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​Executive Summary​
​The residential real estate market in Frisco, Texas, has entered a transitional era in 2026, shifting​
​decisively from the hyper-accelerated, inventory-starved conditions of the early 2020s into a​
​stabilized, balanced market paradigm. Driven by an unprecedented convergence of​
​multi-billion-dollar commercial developments, sustained corporate relocations, and a rapidly​
​maturing infrastructure, Frisco continues to command premium residential valuations.​
​However, the operational mechanics of acquiring and divesting real property within the city​
​limits have fundamentally altered. Rising active inventory, extended days on the market, and the​
​widespread normalization of seller concessions and interest rate buydowns indicate that​
​pricing power has reached an equilibrium between buyers and sellers.​
​This report provides an exhaustive, granular analysis of the 2026 Frisco residential housing​
​market, strictly isolating the municipality from surrounding suburban markets. By dividing the​
​city into natural geographic segments—West, North, East, and Southwest—the analysis isolates​
​specific neighborhood dynamics, pricing tiers, and absorption rates. Furthermore, the​
​evaluation integrates macroeconomic drivers, municipal property tax policy, educational zoning​
​volatility, and the competitive friction between new construction and existing resale homes,​
​offering a definitive assessment of current conditions and future trajectories for this premier​
​submarket.​

​Macroeconomic Drivers and Corporate Expansion​
​To accurately interpret the residential housing metrics of Frisco in 2026, it is imperative to first​
​examine the macroeconomic engine driving sustained demand. Frisco's evolution from a​
​bedroom community into a primary corporate and entertainment destination has largely​
​insulated its housing market against broader national downturns. The city’s strategic shift from​
​growth-at-scale to quality-of-place has yielded substantial dividends in corporate attraction​
​and retention​​1​​.​
​The Frisco Economic Development Corporation (FEDC) reported profound business​
​investment throughout the previous fiscal year, facilitating fourteen major corporate office​
​relocations and expansions, nine of which were secured without the use of municipal financial​
​incentives​​1​​. These corporate movements are projected​​to generate or retain more than 3,100​
​high-paying jobs within the city limits​​2​​. Prominent​​expansions include financial technology​
​corporation SoFi, which expanded its footprint to 18,000 square feet, and Public Storage, which​
​executed a major headquarters relocation bringing 300 jobs to the municipality​​2​​.​



​Simultaneously, the city's commercial development pipeline remains historically robust. Frisco​
​currently features ten master-planned mixed-use developments that are projected to add a​
​minimum of 10 million square feet of Class-A office space over the next fifteen years​​2​​. Over​
​500,000 square feet of new commercial office space is actively planned, representing an​
​excess of $500 million in capital investment, while 650,000 square feet of recently leased​
​space is expected to inject $125 million into the local economy​​2​​. Furthermore, the opening of​
​the Universal Kids Resort and the ongoing construction of major mixed-use districts like Fields​
​West and Firefly Park along the Dallas North Tollway serve as massive demand generators for​
​local residential housing​​5​​. These commercial anchors​​ensure a constant influx of highly​
​compensated professionals seeking primary residences within a short commute, providing a​
​sturdy, localized floor for Frisco’s property values.​

​Citywide Residential Market Metrics and Equilibrium​
​As of the third quarter of 2026, the Frisco housing market is characterized by stability,​
​expanding active inventory, and returning buyer leverage. Treating the city as a monolith, the​
​median home price rests between $645,000 and $710,000, depending on the specific tracking​
​window and the exact composition of the localized dataset, while average home prices​
​frequently exceed $815,000 due to the upward pull of the ultra-luxury segment​​5​​. Trailing​
​six-month data tracking closed sales directly reveals a median closing price of $686,250​​9​​.​
​However, relying solely on a median figure obscures the shape of the market. The "middle half"​
​of all transactions in Frisco closed between $516,540 and $900,000, representing a wide​
​pricing ladder that accommodates diverse buyer profiles​​9​​.​​The median price per square foot​
​has stabilized at approximately $231 to $234, reflecting a modest year-over-year adjustment as​
​the market digests elevated interest rates​​5​​. Single-family​​detached houses dominate the​
​landscape, accounting for 96% of all closed residential transactions​​9​​.​
​The most definitive indicator of the market's transition is the expansion of active inventory and​
​the deceleration of transaction velocity. Active listing counts have surged, yielding between 3.4​
​and 4.6 months of housing supply​​7​​. In real estate​​economics, an inventory level below three​
​months heavily favors sellers, while a level between four and six months indicates a balanced​
​market where neither party holds an absolute advantage. Frisco's current supply metrics place​
​it firmly in a balanced state, removing the frenzy that defined previous years​​8​​.​
​Consequently, the median days on market (DOM) has stretched considerably. While the​
​pandemic era saw homes command contracts in mere hours, homes in Frisco in 2026 average​
​between 53 and 67 days on the market before entering a pending status​​7​​. The sale-to-list price​
​ratio, a critical metric of negotiation leverage, currently sits between 94.6% and 97.0%​​7​​. When​
​this ratio falls below 98%, it signals that buyers are routinely securing homes below the original​
​asking price, and that sellers must build negotiation margins into their initial pricing strategies​​5​​.​
​Furthermore, an estimated 41% of active listings in the market have undergone visible price​
​reductions, reflecting a necessary capitulation by sellers who initially priced their assets based​
​on outdated, peak-market comparables from 2022​​5​​.​



​Frisco Citywide Housing Metrics (Q3​
​2026)​

​Data Valuation​

​Median Sold Price​ ​$645,000 - $710,000​

​Average Sold Price​ ​$815,603​

​Middle Half Sale Spread​ ​$516,540 - $900,000​

​Median Price Per Square Foot​ ​$231 - $234​

​Months of Supply​ ​3.4 - 4.6 Months (Balanced)​

​Average Days on Market (DOM)​ ​53 - 67 Days​

​Sale-to-List Ratio​ ​94.6% - 97.0%​

​Listings with Price Drops​ ​~41.0%​

​Geographic Segmentation and Submarket Analysis​
​Frisco encompasses roughly 68 square miles, and treating the municipality as a single,​
​homogenous housing market obscures profound variances in property age, lot size,​
​architectural style, and pricing. To accurately assess the market, the city must be divided into​
​its natural geographic segments, which correlate strongly with its internal ZIP codes and the​
​developmental timeline of the municipality.​
​West Frisco: The Established Luxury Corridor (ZIP Code 75034)​
​West Frisco, primarily operating within the 75034 ZIP code, functions as the established luxury​
​anchor of the city. Flanking the Dallas North Tollway, this segment offers the most direct access​
​to legacy corporate hubs, the Stonebriar Centre, and the broader commercial districts. The​
​housing stock here is characterized by high-end, custom, and semi-custom estates built​
​predominantly between the late 1990s and the 2010s​​14​​.​
​The median listing price in West Frisco commands a substantial premium over the citywide​
​average, resting at approximately $875,000, with a median price per square foot of $269 to​
​$271​​13​​. Properties in this quadrant generally stay​​on the market for an average of 55 to 62 days,​
​moving slightly slower due to the narrower buyer pool qualified for luxury acquisitions​​13​​. West​
​Frisco is heavily populated by highly sought-after guarded and gated communities, which drive​
​the submarket's valuation upwards.​
​Starwood​​As one of the original and most prestigious​​gated communities in the city, Starwood​



​features sprawling estates ranging from $1 million to well over $3 million​​16​​. The median sale​
​price in Starwood over a recent three-month window was approximately $1.37 million to $1.4​
​million, with a price per square foot of $326 to $336​​16​​.​​Homes in Starwood sit on generous lots​
​characterized by mature landscaping, community centers, swimming pools, and tennis courts​​18​​.​
​Marketing times here average 56 to 81 days, reflecting a measured pace for high-value assets​​16​​.​
​Newman Village​​Situated slightly further north but​​maintaining a distinct West Frisco identity,​
​Newman Village commands a median listing price of $1.45 million to $1.5 million​​19​​. Designed​
​with strict New Urbanist principles, Newman Village features classical architecture,​
​street-facing porches, alley-loaded garages, and a central plaza, creating a distinct aesthetic​
​deviation from standard suburban cul-de-sacs​​20​​. At​​full build-out, the community includes​
​roughly 600 homes​​22​​. Homes here average 51 days on​​market, with a price per square foot​
​near $346​​19​​.​
​Stonebriar​​Wrapped around the Stonebriar Country Club,​​this neighborhood offers premier​
​golf-course living with median prices routinely exceeding $1 million​​23​​. A unique aspect of​
​Stonebriar is its bisected educational zoning; while firmly within the Frisco municipal limits,​
​portions of the community are zoned to the Lewisville Independent School District rather than​
​Frisco ISD, a factor that critically alters the demand profile and resale trajectory depending on​
​the exact parcel location​​24​​.​
​The Canals at Grand Park​​Offering a unique, high-density​​luxury product, The Canals at Grand​
​Park features homes averaging around $774,900, with product types ranging from $524,900 to​
​$1.29 million​​25​​. The architecture mimics urban canal​​districts, providing a highly walkable,​
​aesthetically distinct environment within the broader suburban landscape​​25​​.​
​North and Northwest Frisco: The Hyper-Growth Frontier (ZIP Code​
​75033)​
​North and Northwest Frisco represent the current epicenter of the city’s physical expansion.​
​Bounded roughly by Eldorado Parkway to the south and U.S. Highway 380 to the north, this​
​sector is experiencing a multi-billion-dollar transformation that is redefining the local real​
​estate paradigm. The median listing price in the 75033 ZIP code sits at $711,950, averaging​
​$230 per square foot, with a marketing time of 47 to 59 days​​12​​. However, these baseline​
​medians are rapidly shifting upward as monumental luxury developments come online.​
​The Fields​​Undoubtedly the most significant residential​​and commercial undertaking in the​
​history of the city, The Fields is a $10 billion, 2,500-acre master-planned community. Anchored​
​by the new PGA of America headquarters and two championship golf courses, this​
​development is fundamentally altering the high-end market​​27​​. The community is stratified into​
​various collections. Within the exclusive custom enclaves, raw dirt lots alone are trading​
​between $500,000 and $3 million. The estates constructed on these lots are projected to​
​range from $3 million to $25 million​​27​​.​
​In the production-home sections, such as Fields - 40' Lots, Fields - 50' Lots, and the East​
​Village, new construction prices range from the $800,000s to over $2.2 million​​28​​. This intense​
​concentration of new wealth pushes the localized neighborhood median to nearly $1.29 million,​
​with price-per-square-foot metrics routinely soaring past $330, and frequently reaching into​



​the $400s and $500s for premium, golf-adjacent builds​​28​​.​
​Firefly Park​​Adjacent to the tollway in the northern​​sector, Firefly Park is a $4 billion, 217-acre​
​mixed-use urban village currently moving through the development pipeline. The master plan​
​includes 230 townhomes, 251 luxury high-rise units, and nearly 2,000 mid-rise apartments,​
​alongside a Dream Hotel set to open in 2027​​6​​. This​​dense, walkable urbanization provides a​
​stark contrast to traditional sprawling estates, catering to executives and empty-nesters​
​demanding low-maintenance, high-amenity living directly within a commercial core.​
​East Frisco: Established Consistency and Modern Master-Plans (ZIP​
​Code 75035)​
​East of Preston Road, the 75035 ZIP code offers a compelling blend of deeply established,​
​family-oriented neighborhoods built in the late 1990s and early 2000s, punctuated by more​
​recent, high-end master plans. The median listing price here is $720,000, with a price per​
​square foot of $231 and an average marketing time of 47 to 57 days​​12​​. East Frisco generally​
​provides a more accessible barrier to entry than the West, while still offering the highly coveted​
​Frisco ISD zoning and expansive, mature tree canopies.​
​Established Mid-Market Communities​​Neighborhoods like​​Plantation Resort, Preston​
​Vineyards, and Panther Creek Estates form the reliable backbone of the city's mid-market.​
​Plantation Resort offers a median listing price near $539,450 to $540,000, while Panther Creek​
​Estates sits at $632,495 to $649,900​​12​​. These communities​​appeal heavily to luxury buyers and​
​families prioritizing mature landscaping, larger traditional lot sizes, and immediate school​
​proximity over brand-new architectural finishes.​
​Richwoods​​A notable exception to the older housing​​stock in East Frisco is Richwoods, a​
​massive gated community completed over the last decade. It consistently ranks as one of the​
​most desirable addresses in the eastern corridor, offering heightened security and luxury​
​amenities with median prices resting between $1.049 million and $1.079 million​​12​​.​
​The Grove​​Showcasing the newer wave of master-planned​​design, The Grove is located off​
​Main Street near Custer Road. Homes here average approximately $1.1 million, with a price per​
​square foot of $324​​33​​. The community is heavily amenitized,​​featuring orchards, extensive trail​
​systems, and modern architectural elevations that appeal to buyers who desire new​
​construction without venturing to the far northern edge of the city​​33​​.​
​Central and Southwest Frisco: Suburban Stability and Active Adult​
​Living (ZIP Code 75036)​
​The 75036 ZIP code, capturing the southwest quadrant near the shores of Lake Lewisville,​
​operates as a distinct submarket characterized by master-planned demand and specialized​
​demographic housing. The median listing price in this sector is $599,500, with a brisk 49-day​
​median time on market​​15​​. The median closed sale price​​over a recent six-month period for this​
​ZIP was $549,999, indicating an area with highly accessible price points relative to the rest of​
​the municipality​​35​​.​
​Frisco Lakes by Del Webb​​The defining community of​​this sector is Frisco Lakes, an expansive,​
​age-restricted (55+) active adult community. Built around an 18-hole golf course and featuring​
​massive amenity centers, this neighborhood caters exclusively to retirees and empty nesters​​20​​.​



​The median sale price in Frisco Lakes is approximately $431,500 to $448,000, with a price per​
​square foot of $252 to $254​​26​​. Homes here typically​​sell in 67 to 80 days​​26​​. The lower absolute​
​price points of these properties, coupled with their smaller square footages (averaging ~1,800​
​sq. ft.), pull the overall metrics of the 75036 ZIP code downward, making the sector appear​
​more affordable, though the underlying price-per-square-foot remains highly competitive​​36​​.​
​Grayhawk and Hidden Cove​​Outside the age-restricted​​zones, neighborhoods like Grayhawk​
​and Hidden Cove provide essential inventory. Grayhawk features a median sale price of​
​$533,500, averaging 60 days on the market, with a remarkably tight 1.9 months of supply,​
​indicating strong localized demand​​38​​. Hidden Cove,​​positioned closer to the lake, offers​
​average pricing around $444,000 to $445,000, serving as a critical entry point for buyers​
​seeking single-family detached living within the city limits​​26​​.​

​Frisco​
​Submarket​
​Comparison​
​(2026)​

​Median List​
​Price​

​Price / Sq. Ft.​ ​Median DOM​ ​Key​
​Communities​

​West (75034)​ ​$875,000​ ​$271​ ​62​ ​Starwood,​
​Newman​
​Village,​
​Stonebriar​

​East (75035)​ ​$720,000​ ​$231​ ​47​ ​Richwoods,​
​The Grove,​
​Panther Creek​

​North (75033)​ ​$711,950​ ​$230​ ​47​ ​The Fields,​
​Firefly Park​

​Southwest​
​(75036)​

​$599,500​ ​$233​ ​49​ ​Frisco Lakes​
​(55+),​
​Grayhawk​

​Note: Data derived from 2026 blended real estate analytics reporting​​13​​.​

​Pricing Tiers and Product Stratification​
​The Frisco residential market is overwhelmingly dominated by detached single-family homes,​
​which account for 96% of all closed transactions​​9​​.​​However, market behavior varies drastically​
​across different pricing tiers, necessitating a stratified analysis.​
​The Entry-Level Segment (Under $500,000)​​True entry-level,​​single-family detached​
​housing has been virtually eradicated in Frisco. Buyers operating with budgets under $500,000​



​are largely constrained to aging inventory built in the 1990s or early 2000s, which often​
​requires significant capital expenditures for modernization. Alternatively, buyers in this tier are​
​directed toward the limited supply of townhomes and condominiums. The notable exception is​
​the 55+ age-restricted market in Frisco Lakes, where properties in the $330,000 to $450,000​
​range exist but are walled off from the general buyer pool due to age covenants​​14​​.​
​The Mid-Market Core ($500,000 to $800,000)​​This tier​​represents the operational core of​
​the Frisco housing market. It is highly sensitive to macroeconomic shifts, particularly mortgage​
​interest rates. Buyers in this segment demand move-in readiness. Properties that are properly​
​staged, professionally photographed, and priced in accordance with current 2026 comparables​
​continue to be absorbed quickly, often in under 30 days​​5​​. However, properties in this tier that​
​carry deferred maintenance or outdated aesthetics face severe penalization, lingering on the​
​market for 60 to 90 days and ultimately requiring steep price reductions to capture a buyer​​39​​.​
​The Luxury and Move-Up Market ($800,000 to $1.5 Million)​​This segment is currently​
​experiencing the greatest friction between new construction and existing resale properties.​
​Production builders operating in areas like The Fields and The Grove are aggressively capturing​
​buyers by utilizing their in-house financing arms to offer interest rate buydowns and massive​
​closing cost credits​​40​​. Consequently, resale sellers​​in older luxury communities must rely on the​
​appeal of established locations, larger mature lots, and the absence of lengthy construction​
​timelines to compete effectively​​40​​.​
​The Ultra-Luxury Segment ($1.5 Million and Above)​​The ultra-luxury market operates with​
​micro-market efficiency. Transactions at this level are frequently executed in cash, rendering​
​them largely insulated from the volatility of Federal Reserve interest rate policies​​42​​. In bespoke​
​communities like Starwood, Chapel Creek, and the custom enclaves of The Fields, property​
​values are dictated by architectural uniqueness, lot topography, and builder pedigree rather​
​than broad citywide trends. These properties average around 22 days on the market if priced​
​correctly, but can sit for months if misaligned with elite buyer expectations​​42​​.​

​The Friction Between New Construction and Resale​
​A defining characteristic of the 2026 Frisco market is the fierce competition between​
​production builders and existing homeowners. As citywide inventory has risen to a balanced​
​state, builders operating in the northern and eastern sectors have transitioned from a posture​
​of passive order-taking to aggressive financial marketing.​
​To maintain volume, builders are leveraging significant financial concessions, most notably the​
​"2-1 buydown" or permanent interest rate buydowns. By subsidizing the buyer's mortgage rate​
​down to the high 4% or low 5% range for the initial years of the loan, builders can offer a​
​monthly payment that a resale seller—constrained by prevailing open-market rates near 6.2%​
​to 6.8%—cannot mathematically match without slashing their asking price by tens of thousands​
​of dollars​​8​​. In addition to rate subsidies, builders​​are frequently offering $10,000 to $30,000 in​
​closing cost credits or design center upgrades​​40​​.​
​For a buyer touring a model home, the combination of a lower monthly payment, zero deferred​
​maintenance, and modern floor plans presents a formidable value proposition. To compete,​
​resale sellers are increasingly forced to offer their own seller concessions. A sophisticated​



​strategy in the 2026 resale market involves the seller offering cash at closing specifically​
​earmarked for the buyer to purchase discount points, permanently buying down the mortgage​
​rate​​41​​. This strategy is mathematically more effective​​at preserving the seller's net equity than​
​executing a blunt $20,000 price reduction, as a rate buydown lowers the buyer's monthly​
​payment far more effectively than a marginal reduction in the principal loan amount​​44​​.​

​Taxation, Special Assessments, and the Cost of​
​Ownership​
​Texas leverages no state income tax, relying heavily on property taxes to fund municipal,​
​educational, and county services. Understanding the layered tax structure is critical for​
​accurately assessing the true cost of housing in Frisco.​
​For the 2026 fiscal year, the City of Frisco maintained a highly competitive municipal tax rate of​
​$0.425517 per $100 of assessed value​​46​​. The Frisco​​Independent School District (FISD), which​
​traditionally represents the largest portion of the tax bill, operates with a tax rate of $1.0194 per​
​$100​​49​​.​
​A critical geographic nuance for potential buyers is the county demarcation line. Frisco sits​
​directly astride the border of Collin County and Denton County, meaning a home's total tax​
​burden varies based on its exact coordinate.​

​●​ ​Collin County Jurisdiction​​: The combined base tax​​rate (City + School + County +​
​College) is approximately 1.675% before exemptions​​24​​.​

​●​ ​Denton County Jurisdiction​​: The combined base tax​​rate is slightly lower, at​
​approximately 1.631% before exemptions​​24​​.​

​Recent legislative action has significantly altered the residential tax landscape, providing​
​substantial relief to homeowners. In late 2023, Texas voters approved Proposition 4, which​
​dramatically increased the mandatory school district homestead exemption from $40,000 to​
​$100,000​​53​​. Furthermore, the City of Frisco voluntarily​​increased its municipal homestead​
​exemption to the state maximum of 20%, saving the average homeowner an additional $120​
​annually starting in 2026​​48​​. Combined with the 10%​​annual appraisal cap on homesteaded​
​properties, existing owner-occupants are heavily insulated from the rapid appraisal spikes that​
​characterized the early 2020s​​48​​. Homeowners frequently​​utilize the protest system through the​
​Collin Central Appraisal District or Denton Central Appraisal District to successfully challenge​
​valuations based on "equal and uniform" assessments​​57​​.​
​The Hidden Impact of MUDs and PIDs on New Construction​
​While the base tax rate in Frisco is competitive relative to surrounding suburbs, buyers​
​targeting new construction in hyper-growth communities like The Fields or Firefly Park must​
​account for Municipal Utility Districts (MUDs) or Public Improvement Districts (PIDs). These​
​special taxing entities are established to fund the raw infrastructure—roads, water lines, and​
​sewers—required to build massive master-planned communities over former agricultural​
​land​​58​​.​
​A MUD or PID assessment can add the equivalent of $0.29 to $1.20 per $100 of assessed value​
​to the property's annual tax burden. On a $1.5 million luxury build, a MUD assessment can result​



​in an additional $15,000 to $18,000 in annual carrying costs​​60​​. Consequently, while a new build​
​may offer a lower initial mortgage rate via builder concessions, the elevated tax burden created​
​by special assessments often normalizes the total monthly payment against an older resale​
​home in an established neighborhood where the infrastructure debt has long been retired.​

​Educational Infrastructure and Zoning Volatility​
​It is a common and costly misconception that purchasing a home within the municipal borders​
​of Frisco guarantees enrollment in the Frisco Independent School District (FISD). In reality, the​
​city's geographical footprint encompasses territory belonging to four distinct school districts:​
​Frisco ISD, Prosper ISD, Lewisville ISD, and Little Elm ISD​​24​​.​
​For example, affluent communities such as Stonebriar and The Lakes on Legacy sit directly on​
​district fault lines; neighbors residing mere doors apart may be zoned to entirely different​
​school systems (Frisco ISD versus Lewisville ISD), fundamentally altering the resale trajectory​
​and buyer demographic of their respective properties​​24​​.​​Similarly, vast tracts of the northern​
​expansion corridor fall under the jurisdiction of Prosper ISD, which carries a notably higher​
​school property tax rate (~$1.21 per $100) compared to FISD​​49​​.​
​For properties correctly zoned to Frisco ISD, the pedagogical model of the district plays a vital​
​role in real estate dynamics. FISD, the largest A-rated district in Texas, operates under a​
​philosophy of smaller high schools, deliberately capping enrollments near 2,000 students per​
​campus rather than constructing mega-campuses of 4,000+ students​​49​​. While this model​
​ensures higher student participation rates in extracurriculars and more intimate academic​
​environments, it necessitates the continuous construction of new high schools to absorb​
​population growth.​
​Consequently, FISD is subject to frequent attendance boundary rezoning to balance campus​
​capacities. A home purchased today may be rezoned to a different elementary, middle, or high​
​school within a few years as new facilities open​​62​​.​​While the district's overall excellence​
​provides a strong foundation for property values, hyper-localized desirability can fluctuate​
​based on these boundary modifications. Buyers prioritizing absolute stability in school​
​assignments often gravitate toward the fully built-out neighborhoods of Central and East​
​Frisco, whereas buyers in the northern growth sectors must accept rezoning as an inherent risk​
​of new development​​49​​.​

​Distress Metrics: Foreclosures and Default Rates​
​Despite the moderation in home prices and the elongation of marketing times, the Frisco​
​housing market shows absolutely no systemic indicators of distress. While Texas frequently​
​leads the nation in the raw volume of foreclosure filings simply due to its massive size, its actual​
​foreclosure rate remains mid-pack nationally​​65​​.​
​Furthermore, the foreclosure pressure within Texas is heavily concentrated in rural areas,​
​border counties, and energy-dependent regions, rather than affluent suburban enclaves. In the​
​NestCash Texas Foreclosure Risk Index, Collin and Denton counties—which encompass​
​Frisco—score in the "Lower" risk tier, driven by strong employment fundamentals and rising​
​incomes​​65​​. The broader Dallas-Fort Worth metroplex​​features an exceptionally strong equity​
​cushion, with approximately 47% of mortgaged homes considered "equity rich" (meaning the​



​owner owes no more than 50% of the property's market value)​​66​​. The serious delinquency rate​
​remains extraordinarily low, indicating that while buyers have more leverage in 2026, sellers are​
​not operating under widespread financial duress​​66​​.​

​Building Permits, Future Supply, and ADU Regulations​
​Frisco's commitment to expanding its housing supply is evident in its permitting activity. The​
​city consistently ranks among the top municipalities nationally for both single-family and​
​multi-family building permits, ensuring a steady pipeline of new inventory to meet corporate​
​relocation demand​​68​​.​
​In response to affordability constraints and evolving household structures, Frisco also permits​
​Accessory Dwelling Units (ADUs), specifically classified as "Garage Apartments." These units​
​can be built attached to or above a garage, provided the main structure is detached and​
​owner-occupied​​70​​. However, the city imposes strict​​regulatory constraints: ADUs must adhere​
​to the primary structure's setbacks (often requiring 30 feet from the rear property line on​
​standard lots) and are bound by the overall lot coverage maximums of the specific zoning​
​district, which typically cap total building coverage between 40% and 45%​​70​​. These regulations​
​ensure that while secondary units are permitted, they do not fundamentally alter the suburban​
​density or character of established neighborhoods.​

​The Rise of High-Density Luxury Leasing​
​A secondary consequence of elevated mortgage interest rates and escalating single-family​
​home prices is the rapid maturation of the high-density luxury rental market in Frisco. For​
​transient corporate executives, relocating families awaiting construction on a custom home, or​
​individuals temporarily priced out of the $800,000+ purchase market, Frisco has developed a​
​robust pipeline of ultra-luxury apartments and condominiums.​
​While standard median rent in Frisco averages around $1,874 to $2,028 per month, the luxury​
​tier operates on an entirely different scale​​12​​. Developments​​such as The Monarch at HALL Park,​
​LVL 29, and the residential towers within Fields West offer resort-style amenities, concierge​
​services, and unparalleled walkability​​72​​. Rents in​​these premier buildings far exceed traditional​
​suburban pricing. At The Monarch, for instance, one-bedroom units begin around $2,481 to​
​$2,589 per month, while expansive three-bedroom penthouses lease for $7,231 to over $17,500​
​per month​​73​​. This sophisticated rental tier acts as​​a holding pattern for the residential purchase​
​market, keeping high-net-worth individuals tethered to the local Frisco economy even if they​
​delay acquiring a deeded asset.​

​Future Outlook and Strategic Conclusions​
​As Frisco progresses through the latter half of 2026, the data unequivocally rejects any​
​narrative of a housing market crash. Despite localized price adjustments and expanding market​
​times, the fundamental pillars of demand—corporate job creation, A-rated educational​
​infrastructure, and premium lifestyle amenities—remain fiercely intact. The city's​
​multi-billion-dollar commercial pipeline guarantees that Frisco will not stagnate into a dormant​
​suburb, but will instead continue its evolution into a primary economic nucleus.​
​However, the days of irrational exuberance, characterized by waiving appraisals and offering​



​exorbitant premiums over the list price, have concluded. The 2026 market is one of rational,​
​calculated equilibrium.​
​The data suggests several actionable conclusions based on current market dynamics:​

​1.​ ​A Return to Pricing Fundamentals​​: The market now severely​​punishes aspirational​
​pricing. Homes that launch at realistic, data-supported valuations are still absorbed​
​within 30 to 45 days. Sellers holding outdated, un-renovated inventory must either invest​
​capital into aesthetic modernization or preemptively offer financial concessions, such as​
​closing cost credits or interest rate buydowns, to compete effectively against the​
​aggressive marketing strategies of new-construction builders.​

​2.​ ​The Restoration of Buyer Leverage​​: With active inventory​​expanding to a balanced 4.6​
​months of supply, buyers are afforded the luxury of time, due diligence, and negotiation.​
​The optimal strategy for buyers involves aggressively negotiating on terms—requesting​
​seller-funded permanent rate buydowns or repair credits—rather than solely focusing on​
​blunt reductions to the top-line purchase price, as rate subsidies provide a superior​
​impact on monthly affordability.​

​3.​ ​Geographic and Tax Strategy​​: Buyers must look beyond​​the municipal border. Verifying​
​exact school district zoning, county tax lines, and the presence of MUD/PID assessments​
​is critical. Buyers seeking immediate equity protection and school-zone stability should​
​target the established corridors of East and Central Frisco. Those with a higher risk​
​tolerance and an appetite for modern luxury should focus on the hyper-growth sectors​
​of Northwest Frisco (The Fields and Firefly Park), understanding that special tax​
​assessments and potential boundary rezoning are the structural costs of entry for​
​next-generation amenities.​

​The Frisco real estate market has successfully navigated the turbulence of the post-pandemic​
​correction. It emerges in 2026 not as a speculative boomtown, but as a mature, highly resilient,​
​and predictably balanced blue-chip real estate market.​
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