
​The Highland Park, Texas, Residential​
​Real Estate Market: 2026 Structural​
​Analysis and Micro-Segment Evaluation​
​The residential real estate market of Highland Park, Texas, represents one of the most​
​concentrated, supply-constrained, and economically insulated luxury property sectors in the​
​United States. Conceived in 1906 when entrepreneur John S. Armstrong purchased 1,326 acres​
​of land bisected by the old Preston Road cattle trail, the town was deliberately engineered for​
​exclusivity​​1​​. Armstrong, alongside developers Hugh​​Prather and Edgar Flippen, engaged Wilbur​
​David Cook—the prominent landscape architect responsible for the master plan of Beverly​
​Hills, California—to design a community that permanently allocated twenty percent of its​
​footprint to manicured parks and greenbelts​​1​​.​
​Incorporated as an independent municipality in 1913, Highland Park remains a sovereign​
​enclave of 2.26 square miles, entirely landlocked by surrounding jurisdictions​​2​​. Because the​
​town has been fully built out for decades, its real estate dynamics diverge sharply from​
​standard expansionist models. There is no greenfield development; every transaction is a​
​resale, a comprehensive renovation, or a teardown of an existing structure​​6​​. This report​
​provides an exhaustive, granular analysis of the Highland Park residential market in 2026,​
​dissecting its natural geographic segments, prevailing pricing metrics, transaction velocity,​
​architectural heritage, and the unique taxation and zoning forces that dictate its future​
​trajectory, focusing strictly on the municipality itself.​

​Macro-Market Overview: Pricing Metrics and​
​Statistical Volatility​
​In 2026, Highland Park real estate continues to command profound premiums, driven by​
​structural scarcity, generational ownership patterns, and an influx of ultra-high-net-worth​
​(UHNW) liquidity. Evaluating pricing in this municipality requires reconciling inherently volatile​
​data, as the town's small denominator of roughly 3,400 single-family homes creates extreme​
​statistical swings depending on the exact composition of monthly closings​​7​​.​
​Average Selling Price and Baseline Home Values​
​As of the third quarter of 2026, the smoothed baseline average home value in Highland Park​
​rests at approximately $2.8 million to $3.03 million​​8​​.​​This figure represents the weighted​
​valuation of all single-family parcels within the municipal boundaries, providing a stable metric​
​that accounts for properties not actively listed​​6​​.​​However, the median listing price and median​
​sale price exhibit dramatic fluctuations.​
​Active listings in late 2026 showed a median asking price hovering between $3.82 million and​
​$6.24 million, a vast spread dictated by the periodic introduction of $10 million to $25 million​
​mega-estates into the active inventory pool​​10​​. Conversely,​​median closed-sale prices during​
​the same period ranged from $2.68 million to $3.39 million, with seasonal winter peaks pushing​



​the median above $5.29 million​​5​​.​
​The phenomenon locally known as the "Six Houses" effect explains this volatility perfectly.​
​Because Highland Park averages only 12 to 50 closed sales per month, the closing of two $15​
​million estates on Beverly Drive alongside four standard transactions can artificially inflate the​
​median to record highs​​7​​. Conversely, a month dominated​​by the sale of $1.15 million to $1.6​
​million condominiums near Lomo Alto Drive or Mockingbird Lane will suppress the median,​
​even as underlying demand for single-family estates remains ferocious​​7​​.​

​Market Metric​ ​2026 Observed Range​ ​Methodological Context​

​Average Home Value​ ​$2.80M - $3.03M​ ​Smoothed index of all​
​~3,400 municipal parcels,​
​neutralizing monthly​
​transaction volatility​​6​​.​

​Median List Price (Active)​ ​$3.82M - $6.24M​ ​Highly sensitive to the​
​introduction of $10M+​
​luxury estates into the​
​limited supply pool​​10​​.​

​Median Sale Price​
​(Trailing)​

​$2.68M - $5.29M​ ​Swings wildly based on the​
​ratio of entry-level condos​
​versus multi-acre estate​
​closings​​5​​.​

​Price Per Square Foot​ ​$882 - $1,235+​ ​Premium driven by​
​underlying dirt value; varies​
​heavily by geographic​
​micro-segment​​16​​.​

​Transaction Velocity and Days on Market​
​Transaction velocity in Highland Park has experienced a localized recalibration. The average​
​days on market (DOM) across the municipality has lengthened, shifting from a​
​hyper-accelerated 32 to 44 days in early 2025 to between 50 and 68 days by late 2026​​6​​. This​
​lengthening does not necessarily indicate market weakness, but rather a return to historical​
​norms for ultra-luxury assets, where precise alignment of condition, architecture, and pricing is​
​required​​6​​.​
​Velocity is heavily segmented by price tier:​

​1.​ ​Entry-Luxury ($1.5M - $3.5M):​​Properties in this tier,​​frequently represented by smaller​
​original footprints or attached half-duplexes, move rapidly. Properly priced assets​
​routinely secure contracts in 15 to 27 days​​7​​.​

​2.​ ​Core-Luxury ($3.5M - $7.5M):​​Representing the most​​active segment of the market,​



​homes in this band average 45 to 63 days on market​​6​​. Buyers in this tier demand turnkey​
​perfection; properties requiring extensive renovation or suffering from deferred​
​maintenance sit substantially longer as buyers calculate holding costs and construction​
​delays​​11​​.​

​3.​ ​Ultra-Luxury ($10M+):​​The highest echelon operates​​on an entirely distinct timeline,​
​frequently averaging 90 to 180 days on market​​6​​. These​​transactions are characterized by​
​rigorous privacy requirements, with estates often trading off-market through private​
​networks before ever reaching the Multiple Listing Service (MLS)​​6​​.​

​Current Price Direction and Economic Insulation​
​The current price trajectory in Highland Park is one of plateaued stabilization with selective,​
​asset-specific appreciation. The market has proven remarkably insulated from the​
​macroeconomic headwinds that slowed broader real estate sectors​​20​​. This resilience is​
​powered by a demographic reality: nearly 46.5% of luxury homes in the region close as all-cash​
​transactions, neutralizing the impact of elevated 7% jumbo mortgage rates​​20​​. For buyers who​
​do finance, a rigorous pre-approval process and massive down payments are standard,​
​ensuring that capital deployment is rarely a contingency risk​​21​​.​
​The sale-to-list ratio remains robust at approximately 95.1% to 100%, indicating that sellers of​
​prime properties retain strong negotiating leverage​​16​​.​​However, the era of unconditional​
​bidding wars has been replaced by calculated acquisitions. High-net-worth buyers are​
​demanding flawless execution, punishing overambitious pricing with forced price drops—a​
​reality that affected 21.1% of active listings in late 2026​​5​​. Listings that sit on the market for more​
​than 60 days typically face closing prices 4% to 7% below what they could have commanded​
​during their first three weeks of exposure​​6​​.​

​Natural Geographic Segments and Micro-Markets​
​Highland Park functions as an amalgamation of highly distinct micro-neighborhoods. The​
​valuation of a property is inextricably linked to its precise geographic coordinates within the​
​town's borders. The municipality is naturally divided into segments based on original platting,​
​proximity to the Dallas Country Club, and the presence of natural waterways like Turtle Creek​​6​​.​
​Old Highland Park and the Acreage Section​
​Old Highland Park represents the historical genesis of the municipality, generally bounded by​
​Mockingbird Lane to the north, the Katy Trail to the east, Armstrong Parkway to the south, and​
​Preston Road to the west​​23​​. This segment is heavily​​defined by its integration with nature,​
​specifically the winding topography of Turtle Creek and Exall Lake—the latter originally​
​dammed in the 1890s by entrepreneur Henry Exall during his initial attempt to create a high-end​
​development called Philadelphia Place, which ultimately failed and was subsequently acquired​
​by John Armstrong​​4​​.​
​Within Old Highland Park lies the highly coveted "Acreage Section," consisting of 48 acres of​
​large, undulating lots clustered around Overhill Drive and St. Johns Drive, adjacent to Connor​
​Park​​23​​. Because it is insulated from major thoroughfares​​and surrounded by greenbelts, the​
​Acreage Section offers exceptional privacy​​23​​. The​​real estate here features sprawling Spanish​



​Colonial, Tudor, and Georgian masterpieces designed by early twentieth-century architectural​
​luminaries​​17​​.​
​Valuations in Old Highland Park and the Turtle Creek Acreage are evaluated not just on the​
​physical structure, but on the irreplaceable nature of the topography. Vacant land or teardown​
​lots in these sections can average an astonishing $13.4 million per acre, establishing an​
​underlying dirt value of approximately $882 to $955 per square foot before a single brick is​
​laid​​14​​. Consequently, homes in Old Highland Park command​​absolute premium pricing,​
​generally starting around $2.5 million for smaller original structures and extending rapidly​
​beyond $17.5 million for multi-acre, historically significant estates on streets like Potomac​
​Avenue​​14​​.​
​The French Streets​
​Tucked into a highly walkable grid, the "French Streets"—primarily encompassing Versailles,​
​Bordeaux, Lorraine, and Normandy Avenues—constitute one of the most charming and densely​
​luxurious pockets of the municipality​​7​​. This segment​​is characterized by a tighter streetscape,​
​lush canopy cover, and a deep concentration of fully renovated 1920s and 1930s Tudors​
​alongside carefully scaled modern rebuilds​​8​​.​
​The French Streets are heavily favored by younger UHNW families and executives who prioritize​
​walkability to local parks (such as Flippen Park) and the retail epicenter of Highland Park​
​Village​​16​​. The intimacy of the lots—typically ranging​​from 0.15 to 0.25 acres—means that pricing​
​metrics are intensely compressed. Price per square foot in this quadrant routinely exceeds​
​$1,200 for updated properties​​8​​. For example, the 2026​​listing of 4555 Lorraine Avenue, an​
​extensively updated 5,699-square-foot residence, commanded an asking price of $6.83 million,​
​equating to precisely $1,200 per square foot​​14​​.​
​Highland Park West of Preston​
​The neighborhoods located west of Preston Road—frequently delineated into the First and​
​Second Sections—are anchored by the sweeping grandeur of Armstrong Parkway​​27​​. This​
​central boulevard was designed with massive center medians to rival the grandest avenues of​
​the early twentieth century, lined with historically significant mansions​​36​​.​
​This sector boasts larger setbacks than the French Streets, offering a grander, more formal​
​presentation. Homes here were heavily influenced by the Beverly Hills Mediterranean style,​
​famously popularized by architects Marion Fooshee and James Cheek, as well as the classical​
​proportions favored by Anton Korn​​36​​. Real estate values​​on these prime​
​thoroughfares—including Beverly Drive, Lakeside Drive, and Arcady Avenue—are astronomical.​
​Recent transactions include a 13,932-square-foot estate on Lexington Avenue closing at $12.99​
​million ($933 per square foot), and new construction on Arcady Avenue listed at $15.99​
​million​​30​​. Properties of this magnitude frequently​​trade off-market to preserve the privacy of​
​the buyers and sellers, meaning public MLS data often underestimates the true ceiling of this​
​micro-segment​​6​​.​
​Golf Drive and the Dallas Country Club Adjacency​
​The Dallas Country Club, founded in 1896 and situated on 117.5 acres within the town borders,​



​serves as both a central social anchor and a geographic barrier​​39​​. The residential streets​
​immediately adjacent to the club, particularly Golf Drive, represent a hyper-exclusive​
​micro-market within Highland Park. Properties on Golf Drive offer unobstructed views of the​
​manicured fairways and Turtle Creek, providing an illusion of sprawling rural acreage within a​
​dense urban core​​24​​.​
​Listings on Golf Drive are exceptionally rare, and the premium paid for Country Club adjacency​
​is absolute, driven by the social prestige and the permanent protection against rear-yard​
​development. In 2026, an 8,418-square-foot estate at 5502 Golf Drive was brought to market​
​at $12.99 million, illustrating the extreme valuation floor for properties bordering the fairways​​30​​.​

​Geographic Segment​ ​Defining Characteristics​ ​2026 Benchmark Pricing​
​Dynamics​

​Old Highland Park​
​(Acreage)​

​Winding topography, large​
​lots near Turtle Creek,​
​historic estates by John​
​Allen Boyle​​23​​.​

​$4M to $17.5M+;​
​extraordinary dirt values​
​reaching $13.4M/acre​​14​​.​

​The French Streets​ ​Tighter streetscapes,​
​walkable to parks and retail,​
​high concentration of 1920s​
​Tudors​​32​​.​

​$3.5M to $8M; high price​
​per square foot (frequently​
​$1,000 - $1,200+)​​32​​.​

​West of Preston​ ​Formal boulevards​
​(Armstrong Parkway,​
​Beverly Drive), large​
​setbacks,​
​Mediterranean/Classical​
​architecture​​27​​.​

​$6M to $25M+; domain of​
​ultra-luxury new​
​construction and​
​monumental historical​
​renovations​​7​​.​

​Golf Drive / DCC​
​Adjacency​

​Direct frontage on the​
​117.5-acre Dallas Country​
​Club, perpetual​
​open-space views​​24​​.​

​$10M to $15M+; extreme​
​scarcity dictates​
​uncompromising price​
​floors​​30​​.​

​Land Value, Zoning Scarcity, and the Teardown Epoch​
​To understand the Highland Park residential real estate market is to recognize the supreme​
​value of its underlying dirt. Because the municipality is completely landlocked, the supply of​
​single-family lots is permanently capped​​6​​. This structural​​scarcity guarantees a price floor that​
​does not exist in sprawling, expansionist luxury markets​​6​​.​
​The Cost of Dirt and Zoning Constraints​



​The base value of a building lot in prime sections of Highland Park rests near $13.47 million per​
​acre​​29​​. Quarter-acre lots routinely trade for $2.5​​million to $3.5 million purely for their land​
​value, regardless of the condition of the structure sitting atop them​​29​​. Highland Park's stringent​
​zoning regulations meticulously govern how this land can be utilized. Multi-family construction​
​is explicitly prohibited, ensuring the town remains exclusively single-family​​6​​.​
​Setback requirements are rigorously enforced to maintain the town's park-like aesthetic; typical​
​single-family districts require a minimum front yard setback of 25 feet, side yard setbacks of 5​
​to 10 feet, and rear setbacks of 10 to 20 feet​​43​​.​​Furthermore, building height is strictly capped,​
​typically at 35 to 45 feet depending on the exact zoning classification, a regulation designed to​
​prevent the vertical mansionization that plagues other luxury enclaves​​43​​. Even detached​
​garages face strict limitations, often capped at 500 square feet or 20% of the main house​
​size​​44​​.​
​The Teardown Controversy and Architectural Attrition​
​Because vacant land is nonexistent, buyers seeking to construct custom mega-mansions must​
​acquire and demolish existing homes. This economic reality has sparked a fierce cultural and​
​architectural conflict in 2026. The town possesses no official historic preservation ordinances,​
​no historic districts, and no registry that can legally prevent a property owner from razing a​
​structure​​45​​. The financial arithmetic is unforgiving:​​when the dirt is worth $4 million, retaining a​
​modest $1 million structure represents an underutilization of the asset.​
​This tension culminated in the highly publicized destruction of the historic Cox Mansion at 4101​
​Beverly Drive. Designed in 1912 by Beaux-Arts architect Herbert M. Greene, the 112-year-old​
​estate was arguably the most iconic home in Highland Park​​46​​. Purchased by billionaire Andy​
​Beal—who reportedly secured a $41 million loan for the property after the death of previous​
​owner Edwin L. Cox Sr.—the mansion was reduced to rubble in August 2024 despite fierce​
​outcries from preservation groups​​45​​.​
​Following the demolition, the owner petitioned the town in 2025 and 2026 to alter the​
​60-year-old zoning code in the highly restrictive "A" district. The request sought a height​
​variance to construct a massive steel-and-glass cupola reaching 3,000 square feet atop a new​
​Peter Pennoyer-designed megamansion, pushing past the standard 55-foot maximum for that​
​specific zone​​49​​. This ongoing battle highlights the​​central tension in Highland Park real estate:​
​the relentless pressure of vast wealth overwriting the foundational architectural legacy of​
​original architects like Hal Thomson, Fooshee & Cheek, and Anton Korn​​51​​. For real estate​
​valuations, this trend confirms that no home, regardless of its historical pedigree, is safe from​
​being valued strictly as a teardown lot if the buyer's budget is limitless.​

​The HPISD Premium and Robin Hood Recapture​
​The Highland Park Independent School District (HPISD) is the defining catalyst for residential​
​demand within the town's borders. Consistently ranked as the top public school district in​
​Texas, HPISD is functionally treated by buyers as a fully funded private school nested within​
​public infrastructure​​6​​.​
​The Boundary Premium​



​The boundaries of HPISD are ruthlessly enforced. The district covers the Town of Highland Park,​
​the neighboring municipality, and micro-fractions of other areas, but the lines are absolute​​53​​.​
​Buyers will pay a material premium—estimated at 15% to 25%—for a home zoned to HPISD​
​compared to an identical structure located just blocks outside the boundary​​6​​. When evaluating​
​properties on the municipal fringes, buyers must cross-reference exact addresses with HPISD​
​administration via official boundary maps, as a 75205 ZIP code does not guarantee school​
​district inclusion​​53​​.​
​The Financial Burden of "Robin Hood" Recapture​
​The intense concentration of property wealth within Highland Park triggers severe financial​
​consequences under Texas's public school finance system, commonly known as "Robin Hood"​
​or recapture​​56​​. Under state law, districts with exceptionally​​high property wealth per student​
​must surrender excess local property tax revenue back to the state for redistribution to​
​property-poor districts​​58​​.​
​Because Highland Park's assessed real estate values are astronomical, the district operates as​
​one of the largest contributors to the state's recapture fund. For the 2023–2024 fiscal cycle,​
​HPISD was notified it would be required to send over $89.3 million back to the state in​
​recapture payments​​60​​. To put this economic drain in​​perspective, approximately 60.8% of all​
​maintenance and operations (M&O) property taxes collected from Highland Park residents​
​were exported out of the community​​60​​. This dynamic​​forces the local education foundation and​
​heavily involved parent networks to raise millions in private funds annually to supplement​
​teacher salaries and classroom resources that their own massive local property tax bills cannot​
​legally retain.​

​Taxation Mechanics and the Cost of Ownership​
​The true cost of living in Highland Park extends far beyond the top-line purchase price; the​
​ongoing carrying costs, specifically ad valorem property taxes, are formidable. The property​
​tax burden in Highland Park is a compounding force that requires substantial liquidity from​
​homeowners​​61​​.​
​Component Tax Rates​
​A Highland Park property tax bill is an amalgamation of several distinct taxing entities. For the​
​2025–2026 fiscal year, the town itself assessed a highly efficient tax rate of $0.199296 per $100​
​of valuation to fund municipal services, including its dedicated police and fire departments​​7​​.​
​The county assesses an additional rate (approximately $0.215500 per $100), and HPISD​
​assesses the largest share, adopting a tax rate of $0.8128 for 2026-2027​​64​​. Combined with​
​other regional special districts, the total effective tax rate typically hovers around 2.0% to​
​2.5%​​66​​.​
​For a home purchased at the 2026 active median list price of $4.89 million, the annual property​
​tax obligation approaches $100,000 to $120,000, payable annually​​8​​.​
​The Assessment Reset and the "Welcome Mat" Tax​
​New buyers in Highland Park face a brutal reality regarding tax assessments. Texas law limits​
​the annual increase of a property's assessed taxable value to 10% for homeowners who​



​maintain a homestead exemption​​67​​. Because of Highland Park's generational ownership​
​patterns—where families frequently hold properties for 20, 30, or 40 years—many long-term​
​residents pay taxes on assessed values that are millions of dollars below true market value,​
​protected by decades of the 10% cap​​6​​.​
​When a property is sold, this protection immediately vanishes. The Central Appraisal District​
​resets the assessed value to the current market purchase price​​63​​. The new buyer cannot claim​
​the 10% homestead cap protection until January 1 of the year​​following​​their acquisition​​67​​.​
​Therefore, a buyer purchasing a generational estate for $6 million, which had previously been​
​capped at a $2.5 million assessment, will experience a massive immediate tax shock, as their​
​annual tax bill more than doubles in the first year of ownership.​

​Property Lifecycle Event​ ​Tax Assessment Impact​ ​Economic Implication for​
​Buyer​

​Generational Ownership​ ​Assessed value capped at​
​10% annual growth​​67​​.​

​Artificially low carrying​
​costs for legacy residents​​67​​.​

​Property Transfer/Sale​ ​Assessment instantly resets​
​to 100% of the market​
​purchase price​​67​​.​

​The "Welcome Mat" tax​
​shock; carrying costs​
​frequently double or triple​
​instantly​​67​​.​

​Year 2 of Ownership​ ​Homestead exemption​
​applied; 10% cap​
​reinstates​​67​​.​

​Tax liability stabilizes, but at​
​the new, massively elevated​
​baseline​​67​​.​

​Commercial Anchors: Highland Park Village​
​While Highland Park is fundamentally residential, its singular commercial node—Highland Park​
​Village—exerts massive influence on localized real estate valuations. Located at the intersection​
​of Mockingbird Lane and Preston Road, the Village was developed in 1931 by Hugh Prather and​
​Edgar Flippen​​1​​. Designed by architects Marion Fooshee​​and James Cheek in an intricate​
​Mediterranean Spanish Revival style, it is recognized as the first self-contained shopping center​
​in the United States and holds National Historic Landmark status​​1​​.​
​In 2026, Highland Park Village continues to curate a tenant mix of extreme luxury, housing​
​global fashion houses like Chanel, Hermès, Dior, and Cartier, alongside premier dining​
​establishments​​70​​. Recognizing the captive affluence​​of the surrounding municipality, the​
​ownership group initiated a significant expansion in mid-2026, filing plans for an $11 million to​
​$25 million project to add 10,500 square feet to the existing footprint​​72​​.​
​For the residential real estate market, proximity to Highland Park Village acts as a profound​
​valuation multiplier. Properties located within a five-minute walking radius of the​
​Village—particularly those in the French Streets and the northern edge of the First Section​



​West of Preston—command highly aggressive price-per-square-foot premiums​​8​​. The Village​
​provides an urban, pedestrian-friendly luxury amenity within a strictly zoned, low-density​
​suburb, allowing residents to bypass broader metropolitan traffic grids entirely to access​
​world-class retail and dining​​70​​.​

​Conclusions and Strategic Outlook​
​The Highland Park residential real estate market in 2026 is defined by the uncompromising​
​collision of infinite capital and permanently finite space. The municipality's absolute inability to​
​expand its borders, combined with strict zoning laws that forbid multi-family housing, ensures​
​that every square foot of dirt appreciates as an irreplaceable commodity.​
​Moving forward, several core structural dynamics will dictate market behavior in Highland Park:​

​●​ ​Accelerated Architectural Turnover:​​With no legal​​framework to prevent demolitions,​
​the teardown of historic 1920s and 1930s estates will continue unabated. Buyers will​
​increasingly pay eight-figure sums purely for lot acquisition, triggering further​
​neighborhood aesthetic shifts toward modern, maximum-footprint megamansions on​
​prime streets.​

​●​ ​Tax-Driven Market Segmentation:​​The staggering combination​​of top-of-market​
​purchase prices, the immediate reset of un-capped property taxes, and the millions of​
​dollars extracted via Robin Hood recapture will further concentrate Highland Park​
​ownership among the ultra-high-net-worth demographic, actively pricing out mere​
​high-earners.​

​●​ ​Bifurcated Velocity:​​The "entry-level" luxury homes​​($2.5 million to $4 million) will remain​
​highly liquid and fiercely competitive, driven by buyers desperate to access the HPISD​
​premium. Conversely, the $10 million+ estate market will operate with longer days on​
​market, but will maintain unyielding pricing floors due to the insulation provided by​
​all-cash equity.​

​Ultimately, buyers in Highland Park are not merely purchasing shelter; they are buying into an​
​economically fortified micro-state. The premium paid for Highland Park is the cost of absolute​
​municipal control, premier educational zoning, unparalleled geographic scarcity, and the​
​prestige of a community engineered for exclusivity more than a century ago.​
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