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January 14, 2020

Public Hearing - Zoning: Fields Estate (Z19-0015)
Owner(s):  FHQ Holdings LP  

DESCRIPTION:

A request to rezone 2,158.6± acres generally bound by Preston Road to the east, North 
Teel Parkway to the west, Panther Creek Parkway to the south, and US 380 to the north 
from Agricultural to Planned Development to allow a mixture of residential product types 
ranging from single family to high density multifamily and a mixture of office, retail, 
commercial, and industrial uses. Zoned Agricultural. Neighborhoods #3, #52, and #53. 
JH

HISTORY:

Ordinance No. 12-06-37 – Annexed 2,807.0± acres on June 5, 2012. 

EXECUTIVE SUMMARY: 

The applicant is requesting a Planned Development with standards that will allow for the 
greatest flexibility, and for the Property to develop significantly different from the 
applicant’s development rendering (reference “Applicant’s Development Rendering” in 
the appendix) with minimal City oversight. Staff has worked with the applicant over the 
last several months to attempt to reach agreement on the regulations that will guide this 
development and place them in a format that will be easily interpreted by future Staff 
and the public. Staff went as far as rewriting the applicant’s document into a format that 
was legible for Staff and future developers of this property and provided the document 
to the applicant. This exercise allowed Staff and the applicant to come to resolution on 
several outstanding items. However, with the applicant’s most recent submission, the 
applicant has gone back to what was initially requested in some instances and further 
requested things that had not been previously discussed. In many cases the applicant’s 
standards, being below those recently adopted in other Planned Developments, provide 
means of increasing the amount of developable land on the property and the density. 
The applicant is altering the City’s definition of net acreage therefore making the 
densities appear less than they actually are.   

The applicant’s vision for the property that was presented during the joint work session 
speaks to the importance of the public realm, placemaking, classic central 
neighborhoods with variety, interconnected trails, and the importance of open space for 
a variety of uses. While the applicant speaks to these, the proposed standards do not 



City of Frisco
Planning & Zoning Commission Meeting

Page 2 of 85

equate to this. Per the standards, the applicant could develop a village pod of similar 
housing products that lacks diversity in product type. For the office environment, the 
applicant speaks to corporations wanting talent and being in a life enhancing 
environment. While the development standards elude to this, there is no guarantee that 
this will be provided. Ultimately, the way the standards are proposed makes no 
guarantees; therefore, greater reasoning for the City to require the Land Study, a new 
proposed review process discussed below, and have full discretion on approving how 
this develops out.

The applicant is proposing the following: 

 Density and “Net Acreage” Defined – The applicant has chosen to define “net 
acres or net acreage” differently that the City’s standard therefore diluting density 
numbers as defined. The City defines net acreage under certain terms, because 
homes cannot be built in these areas. This is one method the applicant is using 
to gain additional density on the property with the illusion that it is developing at a 
lower density than it actually is. (Reference pages 9 and 10 for additional 
information on this topic)

 Product Types & Unit Counts – The applicant is proposing a mix of single 
family and multifamily product types differing from those provided for by the 
Zoning Ordinance. The applicant proposes a maximum of 5,000 single-family 
units and the multifamily units shall not exceed 9,000 units. Of the 9,000 
multifamily units, 2,000 units are proposed by right with the remaining 7,000 units 
proposed to be permitted through earnouts as follows by the applicant: 

o 1.0 unit for each 1,000 square feet of office floor area within the Property 
and the PGA/Omni Area measured from a certificate of occupancy for the 
first 2,000,000 square feet of office; 

o 2.0 units for each 1,000 square feet of office floor area within the Property 
and the PGA/Omni Area measured from certificates of occupancy that, in 
the aggregate, exceed 2,000,000 square feet of office; and 

o 1.0 unit for each 1,000 square feet of “Upscale Hospitality” and “Upscale 
Retail” within the Property and the PGA/Omni Area measured from a 
Certificate of Occupancy. The term “Upscale Hospitality” shall mean any 
hotel or lodging use operated as a brand rated “Upscale” or better by the 
J.D. Power annual “North America Hotel Guest Satisfaction Index Study” 
and “Upscale Retail” shall mean such retail and restaurant uses that are 
typically categorized as “Class A” and generally found in high-end 
projects. 

Staff is in support of the applicant’s request to permit the first 2,000 Fields Urban 
Living units by right and to earn an additional unit for each 1,000 square feet of 
Class A office. City Council has expressed a desire to attract more corporate 
offices to Frisco. It is important to tie the earnouts to corporate office, because 
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those individuals working in these offices have higher salaries than those working 
in the retail or service industry sector. Staff does not support the remainder of the 
applicant’s earnout request. (Reference pages 11 and 12 for additional 
information on this topic)

Further, Staff proposes 1,000 of the proposed 9,000 multifamily units be 
designated exclusively for the University of North Texas student housing units. Of 
the remaining 8,000 multifamily units, 25% (2,000 units) shall be required to be in 
high rise residential buildings, which is defined as a minimum 15-story tower 
(including podium parking) or a vertically mixed-use project that incorporates at 
least 200,000 square feet of HVAC conditioned office space and a height of at 
least 180 feet. 

The applicant has expressed the desire to provide housing for all to live work and 
play in this development; however, the price of housing will be determined by the 
market, not the City nor the applicant. 

Staff has evaluated the applicant’s proposed unit counts against the Future Land 
Use Plan and applied City Council’s policy of 55 units/acre. The applicant’s 
request increases the potential population for the area beyond what is 
recommended by the Future Land Use Plan. (Reference pages 12 and 13 for 
additional information on this topic)

The applicant requests the ability to transfer density between the four Urban 
Core Subdistricts (Midtown West, Midtown East, Point West, and Point East) with 
the simple approval of City Council. Should the City consider the applicant’s 
request of moving units around, this should be accomplished by the Planning & 
Zoning Commission making a recommendation to City Council and City Council 
acting on the item. Staff recommends each body should have full discretion 
whether to approve, modify or deny the request. (Reference page 13 for 
additional information on this topic)

 Open Space – The applicant is requesting a unique framework for open space 
that emphasizes more frequent, smaller open spaces distributed throughout the 
project. The applicant has talked about providing high quality spaces; however, 
the proposed standards do not align with this concept. The standards allow for a 
reduction in open space, to include areas that are not traditionally counted, 
reduced dimensions, and the potential for minimal amenities. Staff is willing to 
discuss alternatives on the open space requirements, which is evident in recent 
zoning requests supported by Staff as well as preliminary site plans and/or site 
plans that have been taken in front of the Planning & Zoning Commission with 
Staff’s support for alternative designs. However, it is difficult to have detailed 
discussions due to the lack of available information. Staff recommends the 
applicant provide detailed open space plans at the time of the Land Study, which 
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shall then be provided to the Planning & Zoning Commission. The Commission 
should have full discretion whether to approve, modify or deny the open space 
design. (Reference pages 14 through 23 for additional information on this topic)

 Zoning Exhibit – The applicant is proposing to move forward with this request 
without a Zoning Exhibit due to the size of the property (2,100± acres) and the 
length of time it is expected to take to develop the property. As an alternative, 
Staff has recommended the applicant provide a Land Study be filed and 
approved by the Planning & Zoning Commission prior to the first development 
within a designated subdistrict. The applicant is agreeable to the Land Study 
proposal; however, there are several important differences between what the 
applicant has proposed for the terms of a Land Study and what Staff’s vision of 
this tool is. These differences are outlined in more detail in the Land Study and 
Land Study Lapse Section. (Reference page 24 for additional information on this 
topic) 

 Land Study and Land Study Lapse – The level of discretion the City retains to 
approve or deny the Land Study differs between the applicant and Staff’s 
version. Staff recommends the Land Study be the mechanism by which the 
Planning & Zoning Commission can review the proposed development in context 
and retain full discretion to approve or deny the Land Study. Staff’s 
recommendation also allows decision makers to track and approve the total 
development of all 2,100± acres in context, as it develops.

Additional studies may be identified at the Land Study level and therefore shall 
be provided to further evaluate the request. The applicant proposes the condition 
of submitting and receiving approval of such studies be placed on future 
development plans. Staff recommends these studies be a condition of 
consideration and action on a Land Study to ensure the development can work 
before going to the next step. 

The applicant requests for development plans to be processed concurrently. 
However, due to recent legislation, plans for the same area shall not run 
concurrently and shall be filed in accordance with the City’s Development Review 
Schedule. 

The applicant requests the approval of a Land Study be effective for a period of 
five years from the date of approval. Staff proposes the approval of a Land Study 
be effective for a period of two years as stipulated by Ordinance for preliminary 
site plans, site plans, and plats. (Reference page 24 through 26 for additional 
information on this topic)

 Uses – Exhibit D of the applicant’s request sets forth the uses permitted within 
each of the subdistricts. In instances where a particular use is not addressed, the 
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use shall be regulated according to the applicable base zoning district identified 
by the applicant. Staff is supportive of the applicant’s request to regulate uses in 
accordance with a base zoning district and provide a supplemental exhibit if 
necessary. However, Staff has concerns regarding elements of the applicant’s 
proposal. (Reference pages 26 through 29 for additional information on this topic)

 “Property” Defined – The applicant is proposing to include the PGA 
Headquarters property and the Omni Resort property within their definition of 
Property for the limited purposes of signage rights, as indicated by the definition 
of “Property”. Staff is not in support of the applicant’s request, as these areas are 
not part of this zoning request. Should the applicant propose offsite signage or 
have other signage requests, they shall be handled at a later date via a zoning 
case. The applicant is also requesting to include the square footage of the 
PGA/Omni project for the purpose of gaining additional multifamily units. 
(Reference page 30 for additional information on this topic)

 Commercial Development Commitment – Staff has made the applicant aware 
of City Council’s policy for ensuring commercial development occurs prior to or in 
conjunction with residential development. In addition to the multifamily earnouts 
proposed, the applicant proposes a 50/50 split of residential and commercial 
development within certain subdistricts. Staff is not in support of the applicant’s 
request and proposes no less than 70% of the area be developed as 
Commercial/Urban Mixed Use and no more than 30% shall be Residential. 
(Reference page 30 for additional information on this topic)

 Parking and Parking Garage Standards – Staff has worked with the applicant 
to negotiate parking standards that will be applicable to the various product types 
as well as parking garage standards that shall be applied when structured 
parking is provided. While agreements have been reached on certain items, Staff 
and the applicant disagree on others. (Reference pages 30 through 33 for 
additional information on this topic)

 Non-Residential and Multifamily Building Setbacks – The applicant is 
proposing minimum building setbacks for non-residential and multifamily 
development. Staff’s position has been that the setback shall not be reduced any 
further than 25-feet measured from back of curb based on feedback from City 
decision makers and tenants’ desire to personalize the space and/or add patios, 
which significantly intrudes into the pedestrian space when narrow sidewalks are 
provided. Staff attempted to compromise with the applicant and propose a 
standard that would allow a portion of the building to encroach up to the 14-foot 
mark that is proposed by the applicant. However, the applicant has chosen to 
proceed without Staff’s recommendation. Reducing the setback to 14-feet is 
another mechanism in which the applicant will be able to pick up additional, 
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developable land in turn gain density. (Reference pages 33 through 35 for 
additional information on this topic)

 Climate Controlled Corridors – Recently adopted Planned Developments 
require 100% of urban living developments to utilize climate-controlled corridors 
as means to update the quality of the project. The applicant is agreeable to 
providing a small percentage of climate-controlled corridors, which equate to 
20% of the product being built with climate-controlled corridors and 80% without. 
Staff does not support of the applicant’s request. (Reference page 35 and 36 for 
additional information on this topic)

 Residential within the Commercial Core – The applicant’s request prohibits 
residential units within 350-feet of the Dallas North Tollway unless within a 
minimum 15-story tower (including podium parking) or a vertically mixed-use 
project that incorporates at least 200,000 square feet of HVAC conditioned office 
space and a minimum building height of 180 feet. While a recently approved 
Planned Development requires a minimum 25-story tower for residential projects 
when adjacent the tollway, Staff is in support of the applicant’s request. 
(Reference page 36 for additional information on this topic)

 Front Entry vs. Rear Entry Products – Staff’s recommendation proposes all 
lots less than 60 feet in width be rear entry. However, the applicant is requesting 
the flexibility to allow front entry townhomes at the sole discretion of the Director 
of Development Services and front entry Fields Residential-2B, a minimum 50-
foot lot width, by right if certain architectural requirements relating to enhanced 
paving and garage door treatments are met. Staff is in support of the applicant’s 
request regarding front entry townhomes; however, the architectural 
requirements proposed for the Fields Residential-2B product are already required 
on front entry products by the Zoning Ordinance; therefore, Staff is not in support 
of the applicant’s request. (Reference pages 36 through 39 for additional 
information on this topic)

 Parks and Trails – The applicant proposes not less than 12 neighborhood parks, 
containing no less than 72 acres in the aggregate, be provided on the Property at 
full buildout. Staff has analyzed the applicant’s request against City Ordinance 
and does not support the applicant’s request. (Reference page 40 for additional 
information on this topic) 

 Perimeter Landscaping – The applicant is acceptable of Staff’s position on 
providing landscape buffers equal in size to those approved in recent Planned 
Developments; however, the applicant has chosen not to accept the requirement 
along Frisco Street and along all collector streets. Further, the applicant requests 
the ability to encumber all required landscape buffers with easements, which 
results in less area to fit the required plantings. Staff attempted to work with the 
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applicant on this issue; however, the applicant has chosen to not accept the 
requirement for a 25-foot landscape buffer along Frisco Street and a 20-foot 
landscape buffer along all collector streets. (Reference page 41 for additional 
information on this topic)

 Transportation – Staff worked with the applicant to negotiate alternatives to City 
standards to allow some residential neighborhoods to be constructed in a more 
urban style rather than the suburban style typically found in Frisco. While 
agreements have been reached on certain items, Staff and the applicant 
disagree on others. 

The applicant desires to have the ability to construct some areas with a 
traditional street grid, which City standards allow in multifamily and commercial 
areas but is prohibited in single-family, residential areas. Staff is acceptable of 
the applicant’s request to construct some residential streets using this grid. 
However, Staff has concern over the language proposed for location, curvilinear 
nature, block length, dispersal of traffic, and traffic control. Staff has proposed 
language for each of these items; however, the applicant has chosen to proceed 
without Staff’s language or by altering it. (Reference page 41 through 43 for 
additional information on this topic)

Regardless of whether a grid is used, the applicant desired to have certain other 
alternatives to City Standards to allow them to sometimes build a more urban-
style residential neighborhood. Staff worked with the applicant to negotiate 
several alternatives to the Standards but continues to disagree on standards 
governing homes facing a Type B thoroughfare (four lanes divided), curvilinear 
vs. straight streets, street length, and gated neighborhoods. (Reference pages 43 
and 44 for additional information on this topic)

The City has several standard street cross sections in the Engineering Standards 
that describe different types of streets used in different development situations. 
The applicant desires to create several additional street cross section options in 
the Planned Development to allow them to develop different styles of 
neighborhoods and urban areas. In general, these supplemental cross sections 
include narrower pavement and ROW.  Staff worked with the applicant to 
negotiate several supplemental street cross sections, but could not reach an 
agreement. (Reference pages 44 through 46 for additional information on this 
topic)

 Development Process/Platting and Site Plans – The applicant is requesting to 
alter the development review process. Unfortunately, this Planned Development 
is already substantially different from others and includes much less information 
for a much greater land area than most Planned Developments. Therefore, the 
development review process should be subject to the same level of scrutiny as 
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other developments. (Reference pages 46 and 47 for additional information on 
this topic)

CASE OVERVIEW:

The applicant is requesting a Planned Development consisting of nine subdistricts, as 
depicted on Exhibit C (page 84). While a preliminary development rendering has been 
presented during various meetings with Staff, a joint City Council and Planning & Zoning 
Commission work session, and HOA meeting reflects a proposed development plan for 
the property, the applicant is requesting to move forward without including the 
rendering. The proposed standards will allow for the greatest of flexibility, and for the 
Property to develop significantly different from the applicant’s development rendering 
with minimal City oversight. This is the classic challenge of a developer seeking the 
maximum flexibility and the City seeking assurances of quality. The City wants to 
ensure what they are told by the applicant comes to fruition. Staff is not able to 
determine in this case, as we have done in other Planned Developments, how this site 
will ultimately build out. The City needs to be cautious in granting zoning, because it is 
the City’s only chance to create the framework of the property’s development. 

Many of the applicant’s standards, including but not limited to those listed below, 
provide means of increasing the amount of developable land on the property and the 
density. 

 Allowing the urban living parking structure to exceed the height of the building; 
 Reducing building setbacks and lot size; 
 Including ROW and other unusable areas towards the minimum open space 

requirement; 
 Including the PGA/Omni property for the purpose of earnouts; 
 Including floodplain, major easements, and parks in calculating the net acreage; 
 Developing front entry products less than 55-feet (which requires Planned 

Development zoning), which removes the need for an alley; and 
 Reducing parking standards

Staff has worked with the applicant over the last several months in the review of the 
proposed standards. However, it has been difficult to fully understand the request due to 
the document’s format and the location in the document the applicant has chosen to 
include certain standards. Staff rewrote the document into a format that was legible for 
Staff to read and apply and provided the document to the applicant. This exercise 
allowed Staff and the applicant to come to a resolution on several elements. However, 
with the applicant’s most recent submission, the applicant has gone back to what was 
initially requested in some instances and further requested things that had not been 
previously discussed (highlighted on the “Applicant’s Request” within the appendix). The 
applicant’s proposed document will pose significant challenges for those tasked with 
implementing the document in the future. It is important that the language and structure 
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of Planned Developments give Planners, Plans Examiners, and the public the ability to 
apply and understand the standards accurately and with certainty when reviewing future 
development plans. As written, the applicant’s proposal will make this extremely 
challenging as information is scattered throughout the document. For example, rather 
than including the climate-controlled corridors provision surrounding urban living units in 
the Fields Urban Living definition, the applicant has chosen to place the provision as a 
footnote to the “Development Standards for Non-Single-Family Development” table. 
 
Further, the applicant is proposing the following: 

 Density and “Net Acreage” Defined – The applicant is requesting a maximum 
of 5,000 single family units and 9,000 multifamily units on the property. These 
numbers are further defined with minimums and/or maximums per subdistrict in 
Table 4-1 of the Exhibit B standards. In addition to establishing a minimum 
and/or maximum unit count for some of the subdistricts, the applicant proposes a 
maximum residential density cap. Staff is not opposed to the applicant’s request 
to define a maximum density; however, the applicant has chosen to define “net 
acres or net acreage” differently than the City’s standard therefore diluting 
density as defined. A table noting the differences between the applicant’s 
definition and the City standard is provided below. 

Applicant Excludes City Standard Excludes

Roadways greater than 60-feet in 
width, Open Space, and Schools

Floodplain, Major Easements (high 
powered transmission lines), Parks, 

Schools, and Roadways greater than 
60-feet in width

Density is calculated on net acreage and is defined in these terms because 
homes cannot be built in these areas. Streets less than 60-feet in width are 
included, because a site efficiency factor is used that includes local streets. By 
choosing to not remove floodplain, major easements, and parks the density 
appears much lower than it actually is. This, in combination with other elements 
noted throughout this report, is another method that the applicant is using to gain 
additional density on the property with the illusion that it is developing at a lower 
density than it actually is when compared with other similar developments in the 
City. 

Staff has applied the City’s standard methodology for calculating unit counts to 
the four Urban Core Subdistricts and the results are reflected in the table below. 
For purposes of this exercise, Staff has treated these subdistricts as having an 
Urban Center designation and applied the 70% non-residential/30% residential 
split. The City Council’s policy of 55 units/acre is then applied to the residential 
acreage. Should the same methodology be applied using the applicant’s net 
acreage, it would result in significantly more units. 
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Subdistrict Net Acreage 30% Applied for 
Residential

City’s Density 
Calculation Applied 

(55 units/acre)
Midtown West 124.6 acres 37.4 acres 2,057 units
Midtown East 130.7 acres 39.2 acres 2,156 units
Point East 125.8 acres 37.7 acres 2,073 units
Point West 160.2 acres 48.1 acres 2,645 units

As an example, if a subdistrict of 50 acres included 10 acres of floodplain, and 
you were to apply a density of 4 units to the acre, this would result in 200 units 
per the applicant’s methodology but only 160 units per Staff’s methodology. 

 Product Types & Unit Counts – The applicant is proposing a mix of single 
family and multifamily product types, as noted below. The applicant defines a 
base zoning district for each of the product types within the development 
standards. A comparison of the base zoning district standards with the 
applicant’s request for each single-family product type (labeled “Base Zoning 
District Comparison”) as well as a visual aid regarding setbacks and building 
separation (labeled “Setbacks & Separation Visual Aid”) is provided in the 
appendix for your review.  

Single Family (Base District) Multifamily
(Base District)

Product Types

Fields Residential 1A (SF-10)
Fields Residential 1B (SF12.5)
Fields Residential 2A (SF-7)
Fields Residential 2B (PH)
Fields Residential 3A (PH)
Fields Residential 3B (PH)

Fields Residential Townhomes (TH)

Fields Urban Living
Multiplex
(MF-19)

Unit Count 5,000 9,000 (see below) 

The applicant is requesting the potential of 9,000 multifamily units on the 
property, of which 2,000 multifamily units would be allowed by right. The 
remaining 7,000 units are proposed to be permitted through earnouts. The 
applicant’s request for earnouts is as follows: 

o 1.0 unit for each 1,000 square feet of office floor area within the Property 
and the PGA/Omni Area measured from a certificate of occupancy for the 
first 2,000,000 square feet of office; 

o 2.0 units for each 1,000 square feet of office floor area within the Property 
and the PGA/Omni Area measured from certificates of occupancy that, in 
the aggregate, exceed 2,000,000 square feet of office; and 
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o 1.0 unit for each 1,000 square feet of “Upscale Hospitality” and “Upscale 
Retail” within the Property and the PGA/Omni Area measured from a 
Certificate of Occupancy. The term “Upscale Hospitality” shall mean any 
hotel or lodging use operated as a brand rated “Upscale” or better by the 
J.D. Power annual “North America Hotel Guest Satisfaction Index Study” 
and “Upscale Retail” shall mean such retail and restaurant uses that are 
typically categorized as “Class A” and generally found in high-end 
projects. 

Staff supports the applicant’s request to permit the first 2,000 Fields Urban Living 
units by right and to earn an additional unit for each 1,000 square feet of Class A 
office (evidenced by at least 95% of the required parking for such office building 
is provided within a parking structure) floor area developed within the Property 
measured from a Certificate of Occupancy. Residential earnouts tied to office 
development is a mechanism to guarantee office development and minimize 
residential from cannibalizing developable office space. Should a similar one unit 
per 1,000 square feet of office earnout been included within the Frisco Square 
Planned Development, a minimum 3,342,000 square feet of office based on 
3,342 multifamily units would have been developed within Frisco Square versus 
the 1,063,591 square feet (31% of 3,342,000 square feet) of office that has been 
developed today, including City Hall. In comparing this request to Frisco Square 
on a ratio basis regarding the allowance of a certain number of units by right and 
the remaining be earnouts of one unit per 1,000 square feet of office this would 
result in 2,600,000 square feet of office space. 

However, Staff does not support the applicant’s request for these reasons, 
including but not limited to:

o To earn an additional two units for each 1,000 square feet of office floor 
area developed within the Property after the first two million square feet of 
office space is developed. Staff’s proposal has been one unit for each 
1,000 square feet. The applicant’s proposal results in significantly less 
office space delivered in order to earn additional multifamily units; 

o To include the square footage of the adjacent PGA/Omni project when 
calculating office, hospitality, and retail space that has been granted a 
certificate of occupancy. The PGA/Omni project is a separate 
development not included within this Planned Development; therefore, the 
applicant shall not have the ability to gain density from this project. For 
reference purposes, the square footages associated with the PGA/Omni 
project are as follows;
 PGA Headquarters Office Building – 102,700 square feet
 Omni Resort – 569,220 square feet (500 rooms)  

o To gain density through “Upscale Hospitality” and “Upscale Retail” square 
footage. Unlike Class A office space that traditionally attracts similar office 
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users when a previous tenant vacates the space, there are no assurances 
that the “Upscale Hospitality” and “Upscale Retail” will be replaced with a 
tenant of the same quality should one tenant vacate the space and 
another tenant move in. Further, according to J.D. Power, “Upscale 
Hospitality” includes limited service brands like Courtyard by Marriott, 
Hilton Garden Inn, and Best Western Premier. 

Further, Staff proposes 1,000 of the proposed 9,000 multifamily units be 
designated exclusively for the University of North Texas student housing units. Of 
the remaining 8,000 multifamily units, 25% (2,000 units) shall be required to be in 
high rise residential buildings, which is defined as a minimum 15-story tower 
(including podium parking) or a vertically mixed-use project that incorporates at 
least 200,000 square feet of HVAC conditioned office space and a height of at 
least 180 feet. 

Staff has evaluated the applicant’s proposed unit counts against the Future Land 
Use Plan and applied City Council’s policy of 55 units/acre. The applicant’s 
request increases the potential population for the area beyond what is 
recommended by the Future Land Use Plan. This information is provided in the 
comparison table below. 

FLUP 1* FLUP 2** Fields Request
SF Detached 1,668 units 3,317 units
SF Attached 726 units 726 units 

5,000 units

Urban Living 2,506 units 2,506 units 9,000 units
Total Units 4,900 units 6,549 units 14,000 units
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*FLUP 1: Suburban Neighborhood Land Use @ 4 units/acre
**FLUP 2: Suburban Neighborhood Land Use @ 8 units/acre

The applicant requests the ability to transfer density between the four Urban 
Core Subdistricts (Midtown West, Midtown East, Point West, and Point East) with 
the simple approval of City Council instead of as a zoning approval or zoning 
amendment. Staff does not support the applicant’s request, because it eliminates 
the potential to remove excess multifamily development entitlements should the 
units not be developed within a subdistrict and the development is not meeting 
the City’s expectations. Should the City consider the applicant’s request of 
moving units around, this should be accomplished by the Planning & Zoning 
Commission making a recommendation to City Council and City Council acting 
on the item. Each body should have full discretion whether to approve, modify or 
deny the request. It is imperative that each body have full discretion realizing 
what has happened with the Brinkmann Agreement. The Brinkmann Agreement 
reduced multifamily units; however, the remaining units may be developed 
anywhere on the property without any City oversight. 

As discussed further within the “Uses” Section below, Staff proposes the Point 
West and East Village subdistricts be restricted to commercial uses only. 
Residential shall only be permitted within these subdistricts upon approval of a 
Specific Use Permit. Staff also proposes restricting Point East to commercial 
development only, no residential permitted (residential shall not be permitted by 
Specific Use Permit). 
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 Open Space – The applicant is requesting a unique framework for open space 
that emphasizes more frequent, smaller open spaces distributed throughout the 
project. The applicant has talked about providing high quality spaces that will 
lend themselves to a walkable environment; however, the proposed standards do 
not align with this concept. While the applicant could do all that they have talked 
about, the proposed standards would not require them to do so. 

The applicant’s standards allow for a reduction in open space and to include 
areas that are not traditionally counted as means to have more developable land 
to gain density. When considering the applicant’s request, it is important to keep 
in mind that open space is provided when projects cross a certain density 
threshold. This space allows those residents living within these higher density 
developments with little to no yard a place to socialize in either active or passive 
spaces in close proximity to their homes. 

The recently adopted Neighborhood Design Strategy recognizes the importance 
of the applicant’s approach to provide more frequent, smaller spaces. The 
strategy recommends open space be arranged in a “hub and spoke” pattern, in 
which there is a central core with multiple branches extending out through the 
neighborhood or a distributed, decentralized pattern, in which smaller pockets of 
open space are distributed throughout the neighborhood. The minimum 
dimension shall be 50-feet in width, which differs from the applicant’s request. 
The applicant has chosen to proceed with their request and not fall back to this 
City standard. 

Below is a snapshot of the applicant’s request against City Ordinance/Policy. 
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Minimums Applicant’s Request City Ordinance/Policy

Percentage 12% overall 
PH and TH – 15% 
Nonresidential – 10% 
Mixed Use – 10% 

Dimension
Average of 20-feet, but 20-foot 
sections may not be longer 
than 50-feet each

No dimension less than 50-feet 

Size

Super Primary – 20,000 
square feet; 
Primary – 10,000 square feet 
(Similar to a Single Family-10 
lot); and Secondary – 5,000 
square feet (Similar to a Patio 
Home lot)

(Reference image below for a 
perspective on proposed 
sizes)

PH and TH – 0.3 acres 
Nonresidential – No dimension 
less than 50-feet 
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Applicant’s Proposed Sizes Overlayed on Simpson Plaza 
Primary Open Space – 10,000 square feet (blue)

Secondary Open Space – 5,000 square feet (yellow)
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It is imperative that adequate open space be provided to serve the residents of 
the development, especially within the densest areas. In the areas proposed to 
have the highest residential density, Midtown West and Midtown East, the 
applicant proposes the least amount of open space at only eight percent. Staff 
recommends the minimum 10% be provided for these areas, which shall then 
further be evaluated to ensure this equates to a minimum of one acre per 200 
units. Over the years Staff has learned the value of providing more open space 
and has therefore updated ordinances and policies. Frisco Square is significantly 
underserved in open space and only has about five percent. If the City’s current 
policy (10% minimum for mixed-use developments and further evaluated to 
ensure a minimum of one acre of open space is available per 200 units) had 
been in place at the time, it would have resulted in about 16.0± acres of open 
space compared to the roughly five acres that exists today. 

As noted, the applicant is requesting to include areas towards the minimum open 
space requirement that are not traditionally counted as open space. For example,

o rooftop areas of multistory buildings (Spaces that would likely not be 
accessible to all residents);

o utility easements (Spaces that would likely not be able to be amenitized 
with structures, plantings, etc.);

o façade zones that do not face a public street; 
o landscape buffers (The applicant requests the ability to encumber the 

landscape buffers with utilities, which would in turn make these spaces 
unusable as open space. The landscape buffer is for aesthetic purposes 
and does not meet the minimum dimension for open space.);

o areas designated as open space on any plat or site plan (such as 
undeveloped parcels); and 

o areas measured from back of curb including City parkway, etc. 

Reference images below for potential open space areas based on the applicant’s 
proposal. 
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Frisco Street & Enterprise Drive 
5,000 square feet within the required landscape 

buffer and encumbered by utilities

Frisco Street & Enterprise Drive
10,000 square feet within the required landscape 

buffer and encumbered by utilities
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The Centre at Preston Ridge 

An area 24± feet in width that is placed between a drive aisle of busy traffic and a parking lot.  
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Northwest Corner of Parkwood Blvd. & 
Headquarters Drive - Plano
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In the past, the City worked with developers to have open space set aside within 
the development. The space was then left for the HOA to design and improve to 
their liking. However, in every instance where this has been the case, the HOA 
has never taken that opportunity (Reference image below of the Village at Cobb 
Hill open space). Therefore, Staff started working with developers at the time of 
zoning to design these spaces and include those designs within the Planned 
Development so that everybody knows the minimum expectation in developing 
these spaces. With this Planned Development, if smaller open spaces are to be 
provided, it is imperative that the spaces be well designed with the appropriate 
amenities. The applicant’s request proposes that all open spaces include a 
pedestrian trail, benches and other seating, pedestrian crosswalks, and 
landscaping. Beyond this, a certain level amenity is required based on the size of 
the open space. While this would give the applicant the potential to develop great 
spaces as they have discussed, there is nothing within this Planned 
Development that would require the design of these spaces to turn out similar to 
those examples shown below (Bosque Park and Flippin Park). An article (titled 
“Pocket Parks”) has been provided within the appendix for additional information 
on these small spaces. Based on the applicant’s request, one additional amenity 
from the applicant’s list is required within Secondary Open Spaces, which could 
translate to the applicant providing a single trash receptacle in the space to meet 
the amenity requirement.  

Village at Cobb Hill 

Staff is willing to discuss alternatives on the open space requirements, which is 
evident in recent zoning requests supported by Staff as well as preliminary site 
plans and/or site plans that have been taken in front of the Planning & Zoning 
Commission with Staff’s support for alternative designs. However, it is crucial that 
Staff be able to evaluate the request more thoroughly to ensure the elements still 
come together and that the space is usable for those it is intended to serve. 
Unfortunately, that information is not available and the potential development 
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options too great at this time with this request to have more detailed discussions 
on the open space. Staff has attempted to work with the applicant to ensure them 
their vision could be achieved by working with Staff in the future under current 
City standards and to include standards within this Planned Development that 
uphold the City’s high-quality open space standards. However, the applicant has 
chosen to proceed with language that negates quality and commits the 
developer(s) developing this property to very little. Staff recommends the 
applicant provide detailed open space plans at the time of the Land Study, which 
shall then be provided to the Planning & Zoning Commission. The Planning & 
Zoning Commission should have full discretion whether to approve, modify or 
deny the open space design. This allows the City the right to review the open 
space plans in context and the applicant the ability to do everything that they 
have presented as their “vision”. 
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Bosque Park – Addison Circle – 0.82 Acre

 

Flippen Park – Highland Park – 2.1 Acres
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 Zoning Exhibit – The applicant is proposing to move forward with this request 
without a Zoning Exhibit. Therefore, building locations, open space, road 
networks, etc. reflected on previously presented development renderings may 
shift. The applicant is making no commitment to the previously presented 
development renderings. The Zoning Exhibit is another layer to evaluate the 
request and helps decision makers know what they are voting on. Staff has 
explained how Zoning Exhibits are evaluated in accordance with the Major and 
Minor Amendments section of the Zoning Ordinance and that there is flexibility in 
altering the exhibit. However, due to the size of the property (2,100± acres) and 
the length of time it is expected to take for the property to develop, the applicant 
has chosen to proceed without a detailed graphical representation of a traditional 
Zoning Exhibit. 

Therefore, Staff has recommended to the applicant an alternative to the Zoning 
Exhibit, a Land Study, that shall be filed and approved by the Planning & Zoning 
Commission prior to the first development within a designated subdistrict. The 
applicant has chosen to include a provision requiring a detailed land study within 
this Planned Development; however, Staff and the applicant disagree on certain 
terms surrounding the study. This is explained within the next section, “Land 
Study and Land Study Lapse.”

 Land Study and Land Study Lapse – The level of discretion the City retains to 
approve or deny the Land Study differs between the applicant and Staff’s 
versions. The applicant’s version would require approval of the Land Study so 
long as it was in accordance with the Planned Development; however, in an 
effort to allow for future flexibility, the Planned Development language is 
intentionally broad in a number of areas that would be reviewed at the Land 
Study level. Staff’s recommendation is the City retain full discretion to approve, 
modify, or deny the Land Study as this is the first time that the City will receive an 
appropriate level of planning and design context by which to apply the standards 
of the Planned Development. The Land Study concept was developed by Staff as 
a tool specific to this Planned Development that allows for upfront flexibility with 
future reviews in context. This gives the City legal rights especially when the 
applicant is proposing a variety of alternatives and development standards that 
will result in a more dense development. The applicant’s requested language 
defeats the purpose of the Land Study and would essentially provide them all the 
flexibility requested without any contextual discretion by the City once 
appropriate detail is provided. 

The elements to be included on a Land Study are provided within Exhibit B. In 
instances where Staff and the applicant disagree on the language regarding the 
elements to be provided, a table comparing the applicant’s language against 
Staff’s language is provided below.
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Applicant’s Proposal Staff’s Proposal
the general location and the cross 
section of any proposed local street or 
collector street that will serve as the 
boundary between residential (including 
Fields Urban Living) and non-residential 
uses, including streets that will surround 
proposed schools and parks (greater 
than three acres) and Open Space 
(greater than one acre)

the general location and the cross 
section of any proposed local street 
or collector street that will serve as 
the boundary between residential 
and non-residential land uses or 
neighborhood densities, including 
streets that will surround proposed 
parks, large open spaces, or 
proposed schools

the general location of any Fields 
Interconnected Residential Street 
Networks 

the general location and extent of 
any Fields Interconnected Street 
Networks or private neighborhoods 
proposed to be implemented

the general location, acreage, and 
percentage of Open Space within the 
Land Study Area

the general location, acreage, 
dimensions, and percentage of 
Open Space within the Land Study 
Area

Staff requests that the City have the ability to require the submission and 
approval of additional studies or other requirements as a condition of 
consideration and action on a Land Study to help in the evaluation of the Land 
Study when necessary. While the applicant is agreeable to submitting and 
receiving approval of additional studies and/or information, they are requesting 
the condition be placed on a future preliminary site plan and/or preliminary plat 
rather than on the Land Study itself. Staff is not in agreement on conditioning 
future items and recommends these items be a condition of consideration and 
action on a Land Study, because when the Land Study is approved Staff wants 
to ensure the development can work before the developer goes to the next step 
and through further expense. Action shall not be taken on a Land Study until all 
information is provided to ensure a full and complete review of the area is 
possible. 

Once the applicant receives approval of a Land Study, the applicant requests for 
the processing of preliminary plats, final plats, preliminary site plans, and/or site 
plans to be processed concurrently. However, due to recent legislation passed by 
the State and the City’s obligation to act on filings within 30-days, plans for the 
same area shall not run concurrently and shall be filed in accordance with the 
City’s Development Review Schedule. 

The applicant requests the approval of a Land Study be effective for a period of 
five years from the date of approval. Staff proposes the approval of a Land Study 
be effective for a period of two years as stipulated by Ordinance for preliminary 
site plans, site plans, and plats. Ordinance stipulates a period of two years as 



City of Frisco
Planning & Zoning Commission Meeting

Page 26 of 85

most development occurs within this timeframe. Allowing an applicant’s plans to 
stay active for a period beyond two years could be a hinderance to adjacent 
development. 

 Uses – Exhibit D of the applicant’s request sets forth the uses permitted within 
each of the subdistricts. In instances where a particular use is not addressed 
within Exhibit D, the use shall be regulated according to the applicable base 
zoning district identified within Table 1-1 of Exhibit B. Staff proposed to the 
applicant that a base zoning district for each of the subdistricts be identified and 
that all uses be in accordance with those permitted by the base district. As noted, 
the applicant has chosen to proceed in this manner but has chosen to 
supplement the base zoning district uses by including Exhibit D. Staff has 
concerns regarding elements of the applicant’s proposal. For example; 

o Restaurant – A Restaurant is permitted by right in the base zoning 
districts identified by the applicant for each of the subdistricts. However, 
the applicant has chosen to include Restaurant as a listed use within 
Exhibit D and permit the use within each of the subdistricts. It is not 
necessary to include the use within Exhibit D as the use is already 
permitted within the base district. 
 The applicant proposes Restaurant be permitted by right in The 

Preserve, a residential district as depicted on preliminary 
development renderings. While Staff potentially supports the use 
within the subdistrict, it is challenging to fully examine the 
appropriateness of this use without a Zoning Exhibit. In order to 
thoroughly review the request and ensure compatibility with the 
surrounding neighborhoods, Staff recommends this use be 
permitted by Specific Use Permit within The Preserve. 

o Restaurant, Drive-in – The applicant proposes the use be permitted by 
right within all subdistricts except The Preserve. The applicant speaks to 
providing a people centric environment focused around walkability. 
Permitting this use does not achieve that and Staff recommends the use 
be prohibited. Staff would also recommend prohibiting drive through 
restaurants.  

o Outside Storage and Display as a Primary Use – The applicant 
proposes to permit the use by right within the University Village subdistrict. 
However, this use is permitted by right within the Industrial zoning district, 
one of the base zoning districts the applicant has identified for University 
Village. Therefore, it is not necessary to include the use within Exhibit D 
as the use is already permitted within the base district.  

o Mini Warehouse/Self Storage – The applicant proposes the use be 
permitted by right within Point East, East Village, and University Village. 
The use is permitted by right within the Industrial district; however, it 
requires approval of a Specific Use Permit in other designated non-
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residential districts. Therefore, Staff recommends this use be permitted by 
SUP should the use remain within this Planned Development. 

o Private Club – The applicant proposes a Private Club, an establishment 
holding a Private Club permit under Chapter 32 or 33 of the Texas 
Alcoholic Beverage Code that derives 35% or more of its gross revenue 
from the sale or service of alcoholic beverages for on-premise 
consumption and that is located within a dry area as defined in Title 6 of 
the Texas Alcoholic Beverage Code, be permitted by right within each 
subdistrict. The Zoning Ordinance permits a Private Club in certain non-
residential zoning districts upon approval of a Specific Use Permit and 
only allows the use by Specific Use Permit in residential zoning districts 
when an accessory use in conjunction with the operation of a golf course. 
Staff recommends the use be permitted by Specific Use Permit to better 
evaluate its compatibility with surrounding uses. 

o Alcoholic Beverage Establishment – The applicant proposes an 
Alcoholic Beverage Establishment, an establishment that derives 75% or 
more of its gross revenue on a quarterly basis from the sale or service of 
alcoholic beverages, as defined by the Texas Alcoholic Beverage Code, 
for on-premise consumption, be permitted by right in each subdistrict. The 
Zoning Ordinance permits an Alcoholic Beverage Establishment in certain 
non-residential zoning districts upon approval of a Specific Use Permit and 
only allows the use by Specific Use Permit in residential zoning districts 
when an accessory use in conjunction with the operation of a golf course. 
Staff recommends the use be permitted by Specific Use Permit to better 
evaluate its compatibility with surrounding uses. 

Further, the applicant proposes a base zoning district of Office-2 and Retail for 
The Preserve. This would allow uses, including but not limited to, such as minor 
automobile repair, boarding houses, minor building material and hardware sales, 
and indoor commercial amusement by right. Due to the City’s significant 
investment in the adjacent PGA project, Staff proposes The Preserve be 
restricted to residential uses only. As noted above, should the applicant propose 
certain non-residential uses within the subdistrict, they may be considered 
through the approval of a Specific Use Permit. This would necessitate criteria 
needing to be being provided to evaluate any future SUP requests. 

The applicant requests that each of the proposed residential products be 
permitted by right within University Village. The Future Land Use Plan identifies 
this area as Business Park and Industrial Park, which recommends no 
residential. However, Staff proposes 1,000 of the proposed 9,000 multifamily 
units shall be designated as University of North Texas student housing units. 
Should the City entertain student housing as a permitted use, residential shall be 
prohibited in the areas noted in blue on the map below. The residential shall be 
developed nearest the University of North Texas Campus (the area represented 
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in grey in the map below). If the 1,000 units, or any portion thereof, are not used 
for student housing, the 1,000 units, or portion thereof, shall go away unless 
approved by City Council to relocate the units elsewhere on the property. 
Additionally, the President of the University of North Texas shall sign off on the 
development application at the time of filing the project. 

As noted previously, the applicant’s request proposes residential in each of the 
subdistricts, with minimum provision to preserve land for campus development, 
and preserving the best sites for campus development.  

Residential generally develops first, and if the City does not take the necessary 
steps to preserve land for campus development, then the land is likely to develop 
as residential, and the City will not have any legal authority to prevent this from 
happening, as currently proposed. 

The property on the north side of Panther Creek Parkway, east and west of the 
railroad has the potential to be viable campus and commercial development 
because of the University of North Texas campus to the south, and the 
applicant’s proposal to create a Legacy West type development along the Dallas 
North Tollway. Similar to the Legacy Campus in Plano, the office development 
(EDS, Frito Lay, JC Penny, and other companies), and residential was capped at 
4,800 units, and the campus was under the control of EDS, that emphasized 
campus development first. It’s Staff’s opinion that the area between Dallas North 
Tollway and Preston Road could become a similar type of corporate campus as 
in Plano; but the potential is unlikely to happen should residential cannibalize the 
property. Staff’s proposal is that residential be considered only by a Specific Use 
Permit for these subdistricts (Point West and East Village). These areas have 
been noted in green in the map below. Under this proposal, the developer would 
be required to show how the residential would fit into a campus development in 
that subdistrict to achieve the applicant’s vision for a walkable neighborhood and 
creating the district to attract corporate tenants. 
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 “Property” Defined – The applicant has provided a definition for “Property” 
which includes the boundaries of this Planned Development, and the PGA 
Headquarters property and the Omni Resort. While the applicant has removed 
previously proposed language regarding signage, this definition has been 
provided for the limited purpose of signage rights. Staff is not in support of this 
request as the “Property” shall only be the area within the metes and bounds of 
this zoning request. The PGA/Omni is not part of this zoning request and was 
addressed in a separate zoning case earlier. Should the applicant propose offsite 
signage or have other signage requests, they shall be handled at a later date. 
Adequate information has not been provided by the applicant for Staff to review 
signage requests at this time. 

 Commercial Development Commitment – Staff has made the applicant aware 
of City Council’s policy for ensuring commercial development occurs prior to or in 
conjunction with residential development. The applicant is proposing a series of 
earnouts to gain additional multifamily units based on office, hospitality, and retail 
development. Further, the applicant is proposing in the subdistricts of North 
Fields, Midtown West, and Midtown East, as defined on Exhibit C, no less than 
50% of the gross land area shall be Commercial/Urban Mixed Use and no more 
than 50% shall be Residential (in the form of Fields Residential 3B, Fields 
Residential Townhome, Multiplex, and Fields Urban Living). 

Staff does not support the applicant’s 50/50 request and proposes no less than 
70% of the area be developed as Commercial/Urban Mixed Use and no more 
than 30% shall be Residential. For this purpose, Urban Mixed Use shall be 
defined as development that includes ground floor commercial day one with 
residential above. The applicant has stated their intent is to align with City 
Council’s Vision; therefore, it is important adequate land be preserved for 
commercial development.   

 Parking and Parking Garage Standards – Staff has worked with the applicant 
to negotiate parking standards that will be applicable to the various product types 
as well as parking garage standards that shall be applied when structured 
parking is provided. While agreements have been reached on certain items, Staff 
and the applicant disagree on others. Below is a summary of these points. 

o Urban Living Parking – While recently adopted Planned Developments 
require urban living to be 100% structure parked, 90% structured parking 
has been approved in past Planned Developments. Staff has found that in 
instances where 90% structured parking is required, the developer has 
chosen to provide 100% of the required parking as structured parking. 
However, the applicant has chosen to proceed with providing 90% as 
structured parking. The remaining 10% will be required to be provided 
onsite. However, the applicant’s request contradicts itself and later in the 
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document states that should the parking be provided offsite for Fields 
Urban Living uses, it shall be provided within 300 feet of the building it 
serves. Staff does not support the applicant’s request to provide parking 
offsite, and the required parking shall be provided onsite.  

o Multiplex Parking – The applicant proposes a minimum of 75% of the 
required parking for Multiplex uses shall be provided within a tuck under 
garage, attached garage, or detached garage. The remaining 25% shall 
be provided in the form of surface parking either onsite or offsite within 
300 feet of the building it serves, per the applicant. Staff proposes the 
applicant provide 100% of the required parking within a tuck under garage 
attached to the unit or an interior corridor. Staff is not in support of the 
applicant’s request to provide detached garages as they have a greater 
potential of turning into storage units therefore eliminating required 
parking. Additionally, while the applicant has included language prohibiting 
“garden-style” apartments, this much potential for surface parking with 
detached garages may not differ much from garden-style apartments. 

o Parking Garage Height – The applicant proposes a parking garage, or a 
portion of a parking garage associated with a Fields Urban Living building 
may extend above the main structure if the Director of Development 
Services determines it architecturally compatible. Staff is not in support of 
including such language and proposes that in no circumstances should a 
parking garage or a portion of a parking garage extend above the building. 
In instances such as the Emerson at Frisco Market Center, Staff has 
received complaints and asked what steps could be put into place in the 
future to prevent this from happening again. In another instance, Jefferson 
at the Gate, Staff was aware of the applicant’s intent to construct the 
parking garage above the main building and that the Planned 
Development did not prevent this. Staff worked with the applicant for 
several months to come up with an architecturally compatible solution for 
the portion of the garage that extended above the building; however, it 
was challenging and significantly delayed the applicant’s approval. 

o Parking Garage Screening – Staff has worked with developers in the 
past to have parking garages located at the perimeter of properties 
incorporate architectural grates on the first two levels to ensure parking is 
screened from adjacent roadways, which provides for a higher level of 
aesthetic design. The grates are also intended to serve as a mechanism 
of increased safety and to ensure individuals are only able to enter and 
exit the garage at designated points. The applicant requests to only 
incorporate architectural screens on the first level when parking garages 
front the Dallas North Tollway. Parking garages internal to the site shall 
incorporate architectural screening mechanisms on all levels and be 
designed in a manner to blend in with the adjacent buildings and to not 
appear as a parking garage. The applicant agrees that internal garages 
shall be screened on all levels but does not define how this may be 
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achieved. Therefore, the applicant could potentially construct a concrete 
structure with attached screening grates. In both instances, the differences 
between the applicant’s request and the City’s position are fairly small, but 
in every case the applicant’s proposal is a lower level of quality than that 
required by the City and adopted through other Planned Developments. 

The pictures below illustrate the importance of including language within 
the Planned Development that speaks to parking garage screening, where 
it should be applied, and how it should be applied. These pictures 
represent a parking garage across the street from residential townhomes. 
The developer does a good job blending the podium parking into the office 
above and ensuring it appears as a single, seamless project from the 
adjacent major roadway; however, as the parking garage continues 
internal, the architecture and screening of the garage fall off. Due to its 
adjacency to residential, this façade of the parking garage is just as 
important and shall be treated as such. 
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o Hotel Parking – The applicant is proposing to decrease required parking 
for hotel uses by 25% with no additional parking required for conference 
rooms and/or other commercial spaces. The Zoning Ordinance requires a 
minimum of one space be provided per room plus one space for each 200 
square feet of commercial floor area contained therein. Staff has recently 
received several requests to reduce hotel parking. However, after 
discussions with the Frisco Convention and Visitors Bureau, Staff has 
learned that most hotel patrons still utilize a car when staying in Frisco. 
While some patrons take advantage of ride-share programs while visiting, 
Frisco’s lack of public transportation still drives many visitors to want 
access to their own vehicle. Further, additional parking is necessary to 
accommodate commercial space that may be provided by a hotel to host 
conferences, weddings, etc. Therefore, the requests received by Staff to 
reduce hotel parking have been denied, and Staff recommends the 
applicant provide hotel parking in accordance with the Zoning Ordinance. 
Should this standard be included within the Planned Development, it is 
likely to have unintended consequences with no solutions. A reduction in 
parking will not eliminate cars but will result in cars being parked along the 
street and elsewhere. 

 Non-Residential and Multifamily Building Setbacks – The applicant is 
proposing the following minimum building setbacks for non-residential and 
multifamily development. 
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Product Type Building Setback
Multiplex 5-feet (does not specify how this is measured)
Fields Urban Living 14-feet from back of curb

Non-residential uses 14-feet from back of curb (urban areas) and a minimum 
of 25-feet from the ROW line in suburban areas

Per the applicant, a “break” shall be required in the façade of a minimum of 20 
feet by six feet deep every 300 feet of continuous block face for the Fields Urban 
Living and urban non-residential product types. A graphic is provided below to 
better understand the proposed “break” requirement.

Staff’s position has been that the setback shall not be reduced any further than 
25-feet measured from the back of curb. An exhibit (labeled “Urban Living & 
Nonresidential Setbacks”) is provided in the appendix for your review. City 
decision makers have commented on the need for wider sidewalks and that 
buildings are too close to the street. It is imperative to activate the space along all 
street frontages and to have adequate width to do so. Further, it is likely that the 
commercial uses will desire patios for their patrons or for personalized space in 
front of the store. As shown in the picture below, Coleman Street in Frisco 
Square is an example of where patios have intruded into the pedestrian space, in 
some cases leaving little room for pedestrians. Additional “Sidewalk Pictures” 
have been provided in the appendix.  
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Coleman Street – Frisco Square 

The City’s recently adopted Hike and Bike Master Plan speaks to how sidewalks 
are the most fundamental element of the walking network. Adequate width shall 
be provided so two people are able to walk side-by-side and pass a third 
comfortably. Added width shall provide space for landscaping and social space, 
such as street trees, which can slow traffic and improve safety for pedestrians. 
The Plan recommends sidewalks in commercial areas range in width from 25 to 
28-feet.  

Staff recommends a 25-foot setback; however, Staff agrees that meaningful 
articulation of the buildings can complement the public realm. Staff has worked to 
compromise with the applicant and proposes that a minimum of 60% of the 
building be placed at the 25-foot setback line; however, the remaining 40% can 
encroach up to the proposed 14-feet. The applicant has chosen to proceed with 
the language noted earlier. Reducing the setback to 14-feet is another 
mechanism in which the applicant will be able to pick up additional, developable 
land and in turn gain density. 

 Climate Controlled Corridors – Recently adopted Planned Developments 
require 100% of urban living developments to utilize climate-controlled corridors 
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as means to update the quality of the project. The applicant is requesting the first 
5,400 Fields Urban Living units to be built without climate-controlled corridors. 
50% of units in excess of the first 5,400 units would then be required to utilize 
climate-controlled corridors. 

Staff’s proposal to the applicant would allow for up to 50% of urban living 
buildings to be built without climate-controlled corridors but this shall begin with 
the first unit and does not permit an initial 5,400 units without. However, the 
applicant has chosen to proceed with the request as noted. The applicant’s 
proposal equates to 20% of the Fields Urban Living being built with climate-
controlled corridors and 80% without. Staff does not support of the applicant’s 
request. 

 Residential within the Commercial Core – The applicant’s request prohibits 
residential units within the Commercial Core unless within a minimum 15-story 
tower (including podium parking) or a vertically mixed-use project that 
incorporates at least 200,000 square feet of HVAC conditioned office space and 
a height of at least 180 feet. 

Staff recommended residential be prohibited within the Commercial Core unless 
within a minimum 25-story tower based on recently constructed projects at Frisco 
Station and Legacy West and recently approved Planned Developments 
including Hall Park. Staff supports the applicant’s request prohibiting residential 
units within the Commercial Core unless within a minimum 15-story tower or a 
vertically mixed-use project that incorporates at least 200,000 square feet of 
HVAC condition office space and a height of at least 180 feet. For purposes of 
this Planned Development, Commercial Core is defined as that portion of the 
property within an area that is within a perpendicular line drawn on either side of 
the Dallas North Tollway and extending 350 feet from the Dallas North Tollway 
right-of-way, as depicted on Exhibit H. 

 Front Entry vs. Rear Entry Products – Staff’s recommendation proposes all 
lots less than 60 feet in width be rear entry. However, the applicant is requesting 
the flexibility to allow a portion of the smaller lots be front entry as follows: 

o Front Entry Townhomes – Current City standards do not allow front 
entry townhome products. Images of front entry and rear townhomes are 
provided below for your reference. The applicant’s request does not allow 
front entry townhomes by right but rather allows the product (ranging from 
14-feet to 26-feet in width) at the sole discretion of the Director of 
Development Services. Staff is open to the applicant’s request with the 
understanding that it is likely to be referred to the Planning & Zoning 
Commission and City Council with no guarantees of approval. 
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o Front Entry FR-2B – The applicant requests an unlimited number of 
Fields Residential 2B, a minimum 50-foot lot width, front entry units be 
permitted by right if certain architectural requirements relating to enhanced 
paving and garage door treatments are met. Staff does not support the 
applicant’s request as Subsection 4.07.18 of the Zoning Ordinance 
already requires the proposed architectural requirements on front entry 
products. The 50-foot product is less than the 55-foot front entry product 
that has been approved in other projects such as Phillips Creek Ranch 
and The Grove. By providing front entry products on the smaller lots, the 
applicant can remove the alley and pick up additional developable land, 
another method in which the applicant is able to increase density. The 
applicant has stated their desire to create a neighborhood for people 
focused on walkability; however, many of the proposed standards lean 
towards creating an auto-centric development. 
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Front Entry Townhomes

Front Entry Townhomes
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Rear Entry 
Townhomes

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjV49mHmfTmAhVSA6wKHYa1AxQQjRx6BAgBEAQ&url=https://www.realtor.com/realestateandhomes-detail/6031-Page-St_Frisco_TX_75034_M83796-89809&psig=AOvVaw1sLxagZRahRk0CI53IzdTA&ust=1578579499746709
https://www.realtor.com/realestateandhomes-search/Frisco-Square_Frisco_TX
https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjdqcXsmfTmAhUNCawKHXM8DqcQjRx6BAgBEAQ&url=https://candysdirt.com/2018/05/07/southlake-townhome-living-ebby-halliday-realtors/&psig=AOvVaw1gbh3IebpM-ennvMhweE3J&ust=1578579708323409
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 Parks and Trails – The applicant proposes not less than 12 neighborhood parks, 
containing no less than 72 acres in the aggregate, be provided on the Property at 
full buildout. Per Staff’s analysis, a range up to 282 acres shall be provided within 
the Property at full buildout depending on the actual density developed. Parks 
may be dedicated by final plat or separate instrument.  The foregoing dedication 
of parkland shall be based on the current parkland dedication ordinance. 
Concurrent with the Parkland Dedication Ordinance, a Park Development Fee 
will be assessed on the residential development for the purposed of assuring that 
Park Facilities are available and adequate to meet the needs created by such 
development while maintaining current and proposed level of park and recreation 
standards.

Hike & Bike trails shall be a minimum of five (5) miles in the Property. Public 
hike-and-bike trails shall be constructed in accordance with the current Hike & 
Bike Master Plan.

The reasoning is that While the Open Space Master Plan identifies the need for 9 
neighborhood parks within the Property, it doesn’t account for how many dwelling 
units or persons per house hold on the area. In this case, the Parkland 
Dedication Ordinance controls. Per Section 58-21 of Ordinance No.18-09-47, 
parkland required is based on a formula that requires 8.5 acres per 1,000 
dwelling units.  The final number of acreages depends on the “type of 
development” (i.e. single family or multifamily), “persons per household” and 
“number of dwelling units”. Per the density request for this Planned Development, 
the calculated parkland acreage should range up to 282 acres depending on the 
amount of units proposed for each Preliminary Plat.

Fields Single Family:

5,000 max. units

(8.5 x 5,000 = 42,500) x 3.11 (development type) = 132,175 / 1,000 
= 132.175 acres

Urban Living:

2,000 min. units 

(8.5 x 2,000 = 17,000) x 1.97 (development type) = 3,940 / 1,000 = 3.94 acres

9,000 max. units

(8.5 x 9,000 = 76,500) x 1.97 (development type) = 150,705 / 1,000 = 150 acres
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 Perimeter Landscaping – The applicant is acceptable of Staff’s position on 
providing landscape buffers equal in size to those approved in recent Planned 
Developments on most of the major streets running through this development. 
However, the applicant has chosen to not accept the requirement for a 25-foot 
landscape buffer along Frisco Street and a 20-foot landscape buffer along all 
collector streets. Further, the applicant requests the ability to encumber all of 
these required landscape buffer with easements. Allowing easements to 
encumber the buffers results in less area to fit the required plantings within the 
buffer; therefore, Staff is not in support of the applicant’s proposal. Staff 
proposed the buffers be exclusive of easements unless otherwise approved by 
the Director of Development Services and Director of Engineering Services in an 
attempt to work with the applicant. There have been instances where Staff has 
worked with the applicant to allow a portion of the buffer to be encumbered by 
easements if adequate space was available to fit in the required plantings. The 
applicant has chosen to proceed without this language. Additional perimeter 
landscaping language (Section 6.b of Exhibit B) proposed by the applicant is 
covered by the City’s standard easement language and shall be struck. 

 Transportation – Staff worked with the applicant to negotiate alternatives to City 
Standards to allow some residential neighborhoods to be constructed in a more 
urban style rather than the suburban style typically found in Frisco.  While most 
of these transportation standards have been agreed to, the following is a 
summary of the points where Staff and the applicant disagree.   

Interconnected Residential Street Network – The applicant desires to have the 
ability to construct some areas with a traditional street grid similar to how the 
core of towns and cities were constructed before the 1950s. While City 
Standards allow this type of street network in multi-family and commercial areas, 
the Standards do not allow it in single-family residential areas because 
restrictions are in place to discourage speeding, prevent homes from fronting 
busy streets, and inject creativity to street layout. Staff worked with the applicant 
to negotiate alternatives to the Engineering Standards that will allow the applicant 
to construct some residential areas using this grid (called a “Fields 
Interconnected Residential Street Network”) under certain conditions.  While the 
majority of these conditions have been agreed to, the following are the points 
where Staff and the applicant disagree. 

o Approval of Location. Staff’s version of Paragraph 13(a) states that “the 
Fields Interconnected Residential Street Network may be implemented in 
single-family residential areas identified on an approved Land Study,” and 
states in Paragraph 13(b) that “Where the City has approved the 
implementation of a Fields Interconnected Residential Street Network on 
an approved Land Study…”  The applicant’s version of Paragraph 13(a) 
states that the Fields Interconnected Residential Street Network may be 
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implemented throughout the project and removes the approval condition 
from Paragraph 13(b).  The applicant’s version would deny Staff the ability 
to prevent an Interconnected Street Network from being implemented in a 
location where it wouldn’t work within the context of the larger 
transportation network (based on traffic efficiency and safety). 

o Curvilinear Grid.  Staff’s version of Paragraph 13(a) states that the Fields 
Interconnected Residential Street Network shall soften the traditional grid 
to respond to the site’s natural topography and features through the use of 
a curvilinear, yet regularly interconnected network.  The applicant’s 
version of Paragraph 13(a) states that the Fields Interconnected 
Residential Street Network may be softened to respond to those features.  
The applicant’s version defines the base state as a rectangular grid, which 
could be used to force the City to accept a perfectly rectangular grid of 
streets that ignores topography and natural features, which contradicts the 
City Council’s vision per the Neighborhood Design Strategy.  

o Block Length.  Staff and the applicant agree in Paragraph 13(a)(i) that a 
Fields Interconnected Residential Street Network shall not be subject to 
the City’s street length restrictions provided that no block is longer than 
700 feet.  The applicant’s version adds text that would also define a block 
as being the distance between a street and a crosswalk at a 50-foot 
pedestrian easement.  Staff is opposed to this definition because only a 
full vehicular intersection creates the visual and physical interaction with 
the street that is necessary to break it up into several blocks for traffic 
calming purposes.  If a midblock crosswalk were allowed to count as 
starting a new block, the street could contain an actual block that would be 
1,450 feet long between vehicular intersections, which is even longer than 
the City’s current limit of 1,200 feet for the total length of a residential 
street.  Such a long block would go against the purported benefits of an 
interconnected street network and would cause speeding issues in the 
neighborhood.

o Dispersal of Traffic.  A Fields Interconnected Residential Street Network 
might have several streets that would typically be considered a residential 
collector and therefore City Standards would prohibit homes from fronting 
them.  In Paragraph 13(b)(viii), Staff has agreed to allow homes to front a 
long street in a Fields Interconnected Residential Street Network as long 
as there are at least three of these streets in a row (thereby creating 
multiple routes for traffic to take rather than focusing the traffic on one 
street).  In addition, Staff has included the requirement that “nothing about 
the street network or the destinations within the Subdistrict would cause 
traffic to use one entrance street more than another.”  The applicant has 
changed their version of this paragraph to reduce this limitation to two 
streets in a row and to eliminate the other requirement.  Traffic must be 
sufficiently dispersed among the network of streets to avoid the problems 
that homes experience when fronting a residential collector; therefore, 
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Staff is only comfortable allowing homes to front these long streets if there 
are at least three streets connecting to the arterial and the neighborhood 
must be free of any factors that would cause most of the traffic to use one 
of the long streets (like a school on one of the streets, for example).

o Traffic Control.  Staff and the applicant agree in Paragraph 13(b)(x) that 
no homes can front the first block of a Fields Interconnected Residential 
Street if it connects to an existing or planned traffic signal.  Staff’s version 
of the paragraph also states that the first internal intersection shall have a 
roundabout or a warranted all-way stop, but the applicant deleted this 
provision from their version.  Staff is only comfortable allowing a Fields 
Interconnected Residential Street to connect to a traffic signal if the traffic 
flowing into the residential area is disrupted with either a roundabout or an 
all-way stop. This will help disperse the entering traffic to other streets in 
the network and slow it down before it reaches the section where homes 
front the street.  

Other Design Alternatives – Regardless of whether a Fields Interconnected 
Residential Street Network is used, the applicant desires to have other 
alternatives to City Standards to allow them to sometimes build a more urban-
style residential neighborhood.  Staff worked with the applicant to negotiate 
several alternatives to the Standards, but the following are the points where Staff 
and the applicant disagree.

o Homes Facing a Type B.  City Standards do not allow homes to face 
arterial roadways because homeowners would be unhappy facing the 
busy roadway with higher traffic speeds and the City does not want 
parking activity to occur on the arterial roadway.  Paragraph 13(c)(vi) 
allows homes to face a Type B (4-lane) thoroughfare provided that they 
are addressed to a mews behind them and are separated from the arterial 
by a 50-foot HOA lot and a wall or fence.  Staff’s version of this paragraph 
also states that “any gates installed in the fence or wall shall be limited to 
communal access points and shall not appear to provide individualized 
access to each lot” and “all such gates shall be a minimum of 80 feet 
apart.”  The applicant’s version deletes these sentences.  Staff is not 
comfortable allowing homes to face a Type B arterial if individual gates will 
be placed in the fence because this will encourage visitors to the home to 
use the arterial roadway as a place to park or briefly make a delivery or 
drop-off or pick-up a person.

o Long, Straight Streets.  City Standards require single-family residential 
neighborhood streets to be curvilinear.  Staff’s version of Paragraph 
13(c)(xv) states the fact that non-residential and urban living streets are 
not subject to curvilinear street requirements.  The applicant’s version of 
this paragraph states that the City’s curvilinear street and street length 
requirements shall not apply to all internal streets.  This paragraph would 
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eliminate these design standards from all single-family residential streets 
that are not even a part of an approved interconnected street network.  
This would eliminate the primary safeguard that the City has created to 
protect the residents’ safety and welfare regarding neighborhood speeding 
and cut-through traffic.  In addition, it contradicts the desire of the Planning 
& Zoning Commission and the City Council when they approved the 
Neighborhood Design Strategy in 2018 which specifically added the 
requirement for curvilinear residential streets.  Staff has already agreed to 
certain alternatives to the street length requirements in private 
neighborhoods and wherever the Fields Interconnected Residential Street 
Network is used; and Staff is willing to discuss possible alternatives to 
these requirements on a case by case basis when specific neighborhood 
layouts are proposed in the future.  However, Staff does not agree with the 
wholesale removal of these important neighborhood design standards 
everywhere within the 2,500-acre area.

o Gated Neighborhoods.  Since “The Preserve” subdistrict will be allowed to 
have private neighborhoods by right, Staff’s version of Paragraph 13(d)(vi) 
includes the standard language the City places in all private neighborhood 
Planned Developments.  It states that the gates shall remain open during 
the day until the HOA provides a guard at one of the entrances during the 
day.  At the HOA’s option, the gates may be closed during the day without 
a guard provided that the gate opens automatically upon approach, the 
entry gate has a turnaround constructed according to City Engineering 
Standards, and other requirements as described.  The applicant’s version 
of the paragraph deletes the words “without a guard” and deletes the 
requirement for a turnaround therefore requiring people to back up into the 
cross street. This can be difficult and challenging depending on 
someone’s speed and the cross traffic. It can also be challenging for those 
vehicle with trailers. Staff recommends the approval of Staff’s version of 
the paragraph so there will be no misunderstanding or misinterpretation 
(by the applicant, an HOA, or a resident) about what is required regarding 
the construction and operation of a gated entrance.

Street Cross Sections – The City has several standard street cross sections in 
the Engineering Standards that describe different types of streets used in 
different development situations. The applicant desires to create several 
additional street cross section options in the Planned Development to allow them 
to develop different styles of neighborhoods and urban areas. In general, these 
supplemental cross sections include narrower pavement and ROW.  Staff worked 
with the applicant to try to negotiate several supplemental street cross sections, 
but we could not reach an agreement. Below is a summary of the disagreements.

o 18-foot Streets. The applicant proposes to use a residential street cross 
section which consists of a one-way couplet (two one-way streets 
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separated by a wide median) with each direction being only 18 feet wide, 
which would serve a travel lane and a parking lane. Staff does not support 
of this request, which is even narrower than the one-way couplets in the 
Canals of Grand Park neighborhood where Cotton Gin Road and Canal 
Street each consist of a one-way couplet (with a canal in the middle).  
These streets were allowed as a pilot study to determine if this type of 
street worked and could be used in other developments. However, the 
“test” has not been successful as motorists continually park where there 
are no parking cut-outs, reducing the effective width of the street even 
further and hindering emergency response. Each direction of Cotton Gin 
Road and Canal Street is 18 feet wide, plus there are parking cut-outs 
beyond the 18 feet, for a total of 26 feet of width wherever a car is allowed 
to be parked and 18 feet of width wherever a car is not allowed to park.  In 
the applicant’s request, when a car is properly parked, the street will only 
be 10 feet wide for emergency response and firefighting activity.  In the 
applicant’s request, when a car is parked illegally next to the median, the 
road will be completely blocked. The applicant has proposed various 
measures to try to mitigate the problems of an 18-foot wide pavement in 
their Paragraph 13(c)(xvi). However, “No Parking” signs and striping are 
not always obeyed and the mountable curb on the median side of the road 
would be useless if a car is illegally parked on the median side of the 
street (which occurs frequently in Canals of Grand Park).  Instead, Staff is 
willing to support a one-way couplet with 20 feet of pavement and parking 
cut-outs beyond that 20 feet. In addition, Staff is willing to support a one-
way couplet with 24 feet of pavement without parking cut-outs (similar to 
Newman Boulevard in Newman Village). The Fire Department and Traffic 
Engineering Division does not support any request for a street pavement 
narrower than 24 feet that does not have parking cut-outs next to it 
because that will be a threat to the life, safety, and welfare of our 
residents.

o Narrow Type F Street. The applicant is proposing a two-way residential 
street type (called Type F-1) which would serve front loaded homes and 
be 28 feet wide.  With on-street parking allowed on both sides of the 
street, cars backing out of driveways, and trash collection occurring in the 
street, Staff does not recommend reducing the width of our current 
standard for this type of street, which is 30 feet wide.  Staff has already 
agreed to traffic calming features along any street cross section to help 
reduce vehicle speed as described in Paragraph 13(c)(viii), including bulb-
outs at the intersection (to reduce the pedestrian crossing distance) and 
mid-block chokers (to pinch the width of the road in strategic locations).

o Water Line Location. In an effort to reduce the width of the ROW, the 
applicant has proposed to relocate the water line in residential 
neighborhoods so it will be located under the pavement of the roadway.  
Water lines serving single family homes cannot be placed under paving 
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due to the large quantity of service lines (i.e. taps from the water line to 
each home). Service lines constitute the majority of leaks that are repaired 
by Public Works and the standard repair is to replace the service line from 
the water line to the home’s meter. If the water line is under the paving, 
the traffic disruption and the City’s repair costs would increase drastically 
as the road would have to be dug up and repaved each time. All of the 
applicant’s proposed residential cross sections would need to be revised 
to place the water line back into the parkway and to place any trees a 
minimum of four feet from the water line to prevent root damage to the 
water line.

o Tree Root Damage. In an effort to reduce the width of the ROW, the 
applicant has proposed that paved surfaces be closer to street trees than 
City Standards currently allow. Staff does not support the three-foot 
distances shown by the applicant as tree roots will damage the sidewalk, 
the curb, and the water line as described above. If the applicant is allowed 
to use such reduced distances, the City’s infrastructure will eventually be 
damaged by the tree roots and taxpayer money would be spent on repairs 
that could otherwise have been easily avoided.  Trees must be four feet 
away from any sidewalk and water line, and a tree can be shown to be 
four feet from the back of curb if a root barrier is used.

o Applicability.  During the negotiation process, Staff and the applicant had 
agreed upon the inclusion of a table to limit the use of any new 
supplemental street cross sections to only certain types of land uses and 
building heights.  The applicant’s current proposal does not include such a 
table.  Staff recommends that Exhibit F include Staff’s Table XX (a copy of 
which is shown in the appendix section for your reference), which ensures 
that any narrower street types are only used in single-family residential 
areas. For example, this would prevent any high-rise buildings or multi-
family blocks from being located on a narrow one-way couplet.

o Cross Section Exhibit.  It should be noted that there is currently no Staff-
recommended version of Exhibit F (Supplemental Roadway Sections).  
Staff has provided a mark-up of the applicant’s Exhibit F which includes 
our general comments (a copy of which is shown in the appendix section 
for your reference).  If any part of Staff’s recommendations are approved, 
the applicant will need to create a new Exhibit F which redesigns the cross 
sections based on the various overlapping issues and Staff will need to 
review it again for compliance with life, safety, and welfare issues, 
engineering and maintenance issues, and compliance with direction from 
the Planning & Zoning Commission.  The corresponding text in Exhibit B 
would also have to be modified and reviewed.

 Development Process/Platting and Site Plans – The applicant is requesting to 
alter the development review process. Similar language has been included within 
past Planned Developments, those Planned Developments are much more 
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detailed in nature and include, but not limited to, detailed zoning exhibits 
reflecting development of the property. Both Staff and developers of the 
properties governed under these Planned Developments have found this 
language to be non-beneficial, and in most cases the City’s standard practices 
are followed. In instances where the developer has exercised their right to 
deviate from the City’s standard practices, it has been challenging for Staff to 
have to implement practices that are not applicable to the rest of the City. 
Unfortunately, this Planned Development is already substantially different from 
others and includes much less detailed information for a much greater land area 
than most Planned Developments. Therefore, the development review process 
must be subject to the same level of scrutiny as other developments. 

The surrounding land uses are as follows:

Direction Land Use Zoning Comprehensive Plan

North
Switching 
Station, Vacant, 
and Town of 
Prosper (Vacant)

Agricultural, Commercial-2, 
Planned Development-216-Mixed 
Use, Planned Development-260-
Retail/Multifamily, and Town of 
Prosper 

Industrial Park, Urban 
Center, Floodplain, 
Mixed-Use 
Neighborhood, and 
Town of Prosper 

East Switching Station 
and Vacant

Commercial-1, Agricultural, 
Industrial, and Retail 

Suburban 
Neighborhood, 
Industrial Park, and 
Urban Center

South Single Family 
and Vacant 

Planned Development-257-
Business Center, Agricultural, 
Planned Development-158-Single 
Family-10/Single Family-
8.5/Single Family-7/Retail/Office-
2, Planned Development-214-
Urban Center, Planned 
Development-211-Single Family-
10/Single Family-8.5/Single 
Family-7/Patio Home, Planned 
Development-268-Single Family-
8.5/Single Family-7/Patio Home, 
and Planned Development-175-
Single Family-16/Single Family-
10/Single Family-8.5/Single 
Family-7/Patio Home 

Suburban 
Neighborhood, Mixed-
Use Neighborhood, 
Floodplain, Business 
Park, Commercial 
Node, and 
Public/Semi-Public

West
School (Lonestar 
High School) and 
Vacant 

Single Family-7, Single Family-
8.5, and Agricultural 

Public/Semi-Public, 
Park, Suburban 
Neighborhood, 
Business Park, and 
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Commercial Node 

THE COMPREHENSIVE PLAN AND ZONING ORDINANCE APPLICABILITY:

Future Land Use Plan – As depicted in the exhibit below (with the area within this 
request bounded in yellow), the Future Land Use Plan (FLUP) designates the following 
land use categories for the property. 

 Business Park (Blue) – The Business Park designation recommends a mix of 
professional offices and limited supporting retail and restaurant uses to support a 
range of professional activities. This designation is defined as having 100% non-
residential uses.  

 Industrial Park (Grey) – The Industrial Park designation recommends a mix of 
manufacturing centers, technology/data centers, and flex office with a limited 
amount of secondary commercial uses serving primarily industrial buildings. This 
designation is defined as having 100% non-residential uses. 

 Suburban Neighborhood (Yellow) – The Suburban Neighborhood designation 
recommends a mix of detached (80%) and attached (20%) single family products 
and is defined as having 100% residential uses. 

 Urban Center (Dark Purple) – The Urban Center designation recommends a 
combination of residential and commercial uses. Urban Centers contain a mix of 
higher-density housing, retail, and entertainment choices in a scale that is 
walkable and encourages urban style living. This designation is further defined as 
having 70% non-residential uses and 30% residential uses based on the land 
area. 

 Mixed-Use Neighborhood (Orange) – The Mixed-Use Neighborhood 
designation recommends a mix of housing types and residential densities 
ranging from small lot single-family detached units to urban residential structures 
within walking distance of the goods and services required for daily living. This 
designation is further defined as having 20% non-residential uses and 80% 
residential uses based on the land area. 

 Transit Oriented Development (Light Purple) – The Transit Oriented 
Development designation recommends a mix of higher density residential and 
commercial development within walking distance of transit. This designation is 
further defined as having 50% non-residential uses and 50% residential uses 
based on the land area. 

 Commercial Node (Red) – The Commercial Node designation recommends a 
mix of single or multi-tenant commercial centers located at major intersections 
and are typically adjacent neighborhoods and provide everyday goods and 
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services. This designation is further defined as having 100% non-residential 
uses. 

 Floodplain (Green) 

The applicant’s request is drastically different from the City’s Comprehensive Plan in 
terms of designated land uses being proposed across the property. 

As noted earlier, the applicant is proposing to break this Planned Development into nine 
villages. The uses proposed within each of these villages and how the applicant’s 
proposal compares to the Future Land Use Plan’s recommendation is as follows 
(reference the exhibit on the next page for the Future Land Use Plan designations by 
village): 



City of Frisco
Planning & Zoning Commission Meeting

Page 50 of 85

Residential Non-Residential 
FLUP Applicant’s 

Request FLUP Applicant’s 
Request

University Village No Yes Yes Yes 
East Village Yes Yes Yes Yes
Midtown East Yes Yes Yes Yes
Point East Yes Yes Yes Yes
Point West No Yes Yes Yes
Midtown West No Yes Yes Yes
Brookside Yes Yes Yes Yes
The Preserve Yes Yes Yes Yes
North Fields No Yes Yes Yes 

Thoroughfare Plan – The Planned Development would span several roadways on the 
City’s Thoroughfare Plan.  

 Perimeter Roads
o Preston Road – a six-lane major thoroughfare;
o Panther Creek Parkway – a six-lane major thoroughfare; 
o North Teel Parkway – a six lane major thoroughfare; and 
o US 380 – a highway 
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 Internal Roads
o Dallas North Tollway – a tollway;
o Legacy Drive – a six-lane major thoroughfare; 
o Rockhhill Parkway – a six-lane major thoroughfare; 
o Frisco Street – a four-lane minor thoroughfare for a short distance before 

turning to the northeast as a two-lane collector; and
o Fields Parkway – a four-lane minor thoroughfare (carrying on the four 

lanes from Frisco Street)  

 Roadway Alignments – The Thoroughfare Plan defines the number of lanes and 
the general location of future major roadways, but does not establish the exact 
alignment of any road other than to define their start and end points.  As 
development occurs, physical features, water courses and landowner decisions 
will dictate the exact alignment of a road as it is designed and constructed.  The 
routes of future Legacy Drive and future Fields Parkway now differ from the 
straight lines shown on the Thoroughfare Plan since they have been curved and 
shifted to go around the new development of the PGA golf course.  No 
amendment to the Thoroughfare Plan is necessary for these routes since the 
roads retain the same start and end points.

 Roadway Size – As a result of the Traffic Impact Study conducted for the 
Planned Development (which is described in the next section), the applicant is 
proposing to increase the number of future lanes for a section of roadway from 
four lanes to six lanes.  Currently, the Thoroughfare Plan shows future Frisco 
Street dropping from six lanes to four lanes as it travels north of Panther Creek 
Parkway.  After Frisco Street turns right as a two-lane collector, future Fields 
Parkway continues north and west as a four-lane roadway.  The applicant is 
proposing to maintain six lanes on Frisco Street as it crosses Panther Creek 
Parkway and turns into Fields Parkway.  They propose that Fields Parkway carry 
six lanes through its intersection with the Dallas North Tollway before dropping to 
four lanes west of Legacy Drive.  If this Planned Development is approved, a 
Thoroughfare Plan Amendment will come before the Planning & Zoning 
Commission to incorporate these roadway size changes.

Traffic Impact Analysis – The Planned Development covers such a large area while 
not providing detailed development plans for any part of it, so a traditional traffic impact 
analysis could not be conducted.  However, Staff directed the applicant to conduct a 
series of traffic studies at different levels of detail in order to answer various 
transportation infrastructure questions. These studies are summarized below.

 Trip Generation Comparison.  This traffic study estimated the amount of trips that 
would be generated by the future land uses shown in the 2015 Comprehensive 
Plan within the study area and compared it to the estimated amount of trips that 
would be generated by one preliminary version of the land uses proposed by the 
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applicant.  The results show that the Comp Plan would generate 375,588 daily 
trips and the proposed scenario would generate 262,080 daily trips (a reduction 
of 30%).  A part of the reduction is due to the PGA golf course replacing some 
land uses that would have generated much more traffic per acre on a typical 
day.  A larger portion of this reduction is the result of including more mixed-use 
development which generate less trips between land uses in the same study 
area.  For example, an office complex generates trips during the lunch hour when 
its workers drive to restaurants in a different area, but a mixed-use area with 
offices and restaurants in the same area will not generate the same trips.

This comparison was also made just for the denser DNT corridor (which will 
remove any impact of the PGA golf course).  The results show that the Comp 
Plan would generate 251,815 daily trips and the proposed scenario would 
generate 206,498 daily trips (a reduction of 18%).  Again, the largest portion of 
this reduction is the result of replacing office land uses with mixed-use 
development which generates less trips between land uses in the same study 
area.

 Regional Traffic Demand Modelling.  This traffic study took the regional computer 
model used during the analysis of the 2015 Comprehensive Plan and modified it 
to reflect the proposed demographics under one preliminary version of the land 
uses proposed by the applicant.  The computer model then estimated the daily 
traffic that would occur on all of the arterial roadways in the City in the year 2040 
(at the time of full build out of the region). The results can be compared to the 
traffic generated by the demographics in the Comp Plan and also can be used to 
test different roadway sizes.  The results show that the proposed scenario results 
in similar thoroughfare volumes when compared to the Comp Plan results and 
that most of the arterial roadways will have volumes within their planned 
capacity. However, the results show much more traffic on future Fields Parkway 
east of Legacy Drive compared to west of Legacy Drive. Therefore, the study 
recommends modifying the Thoroughfare Plan so that Fields Parkway east of 
Legacy Drive can be expanded to six lanes when needed.

 DNT & Fields Parkway Analysis.  When the Dallas North Tollway was 
constructed, it left an opening for a four-lane roadway to pass under it where 
Fields Parkway is proposed to go.  Due to the arrangement of the entrance and 
exit ramps along the Tollway, more through traffic will pass through the 
intersection of Dallas North Tollway and Fields Parkway than normal.  
Northbound Tollway traffic headed for Rockhill Parkway will have to exit the 
Tollway and pass through the Fields Parkway intersection before reaching 
Rockhill Parkway and southbound traffic leaving the Rockhill Parkway 
intersection will have to pass through the Fields Parkway intersection before 
entering the Tollway.  The same is true for traffic to and from Panther Creek 
Parkway intersection to the south.  Using projected peak hour traffic volumes 
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from the previous analysis, the capacity and operations of the intersection of 
Dallas Parkway and Fields Parkway was analyzed in detail under both the four 
lane and six lane Fields Parkway scenarios.  The results of this analysis show 
that this intersection will have significant traffic problems if it remains a four-lane 
roadway under the Tollway.  (Less capacity in the east-west direction means less 
green time can be given to the north-south direction.)  The study recommends 
widening the opening under the Tollway to allow a larger intersection (giving 
Fields Parkway six lanes plus several turn lanes).  In addition, wider frontage 
roads than normal should be used to increase the capacity in the north-south 
direction, which will require additional ROW from the applicant.

Using the applicant’s traffic study, Staff approached NTTA with a request to 
widen the opening under the Tollway to accommodate a larger intersection for 
Fields Parkway.  Luckily, NTTA is planning a project to widen the DNT from six 
lanes to eight lanes through Frisco in the near future.  After several discussions 
and analysis of highway design issues, NTTA has agreed to incorporate the 
change into their design and share the cost of widening the opening for Fields 
Parkway when they widen the Tollway.

 Tollway Ramp Configuration.  This traffic study analyzed various scenarios of 
potential modifications to the configuration of Tollway ramps in order to improve 
the traffic situation at the intersection of Dallas Parkway and Fields Parkway.  
The study analyzed the feasibility of adding additional ramps and analyzed how 
the resultant changes in traffic patterns would benefit the intersections in the 
corridor to see if the benefit would be worth the expense. The study showed 
there is no room to add ramps between Panther Creek Parkway and Fields 
Parkway and creating frontage road overpasses to carry through traffic over 
Fields Parkway was ruled out because of its impact to local access along the 
frontage road.  However, there seemed to be an opportunity to add two new 
ramps north of Fields Parkway (a new northbound off-ramp to Rockhill Parkway 
and a new southbound onramp from Rockhill Parkway to DNT) so these traffic 
movements would not have to pass through the Fields Parkway intersection.  
The traffic analysis of this scenario showed an improvement at the intersection 
but reducing the through lanes on the frontage roads back to the typical number 
nearly canceled out the improvement, showing that wider frontage roads would 
still be required.

The study attempted a preliminary design of the two additional ramps but were 
faced with challenges due to the proximity of existing ramps and because the 
Tollway is curving in this area as well as changing elevation, plus there is a 
bridge constraint nearby.  Using the applicant’s study, Staff approached NTTA 
with a request to add the two ramps as part of their widening project.  After 
several discussions and analysis of highway design issues, NTTA denied the 
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request for the two ramps because the ramps could not meet their desired design 
criteria and they had some operational concerns.  

Existing Utilities

 Water – Various sizes of water mains ranging from 12-inches to 36-inches exist 
within the right-of-way of various streets around the perimeter of the site.  With 
any request for increased density, the City has a preliminary water system 
analysis performed using the proposed land uses provided by the applicant.  The 
results of this preliminary analysis indicate that on-site and off-site water 
distribution system improvements may be needed to support the proposed 
density. Based on surrounding development, zoning, and future land use, the 
City had already anticipated some improvements to the on-site and off-site water 
infrastructure. These improvements are shown on the Capital Improvement 
Projects Master Plan. However, the off-site water distribution system 
improvement required to serve the increased density may exceed the planned 
system capacity. A more refined analysis may be needed prior to approval of any 
new development phase and will be determined at the time of the Land Study.

 Sanitary Sewer – A 54-inch and 42-inch wastewater interceptor exists through 
the property. The Fields zoning request increases the density outlined in the 
Future Land Use Plan. With any request for increased density, the City has a 
preliminary wastewater system analysis performed using the proposed land uses 
provided by the applicant. The results of this preliminary analysis indicate that 
on-site and off-site wastewater collection system improvements may be needed 
to support the proposed density. Based on surrounding development, zoning, 
and future land use, the City had already anticipated some improvements to the 
on-site and off-site wastewater infrastructure. These improvements are shown on 
the Capital Improvement Projects Master Plan. However, the wastewater 
collection system improvements required to serve the increased density may 
exceed the planned expansion. A more refined analysis may be needed prior to 
approval of any new development phase and will be determined at the time of the 
Land Study.

Schools – The property is located within the Frisco Independent School District and 
Prosper Independent School District. Staff has been in contact with representatives 
from each district, and they are aware of the zoning request. Prosper ISD does not have 
any school sites slated within this development at this time; however, they are closely 
monitoring the development to determine if one or more school sites will ultimately be 
necessary. Staff has spoken with the demographic firm responsible for preparing the 
enrollment projections for each school for Frisco ISD, and they have shared there is a 
lot of angst for the District in finalizing future school plans due to the level of flexibility 
within this PD. 
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RECOMMENDATION:

Recommended for approval subject to the Exhibit B standards below. 

Exhibit B Development Standards

1. Applicable Regulations: The Property shall be developed in accordance with all 
provisions of the ordinances of Frisco, as they exist, may be amended or in the 
future arising, including but not limited to, the Zoning Ordinance, except as expressly 
described and/or specifically depicted in this Ordinance. Unless otherwise stated 
herein, the use regulations and standards for each Subdistrict and Product Type 
shall be in accordance with the Zoning District of the Zoning Ordinance, as it exists 
or may be amended, as noted in the following tables: 

Subdistricts Zoning Ordinance Zoning District

North Fields Office-2/Retail/Single Family/Residential*

The Preserve Single Family/Residential*

Brookside Single Family/Residential*

Brookside Sub Area Retail/Single Family/Residential*

Point West Office-2/Retail/Single Family/Residential*

Midtown West Office-2/Retail/Single Family/Residential*

Point East Office-2/Retail/Single Family/Residential*

Midtown East Office-2/Retail/Single Family/Residential*

East Village Office-2/Retail/Single Family/Residential*

University Village Office-2/Retail
*Subject to Village and Project unit and density caps as set forth herein.

Product Type Zoning Ordinance Zoning District
Fields Residential 1A SF-10 – Single Family Residential 10 District
Fields Residential 1B SF-12.5 – Single Family 12.5 District
Fields Residential 2A SF-7.5 – Single Family Residential 7.5 District
Fields Residential 2B PH – Patio Home District
Fields Residential 3A PH – Patio Home District
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Product Type Zoning Ordinance Zoning District
Fields Residential 3B PH – Patio Home District 
Fields Residential 
Townhomes

TH – Townhome District

Multiplex MF-19 – Multifamily 19 District
Fields Urban Living  MF-19 – Multifamily 19 District

a. The Form Based Code shall apply only to the extent set forth in this Planned 
Development.

b. The exhibits attached and incorporated into this Ordinance shall serve as a guide 
for development of the Property. The ultimate layout (including streets, site 
layout, building uses and open space areas) shall be determined at the time of 
Land Study (as referenced within Section 2 of this PD Ordinance), preliminary 
plat, preliminary site plan and/or site plan review by the Planning & Zoning 
Commission.

c. The roadways, driveways, intersections, and fire lanes shown on the exhibits to 
this Ordinance are shown for illustrative purposes only. The configuration of 
roadways, driveways, intersections, and fire lanes will be required to meet Exhibit 
F, Supplemental Roadway Sections, the City’s Engineering Standards, and Fire 
Code except as otherwise set forth herein, and will be finalized at the time of site 
plan approval.

d. Proposed amendments to this Ordinance or any of the exhibits attached hereto 
shall be submitted to the Director of Development Services and evaluated in 
conformance with Zoning Ordinance Section 6.14.07(c) Amendment Procedure 
(Major and Minor Amendments) and Section 19 of this Ordinance.

e. Minor changes to Exhibit F, Supplemental Roadway Sections, are permitted with 
the approval of the Director of Development Services and the Director of 
Engineering Services, including, but not limited to, changes to the location of the 
on-street parking, changes to street lighting design and alignment, intermittent 
sidewalk width, intermittent landscape buffer widths, and tree spacing. 

2. Development Process, and Applications:

a. Land Study.  A proposed Land Study for a Land Study Area, as depicted on 
Exhibit I, Land Study Areas shall be filed with the City in accordance with the 
City's Development Review Schedule and must receive approval by the Planning 
& Zoning Commission prior to the filing of a preliminary plat, final plat, preliminary 
site plan and/or site plan. The applicant may appeal the Planning & Zoning 
Commission’s decision to City Council in accordance with the Subdivision 
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Ordinance, as it exists or may be amended. Failure to obtain approval of the 
proposed Land Study for a Land Study Area shall be grounds for denial or 
rejection of an application for a preliminary plat, final plat, preliminary site plan 
and/or site plan for the proposed development for which the proposed Land 
Study was filed. A public hearing on the proposed Land Study is not required. If 
the Land Study is approved conditioned on additional studies or other conditions 
or requirements (e.g., the filing and approval of a flood study, or traffic impact 
analysis), these studies, conditions or requirements shall be filed by the 
developer prior to the filing of a preliminary plat, final plat, preliminary site plan 
and/or site plan for the proposed development for which the proposed Land 
Study was filed. The Land Study shall be approved if it meets the standards of 
this PD Ordinance and, except as modified by this Ordinance, all other applicable 
ordinances, rules and regulations of the City, as they currently exist, may be 
amended or in the future arising. The proposed Land Study shall identify the 
following: 

i. the location of all minor and major arterial roadways identified on the City’s 
Thoroughfare Plan that are within or adjacent to the Land Study Area; 

ii. the general location and the cross section of any proposed collector 
streets (or larger streets) that will run through the Land Study Area and 
connect from one arterial roadway to another;

iii. the general location and the cross section of any proposed local street or 
collector street that will serve as the boundary between residential and 
non-residential land uses or neighborhood densities, including streets that 
will surround proposed parks, large open spaces, or proposed schools;

iv. the general location of any proposed street connection across a creek or 
floodplain;

v. the general location of proposed street entrances from the surrounding 
arterial roadways;

vi. the general location and extent of any Fields Interconnected Street 
Networks or private neighborhoods proposed to be implemented;

vii. the general location of any major public street (ROW) or public way that 
will run through a mixed-use or commercial area;

viii. the general location of where any of the alternative street cross sections 
shown in Exhibit (provided within the Appendix as “Allowed Uses of 
Supplemental Roadway Sections) are proposed to be used within the 
Land Study Area and the related land uses that will be allowed adjacent to 
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them;

ix. proposed density calculations and proposed product types (residential and 
commercial) with the Land Study Area;

x. the general location, acreage, dimensions, and percentage of Open Space 
within the Land Study Area; 

xi. the general location and acreage of Parkland within the Land Study Area;

xii. the general location of Hike & Bike Trails within the Land Study Area, 
including trail connections;

xiii. connectivity of major water and wastewater infrastructure including 
locations of all proposed connection points to existing infrastructure;

xiv. depict all water and wastewater infrastructure included in the City’s 
masterplans within the Land Study Area;

xv. water and wastewater demand analysis; 

xvi. the general location of proposed school sites;

xvii. the general location of existing floodplain and proposed floodplain 
reclamation within the Land Study Area;

xviii. general location of detention/retention features within the Land Study 
Area;

xix. existing topography (minimum two-foot contours) within the Land Study 
Area; 

xx. the general location of existing features, including man-made structures or 
improvements (e.g., cemeteries and water wells); 

xxi. staff may require additional information to clarify applicant’s request; and

xxii. staff may require the submission and approval of additional studies or 
other requirements as a condition of consideration and action on a Land 
Study. 

b. Land Study Lapse.

i. The approval of a Land Study shall be effective for a period of two (2) 
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years from the date of approval, at the end of which time the Land Study 
shall expire unless the applicant demonstrates to the Director that 
progress has been made toward completion of the project for which the 
Land Study Area that was approved.  

ii. An expired Land Study approval is null and void. 

iii. If the progress towards completion is for less than fifty percent (50%) of 
the Land Study Area (by acreage), the Land Study for the remaining 
property subject to the Land Study shall expire. 

iv. Any new Land Study submitted for review and approval shall be subject to 
the then-existing applicable regulations at the time of submittal.

c. Project Tracking Plan.  A Project Tracking Plan shall be submitted with each 
preliminary plat, final plat, preliminary site plan and/or site plan to provide context 
for planning purposes and to serve as a “tracking tool” for compliance with this 
PD Ordinance.  Updates to a Project Tracking Plan may be submitted at any 
time.  No approval of a Project Tracking Plan is required.  It is an informational 
document that is used for tracking purposes only. No rights derived from Chapter 
245 of the Texas Local Government Code, as amended, or other vested rights 
shall accrue from the Project Tracking Plan, and the Project Tracking Plan shall 
not provide “fair notice” of any project. Each Project Tracking Plan shall be in 
conformance with the approved Land Study and shall track the following: 

i. the acreage and percentage of Open Space within each Subdistrict; 

ii. cumulative water and wastewater demand;

iii. the acreage and percentage of all parkland within the Subdistrict; and 

iv. the approximate number of dwelling units (or range), as well as dwelling 
types, authorized by an approved plat within each Subdistrict and the 
Property (i.e., a Subdistrict-by-Subdistrict and overall density summary).  
For tracking purposes, each Project Tracking Plan submitted with a 
preliminary site plan or plat application will demonstrate general 
conformance with the Land Study and will include a tabular summary of 
each recorded plat for all or any portion of the property subject to this PD 
Ordinance.

3. Definitions:  Except as otherwise provided below, the definitions in Zoning 
Ordinance Section 7.01 shall apply to this Ordinance.

a. Commercial Core – that portion of the property within an area that is within a 
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perpendicular line drawn on either side of the Dallas North Tollway and extending 
350 feet from the Dallas North Tollway Right-of-Way, as depicted on Exhibit H, 
Commercial Core. 

b. Fields Residential 1A and 1B – single family detached units with each unit 
located on a separate platted lot and as more fully described herein.

c. Fields Residential 2A and 2B – single family detached units with each unit 
located on a separate platted lot and as more fully described herein.

d. Fields Residential 3A and 3B – single family detached units with each unit 
located on a separate platted lot and as more fully described in herein.

e. Fields Residential Townhomes – two (2) to eight (8) attached single-family units, 
with each unit located on a separate platted lot and as more fully described 
herein.

f. Fields Urban Living (or “FUL”) – a type of residential development that is equal to 
or greater than 25 dwelling units per acre on the same platted lot and three 
stories or greater in height. Climate controlled enclosed corridors shall be 
provided for fifty percent (50%) of all urban living buildings. Traditional “garden-
style” apartments with predominantly surface parking are not a permitted Fields 
Urban Living product type. 

g. Multiplex – a type of residential development that is less than or equal to 24 
dwelling units per acre on the same platted lot and no taller than three stories or 
40 feet and as more fully described in herein. Traditional “garden-style” 
apartments with predominantly surface parking are not a permitted Multiplex 
product type.

h. Net Acres or Net Acreage – The total remaining acres of a subdivision after 
subtracting land dedicated for rights-of-way greater than sixty (60) feet, 
floodplains, and erosion hazard setbacks, easements greater than twenty (20) 
feet, areas for thoroughfare screening, and land provided for City and school 
district(s) purposes.

4. Development Standards and Phasing 

a. Commercial Development Commitment. In the subdistricts of North Fields, 
Midtown West and Midtown East no less than seventy (70%) of the gross land 
area (excluding parks and open space) shall be Commercial/Urban Mixed Use 
and no less than thirty percent (30%) shall be Residential.

b. In the area identified as the Tollway Buffer (within 350-feet of either side of Dallas 
North Tollway), as shown on Exhibit H, Commercial Core, residential shall be 
prohibited unless within a tower with a height of no less than one hundred eighty 
feet (180’) of HVAC conditioned space or a minimum 15-story tower. Podium 
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parking is considered a building story for the purposes of this Section.

c. Residential Development

i. A maximum of five thousand (5,000) single family residential units 
(including both detached and attached) are permitted within the Property.

ii. A total of two thousand (2,000) Fields Urban Living and Multiplex units are 
permitted within the Property.  Additional Fields Urban Living and Multiplex 
units are permitted as follows, not to exceed nine thousand (9,000) total 
Fields Urban Living and Multiplex units in the aggregate: one (1.0) unit for 
each one thousand (1,000) square feet of Class A office floor area within 
the Property measured from a certificate of occupancy. Office buildings 
are considered Class A for the purposes of this section if at least ninety-
five percent (95%) of the parking required for such office building is within 
a parking structure. Once earned, the FUL earnout may not decrease.

iii. Of the nine thousand (9,000) total Fields Urban Living and Multiplex units, 
1,000 units shall be designated exclusively as student housing for the 
University of North Texas. If the 1,000 units, or any portion thereof, are not 
used for student housing, the 1,000 units, or portion thereof, shall go away 
unless approved by City Council to relocate the units elsewhere on the 
property. Of the remaining eight thousand (8,000) total Fields Urban Living 
and Multiplex units, a minimum of 25% (2,000 units) shall be required to 
be in high rise residential buildings, which is defined as a minimum 15-
story tower (including podium parking) or a vertically mixed-use project 
that incorporates at least 200,000 square feet of HVAC conditioned office 
space and a height of at least 180 feet. 

iv. Density restrictions apply per subdistrict as identified below in Table 4-1 
and as determined by calculating a maximum units per acre (U/A) 
permitted based on the Net Acreage of each subdistrict as identified on 
Exhibit C.

v. The restrictions on the number of Fields Urban Living units and Multiplex 
units described within this Ordinance, including but not limited to those 
shown on Table 4-1 and the additional restrictions and standards 
described in Sections 4(d) and 4(e) shall be the exclusive density 
restrictions on such product types.
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d. Restrictions and standards in addition to those shown in Table 4-1:
i. Preserve Subdistrict shall include the following additional standards:

1. A minimum of thirty-five (35) FR-1A lots will be located along the 
Golf Course, unless otherwise approved by the Director of 
Development Services.

2. FR-TH lots shall be a minimum of twenty-six feet by ninety feet (26’ 
x 90’).

3. Multiplex shall not exceed thirteen (13) units per net acre.

ii. Brookside Sub-Area shall include the following additional standards:
1. Multiplex shall be a maximum of sixteen (16) units per net acre.
2. No F-UL units may be located within three hundred fifty feet (350’) 

of Panther Creek Parkway.
3. No F-UL building permits shall be issued until at least 250 single 

family lots have been final platted in the Property, unless otherwise 
approved by the Director.

iii. In the event of a single corporate campus exceeding fifty (50) acres in size 
in Midtown West, Midtown East, or Point West subdistricts, the subdistrict 
where the corporate campus is located may transfer residential unit 
maximums to any of the other two subdistricts subject to the Planning & 
Zoning Commission and City Council.

e. The following minimum development standards apply to single-family product 
types described in Table 4-2:

Table 4-2

Product 
Types

Lot 
Width

Lot 
Depth

Front 
Setback

Rear 
Seatback

Side 
yard 

setback 
Height / 
Stories

Maximum
Lot Area

Maximum 
Lot 

Coverage

Front 
Entry vs. 

Rear Entry

Fields 
Residential 

1A

100’ 130’ 25’ 20’ 10’ 3 stories 
and 50’

13,000 sf 45% Front 
and/or 

Rear Entry
Fields 

Residential 
1B

80’ 130’ 25’ 20’ 10’ 3 stories 
and 50’

10,400 sf 45% Front 
and/or 

Rear Entry
Fields 

Residential 
2A

60’ 110’ 20’ (15’ 
for rear 
entry)

12’ (20’ for 
rear entry)

7’ 2.5 stories 
and 40’

6,600 sf 55% Front 
and/or 

Rear Entry
Fields 

Residential 
2B

50’ 110’ 20’ (15’ 
for rear 
entry)

12’ (20’ for 
rear entry)

5’ or 
0’/10’

2.5 stories 
and 40’

5,500 sf N/A Front 
and/or 

Rear Entry
Fields 

Residential 
3A

32’ 55’ 5’ 3’ or 
minimum 

of 20’

5’ or 
0’/10’

3 stories 
and 50’

1,760 sf N/A Rear Entry

Fields 25’ 35’ 5’ 3’ or See 3 stories 875 sf N/A Rear Entry
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Residential 
3B

minimum 
of 20’

Section 
4(f) 

below

and 50’

Fields 
Residential 
Townhomes

22’ 90’ 5’ 3’ or 
minimum 

of 20’

10’ at 
end unit

3 stories 
and 50’

1,980 sf N/A Rear Entry

f. Additional requirements for residential lots with three-foot (3-foot) separation:

i. A minimum three foot (3-foot) wide maintenance easement shall be placed 
between the buildings on adjoining lot to allow for property owner 
maintenance in all side yards. The easement may be split among two (2) 
lots.

ii. Mechanical equipment and other obstructions are not permitted to be placed 
in side yards and shall be built within the building pad of the home on the 
side or rear of the building.

iii. Lots may take access from, and units may front on, a public or private street, 
mews street, slip road, or access easement.

iv. Lots shall utilize pervious gravel or artificial turf in side yards between 
buildings for drainage.

v. Fences are not permitted on the individual side yard lot lines.

g. The following standards apply to all Product Types built on a mews:

i. A mews is a special type of alley that serves as the only vehicular and 
emergency access to residences that do not have typical frontage along a 
public street.  A mews has 24 feet of pavement centered in 30 feet of ROW 
and shall meet the requirements described in Frisco’s Engineering 
Standards.

ii. In cases where residences front onto open space rather than a street, the 
residences shall back to a mews and be addressed to that mews.

iii. In cases where residences face a street, but their lots do not have the 
required frontage on that street’s ROW, the residences shall back to a mews 
and be addressed to that mews.

iv. A mews shall be striped as a fire lane in accordance with the Fire Code to 
show that parking is prohibited within the mews pavement.

v. The rear door of a single-family (detached and/or attached) home facing a 
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mews shall be a minimum of 36-inches wide and shall not be through the 
garage. 

vi. Fencing along the mews shall not block sight line visibility to the structure. 

vii. The minimum width of a townhome residence backing onto a mews shall be 
26 foot wide. 

h. The following development standards shall apply to multiplex, Fields Urban 
Living, and non-residential development:

Table 4-3

Notes:
* Multiplex units shall have a 60-foot yard setback when the building is in excess of two 
stories and adjacent to a single-family detached home. 

**Each building façade facing a public street, public way, and/or fire lane shall be 
constructed to the setback line. This requirement may be satisfied, and portions of the 
street facing façade may exceed the setback line to accommodate the following 
conditions and improvements between the façade and setback: fire lanes adjacent to an 

Development Standards for Non-Single Family Development
(all requirements are minimums unless otherwise stated)

Use Category Multiplex Fields Urban Living **/*** All Other Non-Residential 
Uses **/***

Front Yard 
setback (To 
Building Wall)

25’ from back 
of curb

25' from back of curb Urban: 25' from back of curb, 
Suburban: min setback from 

ROW 25’ 
Side Yard 
Setback

5’
NA

Urban: None
Suburban: Adjacent to single 
family detached product 25’

Structure 
Separation

NA None None

Rear Yard 
Setback*

20’ NA None

Rear Yard 
Garage 
Setback

3’ or 20’ NA NA

Lot Area 2,500 NA NA
Lot Width 50’ None none
Lot Depth 50’ None none
Maximum 
Height

3 stories See Exhibit M See Exhibit M

Maximum Lot 
Coverage

75% None none

Dwelling Unit 
Area

NA NA NA
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Open Space Tract, curved lot lines, setbacks resulting in the preservation of protected 
trees, building articulations, service areas (subject to screening), motor courts with 
enhanced pedestrian paving, pedestrian access, outdoor seating areas, or walkways, 
pocket parks or linear parks, landscape buffers, patios, sidewalk cafes, plazas, water 
features, utilities or utility easements, and similar improvements approved by the 
Director of Development Services. 

***The following portions of a building may encroach into required Building Setbacks a 
maximum of six feet; eaves, roof extensions, porches, terraces, steps, attached signs, 
lighting fixtures, railings, balconies, canopies, awnings, window sills, belt courses, 
cornices, and other similar building features, as well as below grade improvements 
(provided that the minimum pedestrian path is provided as shown on Exhibit J). Any 
encroachment not specifically allowed noted herein, the Zoning Ordinance, and/or the 
Form Based Code will require the Director of Development Services approval. 

A front porch, as defined by Zoning Ordinance Section 4.07.16, shall be required for all 
lots fronting open space and Parks. 

5. Exhibits:

a. Use and development of the Property shall be in conformance with this PD 
Ordinance and all exhibits hereto.

b. The regulations in PD Ordinance and all exhibits hereto shall be the exclusive 
regulations governing building setbacks and other types of setbacks, lot area, lot 
width, lot depth, residential density, dwelling area, height, number of stories, 
coverage, and floor area ratio.

6. Perimeter Landscaping: 

a. A minimum 30-foot perimeter landscape buffer is required along Dallas Parkway 
and US 380. A minimum 25-foot perimeter landscape buffer is required along 
Legacy Drive, Rockhill Parkway, Frisco Street, Fields Parkway, and Panther 
Creek Parkway. A minimum 20-foot landscape buffer is required along all 
collector streets. The required landscape buffers are exclusive of easements 
unless otherwise approved by the Director of Development Services and the 
Director of Engineering. Reference Supplementary Road Sections on Exhibit F 
for additional information. 

7. Landscape Requirements:

a. Except as otherwise provided in this Ordinance, the landscape requirements of 
Section 4.02 of the Zoning Ordinance shall apply.
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b. Street trees may be planted using tree sump drainage rings as an approved 
alternative to structured soil.  Street trees are located approximately either 30-
feet on center outside of the Commercial Core and 35-feet on center within the 
Commercial Core as adjusted to accommodate other infrastructure. Streets trees 
on the perimeter of the Commercial Core may be planted at consistent distances 
on either side of the same street.

c. Canopy shade trees shall not be any closer that within four feet back of curb shall 
place a root barrier between the curb and tree. 

d. Trees within required landscape buffers and street trees may be clustered or 
planted within buffers or open spaces to accent view corridors, landmark 
buildings, or other designated points of interest to be defined on the preliminary 
site plan or preliminary plat.  

 
e. Single family development (detached and attached) shall comply with the 

following tree requirements described in Table 7-1. Street tree requirements shall 
be required for all lots separate and in addition to the minimum number of Shade 
Trees Required per Table 7-1:

Table 7-1

Lot Width
Minimum Number of Shade Trees
Required Per Single Family Lot

(Including Existing Trees)
Residential lots greater than 
or equal to 80 feet wide* 3 trees

Residential lots 51 feet to 
79 feet wide* 2 trees

Residential lots 35 feet to 
50 feet wide* 1 tree

Residential lots less than 35 
feet wide* None

*Notwithstanding the lot width, no shade trees will be required for single 
family attached or detached lots with less than 15 feet of front yard 
depth.

8. Screening Requirements: 

a. The following standards shall apply to all utility meters and associated apparatus:

i. Ground-mounted utility meters and other utility apparatus, including 
transformers shall be built into the building footprint and/or be located to 
the rear of the structure or to the side of the structure. No pedestrian 
pathway or pedestrian common space shall be located between the main 
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structure and the utility meters/apparatus nor shall the utility 
meters/apparatus be located within pedestrian pathways or pedestrian 
common space including open space.  

ii. Ground-mounted utility and other utility apparatus, including transformers, 
shall be screened from the view of streets, sidewalks, walking paths, 
bicycle paths, and adjacent properties. Screening shall meet minimum 
clearances required by affected utility companies. Permitted screening 
methods include: 

 Masonry walls architecturally consistent with the adjacent 
buildings on the site; and/or

 Other material subject to review and approval of a minor waiver 
consistent with the intent of this subsection.

b. In instances where single family and/or multiplex development abuts commercial 
uses, screening is not required when separated by an alley. 

9. Off-Street Parking and Loading Requirements:

a. In commercial areas, the minimum off-street parking requirement may be 
satisfied with off-street parking, as well as on-street parallel or angled parking 
spaces along public streets, public ways, or fire lanes. On-street parking is 
prohibited along any Type A or Type B thoroughfare. 

b. The minimum parking requirement for Urban Living and Multiplex shall be 1.5 
parking spaces for each one and two-bedroom unit and two parking spaces for 
each unit with three or more bedrooms. 

c. A minimum of ninety percent (90%) of the required parking for Urban Living shall 
be provided within a structured parking garage and/or tuck under space. Any 
required parking not provided in a structured parking garage shall be located 
onsite, and may be provided in a private way or other easement.

d. A minimum of ninety percent (90%) of the required parking for Multiplex shall be 
provided within a tuck under garage. Any required parking not provided in a tuck-
under garage shall be located onsite, and may be provided in a private way or 
other easement.

e. Urban living parking garage spaces shall be gated off from other parking spaces 
and cannot be shared with other uses. 

f. A parking garage or portion of a parking garage associated with an urban living 
building shall not extend above the main structure.
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g. Required parking may be provided off-site for nonresidential uses if located 
within 600 feet of the building it serves.

h. Shared parking is permitted as described in the Urban Land Institute's publication 
"Shared Parking" (2nd Edition or later editions), subject to the approval of the 
Director of Development Services. If parking is reserved for any tenants, then 
said parking is removed from the shared parking. 

i. If residential units within the Urban Living complexes are converted to 
commercial uses, as allowed herein (first floor retail ready areas), no additional 
parking will be required for those commercial uses beyond the residential parking 
standards previously approved. Residential units within Urban Living complexes 
that may be desired shall follow LU-2 standards of the Form-Based Code. 

j. Plans for valet stands and valet operations shall be submitted to the Director of 
Engineering Services and the Director of Development Services for review and 
approval with the site plan application. Valet stands shall be placed in a location 
not to impede the normal pedestrian flow, leaving a minimum six-foot wide path 
along the sidewalk.

k. Temporary parking may be constructed of any all-weather surface, and is not 
required to be paved with concrete, subject to the approval of the Director of 
Engineering Services or his/her designee. For purposes of this provision, 
temporary parking is:

i. parking that is temporary in nature due to phasing of development, such 
as parking that will be replaced by a building or parking garage in a future 
development phase;

ii. parking that is used only during construction; or

iii. parking that serves a temporary use, including, but not limited to, parking 
for special events or temporary uses, including food trucks.

l. All urban living buildings shall provide and maintain an off-street area for loading 
and unloading. All drives and approaches shall meet the criteria noted within 
Subsection 4.04.04(a) of the Zoning Ordinance as it exists or may be amended. 

10.Residential Fencing 

a. Fencing that faces a public street or Open Space between single family detached 
or attached homes shall be open fencing constructed of picket fencing or metal 
fencing with a wrought iron appearance and shall be located at least five feet 
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behind the front building facade. For purposes of this paragraph, the front 
building facade does not include any porch area.   

b. Corner lots and lots adjacent to Open Space are not required to have fencing; 
however, markers shall be provided to delineate the public space from the private 
space. Fencing located adjacent to a street on a corner lot, or adjacent to Open 
Space, shall be at least fifty percent open in the area where the fencing abuts a 
street or Open Space.

c. Open fences are permitted within front yard setbacks.  Fences located in a front 
yard setback in the Preserve Subdistrict may be up to six feet in height and shall 
include a gate.  Fences located in a front yard setback in the following 
subdistricts shall not exceed 42 inches in height:  Brookside Village, East Village, 
Point West, Point East, North Fields, Midtown West, Midtown East, and 
University Village. Fences located in a front yard setback shall be constructed of 
picket fencing or metal fencing with a wrought iron appearance. Masonry (brick, 
stone, or stucco) fencing shall only be permitted on lots one acre or larger. 

d. In instances where metal fencing with a wrought iron appearance is permitted, a 
low masonry wall not to exceed 50% of the total fence height shall be permitted 
in conjunction with the open fencing as long as the overall height does not 
exceed that noted above. 

e. Multiplex and urban living developments do not require an eight-foot masonry 
fence along the perimeter.

11.Use of Public Right-of-Way

a. Landscaping and lighting fixtures are permitted in the City of Frisco controlled 
public right-of-way subject to the approval of the Director of Engineering 
Services. 

b. The following improvements are permitted within the City of Frisco controlled 
public right-of-way in addition to all other improvements the city permits within the 
City of Frisco controlled public right-of-way: seating areas for sidewalk cafes, 
benches, signage, valet stands, arcades, awnings, canopies, cornice projections, 
subject to approval by the Director of Engineering Services. Reference Exhibit F 
for Street Section. 

c. No business-related signs can be permanently installed in the ground or 
pavement within the right-of-way unless approved under an agreement approved 
by City Council. Signage identifying the Fields development is permitted on 
bridges and other public improvements in the City of Frisco controlled right-of-
way subject to the approval of the Director of Engineering Services. 
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13. Transportation:

a. Fields Interconnected Residential Street Network.  An interconnected street 
network is a regularly repeating “grid” of similarly sized streets with short block 
lengths that offers redundant traffic circulation routes through a neighborhood 
with the goal of dispersing vehicle trips among several streets so no one street 
behaves like a collector street.  The interconnected network also increases 
walkability by providing walking routes in all directions at every corner. While 
traditionally used in older urban areas with rectangular grids, the Fields 
Interconnected Street Network structure will be softened to respond to existing 
topography and natural features through the use of a curvilinear, yet regularly 
interconnected network. The Fields Interconnected Residential Street Network 
may be implemented in single-family residential areas identified on an approved 
Land Study. 

i. The Fields Interconnected Residential Street Network requires more street 
connections to the adjacent arterial roadway than is typical in suburban 
residential development.  A Fields Interconnected Residential Street 
Network may connect to Fields Parkway but it shall not connect to any 
major arterial (any Type A thoroughfare shown on the City’s Thoroughfare 
Plan).

ii. A Fields Interconnected Residential Street Network may connect to an 
internal four-lane divided roadway that is not part of the City’s 
Thoroughfare Plan or to an internal collector.

iii. Along a major arterial roadway other than Preston Road or US 380, if it is 
possible to locate several successive entrance streets as close together 
as allowed by Frisco’s Engineering Standards (e.g., with median openings 
300 feet apart, measured nose-to-nose), the adjacent network of 
residential streets can be considered a Pseudo-Fields Interconnected 
Residential Street Network.  A Pseudo-Fields Interconnected Residential 
Street Network shall follow the standards listed in subsection b below 
except where noted otherwise.   

b. Where the City has approved the implementation of a Fields Interconnected 
Residential Street Network on an approved Land Study, the following alternatives 
to the City’s Engineering Standards shall apply to the residential streets within 
that network:

i. Streets within a Fields Interconnected Residential Street Network shall not 
be subject to the street length requirements in Frisco’s Engineering 
Standards provided that no block is longer than 700 feet and each street 
has no more than 1,200 feet of length between a roundabout, a mini-
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roundabout, or a stop sign.  The traffic control used at each intersection 
shall be subject to approval by the Director of Engineering Services to 
ensure that stop signs are used properly (according to the TMUTCD) and 
that traffic is not encouraged to use one street more than another.

ii. Where a Fields Interconnected Residential Street Network connects to a 
Type B thoroughfare, median openings shall not be required for every 
entrance street, provided that any entrance street without a median 
opening is immediately between two entrance streets that do have median 
openings and provided that it has repeated cross street connections to 
both of those streets within the interconnected network.  In no 
circumstance will consecutive entrance streets without median openings 
be allowed.  (This subsection ii shall not apply to a Pseudo-Fields 
Interconnected Residential Street Network connected to a major arterial 
roadway.)

iii. No median opening of a Fields Interconnected Residential Street Network 
shall be located closer to the intersection of two arterial roadways than 
what is allowed for a typical median opening in Frisco’s Engineering 
Standards.

iv. A right-turn lane shall be required for every entrance street where a Fields 
Interconnected Residential Street Network connects to a major or minor 
arterial (a Type A or B thoroughfare on the City’s Thoroughfare Plan).  A 
right-turn lane shall not be required for entrance streets where a Fields 
Interconnected Residential Street Network connects to a four-lane divided 
roadway internal to a Subdistrict that is not on the City’s Thoroughfare 
Plan. 

v. Where a Fields Interconnected Residential Street Network connects to a 
minor arterial (a Type B thoroughfare on the City’s Thoroughfare Plan), 
residential lots shall not front onto an entrance street within 30 feet of the 
ROW line of the arterial roadway and residential driveways shall not 
connect to the entrance street within 100 feet of the ROW line of the 
arterial roadway.  There shall be a minimum 30-foot wide HOA lot located 
between the ROW line of the arterial roadway and the residential lots.  
This HOA lot shall ensure there is enough room for street trees, the 
arterial’s sidewalk, and the screening wall between the right-turn lane and 
the side of the first residential lot.  Also, the entrance street shall be 36-
feet wide until reaching a point 100 feet from the ROW line of the arterial 
and shall narrow to 30 feet wide beyond that point.  This will allow a car to 
be parked in front of the homes fronting the street closest to the entrance 
without interfering with inbound and outbound traffic.
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vi. The requirements of Subsection 13(b)(v) above will not apply where a 
Fields Interconnected Residential Street Network connects to a four-lane 
divided roadway internal to a Subdistrict that is not on the City’s 
Thoroughfare Plan.

vii. Where a Pseudo-Fields Interconnected Residential Street Network 
connects to a major arterial (a Type A thoroughfare on the City’s 
Thoroughfare Plan), residential lots shall not front onto an entrance street 
within 100 feet of the ROW line of the arterial roadway.  There shall either 
be a minimum 25-foot wide HOA lot adjacent to the ROW plus a tier of lots 
backing to the major arterial, or there shall be a 100-foot wide HOA lot 
between the ROW line and the first lots allowed to front onto the entrance 
street.  The HOA lot shall contain the street trees, the arterial’s sidewalk, 
and the screening wall between the right-turn lane and the neighborhood. 

viii. The entrance streets within a Fields Interconnected Residential Street 
Network shall be exempted from the primary entrance street requirements 
in Frisco’s Engineering Standards.  All of the entrance streets shall be 
considered secondary entrance streets.

ix. Regardless of their length, none of the entrance streets within a Fields 
Interconnected Residential Street Network shall be considered to be a 
residential collector provided that there are at least three consecutive 
entrance streets and nothing about the street network or the destinations 
within the Subdistrict would cause traffic to use one entrance street more 
than another.  In such a case, residential lots shall be allowed to front onto 
each entrance street within a Fields Interconnected Residential Street 
Network, subject to the restrictions in subsections v, vi, vii, x and xi of this 
Section 13(b).

x. If an entrance street within a Fields Interconnected Residential Street 
Network connects to an existing or planned traffic signal, no homes shall 
front onto the street between the arterial roadway and the first internal 
intersection.  The first internal intersection shall have a roundabout or a 
warranted all-way stop.

xi. If the Director of Engineering Services determines that traffic will not be 
evenly distributed in a Fields Interconnected Residential Street Network 
because an irregularity exists in the street network (such as, but not 
limited to a missing block, a travel discontinuity, or one street being wider 
than another) or because a school, park, amenity center or other similar 
destination will be located within or on the far side of a Fields 
Interconnected Residential Street Network, the Director of Engineering 
Services may restrict one or more entrance streets from having homes 
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front onto them in a manner similar to Section 13(b)(x) above.

c. Street Design Alternatives.  The following alternatives from Frisco’s Engineering 
Standards shall apply to all streets internal to a Subdistrict (regardless of whether 
they are in a Fields Interconnected Residential Street Network):

i. All two-lane streets internal to a Subdistrict shall have a Design Speed of 
25 mph.

ii. The minimum horizontal centerline radius for all two-lane streets internal 
to a Subdistrict shall be 200 feet.

iii. All two-lane streets internal to a Subdistrict may intersect at an angle 
between 70 and 90 degrees.

iv. All intersection curb radii internal to a Subdistrict shall be a minimum of 20 
feet.  Bulb-outs can be used at intersections as described in subsection viii 
below.

v. Residential lots are allowed to face a Type C thoroughfare or a residential 
collector provided that the lots are separated from the street ROW by an 
HOA lot at least 25 feet wide, that the homes back to and are addressed 
to a mews, and that landscaping and/or decorative fencing is used to 
disrupt any appearance that the front yards of the homes might extend all 
the way to the street.

vi. Residential lots are allowed to face a Type B thoroughfare provided that 
the lots are separated from the street ROW by an HOA lot at least 50 feet 
wide, that the homes back to and are addressed to a mews, that no 
parking is allowed or seemingly encouraged to occur on the Type B 
thoroughfare, that sufficient convenient visitor parking is provided nearby 
as determined by the Director of Engineering Services, and that a 
decorative fence or wall that meets City standards is installed between the 
front yard of the homes and the public sidewalk along the Type B 
thoroughfare.  Any gates installed in the fence or wall shall be limited to 
communal access points and shall not appear to provide individualized 
access to each lot.  All such gates shall be a minimum of 80 feet apart. 

vii. Residential blocks shall be wide enough to allow two tiers of lots except 
where only one tier of lots is possible due to the size of the property or the 
need to back up to a major or minor arterial roadway (a Type A or B 
thoroughfare).  The minimum block width is dependent upon the minimum 
lot depths specified in Section 4 of this document, except where a street 
connects to an arterial roadway where the minimum block width is 
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dependent upon the required spacing between street connections and the 
required right-turn lane to each street.

viii. Traffic calming features may be used to discourage speeding and cut-
through traffic on streets internal to a Subdistrict as long as they do not 
inhibit emergency access to any street or structure.  Such features include 
median islands where no homes face the street, roundabouts, mini-
roundabouts, bulb-outs at intersections, and mid-block chokers (pinch 
points).  Bulb-outs and chokers shall reduce the width of a two-lane 
roadways to no less than 22 feet wide and the narrowed section shall be 
no longer than 15 feet to prevent cars from illegally parking next to them.  
The location and type of device is subject to approval by the Director of 
Engineering Services and shall be determined at the time of preliminary 
site plan or preliminary plat.

ix. Vegetation that never grows more than 24 inches tall (measured from the 
top of curb) shall be allowed in a median where the median is between 
three feet and eight feet wide, back of curb to back of curb.

x. A permanent dead-end alley shall be permitted in residential development 
provided that the dead-end alley shall be privately maintained in an 
access easement across no more than three lots with the dead end 
pavement being no longer than 85 feet.

xi. A single-family detached home may be oriented so that the home faces a 
residential roundabout provided that its driveway does not intersect with 
the roundabout or along any section of street with a splitter island and 
provided that a minimum of one legal on-street parking space (20 feet 
long) is located on the same side of the street in front of the lot or within 
20 feet of either edge of the lot.  Any such parking space cannot be 
located within the roundabout, next to a splitter island, or within 20 feet of 
the roundabout’s crosswalk.

xii. Alternative decorative lighting poles and fixtures are allowed on local 
streets internal to a Subdistrict provided that they meet the City’s 
illumination and spacing design requirements, that they are approved by 
and maintained by the power company, and that the lighting style is 
consistent throughout each neighborhood.

xiii. Exhibit F shows supplemental street cross sections that can be used in 
addition to those shown in the City’s Engineering Standards, subject to 
City approval within a Land Study.  Type F-1, G-1, D-1, O-1, O-2, O-3 and 
O-4 shall be limited to use as residential streets within single family 
developments.
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xiv. All streets internal to a Subdistrict may have enhanced paving, colored 
concrete, and/or stamped concrete.  Pedestrian crossings may be 
delineated with enhanced paving.  The Director of Engineering Services 
shall approve the design of any enhanced paving to minimize confusion to 
motorists and pedestrians and to ensure there are no conflicts with 
pavement markings.  In the event any of the enhanced paving in a public 
street is removed by pavement or utility work, the City of Frisco will not 
replace the enhanced paving (other than brick pavers).  An encroachment 
agreement can be executed to allow the Fields developer, HOA or POA to 
maintain the enhanced pavement.

xv. Non-residential and urban living streets internal to a subdistrict shall not 
be subject to curvilinear street requirements.
 

d. Private Residential Streets.

i. Private Street Developments are allowed by right in the Preserve 
Subdistrict provided that the criteria listed in Frisco’s Zoning Ordinance 
Section 3.02.01(A)(26)a are satisfied with the necessary studies and/or 
exhibits at the time of Preliminary Plat.

ii. A traffic study shall be required prior to the approval of a preliminary plat 
neighborhood to show that the private neighborhood has a sufficient 
number of entrances and that the design of the gated entrances will 
provide enough vehicle stacking to ensure traffic does not back into a 
public street.

iii. Private streets constructed within a Subdistrict are not owned or 
maintained by the City of Frisco.

iv. Private streets shall be designed to the same standards as public streets 
(including the design standard alternatives in Section 4.c), except that 
Frisco shall allow the Fields developer to design the private residential 
streets with the following alternatives to Frisco’s Engineering Standards 
with the understanding that the developer is solely responsible to accept, 
answer, mitigate and/or resolve any complaints received from the 
residents or HOA officials of the private neighborhood with regard to 
speeding, parking, traffic circulation, pedestrian crossings, or any traffic 
related issue:

1. Private residential streets can be designed without regard to the 
street length limitations in Frisco’s Engineering Standards.

2. Private residential streets can be designed without regard to the 
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prohibition of fronting lots onto residential collectors or ring 
roads listed in Frisco’s Engineering Standards.

v. If the Fields Developer and/or HOA of a private neighborhood desires the 
Frisco Police Department to enforce speed limits and traffic laws in the 
private neighborhood, the developer shall install all traffic control devices 
in the private neighborhood according to City standards and the HOA shall 
enter into an agreement with the City wherein the HOA agrees to maintain 
the traffic signs and sign posts within the private neighborhood according 
to City standards (including break-away sign posts, standard speed limit 
and traffic rules, sign placement, and sign size, color, font, and 
retroreflectivity).

vi. Entry gates shall remain open from 7:00 am to 7:00 pm daily until such 
time the HOA provides a guard at one of the entrances during those 
hours. At the HOA’s option, the gates may be closed between 7:00 am to 
7:00 pm daily without a guard provided that the gates open automatically 
upon approach, the gates swing away from the approaching vehicle, the 
entry gate has a turn-around constructed according to Frisco’s 
Engineering Standards, and the HOA installs and maintains the following 
signs in the case that the entry gate is located on an entrance street that 
connects to a major or minor arterial (any Type A or B thoroughfare shown 
on the City’s Thoroughfare Plan):

 A sign shall be installed on the gate that has a minimum two-inch 
(2”) letters that reads:

BETWEEN THE HOURS OF
7:00 AM AND 7:00 PM
PULL UP AND STOP

GATE WILL OPEN AUTOMATICALLY 

 A smaller sign shall be installed on the callbox(es) that reads:

Between the hours of 
7:00 am and 7:00 pm
Pull up to gate for it 

to open automatically

14. Open Space and Trails:

a. Except as otherwise provided in this PD Ordinance, the open space 
requirements of Section 4.03 of the Zoning Ordinance shall apply.

b. For areas determined by the Land Study to develop at a residential density 
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greater than four units/acre, a minimum fifteen (15) percent of the area shall be 
dedicated as usable open space based on that area. For mixed-use subdistricts 
(Point West, Midtown West, Point East, and Midtown East), a minimum ten (10) 
percent of the area shall be dedicated as usable open space. Open space within 
the mixed-use subdistrict shall also be evaluated to ensure one acre of open 
space is provided for every 200 units. Additional open space may be required 
within the mixed-use subdistricts based on this analysis. 

c. When a building permit is issued for a lot adjacent to or across a public right-of-
way, public way, and/or fire lane from an Open Space, the entire Open Space 
shall be fully developed prior to issuance of the certificate of occupancy for the 
adjacent building or there shall be an escrow account set aside for any 
outstanding improvements for the Open Space (per the City’s standard escrow 
agreement for landscape improvements). 

d. Any retention and/or detention spaces that count toward the minimum open 
space requirement shall be designed such that no fences/barriers are required 
unless the public safety and welfare require it. 

e. Fields Open Space Framework - Trial Subdistrict. At the submittal of a Land 
Study, the Developer may request approval of a Trial Subdistrict using the 
following Fields Open Space Framework standards. Except as expressly 
provided in this subsection 14(b), the open space requirements of Section 4.03 of 
the Zoning Ordinance shall apply.

i. “Primary Open Space” means a contiguous Open Space area consisting 
of no less than 13,300 square feet measured to the back of curb and 
including parkways.

ii. “Secondary Open Space” shall be a contiguous Open Space area 
consisting of no less than 7,500 square feet measured to the back of curb 
and including parkways.

iii. “Super Primary Open Space” shall be a contiguous Open Space area 
consisting of no less than 20,000 square feet measured to the back of 
curb and including parkways.  Pedestrian connectivity between parks and 
open spaces is encouraged.

iv. Open Space shall be identified on final plats.  All final plats shall include 
the following plat note: “Public Open Space dedicated by this plat is 
burdened with an easement to ensure public access to such open space.” 
Retention and/or detention spaces that count toward the minimum open 
space requirement shall be designed such that no fences/barriers are 
required unless the public safety and welfare require it. 
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v. The Planning & Zoning Commission shall approve, deny, or approve with 
conditions all open space plans. Submission of proposed open space 
plans and action thereon shall be in accordance with the Zoning 
Ordinance. 

vi. Except for Open Space located adjacent to a floodplain, the minimum 
average width of an individual Open Space area shall be fifty feet (50’), 
and fifty foot (50’) sections may not be longer than fifty feet (50’) each.  
Irregular shaped areas that are attached to and programmed with an 
Open Space that already meets the minimum area and width 
requirements may be included in the required Open Space percentage 
requirements.

vii. Where trails are provided adjacent to a rear or side lot line, a minimum 
fity-foot (50’) setback is required between the trail edge and the property 
line. 

viii. All lots shall be located within nine hundred feet (900’) of a Primary Open 
Space.  The golf course adjacent to the Preserve subdistrict shall be 
considered Primary Open Space for purposes of the preceding sentence 
but shall not be used to satisfy the minimum Open Space requirement 
applicable to the Property or the minimum Open Space requirements for a 
subdistrict.  

ix. All lots shall be located within five hundred fifty feet (550’) of a Secondary 
Open Space.

x. All lots in the subdistricts of Midtown West and Midtown East shall be 
located within two thousand, two hundred fifty feet (2,250’) of a Super 
Primary Open Space.

xi. Open Space located adjacent to or along creeks, railroads and utility lines 
providing alternative non-motorized access to parks, schools, 
neighborhoods, civic, commercial or other destinations is not required to 
have street adjacencies.

xii. Trails are permitted in the floodplain if approved by the Director of 
Engineering and if such trails are maintained by a homeowner’s or 
property owner’s association.

xiii. Linear Open Spaces may be comprised of multiple Primary and 
Secondary Open Spaces if similarly improved at similar spacing intervals.
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xiv. Within its sole discretion, the Planning & Zoning Commission may 
approve, deny, or approve with conditions the Fields Open Space 
Framework Trial Subdistrict, and further may approve, deny, or approve 
with conditions the application of the Fields Open Space Framework to 
any, all, or none of the remaining subdistricts.

f. The Planning & Zoning Commission shall approve, deny, or approve with 
conditions all open space plans. Submission of proposed open space plans and 
action thereon shall be in accordance with the Zoning Ordinance. 

15. Building Materials and Design Standards: Additional building material standards 
may be addressed within a Development Agreement. The requirements of this Exhibit 
apply to all buildings within the development.

a. Building entrances shall be defined and articulated by architectural elements 
such as lintels, pediments, pilasters, columns, porticos, porches, overhangs, 
railings, balustrades, and others as appropriate. All building elements shall be 
compatible with the architectural style, materials, colors, and details of the 
building as a whole. Entrances to upper level uses shall be defined and 
integrated into the design of the overall building façade. 

b. Fields Urban Living units located within six feet of grade shall be permitted, but 
not required, to have direct front door access to the sidewalk. If a patio is 
provided for the unit, a gate shall be provided with direct access to the sidewalk. 

c. Parking Garage Standards

i. Except for parking garages which front the Dallas North Tollway, where 
above ground structured parking is located at the perimeter of a block with 
frontage along a public street, public way, fire lane, and/or open space; it 
shall be screened in such a way that cars on all parking levels are 
screened from pedestrian view from all adjacent public streets, public way, 
fire lane, and/or open space. Architectural screens shall be used to 
articulate the façade, hide parked vehicles, and shield lighting.

ii. Where above-ground structured parking garages front the Dallas North 
Tollway, it shall be screened in such a way that cars on the first and 
second parking levels are screened from pedestrian view from all adjacent 
public streets, public way, fire lane, and/or open space.

iii. When parking structures are located at corners, including but not limited to 
the corner of public streets, public ways, fire lanes, and drive aisles, 
corner architectural elements shall be incorporated such as corner 
entrances, signage, and glazing. 
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iv. Parking structures and adjacent sidewalks shall be designed so 
pedestrians are clearly visible to entering and exiting vehicles.

v. All points of access shall incorporate corner architectural treatment on the 
proposed garages.  This shall include methods of design incorporating 
architectural features, such as punched openings, overhangs, curtain wall 
or other systems, signage, lighting, vegetation or a mixture of all. 

vi. For parking garages that front upon an internal street, the masonry 
requirements applicable to the main building shall be applicable to the 
parking garage. 

d. Additional Standards

i. Infrastructure Veneers: Natural stone or brick veneer is required on 
permanent headwalls, retaining wall, bridges, walls, culverts, and like 
structures. The material palette shall be similar and complimentary to 
materials used throughout the development and are subject to approval by 
the Director of Development Services.

ii. Exterior lighting shall be in accordance with the lighting standards in the 
City of Frisco Zoning Ordinance Subsection 4.05 Lighting Standards. The 
use of exterior white lighting shall be prohibited. 
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Applicability by Subdistrict
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(* denotes what portion of the Form Based Code is being used)

G-1 A A A A A A A A A  
G-4 A A A A A A A A A  

LU-1 A* A* A* A* A* A* A* A* A*

Reference this PD for maximum and minimum square foot 
allowed per Product Type. Reference Open Space standards in 
this PD.
*Connectivity standard is applicable. Uses must be vertically 
integrated or horizontally integrated with pedestrian connection 
that do not cross high traffic corridors or parking lots. 

S-3 NA NA NA A* A* A* A* NA NA * Location of Parking Standards are limited to Urban Mixed-Use 
development. 

S-4 A* A* A* A* A* A* A* A* A*

* Location Standard applicable where on a corner lot, a fence up 
to six feet in height may be built up to the side street property 
line.  Reference fencing for single family attached and detached 
uses in this PD. 

S-6 A A A A A A A A A

S-6 applies to single family detached residences only.  Drives are 
not required to include accents of brick, concrete pavers or 
stamped and colored concrete within the property. J-swing drives 
are not required to be clustered in pairs with garages facing each 
other and a planting strip in between. 

B-1 A A A NA NA NA NA A A

B-1 does not apply to facades that face a loading zone area or a 
product that has a side facing an alley primarily utilized for 
loading, garage access and/or servicing. Windows may have a 
reveal of less than four inches provided this detail is applicable to 
the primary architecture of the building.
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General: The definition of neighborhood oriented open space does not apply. Open space definitions shall abide by those set forth in 
this PD.

B-2 A A A NA NA NA NA A A B-2 applies to single family attached and detached uses only.
B-3 A A A NA NA NA NA A A B-3 applies to single family detached uses only.
PR-2 A A A A A A A A A
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Exhibit C – Subdistricts 


