
 

 

January 9, 2023 

 

 

Development Planning 
City of Sugar Land 
2700 Town Center Blvd. North 
Sugar Land, TX 77479 
Attn:  Development Review Coordinator 
 
Subject:  Final Development Plan Application for 6.5 Acre Multifamily Urban Planned   
    Development District (PD) 
 
Dear City Staff: 
 
We are pleased to submit an application for an urban-styled PD on 6.4566 acres in the peninsula 
of Lake Pointe Town Center (“LPTC”) for “Pearl Lake Pointe”.  Pearl is a luxury-branded Class 
A urban multifamily project to be constructed, owned and operated by the Morgan Group of 
Houston.  Morgan is a vertically integrated, 3rd generation family-owned business with over 60 
years of experience having built or acquired over 23,000 units.  Morgan currently owns and/or 
manages 50 communities from coast to coast with over 17,000 units, and their history includes 
$4.5 billion in projects built or acquired. 
 
Pearl Lake Pointe will be Morgan’s 19th Pearl project including locations in City Centre, 
Downtown Houston, Midtown Houston, Greenway and River Oaks.  Pearl Lake Pointe will 
include 370 luxury apartments as well as 5 live/work units.  Additionally, Pearl will include 
approximately 9,600 sf of flex office co-working space for lease adjacent to a 4,425 sf meeting 
space fronting Creek Bend Drive.  Pearl also includes upscale amenities such as a resort-inspired 
pool, state-of-the-art fitness center with yoga/spin room, gaming facilities, conference rooms and 
an upscale “sky lounge” with great lake views.  Pearl will also include a 2000 sf café/coffee shop 
and co-working business lounge open to the public on the southwest (plan view) corner of the 
ground floor adjacent to the plaza.  The Pearl resident is typically a high-income young 
professional or a “lock and leave” empty nester with greater disposable income.  Pearl Lake 
Pointe will be the premier multifamily residence in our city. 
 
Pearl Lake Pointe will be located at the entry to the peninsula area of LPTC on Creek Bend 
South.   LPTC is identified in the City’s 2018 Land Use Plan as one of the five Regional Activity 
Centers (“RAC’s”).  LPTC is uniquely qualified as the largest RAC in the City with the greatest 
mix of land uses, and the highest total taxable value. This PD will be designed and implemented 



to support the sustainability of the Lake Pointe Town Center RAC.  The existing land uses in the 
RAC include: 1) 332 residential units including 20 live/work townhomes in a residential PD, 2) 
1,550,000 square feet of office, 3) 428,000 square feet of medical office/clinics, 4) 250,000 
square feet of retail and restaurants, 5) a hospital, 6) two hotels, 7) conference space, 8) 115,000 
square feet of fitness and recreation facilities, and 9) approximately 65 acres of lakes, trails, and  
outdoor parks.  This rich mix of uses is connected by a highly utilized pedestrian trail system 
around Brooks Lake with connectivity to all the various uses and a pedestrian bridge across 
Brooks Lake providing access to the restaurants and retail. 
 
This submittal includes the existing plats, a survey with metes and bounds, and the Final 
Development Plan with 18 exhibits addressing the 80-plus provisions in Section 2-133 of the 
Development Code.  The TIA and school impact studies are being updated for the most recent 
changes to the plan, and those will be submitted once received.   
 
Section 2-133 C.3.a. calls for a maximum building setback of 15’; however, the setbacks on the 
west and south sides are 35’ and a proposed 20’, respectively.  These larger setbacks are 
necessary to provide enough space for on-street parking, 10’ wide sidewalks, street trees and an 
enhanced pedestrian realm adjacent to the non-residential spaces at street level.  The plat and 
restrictions for the north and east sides allow for a 15’ building setback; however, due to existing 
(north) and proposed (east) overhead power easements, the building cannot be closer than 21.5’ 
from the property line on the north and east sides.  This is the only deviation from the code that 
we have identified, and the result still complies with the intended results to provide an enhanced 
pedestrian realm.  In other regards, Pearl Lake Pointe meets or exceeds the code requirements 
and the spirit and intent of the Land Use Plan. 
 
We understand that there has been considerable focus on the particular provision in Table 2-133-
2 which calls for a vertical mix of uses within proposed urban multifamily buildings.  Pearl Lake 
Pointe complies with this code provision by providing 9,600 sf of ground-level flex office co-
working space for lease.  This co-working space is immediately adjacent to a 4,425 sf meeting 
space which can be scheduled for use by either the office tenants or the Pearl residents and their 
respective guests.  Other non-residential uses include approximately 4,000 sf of professional 
office space on the ground floor of the project with 5 live/work units.  Additionally, Pearl 
includes another 12,000 square feet of fitness and gaming facilities, leasing offices, conference 
space and the café/coffee shop integrated with a co-working business lounge adjacent to the 
ground floor plaza.  Incidentally, the Pearl site is also deed restricted against retail use as is 
the entirety of Tract “C” in the peninsula, so the live/work units and the adjacent office 
space are exclusively for office uses.   
 
There is no provision in the code that guides the quantity or specific uses in a vertical mixed-use 
building, so compliance is subjective and warrants that careful consideration be given to the total 
composition of the RAC.  The Land Use Plan and the Development Code have identified Sugar 
Land Town Square as the model that RAC’s should emulate.  As the developer of both Town 
Square and Lake Pointe, PCD has unique insight into the similarities/differences and the 



pros/cons of these two RAC’s.  Respectfully, we submit to staff and City officials that the focus 
on vertical mixed-use in a given multifamily building is somewhat over-emphasized and should 
be de-emphasized in evaluating this PD due to the significance of the horizontal mixed use 
throughout Lake Pointe.   
 
For example, the Lake Pointe Village shopping center (Whole Foods) has higher rents and 
greater occupancy than Town Square.  This results not from any vertically mixed-use buildings 
in Lake Pointe Town Center, but rather from the robust mix of residential, office and medical 
uses located in horizontal relationship to Lake Pointe Village.  The vertical mixed-use provision 
should be evaluated in the context of its overall intent in the Land Use Plan and the resulting 
Development Code which was to 1) encourage walkability through an enhanced pedestrian 
realm, 2) create an architecturally desirable streetscape, and 3) create an economically 
sustainable mix of uses.  Pearl Lake Pointe should be evaluated in the context of Lake Pointe 
Town Center’s unique position as the most mixed-use RAC, the most economically sustainable 
RAC and one of the most sustainable active pedestrian realms in the city.  Pearl Lake Pointe 
should be evaluated as though it were but a single 6.5-acre parcel within a proposed 300-plus 
acre mixed-use PD that includes the robust mix of uses that happens to already exist in Lake 
Pointe Town Center.  
 
Pearl will fulfill a key missing component by providing Lake Pointe with Class A rental 
residential owned and managed by a first-class company.  New Class A multifamily is important 
to Sugar Land’s ability to continue attracting and retaining companies who are attempting to 
attract and retain young professionals who are renters by choice.  Increased residential density is 
also critical to sustaining our retail and our restaurants which improve our quality of life and 
provide sales tax revenues which help reduce the City’s need for ad valorem taxes. 
 
We look forward to working with City staff, Planning & Zoning and City Council to bring Pearl 
Lake Pointe to fruition. 
 
 
Sincerely, 
 
 
 
Les A. Newton    Nick Laettner 
PCD      Morgan Group 
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AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON10q.    10' ELECTRIC EASEMENT 

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON10p.    10' U.E.              

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON10o.    10' STM.S.E.          

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON10n.    20' L.E.              

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON      16'S.S.E.10m.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON          10' U.E.10l.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON25' BUILDING SETBACK 10k.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON      20' L. E.10j.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON      16' S.S.E.10i.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON      10' U.E.10h.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON   10' STM. S.E.10g.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON16' WATERLINE EASEMENT 10f.

AFFECTS SUBJECT PROPERTY AND IS PLOTTED AND SHOWN HEREON       25' BUILDING SETBACK10e.

NOT A SURVEY MATTER      OIL AND GAS     10d.

   INTENTIONALLY DELETED10c.

NOT A SURVEY MATTERLESSEE RIGHTS10b.

NOT A SURVEY MATTERPOSSESSION RIGHTS10a.

AFFECTS SUBJECT PROPERTY AND IS SHOWN IN NOTE 8RESTRICTIONS1.

NOTEEXCEPTION TYPEITEM

     (ITEM 10r.).

     SPECIAL WARRANTY DEED RECORDED IN CLERK'S FILE NO. 2008100925 OF THE O.R.F.B.C.

14.  THIS PROPERTY IS SUBJECT BY THE TERMS, CONDITIONS, AND STIPULATIONS OF THE

13.  NO ENCROACHMENTS AFFECT THE SUBJECT PROPERTY.

     (ITEMS 10e.10k.10v.).

     OF THE O.R.F.B.C. AND REVISED IN C.F.  NO. 2007073737 OF THE O.R.F.B.C. 

     RECORDED UNDER PLAT NO. 20070108 AND 20070210 F.B.C.P.R. AND IN CF. NO. 2001058569 

12.  THIS PROPERTY IS SUBJECT TO THE BUILDING AND PARKING SETBACK LINES

     PAVING IMPROVEMENTS. THERE IS NO PAVING ON THE SUBJECT TRACT (ITEM 10u.).

     CLERK'S FILE NO. 2007073738 OF THE O.R.F.B.C. REGARDING EASEMENTS FOR

     DECLARATION OF COVENANTS AND MUTUAL ACCESS EASEMENTS RECORDED UNDER

11.  THIS PROPERTY IS SUBJECT TO TERMS, CONDITIONS AND STIPULATION OF THAT

DATE:12-2-2022

SIDEWALK

B
/
C

B
/

C

O.R.F.B.C. (RESERVE "E" ONLY)
C.F. NO. 2022121713

PER VARIANCE
30' BUILDING SETBACK LINE

SCHEDULE "B" EXCEPTIONS TABLE

6.4566  ACRESTOTAL TRACT 1,2-       

2.4493  ACRES ALL OF RESERVE "D1,D2"TRACT 2-                 

4.0073  ACRES ALL OF RESERVE "E"TRACT 1-             

TRACT SUMMARY

N 90°00' 00" E

98.95

Texas Registration No. 5651

Andrew P. McConnell

Executed this 2th day of December, 2022

on December 1, 2022.

Title Surveys, jointly established and adopted by ALTA and NSPS, The field work was completed

in accordance with the 2021 Minimum Standard Detail Requirements for ALTA/NSPS Land 

      This is to certify that this map or plat and the survey on which it is based were made 

    Old Republic National Title Insurande  Company

    Lake Pointe Town Center, Ltd.

To: Morgan Group Development, L.L.C.

     (ITEM 10t.).

     2004134140 OF THE O.R.F.B.C. REGARDING ACCESS AND UTILITIES FOR CREEK BEND DRIVE

     A "RECIPROCAL EASEMENT AGREEMENT" RECORDED IN C.F. NO. 2001058566 AND C.F. NO.

10.  THIS PROPERTY IS SUBJECT TO TERMS, CONDITIONS AND STIPULATIONS SET OUT IN

9.   THIS PROPERTY IS ZONED BY THE CITY OF SUGAR LAND AS "B-O" (BUSINESS OFFICE).

     VOL. 2039, PG. 2590, VOL. 2328, PG. 1733 OF THE D.R.F.B.C..

     VOL. 1389, PG. 112, VOL. 1672, PG. 769, VOL. 1872, PG. 1684, VOL. 1899, PG. 231,

     RECORDS OF FORT BEND COUNTY, TEXAS; AND VOL. 1059, PG. 152, VOL. 1077, PG. 448,

     2020018868, 2017103109, 2008100925, 2009119302 AND 2020018869 ALL OF THE OFFICIAL 

 2003157546, 2004037136, 2004037137, 2004037140, 2005150907, 2007073737, 2007073738, 

     2000005824, 2001058569, 2001058570, 2001081202, 2003157545, 2003157547, 2003176854, 

     AND 20070301 OF THE PLAT RECORDS OF FORT BEND COUNTY, TEXAS; C.F NO.'S 9728010, 

     CONDITIONS, AND RESTRICTIONS RECORDED ON PLAT NUMBER 20070108, 20070210

8.   THIS PROPERTY IS SUBJECT TO THE DECLARATION OF COVENANTS,

     AND NO EFFORT WAS MADE TO LOCATE BELOW GROUND UTILITY LINES.

7.   ALL UTILITIES SHOWN ARE BASED ON ABOVE GROUND VISIBLE FEATURES

     HOUSTON LIGHTING AND POWER;  C.F. NO. - CLERK'S FILE NUMBER.

     A.E. - AERIAL EASEMENT;  L.E. - LANDSCAPE EASEMENT;  HL&P -

     SEWER EASEMENT; STM.S.E. - STORM SEWER EASEMENT;  U.E. - UTILITY EASEMENT;

     FND. - FOUND;  I.R. - IRON ROD; W.L.E. - WATERLINE EASEMENT;  S.S.E. - SANITARY

     D.R.F.B.C. - DEED RECORDS OF FORT BEND COUNTY; B/C - BACK OF CURB

     O.R.F.B.C. - OFFICIAL RECORDS OF FORT BEND COUNTY;

6.   ABBREVIATIONS:  F.B.C.P.R. - FORT BEND COUNTY PLAT RECORDS;

         

     ON PLAT NUMBER 20070108 OF THE PLAT RECORDS OF FORT BEND COUNTY, TEXAS. 

5.   PROPERTY HAS ACCESS TO AND FROM CREEK BEND DRIVE (50-FEET WIDE) AS RECORDED 

     

     DISTRICT, FIRST COLONY MUD 10 AND FORT BEND COUNTY.

     FORT BEND COUNTY LEVEE IMPROVEMENT DISTRICT NO. 2, FORT BEND INDEPENDENT SCHOOL

4.   THIS PROPERTY LIES WITHIN THE CORPORATE LIMITS OF THE CITY OF SUGAR LAND, 

     NUMBER 20070301 OF THE PLAT RECORDS OF FORT BEND COUNTY, TEXAS.

     LAKE POINTE TRACT "C" UNRESTRICTED RESERVE "D" REPLAT AS RECORDED IN PLAT

3.   ALL BEARINGS ARE REFERENCED TO THE NORTHWEST BOUNDARY LINE OF RESERVE "D1" IN

     

     CHANGE. THIS FLOOD STATEMENT SHALL NOT CREATE LIABILITY ON THE PART OF THE SURVEYOR.

     SUBJECT TO CHANGE AS DETAILED STUDIES OCCUR AND/OR WATERSHED OR CHANNEL CONDITIONS

     LOCATED THEREON WILL BE FREE FROM FLOODING OR FLOOD DAMAGE. THE FLOOD HAZARD AREA IS 

     HAZARD AREAS. THIS FLOOD STATEMENT DOES NOT IMPLY THAT THE PROPERTY AND/OR STRUCTURES 

     DRAINAGE SOURCES OF SMALL SIZE, OR ALL PLANIMETRIC FEATURES OUTSIDE SPECIAL FLOOD 

     IT DOES NOT NECESSARILY IDENTIFY AREAS SUBJECT TO FLOODING, PARTICULARLY FROM LOCAL 

     INSURANCE RATE MAP IS FOR USE IN ADMINISTERING THE NATIONAL FLOOD INSURANCE PROGRAM; 

 AREA OF MINIMAL FLOOD HAZARD. THE NATIONAL FLOOD INSURANCE PROGRAM FLOOD 

     THIS PROPERTY LIES IN UNSHADED ZONE "X", WHICH IS DEFINED AS AREAS DETERMINED AS

     FOR FORT BEND COUNTY, TEXAS, MAP NUMBER AND 48157C0260 L, DATED APRIL 02, 2014, 

2.   ACCORDING TO THE NATIONAL FLOOD INSURANCE PROGRAM FLOOD INSURANCE RATE MAP 

 ENCUMBRANCES STIPULATED THEREIN.

 EFFECTIVE DATE OF NOVEMBER 02, 2022 AND IS SUBJECT TO ALL TERMS, CONDITIONS, LEASES AND 

 NATIONAL TITLE INSURANCE COMPANY, G.F. NO. 20006120, ISSUED NOVEMBER 16, 2022,

1.   THIS SURVEY IS BASED ON A COMMITMENT FOR TITLE INSURANCE ISSUED BY OLD REPUBLIC
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EXHIBIT B 

Final Development Plan 

Pearl Lake Pointe 

 

A. Contents - This Final Development Plan includes the following sections: 
 

• General Provisions 
• Land Uses 
• Development Regulations for Multi-Family (Urban)/Live-Work Units 
• Landscape and Pedestrian Circulation Regulations  
• Building Regulations 

 

B. General Provisions 

 

1. The PD approved herein for this development must be constructed, developed, and 
maintained in compliance with this ordinance and other applicable ordinances of the City 
of Sugar Land (the “City”).  If any provision or regulation of any City ordinance applicable 
in a B-O (Business-Office) zoning district is not contained in this ordinance, all the 
regulations contained in the Development Code applicable to the B-O zoning district in 
effect on the effective date of this ordinance apply to this PD as though written herein, 
except to the extent the City regulation conflicts with a provision of this ordinance. 

 
2. Except as otherwise provided herein, the words used in this Final Development Plan have 

the meaning established by the Development Code.  “PD” means the planned development 
district created by the ordinance. 

 
3. The PD shall be developed in accordance with the following exhibits that are attached to 

and made part of this Final Development Plan: 
 
 Exhibit A:  Survey with Metes and Bounds 
 Exhibit B:  Final Development Plan 
 Exhibit B-1.0:  Lake Pointe Regional Activity Center w/walking distances 
 Exhibit B-1.1:  Site Plan – Level 1 w/site calculations 
 Exhibit B-1.2:  Amenities and Office Space – Level 1 
 Exhibit B-1.3:  Amenities – Level 5 
 Exhibit B-1.4:  Vehicle, Pedestrian, and Bicycle Access Plan 
 Exhibit B-2:  Concept Rendering-Southwest Corner Elevation 
 Exhibit B-2.1:  Concept Rendering-South Elevation 
 Exhibit B-2.2:  Concept Rendering-Northwest Corner Elevation 
 Exhibit B-2.3:  Concept Rendering-North Elevation 
 Exhibit B-2.4:  Concept Rendering-Southeast Elevation 
 Exhibit B-3:  Exterior Finishes 
 Exhibit B-3.1:  Exterior Elevations 
 Exhibit B-4:  Parking Plan and Tabulations 
 Exhibit B-5:  Landscaping Plan 
 Exhibit B-5.1:  Plaza/Activity Areas 
 Exhibit B-5.2  Enlarged Corner Plaza 
 Exhibit B-5.3:  Inspirational Images for Streetscape 
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4. As shown on Exhibit A-1 (Survey with Metes and Bounds), the PD encompasses three (3) 
tracts which will be replatted into a single reserve of 6.4566 acres. 

 
a) Tract 1:  4.0073 acres being the entirety of Unrestricted Reserve “E” out of the 

LAKE POINTE TRACT “C” REPLAT recorded under Clerk’s File Number 
20070210 of the Plat Records of Fort Bend County, Texas; 

 
b) Tract 2, Parcel 1:  2.3736 acres being the entirety of Unrestricted Reserve “D2” 

out of LAKE POINTE TRACT “C” UNRESTRICTED RESERVE “D” 
REPLAT recorded under Clerk’s File Number 20070301 of the Plat Records of 
Fort Bend County, Texas; and 

 
c) Tract 2, Parcel 2:  0.0757 acre being the entirety of Unrestricted Reserve “D1” out 

of LAKE POINTE TRACT “C” UNRESTRICTED RESERVE “D” REPLAT 
recorded under Clerk’s File Number 20070301 of the Plat Records of Fort Bend 
County, Texas. 

 

C. Land Uses 

 
1. Permitted land uses are identified as follows: 
 

a) Multi-Family Dwellings 
b) Recreational Facilities 
c) Professional Office and Co-working Space 
d) Real Estate and Insurance/Brokerage 
e) Business Services 
f) Financial Services/Brokerage 
g) Legal Services 
h) Accounting/Tax Services 
i) Educational Services 
j) Counseling/Therapy 
k) Management Consulting 
l) Restaurant/café/food service (open to the public) 
m) Coffee shop (open to the public) 
n) Wine bar (open to the public) 
o) Retail ancillary to multifamily residential (residents only) 
p) Regional detention 

 
2. Maximum number of dwelling units shall not exceed 380. 
 
3. Non-multifamily uses include approximately 9,600 sf of first-floor flex office co-working 

space with an adjacent 4,425 sf meeting room, five (5) Live/Work units (approximately 
4,000 sf) exclusively on the ground floor of these units, and the support areas for the multi-
family tenants and their visitors.  This support area includes the Lobby/Amenities area of 
approximately 10,000 square feet and approximately 2000 square feet of coffee 
shop/cafe/business lounge on the ground floor. Additionally, the fifth floor will feature a 
“Sky Lounge” entertainment area comprising approximately 2,125 square feet for residents 
and their guests.  The premise of the live/work must be used as the primary residence of 
the tenant, which will also be the same as the non-residential use owner/operator. 
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4. Any time three years after issuance of the original certificate of occupancy for the 
~ 9,600sf of ground floor office space, should the occupancy of such space fall 
below 65%, then owner shall have the right to convert all of such office space to a 
maximum of 5 residential live/work units. 

 
D. Development Regulations for Multi-Family/Live-Work Units – Multi-Family use within 

District A of the PD shall be developed in accordance with the following development limitations: 
 

1. Maximum Height of Structures: 
 

a) Five (5) stories of multi-family structure.  No more than 70 feet, plus an additional 
10 feet for edge parapets and screen walls. 

 
b) Six (6) levels of parking structure to a top level of 70 feet. 
 

2. Minimum Building Setbacks: 
 

a) Minimum building setback for Creek Bend Drive on the west side of the project is 
35 feet. 

b) The minimum building setback for Creek Bend Drive on the south side of the 
project is 20 feet. 

b) Minimum building setback for north and east sides is 21.5 feet to accommodate 
the overhead electrical easement. 

 
3. Bicycle Parking, as shown on Exhibit B-1.6 (Vehicle, Pedestrian, and Bicycle Access Plan) 

and Exhibit B-4 (Parking Plan Layout): 
 

a) Open space plazas shall incorporate bicycle parking spaces. 
b) A minimum of 10 public bicycle parking spaces shall be provided in racks with no 

more than 4 spaces in any single parking area. 
c) Racks shall be designed to support the bicycle upright in two places on the bicycle 

frame. 
d) The parking garage shall include secured bicycle storage for residents. 
 

4. Signage to comply with Chapter 4 of the Development Code: 
 

a) Project logo signage will have metal letters applied to the building face with a 
height of no more than 3 feet. 

b) Specific to live/work units: signage to be wall-mounted, maximum height of 12 
inches, to be constructed of acrylic or metal. 

 
5. Vehicular access gates, as shown on Exhibit B-1.6 (Vehicle, Pedestrian, and Bicycle 

Access Plan): 
 

a) Vehicular entrance gate to parking garage shall be set back at least 50 feet from 
the street right of way line. 

b) Creek Bend Drive shall include two pedestrian entrance gates.  The access drive 
to the north shall include two pedestrian entrance gates, and a fifth resident 
entrance gate shall be located on the east side. 
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E. Landscape and Pedestrian Circulation Regulations – The PD shall be developed in accordance 
with the following landscape and pedestrian circulation regulations: 

 
1. Landscape requirements (See Exhibits B-t, B-5.1, B-5.2 and B-5.3): 
 

a) 6-inch caliper shade trees spaced approximately 40 feet apart on average on Creek 
Bend Drive on west and south sides. 

b) Continuous hedge on rear and side yards. 
c) Due to 16-foot aerial power easement on the north and east sides, no shade trees 

may be used.  Landscaping shall include Ornamental Trees (see Section E.6. 
below), along with shrubs and groundcover plantings. 

 
2. The parking garage shall be 100% screened on all sides by the residential building. 
 
3. Minimum 15% of open space of lot area, inclusive of landscape buffers.  Reference Exhibit 

B-1.1 (Site Plan – Level 1), plaza/public spaces to be developed in accordance with Exhibit 
B-5 (Landscape Plan), Exhibit B-5.1 (Plaza/Activity Areas), and Exhibit B-5.2 (Enlarged 
Corner Plaza). 

 
4. Enhanced pedestrian areas shall be provided in accordance with Exhibit B-1.6 (Vehicle, 

Pedestrian, and Bicycle Access Plan) and Exhibits B-5, B-5.1 and B-5.2: 
 

a) Minimum 10’ enhanced pedestrian walkway along Creek Bend Drive directly 
adjacent to Creek Bend Drive directly adjacent to Live/Work units and multi-
family administration and amenity functions.  Minimum 8’ sidewalks are required 
abutting the 30’ Access Drive to the north. 

 
b) Sidewalks and plazas shall have amenities such as sitting areas, bicycle racks, 

enhanced concrete finishes, and tree grates.  Tree and low-level pedestrian lighting 
will be incorporated.  (See Exhibit B-5, B-5.1 and B-5.2) 

 
5. The following landscape materials and minimum sizes are approved for use in the 

development: 
 
  Shade Trees: 

Common Name Caliper Size Height Spread 

Live Oak 4” * 65 gal. 12’-14’ ht. 4’-5’ spread 
NuttallOak 4” * 65 gal. 10’-12’ ht. 3’-4’ spread 
Drake Elm 4” * 65 gal. 9’-10’ ht. 2’-3’ spread 

Pecan 4” * 65 gal. 10’-12’ ht. 3’-4’ spread 
 *Minimum 6” on Creek Bend Drive. 
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Ornamental Trees: 

Common Name Caliper Size Height Spread 

Italian Cypress 2”-3” cal. 24” box 8’-10’ ht. 18”-24” spread 
Southern 
Magnolia 

2 ½” cal. 30 gal. 10’-12’ ht. 3’-4’ spread 

Riverbirch 2 ½” cal. 30 gal. 9’-10’ ht. 4’-5’ spread 
Redbud 2 ½” cal. 30 gal. 9’-10’ ht. 3’-4’ spread 

Savannah Holly 2 ½” cal. 30 gal. 10’-12’ ht. 3’-4’ spread 
Crepemyrtle 2 ½” cal. 30 gal. 8’-10’ ht. 3’-4’ spread 

 
Shrubs for Screening and Buffering: 

Common Name Size Spacing Height Spread 

Waxleaf 
Ligustrum 

5 gal. 36” o.c. double row 30” ht. 24” spread 

Oleander 5 gal. 48” o.c. single row 36” ht. 36” spread 
Waxmyrtles 5 gal. 36” o.c. double row 30” ht. 24” spread 

 
Shrubs for Mass Planting: 

Common Name Size Spacing Height Spread 

Indian Hawthorn 5 gal. 30” o.c. 24” ht. 18” spread 
Dwarf Yaupon 

Holly 
5 gal. 30” o.c. 24” ht. 18” spread 

Dwarf Chinese 
Holly 

5 gal. 30” o.c. 24” ht. 18” spread 

Azaleas 5 gal. 30” o.c. 24” ht. 18” spread 
Dwarf Burford 

Holly 
5 gal. 30” o.c. 24” ht. 18” spread 

Green Pittosporum 5 gal. 30” o.c. 24” ht. 18” spread 
Variegated 
Pittosporum 

5 gal. 30” o.c. 24” ht. 18” spread 

Dwarf 
Pittosporum 

5 gal. 30” o.c. 24” ht. 18” spread 

Dwarf 
Crepemyrtle 

5 gal. 30” o.c. 24” ht. 18” spread 

Compact Nandina  5 gal. 30” o.c. 24” ht. 18” spread 
Parson Juniper 5 gal. 30” o.c. 12” ht. 18” spread 
Tam Juniper 5 gal. 30” o.c. 12” ht. 18” spread 

Pfitzer Juniper 5 gal. 30” o.c. 12” ht. 18” spread 
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Groundcover Plantings: 
Common Name Size Spacing Height Spread 

Asian Jasmine 1 gal. 15” o.c. 8” ht. 12” spread 
Big Blue Liriope 1 gal. 12” o.c. 10” ht. 10” spread 
Monkey Grass 1 gal. 12” o.c. 8” ht. 8” spread 

Boxwood 1 gal. 18” o.c. 12” ht. 10” spread 
Carolina 

Jessamine 
1 gal. 18” o.c. 10” ht. 10” spread 

 
Grass: 

Common 
Bermuda 

Hydroseed or solid sod 

 
 
    
    
    
    
    

F. Building Regulations – As shown on Building Elevations (see Exhibit B-4.1 and Exhibit B-4.2), 
buildings within District A of the PD shall be developed in accordance with the following building 
regulations: 

 
1. Buildings shall be designed in accordance with the following criteria: 

 
a) A diversification of the horizontal and vertical building planes through offsets, 

changes in building materials, colors and textures, or other methods; and 
b) Incorporate architectural details that create shade and cast shadows to provide 

visual relief. 
c) Facades greater than 100 feet in length that face Creek Bend Drive shall 

incorporate offsets having a minimum depth of 1.5 to 2 feet and extending at least 
20% of the length of the façade. 

d) At least 65% of the units shall have full balconies extending approximately 30 
inches from the face of the building. 

 
2. Building façade finishes: 

 
a) Primary Finish means an exterior finish consisting of brick, cast stone, stucco and 

glass. 
b) Secondary Finish means an exterior finish consisting of aluminum 

storefronts/windows, steel canopies, prefabricated decorative metal balcony 
railings, fiber cement siding and wood. 

c) Primary Finishes shall comprise at least 85% of each façade. The remaining 
portion of an exterior wall that is not constructed of a Primary Finish must be 
constructed of a Secondary Finish. 

d) No single building finish material shall cover more than 80% of the front of any 
building. 

e) Building elevations facing Creek Bend Drive shall comprise at least 50% glass. 
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f) Use of architectural metals is limited to canopies, parapet walls, roof systems, 
balcony railings, and miscellaneous trim work, and such use shall meet the 
durability standards of the Development code.  

g) The Director may approve alternative Primary or Secondary Finishes not specified 
in this article if the Director determines that the alternative finish is substantially 
equal to or better than a specified Primary or Secondary Finish in quality, 
durability, and appearance and the use thereof will not violate any provision of this 
article. 

h) The following building materials shall not be used for a Primary or Secondary 
Finish: 
i) Vinyl siding, wood fiber hardboard siding, oriented strand board siding, 

plastic or fiberglass panels. 
ii) Unfired or underfired clay, sand, or shale brick. 
iii) Smooth or untextured concrete surface 
iv) EIFS 
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   Population and Survey Analysts  
               303 Anderson Street, College Station, TX  77840 

    979-693-8962    stepera@pasatx.com  
 

 
MEMORANDUM 
 
TO:  Nick Laettner, Morgan PRL Development 
 
FROM:  Stacey Tepera, Population and Survey Analysts 
 
DATE:  January 3, 2023 
 
RE:  Future “Pearl Lake Pointe” Impact on Fort Bend ISD Enrollment 
 
Population and Survey Analysts (PASA) is a demographic consulting firm that specializes in long-
range planning for Texas Independent School Districts. For more than a decade, Fort Bend ISD 
has contracted PASA to conduct demographic studies, most recently in the 2021-22 school 
year. Each demographic study is a highly detailed report consisting of housing and enrollment 
projections by development, planning unit, and attendance zone. These projections estimate 
residential development growth, student population density, enrollment growth, and campus 
utilization by year for each campus in the district over a ten-year period. Each annual study 
assists district staff and citizen-led committees to create long-range facility and campus 
utilization plans that account for housing growth and shifts in student population. 
 
Student-to-housing unit ratios are affected by several factors such as: number of bedrooms per 
unit, year built and year renovated, class rating of each property, building style, campus 
attendance boundary, rental rate, and income-limiting policies. Recently built market-rate 
properties typically have fewer students since rental rates are usually higher. 
 
For the 2021-22 school year in FBISD, the ratios of students per unit ranged from 0.02 to 1.13 
in specific complexes with an occupancy of 85% or more, and the weighted average throughout 
FBISD was 0.35 students per occupied multi-family housing unit, excluding age restricted (55+) 
communities. Within FBISD, approximately 12,944 units are occupied with 4,501 students 
residing in those apartments. For more details, a table of all multi-family properties in FBISD is 
attached (Appendix A). 
 
The Pearl Lake Pointe proposal will be a mid-rise building with 5 levels, consisting of 375 
residential units (5 Live/Work units, 222 1-bedroom units and 148 2-bedroom units). It is 
located in the Highlands Elementary, Dulles Middle School, and Dulles High School attendance 
zones. 
 
To estimate the impact of the Pearl Lake Point project on FBISD schools, PASA has studied 45 
comparable apartment complexes in Fort Bend ISD, Cy-Fair ISD, Katy ISD, and the southwest 
region of Houston ISD. Comparable apartment complexes were selected based on the following 
criteria: 
 

• 1-bedroom and 2-bedroom composition 
• Share of studio and 1-bedroom units is greater than or equal to 60% 
• Built during or after 2000 
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For a detailed list of these comparable complexes, refer to Appendix B. The average student 
ratio for comparable apartments was 0.09 and the median ratio was 0.07 students per unit.  
Ratios ranged between 0.01-0.31 with 50% of the sample ranging between 0.04-0.13. 
 
Based on these comparable complexes, PASA estimates that Pearl Lake Pointe could yield 
approximately 0.06 FBISD students per unit, or 23 students at full occupancy. Approximately 
one-half of these students are projected to be of elementary age, which a typical share in new 
multi-family properties. As a result of the proposed Pearl Lake Pointe project, PASA estimates 
approximately 12 additional students could enroll in Highlands Elementary, 6 students in 
Dulles Middle School, and 5 students in Dulles High School. 
 
The latest Demographic Study prepared for FBISD in February 2022 did not include projected 
new housing at this location. Adjusted student enrollment and facility utilization projections for 
the three campuses serving this site can be found in Appendix C. 
  

 
Sincerely, 
 
Stacey Tepera, Ph.D. 
President 
Population and Survey Analysts 

 



APPENDIX A

Planning Unit Name Street Class Phase Notes Students Total Units Units Occupied Occupancy Rate Student Ratio
19 7970 Grand Parkway 7970 West Grand Pkwy Apartment Existing 38 210 204 97% 0.19
88 Advenir at Milan 13100 W. Bellfort Ave Apartment Existing 99 360 353 98% 0.28
89 Advenir at Woodbridge Reserve 15000 W. Airport Blvd Apartment Existing 148 288 277 96% 0.53
71 Arcadian Sugarland 12100 S Hwy 6 Apartment Existing 83 240 237 99% 0.35

228B Arista Riverstone Senior Developing 142 142 100%
7B Ascend Lakeview Retreat Apartment Developing 5 298 284 95% 0.02
70 Avana Sugar Land 15270 Voss Rd Apartment Existing 126 240 236 98% 0.53

29A Bellevue at Pecan Grove 2400 Old S Dr Apartment Existing 181 580 557 96% 0.32
34 Broadstone New Territory 5555 & 5556 New Territory Blvd Apartment Existing 293 504 473 94% 0.62

242B Royal Sienna 5222 Avalon Pt Apartment Existing 35 330 261 79% 0.13
46 Camellia Apartment Developing 790

3 Deseo at Grand Mission 19002 Mission Park Dr Apartment Existing Zoned to Lamar CISD 40 328 314 96% 0.13
18 Echelon on 99 19400 W Belfort Bld Apartment Existing 107 256 252 98% 0.42

20C Elan Harvest Green Apartment Developing 348
89 Enclave at Woodbridge 15015 Airport Blvd Apartment Existing 202 348 340 98% 0.59

130 Establishment at 1800 1800 FM 1092 Rd Apartment Existing 37 176 164 93% 0.23
116 Fairmont First Colony 2323 Long Reach Dr Apartment Existing 40 273 271 99% 0.15

135B Foundations at Austin Colony 1800 Austin Pkwy Apartment Existing 169 237 224 95% 0.75
119 Foundations at Edgewater 2222 Settlers Way Blvd Apartment Existing 107 292 284 97% 0.38
116 Foundations at River Crest & Lions Head 1700 & 1800 River Crest Apartment Existing 76 557 535 96% 0.14

60 Gala at Four Corners Senior Existing 90 87 97%
184 Gala at Texas Parkway Senior Existing 1 120 120 0.01
20B Granary Flats Apartment Developing 324
156 Grand Living at Riverstone Senior Developing 180
20A Grand Mason at Waterside Estates 9900 South Mason Rd Apartment Existing 63 229 221 97% 0.29

49 Greens at Brentford 16300 Beechnut St, Houston Apartment Existing 41 150 150 100% 0.27
245C Gristmill at Tuscany Park 21821 S Post Oak Blvd Apartment Existing 9 96 95 99% 0.09

1 Haven at Bellaire Apartment Existing 45 297 288 97% 0.16
239 Heritage Grand at Sienna Plantation 6303 Sienna Ranch Rd Apartment Existing 81 240 234 98% 0.35

88 Hometowne on Bellfort 10888 Huntington Estates Dr Senior Existing 3 210 201 96% 0.01
243A Huntington 4522 Trammel Fresno Rd Senior Existing 1 132 132 100% 0.01

239 Huntington at Sienna Ranch Senior Existing 149 148 99%
202 Huntington Chimney Rock Senior Developing 100 96 96%
130 Huntington, The 2424 FM 1092 Senior Existing 120 120 100%

101B Imperial Ballpark Lofts 2 Staduim Drive Apartment Existing 10 254 249 98% 0.04
231A Inspired Living Senior Existing

184 Jubilee Senior Existing 2 120 110 92% 0.02
125 Lakeland Estates 630 Colony Lake Estates Dr Apartment Existing 111 264 248 94% 0.45

78 Landmark at Sugar Land 14231 FM 1464 Rd Apartment Existing 235 432 428 99% 0.55
19 Legacy at Long Meadow Senior Existing
85 Marquis at Sugar Land 14402 W. Bellfort St Apartment Existing 70 312 295 95% 0.24
96 Meadows Place Village 12221 S Kirkwood Rd Senior Existing 182 178 98%

160 Miramonte Village Apartment Existing 10 124 120 97% 0.08
101B Overture Sugar Land 850 Imperial Blvd Senior Existing 1 200 153 77% 0.01

163 Oyster Creek 3505 FM 1092 Rd Senior Existing
158 Park at Fort Bend 3001 Dove Country Dr Apartment Existing 151 250 242 97% 0.62
162 Plantation at Quail Valley 2815 Cypress Point Dr Senior Existing 1 124 120 97% 0.01

Fort Bend ISD
Ratios of Students per Apartment Unit
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124 Pramukh Sadan Apartment Developing 75
125 Preserve at Colony Lakes 1000 Farrah Ln Apartment Existing 172 420 410 98% 0.42

60 Provision at Four Corners 15014 Old Richmond Rd Apartment Existing 78 132 128 97% 0.61
91 Provision at West Bellfort 13701 W Belfort Blvd Apartment Existing 59 144 143 99% 0.41

243B Ranch at Sienna Plantation 8811 Sienna Springs Blvd Apartment Existing 84 312 300 96% 0.28
244 Ravella at Sienna Plantation 5330 Sienna Pkwy Apartment Existing 39 292 278 95% 0.14

108B Regency First Colony 225 Flour Daniel Dr Apartment Existing 195 324 308 95% 0.63
228B Retreat at Riverstone 18545 University Blvd Apartment Existing 60 249 242 97% 0.25

6 Retreat, The 19221 Beechnut Rd Apartment Existing 63 240 231 96% 0.27
165 Rose Garden 210 Texas Pky Apartment Existing 0 10 10 100%
124 Shadowbrooke 1025 Dulles Ave Apartment Existing 79 240 235 98% 0.34
124 Silverbrooke 1020  Brand Ln Apartment Existing 90 312 305 98% 0.30
166 Springfield 1511 5th St Apartment Existing 58 100 100 100% 0.58
126 Stafford Oaks 3719-3759 Country Place Dr Apartment Existing 87 175 167 95% 0.52
158 Stafford Run 550 Stafford Run Rd Apartment Existing 52 228 217 95% 0.24

228B Stella at Riverstone 4711 LJ Pkwy Apartment Existing 52 351 338 96% 0.15
243B SYNC at Sienna Plantation 8787 Sienna Springs Blvd Apartment Existing 94 270 266 99% 0.35

110 Telfair Lofts 7500 Branford Place Apartment Existing 55 317 307 97% 0.18
134 Terrace at First Colony 16900 Lexington Boulevard Senior Existing
62B Terraces at Arboretum 15928 Old Richmond Rd Apartment Existing TDHCA 36 112 112 100% 0.32

82 Towns of Kingsbridge 14235 Bissonnet St Apartment Existing 8 21 21 100% 0.38
202 Tramonti, The Apartment Developing 104
124 Trestles 1201 Dulles Ave Apartment Existing 48 188 183 97% 0.26
239 Villas at Sienna Plantation 8585 Sienna Springs Blvd Apartment Existing 60 190 183 96% 0.33
124 Vinings of Stafford 735 Dulles Ave Apartment Existing 72 240 230 96% 0.31
106 Watercrest at Sugar Land 744 Brooks St Senior Existing 192 175 91%

17 Waterside Village 1901 Waterside Village Dr Apartment Existing 49 246 241 98% 0.20
126 Waterstone Place 516 Stafford Springs Ave Apartment Existing 187 168 165 98% 1.13

18 Waterview, The 19525 W Bellfort St Apartment Developing 295
88 West Belfort Senior Developing 152

167 Willow Park 14001 Fondren Rd Apartment Existing 147 260 249 96% 0.59
163 Windsor Quail Valley 3640 Hampton Dr Senior Existing Nursing Home

Total 4,545 17,855 14,987 84%
4,501 13,376 12,944 97% 0.35General population complexes with occupancy greater than 85%



APPENDIX B

Property Address Occupied Units Total Units Studio One Bed Two Bed Student Ratio Market Segment Year Built District

1900 Yorktown 1900 Yorktown St 249 262 0 169 93 0.02 Market 2014 Houston
2626 Fountain View 2626 Fountain View Dr 269 283 1 175 107 0.02 Market 2014 Houston
3000 Sage 3000 Sage Rd 293 324 0 257 67 0.09 Market 2004 Houston
7970 Grand Parkway 7970 West Grand Pkwy 204 210 0 160 50 0.19 Market 2015 Ft. Bend
88twenty 8820 Westheimer Rd 318 336 79 183 74 0.04 Market 2014 Houston
91Fifty 9150 Hwy 6 N 196 210 0 150 60 0.17 Market 2015 Cy-Fair
Alexan 5151 5151 Hidalgo St 377 397 0 317 80 0.03 Market 2016 Houston
Alexan Southside Place 4139 Bellaire Blvd 256 270 83 135 52 0.11 Market 2016 Houston
Alta City West 9233 Westheimer Rd 132 133 12 88 33 0.08 Market 2013 Houston
Alta Med Main 9330 Main St 324 338 1 281 56 0.01 Market 2020 Houston
Apire at 610 8900 Lakes at 610 Dr 266 282 0 181 101 0.03 Market 2016 Houston
Arium CityLake 8877 Lakes at 610 Dr 278 319 7 216 96 0.07 Market 2013 Houston
Arium Uptown West 7600 Highmeadow Dr 295 321 0 226 95 0.07 Market 2011 Houston
Augusta, The 2660 Augusta Dr 296 312 0 199 113 0.06 Market 2004 Houston
Avenue R 5455 Richmond Ave 365 392 0 292 100 0.05 Market 2012 Houston
Bellagio 15000 Philippine St 228 235 0 142 93 0.07 Market 2003 Cy-Fair
Briar Forest Lofts 13202 Briar Forest Dr 327 352 36 210 106 0.09 Market 2009 Houston
Broadstone Energy Park 880 Hwy 6 S 354 416 0 331 85 0.03 Market 2015 Katy
Broadstone Post Oak 3100 Post Oak Blvd 254 272 26 191 55 0.05 Market 2013 Houston
Cypress Village 25222 Northwest Fwy 265 273 0 187 86 0.22 Market 2008 Cy-Fair
Dawson, The 13411 Briar Forest Dr 327 354 22 264 68 0.06 Market 2013 Houston
Elation at Grandway West 23010 Franz Rd 312 324 0 204 120 0.15 Market 2020 Katy
Everly 2827 Dunvale Rd 376 387 0 269 118 0.06 Market 2016 Houston
Fairfield Ranch 20525 Cypresswodd Dr 282 294 0 174 120 0.15 Market 2016 Cy-Fair
Fairmont on San Felipe 6363 San Felipe St 339 361 0 226 135 0.05 Market 2008 Houston
Fields Woodlake Square 2630 Tanglewilde St 210 256 33 134 89 0.05 Market 2013 Houston
Halstead, The 4620 N Braeswood Blvd 283 301 0 213 88 0.08 Market 2004 Houston
Haven at Bellaire 20220 Bellaire Blvd 288 297 0 189 108 0.16 Market 2020 Ft. Bend
Haven at Westgreen 510 Westgreen Blvd 221 225 0 134 91 0.28 Market 2010 Katy
Highpoint at Cypresswood 13920 Mandolin Dr 322 336 0 268 68 0.02 Market 2014 Cy-Fair
Lakes at Cypresswood 9889 Cypresswood Dr 322 324 0 220 104 0.08 Market 2007 Cy-Fair
Luxe at Katy 22631 Colonial Pkwy 343 352 0 216 136 0.21 Market/Affordable 2013 Katy
M5250 5250 Brownway St 280 298 48 150 100 0.06 Market 2011 Houston
Milo on Westheimer 13250 Westheimer Rd 221 230 0 150 80 0.1 Market 2015 Houston
Post at Afton Oaks 3131 West Loop S 374 388 66 219 103 0.04 Market 2015 Houston
Queenston Manor 6700 Queenston Blvd 214 216 0 144 72 0.31 Market 2012 Cy-Fair
Remington Park 5510 S Rice Ave 411 428 0 256 172 0.13 Market 2001 Houston
San Remo 1502 Partnership Way 326 333 0 204 129 0.12 Market 2017 Katy
SkyHouse River Oaks 2031 Westcreek Ln 338 352 84 172 96 0.04 Market 2014 Houston
Tuscany Court 1901 Augusta Dr 172 178 0 137 41 0.07 Market 2001 Houston
Tuscany Walk 2001 S Voss Rd 128 139 0 104 35 0.08 Market 2014 Houston
Valencia Place 3131 W Bellfort St 236 246 0 154 92 0.02 Market 2013 Houston
Waterside Village 1901 Waterside Village Dr 241 246 0 162 84 0.2 Market 2017 Ft. Bend
Waterwall Place 2801 WaterWall Dr 306 322 0 242 80 0.01 Market 2012 Houston
Yorktown Crossing 15903 Yorktown Crossing Pkwy 312 313 0 204 108 0.15 Market 2009 Cy-Fair

Apartments Similar to Pearl Lake Pointe



APPENDIX C

Original Enrollment Projections

Current 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

Highlands ES 815 563 618 658 673 700 709 716 719 724 722 722 5

69% 76% 81% 83% 86% 87% 88% 88% 89% 89% 89%

Dulles MS 1,878 1,404 1,360 1,298 1,264 1,255 1,258 1,242 1,258 1,264 1,271 1,264 -31

75% 72% 69% 67% 67% 67% 66% 67% 67% 68% 67%

Dulles HS 2,841 2,104 2,066 2,076 2,051 1,961 1,881 1,823 1,763 1,767 1,778 1,783 299

74% 73% 73% 72% 69% 66% 64% 62% 62% 63% 63%

Enrollment Projections including Pearl Lake Pointe

Current 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

Highlands ES 815 563 618 658 673 710 721 728 731 736 734 734 5

69% 76% 81% 83% 87% 88% 89% 90% 90% 90% 90%

Dulles MS 1,878 1,404 1,360 1,298 1,264 1,260 1,264 1,248 1,264 1,270 1,277 1,270 -31

75% 72% 69% 67% 67% 67% 66% 67% 68% 68% 68%

Dulles HS 2,841 2,104 2,066 2,076 2,051 1,965 1,886 1,828 1,768 1,772 1,783 1,788 299

74% 73% 73% 72% 69% 66% 64% 62% 62% 63% 63%

Permanent 
Capacity

Projected Resident EE-5th Grade Students

Net Transfers

Permanent 
Capacity

Projected Resident EE-5th Grade Students

Net Transfers
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