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AGENDA - REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION OF 
THE CITY OF PEARLAND, TEXAS, MONDAY, JUNE 6, 2016, AT 6:30 P.M., HELD IN 
THE COUNCIL CHAMBERS, CITY HALL, 3519 LIBERTY DRIVE, PEARLAND, 
TEXAS 

 
I. CALL TO ORDER 

 
II. CONSENT AGENDA   
   

All items listed under the “Consent Agenda” are considered to be routine 
and require little or no deliberation by the P&Z Commission. These items will 
be enacted / approved by one motion unless a commissioner requests 
separate action on an item, in which event the item will be removed from the 
Consent Agenda and considered by separate action (ix. Matters removed 
from Consent Agenda). Approval of the Consent Agenda enacts the items of 
legislation. 
 
A. CONSIDERATION & POSSIBLE ACTION – EXCUSED ABSENCE  

 
1. Excuse the absence of P&Z Commissioner David Selsky from the May 16, 

2016 P&Z Regular Meeting. 
               . 

B. CONSIDERATION AND POSSIBLE ACTION – PRELIMINARY PLAT OF 
BAKER’S LANDING SECTION 2A 
 
A request of Jason Price, LJA Engineering, the applicant; on behalf of D.R. 
Horton, Texas, Ltd, owner; for approval of the Preliminary Plat of Bakers 
Landing Section 2A, creating 50 single family lots and 4 reserves on 10.800 
acres of land. 
 
General Location: East side of Galveston Avenue between Hampshire Street 
and future Kaman Lane. 

 
C. CONSIDERATION AND POSSIBLE ACTION – PRELIMINARY PLAT OF 

BAKER’S LANDING TOWNHOMES 
 

A request of Jason Price, LJA Engineering, the applicant; on behalf of D.R. 
Horton, Texas, Ltd, owner; for approval of the Preliminary Plat of Bakers 
Landing Townhomes, creating 48 townhome lots and 6 reserves on 7.576 acres 
of land. 
 
General Location: West side of Galveston Avenue between Hampshire Street 
and future Kaman Lane. 
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D. CONSIDERATION AND POSSIBLE ACTION – PRELIMINARY PLAT OF 
RIVERSTONE RANCH SECTION 7

A request of Jennifer Curtis of BGE / Kerry R. Gilbert & Associates, on behalf of 
Shannon Wiespape of Meritage Homes, owner: to approve the Preliminary of 
Riverstone Ranch Section 7 creating 48 single family lots and 5 reserves. 

General Location: South of Hughes Ranch Road and north of Clear Creek.

E. CONSIDERATION AND POSSIBLE ACTION – PRELIMINARY PLAT OF 
SHADOW CREEK RANCH SCHOOL SITE NO. 5

A request of Jason Price, LJA Engineering, the applicant; on behalf of Alvin 
Independent School District, owner; for approval of the Preliminary Plat of 
Shadow Creek Ranch School Site No. 5 creating 1 lot on 30.192 acres of land. 

General Location: Northwest quadrant of Broadway Street and Kingsley Drive.

F. CONSIDERATION AND POSSIBLE ACTION – FINAL PLAT OF STEWART 
HEIGHTS SECTION 2

A request of Rene Rodriguez, LJA Engineering, the applicant; on behalf of Ethan 
Springer of Savannah Development Limited, owner; for approval of the Final Plat 
of Stewart Heights Section 2 creating 44 single family lots, and 1 reserve on 
11.974 acres of land located at the southwest corner of future Savannah 
Parkway and Laurel Heights Drive.
General Location: Southwest corner of future Savannah Parkway and Laurel 
Heights Drive. 

III. NEW BUSINESS

A. DISCUSSION ITEMS
1. Commissioners Activity Report
2. Articles:

a. 22 Benefits of Urban Street Trees by Dan Burden, Senior Urban
Designer, Glatting Jackson and Walkable Communities, Inc; May, 2006.

b. Building a Better Foundation for Urban Retail’s Future: Heeding Lessons
of the Postwar Experience by Robert Gibbs.

c. Trees and Human Health May Be Linked. Science News, January 16,
2013.

3. Next P&Z Meeting, – June 20, 2016 – JPH and Regular P&Z meeting
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IV. ADJOURNMENT 

 
This site is accessible to disabled individuals.  For special assistance, please call 
Young Lorfing at 281-652-1655 prior to the meeting so that appropriate 
arrangements can be made. 
 
I, Judy Brown, Office Supervisor, of the City of Pearland, Texas, do hereby certify that 
the foregoing agenda was posted in a place convenient to the general public at City Hall 
on the 2nd day of June 2016, A.D., at 5:30 p.m. 

 
 
 
 
 

 

Judy Brown, Office Supervisor 
 
 
 

Agenda removed      day of June _, 2016. 



II. Consent Agenda Items

All items listed under the “Consent Agenda” are considered to be 
routine and require little or no deliberation by the P&Z Commission. 

These items will be enacted / approved by one motion unless a 
commissioner requests separate action on an item, in which event 
the item will be removed from the Consent Agenda and considered 

by separate action (ix. Matters removed from Consent Agenda). 
Approval of the Consent Agenda enacts the items of legislation. 

Consideration & Possible Action -
A. Excused Absence
B. Preliminary Plat of Baker’s Landing Section 2A
C. Preliminary Plat of Baker’s Landing Townhomes
D. Preliminary Plat of Riverstone Ranch Section 7
E. Preliminary Plat of Shadow Creek Ranch School 

Site No. 5
F. Final Plat of Stewart Heights Section 2 



A. Consideration & Possible
Action-Excused Absence
Excuse the absence of P&Z Commissioner David Selsky from 
the May 16, 2016 P&Z Regular Meeting. 



 
 
 
 
 
 

B. Consideration & Possible Action – 
Preliminary Plat of Baker’s 
Landing Section 2A 

 
A request of Jason Price, LJA Engineering, the applicant; on behalf of 
D.R. Horton, Texas, Ltd, owner; for approval of the Preliminary Plat of 
Bakers Landing Section 2A, creating 50 single family lots and 4 reserves 
on 10.800 acres of land. 
 
General Location: East side of Galveston Avenue between Hampshire Street 
and future Kaman Lane. 
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Staff Report 
 
 

To:   Planning and Zoning Commission 
 

From:    Planning Department VH (Staff Planner) 
 
Meeting Date:    June 6, 2016 

 
Re:  A request of Jason Price, LJA Engineering, the 

applicant; on behalf of D.R. Horton, Texas, Ltd, 
owner; for approval of the Preliminary Plat of 
Bakers Landing Section 2A, creating 50 single 
family lots and 4 reserves on 10.800 acres of 
land, to wit: 

 
 Legal Description: A subdivision of 10.800 

acres of land in the A.C.H.&B. Survey, Abstract 
147 and the H.T. & B.R.R. Company Survey 
11, Abstract 239, City of Pearland, Brazoria 
County, Texas, being out of Tracts M, L and P, 
Pearland Pavilion, A subdivision recorded on 
Volume 17, Pages 385-386, Plat Records of 
Brazoria County, Texas. 

 
 General Location: the east side of Galveston 

Avenue between Hampshire Street and future 
Kaman Lane. 
 

 
SUMMARY 
 
The request will result in the creation of 50 single family residential lots and 4 
reserves in conformance to the Master Plat of Bakers Landing and the approved 
Bakers Landing Planned Development.  The lots will be approximately 55 feet wide 
and 125 feet deep. 
 
 
SITE HISTORY 
 
This plat is located in the area covered by the Bakers Landing Master Plat approved on 
January 4, 2016. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the Preliminary Plat of Bakers Landing Section 2A, as 
proposed by the applicant, for the following reasons: 
 
 

1. The proposed preliminary plat conforms to the Master Plat of Bakers Landing. 
 

2. The proposed preliminary plat conforms to the Bakers Landing Planned 
Development. 

 
 
CONFORMANCE WITH THE COMPREHENSIVE PLAN   
 
The Future Land Use Plan 2015 shows the area under review designated as Village 
District.  All of the surrounding property including the non-residential property to the 
north is shown as Village District. 
 
 
SURROUNDING ZONING AND LAND USES  
The applicant’s property is located in the recently approved Bakers Landing Planned 
Development district.  The property outside the plat under review located between 
Galveston Avenue and Main Street is located within the Bakers Landing Planned 
Development. The non-residential property to the north along Beechcraft Street is 
zoned GC- General Commercial. 

 
 ZONING LAND USE 

NORTH The Bakers Landing PD / 
General Commercial (GC) Commercial 

SOUTH The Bakers Landing PD Undeveloped 
EAST The Bakers Landing PD Undeveloped 
WEST The Bakers Landing PD Undeveloped 

 
  

CONFORMANCE WITH THE UNIFIED DEVELOPMENT CODE (UDC)   
 
The lots meet the minimum lot width of 55 feet as specified by the Planned 
Development.  The flowing table shows the difference between the lot area and 
setback standards for the underlying R-4 Single Family zoning district and the 
standards for the Bakers Landing 55 foot wide lots. 
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Parameter UDC Standards 
Bakers Landing 55 foot Lot 

Standard 

Minimum Lot 
Width 50 feet 55 feet 

Minimum Lot 
Depth 90 feet 125 feet 

Minimum Lot 
Area 5,000 square feet 6,875 feet 

Front Setback 20 feet 25 feet (cul de sacs 20 feet) 
 
 

CONFORMANCE WITH THE THOROUGHFARE PLAN 
 
Hampshire Street and Galveston Avenue are both shown as Minor Collector Streets of 
sufficient width.  The future Westland Lane and Kaman Lane will both be local streets 
with 50 feet of right-of-way. 
 
 
UTILITES AND INFRASTRUCTURE 
 
Water and sewer lines are located along Main Street, Hampshire Street, Galveston 
Avenue and Old Alvin Road.  Water and sewer lines will need to be extended to the 
lots located in Bakers Landing Section 2A. 
 
 
DRAINAGE 
 
A Detention Improvement Agreement has been approved by the City. 

 
 
PARKS, OPEN SPACE, AND TREES 

 
Parkland fees of $750.00 per lot, or one acre for 50 dwelling units are required at the 
time of final plat. 
 
 
ADDITONAL COMMENTS 
 
This request has been reviewed by the City’s Development Review Committee and 
there were no additional comments. 

 
SUPPORTING DOCUMENTS  
 Aerial Map 

 Zoning Map 
 Future Land Use Plan 2015 
 Preliminary Plat of Bakers Landing Section 2A 
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C. Consideration & Possible Action – 
Preliminary Plat of Baker’s 
Landing Townhomes 

 
A request of Jason Price, LJA Engineering, the applicant; on behalf of 
D.R. Horton, Texas, Ltd, owner; for approval of the Preliminary Plat of 
Bakers Landing Townhomes, creating 48 townhome lots and 6 reserves 
on 7.576 acres of land. 

 
General Location: West side of Galveston Avenue between Hampshire 
Street and future Kaman Lane. 
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Staff Report 
 
 

To:   Planning and Zoning Commission 
 

From:    Planning Department VH (Staff Planner) 
 
Meeting Date:    June 6, 2016 

 
Re:  Preliminary Plat of Bakers Landing 

Townhomes 
 

  A request of Jason Price, LJA Engineering, the 
applicant; on behalf of D.R. Horton, Texas, Ltd, 
owner; for approval of the Preliminary Plat of 
Bakers Landing Townhomes, creating 48 
townhome lots and 6 reserves on 7.576 acres 
of land, described to wit: 

 
  Legal Description: A subdivision of 7.576 acres 

of land in the H.T.&B.R.R. Company Survey, 
Abstract 239, City of Pearland, Brazoria 
County, Texas, being out of Tracts M, L, and P, 
Pearland Pavilion, a subdivision recorded in 
Volume 17, Pages 385-386, Plat Records of 
Brazoria County, Texas. 

 
  General Location: the west side of Galveston 

Avenue between Hampshire Street and future 
Kaman Lane. 

 
 

SUMMARY 
 
The request will result in the creation of 48 townhome residential lots and 6 reserves 
in conformance to the Master Plat of Bakers Landing and the approved Bakers 
Landing Planned Development.   
 
 
SITE HISTORY 
 
This plat is located in the area covered by the Bakers Landing Master Plat approved on 
January 4, 2016. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the Preliminary Plat of Bakers Landing Section 2A, as 
proposed by the applicant, for the following reasons: 
 

1. The proposed preliminary plat conforms to the Master Plat of Bakers Landing. 
 

2. The proposed preliminary plat conforms to the Bakers Landing Planned 
Development. 

 
 
CONFORMANCE WITH THE COMPREHENSIVE PLAN   
 
The Future Land Use Plan 2015 shows the area under review as well as the 
surrounding properties designated as Village District.   
 
 
SURROUNDING ZONING AND LAND USES  
The applicant’s property is located in the recently approved Bakers Landing Planned 
Development district.  All of the surrounding property including the landscaping 
reserves is located inside the Bakers Landing Planned Development. 
 

 ZONING LAND USE 

NORTH The Bakers Landing PD  Undeveloped 
SOUTH The Bakers Landing PD Undeveloped 
EAST The Bakers Landing PD Undeveloped 
WEST The Bakers Landing PD Undeveloped 

 
  

CONFORMANCE WITH THE UNIFIED DEVELOPMENT CODE (UDC)   
 
The interior lots meet the minimum lot width of 24 feet while the end lots meet the 
minimum lot width of 28 feet as specified by the Planned Development.  The flowing 
table shows the difference between the lot area and setback standards for the TH – 
Townhome zoning district and the standards for the Bakers Landing Townhomes. 

 

Parameter UDC Standard 
Bakers Landing 

Standard 

Minimum Lot 
Width 30 feet End Units: 28 feet. 

Interior Units: 24 feet 
Minimum Lot 

Depth 90 feet 125 feet 

Front Setback 20 feet 25 feet 
Rear Setback 10 feet 20 feet 
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CONFORMANCE WITH THE THOROUGHFARE PLAN 
 
Galveston Avenue is both shown as a Minor Collector Street of sufficient Width.  The 
future Kaman Lane and Lancer Circle will both be local streets with 50 feet of right-of-
way. 
 
 
UTILITIES AND INFRASTRUCTURE 
 
Water and sewer lines are located along Main Street, Hampshire Street, Galveston 
Avenue and Old Alvin Road.  Water and sewer lines will need to be extended to the 
lots located in Bakers Landing Townhomes. 
 
 
DRAINAGE 
 
A Detention Improvement Agreement has been approved by the City. 

 
 
PARKS, OPEN SPACE, AND TREES 
 
Parkland fees of $750.00 per lot, or one acre for 50 dwelling units are required at the 
time of final plat. 
. 
 
ADDITONAL COMMENTS 
 
This request has been reviewed by the City’s Development Review Committee and 
there were no additional comments. 
 
 
SUPPORTING DOCUMENTS  
 
 Aerial Map 

 Zoning Map 
 Future Land Use Plan 2015 
 Preliminary Plat of Bakers Landing Townhomes 
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D. Consideration & Possible Action – 
Preliminary Plat of Riverstone 
Ranch 

 
A request of Jennifer Curtis of BGE / Kerry R. Gilbert & Associates, on 
behalf of Shannon Wiespape of Meritage Homes, owner: to approve the 
Preliminary of Riverstone Ranch Section 7 creating 48 single family lots 
and 5 reserves. 
 
General Location: South of Hughes Ranch Road and north of Clear 
Creek. 
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Staff Report 
 
 

To:   Planning and Zoning Commission 
 

From:    Planning Department VH (Staff Planner) 
 
Meeting Date:    June 6, 2016 

 
Re:  A request of Jennifer Curtis of BGE / Kerry R. 

Gilbert & Associates, on behalf of Shannon 
Wiespape of Meritage Homes, owner: to 
approve the Preliminary of Riverstone Ranch 
Section 7 creating 48 single family lots and 5 
reserves, described to wit: 

  
  Legal Description: Being 16.0 acres of land out 

of the T.J. Green Survey, A-320, City of 
Pearland, Harris County, Texas and also being 
a replat of part of tract one drainage easement, 
out of Green Tee Terrace Section Seven, as 
recorded at film code No. 352061, H.C.M.R. 

 
  General Location: South of Hughes Ranch 

Road and north of Clear Creek. 
 

 
SUMMARY 
 
On behalf of Shannon Wiespape of Meritage Homes, Jennifer Curtis of BGE / Kerry R. 
Gilbert & Associates is requesting approval of a Preliminary Plat of Riverstone Ranch 
Section 7, a proposed subdivision of 48 single family lots and 5 reserves located on 
approximately 16.0 acres.  This section of Riverstone Ranch will be accessed primarily 
from future Highland Meadows Drive and Meadow Wind Drive. 
 
 
SITE HISTORY 
 
The preliminary plat is located in an area covered by the Riverstone Ranch Cluster 
Development Plan adopted on December 4, 2006 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the Preliminary Plat of Riverstone Ranch Section 7 for 
the following reasons: 

 
1. It conforms to the approved Riverstone Ranch Cluster Development Plan 

 
2. The proposed preliminary plat will not cause any adverse impacts on the 

surrounding properties. 
 
 
CONFORMANCE WITH THE COMPREHENSIVE PLAN   
 
The property is shown as Low Density Residential.  However the Cluster Development 
Plan allows the platting of smaller lots along with open space reserves to decrease the 
density of the development to conform to the Land Use Designation. 
 
 
SURROUNDING ZONING AND LAND USES  
 

 Zoning Land Use 
North R-1 Cluster Developing Single Family 

Homes 
South R-1 Cluster Undeveloped 
East R-4 Single Family Single Family Homes 
West R-1 Cluster Developing Single Family 

Homes 
 

  
CONFORMANCE WITH THE UNIFIED DEVELOPMENT CODE (UDC)   
 
The proposed lots will generally be 65 feet wide by 135 to 150 feet deep. The property 
is zoned R-1 Cluster which will increases open space within the subdivision by creating 
lots that are smaller than the 8,800 square feet normally required within the R-1 Single 
Family district. 
 
The Cluster Plan provides for a maximum number of 1,200 single family lots if the San 
Jacinto Community College develops a campus on land set aside for that purpose.  If 
the San Jacinto Community College decides not to develop the property set aside for a 
campus, the development will be developed to a maximum of 1,600 single family units.  
The cluster plan also states that 12 acres will be dedicated for parkland if 1,200 single 
family units are developed or 16 acres if 1,600 single family dwelling units are 
developed. 
 
The following chart indicates what has been platted so far: 
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1 Total Recorded Lots (Section 4) 55 
2 # Lots Previously Proposed (Sections 5 & 6) 244 
3 # Lots Proposed in this Section 48 

4 
Total Proposed and Recorded Lots (#1 + #2 + 
#3) 347 

5 
# Amenitized Detention Ponds Recorded 
(Section 4) 1 

6 
# Amenitized Detention Ponds Proposed 
(Sections 5&6) 2 

7 # Pocket Parks Recorded 0 
8 # Pocket Parks Proposed (Sections 6 & 7) 2 

 
One amenitized detention facility and one Pocket Park will be developed for every 200 
lots recorded. A private recreation facility will be built within 1 year of the recordation of 
the 500th lot.  Although this plat provides primarily residential lots, Reserve B is set 
aside for .28 acres of park space.  Reserves A and C are located adjacent to the 
neighboring amenititized detention basin located outside the area covered by the 
preliminary plat.  Reserve D is set aside for drainage. Reserve E is set aside as 
landscaping and open space located along the future Highland Meadows Drive. 

 
 
CONFORMANCE WITH THE THOROUGHFARE PLAN 
 
The subdivision will be accessed from Meadow Wind Drive to the north and east and 
future Highland Meadows Drive to the south.  The proposed subdivision will be served 
by one street with a 50 foot right of way that is labeled as Briarstone Bluff Crossing, 
Dovetail Lane, and Pine Ledge Road.  The section labeled Briarstone Bluff Crossing will 
connect to future Highland Meadows Drive while the Pine Ledge Road end of the street 
will connect to Meadow Wind Drive.  
 
 
UTILITIES AND INFRASTRUCTURE 
 
The property is located within the Harris – Brazoria County Municipal Utility District No. 
509. 
 
 
DRAINAGE 
 
A Drainage Study will need to be reviewed and approved prior to approval of the final 
plat. 

 
 
PARKS, OPEN SPACE, AND TREES 
 
The Riverstone Ranch Cluster Development Plan specifies that land will be dedicated 
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for parkland and will be improved with park amenities. 
. 
 
ADDITONAL COMMENTS 
 
This request has been reviewed by the City’s Development Review Committee and 
there were no additional comments. 
 
 
SUPPORTING DOCUMENTS  
 
 Aerial Map 

 Zoning Map 
 Future Land Use Plan 2015 
 Preliminary Plat of Riverstone Ranch Section 7 
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E. Consideration & Possible Action – 
Preliminary Plat of Shadow Creek 
Ranch School Site No. 5 

 
A request of Jason Price, LJA Engineering, the applicant; on behalf of 
Alvin Independent School District, owner; for approval of the Preliminary 
Plat of Shadow Creek Ranch School Site No. 5 creating 1 lot on 30.192 
acres of land. 
 
General Location: Northwest quadrant of Broadway Street and Kingsley 
Drive. 
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Staff Report 
 
 

To:   Planning and Zoning Commission 
 

From:    Planning Department VH (Staff Planner) 
 
Meeting Date:    June 6, 2016 

 
Re:  A request of Jason Price, LJA Engineering, the 

applicant; on behalf of Alvin Independent 
School District, owner; for approval of the 
Preliminary Plat of Shadow Creek Ranch 
School Site No. 5 creating 1 lot on 30.192 
acres of land, described to wit: 

  
  Legal Description: A Subdivision of 30.192 

acres of land situated in the H.T.&B.R.R. 
Company Survey, Section 83, Abstract 305, 
City of Pearland, Brazoria County, Texas. 

 
  General Location: Northwest quadrant of 

Broadway Street and Kingsley Drive. 
 
 

SUMMARY 
 
On behalf of the Alvin Independent School District owner, Jason Price, LJA 
Engineering, has submitted a request for approval of the Preliminary Plat of Shadow 
Creek Ranch School Site No. 5 creating 1 lot on 30.192 acres of land located in the 
Northwest quadrant of Broadway Street and Kingsley Drive. The lot will have 985.35 
feet of frontage along Broadway Street and approximately 421.3 feet of frontage along 
Kingsley Drive.  The west property line extending to the back of the property from 
Broadway is 1380.64 long. The intention of the plat is to provide property for a Junior 
High School campus for the Alvin Independent School District. 
 
 
SITE HISTORY 
 
The property under review is located in the area covered by the original Shadow Creek 
Ranch P.U.D. dated September 8, 1999.  The map in the document designated the area 
under review as a school site. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the Preliminary Plat of Shadow Creek Ranch School Site 
No. 5 as proposed by the applicant for the following reasons. 
 
1.  The proposed preliminary plat conforms to the Shadow Creek Ranch P.U.D., which 

designated the property for a school site. 
 

2.  The proposed preliminary plat will not cause any adverse impacts on the surrounding 
properties.  

 
3. The request is in conformance with the thoroughfare plan. 
 
 
CONFORMANCE WITH THE COMPREHENSIVE PLAN   
 
The applicant’s property is located in an area shown as Medium Density Residential.  
School sites are often placed in or near the residential areas they serve.  The non-
residential uses located on the corners of het Broadway and Kingsley intersection are 
shown as a Major Retail Node. The following land uses are shown on the Future Land 
Use Plan 2015:  
 

 Future Land Use Land Use 
North Low Density Residential / Public, 

Semi-public 
Single Family Residential 
and Elementary School 

South Low Density Residential Commercial Development 
East High Density Residential Multifamily Residential and 

Commercial 
West Medium Density Residential Single Family Residential 

 
 
SURROUNDING ZONING AND LAND USES  
 
The plat under review and all of the neighboring property north of Broadway Street is 
located in the Shadow Creek Ranch P.U.D.  Most of the land north of Broadway is 
developed with residential uses.  The main exception is the park and elementary school 
to the north. The land to the south is located in the Shadow Creek Ranch Addendum 
adopted on February 27, 2006.  The southeast corner of Broadway and Kingsley Drive 
is located in the Kingsley and Broadway Planned Development.  All for corners of the 
Broadway and Kingsley intersection are develop with non-residential uses.  A daycare 
center is located on the northwest corner of the Broadway and Kingsley while the three 
remaining corners are developed with retail uses. 
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 Zoning Land Use 

North Shadow Creek Ranch P.U.D. Single Family Residential 
and Elementary School 

South Shadow Creek Ranch Addendum / 
Kingsley & Broadway Planned 
Development 

Commercial Development 

East Shadow Creek Ranch P.U.D. Multifamily Residential and 
Commercial 

West Shadow Creek Ranch P.U.D. Single Family Residential 
 

  
CONFORMANCE WITH THE UNIFIED DEVELOPMENT CODE (UDC)   
 
The Unified Development Code (UDC) does not apply to the subject development as 
the property is located within the Shadow Creek Ranch Planned Unit Development 
(PUD) and was approved prior to the adoption of the UDC. Regulations from the 
previous Land Use and Urban Development Ordinance apply. 

 
 
CONFORMANCE WITH THE THOROUGHFARE PLAN 
 
Broadway Street is shown on the city GIS a Major Thoroughfare of Sufficient Width 
while Kingsley Boulevard is shown as a Secondary Thoroughfare of Sufficient Width.  
The plat submitted shows that both streets have the required right of way widths. 
 
 
UTILITIES AND INFRASTRUCTURE 
 
Water and Sewer lines are located along both Broadway Street and Kingsley Boulevard. 
 
 
DRAINAGE 
 
A drainage study would need to be approved prior to issuance of a building permit. 
 
 
PARKS, OPEN SPACE, AND TREES 
 
Park fees and parkland dedication are not required for non-residential subdivisions. 
. 
 

IMPACT ON EXISTING AND FUTURE DEVELOPMENT 
 
This plat would serve the needs of the neighboring residential areas by providing land 
for a public educational facility. 
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ADDITONAL COMMENTS 
 
This request has been reviewed by the City’s Development Review Committee and 
there were no additional comments. 
 
 
SUPPORTING DOCUMENTS  
 
 Aerial Map 

 Zoning Map 
 Future Land Use Plan 2015 
 Preliminary Plat of Shadow Creek Ranch School Site No. 5 
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F. Consideration & Possible Action – 
Final Plat of Stewart Heights 
Section 2 

 
A request of Rene Rodriguez, LJA Engineering, the applicant; on behalf 
of Ethan Springer of Savannah Development Limited, owner; for 
approval of the Final Plat of Stewart Heights Section 2 creating 44 single 
family lots, and 1 reserve on 11.974 acres of land located at the 
southwest corner of future Savannah Parkway and Laurel Heights Drive. 
General Location: Southwest corner of future Savannah Parkway and 
Laurel Heights Drive. 
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Staff Report 
 
 

To:   Planning and Zoning Commission 
 

From:    Planning Department VH (Staff Planner) 
 
Meeting Date:    June 6, 2016 

 
Re:  A request of Rene Rodriguez, LJA 

Engineering, the applicant; on behalf of Ethan 
Springer of Savannah Development Limited, 
owner; for approval of the Final Plat of Stewart 
Heights Section 2 creating 44 single family lots, 
and 1 reserve on 11.974 acres of land located 
at the southwest corner of future Savannah 
Parkway and Laurel Heights Drive, described 
to wit: 

  
  Legal Description: A subdivision of land 

situated in the H.T. & B.R.R. Company Survey, 
Abstract 302 and the A.C.H. & B. Survey, 
Abstract 403, Brazoria County, Texas. 

 
  General Location: Southwest corner of future 

Savannah Parkway and Laurel Heights Drive. 
 

 
SUMMARY 
 
On behalf of Savannah Development Ltd., owner, Rene Rodriguez, LJA Engineering, 
has submitted a request for approval of the Final Plat of Stewart Heights Section 2, 
creating 44 lots and 1 reserve on 11.974 acres of land located at the southwest corner 
of future Savannah Parkway and Laurel Heights Drive in the City of Pearland ETJ.  The 
proposed lots are generally between 50 and 55 feet wide and are 125 to 145 feet deep. 
 
 
SITE HISTORY 
 
The Preliminary Plat of Stewart Heights of Savannah Section 2 was approved at the 
November 2, 2015 Planning and Zoning Commission meeting.  The name was 
shortened by the developer to Stewart Height Section 2. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the Final Plat of Stewart Heights Section 2 as proposed 
by the applicant for the following reasons: 

 
1. The proposed plat will not cause any adverse impacts on the surrounding 

properties. 
 

2. The request is in conformance to the Savannah Lakes Development Agreement. 
 

3. The request conforms to the Preliminary Plat of Stewart Heights at Savannah 
Section 2. 

 
 
CONFORMANCE WITH THE COMPREHENSIVE PLAN   
 
The subject property is shown as Low Density Residential on the Future Land Use 
Plan 2015.  However, the property in question is covered by the Savannah Lakes 
Development Agreement. 
 
 
Savannah Development Agreement 
 
The development agreement shows this area as single family residential.  The lots are 
generally 55 feet wide and 125 feet deep. 
 

  
CONFORMANCE WITH THE UNIFIED DEVELOPMENT CODE (UDC)   
 
The Unified Development Code (UDC) does not apply to the subject development as 
the property is located within the City of Pearland Extra-Territorial Jurisdiction (ETJ) 
 

 Zoning Land Use 
North ETJ Future Stewart Heights 

Section 3 
South ETJ Future Stewart Heights 

Section 1 
East ETJ Undeveloped 
West ETJ Future Stewart Heights 

Section 7 
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CONFORMANCE WITH THE THOROUGHFARE PLAN 
 
The subject property will be served by Savannah Parkway, with 100 feet of Right-of-
Way.  Heather Field Drive and Trace Lane will both have a 60 foot right or way.  The 
subdivision will have access from the future Stewart Heights Section 1 via Heather 
Field Lane and Stewart Height Section 7 via Saxon Cliff Lane.  The north end of the 
plat will connect to Savannah Parkway via Trailstone Village Lane and Laurel Heights 
Drive. 
 
 
TRAFFIC AND TRANSPORTATION 

 

A Traffic Impact Analysis is not required. 
 
 
UTILITIES AND INFRASTRUCTURE 
 
This plat is located wholly within Municipal Utility District No. 22. 
 
 
DRAINAGE 
 
A Detention Improvement Agreement has been approved by the City. 

 
 
PARKS, OPEN SPACE, AND TREES 
 
Park fees are not required within the Savannah Lakes Development. 
 
 
ADDITONAL COMMENTS 
 
This request has been reviewed by the City’s Development Review Committee and 
there were no additional comments. 
 
 
SUPPORTING DOCUMENTS  
 
 Aerial Map 

 Zoning Map 
 Future Land Use Plan 2015 
 Final Plat of Stewart Heights Section 2 
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IV. NEW BUSINESS 
 

A. Discussion Items 



 
A. DISCUSSION ITEMS 

 
1. Commissioners Activity Report 
2. Articles:   

a. 22 Benefits of Urban Street Trees by Dan Burden, Senior 
Urban Designer, Glatting Jackson and Walkable 
Communities, Inc; May, 2006. 

b. Building a Better Foundation for Urban Retail’s Future: 
Heeding Lessons of the Postwar Experience by Robert Gibbs. 

c. Trees and Human Health May Be Linked. Science News, 
January 16, 2013. 

3. Next P&Z Meeting, June 20, 2016 – JPH and 
Regular P&Z meeting. 
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    Over 80% of Americans now reside in urbanized 

areas.1 Observing this growing preference for urban 

living, many leading retailers, such as Wal-Mart, Target 

and Office Depot, have designed new, more flexible 

store formats that can be adapted to the historic 

buildings and smaller blocks found in traditional city 

centers (such as New York’s Fifth Avenue in Figure 2-1).2 

As a result, downtowns and other urban areas have an 

opportunity to experience a rebirth as centers of regional 

commerce. 

    Such a situation would constitute a welcome reversal 

of fortune for American towns and cities, to an age when 

they still offered a wide range of goods and services, 

including groceries, hardware, apparel and home 

furnishings, while including at least one department 

store (in larger towns, often covering entire blocks). The 

stores in these sustainable urban centers were accessible 

to consumers by a walk or short drive. 

    How many urban areas ceded their historical role as 

their region’s primary shopping destination to the 

suburbs—and why prospects look better than they have 

for awhile countering this trend—is analyzed in what 

follows. 

   

Retail at the Crossroads of Urban Commerce 

    Retailers have always depended on passing traffic for 

their livelihood. Villages, towns, and cities have followed 

the changing fortunes of their major transportation 

systems: rivers, canals, railroads or highways.  

    Retailers, offices, and hotels sprang up to service 

individuals passing along these arteries. City halls, 

courthouses, libraries and post offices served as 

noncommercial anchors for communities, that is, as 

community anchors. Various land uses created a demand 

for each other by being located within a compact, 

walkable environment. (See Grand Rapids, Michigan, in 

Figure 2-2.) 

    During the peak commercial era of American cities, 

commonly acknowledged as the 1950s and 1960s, 

banks, cinemas, department stores, supermarkets and 

even automobile dealerships thrived as anchors in 

central business districts (CBDs). In this period, cities 

also accommodated large volumes of vehicular traffic, 

mass transportation and plenty of on-street parking. It 

was not uncommon for 20,000 to 30,000 cars to travel 

the typical American main street each day. Public and 

private large-scale anchors supplemented each other’s 

functions and indirectly supported smaller independent 

retailers and chain stores.  

Building a Better Foundation  

for Urban Retail’s Future  

Heeding Lessons of the Postwar Experience 

ROBERT GIBBS* 

Abstract: From the 1950s to 1970s, American cities experienced a significant retail market decline for a variety of 

reasons that impacted lifestyle choices and the economy. Mistakes made during that time due to poor urban planning 

and policy decisions left many urban residents looking for other places to shop and live. This article looks at lessons to 

be learned from these past errors to help plan and rebuild vital cities and walkable communities—and ensure successful 

retail projects—for extended periods of growth. 

*   Principal, Gibbs Planning Group; Member, American Society of Landscape Architects  
1   Nate Berg, “America's Growing Urban Footprint,”  The Atlantic (“Cities” Blog), March 28, 2012, retrieved September 18, 2012.      
2   Stephanie Clifford, “Retailers’ Idea: Think Smaller In Urban Push,” The New York Times, July 26, 2012, p. A1, retrieved September 18, 2012. 

Figure 2-1 

Fifth Avenue, New York City 

Source: Gibbs Planning Group, Inc. 
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    That situation is no longer the norm. Cities are ringed 

with shopping centers and big-box districts offering name 

brands and prices no longer available in downtowns. The 

remaining businesses in many cities tend to be based on 

entertainment, dining, or tourism, or are so unique that 

they have limited appeal to local residents. Surprisingly, 

many well-intended public policymakers have discouraged 

national chains from locating in downtowns, which has 

resulted in an undesirable situation: urban residents must 

drive to the suburbs for most of their primary goods  and 

services.3 

    The success of suburban shopping centers profiting 

from these reverse commuters compels more downtown 

retailers to abandon the city for suburban locations. For 

convenience, urban residents, employment centers, and 

eventually government facilities follow, and the cycle of 

suburban sprawl continues. 

    One stark manifestation of these trends can be found in 

this statistic: Between 1948 and 1967, the total retail 

market share in American city centers dropped by 16 

percentage points.4 What happened? Why did so many 

CBDs lose their commercial market share to the suburbs? 

Were shopping malls entirely to blame for retail stores 

leaving downtowns?  

    To be sure, several well-known trends—the postwar 

baby boom, federal housing policies and the rise of the 

interstate highway system—contributed to the 

suburbanization of America. But many downtowns 

worsened the situation by implementing a series of well-

intended changes in policy planning and “improvements” 

that ended up negatively impacting their retail sales. 

    In many cases in this decisive quarter century of urban 

change, major shifts in a transportation system, such as 

the construction of a bypass highway or the removal of an 

entire street, precipitated a sharp decline in traffic and 

commerce.  During that time, many urban planners 

theorized that reducing vehicular traffic would make 

downtowns more “pedestrian friendly.” Unfortunately, as 

an unintended consequence, downtown retail sales 

plummeted and new shopping centers opened along the 

bypass roads, eventually creating commercial strips. 

Downtown retailers who could relocate to new suburban 

shopping centers did so. Sadly, transportation 

policymakers continue to promote the bypass highway as 

the best way to increase downtown commerce by 

removing the car and making the downtown more 

pedestrian friendly and walkable. 

 

Urban Commercial Challenges 

    Opening a business in a historic urban area presents 

physical and political challenges not found in suburban 

shopping centers. When a business decides to locate in an 

urban center, it must find a suitable building in an 

appropriate location. While any given downtown has 

numerous individual properties available, the buildings are 

usually too small for modern retailers or require significant 

improvements for their adaptation. Often, historic 

buildings are not structurally equipped for contemporary 

uses.  

    The timeline for locating a space, negotiating a lease, 

obtaining the necessary government approvals, and 

coordinating the store’s construction is too unpredictable 

for most small businesses. The uncertain and often 

subjective building permit process required in most cities 

is an unreasonable hardship for the independent and often 

undercapitalized store or restaurant owner. In many 

cases, the business owner must pay rent (with no sales 

revenue) for months while building a new store. 

Unfortunately, this process favors large regional and 

national chains over small, innovative start-up retailers 

and restaurants. 

    While many city centers have the demographics 

necessary to support the addition of thousands of square 

feet of new retail development, potentially generating 

millions of dollars in annual sales with consequent tax 

revenue, they often have an insufficient supply of suitable 

spaces and parking to accommodate such growth. The 

typical modern retailer requires 5,000 to 10,000 square 

feet (sf) of area, high ceilings, and on-site parking. 

Nonetheless, many prime retailers will modify and 

Figure 2-2 

Grand Rapids, Michigan Downtown, Circa 1940 

Source: Gibbs Planning Group, Inc. 

3   Boston, Charleston, Chicago, Portland, and numerous other cities represent an exception to this pattern. 
4   U.S. Bureau of the Census, Statistical Abstract of the United States: 1984 (104th Edition), Washington, D.C., 1983, Table 1491, “Retail Trade— 

Summary: 1948 to 1977.” 

15 



FEATURES 

INTERNATIONAL COUNCIL OF                                                                                                                               SHOPPING CENTERS       3                RETAIL PROPERTY INSIGHTS VOL. 19 NO. 3 2012 

downsize their store prototypes for sites in popular and 

commercially successful historic districts, such as 

Charleston, Georgetown and Pioneer Square in Seattle. 

Smaller, multi-level stores, however, must yield higher 

sales to offset increased management and marketing 

expenses. 

    To create a profitable balance of new retailers in a 

CBD, older buildings or underused or vacant parcels need 

to be filled with viable businesses. Extensive interior 

modifications are often required, such as aligning floor 

levels, removing floors to raise ceiling heights, and 

addressing deviations from current building codes. Many 

small to medium-sized local, regional and national 

retailers can adapt their standard formats to buildings as 

shallow as 25 feet and as small as 200 sf. These micro-

stores should be grouped around anchor-type tenants 

capable of attracting shoppers from outside the area. City

-owned surface parking lots and underused properties 

represent opportunities for building in-fill anchors, such as 

a small department store or larger retailer establishment. 

 

Urban Planning and Design  

    Urban environments are, by definition, congested, 

noisy and filled with distractions. The thriving CBDs of this 

country’s past were, by today’s standards, fairly 

utilitarian. Massive billboards, overhead wires, and worn 

concrete sidewalks were the norm, which did not seem to 

matter to the tens of thousands of people who shopped or 

worked downtown. 

    The commingling of these elements, however, 

produces unique city centers that are rarely duplicated 

from scratch. They help give authenticity to the city and 

should be respected. Taken too far, modern retail 

planning practices can result in turning a city into a 

lifeless shopping center.  

    After suffering the effects of poor planning and policy 

decisions, as well as losing most of their commerce to 

suburban centers, many cities attempted to revitalize 

themselves by turning their downtowns into facsimiles of 

the suburban malls with which they were competing. In 

fact, this was often done with great fanfare, and later 

failure, during the 1960s and 1970s when many streets 

were turned into pedestrian malls. In some cases, entire 

downtowns were torn down, forcing businesses to relocate 

to new suburban shopping malls outside their city limits. 

More than 200 North American cities closed their primary 

shopping streets entirely to automobiles and converted 

them into landscaped  pedestrian-only malls.5 If 

pedestrian-only walks worked in the suburban shopping 

center, then why not in downtowns? 

    Downtowns with busy streets and on-street parking 

provided residents and commuters with convenient access 

to a wide range of businesses and government uses. 

Depriving motorists of the opportunity to drive through 

the streets of a shopping district and directing them to 

remote parking lots created barriers too great for busy 

shoppers. 

    While parking in a remote lot or garage may make 

sense for an office worker or someone planning an 

afternoon of shopping, most quick in-and-out visits to 

downtown shops do not warrant remote parking. One-

million-sf suburban regional malls, on the other hand, 

provide enough shopping venues to justify the challenge 

of finding a parking space in a large lot and then walking 

through it to destination stores and back. 

    Urban pedestrian malls only quickened the demise of 

hundreds of struggling small towns and cities. Only a 

handful of these malls have been successful in the United 

States.6  

    Today, many underserved city centers refuse to allow 

leading national retailers or discount department stores to 

open new units within their CBDs. This has resulted in 

retail deserts in many major cities, where large 

populations of urban residents are denied basic shopping 

necessities and choices. 

    The retail consumer-based market will eventually 

prevail. If there is a strong enough demand for an unmet 

commercial good or service downtown, some developer or 

retailer will find a way to satisfy that need. Numerous 

municipal governments have prevented “undesirable” 

retail stores from opening downtown, only to have one or 

more of these same stores open just across the city lines 

in another community. 

    Visual merchandisers, store planners and shopping-

center developers have created proven techniques for 

attracting the shopper’s attention and directing his or her 

(mostly her) movement and behavior.  Store location, 

stairs, sculptures, benches, lighting, circulation and 

thousands of other details are precisely calculated and 

designed to extend mall shoppers’ visits and increase 

their spending. (For example, many malls do not install 

clocks, since they can remind shoppers that it is time to 

return home.)  

    Pioneering shopping-center developer A. Alfred 

Taubman, while dealing with these factors as a young 

store planner, coined the term “threshold resistance,” 

5   See, for instance, Randal O’Toole’s estimate in the “Room for Debate” blog post, “Pedestrian Malls: Back to the Future,” The New York Times, 

February 27, 2009, retrieved Nov. 5, 2012. 
6   Among the more successful pedestrian malls are those in Boulder and Denver, CO; Burlington, Vt.; Third Street Promenade, Santa Monica,  Calif.; 

and Charlottesville, Va.  
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defining it as: “The physical and psychological barriers 

that stand between your shoppers and your merchandise. 

It’s the force that keeps your customer from opening your 

door and coming in over the threshold.”7 

    The architectural character and traditional urbanism of 

a historic city should be treated as assets and thus as 

beneficial to the planning process. Combined with proven 

retailing principles, they can create a sustainable urban 

shopping district, one capable of providing the goods and 

services needed and preferred by residents and tourists 

alike. 

    The shopping-center industry is, by its nature, trendy.  

Shopping centers also must keep the design and 

appointment of their stores, common areas, and 

furnishings as contemporary as possible. While fashion 

houses can update styles constantly, shopping districts 

require longer periods to update streetscape designs and 

furnishings. And unfortunately, newly-installed 

streetscape furnishings and detailing will inevitably 

become out-of-date. Even the most carefully designed 

and crafted bench will appear old-fashioned within 10 

years.  

    Although up-to-date, well-designed, and maintained 

public spaces are essential to sustainable shopping areas, 

their contributions to retail sales are generally overrated. 

In reality, excessively detailed streetscapes, pavers, 

furnishings, banners, and lighting often distract the 

shopper’s focus from storefronts and their window 

displays.  

    Several corollaries follow from the shopping-center 

industry’s “eight-second rule,” or the amount of time it 

takes the average shopper to walk past a 20-foot-wide 

storefront.  If the store’s entry is centered, the shopper 

will reach it in four seconds and, once past it, will rarely 

backtrack to shop. This leaves only one to two seconds for 

an arresting storefront display to motivate the pedestrian 

to enter the store. Overly busy or fussy designs for 

walkway paving and furnishings can distract the 

pedestrian’s attention from the store window, resulting in 

a missed opportunity for a visit and a potential sale. A 

split second’s distraction can translate into thousands of 

dollars in lost sales.  

    Too often municipal governments and shopping-center 

developers squander finite financial resources on the 

ground plane—sidewalks, curbs and streets—and ignore 

the more commercially important vertical plane: the built 

environment of storefront design, signage and visual 

merchandising.   

    For most of the late 19th and early 20th centuries, 

American cities prospered without many street trees or 

expensive streetscape furnishings. Rather, CBDs thrived 

as shopping destinations by having densely populated 

cores, mass transportation, large employment  centers, 

on-street parking and numerous governmental and civic 

institutions. During the 1960s, America’s larger cities 

began installing street trees and furnishings in an effort to 

revitalize downtowns in the wake of their loss of 

significant commercial market share to suburban shopping 

centers. 

    Even though they are a relatively recent phenomenon 

in many city centers, street trees enhance a downtown’s 

uniqueness and authenticity, as demonstrated in research 

by Kathleen L. Wolf, a research social scientist at the 

University of Washington.8 A well-planned, tree-lined 

urban street contributes to the shopper’s perception that 

downtown stores offer quality goods and services not 

commonly found in shopping malls. (See, for instance, the 

Naples, Fla., shopping district in Figure 2-3.) However, 

street trees alone cannot solve the problems and 

challenges that commercial urban areas face. Frequently, 

too much emphasis has been placed on planting street 

trees and installing decorative streetscape enhancements 

in an effort to improve retail sales in historic downtowns. 

    In general, street trees should not replace on-street 

parking stalls. Numerous studies, however, have 

documented the benefits of tree canopies: they can 

effectively humanize urban spaces by providing shade and 

a sense of scale, and with other streetscape 

enhancements, they can positively affect a shopper’s 

mood and thus increase retail sales.9 

    Studies dating back to the 1970s have documented the 

effects of greenery and other plant life on the “restorative 

experience,” a concept advanced through two 

interpretations: stress reduction theory and attention 

restoration theory. The former theory contends that 

environments containing natural elements reduce levels of 

“physiological arousal” (stress) in the brain; the latter 

contends that the presence of vegetation in an 

environment is “uniquely capable” of effortlessly capturing 

attention, which allows those elements of the brain used 

for direct concentration to recuperate. This mitigates what 

is known as “directed attention fatigue” (DAF), or simply 

the depletion of the ability to focus on a directed task. 

7    A. Alfred Taubman, Threshold Resistance: The Extraordinary Career of a Luxury Retailing Pioneer (New York: HarperCollins, 2007), pp. ix–x.  
8   Kathleen L. Wolf, “The Environmental Psychology of Shopping: Assessing the Value of Trees,” Research Review, Vol. 14 (No. 3), 2007, pp. 39-43, 

retrieved September 25, 2012. 
9   For a useful summary of the literature, see Mardie Townsend and Rona Weerasuriya, “Beyond Blue to Green: The Benefits of Contact With Nature 

for Mental Health and Well-Being.” Melbourne, Australia: Beyond Blue Limited, 2010, pp. 18-19. 
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    These findings have ramifications for urban retail 

areas. It has been proven that shopping, as a goal-

oriented activity constrained by many external factors, 

can induce a stressed state in the consumer. Research 

has also documented a positive correlation between 

shoppers’ “mood state” and their willingness to buy; 

further, the mood state of retail employees correlates with 

job performance. The vast array of merchandising 

techniques retailers employ, when aggregated across the 

urban or mall setting, can result in DAF, a form of 

“information overload” that affects consumers. It has 

likewise been proven that DAF results in decreased 

consumer confidence because of poor or rushed 

purchasing decisions—which may translate into 

dissatisfaction with a specific store or the overall retail 

area. 

    Professor Wolf has completed several unique studies 

over the past decade concerning the effects of consumer 

responses on “forested retail settings,” otherwise referred 

to as “Biophilic Store Design” (BSD).10  Her results, as 

well as those of researchers following in her wake, are 

clear: the benefits of integrating BSD with commercial 

development outweigh the costs.11 

    Wolf’s studies explored the interaction between natural 

elements in retail environments through extensive 

consumer surveys conducted at a range of retail settings 

across the United States. Notable findings include:  

 Image preference ratings of different retail settings 

increased directly with the inclusion of natural 

elements in those settings. Depictions of high-quality 

settings, once greenery was removed, received scores 

comparable to those recorded for low-quality physical 

settings lacking vegetation. 

 Simple inclusion of trees in depictions of retail 

settings provided a statistically significant increase in 

perceptions of maintenance and retailer quality when 

no other visual elements in the depictions were 

altered. 

 Retail settings containing trees elicited more positive 

behavioral expectations on the part of respondents: 

they were willing to travel greater distances to those 

districts, willing to spend more time there, and willing 

to visit them more frequently. 

 Restorative experiences can provide retail businesses 

with a strategic advantage. Wolf concludes that such 

experiences will “occur in green shopping contexts.”12 

    The central plaza or square not only provides a 

pleasant amenity for a city or town center, it also 

facilitates the movement of shoppers around the center, 

making it easier for them to extend their visit and 

potentially spend more money. Once pedestrians reach 

the center court, a second department store and other 

high-volume impulse-purchase-oriented retailers are 

within plain sight. Since shoppers are already halfway to 

the second department store, it is easy for them to walk 

to these other stores for “just a quick look.” Surrounding 

the main court are “must-have” retailer categories, such 

as coffee, cosmetics, jewelry and shoes, which benefit 

from high shopper traffic. 

    Many early town centers lined shops around a square. 

The square also provides an open area that allows 

pedestrians to see all encircling retailers from a single 

vantage point. Squares and plazas are often overly 

designed and filled with unnecessary furnishings and 

Figure 2-3 

Street Trees Along Fifth Avenue, Naples, Florida  

Shopping District 

Source: Gibbs Planning Group, Inc. 

10  Stephen R. Kellert, Judith Heerwagen, and Martin Mador, Biophilic Design: The Theory, Science, and Practice of Bringing Buildings to Life 

(Hoboken, N.J.: Wiley, 2008). An overview of  these studies  is  provided by Yannick Joye, Kim Willems, Malaika Brengman, and Kathleen Wolf, "The 

Effects of Urban Retail Greenery on Consumer Experience: Reviewing the Evidence from a Restorative Perspective," Urban Forestry and Urban 

Greening, Vol. 9 (No. 1), 2010, pp. 57–64. Included is an extensive literature review of previous findings that document the restorative effects of 

greenery in human-made environments (though not specifically retail environments). The article was summarized in Sally Augustin and Jean Marie 

Cackowski-Campbell, “Trees in Shopping Areas Add Value,” Landscape Architecture, Vol. 100 (No. 5), 2010, pp. 54-56. 
11   Yannick Joye, Kim Willems, and Malaika Brengman, "Is Green Really the Colour of Money? A Conceptual Inquiry into the Effects of Greenery on 

the Consumer Experience,” Proceedings of the COST Action E39 International Conference on Forests, Trees, and Human Health and Well-Being, 

Scandic Hamar, Hamar-Elverum, Norway. Organized by European Cooperation in Science and Technology (COST), August 27-30, 2008. 
12   An exception to these findings: restorative experiences would be relevant in utilitarian shopping centers but not in hedonistic ones. 
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landscaping. The most effective squares tend to be the 

simplest in design: walkways and a lawn surrounded by 

canopy trees are all that is necessary.  

 

Conclusion  

    Whether a small hamlet nestled on rural crossroads or 

a major shopping center located at the intersection of 

two interstate highways, commerce needs both 

pedestrian and vehicular traffic to be economically viable. 

Over the past half century, urban planners discovered 

how the road to retail perdition could be paved by their 

own best intentions in the form of policy directives that 

took little account of how consumers act. If they hope to 

reap the advantage of current favorable demographic 

trends for urban markets, they will need to apply these 

lessons with skill and understanding. 

    Robert Gibbs of the Gibbs Planning Group (GPG) is considered a leading urban retail planning 

consultant by some of the most respected mayors, architects and real-estate developers in America. He is 

being honored by the Clinton Presidential Library in October for contributions to his field. Profiles describing 

his work in The Atlantic Monthly, The New York Times and The Wall Street Journal have noted his direct, 

unique approach to increasing market share for city-center shopping districts.   

    Before founding GPG in 1988, Gibbs worked for Taubman Centers. During the past 30 years, he has 

consulted on more than 500 new town and historic city centers around the world including in Auckland, New 

Zealand, as well as, in the United States, Cambridge, Charleston, Chicago, Denver, Houston, Portland and Seattle.   

    Author of Theory and Practice of Urban Retail and The New Urban Retail Smart Code,  Gibbs also teaches a popular Executive 

Course at the Harvard Graduate School of Design on Urban Retail Development.  

    Gibbs resides in Detroit and Charleston with his wife of 35 years.  He is a graduate of the University of Michigan, a member 

of the American Society of Landscape Architects, the ICSC and a charter member of the Congress for the New Urbanism. For 

further information regarding this article, he can be reached at: rgibbs@gibbsplanning.com.  
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22 Benefits of Urban Street Trees 
By Dan Burden, Senior Urban Designer 
Glatting Jackson and Walkable Communities, Inc;   May, 2006 
 
U.S Forest Service facts and figures and new traffic 
safety studies detail many urban street tree benefits. 
Once seen as highly problematic for many reasons, 
street trees are proving to be a great value to people 
living, working, shopping, sharing, walking and 
motoring in and through urban places.   
 
For a planting cost of $250-600 (includes first 3 years 
of maintenance) a single street tree returns over 
$90,000 of direct benefits (not including aesthetic, 
social and natural) in the lifetime of the tree. Street 
trees (generally planted from 4 feet to 8 feet from 
curbs) provide many benefits to those streets they 
occupy.  These trees provide so many benefits that 
they should always be considered as an urban area 
default street making feature.  With new attentions 
being paid to global warming causes and impacts 
more is becoming known about the many negative 
environmental impacts of treeless urban streets. We 
are well on the way to recognizing the need for urban 
street trees to be the default design, rather than a 
luxury item to be tolerated by traffic engineering and 
budget conscious city administrators. 
 
The many identified problems of street trees are 
overcome with care by designers. Generally street 
trees are placed each 15-30 feet. These trees are 
carefully positioned to allow adequate sight triangles 
at intersections and driveways, to not block 
illumination of the street from overhead lamps, and 
not impact lines above or below ground. Street trees 
of various varieties can be used in all climates, 
including semi-arid and even arid conditions.  
 
The science of street tree placement and maintenance 
is well known and observed in a growing number of 
communities (i.e. Chicago, Illinois;  Sacramento, 
Davis, California; Eugene, Oregon; Seattle, Redmond, 
Olympia and Issaquah, Washington; Charlotte, N.C.). 
Although care and maintenance of trees in urban 
places is a costly task, the value in returned benefits is 
so great that a sustainable community cannot be 
imagined without these important green features. 
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Properly placed and spaced urban street trees 
provide these benefits:  

 
Increased motorized traffic and pedestrian safety 
(contrary to popular myths). See below article for 
details on mode safety enhancements. See 
especially the compilation of safety benefits 
detailed in, Safe Streets, Livable Streets, by Eric 
Dumbaugh Journal of the American Planning 
Association, Vol. 71, No. 3, Summer 2005. One 
such indication of increased safety with urban 
street trees is quoted from this document:   
 
“Indeed, there is a growing body of evidence suggesting that the 
inclusion of trees and other streetscape features in the roadside 
environment may actually reduce crashes and injuries on urban 
roadways. Naderi (2003) examined the safety impacts of 
aesthetic streetscape enhancements placed along the roadside and 
medians of five arterial roadways in downtown Toronto. Using a 
quasi-experimental design, the author found that the inclusion of 
features such as trees and concrete planters along the roadside 
resulted in statistically significant reductions in the number of 
mid-block crashes along all five roadways, with the number of 
crashes decreasing from between 5 and 20% as a result of the 
streetscape improvements. While the cause for these reductions is 
not clear, the author suggests that the presence of a well defined 
roadside edge may be leading drivers to exercise greater caution.” 
 

1. Reduced and more appropriate urban 
traffic speeds. Urban street trees create 
vertical walls framing streets, and a 
defined edge, helping motorists guide 
their movement and assess their speed 
(leading to overall speed reductions). 
Street safety comparisons show a 
reduction of run-off-the-road crashes and 
overall crash severity when street tree 
sections are compared with equivalent 
treeless streets. (Texas A and M 
conducted simulation research which 
found people slow down while driving 
through a treed scape. These observations 
are also noted in the real world when 
following motorists along first a treed 
portion of a street, and then a non treed 
portion. Speed differentials of 3 mph to 
15 mph are noted. 
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2. Create safer walking environments, by 
forming and framing visual walls and 
providing distinct edges to sidewalks so that 
motorists better distinguish between their 
environment and one shared with people. If 
a motorist were to significantly err in their 
urban driving task, street trees can deflect or 
fully stop a motorist from taking another 
human life.  

 
3. Trees call for planting strips, which 

further separate motorists from pedestrians, 
buildings and other urban fabric. 

 
4. Increased security. Trees create more 

pleasant walking environments, bringing 
about increased walking, talking, pride, care 
of place, association and therefore actual 
ownership and surveillance of homes, 
blocks, neighborhoods plazas, businesses 
and other civic spaces. 

 
5. Improved business. Businesses on 

treescaped streets show 20% higher income 
streams, which is often the essential 
competitive edge needed for main street 
store success, versus competition from 
plaza discount store prices. 

 
6. Less drainage infrastructure. Trees 

absorb the first 30% of most precipitation 
through their leaf system, allowing 
evaporation back into the atmosphere. This 
moisture never hits the ground. Another 
percentage (up to 30%) of precipitation is 
absorbed back into the ground and taken in 
and held onto by the root structure, then 
absorbed and then transpired back to the 
air. Some of this water also naturally 
percolates into the ground water and 
aquifer. Storm water runoff and flooding 
potential to urban properties is therefore 
reduced. 
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7. Rain, sun, heat and skin protection. 
For light or moderate rains, pedestrians 
find less need for rain protection. In cities 
with good tree coverage there is less need 
for chemical sun blocking agents. 
Temperature differentials of 5-15 degrees 
are felt when walking under tree canopied 
streets. 

 
8. Reduced harm from tailpipe 

emissions. Automobile and truck exhaust 
is a major public health concern and 
contains significant pollutants, including 
carbon monoxide (CO), volatile organic 
compounds (VOC), nitrogen oxides 
(NOx), and particulate matter (PM). 
Tailpipe emissions are adding to asthma, 
ozone and other health impacts. Impacts 
are reduced significantly from proximity 
to trees. 

 
9. Gas transformation efficiency. Trees in 

street proximity absorb 9 times more 
pollutants than more distant trees, 
converting harmful gasses back into 
oxygen and other useful and natural 
gasses. 

 
10. Lower urban air temperatures.  Asphalt 

and concrete streets and parking lots are 
known to increase urban temperatures 3-7 
degrees. These temperature increases 
significantly impact energy costs to 
homeowners and consumers. A properly 
shaded neighborhood, mostly from urban 
street trees, can reduce energy bills for a 
household from 15-35%. 

 
11. Lower Ozone. Increases in urban street 

temperatures that hover directly above 
asphalt where tailpipe emissions occur 
dramatically increase creation of harmful 
ozone and other gasses into more noxious 
substances impacting health of people, 
animals and surrounding agricultural 
lands.  
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12. Convert streets, parking and walls into 

more aesthetically pleasing environments. 
There are few streetmaking elements that do 
as much to soften wide, grey visual wastelands 
created by wide streets, parking lots and 
massive, but sometimes necessary blank walls 
than trees.  

 
13. Soften and screen necessary street features 

such as utility poles, light poles and other 
needed street furniture. Trees are highly 
effective at screening those other vertical 
features to roadways that are needed for many 
safety and functional reasons. 

 
14. Reduced blood pressure, improved overall 

emotional and psychological health. 
People are impacted by ugly or attractive 
environments where they spend time. 
Kathlene Wolf, Social Science Ph.D. 
University of Washington gave a presentation 
that said “the risk of treed streets was 
questionable compared to other types of 
accidents along with the increased benefit of 
trees on human behavior, health, pavement 
longevity, etc.”   She noted that trees have a 
calming and healing effect on ADHD adults 
and teens.  

 
15. Time in travel perception. Other research 

and observations confirm that motorists 
perceive the time it takes to get through treed 
versus non-treed environments has a 
significant differential. A treeless environment 
trip is perceived to be longer than one that is 
treed (Walter Kulash, P.E.; speech circa 1994, 
Glatting Jackson).  

 
16. Reduced road rage.  Although this may at 

first seem a stretch, there is strong, 
compelling research that motorist road rage is 
less in green urban versus stark suburban 
areas. Trees and aesthetics, which are known 
to reduce blood pressure, may handle some of 
this calming effect.  
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17. Improved operations potential. When 

properly positioned and maintained, the 
backdrop of street trees allow those features 
that should be dominant to be better seen, such 
as vital traffic regulatory signs. The absence of a 
well developed Greenscape allows the sickly 
grey mass of strip to dominate the visual world. 
At the same time, poorly placed signs, signals, 
or poorly maintained trees reduces this positive 
gain, and thus proper placement and 
maintenance must be rigidly adhered to. 

 
18. Added value to adjacent homes, businesses 

and tax base. Realtor based estimates of street 
tree versus non street tree comparable streets 
relate a $15-25,000 increase in home or 
business value. This often adds to the base tax 
base and operations budgets of a city allowing 
for added street maintenance. Future economic 
analysis may determine that this is a break-even 
for city maintenance budgets. 

 
19. Provides a lawn for a splash and spray 

zone, storage of snow, driveway elevation 
transition and more. Tree lawns are an 
essential part of the operational side of a street. 

 
20. Filtering and screening agent. Softens and 

screens utility poles, light poles, on-street and 
off-street parking and other features creating 
visual pollution to the street. 

 
21. Longer pavement life.  Studies conducted in a variety of California environments 

show that the shade of urban street trees can add from 40-60% more life to costly 
asphalt. This factor is based on reduced daily heating and cooling 
(expansion/contraction) of asphalt.  As peak oil pricing increases roadway overlays, 
this will become a significant cost reduction to maintaining a more affordable 
roadway system. 

 
22. Connection to nature and the human senses. Urban street trees provide a 

canopy, root structure and setting for important insect and bacterial life below the 
surface; at grade for pets and romantic people to pause for what pets and romantic 
people pause for; they act as essential lofty environments for song birds, seeds, nuts, 
squirrels and other urban life. Indeed, street trees so well establish natural and 
comfortable urban life it is unlikely we will ever see any advertisement for any 
marketed urban product, including cars, to be featured without street trees making 
the ultimate dominant, bold visual statement about place. 
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Jan. 16, 2013 — Evidence is increasing from
multiple scientific fields that exposure to the natural
environment can improve human health. In a new
study by the U.S. Forest Service, the presence of
trees was associated with human health.

For Geoffrey Donovan, a research
forester at the Forest Service's
Pacific Northwest Research Station,
and his colleagues, the loss of 100
million trees in the eastern and
midwestern United States was an
unprecedented opportunity to study
the impact of a major change in the
natural environment on human
health.

In an analysis of 18 years of data
from 1,296 counties in 15 states,
researchers found that Americans
living in areas infested by the
emerald ash borer, a beetle that kills
ash trees, suffered from an
additional 15,000 deaths from
cardiovascular disease and 6,000
more deaths from lower respiratory
disease when compared to
uninfected areas. When emerald ash
borer comes into a community, city
streets lined with ash trees become
treeless.

The researchers analyzed
demographic, human mortality, and
forest health data at the county level
between 1990 and 2007. The data
came from counties in states with at
least one confirmed case of the
emerald ash borer in 2010. The
findings -- which hold true after
accounting for the influence of
demographic differences, like
income, race, and education -- are
published in the current issue of the
American Journal of Preventive
Medicine.

" There's a natural tendency to see
our findings and conclude that, surely, the higher mortality
rates are because of some confounding variable, like income
or education, and not the loss of trees," said Donovan. "But
we saw the same pattern repeated over and over in counties
with very different demographic makeups."

Although the study shows the association between loss of
trees and human mortality from cardiovascular and lower
respiratory disease, it did not prove a causal link. The reason
for the association is yet to be determined.

The emerald ash borer was first discovered near Detroit,
Michigan, in 2002. The borer attacks all 22 species of North
American ash and kills virtually all of the trees it infests.

The study was conducted in collaboration with David Butry,
with the National Institute of Standards and Technology;
Yvonne Michael, with Drexel University; and Jeffrey
Prestemon, Andrew Liebhold, Demetrios Gatziolis, and Megan
Mao, with the Forest Service's Southern, Northern, and
Pacific Northwest Research Stations.

Share this story on Facebook, Twitter, and Google:

Other social bookmarking and sharing tools:

A tree-lined street in Toledo, Ohio in 2006, before
emerald ash borer infestation. Three years later, in
2009, the invasive insect left these trees dead.
(Credit: Dan Herms, Ohio State University)
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How Trees Play Role in Smog
Production (Apr. 25, 2013) — After
years of scientific uncertainty and

speculation, researchers have shown exactly how
trees help create one of society's predominant
environmental and health concerns: air ...  > read
more

Natural Regeneration Building Urban Forests,
Altering Species Composition (Aug. 21, 2012)
— Scientists have shown that on average, one in
three trees in sampled cities were planted while
two-thirds resulted from natural ...  > read more

How Trees Clean the Air in London (Oct. 5,
2011) — New research has shown how London's
trees can improve air quality by filtering out
pollution particulates, which are damaging to
human health. A new article indicates that the
urban trees of the ...  > read more

Koalas May Be the 'Pickiest'
Marsupials Around (Nov. 29, 2010)
— Koalas may be the pickiest
marsupials around: They evolved to

feed almost exclusively on the leaves of
Eucalyptus trees, and they are highly selective
when it comes to which species and even which ...
 > read more

Too Many Trees Planted In Central Strip Of
Roads Can Be Worse Than None; Can Trap
Vehicle Exhaust Fumes (July 21, 2009) — A new
study suggests that we can improve city
environments by planting trees down the middle of
streets provided they are not too close together.
Too many trees planted close together along a
central ...  > read more

Tree and Human Health May Be Linked Just In:
Colossal Hot Cloud Around Colliding Galaxies
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