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Atlanta and Dallas:
Twin Cities, 800 miles apart

• Real Estate’s old adage—“location, location, location”—takes on different 
meanings in different markets. In markets such as New York and San 
Francisco, physical constraints create price pressures that alter 
economic fundamentals during a recovery. These low-availability 
markets recover quickly, yet stall out as economic recoveries mature. By 
contrast, markets such as Atlanta and Dallas have few physical barriers 
to construction. 

• Although markets like Atlanta and Dallas take longer to recover, they 
accelerate as the economic recovery matures, with strongest growth 
figures occurring toward the end of the cycle. Supply is key to this 
behavior, and the reason why fundamentals in Atlanta look poised to 
overtake Dallas soon.
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Atlanta and Dallas are both 
inland, super-regional 
distribution hubs with 
diversified jobs markets and 
few physical barriers to 
construction. Although Dallas 
is about 25% larger than 
Atlanta, on a per-capita basis 
the two markets bear more 
than a passing resemblance. 
Although Atlanta is regularly 
touted as the low-cost 
alternative office market, until 
the most recent cycle, on 
average rents outpaced those 
in Dallas, though not by 
much:

Atlanta Dallas Difference

Population 5,710,795
7,102,79

6
20%

Office-Using 
Employment

779,500 969,600 20%

GDP (billions) $340 $485 30%

Office Space 240 MSF 311 MSF 23%

Asking Rents 
(1991-2010)

$19.21 18.08 -5.9%

Asking Rents
(2011-2016)

$20.82 $22.11 6.19%

Average 23.25%
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Rents and Density
• Why has the narrative 

flipped? Atlanta’s 
advantage came from 
density—tenants fit 
more workers in the 
same amount of space. 
Since the great 
recession however, 
Dallas has closed the 
density gap.

• The other reason Dallas 
overtook Atlanta is 
because Dallas lost 
fewer jobs and 
recovered more quickly 
from the great 
recession:
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Total Nonfarm Jobs
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JOBS LOST (2008-2010) % CONTRACTION

ATLANTA (196,800) -8.0%

DALLAS (139,400) -4.6%



Post-Recession Low:
Year:
Vs. Previous Peak:
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Dallas:
$19.57 / SF

2011
-6.59%

Atlanta:
$19.75 / SF
2012
-10.47%

• As a result, the Dallas 
recovery was in full swing 
while fundamentals in 
Atlanta continued to 
contract. As a result, the 
rent advantage Atlanta 
enjoyed during previous 
cycles disappeared. 
Economically speaking, 
Atlanta fell behind Dallas, 
to the tune of 2 years.

• However, since 2012, 
fundamentals growth in 
Atlanta has kept up with 
Dallas. What has not kept 
up, however, has been 
development activity:



Development Activity

Average Deliveries (1991-2010):
Average Deliveries (2011-2016):
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Projected Density Changes

• Despite Atlanta matching Dallas in YOY 
Office-Using Job growth since 2011, it 
has lagged behind significantly in 
construction activity since that time.

• This density-driven rent pressure is 
exacerbated by the current financing 
pipeline – despite historic rent growth, 
financing requirements are pushing 
new construction costs above $425-
$450 per square foot, necessitating a 
new rent premium of 30% compared 
with in-place rents.

• The result of these factors is that 
Atlanta projects to ‘close the gap’ with 
Dallas as supply pressures will 
disproportionately affect Atlanta for 
the remainder of the current cycle.

ATL DAL

Office-Using 
Job Growth % 26.67% 26.96%

Inventory SF 
Delivered 3 MSF 31.7 MSF

Inventory 
Growth % 1.2% 10.83%



Conclusion

• Texas has always had her own swing. Texas’ pro-business disposition and 
favorable tax climate, combined with Dallas’ central location and educated 
workforce cushioned the blow from the Great Recession. Rents, wages, and 
unemployment softened—but did not crash—as they did in other markets such 
as New York or even Atlanta. In January 2011, national unemployment peaked 
at 10.3%. Dallas sat at 8.8%, a full 150 bps below the national average. 

• Although Dallas started its recovery earlier, Atlanta is quickly catching up. And 
there are several important areas where Atlanta beats Dallas: Forbes recently 
named Atlanta #3 of the 5 top U.S. cities to become tech boom towns, with 
almost 47% job growth in the tech sector since 2010, about 20 percentage 
points higher than the national average. Coupled with Atlanta’s rapid 
progression as the “Hollywood of the South” and density-facilitating 
commitment to public transit, there is plenty of reason to believe Atlanta can 
catch up with—and even overtake—Dallas when it comes to office rent.
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