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Executive Summary

The residential real estate market within the municipal boundaries of McKinney, Texas, has
entered a period of pronounced structural maturation and equilibrium in the latter half of 2026.
Transitioning away from the hyper-accelerated, double-digit appreciation characteristics of the
early 2020s, the localized market now presents a fundamentally balanced ecosystem. This
stabilization provides distinct, actionable advantages for both buyers and sellers, defined by
highly predictable inventory levels, moderating days on market, and a sustainable, normalized
trajectory for property valuations. Recognized prominently in recent institutional
analyses—including consecutive top-tier national real estate market rankings by
WalletHub—McKinney has successfully decoupled its housing demand from the broader
regional commuter trends, establishing a sovereign economic base that insulates its residential
assets against macroeconomic volatility.

At the core of this sustained equilibrium is a robust, internalized macroeconomic foundation.
McKinney has evolved from a suburban residential hub into a primary economic engine.
Unprecedented municipal investments, most notably the $79 million commercial passenger
terminal expansion at the McKinney National Airport and the concurrent development of
massive industrial parks, have catalyzed highly localized job creation®*. This localized
employment base directly sustains housing demand across all price stratifications, ensuring a
continuous influx of well-compensated professionals who require primary residences within the
city limits.

Currently, the median home price in McKinney oscillates between $440,000 and $509,663,
depending strictly on the inclusion metrics of new construction data versus historical resale
transactions during specific seasonal months®. The market operates with an average of 2.4 to
3.2 months of housing supply, a critical metric that signals a neutral, healthy environment where
neither the supply side nor the demand side holds a disproportionate leverage advantage®.
This exhaustive report delivers a granular, data-driven analysis of the McKinney residential real
estate market, strictly isolated from external municipal influences. By segmenting the city into its
natural geographic and developmental farming zones, the analysis dissects the micro-economic
variables defining each submarket. Furthermore, it deeply examines the localized institutional
influences of specialized property tax structures and internal school zoning boundaries,
projecting the market's trajectory through the remainder of 2026 and into the forthcoming fiscal
cycles.

Macroeconomic Foundations and Localized Demand
Drivers



To accurately assess the residential real estate market in McKinney, one must first dismantle
and analyze the localized macroeconomic drivers that sustain its fundamental demand side.
Real estate valuations are intrinsically tethered to local economic vitality, and McKinney in 2026
is navigating an unprecedented phase of commercial, industrial, and infrastructure expansion.
The city currently boasts an aggressive 21% annual job growth rate, a metric that serves as the
primary engine for continuous household formation and residential absorption®.

The Aviation and Logistics Catalyst

The most significant and transformative catalyst for internal growth is the ongoing development
at the McKinney National Airport. With a formalized $72 million to $79 million expansion project
currently underway, the facility is transitioning from a high-volume general aviation airport to a
fully operational commercial passenger hub®. Scheduled to commence commercial flight
operations in late 2026, the new 45,000-square-foot terminal will initially feature up to four
gates, with the architectural capacity to expand to six®. Initial projections anticipate the
accommodation of 200,000 passengers in the airport's inaugural year of passenger service,
supported by a newly constructed 980-space revenue-controlled parking facility, on-site rental
car operations, and expansive food and beverage concessions®.

The introduction of commercial carriers, including confirmed routes to major national
destinations via low-cost carriers like Avelo Airlines, fundamentally alters the economic gravity
of the city*. The total economic output of the airport is projected to increase by an additional
$400 million, reaching a total annual financial impact exceeding $700 million'. This
infrastructure development directly stimulates the local housing market by permanently
anchoring corporate logistics providers, aviation professionals, and ancillary service industries
within the immediate vicinity.

Industrial Expansion and Corporate Relocation

Concurrent with the aviation expansion, the McKinney Economic Development Corporation
(MEDC) has facilitated a massive influx of industrial and corporate investment that directly
translates into housing demand. Since the turn of the decade, the city has permitted over $1.1
billion in industrial projects, representing a staggering 153% increase over previous historical
periods®. This includes 99 distinct building permits for advanced manufacturing, warehousing,
and high-level distribution centers®.

High-profile corporate investments have created a continuous pipeline of high-wage
employment opportunities situated strictly within the city limits. A prime example is Encore
Wire's recent $500 million medium-voltage facility expansion, which generated over 120
specialized newjobs”. Furthermore, the initiation of the McKinney National Business Park, a
250,000-square-foot master-planned industrial site located on 114 acres just southwest of the
airport, guarantees that the logistics and manufacturing sectors will continue to pull executive
and technical talent into the McKinney housing market®.

The MEDC's Innovation Fund also actively recruits domestic and international technology
startups, providing day-one, non-dilutive capital for relocation and ensuring that the
demographic profile of inbound homebuyers includes highly compensated technology and
engineering professionals'?. These combined economic pillars provide a structural floor for



housing demand. Because McKinney's internal job creation generates a captive audience of
homebuyers, the city reliably adds approximately 14,200 new residents and 5,700 new
households annually’. This localized demand matrix effectively neutralizes the risk of a severe
market contraction, as the influx of new capital outpaces any marginal increases in housing
inventory.

Citywide Market Metrics, Velocity, and Price Direction

The aggregate statistical data for the McKinney real estate market illustrates a stabilizing
environment where the extreme hyper-appreciation of the immediate post-pandemic years has
yielded to sustainable, single-digit growth and a normalization of residential inventory.

Current Valuation and Transaction Economics

As of the third quarter of 2026, the median sale price across the city is evaluated at a baseline
of $487,500, with localized North Texas Real Estate Information Systems (NTREIS) datasets
recording variations down to $440,000 or up to $509,663 depending on the specific weighting of
luxury new construction versus entry-level resale transactions closing in a given 30-day cycle®.
This represents a relatively flat year-over-year trajectory, with adjustments ranging from a
nominal decrease of 4.4% from absolute peak pricing to a steady 4.6% appreciation in baseline
traditional neighborhoods’. This stabilization indicates improved affordability relative to the
market peak, allowing buyer wages to incrementally catch up to property valuations. The
average home price, which mathematically accounts for the upper echelon of luxury estate
sales, sits slightly higher at approximately $497,450 for traditional single-family residences and
roughly $500,000 for specialized condominium products®.

Despite the stabilization in baseline pricing, the historical accumulation of equity for existing
homeowners remains profound. An analysis of historical purchase cohorts reveals the sheer
magnitude of wealth generated within the city limits: buyers who acquired property in 2015 have
experienced average equity appreciation of $250,000; those purchasing in 2017 gained
$200,000; 2019 cohorts gained $185,000; and even those who purchased at the onset of the
2021 market surge have realized approximately $130,000 in baseline appreciation’. This deep
reservoir of equity ensures that the vast majority of potential sellers remain in highly solvent
positions, preventing the distressed inventory liquidations that typically characterize housing
crashes.

The transaction volume within McKinney remains exceptionally robust, demonstrating the sheer
liquidity of the local real estate sector. The city recently recorded 3,420 residential closings in a
single annual cycle’. This massive transfer of real property generated a total real estate
commission pool of approximately $82.9 million’. With approximately 1,840 licensed real estate
agents actively farming the McKinney market, this translates to an average of $45,000 per
active agent, creating a hyper-competitive professional environment’. This agent density
(approximately 5.4 agents per 100 sales) directly benefits consumers, as the fierce competition
for listings elevates the standard of property marketing, merchandising, and structural
preparation required to bring a home to the open market’.

Price Segment Percentage of Monthly Defining Segment



Stratification

Under $300,000

$300,000 -
$450,000

$450,000 -
$600,000

$600,000 -
$800,000

Over $800,000

Sales

18%

35%

26%

14%

7%

Transaction
Volume

51 Sales

100 Sales

74 Sales

40 Sales

20 Sales

Market Velocity and Negotiation Leverage
Market velocity has deliberately moderated to a comfortable, analytical pace for consumers. The
average days on market (DOM) currently ranges from a swift 34 days in entry-level segments
up to 60 days in the broader aggregate data, representing a noticeable deceleration from the
frenetic 19-day averages recorded during the market's absolute peak’. This extended marketing
period fundamentally alters buyer behavior. It affords purchasers the essential time required to
conduct standard due diligence, execute comprehensive property inspections, and negotiate

Characteristics

Older
eastern-corridor
homes,
condominiums, and
true starter
properties.

High-volume family
homes, established
mid-market
neighborhoods.

Move-up properties,
early-phase new
construction,
updated resale.

Premium
master-planned
communities,
modern custom
properties.

Estate properties,
heavily wooded
acreage, and
localized luxury
tiers.



favorable terms without the existential threat of immediate, sight-unseen competing offers.
Consequently, the market is enforcing strict discipline upon sellers. Approximately 31% of active
listings have experienced at least one formal price reduction, indicating that sellers who initially
overprice their assets utilizing outdated comparative market analyses must ultimately adjust to
the realities of a balanced, interest-rate-sensitive environment®.

Despite these necessary price adjustments on lingering inventory, seller realization at the
closing table remains highly favorable for accurately priced assets. The citywide sale-to-list ratio
remains robust at 97.84%, demonstrating that correctly merchandised homes are still capturing
near-asking prices®. Furthermore, approximately 12.7% of homes are still transacting above
their initial list price, an indicator that highly desirable, turnkey properties in premium geographic
segments still command multi-offer scenarios®.

Market Indicator Current 2026 Year-Over-Year Market Implication
Value Trend
Median Sale Price $487,500 -0.01% Absolute price
stabilization; ceiling
resistance
established.
Active Listings 787 Flat / Varies Supply remains

steady, preventing
drastic price
fluctuations.

Months of Supply 3.2 Months -1.10% Balanced
ecosystem;
transitioning away
from deep seller
dominance.

Sale-to-List Ratio 97.84% -0.66% Sellers capturing
near-asking prices
on properly priced

assets.
Homes with Price 31.0% -6.38% Overpriced
Drops inventory requiring

correction to secure
contracts.



Homes Sold Above 12.7% +3.11% Persistent demand
List for flawless, turnkey
inventory.

Geographic Segmentation and Submarket Analysis

To comprehensively understand the McKinney residential market, one must dismantle the
aggregate data and examine the city through its distinct geographic and developmental
segments. McKinney is a compilation of highly specific micro-markets, each possessing unique
architectural characteristics, price stratifications, buyer demographics, and distinct velocities.
The city naturally divides into five primary geographic zones: West McKinney, South McKinney,
Central McKinney, Historic Downtown/East McKinney, and North McKinney.

West McKinney: Stonebridge Ranch and Established Luxury

West McKinney, dominated almost entirely by the sprawling, master-planned community of
Stonebridge Ranch, represents the premium, established luxury tier of the city's housing market.
Spanning over 5,000 acres, this sector is defined by its deep, mature infrastructure of lifestyle
amenities, which includes 1,200 acres of preserved open space, 20 miles of interconnected trail
systems, an exclusive aquatics center, a tennis complex, and multiple private country clubs'®.
Because this area is largely built-out, the market dynamics are driven almost entirely by the
resale of existing housing stock rather than frontier new construction.

The median list price in the West McKinney submarket frequently commands a significant
premium over the citywide average, often resting at $585,000 and historically surging up to
$692,000 during peak seasonal months'®. The stabilized median sale price generally oscillates
between $525,000 and $597,212". The price per square foot in this sector averages
approximately $195 to $211, reflecting the larger lot sizes, mature landscaping, and premium
community amenities that define the western corridor’. Inventory in West McKinney currently
experiences an average days on market of 49 to 55 days, signaling steady, deliberate
absorption by well-capitalized buyers'”.

The buyer profile in West McKinney is highly specific. Purchasers here are generally mature
move-up buyers, corporate transferees, and established professionals seeking the predictability
and prestige of a mature community. Because the housing stock in Stonebridge Ranch ranges
in age from the early 1990s to the late 2010s, a distinct bifurcation in market performance has
emerged. Homes that have been fully renovated with contemporary aesthetics, modern kitchen
integrations, and updated mechanical systems sell rapidly and often close at or above their
listing price, achieving a localized sale-to-list ratio of 98.1%'®. Conversely, properties that retain
original, dated architectural finishes experience extended marketing times and frequently
require substantial price reductions to attract buyers who must factor high renovation costs and
elevated interest rates into their financial models. Despite this dichotomy, the inherent land
value and unreplicable scale of the Stonebridge Ranch amenities ensure that West McKinney
remains a highly insulated asset class.



South McKinney: Craig Ranch and the Highway Corridor

South McKinney serves as the critical connective tissue between McKinney's interior and the
broader regional employment hubs situated along the southern highway corridors. The absolute
anchor of this geographic segment is Craig Ranch, a high-profile, master-planned community
centered around the prestigious TPC Craig Ranch golf course, which serves as the host venue
for the PGA Tour's AT&T Byron Nelson tournament®. The recent extension of this PGA
partnership ensures continued global visibility for the neighborhood and underpins real estate
valuations within the immediate vicinity'".

The real estate metrics in South McKinney reflect its strategic location and lifestyle prestige. The
median price in the Craig Ranch submarket sits reliably between $495,000 and $510,000, with
luxury golf-course frontage properties extending well past the $1 million threshold’. The average
price per square foot in this segment is approximately $200, matching the premium valuations
seen in West McKinney but offering a distinctly different architectural product’. The housing
stock here leans newer and more urban-transitional than Stonebridge Ranch, featuring
higher-density luxury designs, executive townhome enclaves, and traditional single-family
estates integrated into a highly manicured, low-maintenance environment.

Market velocity in South McKinney is characterized by relentless demand from dual-income
professionals and corporate executives who prioritize commute efficiency without sacrificing
community prestige. Because Craig Ranch sits immediately adjacent to major arterial highways,
residents experience drastically reduced commute times to the airport and surrounding
corporate sectors. This supreme accessibility provides a structural advantage for real estate
valuations, creating a resilient micro-market with a healthy turnover rate of 6.1%, indicating a
community lifecycle where residents frequently upgrade within the neighborhood rather than
relocating outward’.

Central McKinney: Eldorado and High-Volume Established Corridors
Central McKinney, encompassing highly established neighborhoods such as Eldorado, Eldorado
Heights, and surrounding subdivisions, functions as the high-volume backbone of the city's
housing market. This geographic segment is characterized by traditional suburban architecture,
mature tree canopies, and, crucially, a distinct lack of the specialized municipal utility taxes that
affect newer developments in the city's northern sectors.

The pricing dynamics in Central McKinney offer one of the most compelling value propositions in
the market. The median price across this central farming zone is approximately $420,000.
Specific entry-level enclaves like Eldorado Heights average closer to $405,000, while the
premium sections of the Eldorado country club community can command median prices up to
$675,000". The average price per square foot rests at a highly accessible $185, providing
significant purchasing power for mid-market buyers’. This segment represents the exact
intersection of transaction volume and affordability, facilitating roughly 780 annual sales and
boasting a robust turnover rate of 7.5%".

For the strategic buyer, Central McKinney represents unshakeable stability. The neighborhoods
are entirely built-out, meaning residents do not endure the continuous construction traffic, noise
pollution, or unpredictable tax assessment fluctuations associated with frontier developments.



Furthermore, the absence of Public Improvement District (PID) or Municipal Utility District
(MUD) assessments in these established central zones means that the effective property tax
rate is substantially lower than in the northern master-planned communities. This structural tax
advantage translates directly into lower monthly escrow requirements, allowing buyers to qualify
for higher loan amounts or preserve monthly liquidity. Consequently, Central McKinney remains
a highly liquid market segment where homes priced between $400,000 and $600,000
experience intense, continuous demand.

Historic Downtown and East McKinney: Urban Walkability and

Heritage

Historic Downtown and the immediately surrounding East McKinney neighborhoods represent
the most unique, culturally vibrant, and fiercely independent submarket within the city. Unlike the
master-planned homogeneity found in the western and southern sectors, East McKinney is
defined by its 165-year-old courthouse square, a dense concentration of over 120 independent
retail and dining establishments, and a deeply diverse housing stock that includes sprawling
Victorian estates, mid-century bungalows, and early 1900s craftsman homes’®.

The market data for Historic Downtown McKinney reveals a submarket experiencing profound
revitalization and aggressive equity growth. The baseline median home price in this sector is
approximately $385,000, though fully restored historic properties within immediate walking
distance of the town square frequently transact between $400,000 and $750,000’. The median
home age in this district is 85 years, reflecting an average build date around 19407. This specific
characteristic attracts a targeted buyer demographic entirely focused on architectural
preservation, character, and urban walkability. Indeed, Historic Downtown boasts a Walk Score
of 72, the highest in the entire city, offering an urban lifestyle that cannot be replicated in the
peripheral subdivisions’.

From a strict investment perspective, Historic Downtown has been the most explosive asset
class in McKinney. Driven by intense municipal revitalization efforts and a cultural shift toward
walkable environments, specific blocks in this sector have realized a staggering 38% price
appreciation over a five-year period’. The turnover rate is the highest in the city at 9.2%, fueled
by a combination of residential flippers, long-term investors capitalizing on a strong 6.2% rental
yield, and primary homebuyers seeking an alternative to traditional suburban sprawl’.
Furthermore, massive upcoming municipal projects—including mixed-use redevelopment
projected to add over 1,200 housing units to the Downtown East corridor between 2025 and
2029, and the expansion of the TUPPS brewery campus—will continue to drive institutional and
private capital into this geographic segment, cementing its status as a high-yield target’.

North McKinney: The 380 Corridor and New Construction Frontiers
The northern geographic segment of McKinney, primarily situated along and north of the US-380
corridor, serves as the city's primary growth engine and the epicenter of sprawling new
construction. This area is characterized by massive, multi-phase master-planned communities
built upon former agricultural land, most notably Trinity Falls and Painted Tree'®. These
developments are designed to absorb the intense population growth flowing into the city, with
the US-380 corridor projected to add over 8,500 new housing units between 2024 and 2030’.



Pricing in North McKinney is highly diverse, intentionally structured by corporate developers to
capture multiple segments of the buyer pool. In communities like Trinity Falls, which spans over
2,000 acres of nature-focused topography featuring a 450-acre open space reserve, pricing
begins in the mid-$345,000s for entry-level products and extends upwards of $800,000 for
premium lot placements®. Similarly, the Painted Tree development, notable for its 20-acre lake,
pump tracks, and 25 miles of internal trails, offers properties ranging from the mid-$300,000s to
over $1 million, featuring distinct architectural neighborhoods such as the Garden Series and
Woodland West Cottages'®. The aggregate median price for this northern growth zone sits at
approximately $475,000, with an average price per square foot of $180, making it one of the
most accessible entry points for buyers demanding modern floor plans and contemporary
energy-efficiency standards’.

The market dynamics in North McKinney are heavily influenced by the aggressive financial
postures of corporate homebuilders. Because national builders possess internal mortgage
subsidiaries and deep capital reserves, they are capable of offering substantial purchasing
incentives that traditional resale sellers simply cannot match. In 2026, it is standard practice for
builders in Trinity Falls and Painted Tree to offer incentives such as $10,000 in closing cost
credits or, more crucially, significant interest rate buy-downs'*. These forward-commitment rate
buy-downs allow buyers to secure mortgage rates substantially lower than the national average,
effectively cutting $200 to $300 off their monthly payment and generating over $100,000 in
lifetime interest savings'*. This dynamic creates a highly competitive environment where the
new construction sector actively siphons demand away from the older resale market, forcing
sellers of existing homes in North McKinney to price highly defensively.

Submarket Anchor Median Price / Sq Turnover Defining
Zone Communit Price Ft Rate Market
y Characteri
stics

West Stonebridge = $525,000 $195 6.8% Established

McKinney Ranch luxury, golf
courses,
mature
trails,
premium
amenities.

South Craig $510,000 $200 6.1% PGA golf,

McKinney Ranch immediate
highway
access,
corporate
transferee



focus.

Central Eldorado $420,000 $185 7.5% High

McKinney volume,
accessible
price points,
stable
established
tax base.

Historic Heritage $385,000 $210 9.2% High

Downtown District walkability,
historical
architecture
, rapid
equity
appreciation

North Trinity Falls $475,000 $180 4.8% New
McKinney / Painted construction
Tree , heavy
builder
incentives,
specialized
utility taxes.

Institutional Valuations: The Impact of Internal School
Zoning

Beyond the physical attributes of the real estate, the McKinney housing market is profoundly
shaped by invisible institutional boundaries. For the highly analytical buyer or real estate
professional, understanding the nuances of school district zoning strictly within the city limits is
paramount, as these boundaries drastically alter the baseline valuation of the asset.

One of the most complex institutional factors affecting real estate in McKinney is the highly
fragmented nature of its internal school district lines. A persistent misconception among
homebuyers is that purchasing a home within the municipal limits of McKinney guarantees
enrollment in the McKinney Independent School District (McKinney ISD). In reality, a critical
boundary reality exists: approximately one-third of the geographical footprint of the city is zoned
to neighboring school districts, primarily the Frisco Independent School District (Frisco ISD) and



the Prosper Independent School District (Prosper ISD)?. Therefore, a "McKinney" mailing
address is merely an indicator of municipal tax jurisdiction and city services, not its educational
zoning®.

This internal fragmentation creates profound valuation discrepancies across the city. McKinney
ISD itself is a highly capable and continually improving entity. Serving approximately 23,300
students, the district currently maintains a strong "B" rating (88/100) from the Texas Education
Agency, with 18 individual campuses recently improving their overall performance scores®. The
district features high schools with 97% graduation rates and specialized vocational pathways in
aviation and clinical medicine??. The average in-district home value for properties zoned to
McKinney ISD sits at a healthy $575,7007%.

However, homes located in the western and northwestern perimeters of the McKinney city limits
that happen to fall within the Frisco ISD attendance zones (a TEA "A" rated district) or the
Prosper ISD attendance zones (a TEA "A" rated district with a 91/100 score) command massive,
immediate price premiums?. Market data reveals that McKinney properties falling within these
specific boundaries carry a premium of $100,000 to $300,000 over comparable architectural
products zoned to McKinney ISD%.

This premium reflects a pure capitalization of educational prestige into the physical land value.
Buyers making decisions based strictly on school district metrics must perform rigorous
cost-benefit analyses. Purchasing a $500,000 home in core McKinney ISD versus an $800,000
comparable home located three miles away in the Prosper ISD boundary of McKinney dictates
vastly different down payment requirements and long-term equity exposure®. For many buyers,
the established neighborhoods of central and eastern McKinney zoned to McKinney ISD
represent a severe market inefficiency to be exploited—offering excellent architectural value and
solid educational outcomes without the hyper-inflated premiums attached to the neighboring
district lines.

The Architecture of Property Taxes: MUDs, PIDs, and
Ad Valorem Burdens

The second major structural influence on housing affordability in the McKinney market is the
proliferation of specialized property tax structures, specifically Public Improvement Districts
(PIDs) and Municipal Utility Districts (MUDs). These structures are almost entirely concentrated
in the new growth corridors of North McKinney. Because these new master-planned
communities are often developed upon raw land outside the immediate municipal utility
infrastructure, developers legally utilize these mechanisms to fund the heavy construction of
roads, water lines, and sanitary sewer systems26.

It is absolutely imperative to distinguish between the financial mechanics of a PID and a MUD,
as they affect the homeowner's monthly obligations quite differently.

Public Improvement Districts (PIDs)

A Public Improvement District (PID) is a fixed assessment added to the property tax bill to fund
specific local infrastructure and ongoing landscaping. In McKinney, PID assessments generally
range from $1,200 to $2,000 annually, equating to a flat fee of roughly $100 to $165 per



month?®. Importantly, a PID assessment does not scale with the appraised value of the home. It
is a set debt assigned to the dirt, and it can often be paid off in full by the homeowner to remove
the lien permanently, instantly reducing future tax burdens?.

Municipal Utility Districts (MUDs)

Conversely, a Municipal Utility District (MUD), such as the specific districts governing the Trinity
Falls development, acts as a special tax entity that assesses a percentage-based rate strictly on
the property's appraised ad valorem value®®. Homes residing in Trinity Falls do not pay the
standard City of McKinney property tax; instead, they pay the McKinney MUD #1 or MUD #2
tax, as the community is located in an Extra Territorial Jurisdiction (ETJ)?’. In many North Texas
MUD areas, this specialized portion ranges from 0.50% to 1.00% of the assessed value®.
Because a MUD behaves mathematically like a standard ad valorem tax, the MUD tax
obligation rises and falls alongside the appraisal district's valuation of the home. It persists as
long as the district carries the original bond debt, which can take up to 30 years to repay?’.
While MUD rates typically decline fractionally as more homes are built and the debt service is
distributed among more residents, the pace is uneven; for example, MUD 1's rate has stepped
down steadily, while MUD 2's rate held flat at $1.05 per $100 valuation in recent adoption
cycles?.

The financial impact of these districts is substantial and directly impacts purchasing power. To
mathematically illustrate this burden using LaTeX notation, the total tax obligation can be
modeled as:

Ta’mTotal = (ValueAppraised X RateBase) + (ValueAp’praised X Ra'teMUD)

While the baseline property tax rate in standard McKinney jurisdictions (incorporating the city,
county, and school district) is approximately 1.9467%, the addition of a MUD can elevate the
effective tax rate to between 2.25% and 2.35%".

For a buyer purchasing a $425,000 home, assuming a standard 2.00% base rate yields an
expected annual tax burden of $8,500. However, if that home is located in a North McKinney
MUD district adding 0.75%, the annual burden jumps to $11,687%. This represents a $390 per
month discrepancy in the required escrow payment—before accounting for any Homeowners
Association (HOA) dues?®. Furthermore, massive communities exhibit internal micro-boundary
complexities, where two identical floor plans located half a mile apart may sit in entirely different
MUDs with different adopted tax rates. The list price of the home only tells half the story
regarding affordability; buyers navigating North McKinney must verify exact parcel-level GIS
records to model their true, long-term cost of ownership accurately®.

Financial Mechanics and the Cost of Capital in 2026

The stabilization of the McKinney real estate market has fundamentally recalibrated the
strategic postures required for consumers to achieve successful transactions. The era of
passive real estate management—where buyers could secure sub-3% interest rates and afford



any asset class—has concluded. In its place is a highly analytical market environment
demanding precise financial execution.

The primary strategic variable in 2026 is the elevated cost of capital. With the standard 30-year
fixed mortgage rate hovering between 6.23% and 6.7%, and occasionally touching 7.2% for
certain credit profiles, the pure cost of borrowing has fundamentally altered localized purchasing
power®. Real estate financial models indicate that every 0.5% increase in the mortgage rate
translates to a reduction of approximately $200 to $400 in monthly buying power for the average
McKinney consumer®.

Market psychology often prompts buyers to delay purchases in anticipation of either price
contractions or significant interest rate drops. However, the financial mathematics in McKinney
dictate that waiting is an inherently expensive and highly risky strategy. With the median home
price in McKinney currently appreciating at a localized 4.2% to 5% annualized rate, a home
valued at $545,000 today will mathematically cost approximately $568,000 in just six months'.
Concurrently, if the mortgage rate experiences even a 0.5% upward volatility during that waiting
period, the monthly payment for that specific asset increases by $333".

Over the lifespan of a 30-year mortgage, this six-month hesitation equates to nearly $120,000 in
lost buying power and wasted capital allocation’. On a more granular level, every 30 days a
buyer waits to enter the McKinney market currently equates to roughly $2,800 in lost purchasing
power 4.

Fortunately, the McKinney market accommodates a wide variety of financial instruments. Most
entry-level and mid-market homes fall well within the $563,500 FHA loan limit, allowing buyers
to enter the market with a minimal 3.5% down payment (approximately $17,592 on the median
home)?*. For conventional borrowers, the conforming loan limit of $832,750 covers nearly 90% of
the city's housing stock, requiring only 3% to 5% down for qualified first-time buyers®. VA loans
offer zero-down solutions for eligible veterans with no loan limits, while specialized DSCR (Debt
Service Coverage Ratio) loans remain highly active for investors purchasing rental properties in
the Historic Downtown and central corridors®.

Strategic Dynamics for Buyers and Sellers

The shifting mechanics of the 2026 market necessitate highly tactical approaches from both
sides of the transaction.

For buyers, the optimal strategy relies on immediate market entry utilizing aggressive,
data-backed negotiations. Buyers currently possess the rare leverage to demand inspection
credits (which currently average $1,200 per transaction), seller-paid closing costs, and
significant price reductions on homes that have surpassed the 45-day threshold on the market.
Furthermore, exploiting the massive builder incentives concentrated in the North McKinney
corridor—such as securing permanent interest rate buy-downs that push effective borrowing
costs back into the 4% or 5% range—represents one of the most effective long-term capital
preservation strategies available in the current macroeconomic climate™.

Sellers face a market where inventory is steady and buyer scrutiny regarding condition is
absolute. To achieve the coveted 97.84% sale-to-list ratio average, sellers must optimize the
condition of their assets prior to listing®. The deep presence of highly incentivized new



construction in Trinity Falls and Painted Tree means that aging resale properties in West and
Central McKinney must compete directly with flawless, never-lived-in inventory featuring the
latest design trends.

Sellers of properties constructed between 2000 and 2015 must account for aesthetic
depreciation; properties requiring roof replacements, HVAC overhauls, or cosmetic
modernization are routinely bypassed by buyers unless they are priced at a severe discount to
the neighborhood median. The 31% of listings in McKinney currently experiencing price drops
are predominantly assets where the seller failed to acknowledge the premium buyers now place
on turnkey, flawless condition®. The strategic imperative for sellers is absolute, microscopic
pricing accuracy on day one, leveraging comprehensive comparative market analyses to
position the property aggressively within its specific geographic submarket, rather than relying
on citywide averages.

Future Market Trajectory and 2027 Projections

The consensus among economic forecasting models indicates that the McKinney residential
real estate market will maintain its structural equilibrium through the remainder of 2026 and well
into 2027. The localized fundamental metrics absolutely do not support any hypothesis of a
market crash; rather, they point toward sustained, moderate, and healthy growth. The demand
side of the equation remains firmly insulated by the city's aggressive commercial expansion.
The anticipated opening of the McKinney National Airport commercial terminal in late 2026,
coupled with the activation of the industrial park and ongoing technological investments,
ensures that the population of high-earning households requiring local housing will continue to
expand uninterrupted®.

From a valuation perspective, home prices in McKinney are projected to rise modestly by 2% to
4% annually over the next 12 to 18 months®. This specific rate of appreciation reflects highly
sustainable growth that roughly tracks with historic inflation benchmarks, protecting homeowner
equity while simultaneously preventing the hyper-inflationary environments that destroy
long-term market accessibility. The inventory of available homes is forecast to sit comfortably
around 4 to 6 months of supply, keeping the market beautifully balanced and ensuring that
transaction velocity remains steady for all participants®.

The geographic distribution of transaction volume will likely shift further northward as the
US-380 corridor continues to absorb the bulk of new household formations. As communities like
Painted Tree reach their final close-out phases, developmental pressure will push the
boundaries of North McKinney, bringing new MUDs and infrastructure projects online™®.
Conversely, Historic Downtown and the established corridors of East and Central McKinney will
likely see increased utilization of secondary remodeling and revitalization, as buyers seek to
avoid the higher property tax burdens associated with the northern periphery.

Ultimately, McKinney represents a highly functional, uniquely balanced market. It is devoid of
the blind panic-buying that defined previous years, yet it remains fundamentally protected
against systemic downward price pressures by a continuous, localized pipeline of job creation
and infrastructure development. For those who approach the market with analytical
precision—deeply understanding the localized nuances of MUD taxes, internal ISD zoning, and
micro-geography—McKinney offers a durable, exceptional environment for both immediate



residential utility and long-term generational wealth preservation.
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