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August 23, 2016 

Public Hearing - Zoning: The Tributary (Z16-0019) 
Owner(s): Bishop of the Catholic Diocese 

DESCRIPTION: 

A request to rezone 25.3± acres on southwest corner of Teel Parkway and Lebanon Road, 
from Planned Development-227-Townhome to Planned Development-227-Patio Home.  Zoned 
Planned Development-227-Townhome.  Neighborhood #37.  KM  

HISTORY: 

Ordinance No. 05-09-74: zoned 27.1± acres from Multifamily-2 (MF-2) to Townhome (TH) 
on September 6, 2005. 

Ordinance No. 12-02-07: zoned 35.1± acres from Planned Development-Townhome-Retail 
to Planned Development-Townhome on February 21, 2012. 

Z16-0008: The Planning & Zoning Commission denied this case at their June 28th meeting 
because the concern about the number of lots along the southern property line adjacent to the 
Lakeside at Lone Star Ranch subdivision. The applicant did not appeal the Planning & Zoning 
Commission denial to the City Council, but chose to submit a new zoning case.   

CASE OVERVIEW: 

The applicant has modified the Zoning Exhibit to increase the lot sizes along the southern 
property line form 40 feet to 55 feet, which has reduced density by nine lots from Z16-0008. 
The applicant is requesting a change in zoning from PD-Townhome to PD-Patio Home.  The 
current planned development district was set up for a church and associated school. The 
owner has since changed their plans and the property is under contract with Pulte Homes. The 
applicant requests to provide new development standards for the property. 

The development engages the creek and floodplain area to the west as parts of their open 
space. The applicant has been working with the Parks & Recreation Department and 
Development Services to provide a trail connection with amenities such as seating areas, 
enhanced landscaping and a shade structure. The development also features a smaller but 
more formal open space for the eastern side of the property.  
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The surrounding land uses are as follows: 
 

Direction Land Use Zoning Comprehensive Plan 

North Single Family Patio Home Suburban Neighborhood 

East Multifamily Multifamily-19 
Commercial Node & Suburban 
Neighborhood 

South Single Family Single Family-8.5 Suburban Neighborhood 

West Single Family Single Family-7 Suburban Neighborhood 

 
THE COMPREHENSIVE PLAN: 
 
Future Land Use Plan – The Future Land Use Plan (FLUP) designates Suburban 
Neighborhood and Commercial Node uses for the property. Although the FLUP does show a 
commercial node at the corner, the other three corners of the intersection have been 
developed as residential. Staff does not support the inclusion of any retail on the property as 
there would not be enough retail demand nor is there adequate acreage to provide for a quality 
retail development since Teel Parkway terminates just south of this property, whereas reducing 
the retail marketable in this area. 
 
This residential zoning request complies with the Future Land Use Plan. 
 
Proposed Standards and Standard Comparison Tables 
 

Regulation for 
PH-40 

Existing Standard Proposed Requirement 

Front yard setback 25’ 20’ 

Side yard setback 7’/15’ when adjacent to ROW 
5’/15’ when adjacent to 

ROW 

Lot Area 5,000 square feet 4,000 square feet 

Lot Width 50’ 40’ 

Lot Coverage 55% 65% 

 

Regulation for 
PH-55 

Existing Standard Proposed Requirement 

Front yard setback 25’ 20’ 
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Placemaking & Resiliency 
 

Category Comments 

Placemaking and Resiliency (CH 3)  

Creates distinctive destinations that attract people and 

encourage social interaction.     The development utilizes open space as an amenity in 

the design of the subdivision. The applicant faces lots 

onto the smaller open space to the east, with roads 

having a view shed into the amenitized western open 

space. The western open space has enhanced 

landscaping to utilize this area while still preserving the 

creek habitat. 

  

Creates great streets with human-scaled architecture, 

walkability, attractive amenities and an engaging street wall.  

Design for the long term value of both the development and 

the community. 

Provides a mixture of land uses in an active pedestrian 

environment. 

Preserving and enhancing natural areas. 

 
Land Use & Economic Policies 
 

Category Comments 

Land Use & Economic Policies (Ch 4 & 5)  

Is a balance of land uses to serve the needs of citizens and to 

ensure a diverse economic base, with a variety of housing, 

shopping, arts/culture and entertainment choices. 

 The applicant is proposing to infill Patio Home lots 

which is a copacetic land use for the surrounding 

neighborhoods. The site should be developed as 

residential considering that Teel Parkway ends less 

than a quarter mile away, which would be difficult for 

retail or commercial type users. 

 

CPTED principles were utilized in that lots and streets 

fronting open space, this creates more “eyes on the 

street” to prevent crime. 

   

Is the most desirable, efficient use of land while maintaining 

and enhancing local aesthetics.  

Land use, for development and redevelopment, respects 

environmental factors & innovative design 

Provides for proper transitions between land uses.  

Designed using the principles of Crime Prevention through 

Environmental Design (CPTED). 

Creates quality working environments that foster an attractive 

sense of place (commercial & mixed-use developments). 

 
Open Space/Environmental Features 
 

Category Comments 

One Space/Environmental Features (CH 3 & 7)  

Use the 1999 Environmental Attributes Analysis to identify 

limited natural resources and unique natural assets for 

incorporating as amenities within the development. 

 This area has been identified as being probable to the 

habitation of the Sugarberry-Elm Vegetation Series as 

outlined in the 1999 baseline map. A tree survey will be 

required at time of preliminary plat. All trees regardless 

of species within the riparian buffer or 100-year 

floodplain are considered protected.  

Incorporate natural features and topography into the 

development design. 

 The creek and surrounding floodplain is being 

amenitized with an open air gazebo, trail seating, and 

native plantings that are typically found in such 

environment.  

 Street trees are being used in this development. 

Incorporate green engineering principles. 

Use energy resources efficiently. 
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Transportation/Mobility 
 

Category Comments 

Transportation/Mobility (CH 3 & 9)  

Create new streets with aesthetically pleasing features 

appropriate to the adjacent land use & roadway type.  

 Development shows a divided drive off of Lebanon Road 

that is landscaped at the primary entrance for the 

neighborhood. The westernmost road is open on side with 

views into the creek and surrounding open space. 

Integrate with the City’s multi-modal mobility network. 
 A proposed trail would connect into the Park’s Hike and 

Bike trail system. 

Increase the interconnection between neighborhoods 

and other land uses, and between roads and trails. 

 Proposed trail connection would connect Lebanon Road 

with neighboring developments 

Local neighborhood streets are designed to discourage 

speeding and maximize safety. 
 Street lengths meet Engineering requirements. 

Sidewalks and other paved areas are shaded.  

Street trees will be provided to shade the sidewalks. 

In the eastern open space, the sidewalk is woven between 

shade and ornamental trees. In the western open space, 

some trees are provided for shading.  

The roadway system design complements urban design, 

livability & sustainability components. 
Sidewalks and Hike and Bike trails are provided in addition 

to roads for pedestrians and bicycles.  
Streets comfortably accommodate multiple users—cars, 

pedestrians and bicycles—and are defined by buildings 

and streetscaping. 

Outdoor amenities provided for a pedestrian friendly 

environment. 

 The development is designed to allow for easy pedestrian 

access into the City Hike and Bike trail system that takes 

advantage of open area and creek along the western 

property line, providing a missing link between Lebanon 

Road’s proposed on-street and off-street trails and the 

Greenway Trail. 

 
Thoroughfare Plan – The Thoroughfare Plan shows Teel Parkway and Lebanon Road as a 
major thoroughfares. 
 

Traffic Impact Analysis (TIA) – A TIA is not required since the request is in conformance with 
the Comprehensive Plan.  
 
Access – Access will be provided from Lebanon Road and cross access from the street stub 
of Colwick Drive to this site.  Two points of access for each phase or tract will be required at 
the time of development. 
 
Existing Utilities 

 

o Water – There is a 12-inch water line extending from Colwick Drive.  
o Sanitary Sewer – There is an 8-inch sanitary sewer line extending from Colwick 

Drive, and a 12-inch line extending into the site from the western residential 
development. 
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Schools – The property is located within the Frisco Independent School District (FISD), and 
the school district has not identified a need for a site on this property.   
 
Parks – The City owns the immediately adjacent property to the west of the proposed 
development. The Parks & Recreation Department is working with the applicant to provide a 
Hike and Bike trail that would connect the on-street and off-street trails of Lebanon Road into 
the development and into a network of other trails to the south including Corps of Engineers 
trail and proposed Greenway Trail.  This trail would run though the City’s property and the 
western edge of the proposed development, adjacent to the creek. 
 
PUBLIC INPUT:  
 

The applicant has met with adjacent HOA’s to discuss this project. Some Lone Star Ranch 
residents have concerns about the Hike and Bike trail running along the western side of the 
property.  The homeowners to the west are concerned about the proposed trail running behind 
their homes because they cite crime and loitering as potential issues.  The City has planned 
the trail in this location for several years.  The trail will be on the east side of the creek and not 
immediately in the back of the lots. The design of this project is such that the trail is clearly 
visible, no blind spots, thereby minimizing the potential of crime and loitering. 
 
SUMMARY:  
 
The applicant is proposing to rezone a site previously put into a Planned Development 
designed for a church and associated school.  The new Planned Development would change 
the design to show only patio homes in this location.  The patio homes engage open space in 
both a small formal open space setting as well as the tributary and floodplain areas to the 
west. Staff supports of this request. 
 
RECOMMENDATION: Staff recommends approval subject to the zoning standards below. 
 

Exhibit “B” 
 
1) Zoning District 

a) The subject property shall be developed generally in compliance with the Zoning Exhibit, Exhibit 
“C”. 

b) The proposed zoning shall be Patio Home (PH) Residential District, in compliance with Exhibit 
“C” 
 

2) Zoning Exhibits 
The development shall generally be in accordance with the following: 

• Exhibit “A” – Legal Description 

• Exhibit “A-1” – General Location of the Property 

• Exhibit “B” – Planned Development Regulations 

• Exhibit “C” – Zoning Exhibit 

• Exhibit “D-1” – Screening & Fencing Plan 
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• Exhibit “D-2” – Screening & Fencing Detail 

• Exhibit “E-1 – E-4” – Open Space Plans 
 
3) Lot, Yard, and Space Regulations 

PH-40 Lots: 
a) Front Yard: 20 feet.  
b) Side Yard: 5 feet for interior lots. Corner lots: 15 feet. 
c) Lot Area: Minimum lot area – 4,000 square feet. 
d) Lot Width: Minimum lot width – 40 feet.  
e) Maximum Lot Coverage: 65 percent  
PH-55 Lots: 
a) Front Yard: 20 feet 

 
4) Streets, Alleys, and Easements 

a) Alleys: All lots shall be alley-served with the proposed Zoning Planned Development (PD) for 
the subject property. Alleys shall be generally located in the areas shown on Exhibit “C” 
regardless of lot type served unless otherwise approved by the Director of Development 
Services at the time of Preliminary Plat. 

b) Thoroughfare Screening: 
i. A minimum 20-foot wide thoroughfare landscape edge, unencumbered by utility 

easements, shall be required along Lebanon Road and a minimum 25-foot wide 
thoroughfare landscape edge, unencumbered by utility easements, shall be required 
along Teel Parkway to allow for the sidewalk/trail.  The final design is subject to the 
City’s Landscape Architect’s approval. 

 
5) Building Elements 

a) Design of Homes: 
i. Homes shall have continuous gutters on each side yard.  Down spouts may be located 

on the side yards, however they must be placed near the front or rear of the home. 
b) Design of Lots: 

i. Side yard earthen swales shall be located on the uphill side of retaining walls. 
ii. Side yard earthen swales shall be graded to achieve a 1.25% to 1.50% longitudinal 

slope. 
c) Veneers:  Natural stone or brick veneer is required on headwalls, walls, culverts, retaining walls, 

steps 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.  

d) Front Porches: Lots that front onto open space shall have a front porch, as shown in exhibit C. 
Porches shall be allowed to encroach into the required front setback by a maximum of ten (10) 
feet under the conditions noted below. In no case shall the reduction cause the minimum front 
yard to be less than fifteen (15) feet. Front porches shall reference section 4.07.16 Front Porch 
Standards from the Zoning Ordinance. 

e) Screening Walls & Fencing: Screening Walls and Fencing shall be built as depicted on Exhibit 
“D-1” and “D-2”. 

i. Side yard fencing shall not exceed six (6) foot in height. 
ii. A 6-foot high ornamental metal fence shall be painted black in color and shall have 6-

inch by 6-inch steel posts at beginning and termination points as well as intersections 
of property lines, as seen on Exhibit “D-2”. 
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iii. Fencing requirements pursuant to Section S-4 related to the boundary between 

open space and a single-family lot, and fencing for corner lots as depicted on 
Exhibit “D-1”. 

iv. The homebuilder shall install all required open fencing with the construction of 
the subdivision in order to create a consistent appearance. Ornamental fencing 
shall have a design theme to be determined at the time of preliminary plat 
approval. 
 

6) Landscaping, Trails, and Open Spaces 
a) Open Space: 

i. The minimum amount of open space within the Planned Development shall be 2.4± 
acres as represented on Exhibit “C”, which is roughly 10% of the total gross area of the 
Planned Development. 

ii. The balance of the City’s standard open space requirement shall be satisfied by the 
improvement of approximately 1.3± acres immediately adjacent to the west property line 
of the Planned Development proposed within the City Park property. 

iii. All park proposed ownership and maintenance shall remain the responsibility of the City 
of Frisco Parks Department. 

iv. The combination of these two areas provides a total of 3.7± acres of green space, being 
slightly greater than 15% of the total gross area of the Planned Development. 

v. Open space areas maybe passive or active use areas and shall be improved as shown 
in Exhibit “E-1 thru E-3” – final design shall be approved by the City’s Director of 
Development Services and Landscape Architect at the time of Construction Documents.  

vi. Open Spaces shall be built in accordance with Exhibits, “E-1”, “E-2”, “E-3” and “E-4.”  
Deviations are subject to the Director of Development Services’ review and approval. 

b) Trails: Trails shall be generally constructed in accordance with Exhibit “C”.  Adjustments in the 
trail alignment may be made due to topography and subject to the approval of the Director of 
Parks & Recreation. 

i. All trails shall connect into existing Hike and Bike trail network. 
ii. Final location and design of the proposed trails shall be finalized prior to the submittal of 

a preliminary plat. A minimum twenty-five foot (25’) wide, level ground surface shall be 
provided for a twelve-foot (12’) wide public hike-and-bike trail. This area shall be free 
and clear of easements. 
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SADDLEBROOK VILLAGE

PHASE III

CABINET 2013, PAGE 88

P.R.D.C.T.

LAND USE: RESIDENTIAL

ZONING: PH

CITY OF FRISCO

CABINET T, PAGE 248-249

P.R.D.C.T.

LAND USE: AG/UNDEVELOPED

ZONING: PH

STONECREEK VILLAGE

PHASE I

CABINET T, PAGE 244-245

P.R.D.C.T.

LAND USE: RESIDENTIAL

ZONING: SF-7, SF-8.5

AUSTIN RIDGE AT

LONESTAR RANCH

PHASE I

DOC. NO. 000000112

D.R.D.C.T.

LAND USE: RESIDENTIAL

ZONING: SF-7

THE TRIBUTARY Exhibit 
D-1 - Screening Plan

City of Frisco, Collin County, Texas

NORTHScale:  1" = 150'-0"

0150 75

12217 CHATTANOOGA DR.
FRISCO, TEXAS 75035
PH. (903) 570-0162
EMAIL:  CODY@CODYJOHNSONSTUDIO.COM

6'-0" HT. BRICK SCREENING
WALL WITH ENHANCED
MASONRY COLUMNS

6'-0" HT. ORNAMENTAL
METAL FENCE .

SCREENING LEGEND

6'-0" HT. BRICK SCREENING
WALL WITH ENHANCED

MASONRY COLUMNS

6'-0" HT. BRICK SCREENING
WALL WITH ENHANCED
MASONRY COLUMNS

6'-0" HT. ORNAMENTAL
METAL FENCE.

6'-0" HT. BRICK SCREENING
WALL WITH ENHANCED
MASONRY COLUMNS



THE TRIBUTARY
Exhibit D-2 - Screening Detail

City of Frisco, Collin County, Texas

12217 CHATTANOOGA DR.
FRISCO, TEXAS 75035
PH. (903) 570-0162
EMAIL:  CODY@CODYJOHNSONSTUDIO.COM

7'-0" HT. ENHANCED STONE
COLUMN; SPACING SHALL

NOT EXCEED 100'-0" O.C.

6'-6" HT. BRICK THINWALL
COLUMN WITH BRICK CAP
SPACED 10'-0" O.C.

6'-0" HT. BRICK THINWALL
PANEL WITH SOLIDER

COURSE.

SCALE: 1/4"=1'-0"

6'-0" HT. BRICK SCREENING WALL WITH ENHANCED MASONRY COLUMNS
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SCALE: 1/4"=1'-0"

6'-0" HT. ORNAMENTAL METAL FENCE

ELEVATION

1-1/2" X 1-1/2" TUBE RAILS
AT TOP AND BOTTOM

2" X 2" TUBULAR SQUARE
STEEL POST W/ CAP, TYP.

3/4" SQ. TUBULAR STEEL
PICKETS @ 8" AND 4" O.C.
TYP

ORNAMENTAL CIRCLE
ACCENTS.

6" X 6" TUBULAR SQUARE
STEEL POST W/ CAP,  AT
LOT CORNERS AND FENCE
ENDS.  TYP.

2

1

6
'-
0
"



THE TRIBUTARY
Exhibit E-1 - Open Space Plan

City of Frisco, Collin County, Texas

NORTHScale:  1" = 30'-0"

030 15

12217 CHATTANOOGA DR.
FRISCO, TEXAS 75035
PH. (903) 570-0162
EMAIL:  CODY@CODYJOHNSONSTUDIO.COM

GENERAL OPEN SPACE NOTES

 ANY EASEMENTS TO BE ESTABLISHED
WILL BE IDENTIFIED AND PROVIDED
AT TIME OF PLATTING.

 GRAPHIC ILLUSTRATIONS IN THE
OPEN SPACES ARE NOT INTENDED
TO COMMUNICATE, SHOW, OR
REPRESENT ACTUAL LAYOUT, OR
DETAILED LANDSCAPE DESIGN.

 ALL ROADS, SIDEWALKS, FIRE LANES,
DRIVE AISLES AND INTERSECTIONS
WILL COMPLY WITH THE CITY OF
FRISCO ENGINEERING DESIGN
STANDARDS REGARDLESS OF WHAT IS
SHOWN ON THIS EXHIBIT.

 SIDEWALKS WILL BE CONSTRUCTED
ALONG ALL CITY STREETS.
INTER-CONNECTIVITY WILL BE
PROVIDED THAT MEETS CITY OF
FRISCO AND ADA STANDARDS
REGARDLESS OF WHAT IS SHOWN ON
THIS EXHIBIT.

 TREE PLACEMENT ALONG CITY
STREETS SHALL COMPLY WITH CITY
OF FRISCO STANDARDS REGARDLESS
OF WHAT IS SHOWN ON THIS EXHIBIT.

CALLOUTS LEGEND:

3" CALIPER STREET AND/OR
SHADE TREES
(LIVE OAK, RED OAK, CEDAR
ELM, AND CHINESE PISTACHE)

PLAYGROUND FACILITY

5'-0" WIDTH SIDEWALK

OPEN PLAY AREA

BENCH AND TRASH RECEPTACLE

SHADE STRUCTURE WITH
SEATING AND TABLES

STREET

STREET

S
T

R
E

E
T

2" CALIPER ORNAMENTAL TREE
(REDBUD, HOLLY SPP.,
CRABAPPLE,  AND PLUM)

15' WATER ESMT.

15' WATER ESMT.
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Exhibit E-2 - Open Space Plan

City of Frisco, Collin County, Texas

NORTHScale:  1" = 40'-0"
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12217 CHATTANOOGA DR.
FRISCO, TEXAS 75035
PH. (903) 570-0162
EMAIL:  CODY@CODYJOHNSONSTUDIO.COM

GENERAL OPEN SPACE NOTES

 ANY EASEMENTS TO BE ESTABLISHED
WILL BE IDENTIFIED AND PROVIDED
AT TIME OF PLATTING.

 GRAPHIC ILLUSTRATIONS IN THE
OPEN SPACES ARE NOT INTENDED
TO COMMUNICATE, SHOW, OR
REPRESENT ACTUAL LAYOUT, OR
DETAILED LANDSCAPE DESIGN.

 ALL ROADS, SIDEWALKS, FIRE LANES,
DRIVE AISLES AND INTERSECTIONS
WILL COMPLY WITH THE CITY OF
FRISCO ENGINEERING DESIGN
STANDARDS REGARDLESS OF WHAT IS
SHOWN ON THIS EXHIBIT.

 SIDEWALKS WILL BE CONSTRUCTED
ALONG ALL CITY STREETS.
INTER-CONNECTIVITY WILL BE
PROVIDED THAT MEETS CITY OF
FRISCO AND ADA STANDARDS
REGARDLESS OF WHAT IS SHOWN ON
THIS EXHIBIT.

 TREE PLACEMENT ALONG CITY
STREETS SHALL COMPLY WITH CITY
OF FRISCO STANDARDS REGARDLESS
OF WHAT IS SHOWN ON THIS EXHIBIT.

STREET

STREET

S
T

R
E

E
T

FRISCO 100 YR.
FLOODPLAIN.

TYP

FRISCO 100 YR.
FLOODPLAIN.

TYP

CALLOUTS LEGEND:

3" CALIPER STREET AND/OR
SHADE TREES
(LIVE OAK, RED OAK, CEDAR
ELM, AND CHINESE PISTACHE)

6'-0" WIDTH TRAIL

OPEN PLAY AREA

BENCH AND TRASH RECEPTACLE

SHADE STRUCTURE WITH
SEATING AND TABLES.  REFER TO
SHEET F4 FOR SHADE STRUCTURE
EXAMPLE.

2" CALIPER ORNAMENTAL TREE
(REDBUD, HOLLY SPP.,
CRABAPPLE,  AND PLUM)

LEBANON ROAD

DRAINAGE
EASEMENT
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Exhibit E-3 - Open Space Plan
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12217 CHATTANOOGA DR.
FRISCO, TEXAS 75035
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EMAIL:  CODY@CODYJOHNSONSTUDIO.COM

GENERAL OPEN SPACE NOTES

 ANY EASEMENTS TO BE ESTABLISHED
WILL BE IDENTIFIED AND PROVIDED
AT TIME OF PLATTING.

 GRAPHIC ILLUSTRATIONS IN THE
OPEN SPACES ARE NOT INTENDED
TO COMMUNICATE, SHOW, OR
REPRESENT ACTUAL LAYOUT, OR
DETAILED LANDSCAPE DESIGN.

 ALL ROADS, SIDEWALKS, FIRE LANES,
DRIVE AISLES AND INTERSECTIONS
WILL COMPLY WITH THE CITY OF
FRISCO ENGINEERING DESIGN
STANDARDS REGARDLESS OF WHAT IS
SHOWN ON THIS EXHIBIT.

 SIDEWALKS WILL BE CONSTRUCTED
ALONG ALL CITY STREETS.
INTER-CONNECTIVITY WILL BE
PROVIDED THAT MEETS CITY OF
FRISCO AND ADA STANDARDS
REGARDLESS OF WHAT IS SHOWN ON
THIS EXHIBIT.

 TREE PLACEMENT ALONG CITY
STREETS SHALL COMPLY WITH CITY
OF FRISCO STANDARDS REGARDLESS
OF WHAT IS SHOWN ON THIS EXHIBIT.

STREET

FRISCO 100 YR.
FLOODPLAIN.

TYP

FRISCO 100 YR.
FLOODPLAIN.
TYP

CALLOUTS LEGEND:

3" CALIPER STREET AND/OR
SHADE TREES
(LIVE OAK, RED OAK, CEDAR
ELM, AND CHINESE PISTACHE)

6'-0" WIDTH TRAIL

OPEN PLAY AREA

BENCH AND TRASH RECEPTACLE

2" CALIPER ORNAMENTAL TREE
(REDBUD, HOLLY SPP.,
CRABAPPLE,  AND PLUM)
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Exhibit E-4 - Open Space Plan

City of Frisco, Collin County, Texas

12217 CHATTANOOGA DR.
FRISCO, TEXAS 75035
PH. (903) 570-0162
EMAIL:  CODY@CODYJOHNSONSTUDIO.COM

SHADE STRUCTURE EXAMPLE

PHOTOGRAPH
1

NOTE:
THE SHADE STRUCTURE FRAMING
MATERIAL AND ACCENTS ARE SUBJECT
TO CHANGE PENDING THE APPROVAL
OF THE DIRECTOR OF DEVELOPMENT
SERVICES.


