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Greenway PD – Vision

Greenway Planned Development 
totals 220.18 acres.

Master Planned Community
The community will be designed and 
branded to be similar in design detail and 
character. Open space and family 
amenities will unify the development.

The three (3) guiding principles for 
development of Greenway are: 

1. Pedestrian walkability, 
2. Preservation and connection to nature, 
3. With residential and commercial 
    villages. 



Existing Conditions

Existing Mature Trees

The trees on the site are fantastic and can 
provide great value to the community 
and their residents. Flato plans to provide 
pedestrian improvements within the 
canopy and access to the central open 
space to all residents. 



Greenway – Planned Together with Trees

Amenity Centers -
3 to 5 are proposed
for the community

Existing Mature Trees



Greenway – Landscape Buffer



Program – Residential and Commercial

Residential Development
 

   Single Family
(60’, 50’, and 40’ SF lots)

   Townhome
   Mixed Use
   Multi-Family

Commercial Development

   Neighborhood Commercial

 

Prototypical Development Images



Phase One

Phase 1A

Phase 1B

Preliminary
areas for 
Phase One
development.

- Utilities
- Access
- Additional
phases to the 
north
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Marlow, Lauren

From: Planning
To: sylvia pearson; Planning
Cc: Jeff Pearson
Subject: RE: Comments in Opposition to Zone Change @3000 Block West OB Groner and 4500 

Block West Park Ave

From: sylvia pearson  
Sent: Monday, December 11, 2023 7:54 AM 
To: Planning  
Cc: Jeff Pearson  
Subject: Comments in Opposition to Zone Change @3000 Block West OB Groner and 4500 Block West Park Ave 
 
Sylvia and Jeff Pearson 
5009 W Country Lane 
Sherman, TX  75092 
 
December 11th, 2023 

Dear Planning and Zoning Commission and Board of Adjustment of the City of Sherman, 

We are writing to express strong opposition to the proposed land zoning change from R-A 
(Residential Agricultural) to PD (Planned Development) in our community. While we understand the 
need for growth and development, we firmly believe that this particular zoning change would have 
detrimental effects on our neighborhood and the quality of life for its residents. 

1. Impact on Property Values: Changing the zoning from Residential-Agricultural to Planned 
Development could potentially lead to a decline in property values. The character of our 
neighborhood is primarily residential, and introducing a planned development may result in 
increased noise, traffic, and other nuisances that can negatively impact property values. 

2. Overcrowding and Strain on Infrastructure: Planned developments often bring an influx of 
residents and businesses, leading to increased strain on local infrastructure such as roads, 
schools, and utilities. Our community is not equipped to handle the additional demands that a 
planned development would impose on these essential services. 

3. Loss of Community Character: The proposed zoning change threatens the unique character 
and charm of our residential-agricultural area. It is crucial to preserve the identity of our 
neighborhood and resist changes that may compromise the qualities that attracted residents in 
the first place. 

4. Environmental Concerns: A shift to Planned Development may involve clearing large areas of 
land, disrupting local ecosystems and wildlife habitats. We should prioritize environmental 
sustainability and conservation efforts, especially in areas with agricultural significance. 

5. Traffic Congestion: Planned developments often bring increased traffic, creating congestion 
on our local roads. This not only poses a safety risk but also diminishes the peaceful and serene 
environment that makes our neighborhood desirable. 
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6.  
 

It is essential that the community's voice is heard in matters that directly impact our lives, we urge the 
Planning and Zoning Commission to reconsider the proposed land zoning change. It is crucial to 
prioritize the long-term well-being and happiness of the existing residents and to ensure that any 
development aligns with the values and character of our community.  
Thank you for your time and consideration. 
Sincerely, 

Sylvia and Jeff Pearson 
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Development Plan / Q&A

We are here asking for your approval tonight.
Our changes from last month: larger SF lots, landscape buffer, amenity centers, and (2 areas) MF density.
Happy to answer any questions.
Thank You!
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Marlow, Lauren

From: Planning
To: Rae, Rob
Subject: RE: 3000 Block West OB Groner Road & 4500 Block West Park Ave (220.18 acres)

From: Linda Robertson  
Date: December 10, 2023 at 4:39:33 PM CST 
To: "Plyler, David"  
Subject: 3000 Block West OB Groner Road & 4500 Block West Park Ave (220.18 acres) 

 
I am sending this email to you because a person in my neighborhood came to my door Sunday morning, 
explaining to me the City of Sherman is planning to let "a person" (from Canada no less)  change the 
zoning in my area from residential to commercial.   Really?? 
 
I have lived in this neighborhood for 31 years.  We moved to this location because it was in the 
country.  Quiet and peaceful.  But apparently a total of 7 people on the City Council are going to decide 
whether or not our quiet and peaceful neighborhood will remain such. 
 
If you let this development take place, it will not be the neighborhood we moved in to.  From our 
prospective, it appears the City of Sherman is only interested is one thing:           Revenue the city will get 
in taxes. 
Have you not given any thought as to what will become of the neighborhoods in this area? 
 
The crime will increase.  The traffic will increase.   Some of us will not feel comfortable in our own 
homes. 
 
I do worry about the water supply.   When the new High School and all the surrounding apartments 
were built (and being continuously built) , we notice a change in the water pressure.   Not the pressure 
we had when we first moved here.  I don't know if this area can support  the number of apartments that 
may be built. 
 
Depending on the council's decision, I will consider to move out of Sherman to a smaller town. 
 
Unfortunately, I will not be able to attend the public hearing on December 12, 2023.  This is the reason 
for my email.  Perhaps it will be registered a "NO", please do not let this happen to our neighborhood. 
 
Thank you for your time, 
 
Linda Robertson 
2507 S. Westridge Trail 
Sherman, TX 75092 
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Sherman, Texas

Sherman Tree Ordinance
December 12, 2023 – Planning and Zoning Commission



TREE ORDINANCE



SCHEDULE UPDATE

• In August 2023 Council directed staff to begin looking into an update to the Tree 
Ordinance

• Staff contracted with Halff Associates (Planning On-Call Consultant) to assist in 
developing a draft tree ordinance 

• City hosted a developer workshop on September 8, 2023 
• Public Open House held on September 8, 2023 
• Special Called City Council Meeting held on September 9th, 2023 to discuss Tree 

Ordinance feedback
• Halff Associates provided a draft tree ordinance for staff review on October 31, 

2023
• City hosted a follow up developer meeting on November 15th, 2023 to present the 

draft recommendations



ENGAGEMENT TAKEAWAYS



The following six communities were reviewed for context.

Denison
Preservation of 
trees measuring 7 
inches at diameter 
breast height

Anna
Preservation of 
trees measuring 6 
inches at diameter 
breast height

Marble Falls
Preservation of trees 
measuring 12 inches 
diameter at breast 
height

PEER CITIES

McKinney
Preservation of trees 
6 inches diameter at 
breast height

Georgetown
Preservation of 
trees measuring 12 
inches at diameter  
breast height

Frisco
Preservation of trees 
measuring 6 inches at 
diameter breast 
height



GENERAL

Applicability
All development within 
the City limits and its ETJ

Exemptions
• Subdivisions that total five (5) 

acres or less
• Trees that are dead, diseased, 

declining, or determined to be a 
safety hazard

• Public streets, utility easements, 
and required fire lanes

Protected Tree 
Any species listed as a 
shade tree that 
measures 12 caliper 
inches or larger.



TREE SURVEY

A tree survey shall be submitted concurrent with the submittal of a preliminary plat 
application.

Required survey size: trees that measure 12 caliper inches or larger.

Recommended survey size: trees that measure 8 caliper inches or larger in order 
to retain eligibility for Preserved Tree credits.



SHADE TREE SPECIES

• Pecan
• Black hickory
• Walnut
• Southern magnolia
• Texas oak
• Red oak*
• Bur oak*
• Chinkapin oak*
• Shumard red oak
• Post oak

• Live oak*
• Bald cypress
• American elm
• Cedar elm*
• Lacebark elm*
• Chinese pistachio*
• Bigtooth maple
• Caddo maple
• Red mulberry

PECAN

CEDAR ELM BUR OAK

POST OAK

* Trees that are recommended as appropriate for Street Trees within public rights-of-way or in close proximity.

Existing species list: 56 species listed, 
including shade and ornamental trees.

Updated species list: 19 shade trees and 15 
ornamental trees



TREES APPLICABLE TO SURVEY

Counts as Preservation Credit Trees

Eight (8) caliper inches

Protected Tree

Twelve (12) caliper inches

Heritage Tree

Thirty-six (36) caliper inches



SURVEY ALTERNATIVES

To avoid a tree survey, the 
applicant may select to set 
aside no-disturbance areas for 
20% of the site

Certify that there are no 
protected trees on site

No Disturbance Area Option 

• Floodplains/riparian corridors
• Street Perimeter Buffer Areas
• Trail corridors
• Park land, open spaces, and 

outdoor amenity spaces



STREET PERIMETER
BUFFER AREAS

FLOODPLAINS / RIPARIAN 
CORRIDORS

TRAIL CORRIDORSPARK LAND, OPEN SPACES, AND 
OUTDOOR AMENITY SPACES



TREE REPLACEMENT

Minimum Tree Caliper Mitigation Ratio
12” or greater and less than 24” Replace 1” for every 2” removed
24” or greater and less than 36” Replace 1” for every 1” removed
36” or greater Replace 2” for every 1” removed

Replacement Trees sized three (3) caliper inches or greater.

Replacement Trees planted on site are eligible to be counted towards 
landscaping requirements



TREE PRESERVATION

Preserved Tree Size Credits towards Replacement Trees
8” – 11” 8 inches
12” – 23” 12 inches
24” – 35” 24 inches
36” and greater 36 inches

Shade trees preserved on site that measure eight (8) caliper inches or greater 
may be credited toward Replacement Trees



TREE REPLACEMENT EXAMPLE

Your site has ten 
12” trees 
(120” total)

You’ve removed 
8 trees (96”) and 
preserved 2 trees 
(24”)

You need to replace 
the removed 96” 
with 48” of new 
trees (16 trees)

Min. Tree Caliper Mitigation Ratio

12” or greater and 
less than 24”

Replace 1” for 
every 2” removed

The 2 preserved 
trees reduce the 
mitigation by 24”

16 required new trees minus 24” credit trees 
= 8 - 3” REPLACEMENT TREES

Preserved
Tree Caliper

Replacement 
Credits

12” - 23” 24”

New Ordinance Requirements



REPLACEMENT ALTERNATIVES

Fee-in-Lieu Off-site Mitigation

Payment to the City of Sherman 
Tree Fund on a per inch basis.

Payments are to be used for the 
sole purpose of planting trees 
and maintenance of those trees.

Replacement Trees may be 
proposed to be planted in a 
location mutually agreed upon 
by the City Manager and the 
developer, including local parks 
and public places.

Replacement Trees and fee-in-lieu payments may be combined to satisfy the requirement.



LANDSCAPING ORDINANCE



RESIDENTIAL TREE & LANDSCAPING

1. Residential Lots 

• Increase tree size to 3-inch trees instead of 2-inch; shade trees only

2.  Credits

• Replacement Trees and Preserved Trees may be counted towards this requirement 

3. Small Lots

• Under 50’ lots, only one tree in front yard

• Minimum 40% landscape space in front yard 



Two trees allowed in front 
yard for lots at least 50’ wide

Only one tree allowed in front 
yard for lots less than 50’ wide

Minimum 40% landscaping 
area in front yard



COMMERCIAL TREE & LANDSCAPING

1. Parking Lot Landscape Areas
• Landscape island at the end of parking rows and 

throughout the lot for every twelve (12) parking 
stalls in a row

• Landscape areas shall not contain more than 50% 
of a non-vegetative landscape material

2. Shade Trees
• One shade tree in each landscape island



STREET PERIMETER BUFFER

Buffer area intended for preserved trees, replacement 
trees and amenity space. Two (2) shade trees and 
two (2) ornamental trees per 1,000 square feet of 
buffer area.

Street Classification Minimum Buffer Width
Highway 25 feet
Major Arterial 25 feet
Minor Arterial 25 feet
Collector (residential use) 25 feet
Collector (non-residential use) 15 feet
Local (residential, perimeter only) 25 feet
Local (non-residential use) 15 feet



STREET PERIMETER BUFFERS



BUFFERYARDS
Green space transitions to facilitate compatibility. 
Can include preserved vegetation or new 
plantings.

1. Compatibility buffer: 15’ landscape buffer

2. Stormwater ponds: 15’ landscape buffer

3. Planting requirements for 1,000 sq ft area:

• One (1) shade tree 
• Two (2) ornamental trees



QUESTIONS?
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