. Most do not differentiate Dallas from suburbs.
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Development Strategy

(forwardDallas! (2006) and Strategic Engagement (2005))
Colors represent Office of
Economic Development,
Sustainable Development and
Construction, Housing and
Trinity River priority areas.
Makes sense to focus on urban
assets, but most of the map is
grey (mostly single family,
suburban-type areas.)
We are trying to build a “city”
within a giant sprawling suburb.
Demand for the suburban
neighborhoods of Dallas are
thus critical to long-term fiscal
health.
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Results
• The City has seen remarkable improvements in
recent years especially considering the
magnitude of the Great Recession of 2008-9
• Economic Growth (2006 to 2010)
– 6.5 M sq. ft of commercial space added
– 14,064 jobs added
– 27,000 new housing units permitted

• Since 2007, Council has approved the investment
of $60 million in public assistance for business
development projects that represent $794 million
in new tax base.
• TIF district investments have generated $3.1B in
new tax base since 2005
dallas-ecodev.org
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Tearing down to rebuild
Demolition of multifamily created population-loss hot spots
Population

Housing Units
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Source: U.S. Census Bureau

Economy and policy interact
• Economy provides short-term influence on
development activity. It can influence the type
of real estate products that are delivered
(financed and demanded) and which
industries grow or shrink.
• Development policy has longer-term impact
and can support or hinder redevelopment
relative to the underlying economic potential
for growth.
• Over many years the interaction of
macroeconomic trends and City policy sets
the stage for the City’s fiscal picture.
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Model of the development process

1. Macroeconomy
(U.S. & world)

3. Development
Activity

4. City Revenue
(property, sales, hotel)

(product mix, industries)

2. City Policy

(taxation, regulation, land use)

5. City Budget

(safety, amenities, infrastructure)
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Two big revenue sources
(2012 Budget)

Other, 9%
Fines, 4%
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Property Tax,
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Services, 13%
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Economic activity is concentrated
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Dallas employment is recovering

Recent jobs
recovery
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Resident employment may be recovering

Has recovery emerged
in recent months?
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Dallas Unemployment Gap
(U.S. rate minus Dallas rate)
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Dallas Workforce

(Residents who are employed = 554,000)
Over half a million Dallas residents
are employed (Dallas workforce)
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Dallas Employment
(Job positions = 1,059,000)
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Jobs and workers are not aligned
(workforce and employment by industry)

Wrong workforce or
the wrong jobs?
Given the job base
Dallas has:
Shortage of financial
and professional
service workers
Excess of
construction,
health and other
service workers
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Source: OED Analysis and U.S. Census Bureau.

Higher unemployment than the region
Partly because, given the characteristics of
North Texas’ industrial mix:
• Dallas’ industry mix is concentrated in higher
paying industries (jobs in city limits)
• Dallas’ workforce is heavily concentrated in the
lower paying, higher unemployment occupations
(residents)
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Housing remains flat

(New U.S. housing permits, annual average)
Housing markets overshot in many cities, but construction will only
return when demand picks up or new, lower prices prevail.
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Source: U.S. Census Bureau

Dallas has a large multifamily stock
(% of existing units)
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Dallas leads multifamily market in DFW
(% of Permits)
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Single family replacement varies
(Construction and demolition permits since 2006)

New construction permits for
single family units have been
completed all over the city,
with concentrations in
Preston Hollow area of north
Dallas and in-town
neighborhoods near the
Central Business District.

Demolition
New Construction Permit

Source: City of Dallas Permit Records
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Dallas is made of diverse submarkets
(MLS Reports, September 2011)

Single
Family
Sales

Multifamily
Sales

Single Family
Median Price

Single Family Days
on Market – 12
Month Change

Active Single
Family Listings

Active
Multifamily
Listings

Dallas Far North

58

18

$277,250

8%

435

219

Dallas North

32

16

$675,000

-10%

402

118

Dallas East

135

18

$181,500

8%

923

190

Dallas Southeast

52

1

$50,500

2%

234

6

Dallas North Oak Cliff

68

7

$65,000

-27%

398

27

Dallas South Oak Cliff

32

1

$53,000

-39%

146

0

Dallas Northwest

44

2

$130,650

-5%

258

12

Dallas Oak Lawn

6

57

$90,000

-29%

69

581

Dallas Northeast

31

22

$219,710

-12%

239

139

Single Family Homes
- Number of Active Listings down 17-32% in all areas except Oak Lawn, which is only down 5% since October 2010.
- North Dallas is the most expensive area by $/sq ft, with Oak Lawn close behind.
- East Dallas is by far the most active area, with the most sales and the most active listings. Third highest $/sq ft.

Condos/Townhomes
- Active listings down at least 20% in all areas except Southeast, which had only 6 listings and 1 sale in October.
- Dallas Oak Lawn has the highest concentration and the highest priced condo/townhome market in Dallas, followed
by northern areas (North, East, Northeast, and Far North.)
Source: Real Estate Center at Texas A&M University
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Reasons for Dallas’ challenging fiscal
situation

• Severe recession
• Workforce/jobs mismatch (higher unemployment)
– Job growth, employment stagnation
– Higher unemployment rate occupations
– Spatial mismatch

• Changing industry mix (lower taxable sales)

– Fewer taxable goods-based businesses
– More service businesses staffed by suburban residents (lack of housing
investment)

• Housing market hourglass (limited choices)

– Expensive homes and low price homes with little in the middle
– Large clusters of aging multifamily

• Suburban competition

– Traditional families are not the majority, but still set the standard for
suburban housing.
– Demand for middle and upper middle income housing and trustworthy
schools.
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Improving the Development-Fiscal Link
•

•

•

Two broad strategies can improve the contribution
made to the City’s long-term fiscal health:

1. Improving basic services and infrastructure.
2. Maintaining policies that help the market take advantage of
Dallas’ urban assets

Land use and transportation regulations and focused
economic development incentives can nurture
eclectic, historic neighborhoods and diverse cultural
and entertainment districts.
Dealing with the jobs-workforce mismatch is a
longer-term issue and involves examining many
policy areas including housing, economic
development and service delivery.
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Appendix
Economic Impact of the Barnett Shale
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Perryman Group Study
(August 2011)

• Study covered 25 North Texas counties. Perryman Group
excluded Dallas county from the study for methodological
reasons and because there has been relatively little drilling
activity in the county.
• Study Findings:
– 9 trillion cubic feet of natural gas have been produced (1.8 trillion
cubic feet in 2010)
– 24 counties have producing wells, with permits issued for a 25th
county
– 70 rigs are currently drilling in the Barnett Shale

• The economic impact was defined to include: exploration,
drilling, and related activity; pipeline investments and related
operations; and royalties and lease bonuses.
• The 2011 total effect of Barnett Shale activity includes $11.1
billion in annual output and 100,268 jobs in the region.
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Perryman Group Study (continued)
• For the state as a whole, Barnett Shale-related activity leads to
estimated 2011 gains in output (gross product) of almost $13.7
billion as well as 119,216 jobs.
• Approximately 38.5% of the incremental growth in the economy
of the region over the past decade has been the result of Barnett
Shale activity.
• In 2011, counties, cities, and school districts in the region will
receive some $730.6 million in additional fiscal revenues due to
the Barnett Shale and related activity.
• The State will likely receive another $911.8 million, for a total
gain in local and State taxes of an estimated $1.6 billion.
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