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Goals for this Vision Strategy

• Define a more specific vision for the DNT frontage that defines the 

desired experience at the three main entry points from the Tollway 

into the Town
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Current Corridor Context

• The Vision is needed as a tool to guide future decisions as Prosper is 

in the “hot zone” of horizontal expansion

• Most of the DNT/380 intersection is zoned PD with related concept 

development plans

• Existing PD’s display a contrast between green campus (Children’s & 

Prestonwood) and midrise mixed-use residential w/ car-oriented 

retail and employment uses.  Downtown is not 

highlighted/recognized within this arrangement as well

• Given these were not planned as a whole, this collection lacks a 

distinctive identity and doesn’t provide hierarchy in open space, 

building form and landscaping

• These PD’s are quite old and the related concept plans are likely 

outdated, and in need of a new strategy to properly meet market 

potential and community desire

I.  INTRODUCTION

Children’s

Health
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Competing DNT Frontage Developments

• There are other urban villages to the south that have a clear hierarchy of 

experience, while providing greater density and urbanity. 

• As these competing developments are closer to preexisting market demand 

drivers and population centers, special care must be given to understanding their 

offerings so that the development that occurs in Prosper is best positioned for 

competitive success

• The development form these competing centers are planned to create consists of 

urban mixed-use density and “cityscape” experiences.  Final development plans 

Prosper’s frontage should provide a contrast to avoid creating a lesser-

positioned yet similar product format
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Firefly Park JC Penny’s Mixed-Use
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II. Policymaker Questionnaire

Executive Summary of Concepts from Responses:  Create a Better Version of Southlake

1. Create a regional destination “node” at 380/DNT interchange (from 380 to First) 

• Emphasis on health care and life sciences employers

• Mixed-use for daytime and nighttime activity

• Pleasant walkable streetscapes and open spaces

• Well connected into adjacent districts

2. Elsewhere, build on Town’s “small town identity” and sense of “exclusivity” to differentiate

• Don’t allow common sprawl to dilute the frontage; focus on entry points

• Emphasize quality, strong landscaping, “hidden” parking, and memorable design

• Ensure a positive connection from the frontage to Downtown as a key differentiator

• Maintain smaller scale of development, including some residential in the frontage

• Work with developers to “curate” the view from the Tollway to achieve desired results 

3. Stay the course -- Be patient to get the right developments/users, and form strategic 

partnerships to get what the Town wants
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Responses to DNT Frontage Visioning Questionnaire

Question 1 Which cities do you feel have the right brand / identity for Prosper's DNT frontage zone, and what are those traits?

EDC # CC #

Total

% Responses

Council

% Responses Cities Identity Traits

2 3 14% 20% Southlake Smaller town feel, high-end development, Town square, reputation

3 2 14% 13% Frisco Destination developments, health and sports hub, open spaces, standards

1 2 9% 13% Plano Corporate office, mixed-use places, retail redevelopment

2 6% 13% Arlington, TX Entertainment and sports hub with Texas Live activity center

1 1 6% 7% Allen Sense as master planned community, services nearby, open spaces, mixed-use places

1 1 6% 7% McKinney PGA gateway, downtown

1 1 6% 7% Grapevine Tourism destinations, downtown, special events

1 3% 7% Richardson Tech hub, strong neighborhoods

1 3% 7% Highland Park Exclusive brand.  High-end residential.  Non-commercial frontage

1 3% 7% Coppell Sense as masterplanned community, quality development, standards

1 3% 7% Westlake Corporate campuses, high-end sense

1 3% 7% Naperville, IL Corporate campuses, blend of uses

1 3% 7% Kansas City, MO Urban mixed-use, similar to Arlington's Texas Live by Cordish

1 3% 0% Cupertino, CA Med-tech hub

1 3% 0% Clearlake, FL Software tech/space hub

1 3% 0% Carmel, IN Sense as a master planned community, diverse special events, patience

1 3% 0% Franklin, TN Smaller town feel, safe, mixed-income housing variety, tourism

1 3% 0% Sugarland, TX Safe, employment, schools & childcare, strong police/fire

1 3% 0% Flower Mound Sense as master planned community

1 3% 0% The Woodlands Blend of high-end residential, jobs and retail.  Good commercial to residential transition

1 3% 0% Addison Office frontage, good landscaping, mixed-use places

1 3% 0% Huntsville, AL Space and tech focus

1 3% 0% Fayetteville, AR N/A

1 3% 0% Raleigh, NC N/A

1 3% 0% Roundrock, TX N/A

1 3% 0% Cedar Park, TX N/A

20 15
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Responses to DNT Frontage Visioning Questionnaire

Question 2 Should Prosper be a Self-Sustaining City (balancing jobs/housing) or an Enhanced Bedroom Community (some jobs & services; reliant on others)

Self-Sustaining "City" Enhanced Bedroom Community (with some jobs & services)

EDC # CC #% Responses EDC # CC #% Responses

5 3 62%Total Responses 2 3 38%Total Responses

50%Council-only 50%Council-only

Question 3 Who do you see as Prosper's primary competitors, and what would differentiate Prosper from them?

EDC # CC #

Total
% Responses

Council
% Responses Cities How Prosper Differentiates Itself from the Competitor

5 5 30% 31% Frisco Key partnerships with key developers/users, maintain small town feel, strong 

development standards, small business focus, be patient and selective vs. market-

opportunistic, build unique identity to induce interest

3 5 24% 31% Celina Maintain strong demographics, small town feel, lower density, strong sense of 

exclusivity, speed up downtown redevelopment, avoid MUD/PID's, be patient/selective

3 3 18% 19% McKinney Key partnerships with key developers/users, strengthen tax base, speed up downtown 

redevelopment, better positioned residential uses in lower density

1 3% 6% Dallas Focus on getting users to locate in Prosper vs. Dallas

1 3% 6% Fort Worth Focus on getting users to locate in Prosper vs. Fort Worth

1 3% 6% Grapevine Provide amenities that attract young families and communicate we have better traffic

2 6% 0% Southlake Maintain strong demographics, small town feel, build exclusivity brand, practice patience

1 3% 0% Plano Key partnerships with key developers/users, high development standards

1 3% 0% Coppell N/A

1 3% 0% Rockwall Closer to the airport

1 3% 0% Flower Mound Landscaping/lighting standards, employment/low dens frontage, ped connectivity, TH's

17 16

Question 4 What impact/presence should Prosper’s Downtown have on the development of the DNT frontage?

Minimal Presence in Frontage Recognizable Presence in Frontage

EDC # CC #% Responses EDC # CC #% Responses

2 1 25%Total Responses 5 4 75%Total Responses

20%Council-only 80%Council-only

7



TOLLWAY FRONTAGE AREA VISIONING STRATEGY

Successful communities are based on scaling modules associated with walkable 

neighborhoods.

➢ Neighborhoods are based on a 10-minute walking distance to anywhere in 

the community, and all have some sort of unique central place.

➢ Neighborhoods combine to form Villages, and Villages combine to form 

Towns.  All being interconnected through a street and open space system.

➢ Corridors connect centers and are orchestrated to avoid “sameness” along 

the way. 

III.  VISION FUNDAMENTALS

Community Scaling

Seams and Connectors

DNT/380

Downtown

DNT/380

8

A. Planning Framework

 Considerations for the Planning Framework
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Organized by scaled neighborhoods

Successful Precedents of this Approach

Organized by identifiable places

9
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Southlake – more frontage landscaping Plano/Frisco – less landscaping, more connection

Southlake – hierarchy of development patterns Plano/Frisco – more “sameness” along frontage

Experience of the Frontage – How to further position Prosper differently; Comparing Southlake to Plano/Frisco
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• The large area of open land is an identifiable anomaly along the DNT, 

and currently helps to distinguish Prosper as a “low density” and 

somewhat “rural” community

• In reality, it is a zone that simply lacks infrastructure and present 

market impetus, but is entitled to allow a development form that is 

similar to what has occurred in Frisco and Plano

• This block of undeveloped land is not the same across the frontage.  How 

it is accessed from the Tollway, what its adjacencies with existing 

community form look like, and proximity to Downtown show a more 

complicated arrangement of land parcels

• These land parcels all fall under different ownerships, making 

coordinated development more difficult but most important in shaping a 

desired outcome across the frontage

• The frontage land itself is also part of a series of neighborhoods based on 

a 10-minute walk.  This consideration will be important to consider in the 

ultimate development plans not feeling like disconnected “sprawl”

Analysis of the Existing Planning Framework
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• There is a lot of “sameness” in the collection of approved PD’s which could lead 

to a very common “suburban” look defined by pad sites, surface parking, strip 

commercial buildings, etc.  Given the PD’s are likely outdated, there is potential 

for the Town and the property owners to create “tweaks” and revisions to these 

plans that meets both market and community objectives.  This combined with 

the differentiating of the 3 intersections along the Tollway described here will 

help improve the end experience of the frontage.
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• A true Market-Based approach makes land available to what the market is 

consuming (end-users), through profit-based implementation techniques 

(developers), over time (economy) 

• The Town is in it for the long run, and a planning vision is needed to guide 

regulation to help create the desired experience for the community’s front 

door(s).  This vision informs regulation that becomes the tool to navigate 

the end result to both accommodate and deny typical market pressures to 

allow the “low hanging fruit” land uses that are always available

• DFW’s high population growth has generated an easy demand in 

apartments, smaller lot single-family, and industrial as the primary land use 

that has attracted capital over the past decade.  Prosper has gained more 

than a normal share of high-end single family which is to be heralded, as 

the Town did not cater to the easiest route that follows such demand only.  

However, a number of the existing PD’s do identify such uses and need to 

be properly positioned through the framework plan to keep them from 

dominating the frontage identity

Undesired Outcomes:

(-) Too much of a single land use or building type allowed in a short period.  

(-) City crafts a vision that is contrary to market realities and doesn’t 

experience growth

Desired Outcomes:

(+) Leverage some of the easier-to-implement uses the Market wants to 

deliver through a framework that creates a greater-than-market outcome

(+) Ensure that this vision and planning framework is positioned to create 

initial successes in a manner that helps the marketing to the more 

challenging uses (such as employment) to desire to be in the frontage zone

(+) Combine this information in a Vision that shows the existing landowners 

this approach will provide them with greater success than present one will

B. Land Use Potential

MARKET
Based on Growth, 

Location, Supply & Demand

REGULATION
Based on the

City’s Vision of its Future

13

Market-Based Lens
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The opportunity to control the Town’s front door may rely more on the DNT intersections 

at First St. and Prosper Trail, due to the following:

1.  380/DNT (regional intersection) has overlap with 121/DNT intersection trade area, 

and development plans are already approved

2. 380 frontage is less impactful due to nature of “cut through” traffic, transactional 

retail / service uses and rear of residential lots

3. Prosper Trail 289/DNT (future sub-regional intersection) will require future surrounding 

density and will cater to cut through traffic.  This is more like the location of Frisco’s 

DNT/Main Street intersection frontage than the Legacy frontage

4. Land use potential has been measured within a 15-minute drive time trade area for 

restaurant patron capture.  This comprises the full far north DFW community, both 

what is in place in Prosper/Frisco/Celina as well as what is to come

5. This potential is measured on a 10-minute drive time (Core) trade area for housing, 

retail and employment capture.  This comprises the area most influenced by the 

Tollway / Hwy 380 intersection

6. How the highway interchange area is developed (from the perspective of 

placemaking and programming) will determine whether this area is desirable for 

employment uses

Trade Area Analysis
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10-year Trade Area Programming Analysis Summary

15

1. Restaurants:  Growth over a 10-year period is forecasted to create nearly 200k sf 

of building space as captured within the frontage area.

2. Retail/Entertainment:  Due to the current amount of retail/entertainment in the 

trade area, there appears to be roughly 100k sf of retail and entertainment space

3. Hotel:  It appears a full-service hotel is warranted within the next 10 years

4. For Sale Residential:  There is potential for 3000 +/- units in urban formats that 

would be appropriate within this frontage area

5. For Lease Residential:  There is potential for 1500 +/- units in various densities of 

rental residential and senior living within this 10-year period for the frontage area

6. These forecasted uses reflect over $4B in private investment over a 10-year 

period, yielding $22M in tax income over that period

7. What is currently zoned through PD’s would yield more than this 10-year 

programming calculation  

It can be helpful to combine traditional land uses within an identified District strategy that 

emphasizes activities and primary uses.  The types of districts shown below have been 

extrapolated from the policymaker questionnaire answers, with considerations following 

each for further review.

The following summary reflects forecasted land use for planning purposes over a 10-year 

period.  These amounts are tied to qualified forecasted population and employment 

growth based on ACS, Census, ESRI and NCTCOG projections.

Programmatic Types  Considerations                               .                   

1. Commercial Mixed-Use Existing PD’s
2. Life Science Campus Small component of total

3. Sports / Entertainment Needs anchor;  already in Frisco
4. Corporate Campus  Small component of total

5. Residential Community Easy to implement 

6. Innovation District  Can incorporate themes above

The backup behind the specific programming calculations summarized here follow over 

the next few pages.
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Special Note:  Due to the amount of 2024-25 vacancy in the trade area, office development in near term will be limited to build-to-suit/tenant driven
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Retail and Restaurant Programming

Special Note:  The total discounted amount of 561k sf is across all retail categories of shopping activity.  It does not reflect a further discount related 
to on-line vs. brick and mortar shopping.  This will need to be determined through discussion with brokers.  Bottom line, it is likely that this shopping 
activity would manifest itself physically through mixed-use, experience-based developments rather than strip center development.

17
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Special Note:  The discounted unit counts by for sale / for lease are based on existing % splits between each and qualifying HH incomes

18
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Source:  ESRI, NCTCOG, Catalyst
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Special Note:  These demand-based estimates are conceptual in nature.  A detailed supply analysis would be required to better define capture rates coupled with interviews of key regional implementers by use

20
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Community Engagement Outdoor Activity Income/Age Housing ChoiceNeighborly Connection

• Neighborhood events

• Community organizations

• Awareness and inclusion

• Connection with others

DNT Context:  Programming  of 

“town center” professionally 

managed to ensure success

• Diverse venues; active and 

passive programs

• Connection to Nature

• Unique in the region

DNT Context:  Frontage contains 

at least one active venue and 

access to reimagined Nature

• Housing offerings for range of life 

stages & demographics

• Allow for move-up and consolidation 

along the way

DNT Context: Frontage offers such 

options, as well as reevaluation of all 

neighborhoods

• Mixed-Use activity center

• Housing focus, with jobs & services 

as amenity

• Designed for interaction

DNT Context: Frontage acts as “town 

center” with connections to each 

adjacent neighborhood

Sources: ULI, Builder Magazine, Hil lwood, Brookfield,  Newland, Del Webb, Prosper

Community Experience 1 – The “Amenitized Town”
 

Bedroom Community with some employment and services, offers amenities described herein, and is consistent with these private strategies

C.  Desired Experiences
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• Provide water access in 

different ways 

• Efficient and sustainable 

design

DNT Context: Provide a signature 

water experience in a focal point 

along the Frontage

• Promoting health/wellness in design 

and operations

• Passive and active health uses 

planned in community

DNT Context: Help incentivize the 

establishment of “Zen” places and 

health-centered uses

• Flexibility in design of homes 

and businesses

• Wireless open spaces

• Plan for tech evolution

DNT Context: Help incentivize the 

establishment of places that are 

conducive to remote-working

• Great schools

• Safe neighborhoods 

• Convey peace of mind as the 

community mindset

DNT Context: Highlight connection to 

the High School and investigate 

funding program for augmented pay

Sources: ULI, Builder Magazine, Hil lwood, Brookfield,  Newland, Del Webb, Woodlands Operating Co

Remote Working Water Experiences Living Well/Mindfulness Education and Safety

22
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The “Amenitized Town” – Case Study

Southlake, TX

Risk of achieving this in Prosper:  Ability to ”tweak” existing PD plans and related frontage development pattern

Community Core Community Services

• Amenitized shopping experience within mixed--use 

town center setting

• Primary community uses within the town center 

including special events parks

• Hotel and health care offerings 

along highway

• Kept to high quality standard to 

convey high-end identity

Upscale Neighborhoods/Housing

• Hotel and health care offerings along 

highway

• Kept to high quality standard to convey 

high-end identity

23
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Community Experience 2 – The “Self-Sustaining City”

Fully integrated community in which there is a direct relationship between jobs and housing, while maximizing tollway frontage for commercial mixed use

Risk of achieving this in Prosper:  Scale of frontage and ability to ”tweak” existing PD plans and related development pattern

Mix of Jobs and Housing

• Tax base is equally divided between 

commercial and residential land uses

• Employment delivered through a city-

center core district

Integrated Streets/Open Space

• Street system planned with open space 

system to amenitize parcels within the core

• Combination of regional, local and transit 

lines provide throughput

Suburban “Downtown”

• Identifies as a premier employment centers in 

the region, offering amenities, uses, and services 

to employees, while providing an active center 

for residents

24
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The “Self Sustaining City” – Case Study

Las Colinas (N. Irving), TX

Risk of achieving this in Prosper:  Ability to ”tweak” existing PD plans and related frontage pattern

Employment Center Mixed-Use Town Center

• Largest suburban office grouping in Texas

• Coordinated with regional transportation 

systems and master open space network

• Quality development standards

• Restaurants, entertainment, office, 

hotel, conference, housing & open 

space within a walkable urban 

center setting

Diversity of Housing

• For sale detached, attached, for lease, 

flats, apartments, townhomes, seniors, 

extended stay

• Quality development standards

25
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The “Exclusive Community”

The seven wealthiest suburbs in the US:

Municipality HH Income Population

Scarsdale (NYC) $568,942 19,000

Highland Park (DFW) $502,823 9,000

Rye (NYC) $405,074 44,000

West Univ Place (Hou) $404,000 15,000

Los Altos (San Jose) $401,000 31,000

Paradise Valley (PHX) $385,643 13,000

University Park (DFW) $381,235 26,000

Prosper is within a select group of communities…

Take-aways:  Those in Green do not have a 

primary commercial identity along their 

respective highways

26
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The “Exclusive Community” – Case Study

Westlake, TX

A. Gained Panache as Corporate HQ Destination

-- Charles Schwab Campus

-- Deloitte University Campus

-- Fidelity Investments Regional Campus

B. Hi-End & Hi-Amenitized Housing 

 (Vaquero Club)

C. Uses Adjacent Communities for Service Needs 

(Southlake, Roanoke, etc)

Risk of achieving this in Prosper:  Existing PD zoning and related frontage identity

27



TOLLWAY FRONTAGE AREA VISIONING STRATEGY

D
N

T
380

289

Community

Secondary

Regional

Secondary

Community

Primary

Downtown

IV.  VISION PLAN Smaller urban development

Community-scaled

development & open space
Community

Secondary

Community

Secondary

Community

Primary

Larger urban development

Singular identity across DNT

Smaller urban development

Strong corridor and streetscape

Campus & 

Landscape

Experience 

Regional

Primary
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Regional District DNT / SH 380

Legacy, Plano

Regional

Primary

Downtown
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Downtown District

DNT / First & Downtown

Downtown McKinney

Downtown
Community

Primary
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Community Districts

DNT / 289 & Prosper Trail

The Arboretum, Austin

Community

Secondary

Regional

Secondary

31



TOLLWAY FRONTAGE AREA VISIONING STRATEGY

Green Connecting Zones

Downtown

Exclusive Community Frontages

Westlake – SH 114 The Woodlands / I-45

This Southlake/Westlake similarity has already begun

Southlake, TX

32
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V. PREFERENCES & IMPLEMENTATION

Evolve Current Zoning to Create Community Gateways

a. Prosper Trail – Education/Faith/Arts mixed-use

b. First Street / Downtown – Mixed-use, Civic, Entertainment

c. DNT/Frontier Parkway – Commercial mixed-use

• Village-scaled buildings with street and open space connections within 
compact experience

Evolve Current Standards to Create Green Connections

• Emphasize lower density development

• Strong landscape planting and setbacks

Evolve Current Zoning to Create Regional Gateway – DNT/380

• Regional node w/urban and campus buildings

• Employment destination with health focus 

• Supporting mixed-use development

• Parking deemphasized; walkability emphasized

Implementation Steps 

1. Hold Broker discussions to confirm “proof of concept”

2. Prepare small area plan that starts with existing PD’s

3. Prepare infrastructure funding plan based on phasing concept

4. Hold property owner discussions

5. Refine existing zoning into one frontage district with subdistricts per this Vision

33

Downtown

Regional

Secondary

`

Community

Secondary

Community

Primary

Regional

Primary
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