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AGENDA – WORKSHOP OF THE PLANNING & ZONING COMMISSION OF THE 
CITY OF PEARLAND, TEXAS, TO BE HELD ON MONDAY, OCTOBER 7, 2013, AT 
6:00 P.M., IN THE COUNCIL CHAMBERS, CITY HALL, 3519 LIBERTY DRIVE, 
PEARLAND, TEXAS. 

 

I. CALL TO ORDER 
 

II. PURPOSE OF THE WORKSHOP: 

1. COMMISSION INPUT AND DISCUSSION:  REGARDING ANNUAL 
DEVELOPMENT CODE UPDATE (T-16),  Mr. Harold Ellis, City Planner 
 

2. COMMISSION INPUT AND DISCUSSION: REGARDING PROPOSED 
MODERN GREEN IVY DISCTRICT PLANNED DEVELOPMENT.  Lata 
Krishnarao, Community Development Director. 
 

 
III. ADJOURNMENT 

This site is accessible to disabled individuals.  For special assistance, please call Young 
Lorfing at 281-652-1840 prior to the meeting so that appropriate arrangements can be 
made. 

I, Debbie Cody, Office Assistant 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 4th 
day of October, 2013, A.D., at 5:30 p.m. 
 
      ________________________________ 

    ________________________________ 
Debbie Cody, Office Assistant     

 
 
Agenda removed __________________ day of October 2013. 
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AGENDA   REQUEST 
BUSINESS OF THE CITY COUNCIL 

CITY OF PEARLAND, TEXAS 

 
EXECUTIVE SUMMARY 

 
The City’s Unified Development Code, initially adopted in February 2006, is 
reviewed annually.  This review is based on input over the past year from citizens, 
developers, City Council, the Planning and Zoning Commission, board members, 
and city staff.  Based on this input, Planning staff creates a list of proposed 
amendments to the Unified Development Code.  These amendments are discussed 
in this report in two separate sections, as outlined below: 
 
 1) UDC clarifications and minor amendments 
 2) Cluster Development Plan discussion 
 
 

 
AGENDA OF: October 7, 2013 ITEM NO.:    
 
DATE SUBMITTED: September 25, 2013  DEPT. OF ORIGIN: Planning 
 
PREPARED BY:  Harold Ellis PRESENTOR:     Harold Ellis                                                                                     
                                
REVIEWED BY: Mike Hodge                       REVIEW DATE:  September 27, 2013 
 
 
SUBJECT:  Annual Unified Development Code Updates (T-16) 

 
EXHIBITS: A) Agenda Request for September 16, 2013 Joint Workshop 
                   B) Draft Cluster Development Plan amendments discussed with the        
                        Commission 
                   C) January 7, 2013 Planning and Zoning Commission Workshop     
                        powerpoint presentation regarding Cluster Development Plans 

 
EXPENDITURE REQUIRED:   N/A AMOUNT BUDGETED:   N/A 
AMOUNT AVAILABLE:   N/A PROJECT NO.:   N/A 
ACCOUNT NO.:   N/A 
 
ADDITIONAL APPROPRIATION REQUIRED:   N/A 
ACCOUNT NO.:   N/A 
PROJECT NO.:   N/A 
 

To be completed by Department: 
          Finance     Legal        Ordinance    Resolution 
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UDC Clarifications and minor amendments 
 
Workshops were conducted with the Planning and Zoning Commission on July 15, 
August 5 and August 19, 2013, to discuss this year’s proposed amendments.  
These amendments were presented to the City Council by the Planning and Zoning 
Commission at a Joint Workshop on September 16, 2013.  This year there were a 
total of sixteen (16) proposed amendments.  Of this number, Council concurred with 
10 (ten) of the proposed amendments with little or no discussion.  For reference, all 
of the proposed amendments are listed in attached Exhibit A, Agenda Request for 
September 16, 2013 Joint Workshop.  
 
This report will focus on the three (3) proposed amendments which Council 
recommended be clarified or modified. There are three (3) originally proposed 
amendments which, following the Joint Workshop, have been removed from this 
year’s annual Unified Development Code update list.  These two items, which 
pertain electrical utility requirements and human sign requirements, need additional 
research and will be discussed at the next update of the UDC.  The last item, which 
pertains to wine bars, will continue to be Texas Alcoholic Beverage Commission 
and County regulations.  

 

1. Clarification of buffering along Thoroughfares: 

Section of be amended - Screening 4.2.4.1 (c) (1) 

Proposed amendment: 

This is a clarification to ensure that when a landscape reserve is shown to be 

located between a subdivision and a thoroughfare, a masonry wall is required as 

opposed to wood fencing, unless screening alternatives are proposed.  Based on 

feedback received at the Joint Workshop, staff has amended the language as 

indicated below.  Council indicated that there should be a distance requirement 

added to this section of the code so that lots which were in excess of the 

specified distance would be exempt from this requirement. 

This clarification will ensure that proposed subdivisions comply with all screening 

requirements when abutting/visible from a thoroughfare. 

 Amendment: 

4.2.4.1 (c) (1) 

(c) Residential Screening Along Major and Secondary Thoroughfares (Applies to 
the City & ETJ). 

(1) Requirement Criteria:  Where residential subdivisions are platted so that the 
rear or side yards of single-family or two-family residential lots are adjacent to 
and within 200’ of a major or secondary thoroughfare roadway right-of-way line 
as described in Chapter 3, or are separated from such thoroughfare by an 
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alley, landscape, or open space area/detention facility and utility easements, or 
back up to such thoroughfare, the developer shall provide, at its sole expense, 
a minimum six-foot tall masonry screening wall (also see Subsection (2) 
below), or some other alternative form of screening, if approved by the 
Planning Director, according to the following alternatives and standards.  All 
screening shall be adjacent to the right-of-way or property line and fully located 
on the private lot(s), including columns and decorative features.  All forms of 
screening shall conform to the requirements of City ordinances and policies 
that govern sight distance for traffic safety. 

 Screening Alternatives:

a. A living/landscaped screen in conjunction with decorative metal (e.g., 
wrought iron) fence sections with masonry columns; 

  Screening shall be provided in accordance with, and 
shall be constructed to, standards and criteria as set forth in the City’s EDCM.  
An alternative form of screening, in lieu of the masonry wall, may be approved 
by Planning Director and the City Engineer with the Preliminary Subdivision 
Plat or Preliminary Development Plat application.  Alternatives that may 
considered include: 

b. A combination of berms and living/landscaped screening; 
c. A combination of berms, decorative masonry walls and living/landscaped 

screening, either with or without a decorative metal or “WoodCrete” type 
of fence with masonry columns;  or 

d. Some other creative screening alternative may be approved if it meets the 
spirit and intent of this Section, if it is demonstrated to be long-lasting and 
generally maintenance-free, and if the Planning Director and City 
Engineer find it to be in the public interest to approve the alternative 
screening device. 

 

            Basis for Recommendation 

            

This language clarification will avoid confusion in the interpretation of the 

requirement.  The Planning and Zoning Commission concurred with this 

clarification.   

2. Prohibit Temporary Buildings for permanent commercial use: 

Section to be amended - Sections proposed to be amended: General 

Definitions 5.1.1.1 (a) and Corridor Overlay Zoning District 2.4.5.1 (n) 

Proposed amendment: 

The purpose of this proposed amendment is to prevent the use of temporary 

buildings being located on commercial property for permanent use.  This is not 

meant to prohibit the use of commercial construction trailers used during the 

construction process.  At this time staff’s recommendation is to add a definition to 

the UDC for temporary commercial buildings and add language to the Corridor 

Overlay District section that prohibits the use of these types of structures. This 

recommendation and definition comes from examples of definitions and 
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regulations from cities throughout the country and from discussions with local 

planners from surrounding communities.  Council feedback generally supported 

the amendment, however the amendment needed to be reworded for additional 

clarity. 

The proposed definition below is a combined effort between the Planning and 

Building Departments, as well as other research on the topic. 

Amendment: 

5.1.1.1 (a) 

(68) BUILDING, TEMPORARY (COMMERCIAL): Any building or structure that 

is designed to be transportable in one or more sections, and placed on a 

temporary chassis. This definition does not include temporary construction 

trailers permitted as a Contractor’s Temporary On-Site Construction Office, as 

defined in Section 2.5.2.1 of the Unified Development Code unless associated 

with a Special Event permit and or permitted outdoor activity or use in applicable 

zoning district. 

Section 2.4.5.1 (n)  

(d) No temporary building shall be permitted for any type of use.  

 

Basis for recommendation: 

The reason for the amendment is that the City has seen a few cases in which 

temporary buildings have been left on site for permanent use.  The City 

responded to those cases by asking the property owner to apply a masonry 

material to the façade, as required by the UDC.  As stucco is considered a 

masonry material, property owners have added a layer of stucco to a temporary 

building, which then meets the requirements of the code, but in reality, there is 

still a temporary building on site.  The Pearland Economic Development 

Corporation and the Planning and Zoning Commission concur with this 

amendment. 

4. Separate new and used car sales in the land use matrix:  

Section to be amended - Section to be changed: 2.5.2.1 

Proposed amendment: 

The original proposal taken to the Joint Workshop was to separate new and used 

car sales and require used car sales to obtain a Conditional Use Permit prior to 

obtaining a Certificate of Occupancy.  Based on Council’s feedback at the 

workshop, the amended proposal is to require a Conditional Use Permit for both 

new and used car facilities.  This will allow the City Council to look at each 



5 | P a g e  
 

request and determine if the site is best suited for the proposed use.  

Additionally, the proposed change will allow Council to determine what, if any, 

improvements need to be completed prior to issuance of a Certificate of 

Occupancy.  This is particularly important in cases where existing facilities, not 

previously used for auto sales, are being converted to the auto sales use. 

Recently we have had a number of used car lots open up throughout the city.  

The majority of these have opened on sites that do not currently comply with the 

Unified Development Code and no site improvements are triggered or 

undertaken.  This has led to further deterioration of the sites as the intensity of 

the used car sales use exceeds that of previous uses on these sites. 

Amendment: 

 

 

 

 

 

 

 

 

Basis for recommendation: 

Staff believes we will continue to have requests to convert structures not 

designed for used car sales into those types of facilities without giving the City 

Council the ability to review these requests and request site improvements which 

may make the site better suited for the proposed use.  Additionally, Council will 

also have the ability to review requests for new car dealerships and determine if 

they are best suited on site where they may be proposed in the future.  The 

Planning and Zoning Commission concurs with this amendment. 
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                                      C           C C C C 
Description:  A paved area for the display for sale of motorized vehicles accompanied by an on-site 
office with staffing during normal business hours.  

Parking:  One space per 1500 square feet of open sales lot and enclosed floor area devoted to the 
sale and display. 
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Cluster Development Plan Discussion 
 

The City has experienced an increase in Cluster Development Plan activity both in the 
form of formal Cluster Development Plan applications, as well as general discussions 
with developers pertaining to possible future submittals.  The Planning and Zoning 
Commission held workshops on January 7, February 4, March 4, and May 6, 2013 to 
discuss the options on the best manner to address future cluster development cases.  
At these workshops, staff presented a history and background of Cluster Development 
Plans, in general; a summary of how Pearland’s Comprehensive Plan and Unified 
Development Code currently addresses Cluster Development Plans; current and 
suggested review criteria of a Cluster Development Plan approval (including amenities); 
differences between a Cluster Development Plan and a Planned Development; and how 
surrounding cities address Cluster Development Plans/types of developments.   
 
These workshops stemmed from an increase in Cluster Development Plan activity, and 
input from staff, the development community, City Council, and the Planning and Zoning 
Commission which indicated that there was currently a lack of detailed approval criteria 
in the Unified Development Code.  Additionally, the Commission was concerned that a 
few Cluster Plan applications may have been approved in recent past that may not have 
best met the intent of a Cluster Plan.  Public notification of pending Cluster Plan 
approvals was also discussed as being a concern, as the current process does not 
include a public hearing or notification process. 

 
Two options were discussed with the Commission to address these concerns.  One 
option was to add to the approval criteria currently in the Unified Development Code to 
provide applicants, staff, and the Planning and Zoning Commission clarity in expected 
amenities for Cluster Plans.  There was also discussion of adding a public hearing 
component to the process as the approval of a Cluster Plan allows the ability to deviate 
from lot size, which may result in smaller lots abutting existing residential homes which 
may be on larger lots.  Language was drafted by Planning and Legal staff reflecting 
these proposed changes to the current Cluster Development Plan section of the Unified 
Development Code for review by the Commission.  This language is attached to this 
report as Exhibit B, Draft Cluster Development Plan amendments discussed with the 
Commission. Upon further discussing these changes, the Commission found it difficult 
to identify exactly what amenities were appropriate for Cluster Plans, and how to 
quantify them based on the size of development.   
 
The second option discussed was to handle Cluster Development type proposals in the 
form of a Planned Development.  This is the manner in which the surrounding 
communities address them, and allows the Commission the ability to analyze each 
proposal on a case by case basis and also addresses the public hearing concern.  The 
Commission discussed the option of having detailed approval criteria (such as 
amenities based on a sliding scale) within the Planned Development language in the 
Unified Development Code.  After lengthy discussion, the Commission felt that rather 
than having a preset list of amenities, that they, as a Commission, could hold each case 
to the most appropriate level of review and recommend the most appropriate amenities 
on an individual basis through the Planned Development process, rather than having a 
preset approval or amenity guide.  Therefore, the Commission determined that the best 
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route moving forward would be to eliminate the use of the Cluster Development Plan 
section of the Unified Development Code and instead allow applicants to apply for a 
Planned Development and follow that review and approval process.   
 

Section to be amended 2.2.4.1: 
 
Section 2.2.4.1 Purpose and Applicability 

(a) Purpose.  The purpose of a Cluster Development Plan shall be to authorize 

the use of residential density standards in substitution for minimum lot size 

standards for residential uses. 

(b) Applicability.  A Cluster Development Plan shall be required inside the City 

limits whenever the property owner seeks authorization to have subsequent 

development applications reviewed under residential density standards in lieu 

of minimum lot size standards.  

        (1) This section of the Unified Development Code shall no longer be 

effective or applicable with the adoption of Ordinance 2000T-16, January 9, 

2014. 

 
This was initiated by the Planning and Zoning Commission and discussions with 
City Council.   

 
 
Recommended action: 
 
Conduct the workshop and provide staff with direction. 
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Workshop No. 2 

Commission Input and Discussion: Regarding a Cluster 

Development Plan Workshop 

 

 

 

Lata Krishnarao, Director of Community Development 

Harold Ellis, City Planner 



 
– History and background of Cluster Development Plans in general 

– A summary of how Pearland’s Comprehensive Plan and Unified 

Development Code addresses Cluster Development Plans  

– Current and possible suggested review criteria of a Cluster 

Development Plan approval, including a discussion on appropriate 

amenities  

– Differences between Cluster Development Plans and Planned 

Developments  

– Discussion on how some surrounding Cities address Cluster 

Development proposals 

– Potential recommended changes to the current Unified Development 

Code  

 

CLUSTER DEVELOPMENTS 



CLUSTER DEVELOPMENTS 

HISTORY 

 

Included in the 2004 Comprehensive Plan Update 

in 2004. 

 

Adopted in the Unified Development Code in 2006. 

 



CLUSTER DEVELOPMENTS 

Cluster Development – Excerpt from the Comprehensive Plan  

  

HOUSING DEVELOPMENTS WITH OPEN SPACE 

  

Concept - allow development to occur while preserving open space. 

 

Houses on smaller parcels of land, with additional land that would have been allocated to  individual lots 

converted to  common shared open space.  

 

Vary road frontage, lot size, setbacks, and other traditional subdivision regulations to permit the developer to 

provide  or preserve open space or other features. 

 

Lower infrastructure costs for developers (such as roads, waterlines, and sewer  lines).     

 

Reduction in the amount of impervious cover. 

 

A homeowners Association (HOA) or other similar entity should be established to insure that open spaces 

areas are maintained.  At least 40 percent of the overall site that is developed should be left as perpetual 

open space. 

 

 



Example  

  

 50-acre tract, (Minimum lot area = 10,000 square-foot per zoning)  

  At least  40  percent  of  the  overall site   that   is   to   be   developed should be left as perpetual 

open space.  

 
Table 7 

COMPARATIVE LOT YIELD OF 50 ACRES WITH CLUSTER DEVELOPMENTS 
& TYPICAL DEVELOPMENTS 

TYPE OF 
DEVELOPMENT 

AMOUNT OF 
OPEN SPACE 

  
ROADWAYS 

  
LOT SIZE 

  
LOT YIELD 

  
CLUSTER (40%) 

20 acres 

  
20% 

  
7,000 s.f. 

  
149 lots 

  
TYPICAL (0%) 

0 acres 

  
30% 

  
10,000 s.f. 

  
152 lots 

Source: Dunkin, Sefko & Associates, Inc. 

CLUSTER DEVELOPMENTS 



CLUSTER DEVELOPMENTS 



CLUSTER DEVELOPMENTS 

 Gross Density  
 (The number of dwelling units per acre.  All density calculations shall be made using gross 

 acreage dedicated for residential use, exclusive of easements and thoroughfare rights-of-way, and 

 inclusive of retention/detention areas, public or private streets that are platted or will be platted as 

 part of the development of the property, open space, recreational areas, and parks provided with 

 the  development.) 

 ZONING DISTRICT Gross Density 

RE 1.3 
SR-15 1.9 
SR-12 2.3 

R-1 3.2 
R-2 4.0 
R-3 4.7 
R-4 5.6 

Townhome 9.4 



CLUSTER DEVELOPMENTS 

Criteria for Approval – Planning and Zoning Commission 

 

 Factors 

(a) Meets the standards for residential density as outlined  for each zoning district 

(b) Consistent  with  other  zoning   district regulations, except minimum lot size, width and depth 

(c) Contains   sufficient   buffering   to   assure compatibility with adjacent uses and the character of the 

neighborhood 

(d)  Provides  open  space  or  amenities  to  the development that could not be achieved through application of 

minimum  lot size standards.  As referred to herein, open space and amenities do not include any land 

dedicated to the City under the parkland dedication  requirement 

 

– Conditions  - may impose  such  conditions  on  approval  of  the  Cluster  Development  Plan  as  are 

necessary to assure compatibility with adjoining uses and neighborhood character. 

 

– Does not constitute an approval if density is met 

 



CLUSTER DEVELOPMENTS 

 Open  space  or  amenities - Definition 

 

 Aesthetics or other characteristics of a development 

 that increases its desirability visually, desirability to the 

 City of Pearland, and/or its marketability to the public.   

 

 Amenities may vary according to the type and nature of 

 development, but examples include a naturalized 

 retention/detention pond, a recreational facility, 

 landscaping, or large trees. 

 



CLUSTER DEVELOPMENTS 

  

   

Active and passive 
recreation 

Amenities     



CLUSTER DEVELOPMENTS 

Tot lots for children to play within the neighborhood  

 

  Trails within the neighborhoods 



CLUSTER DEVELOPMENTS 

 
   

Enhancement and creation of natural open spaces and detention areas 

   

Multi modal access to neighborhood facilities and amenities 
Amenities     



CLUSTER DEVELOPMENTS 

   

Site development – screening, buffering, landscaping 

  

Amenities     

Entryways, water features, 
common areas, pavilions 



CLUSTER DEVELOPMENTS 

 

   

   Signage, street furniture, fencing 

Amenities     



Other Communities and Cluster 

Development Plan 
– Nearby cities which address Cluster type development via Planned 

Development 
• Missouri City 

• Sugar Land 

• Friendswood 

• League City 

• Webster 

 

– Nearby cities which address Cluster type development via Cluster 

Development Plans 
• Huntsville 

 
 

 

CLUSTER DEVELOPMENTS 



 

Differences between Cluster Development Plans and Planned 

Developments  

 

Planned Development (PD)     Cluster Plan 
A PD may only be created in specific situations   No specific limit 

 When conventional zoning may not address  

     buffering concerns/transition zones/ 

     unusual land configurations 

 Mixed Use Developments 

 Major employment centers 

 Unique situations when a PD will best benefit City 

A PD has a min acreage requirement      No min/max acreage 

Max density of the base zoning district may not be exceeded Same 

 

 

 

CLUSTER DEVELOPMENTS 



Differences between Cluster Development Plans and Planned Developments  

 

Planned Development (PD)     Cluster Plan 
A min of 20% of the acreage must remain as “open space” 40% per Comp Plan (none in UDC) 

       (UDC requirement) 

If the project is multi-phased, open space is required to be  No requirement 

 satisfied for each phase 

A joint workshop with P&Z and Council is required   No workshop 

A PD involves an actual zone change/Council final approver P&Z is the final authority 

 

Some communities are now addressing Cluster Development plans by using the Planned 

Development approach 

 

Some communities are not addressing Cluster Development plans by using the Planned 

Development approach 

 

 

 

CLUSTER DEVELOPMENTS 



Next Steps 
– Staff recommends that we adopt additional guidelines to assist the P&Z, 

staff, and developer, to address the concerns discussed, especially 

regarding amenities/open space; OR 

Address Cluster Development Plans in the form of a Planned 

Development   

– The Commission should provide feedback on their suggestions on 

proposed changes 

CLUSTER DEVELOPMENTS 



Revised 2007-01-09 

AGENDA   REQUEST 

BUSINESS OF THE CITY COUNCIL 

CITY OF PEARLAND, TEXAS 

 

EXECUTIVE SUMMARY 
 
The applicant Drew Pelter, on behalf of the owner America Modern Green Development 
(Houston) is proposing a 48.5 acre mixed use development located on the west side SH 
288, east of Kirby Drive, south of South Spectrum Boulevard, and north of Clear Creek.  
This site was the location of a previously approved Planned Development of 
Waterlights District, also a mixed use district. 
 
It is proposed that this “pedestrian oriented, urban” development will include offices, 
retail, restaurants, cafes, social and recreational center, and high density multi-family 
residential.  Some other uses included in the PD, that were not included in the 
Waterlights, include assisted living, skilled nursing, and related uses. 
 
After meeting with the developers and applicant, and reviewing the PD, it appears that 
this PD has a stronger focus on residential and senior living component when 
compared to the previously approved Waterlights PD.  The Land Use Summary 
indicates that the Multi Family Residential component is 34.8% of the entire acreage as 
compared to 20% in the Waterlights PD.  At previous meetings with the developers, it 

 

AGENDA OF: October 7, 2013 ITEM NO.: 

 

DATE SUBMITTED: October 2, 2013 DEPARTMENT OF ORIGIN: Community 

Development 

 

PREPARED BY:  Lata Krishnarao          PRESENTOR:  Lata Krishnarao 
 

REVIEWED BY:  Mike Hodge                                    REVIEW DATE:  10/2/2013 

 

 

SUBJECT: Proposed The Modern Green Ivy District Planned Development (PD) 

 

EXHIBITS:  Proposed PD  document            

 

EXPENDITURE REQUIRED:  AMOUNT BUDGETED:  

AMOUNT AVAILABLE: PROJECT NO.:  

ACCOUNT NO.:  

 

ADDITIONAL APPROPRIATION REQUIRED:  

ACCOUNT NO.:  

PROJECT NO.:  

To be completed by Department: 

          Finance     Legal        Ordinance    Resolution 



Revised 2007-01-09 

was indicated that some senior and assisted living units are included in the hotel 
category.  The land uses and their definitions need to be clarified. 
 
 

Land Uses Waterlights 
District 
 
57.7 acres 

% of total 
land 

Proposed 
Modern Green 
Ivy District 
48.5 acres 

% of total 
land 

Office 390,000 square 
feet 

15.5% 110,000 square 
feet 

5.2% 

Retail Shopping 
& Restaurant 

218,000 square 
feet 
 

8.6% 
 

80,000 square 
feet 

3.7% 

Hotel 500 keys  450 keys  

Residential 1400 
 
1150 units* 
on 48.5 acres 
 
350 units were 
proposed on 
additional 10 
acres that is not 
included in 
Modern Green 
Ivy District 

24.26 
units/acre 
 

1410 units 
on 48.5 acres 

29 .07 units 
per acre 

Parking  5100 – 5900 
spaces 

 4,500 spaces  

 
The applicant will make a presentation of the project. 
 
 

RECOMMENDED ACTION 
 
Conduct the workshop. 
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