
Commercial Real Estate in The Texas Triangle  
 
As described in the 2021 book “The Texas Triangle: An Emerging Power in the Global Economy”1, this 100% pure 
Texan megaregion is on track to compete with other commonly accepted U.S. megaregions: the Northeast 
Corridor, the Urban Midwest, the Urban Southeast, Southern Florida, Southern California, Northern California, 
and the Pacific Northwest.  For the purposes of our study of commercial real estate trends in the Texas Triangle 
(sometimes referred to herein as simply “The Triangle”), NVC has differed slightly in its geographic description to 
include a 30-mile-wide geographic corridor that stretches from Denton in north Texas, south through Fort Worth 
along Interstate-35 into Austin, continuing into San Antonio.  Once reaching San Antonio, the triangle then 
proceeds east along Interstate-10 into Houston.  The triangle is completed as it is traverses Interstate-45 traveling 
north back into the Dallas metroplex.  By extending 30-miles from each highway system, NVC includes within its 
survey data not only each city’s urban centers, but the majority of each one’s dominant suburban markets as well. 
This Triangle has become one of the nation’s most important megaregions, and its impact and influence both 
commercially and economically is profound.  NVC’s research focuses specifically upon the commercial real 
property sectors.  As noted above, a far more comprehensive, well researched look into the economic and 
demographic fabric of the Texas Triangle may be found in the Book. NVC’s defined Texas Triangle is graphically 
depicted in the map below. 
 

  

 
1 Cisneros, Henry, et al.  The Texas Triangle: An Emerging Power in the Global Economy, Texas A&M University Press, 2021.  
(“Book”). NVC’s paper gives a broad overview and some economic/demographic data as it specifically relates to commercial 
real estate.  For a more in-depth, academically researched analysis of The Texas Triangle, the reader should refer to the Book. 



Texas Triangle Overview 
 
The Dallas-Fort Worth area (commonly referred to in the aggregate as the “Metroplex”) has one of the highest 
concentrations of corporate headquarters in the United States and is the largest growing metropolitan economy 
in the nation.  Its major industries include Information Technology and Conducting Business.  Fort Worth's 
economy is fueled by defense and aircraft manufacturing, as well as the Texas farming and ranching industry.  The 
Metroplex is home to over 220 publicly traded companies and roughly 700 corporate headquarters, the highest 
concentrations of corporate headquarters in the United States. The region has over 20 Fortune 500 companies 
and approximately 40 Fortune 1,000 companies. 
 
Austin is the cultural and economic center of the Triangle as well as the capitol of Texas.  Austin attracts large 
numbers of visitors and tourists each year due to its political importance, world-class amenities, the UT campus, 
and attractive climate and topography.  The region is a major center for economic growth in Central Texas, with 
industry clusters in clean energy, advanced manufacturing, life sciences and computer/software development. 
 
Greater San Antonio is a diverse, progressive, and globally competitive area with a solid vision for national and 
international economic development.  The military has a large presence in San Antonio, as the metro is home to 
Fort Sam Houston.  Tourism also has a large contribution to the local economy and more than 20 million tourists 
visit the San Antonio region annually. 
 
The Houston area is the fifth largest in the United States, and its young population, affordability, warm climate, 
low taxes, generally pro-business environment continue to attract new residents.  As the self-defined Energy 
Capital of the World, Houston is the headquarters and the intellectual capital for virtually every segment of the 
energy industry including exploration, production, transmission, marketing, supply, and technology. Houston 
employs nearly a third of the nation's jobs in oil and gas extraction and is home to over 4,600 energy-related firms. 
 
In its entirety, the Texas Triangle is an epicenter of economic and commercial innovation, venture, and 
development.  Investment in all commercial real estate product types has soared in the Triangle since the initial 
panic surrounding the pandemic began to subside in late 2020; looking forward, while the Triangle’s commercial 
real estate market faces the new dynamic of inflation-including the positives and negatives (for the Triangle) of 
rising energy prices, rising interest rates, as well as ongoing supply chain issues- fiscal and monetary policy looks 
to remain highly supportive of economic growth. 
  



Demographic Overview 
 
Although not (yet) as established as a global economic epicenter- as are the metropolitan networks on the east 
and west coasts - the Texas Triangle now occupies an increasingly important place among the world’s commercial 
centers.  According to the U.S. Census Bureau and forecasts from the Texas Office of the State Demographer, the 
Texas Triangle of Power is projected to grow by 19% through 2030, eclipsing 20 million residents.  The Triangle’s 
30-mile-wide geographic corridor currently holds a current population of over 13.7 million residents: or, about 
46% of Texas’ total population. 
 
Other demographic metrics, specifically median household incomes and average household sizes in the Triangle 
match up evenly with Texas and the U.S., overall.  What is important-to commercial real estate-is that the 
forecasted household growth over the next five years in the Triangle is over twice that of the U.S. 
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Texas Triangle Key Facts 
 
The Texas Triangle is made up of only 35 of Texas’ 254 counties (14%), but accounts for an impressive 66% of the 
state’s population.  The Triangle accounts for an impressive 77% of the State of Texas’ gross domestic product.  If 
the triangle were an independent nation, the 35 counties of the Texas Triangle would be the 15th largest economy 
in the world, roughly the size of Mexico or Australia. Important key economic and demographic factors are 
graphically depicted below. 
 

 
 
Effective Buying Income (EBI) 
 
The table below presents and compares the 2022 estimates and five-year projections from Environics Analytics 
for average household and median household Effective Buying Income, for the Texas Triangle, the State of Texas, 
and the United States.  These estimates refer to full-time residents.  Environics Analytics explains that “EBI 
estimates and projections reflect income earned after taxes”.   
 
Environics Analytics estimates that the Texas Triangle’s effective buying income will exceed that of the State of 
Texas and the nation by roughly $5,500 by the year 2027 ($104,121). 
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A proper analysis and understanding of the market factors which influence demand each of the four main property 
market sectors (NVC is using: the apartments, industrial, retail and office sectors) are summarized below. We have 
relied upon CoStar Analytics, a nationally recognized real estate research and information firm, for the following 
market survey data and trends for rent, vacancy, and inventory levels in the Triangle for each of the sectors. 
 
Texas Triangle Apartment Market 
 
The Texas Triangle’s apartment market set record level performances over the past year.  Demand for multifamily 
units surged in 2021, more than doubling pre-pandemic levels.  With rising absorption, rents have accelerated, 
establishing a new high-water mark for growth as rates increased by 15.6% year-over-year in 2021. 
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Texas Triangle Industrial Market 
 
In 2021, the Texas Triangle’s industrial market added over 57.2 million SF of inventory.  However, vacancies have 
remained stable at an impressive 5.2%, due to a combination of impressive demand for speculative projects and 
several significant build-to-suits being delivered.  Demand has more than kept up with the waves of construction, 
absorbing over a rather astonishing 89.5 million SF in 2021. Incredibly, that total is over twice the previous year 
historical high. 
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Texas Triangle Retail Market 
 
The Triangle’s retail sector continued its positive momentum through the first quarter of 2022, as a financially 
healthy and active consumer base drove improvement in the segment.  Thanks to growing demand and minimal 
new supply, vacancy rates declined in 1Q 2022.  Vacancy within small to mid-sized centers and freestanding single-
tenant properties continued to compress, thanks to strong demand from necessity-based retailers and quick 
service restaurants.  Somewhat surprisingly, on the other end of the spectrum, as the lingering effects on the 
pandemic begin to wane, vacancy within regional and super-regional malls ticked lower for the quarter, almost 
reaching back to the historical lows of the last decade. 
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Texas Triangle Office Market 
 
The Triangle’s office market continues to show signs of healing, as the pandemic related health situation stabilizes.  
Net absorption returned positive in 2021, and demand is likely to accelerate as more and more firms return to the 
office.  However, work from home policies and available space will likely weigh on market fundamentals for some 
time.  Higher interest rates, and subsequent cost of debt, could weigh on both activity and pricing going forward, 
although the office sector's favorable yields, especially relative to other property sectors, may help to offset this 
metric.  
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New Commercial Real Estate Development 
 
The tables below display the current development pipeline within the Texas Triangle by each of the four main 
product types. 
 
 
Apartment  
 

 
 
Industrial 
 

 
 
Retail 
 

 
 
Office 
 

 
 
Using the preceding sizes (number of units/square feet) against the reported average sales price per unit/square 
foot, the amount of new development in the Triangle is profound: over $33 Billion is cited by CoStar as being in 
the known pipeline. 
  

!"#$%&'()* +$(*&!, -"./+"*$

01234555 064378 298:

!;<=>$?//-;!*"=/@=;.$=*)$%/A("#B*)>"#/!$"=>C4/8&58&15119

21D E24756

!"#$%&!'($)*+"&,-$'./").&0"1"+2-/").
3)4"'&52)%.'67.(2)&8&9'2-2%"4

F/;G/H#IJ% '()*%

!"#$%&!' ($)*&!' +",-("*$

.//0 .0123 3145

!"#$%&!'($)*+"&,)-.%/'($+&0"1"+234")/
5)-"'&62)%/'.7/(2)&8&9'232%"-

!6789$:--+6!*"8-;86,$8*<$%-=)"#>*<9"#-!$"89?@-A&2A&B2BB1

/@AC/ /2A-D<##<6)-!'

E-6F-G#HI% (G=

!"#$%&!' ($)*&!' +",-("*$

./01 .023/4 5306

!"#$%&!'($)*+"&,"-$(+&."/"+012")-
3)4"'&50)%-'67-(0)&8&9'010%"4

17824 83/-9:##:;)-!'

!;<=>$?--+;!*"=-@=;,$=*:$%-A)"#B*:>"#-!$"=>C7-5&D5&0D003

E-;F-G#HI% (GA

!"#$%&!' ($)*&!' +",-("*$

./01 ./2341 43/5

!6789$:--+6!*"8-;86,$8*<$%-=)"#>*<9"#-!$"89?@-4&A4&BABB3

0@0A/ B23B-C<##<6)-!'

!"#$%&!'($)*+"&,--(."&/"0"+123")4
5)6"'&71)%4'8.4(1)&9&:'121%"6

D-6E-F#GH% (F=



Texas Triangle Market Comparisons 
 
The tables below display the various metrics by property type for a few of the other, large competing major 
metros in the country, compared with those of the Triangle. 
 

 
 
Clearly these data indicate that the Triangle is very competitive to the other major metro areas on price (that is 
“rent”) in each of these main property-types.  Despite record population growth, apartment rent levels in the 
Triangle are comparatively quite affordable.  
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Texas Triangle Buyers & Sellers by Firm 
 

 
 

 
 
  



Texas Triangle Buyers & Sellers by Type 
 

 
 

 
 
  



Texas Triangle Market Cap Rate Comparisons 
 
In the following chart, we show “cap rates” for each of the four main property-types surveyed. A cap rate is a 
simple measure of pricing as is a price-multiplier in the stock market. In commercial real estate, with all other 
factors being equal, as cap rates move lower, prices move higher (and vice versa). Except for the Triangle’s office 
market (still weighed down by the energy impacted Houston market), property values-as measured by downward 
moving cap rates-are up across the board over the last five years: this appreciation should be no surprise to any 
set of market participants that own-or are trying to own-prized Texas Triangle commercial real estate. 
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As first discussed in the Book, the Texas Triangle is connected to several commercial centers of the globe through 
its impressive transportation assets.  The Port of Houston is the second largest port by volume of tonnage in the 
U.S. The triangle boosts major airline hubs for American Airlines at DFW Airport, for United Airlines at George Bush 
Houston International, and for Southwest Airlines at Love Field in Dallas, as well as extensive international airline 
connections from Austin and San Antonio.  Major cargo volumes flow on the Triangle’s highway grid, most notably 
on the NAFTA Highway, IH-35, which delineates the western spine of the Texas Triangle and expedites the greatest 
volume of international freight from any inland port to markets across the nation.   
 
Looking forward, the overall growth of the Texas Triangle has transformed the region from a largely agricultural 
and commodities-producing space into a highly urbanized and economically nuanced marketplace.  Despite the 
State of Texas’ reputation as a rural state, it is this mega-region economy as first defined in the Book, and modified 
for this research by NVC, that is driving the state forward, making NVC’s defined Texas Triangle a global leader in 
commercial real estate growth and prosperity. 
 
 
About NVC 
 
National Valuation Consultants, Inc. (NVC) is the largest privately held commercial real estate appraisal firm in the 
United States, with offices in Denver, Atlanta, Boston, Chicago, Cincinnati, Dallas, Houston, NY/NJ Metro, San 
Francisco, and South Florida.  Within the Texas Triangle of Power specifically, NVC has a dozen commercial real 
estate industry experts dedicated to a diverse client base, representing a wide array of institutional organizations, 
including pension fund advisors, investment banks and life insurance companies, as well as national, regional, and 
local banks.  NVC operates multiple valuation divisions in the Texas Triangle, including office, retail, multi-family, 
hospitality, land, condos, resorts, and ranch properties, as well as health care to name a few.  With our extensive 
research department and highly experienced appraisal staff, we can consistently exceed our clients’ expectations, 
while handling the most complicated appraisal and consulting assignments on a wide variety of assets located 
throughout the Texas Triangle. 
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