














City of Manvel 
      P. O. Box 187     (281) 489-0630

       20025 HWY 6        Fax    (281) 489-0634 

       Manvel, Texas  77578    

AGENDA REQUEST 
REQUEST MUST BE MADE ACCORDING TO THE SUBMITTAL SCHEDULE 

Meeting Requested: (Please check applicable meeting) 

Planning, Development & Zoning City Council Both 

Date of Request: ____________________________________________ 

YOUR REQUEST WILL BE PLACED ON THE NEXT AVAILABLE MEETING DATE.  MEETINGS ARE SECOND 

AND FOURTH MONDAYS FOR PLANNING, DEVELOPMENT & ZONING AND FIRST AND THIRD MONDAYS 

FOR CITY COUNCIL.  THE AGENDAS ARE POSTED TO THE GENERAL PUBLIC AT MANVEL CITY HALL AND 

ON OUR WEBSITE AT www.cityofmanvel.com.  THE AGENDA IS POSTED AND WILL REMAIN POSTED 

CONTINOUSLY FOR AT LEAST 72 HOURS PRECEDING THE SCHEDULED TIME OF THE MEETING.   PLEASE 

CHECK THE BOARD FOR YOUR MEETING SCHEDULE.  WE STRONGLY ENCOURAGE YOU TO ATTEND THE 

MEETING FOR QUESTIONS AND ANSWERS.  IF YOU ARE UNABLE TO ATTEND ACTION MAY BE TABLED 

UNTIL THE FOLLOWING MEETING. 

Person to Speak: _____________________________________________ 

Daytime Phone: ___________________________________________Fax Number: _________________________________ 

E-mail Address: _________________________________________________________

Description of Request and Physical Address: 

________________________________________________________________ 

____________________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

Plats: 

Preliminary ______ 

Final           ______ 

ALL DOCUMENTATION AND FEES ASSOCIATED WITH THIS AGENDA REQUEST MUST BE SUBMITTED 

ACCORDING TO THE MEETING SUBMITTAL SCHEDULE WHICH CAN BE FOUND ON OUR WEBSITE. 

BY SIGNING THIS AGENDA REQUEST FORM I ACKNOWLEDGE THAT I HAVE READ AND UNDERSTAND 

THIS AGENDA REQUEST FORM. 

________________________________________________  _______________________________________ 

SIGNATURE  DATE 

Kaitlin Gile

http://www.cityofmanvel.com/
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STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Meridiana Section 32A and 32B Partial Replat No. 1 

Applicant: Kaitlin Gile – EHRA Engineering 

PD&Z Meeting Date: March 10, 2025 

Submitted By:  Ellie Roohbakhsh, Assistant Planner 

Report Approved by:  Dan Johnson, City Manager/ City Engineer 

Jose Abraham, Director of Development Services 

Recommendation of Approval: YES  

BACKGROUND/ REVIEW NOTES 

• The Meridiana Master Planned Development was established as an Open Planned Unit Development 
(O-PUD) in 2009. The City Council approved the third O-PUD amendment on April 1, 2024. 

• The 23rd amendment to the Meridiana General Development Plan (GDP) was approved by the 
Planning, Development, and Zoning (PD&Z) Commission on March 25, 2024. 

• The subject site is part of Brazoria County Municipal Utility District (MUD) No. 56 and Brazoria County 
Drainage District No. 5. 

• This proposed partial replat aims to combine 6 single-family residential lots into 4 single-family 
residential lots and remove utility easements from Meridiana Sections 32A and 32B Final Plats, which 
were previously approved by the PD&Z Commission in 2022 and 2023. 

• This proposed partial replat affects a 0.5037-acre tract designated for townhome residential lots.  

• According to Meridiana PUD requirements, townhome lots must have a minimum width of 25 feet 
and a minimum lot area of 2,500 square feet. However, the proposed section features front-loaded 
townhome lots with a minimum width of 40 feet and a lot area of at least 4,900 square feet. 

 
STAFF RECOMMENDATION 

The City staff recommends approval of this proposed replat - Meridiana Section 32A and 32B Partial Replat 
No. 1 
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Plat Exhibit 
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Meridiana General Development Plan Amendment No. 23 (dated March 25,2024) 

 







    City of Manvel                                                 
       P. O. Box 187                                                                                                      (281) 489-0630 
                      20025 Hwy 6             Fax    (281) 489-0634 
        Manvel, Texas  77578                        
 

AGENDA REQUEST 
REQUEST MUST BE MADE 7 CALENDAR DAYS PRIOR TO MEETING 

 
Meeting Requested: (Please check applicable meeting) 

 
Planning, Development & Zoning             City Council   Both    

 
Date of Request: ____________________________________________ 
 
YOUR REQUEST WILL BE PLACED ON THE NEXT AVAILABLE MEETING DATE.  MEETINGS ARE FIRST AND 
THIRD MONDAYS FOR PLANNING, DEVELOPMENT & ZONING AND SECOND AND FOURTH MONDAYS FOR 
CITY COUNCIL.  THE AGENDAS ARE POSTED TO THE GENERAL PUBLIC AT MANVEL CITY HALL AND ON 
OUR WEBSITE AT www.cityofmanvel.com.  THE AGENDA IS POSTED AND WILL REMAIN POSTED 
CONTINOUSLY FOR AT LEAST 72 HOURS PRECEDING THE SCHEDULED TIME OF THE MEETING.   PLEASE 
CHECK THE BOARD FOR YOUR MEETING SCHEDULE.  WE STRONGLY ENCOURAGE YOU TO ATTEND THE 
MEETING FOR QUESTIONS AND ANSWERS.  IF YOU ARE UNABLE TO ATTEND ACTION MAY BE TABLED 
UNTIL THE FOLLOWING MEETING. 
 
Person to Speak: _____________________________________________ 
 
Daytime Phone: ___________________________________________Fax Number: _________________________________ 
 
E-mail Address: _________________________________________________________ 
 
Description of Request and Physical Address: 
________________________________________________________________ 
 
____________________________________________________________________________________________________ 
 
____________________________________________________________________________________________________ 
 
____________________________________________________________________________________________________ 
 
___________________________________________________________________________________________ 
 
___________________________________________________________________________________________ 
 
Plats: 
Preliminary ______ 
Final           ______ 
 
ALL DOCUMENTATION AND FEES ASSOCIATED WITH THIS AGENDA REQUEST MUST BE TURNED IN 7 
CALENDAR DAYS PRIOR TO THE MEETING. 
BY SIGNING THIS AGENDA REQUEST FORM I ACKNOWLEDGE THAT I HAVE READ AND UNDERSTAND 
THIS AGENDA REQUEST FORM. 
 
 
________________________________________________                 _______________________________________                                         
SIGNATURE                                                                               DATE 

http://www.cityofmanvel.com/
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STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Valencia Section 12- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: March 10, 2025 

Submitted By:  Ellie Roohbakhsh, Assistant Planner 

Report Approved by:  Dan Johnson, City Manager/ City Engineer 

Jose Abraham, Director of Development Services 

Recommendation of Approval: NO 

BACKGROUND/ REVIEW NOTES 

• This proposed plat is for a residential section within Valencia Master Planned Development 
established as a Planned Unit Development (PUD) in July 2021.  

• A master plan for the development was approved by City Council in August 2022.  

• The City Council approved the PUD amendment including the Valencia Master Plan on April 15, 2024. 

• This section is located at the northeast corner of the intersection of proposed Dogwood Ave and 
Pollard Blvd. 

• The proposed plat subdivides a 14.98-acre tract into 59 residential lots, 2 Blocks, and 6 reserves for 
landscape, open space, drainage, utility, and pipeline easement.  

• This proposed section includes traditional single-family residential lots with a minimum lot width of 
50 feet and a minimum lot area of 6,000 square feet. 

• The proposed plat generally conforms to the preliminary plat approved on February 12, 2024. The 6-
month preliminary plat extension per Section 62-38 of the subdivision ordinance to allow additional 
time to get construction plans approved on February 10, 2025 (preliminary plat Expiration Date: 
August 12, 2025). 

 

STAFF RECOMMENDATION 

The City staff recommends denial of this proposed plat - Valencia Section 12- Final Plat  

This plat submittal does not address following deficiencies pertaining to Chapter 62, Subdivision 
Ordinance, Design Criteria Manual, and associated Development Agreement/ PUD: 

1. Provide signatures of the Registered Professional Land Surveyor, property owner, and associated 

notary on the face of the plat (Mylar and electronic copies) (Section 62-41 (b) (4) & (b)(6). 

2. Provide revised CPL to include the metes and bounds description. Also, revise note 2 to reference 

accurate date based on the provided CPL (Section 62-41 (b)(5) & (b)(21)). 

3. Please add the recordation information for Valencia Sections 4 and 8. Also, confirm the naming of 
Rio Star St. In the recorded Sec 5 Plat, it is shown as Rio Start St. Additionally, please clarify if there 
are any adjustments needed to be made (Section 62-41 (b) (11)). 
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4. Review and revise for accuracy:  
a. Show all easements indicated on the City Planning Letter (CPL). If the referenced easements 

are not part of the subdivision, revise the CPL accordingly.  
b. Block 2 Lot 16 does not meet the minimum lot area requirement. The PUD requires a 60-foot 

lot width with a minimum lot area of 7,200 sq. ft. 
c. Please add the Storm Sewer Easements from the approved civil plans located within Reserve 

D adjacent to Dogwood Ave. Please see mark ups for reference. 
d. Please show the boundary of the WLE/STM SE in Lot 28 of Block 2 for clarity.  
e. In the approved civil plans, the WLE within Lot 12 of Block 2 was shown to be 15’. Please revise. 
f. In the approved civil plans, the 10’ WLE at the intersection of Dogwood and Key Lime Ln was 

shown to stop at the boundary of the 15’ STM SE. Please see mark ups for reference. Please 
revise for consistency. 

g. Please show the M2E3 Pipeline Easement in the CPL (Section 62-41 (b) (13)). 
5. Provide an original Tax Certificate (Section 62-41 (b) (17)). 
6. Please provide a MUD Tax Certificate and: 

a. Indicate the applicable MUD boundary lines.  
b. Add a maintenance responsibility column to the Reserve Table. 
c. Add Utilities to the Type Column of Reserve D in the Reserve Table. 
d. Update the signature blocks to read 2025 for the date. 
e. Add PD&Z to the legend.  
f. Update Note 10 in the General Notes to read as “Natural Grade” instead of “Finished Grade” 

towards the end of the note. 
g. Remove Note 21, as it is not applicable to the proposed plat.  
h. Update Note 22 (Section 62-41 (b) (18)). 

7. Since the City does not require the signature for approval of the drainage district on the face of 
the plat, either remove it or provide signature. Additionally, please provide an updated letter of 
no objection from B.C.C.R.D #3 (Section 62-41 (b) (19)). 

8. Provide Letter of No Objection from CenterPoint Energy and all other applicable utility companies 
addressing this item (Section 62-41 (b) (20)). 

9. Please revise Note 15 to remove “or lot” (Section 62-41 (b) (22)). 
10. Remove Note 18 and include plat notes regarding the proximity of structures to pipelines, as 

required by Section 62-116. Additionally, review the plat for compliance with these requirements 
and revise the 30-foot pipeline setback accordingly. 
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Plat Exhibit 
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Plat Exhibit 
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Plat Exhibit 
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Valencia Master Plan (dated April 15, 2024) 
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B-02
COM

±2.6 acres

E-01
COM

±10.5 acres

E-02
DRAINAGE/DET

±7.4 acres

A-01
COM

±2.5 acres
A-02

COM
±4.7 acres

B-05
REC CENTER
±2.8 acres

B-03
ELEMENTARY

SCHOOL
±14.8 acres

B-08
SINGLE FAMILY

±26.3 acres

C-08
SINGLE FAMILY

±7.0 acres

B-10
SINGLE FAMILY

±21.0 acres

D-10
LIFT STATION

±0.2 acres

C-05
ELEVATED
STORAGE

TANK
±1.0 acres

C-04
DRILL SITE/O.S.

±4.0 acres

C-06
COM

±1.5 acres

C-09
PARK

±0.7 acres

D-09
PARK

±1.1  acres

A-05
PARK

±1.0 acres

Section 1
(D-01)

50’  x  120’
38 LOTS

±9.7 acres

Section 2
(D-02)

50’  x  120’
46 LOTS

±13.0 acres

Section 3
(B-07)

60’  x  120’
75 LOTS

±24.8 acres

Lake A
(D-03)

±20.0 acres

Lake B
(C-07)

±7.1  acres

Section 4
(B-04)

60’  x  120’
68 LOTS

±21.1  acres

Section 6
(A-03B)

45’  x  120’
27 LOTS

±6.6 acres

Section 7
(A-03A)

45’  x  120’
49 LOTS

±9.5 acres

Section 8
(C-01)

70’  x  130’
56 LOTS

±19.8 acres

Section 10
(A-04A)

45’  x  120’
51 LOTS

±10.4 acres

Section 11
(A-04B)

45’  x  120’
53 LOTS

±9.6 acres

Section 12
(A-08)

50’  x  120’
59 LOTS

±15.0 acres

Section 15
(D-05)

50’  x  120’
55 LOTS

±13.1  acres

Section 16
(D-07)

50’  x  120’
61 LOTS

±15.7 acres
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Lake C
(C-02)

±9.3 acres

Lake D
(B-06)

±8.6 acres

Lake E-F
(A-06)

±15.8 acres

Lake G
(D-04)

±5.9 acres

Lake I
(D-08)

±7.0 acres

Lake H
(B-09)

±7.7 acres

C H A R L O T T E  S T .
( T o  b e  b u i l t  b y  H i l l w o o d  p e r

a p p r o v e d  3 8 0  a g r e e m e n t  a s

a d j a c e n t  r e s i d e n t i a l  s e c t i o n  i s  

d e v e l o p e d . )

Section 5
(A-07)

45’  x  120‘
26 LOTS

50’  x  120’
64 LOTS

±19.7 acres

Section 9
(C-03)

70’  x  130’
62 LOTS

±22.0 acres

© Copyright 2024 LJA Engineering, Inc. Drawings, written material, and design concepts provided 
is considered property of LJA & shall not be reproduced in part or whole in any form or format 
without written consent of LJA.
  
This exhibit is an illustrative representation for presentation purposes only and should not be used 
for computation or construction purposes.  The information provided within should be considered 
a graphic representation to aid in determining plan components and relationships and is subject 
to change without notice.  All property boundaries, easements, road alignments, drainage, flood 
plains,  environmental issues and other information shown is approximate and should not be 
relied upon for any purpose.  No warranties, express or implied, concerning the actual design, 
accuracy, location, and character of the facilities shown on this exhibit are intended. 
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±457.0 Acres of Land

Manvel, Texas

NOTE:  The zoning designation 
of each of the land uses 
illustrated on this exhibit shall 
be designated as listed in the 
table located in Section III.1, 
Acreage per Land Use 
Summary, of the PUD 
document.

Single Family Residential

LEGEND

Light Commercial

School

Lake/Detention

Recreation/Park

Landscape/Open Space

Drill Site

Right-of-Way
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P D & Z  C O M M I S S I O N  

D A T A  S H E E T  
                                                               

 

MEETING DATE: March 10, 2025 
 

TOPIC: Public hearing followed by consideration of a request to change the zoning 

classification of an approximate1.954-acre tract located at 20703 Morris Avenue, from Light 
Commercial District / State Highway 6 Overlay District with a Specific Use Permit (LC/SH6-
SUP) for "Religious Organizations" to Light Commercial District / State Highway 6 Overlay 
District with a Specific Use Permit (LC/SH6-SUP); providing for the granting of a Specific Use 
Permit with conditions to authorize the use of an existing lease space for NAICS use 621310 
“Offices of Chiropractors” and NAICS use 621498 “Pain Therapy Centers and Clinics, 
Outpatient.” 

 

BACKGROUND:  
• The proposed SUP is considered for a lease space within an existing retail center located on 

an approximate 1.954-acre tract at 20703 Morris Avenue.  

• The proposed use is a new chiropractic center offering chiropractic services and 
interventional pain management, managed by Dr. Vincent Jeter, DC, who has operated a 
clinic in Alvin since 1998. Samarth Med-Surge Consultancy Services has provided clinic 
management services since 2017, and Dr. Omar D. Vidal, MD PLLC, an interventional pain 
specialist, has been practicing since 1999. According to the applicant, the proposed clinic is 
not a medication management clinic but aims to provide comprehensive pain therapy for 
Manvel residents.  

• The subject site was previously occupied by the House of Refuge Apostolic Church. To 
accommodate the new medical use, interior modifications are proposed to create 
designated treatment and diagnostic spaces. The provided plan shows an X-ray room, a 
procedure room, three (3) examination rooms, a rehabilitation room, a staff break room, two 
(2) restrooms, and a reception and waiting area.  

• The Notice of Public Hearing was published in the newspaper of general circulation and all 
property owners within 200 feet of the property were notified. At the time of writing this 
report, no information inquiries have been received, and staff is not aware of any opposition.  

• Additional details and staff analysis are included in the attached staff report.   

 

STAFF RECOMMENDATION: City staff recommends approval of the requested SUP with 

the conditions listed in the Staff Report.  

 

ATTACHMENTS: Staff Report and Ordinance No. 2025-O-06 

FUNDING ISSUES  
_X_ Not applicable 
___ Not budgeted 
___ Full amount already budgeted 
___ Funds to be transferred from Acct.# 



 

 

  

 

 

 

SUBMITTING STAFF MEMBER 
Ellie Roohbakhsh,  
Assistant Planner 

 

FINANCE DIRECTOR APPROVAL _____ 
 

CITY MANAGER APPROVAL _____ 



 
 

 
SUMMARY 
The applicant, Devesh Kothare with Samarth Med-Surge Consultancy Services, representing the 
property owner Manvel Development CO, is requesting a zoning classification change for an 
approximate 1.954-acre located at 20703 Morris Avenue, Manvel, Texas 77578. The current zoning 
is Light Commercial District / State Highway 6 Overlay District with a Specific Use Permit (LC/SH6-
SUP) for "Religious Organizations.” The request is to modify the zoning to Light Commercial District 
/ State Highway 6 Overlay District with a Specific Use Permit LC/SH6-SUP to allow NAICS use 621310 
“Offices of Chiropractors” and NAICS use 621498 “Pain Therapy Centers and Clinics, Outpatient” 
within an existing commercial lease space. The applicant is proposing a new Chiropractic Center 
offering chiropractic services and interventional pain management. The applicant has emphasized 
that the proposed clinic will not be a medication management clinic.  

EXHIBITS 
Aerial Vicinity Map, Zoning Vicinity Map, Major Thoroughfare Plan Map, Proposed Floor Plan, 
Application, Letter of Authorization, Letter of Request, Recorded Plat, Public Hearing Notice, and Site 
Pictures.  

GENERAL SITE INFORMATION 
The following is a summary of general site information. 
 

Surrounding 
Property 
Zoning 

North: Light Commercial District / State Highway 6 Overlay District with Specific 
Use Permit (LC/SH6-SUP)  
South: Heavy Commercial District (HC)/State Highway 6 Overlay District 
(LC/SH6) 
East: Light Commercial District / State Highway 6 Overlay District with Specific 
Use Permit (LC/SH6-SUP) 
West: Light Commercial District / State Highway 6 Overlay District (LC/SH6) 

Surrounding 
Land Use 

North: Mini warehouses and self-storage units 
South: Undeveloped land/ Dollar General 
East: Biker Church  
West: Undeveloped land 

 

 

 

Agenda of: March 10, 2025 Initiated By: Jose Abraham 
Director, Development Services 

Subject: Rezoning, LC/SH6-SUP 
(Church) to LC/SH6-SUP 
(Clinic) 

Presented By: Ellie Roohbakhsh,  
Assistant Planner 
 

Recommended 
Action: 

A Public Hearing followed by consideration and action to provide a 
recommendation to City Council. 

STAFF REPORT TO PLANNING, DEVELOPMENT, AND ZONING COMMISSION 
Specific Use Permit 



  
 

Staff Report to Planning, Development, and Zoning Commission  
Specific Use Permit   

AERIAL VICINITY MAP 
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ZONING VICINITY MAP 

 



  
 

Staff Report to Planning, Development, and Zoning Commission  
Specific Use Permit   

ZONING ORDINANCE PROVISIONS FOR SPECIFIC USE PERMITS 
In Section 77-50 (a) Uses Requiring Specific Use Permit, of the Zoning Ordinance it states “certain uses 
of land, buildings or structures may not be appropriate under all circumstances in any given zoning 
district but may be appropriate where adequate precautions can be taken to assure compatibility with 
surrounding uses, public need, and the orderly development of the city as a whole. This section provides 
City Council and Planning, Development, and Zoning the opportunity to deny or to conditionally approve 
those uses for which specific use permits are required. These uses generally have unusual characteristics 
or are of a public or semipublic character often essential or desirable for the general convenience and 
welfare of the community. However, because of the nature of use, the importance of the use’s 
relationship to the comprehensive plan, or possible adverse impact on neighboring properties of the use, 
review, evaluation, and exercise of planning judgement relative to the location and site plan of the 
proposed use are required.” 
 
In Section 77-50 (b) of the Zoning Ordinance it further states, “the City Council, after receiving the 
recommendation of the planning, development and zoning commission, may by ordinance, grant a 
specific use permit for the permitted uses, as herein qualified by the permitted use table, in locations and 
zoning districts to permit a use where they are not otherwise permitted by this article, and may impose 
any appropriate conditions and safeguards to protect property and property values, and in the interest 
of health, safety or welfare.” 
 
PROJECT DETAILS 
The proposed project involves the conversion of an existing retail lease space located at 20703 Morris 
Avenue/Highway 6 (PID: 224008) into a chiropractic and pain therapy center. The retail center at 
the subject site includes parking and the lease space in question was previously occupied by the 
House of Refuge Apostolic Church. To accommodate the new medical use, interior modifications will 
be required to create designated spaces for treatment and diagnostics. 

The proposed floor layout shows an X-ray room, a procedure room, three (3) examination rooms, a 
rehabilitation room, a staff break room, two (2) restrooms, and a reception and waiting area. 
According to the applicant these modifications are intended to enhance the functionality of the space 
while ensuring a well-equipped, patient-centered environment for high-quality healthcare services. 
The interior build out of the lease space must meet all adopted code requirements and shall be 
reviewed and permitted separately.    

PREDETERMINED CONDITIONS FOR THE PROPOSED USE (Section 77-50. (g)).  

Section 77-50(g) of the Zoning Ordinance provides the following predetermined conditions that 
apply to the proposed use: 

a. The facility is only permitted to operate during the hours of 8:00 a.m. to 10:00 p.m. each 
day, unless authorized by an approved SUP; 

b. All waiting and/or lobby areas shall maintain an unobstructed view from the outside; 
c. All doors shall remain unlocked and accessible during normal business hours. 

Please note that the proposed use meets the predetermined condition for Ambulatory health care 
services use.  
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SUP CRITERIA FOR APPROVAL AND STAFF ANALYSIS   
Section 77-50(e) of the Zoning Ordinance provides the following approval criteria for SUP requests. 
These criteria help in determining whether the proposed use is in harmony with existing surrounding 
uses and zoning districts.  

1. Conformance to Comprehensive Plan:  
The vision statement in the 2015 Comprehensive Plan seeks to maintain its rural character 
and small-town values while managing its growth by: “Benefiting from our strategic location 
by encouraging well planned quality retail, commercial and residential development that 
reflects and enhances our small-town quality of life”. The subject site, being located along a 
major thoroughfare, makes it an appropriate location for the proposed use and hence aligns 
with the Comprehensive plan goals.  

2. Compatibility with the character of the neighborhood: The proposed clinic will occupy an 
existing retail lease space and will not result in any new development. Also, the proposed use 
is compatible with the general area considering Highway 6 being a commercial corridor.  

3. The suitability of the property for the uses permitted by right: The property is currently zoned 
LC/SH6-SUP for "Religious Organizations" and abuts LC/SH6-zoned properties on two sides. 
The existing strip shopping center currently includes three suites and is appropriate for 
retails uses permitted by right as well as the proposed chiropractic center.  

4. Detrimental impact on nearby property: The proposed use will not have detrimental impact 
on nearby properties considering the commercial nature of Highway 6 corridor.  

5. Traffic and Parking issues: The proposed use will be located within an existing shell space in 
a shopping center with sufficient parking. No significant changes in traffic patterns are 
anticipated. 

6. Harm to the value of nearby properties: The surrounding properties are zoned LC and HC or 
consist of vacant land. Given this context, the proposed use is not expected to have a negative 
impact on nearby property values. Additionally, the presence of LC and HC zoning in the area 
supports the appropriateness of the use. 

7. Impedance to orderly development surrounding vacant property: Surrounding properties are 
zoned LC and HC, indicating that the proposed use will not impede the orderly development 
of nearby vacant land. 

8. Utility Provisions: The proposed use will not have any additional impact on utility services.  

9. Safe site development and layout: The proposed clinic will not include any exterior site 
improvements, and the existing improvement offers a safe site layout.  

10. Lighting: No changes to existing lighting are proposed. 

11. Landscaping and screening: No changes to existing landscaping and screening are proposed. 
12. Other appropriate conditions and safeguards in the interest of health, safety or welfare: The 

proposed use will comply with all applicable building and safety codes, ensuring that it does 
not pose risks to public health, safety, or welfare. 
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STAFF RECOMMENDATION 
Based on the above discussion, staff recommends approval of this SUP request for the subject site to 
allow NAICS use 621310 “Offices of Chiropractors” and NAICS use 621498 “Pain Therapy Centers and 
Clinics, Outpatient.” with the following conditions: 

1. The facility is only permitted to operate during the hours of 8:00 a.m. to 10:00 p.m. each day; 
2. All waiting and/or lobby areas shall maintain an unobstructed view from the outside; and 
3. All doors shall remain unlocked and accessible during normal business hours. 

 
PUBLIC HEARING 
The Notice of Public Hearing was published in the newspaper of general circulation. All property 
owners within 200 feet of the property were notified. At the time of writing this report, no 
information inquiries have been received, and staff is not aware of opposition. 
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MAJOR THOROUGHFARE PLAN MAP 
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Proposed Floor Plan 
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APPLICATION 
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LETTER OF AUTHORIZATION
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REQUEST LETTER
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Recorded Plat 
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Public Hearing Notice to run on Sunday 02/23/2025 

 

A PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, 
MANVEL, TX, 77578 AT 6:00 P.M. ON MONDAY, MARCH 10, 2025, BEFORE THE 
MANVEL PLANNING, DEVELOPMENT, AND ZONING COMMISSION AND AT 6:00 
P.M. ON MONDAY, MARCH 17, 2025, BEFORE THE MANVEL CITY COUNCIL TO 
HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF THE CITY OF 
MANVEL, TEXAS AMENDING THE ZONING CLASSIFICATION OF AN 
APPROXIMATE 1.954 ACRE TRACT OF LAND, CURRENTLY, DEVELOPED AS A 
RETAIL CENTER WITH ASSOCIATED PARKING, LOCATED AT 20703 HWY 6 
MORRIS AVENUE/HIGHWAY 6 (PID: 224008) (PREVIOUSLY DESIGNATED AS 
HOUSE OF REFUGE APOSTOLIC CHURCH) FROM LIGHT COMMERCIAL 
DISTRICT / STATE HIGHWAY 6 OVERLAY DISTRICT WITH SPECIFIC USE 
PERMIT (LC/SH6-SUP) FOR “RELIGIOUS ORGANIZATIONS” TO LIGHT 
COMMERCIAL DISTRICT/ STATE HIGHWAY 6 OVERLAY DISTRICT WITH 
SPECIFIC USE PERMIT (LC/SH6-SUP) FOR THE GRANTING OF A SPECIFIC USE 
PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF PROPERTY FOR NAICS 
USE 621310 “OFFICES OF CHIROPRACTORS” AND NAICS USE 621498 “PAIN 
THERAPY CENTERS AND CLINICS, OUTPATIENT” PROVIDING FOR THE 
AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; PROVIDING FOR 
SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED 
$2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. /S/ TAMMY 
BELL, CITY SECRETARY. 
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SITE PICTURES 

 

The proposed Offices of Chiropractors and Pain Therapy Centers and Clinics, Outpatient use space located in the 
commercial building. 

 

Luxury Palapas business located in the same commercial building. 
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The Biker Church abuts to the east. 

 
Looking south across SH6 from the site at vacant/undeveloped property. 

 



ORDINANCE NO. 2025-O-06 
 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS 
AMENDING THE ZONING ORDINANCE OF THE CITY, BY 
AMENDING THE ZONING CLASSIFICATION OF AN 
APPROXIMATE 1.954 ACRE TRACT OF LAND, CURRENTLY, 
DEVELOPED AS A RETAIL CENTER WITH ASSOCIATED 
PARKING, LOCATED AT 20703 HWY 6 MORRIS 
AVENUE/HIGHWAY 6 (PID: 224008) FROM LIGHT 
COMMERCIAL DISTRICT / STATE HIGHWAY 6 OVERLAY 
DISTRICT WITH SPECIFIC USE PERMIT (LC/SH6-SUP) FOR 
“RELIGIOUS ORGANIZATIONS” TO LIGHT COMMERCIAL 
DISTRICT/ STATE HIGHWAY 6 OVERLAY DISTRICT WITH 
SPECIFIC USE PERMIT (LC/SH6-SUP) FOR THE GRANTING OF 
A SPECIFIC USE PERMIT WITH CONDITIONS TO AUTHORIZE 
THE USE OF PROPERTY FOR NAICS USE 621310 “OFFICES OF 
CHIROPRACTORS” AND NAICS USE 621498 “PAIN THERAPY 
CENTERS AND CLINICS, OUTPATIENT”; PROVIDING FOR THE 
AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; 
PROVIDING FOR SEVERABILITY; AND PROVIDING A 
PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH 
DAY OF VIOLATION OF ANY PROVISION HEREOF. 

 
* * * * * * * * * 

 
WHEREAS, Applicant Devesh Kothare with Samarth Med-Surge Consultancy 

Services, representing the owner (the “Owner”) of a certain 1.954-acre tract of land 

generally located at 20703 Morris Avenue, Manvel, Texas, being a subdivision of 23.66 

Acres of land, being part of outlots 118 and 119 of the Dr. A.A Luther Subdivision of the 

town of Manvel, Brazoria County, Texas. Plat Rec Vol. 1, Pg 71&72 P.R., and being the 

same land described in a map and description of which is attached hereto as Exhibit “A”; 

and 

WHEREAS, the 1.954-acre tract is currently zoned Light Commercial District 

and Highway 6 Overlay District (LC-SH6) with SUP for “Religious Organizations”; and 

WHEREAS, the “Religious Organizations” use has been discontinued for more 

than six (6) months; and 

WHEREAS, the applicant, Samarth Med-Surge Consultancy Services, has 



filed an application to change the zoning classification of the 1.954-acre tract to Light 

Commercial District and Highway 6 Overlay District with a Specific Use Permit (LC-

SH6-SUP) allowing the  proposed use of the property for NAICS use 621310 “Offices of 

Chiropractors” and NAICS use 621498 “Pain Therapy Centers and Clinics, Outpatient,” 

specifically within the lease space with floor plan depicted on Exhibit “B”; and 

WHEREAS, the Planning, Development, and Zoning Commission and the City 

Council have conducted, in the time and manner required by law and the Zoning Ordinance 

of the City, a public hearing on such request; and 

WHEREAS, the Planning, Development, and Zoning Commission has 

recommended in its report the approval of such request, and the City Council deems it 

appropriate to approve said amendment to the zoning and specific use permit; now, 

therefore, 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MANVEL, 

TEXAS: 

Section 1. The facts and matters set forth in the preamble of this Ordinance are 
 
hereby found to be true and correct. 

 
Section 2. The zoning classification of a certain 1.954-acre tract of land 

 
located generally located at 20703 Morris Avenue, Manvel, Texas, being a subdivision of 

23.66 Acres of land, being part of outlots 118 and 119 of the Dr. A.A Luther Subdivision 

of the town of Manvel, Brazoria County, Texas. Plat Rec Vol. 1, Pg 71&72 P.R., and being 

the same land described in a map and description of which is attached hereto as Exhibit 

“A” attached hereto, shall be changed from Light Commercial and State Highway 6 

Overlay District (LC-SH6) with a Specific Use Permit for “Religious Organizations” to 

Light Commercial and State Highway 6 Overlay District with a Specific Use Permit (LC-



SH6-SUP)), for uses as permitted within such zone classification, subject to the 

regulations, regulations, and conditions hereinafter set forth: 

1. Offices of Chiropractors – (NAICS 621310) 

2. Pain Therapy Centers and Clinics, Outpatient – (NAICS 621498) 

 
Section 3. The request meets the criteria set forth in Section 77-50 of the 

 
City of Manvel Zoning Ordinance for a Specific Use Permit. The City of Manvel 

Zoning Ordinance is hereby further amended by granting a Specific Use Permit 

authorizing use of the Property for the NAICS use listed in Section 2, above. 

Section 4.   The City Council hereby finds it appropriate to impose the 
 
conditions to the granting of the Specific Use Permit as shown in Exhibit “C”, attached 

hereto and incorporated herein as if set out in full. This proposed uses of an “Offices of 

Chiropractors” and “Pain Therapy Centers and Clinics, Outpatient” and site may not be 

changed or expanded except by amendment of this Specific Use Permit. 

Section 5.   The Specific Use Permit issued under this ordinance, or a specific 
 
use listed herein, shall expire one year after its date of issuance if construction or if the 

listed use authorized hereunder is not substantially under way or in use prior to the 

expiration of said one year period. If, prior to the expiration of such one-year period, the 

owner of the property to which the Specific Use Permit applies in writing, for an extension, 

the City Council may, after recommendation from the Planning, Development, and Zoning 

Commission, grant such extension for one additional year.  If the Specific Use Permit 

expires, the underlying zoning [Light Commercial and State Highway 6 Overlay District 

(LC-SH6)] shall apply. 

Section 6.   The Zoning District Map of the City of Manvel shall be revised 
 
and amended to show the designation of said tract, as described and as provided in Section 



2, above, with the appropriate reference thereon to the number and effective date of this 

Ordinance and a brief description of the nature of the change. 

Section 7. The City Council hereby finds and determines that said rezoning 
 
comports to the City’s Comprehensive Land Use Plan. This Ordinance shall in no manner 

amend, change, supplement, or revise any provision of any ordinance of the City of 

Manvel, save and except the change in zoning classification of said tract(s) as described 

above. 

Section 8.   In the event any section, paragraph, subdivision, clause, phrase, 
 
provision, sentence, or part of this Ordinance or the application of the same to any person 

or circumstance shall for any reason be adjudged invalid or held unconstitutional by a court 

of competent jurisdiction, it shall not affect, impair, or invalidate this Ordinance as a whole 

or any part or provision hereof other any part or provision hereof other than the part 

declared to be invalid or unconstitutional; and the City Council of the City of Manvel, 

Texas, declares that it would have passed each and every part of the same notwithstanding 

the omission of any and every part of the same notwithstanding the omission of any such 

part thus declared to be invalid or unconstitutional, or whether there be one or more parts. 

Section 9.   Any person who shall intentionally, knowingly, recklessly or with 

criminal negligence violate any provision of this Ordinance shall be deemed guilty of a 

misdemeanor and upon conviction, shall be fined in an amount not to exceed $2,000.00. 

Each day of violation shall constitute a separate offense. 

Section 10.  Revocation. This Specific Use Permit may be revoked or modified 
 
by the City Council, in whole or in part, after notice and hearing, for either of the 

following reasons: 



(1) The Specific Use Permit was obtained or extended by misrepresentation, 

fraud or deception: or 

(2) That one or more of the conditions imposed by the permit has not been 

met or has been violated. 

 
 

PASSED AND APPROVED on first reading this   day of 
 
 , 2025. 

 
 
 

PASSED, APPROVED, AND ADOPTED on second and final reading this 
 
  day of  , 2025. 

 
 
 

Dan Davis, Mayor 
 
ATTEST: 

 
 
 
Tammy Bell, City Secretary 

 
 
 
APPROVED AS TO FORM: 

 
 

 
Robert Gervais, City Attorney 



Exhibit A 
 
Certain 1.954-acre tract of land generally located at 20703 Morris Avenue, Manvel, Texas, 
being a subdivision of 23.66 Acres of land, being part of Outlots 118 and 119 of the Dr. 
A.A Luther Subdivision of the town of Manvel, Brazoria County, Texas. Plat Rec Vol. 1, 
Pg 71&72 P.R. 

 
 
 
 

 



Exhibit B 
 

Conditions of Approval: 
 

1. The facility is only permitted to operate during the hours of 8:00 a.m. to 10:00 p.m. each 
day, unless authorized by an approved SUP; 

2. All waiting and/or lobby areas shall maintain an unobstructed view from the outside; 
3. All doors shall remain unlocked and accessible during normal business hours. 
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MEETING DATE: March 10, 2025 
 
TOPIC: Public Hearing followed by consideration of a request to change the zoning 
classification of an approximate 1.07 acre tract of land, generally located along north side of 
Morris Avenue / Highway 6 (PID: 228682), west of the under-construction AutoZone at 19201 
Morris Ave, Manvel, Tx, from light Commercial District / State Highway 6 Overlay District 
(LC/SH6) to Light Commercial / State Highway 6 Overlay District With Specific Use Permit 
(LC/SH6-SUP); providing for the granting of a Specific Use Permit with conditions to authorize 
the use of the subject site for NAICS use 621493 “Freestanding Ambulatory Surgical And 
Emergency Centers”. 

 
BACKGROUND:  
• The subject site is a 1.07-acre vacant tract located along the northern side of State Highway 

6 (SH6), abutting Bluewater Lakes subdivision to the north and AutoZone (19201 Morris 
Avenue/SH6) to the east. The site is currently undeveloped and zoned Light Commercial 
District/State Highway 6 Overlay District (LC/SH6).   

• Applicant Chuck Webb with Heitkamp Swift Architects, representing property owner Dr. Ziad 
Haidar, is requesting SUP to allow for the construction of a free-standing emergency 
department (FSED) on the subject site. The proposed facility is intended to provide 
emergency medical services, including trauma care, cardiac event response, respiratory 
distress treatment, advanced imaging, laboratory testing, and patient stabilization. The 
applicant has indicated that the FSED will operate as an independent facility offering 
services similar to a hospital.  

• The subject site currently does not have direct driveway access from Highway 6 but the 
applicant has received a preliminary approval for a new driveway location from TxDOT. Per 
the agreement regarding reciprocal access easements, the subject site and all current and 
future occupants will be able to access the property from Bluewater Street through existing 
Parallel Public Access Easements (PAEs) established on the adjoining properties 
(Starbucks and AutoZone) to the east. The subject site is required to be platted and to 
provide continuity to the PAE on the west side as development progresses. 

• The applicant has provided documentation indicating that, similar to the adjoining 
developments (Starbucks and AutoZone) to the east, the subject site will drain into a storm 
conveyance pipe that flows to the eastern detention pond of the Bluewater Lakes 
Development. Additionally, the proposed development is required to extend the existing 
sidewalk along SH6 required by Section 62-113. Sidewalks of the Subdivision Ordinance.  

• The Notice of Public Hearing was published in the newspaper of general circulation and all 
property owners within 200 feet of the property were notified. At the time of writing this 
report, no information inquiries have been received, and staff is not aware of opposition.  

• Additional details and staff analysis are included in the attached staff report.   
 
STAFF RECOMMENDATION: City staff recommends approval of the requested SUP with 
the conditions listed in the Staff Report.  

 



 

 
  

 
 
 

ATTACHMENTS: Staff Report and Ordinance No. 2025-O-07 
FUNDING ISSUES  
_X_ Not applicable 
___ Not budgeted 
___ Full amount already budgeted 
___ Funds to be transferred from Acct.# 

SUBMITTING STAFF MEMBER 
Ellie Roohbakhsh,  
Assistant Planner 

 

FINANCE DIRECTOR APPROVAL _____ 
 

CITY MANAGER APPROVAL _____ 



 
 

 
SUMMARY 
The applicant, Chuck Webb with Heitkamp Swift Architects, representing the property owner Dr. 
Ziad Haidar, is requesting a zoning classification change for an approximate 1.07-acre tract of land 
located along the north side of Morris Avenue/Highway 6 (PID: 228682), west of the under-
construction AutoZone at 19201 Morris Ave, Manvel, TX. The applicant intends to develop the subject 
site into an emergency facility. The current zone is Light Commercial District/State Highway 6 
Overlay District (LC/SH6). The proposed emergency facility is classified as NAICS use 621493, 
“Freestanding Ambulatory Surgical and Emergency Centers,” which is allowed within the LC District 
upon approval of a Specific Use Permit (SUP). The applicant met with staff for a pre-development 
meeting in January 2025, to discuss the proposed project. 

EXHIBITS 

Aerial Vicinity Map, Zoning Vicinity Map, Major Thoroughfare Plan Map, Application, Letter of 
Authorization, Letter of Request, Survey, Proposed Site Plan (Conceptual Plan), Proposed Elevations, 
Proposed Landscaping Plan, Proposed Floor Plan, Reciprocal Easement Agreement, Public Hearing 
Notice, and Site Photos.   

GENERAL SITE INFORMATION 
The following is a summary of general site information. 

Surrounding 
Property 
Zoning 

North: Single–Family Residential District (SFR) 
South: Light Commercial District / State Highway 6 Overlay District / Specific Use 
Permit (LC/SH6/SUP) – (Carwash) 
East: Light Commercial District / State Highway 6 Overlay District / Specific Use 
Permit (LC/SH6/SUP) – (Automotive Parts and Accessories Stores) 
West: Light Commercial District / State Highway 6 Overlay District (LC/SH6 

Surrounding 
Land Use 

North: Residential (Bluewater Lakes) 
South: Vacant (Proposed Carwash)  
East: AutoZone (Under Construction) 
West: Vacant/Undeveloped 

 

 

 

 

Agenda of: March 10, 2025 Initiated By: Jose Abraham 
Director, Development Services 

Subject: Rezoning, LC-HWY6 to 
LC-HW6-SUP 

Presented By: Ellie Roohbakhsh,  
Assistant Planner 

Recommended 
Action: 

A Public Hearing followed by consideration and action to provide a 
recommendation to City Council. 

STAFF REPORT TO PLANNING, DEVELOPMENT, AND ZONING COMMISSION 
Specific Use Permit 
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AERIAL VICINITY MAP 
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ZONING VICINITY MAP 

 



  
 

Staff Report to Planning, Development, and Zoning Commission  
Specific Use Permit   

ZONING ORDINANCE PROVISIONS FOR SPECIFIC USE PERMITS 
In Section 77-50 (a) Uses Requiring Specific Use Permit, of the Zoning Ordinance it states “certain uses 
of land, buildings or structures may not be appropriate under all circumstances in any given zoning 
district but may be appropriate where adequate precautions can be taken to assure compatibility with 
surrounding uses, public need, and the orderly development of the city as a whole. This section provides 
City Council and Planning, Development, and Zoning the opportunity to deny or to conditionally approve 
those uses for which specific use permits are required. These uses generally have unusual characteristics 
or are of a public or semipublic character often essential or desirable for the general convenience and 
welfare of the community. However, because of the nature of use, the importance of the use’s 
relationship to the comprehensive plan, or possible adverse impact on neighboring properties of the use, 
review, evaluation, and exercise of planning judgement relative to the location and site plan of the 
proposed use are required.” 
 
In Section 77-50 (b) of the Zoning Ordinance it further states, “the City Council, after receiving the 
recommendation of the planning, development and zoning commission, may by ordinance, grant a 
specific use permit for the permitted uses, as herein qualified by the permitted use table, in locations and 
zoning districts to permit a use where they are not otherwise permitted by this article, and may impose 
any appropriate conditions and safeguards to protect property and property values, and in the interest 
of health, safety or welfare.” 
 
PROJECT DETAILS 
The subject site is a 1.07-acre vacant tract located along the northern side of State Highway 6 (SH6), 
abutting the Bluewater Lakes subdivision to the north and AutoZone (19201 Morris Avenue/SH6) to 
the east. The site is currently undeveloped and zoned Light Commercial District/State Highway 6 
Overlay District (LC/SH6). The applicant intends to develop the subject site into an emergency room. 
The current zoning is LC/SH6 and the proposed emergency room use is classified as NAICS use 
621493, “Freestanding Ambulatory Surgical and Emergency Centers,” which is allowed within the LC 
District upon approval of a Specific Use Permit (SUP). The applicant met with staff for a pre-
development meeting in January 2025 to discuss the proposed project. The proposed emergency 
room will provide emergency medical services, including trauma care, cardiac and respiratory 
treatment, advanced imaging, lab testing, and patient stabilization. It will operate independently of a 
hospital with board-certified emergency physicians. The development will include trauma rooms, 
diagnostic suites, lab spaces, and administrative areas. As part of the SUP application, the applicant 
has provided concept plans for the proposed development. The submitted plans (attached as exhibits) 
demonstrate general conformance to City of Manvel’s site development standards. Please note that a 
detailed review of site and building construction plans shall take place as part of the platting and 
permitting process.  

The subject site currently does not have direct driveway access from Morris Avenue/Highway 6. The 
applicant has contacted TxDOT and submitted a Preliminary Driveway Review for the proposed 
project. However, as per the agreement regarding reciprocal easements, the subject site and all 
current and future occupants will access the property from Bluewater Street through existing Parallel 
Public Access Easements (PAEs) established on the adjoining properties (Starbucks and AutoZone) 
to the east. The subject site is required to be platted and to provide continuity to the PAE on the west 
side as development progresses. The applicant has provided documentation indicating that, similar 
to the adjoining developments (Starbucks and AutoZone) to the east, the subject site will drain into 
a storm conveyance pipe that flows to the eastern detention pond of the Bluewater Lakes 
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Development. Additionally, the proposed development is required to extend the existing sidewalk 
along Morris Avenue/Highway 6 required by Section 62-113. Sidewalks of the Subdivision Ordinance.  
 
PREDETERMINED CONDITIONS FOR THE PROPOSED USE (Section77-50. (g)).  
Section 77-50(g) of the Zoning Ordinance provides the following predetermined conditions that 
apply to the proposed use: 

a. The facility is only permitted to operate during the hours of 8:00 a.m. to 10:00 p.m. each 
day, unless authorized by an approved SUP. 

b. All waiting and/or lobby areas shall maintain an unobstructed view from the outside. 
c. All doors shall remain unlocked and accessible during normal business hours. 

Please note that the proposed use meets the predetermined condition for Ambulatory health care 
services use.  
 
SUP CRITERIA FOR APPROVAL AND STAFF ANALYSIS   
Section 77-50(e) of the Zoning Ordinance provides the following approval criteria for SUP requests. 
These criteria help in determining whether the proposed use is in harmony with existing surrounding 
uses and zoning districts.  

1. Conformance to Comprehensive Plan: The proposed Free Standing Emergency Department 
(FSED) aligns with the city's goal of expanding healthcare services and improving emergency 
response infrastructure to meet the needs of a growing population. The project supports 
public health objectives while enhancing the commercial corridor along Morris 
Avenue/Highway 6. 

2. Compatibility with the character of the neighborhood: The site is within a Light Commercial 
District / State Highway 6 Overlay District (LC/SH6), making it well-suited for medical and 
commercial uses. The FSED is compatible with nearby retail and service-oriented businesses, 
including AutoZone, and aligns with existing commercial corridor. However, buffering and 
screening will be required to mitigate potential impacts on adjacent residential areas, 
particularly Bluewater Lakes subdivision to the north. 

3. The suitability of the property for the uses permitted by right: The site's LC zoning permits 
various commercial uses such as offices, retail, and restaurants. The Highway 6 corridor is 
most suitable for various retail services including restaurants. The 1.07-acre vacant tract is 
appropriately sized and positioned for a FSED as well, benefiting from high visibility and 
accessibility along a major roadway.   

4. Detrimental impact on nearby property: The FSED is not anticipated to have a detrimental 
impact on nearby properties. The site is adjacent to existing commercial uses, including 
AutoZone and Starbucks. The rear of the proposed development includes the dumpster area 
and the extension of the existing Parallel PAE that buffers it from the Bluewater Lakes 
subdivision. Additionally, the facility will operate within the LC/SH6 zoning, which is 
intended for commercial development. Potential impacts, such as traffic and noise, will be 
mitigated through controlled site access via the Parallel PAE and compliance with TxDOT 
driveway regulations. The development will also adhere to lighting, screening, and 
landscaping requirements to minimize any visual or operational disturbances to nearby 
residential areas.  
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5. Traffic and Parking issues: The proposed FSED is expected to generate moderate traffic, 
primarily from emergency vehicles, staff, and patients. Given its location along Morris 
Avenue/Highway 6, a Major Thoroughfare, the development must ensure safe and efficient 
ingress and egress. Access will be provided via an existing Parallel PAE connecting to 
Bluewater Street and shared with AutoZone and Starbucks, minimizing direct access onto 
Morris Avenue/Highway 6. A secondary access point from Morris Avenue/Highway 6 is 
planned, pending TxDOT approval. Parking will be provided in accordance with zoning 
regulations, ensuring adequate spaces for patients, staff, and emergency vehicles. Given the 
site's proximity to existing commercial developments, no significant traffic congestion or 
parking deficiencies are anticipated.    

6. Harm to the value of nearby properties: The proposed FSED is compatible with surrounding 
commercial uses and is not expected to negatively impact nearby property values. Proper 
buffering and design mitigations, including limiting light overspill onto residential lots, will 
address concerns from nearby homeowners in Bluewater Lakes. The rear development 
layout should minimize disturbances from dumpsters and service areas. 

7. Impedance to orderly development of surrounding vacant property: A large portion of the 
surrounding property is owned by the same property owner.  Impedance to orderly 
development of surrounding vacant properties is not anticipated.  

8. Utility Provisions: The proposed use is not anticipated to have any further impact on utility 
provisions. Drainage will be directed to the Bluewater Lakes eastern detention pond, similar 
to AutoZone and Starbucks. A detailed review of site and building construction plans is 
ongoing and shall continue as part of the platting and permitting process.  

9. Safe site development and layout: The proposed development will adhere to safety regulations 
and best practices to ensure a secure and functional site layout. The FSED is required to be 
designed to provide clear and efficient access for emergency vehicles, patients, and staff while 
minimizing conflicts with general traffic. Site circulation will incorporate designated entry 
and exit points, including rear cross-access through Starbucks and AutoZone, which must be 
maintained to avoid conflicts with adjacent businesses, and a frontage connection from 
Morris Avenue/SH6, subject to TxDOT approval. The facility will comply with fire lane 
requirements, ensuring adequate emergency response access. Pedestrian safety will be 
enhanced through the extension of the sidewalk along Morris Avenue/Highway 6, in 
accordance with Section 62-113 of the Subdivision Ordinance. The site will also include 
adequate lighting, drainage, and ADA-compliant pathways to promote a safe and accessible 
environment for all users. 

10. Lighting: Site lighting will be designed to enhance safety while minimizing disturbance to 
adjacent properties. All exterior lighting must comply with city regulations, utilizing shielded 
and directional fixtures to prevent light pollution affecting nearby homes.  

11. Landscaping and screening: The proposed development will comply with Section 77-44 – 
Trees, Landscaping, Fencing, and Screening of the City of Manvel Code of Ordinances. The 
only screening available between the subject site and abutting residential subdivision is the 
existing privacy fence because of the . Street frontage landscaping along Morris 
Avenue/Highway 6 will include trees and shrubs per Overlay District requirements. 
Perimeter landscaping will screen parking areas, and the existing wooden fence separates 
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the site from residential properties. All landscaping will meet tree planting, screening, and 
irrigation standards to enhance site aesthetics and compliance. 

12. Other appropriate conditions and safeguards in the interest of health, safety or welfare: The 
proposed FSED will comply with all applicable local, state, and federal health and safety 
regulations to ensure the well-being of patients, staff, and the surrounding community. The 
facility will be designed to meet life safety codes, including provisions for emergency vehicle 
access, fire suppression systems, and proper ventilation. Adequate parking and lighting will 
be provided to enhance safety for visitors and employees. Noise mitigation measures will be 
implemented to minimize potential disturbances to nearby residential areas. Additionally, 
the development will include landscaping and buffering along the northern boundary to 
provide a visual and noise barrier between the facility and adjacent single-family residences. 
The site layout will prioritize efficient traffic circulation, ensuring clear emergency access 
routes while maintaining connectivity with existing access easements. Any additional 
conditions required by TxDOT, emergency services, or city ordinances must be incorporated 
to enhance public safety and operational efficiency.  

 
STAFF RECOMMENDATION 
Based on the above discussion, staff recommends approval of this SUP request for the subject site to 
allow NAICS Use No. 621493: " Freestanding Ambulatory Surgical and Emergency Centers " with the 
following conditions: 

1. A plat shall be prepared and approved in conformance with Chapter 62 – Subdivisions, prior to 
developing the subject site for the proposed Free Standing Emergency Department. 

2. The site development shall follow the attached site plan. However, changes necessary to conform 
to any adopted City of Manvel codes and ordinances shall be made as part of the construction 
plan and building permit review process;  

3. Outdoor lighting shall be shielded and shall conform with the Illuminating Engineering Society of 
North America ("IES") criteria for full cut-off fixtures, which is 100 percent of light output below 
90 degrees, and 90 percent of light output below 80 degrees from a vertical line through the 
fixture; 

4. Outdoor lighting shall be deflected, shaded, and focused away from abutting properties and shall 
not be a nuisance to abutting properties, and shall be designed so that any overspill of lighting 
onto abutting properties shall not exceed three-tenths foot-candles, measured vertically and 
horizontally; 

5. Buildings shall be designed in conformance with all adopted technical codes, including Building 
and Fire Codes.  

6. The facility is only permitted to operate during the hours of 8:00 a.m. to 10:00 p.m. each day; 
7. All waiting and/or lobby areas shall maintain an unobstructed view from the outside; and 
8. All doors shall remain unlocked and accessible during normal business hours.  

 
PUBLIC HEARING 
The Notice of Public Hearing was published in the newspaper of general circulation. All property 
owners within 200 feet of the property were notified. At the time of writing this report, no 
information inquiries have been received and staff is not aware of opposition.  
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MAJOR THOROUGHFARE PLAN MAP 
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APPLICATION 
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LETTER OF AUTHORIZATION 
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REQUEST LETTER
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SURVEY 
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PROPOSED SITE PLAN (CONCEPTUAL PLAN) 
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PROPOSED SITE PLAN (CONCEPTUAL PLAN) 
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PROPOSED UTILITY AND DERAINAGE PLAN 
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PROPOSED ELEVATION  
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PROPOSED LANDSCAPE PLAN 
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PROPOSED FLOOR PLAN 
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Public Hearing Notice to run on Sunday 02/23/2025 

A PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, MANVEL, TX, 77578 
AT 6:00 P.M. ON MONDAY, MARCH 10, 2025, BEFORE THE MANVEL PLANNING, DEVELOPMENT, 
AND ZONING COMMISSION AND AT 6:00 P.M. ON MONDAY, MARCH 17, 2025, BEFORE THE 
MANVEL CITY COUNCIL TO HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF 
THE CITY OF MANVEL, TEXAS AMENDING THE ZONING CLASSIFICATION OF AN APPROXIMATE 
1.07 ACRES TRACT OF LAND GENERALLY LOCATED ALONG NORTH SIDE OF MORRIS AVENUE / 
HIGHWAY 6 (PID: 228682), WEST OF THE UNDER-CONSTRUCTION AUTOZONE AT 19201 
MORRIS AVE, MANVEL, TX, FROM LIGHT COMMERCIAL DISTRICT / STATE HIGHWAY 6 
OVERLAY DISTRICT (LC/SH6) TO LIGHT COMMERCIAL / STATE HIGHWAY 6 OVERLAY 
DISTRICT WITH SPECIFIC USE PERMIT (LC/SH6-SUP); PROVIDING FOR THE GRANTING OF A 
SPECIFIC USE PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF PROPERTY FOR NAICS 
USE 621493 “FREESTANDING AMBULATORY SURGICAL AND EMERGENCY CENTERS”; 
PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; PROVIDING FOR 
SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR 
EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. /S/TAMMY BELL, CITY SECRETARY. 
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SITE PHOTOS 

 
View of adjacent properties (Starbucks and AutoZone) looking northwest from Morris Avenue/SH6 

 

 
View of the subject site from Morris Avenue/SH6, looking north 

 
View of adjacent property to the south from Morris Avenue/SH6 (Carwash) 
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View of adjacent property to the west from Morris Avenue/SH6 

 

 
View of adjacent property to the east, AutoZone currently under construction. 

 

 
View of the subject property and adjacent property to the west and east from Morris Avenue/SH6, 

with AutoZone currently under construction. 



ORDINANCE NO. 2025-O-07  
 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS 
AMENDING THE ZONING ORDINANCE OF THE CITY, BY 
AMENDING THE ZONING CLASSIFICATION OF 1.07 ACRES 
TRACT OF LAND GENERALLY LOCATED ALONG NORTH 
SIDE OF MORRIS AVENUE / HIGHWAY 6 (PID: 228682), WEST 
OF THE UNDER-CONSTRUCTION AUTOZONE AT 19201 
MORRIS AVE, MANVEL, TX, FROM LIGHT COMMERCIAL 
DISTRICT / STATE HIGHWAY 6 OVERLAY DISTRICT (LC/SH6) 
TO LIGHT COMMERCIAL / STATE HIGHWAY 6 OVERLAY 
DISTRICT WITH SPECIFIC USE PERMIT (LC/SH6-SUP); 
PROVIDING FOR THE GRANTING OF A SPECIFIC USE 
PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF 
PROPERTY FOR NAICS USE 621493 “FREESTANDING 
AMBULATORY SURGICAL AND EMERGENCY CENTERS”; 
PROVIDING FOR THE AMENDMENT OF THE CITY’S 
OFFICIAL ZONING MAP; PROVIDING FOR SEVERABILITY; 
AND PROVIDING A PENALTY IN AN AMOUNT NOT TO 
EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY 
PROVISION HEREOF.  

 
* * * * * * * * * 

 
 WHEREAS, Ziad Haidar, Haazelt Holdings, LLC., is the owner (the 

“Owner”) of a certain 1.07-acre tract of land generally located along north side of Morris 

Avenue / Highway 6 (PID: 228682), such tract situated in the H.T. & B.R.R. CO. Survey, 

Abstract 483, Brazoria County, Texas, being out of and a part of that certain called 4.223 

acre tract conveyed to Haazelt Holdings, LLC., by deed recorded under Brazoria County 

Clerk’s file No. 2022069817 of the deed records of Brazoria County, Texas, a map and 

description of which is attached hereto as Exhibit “A”; and 

 WHEREAS, the 1.07-acre tract is currently zoned Light Commercial District 

/State Highway 6 Overlay District (LC/SH6); and 

 WHEREAS, the owner has filed an application to change the zoning 

classification of the 1.07-acre tract to Light Commercial District/State Highway 6 
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Overlay District, with a Specific Use Permit (LC/SH6/SUP) allowing the existing use of 

the property for NAICS use 621493 “Freestanding Ambulatory Surgical and Emergency 

Centers”; and 

 WHEREAS, the Planning, Development, and Zoning Commission and the 

City Council have conducted, in the time and manner required by law and the Zoning 

Ordinance of the City, a public hearing on such request; and 

 WHEREAS, the Planning, Development, and Zoning Commission has 

recommended in its report the approval of such request, and the City Council deems it 

appropriate to approve said amendment to the zoning and specific use permit; now, 

therefore, 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MANVEL, 

TEXAS: 

 Section 1. The facts and matters set forth in the preamble of this Ordinance are 

hereby found to be true and correct. 

 Section 2. The zoning classification of a certain 1.075-acre (46,835 Square 

foot) tract of land generally located along north side of Morris Avenue / Highway 6 (PID: 

228682), such tract situated in the H.T. & B.R.R. CO. Survey, Abstract 483, Brazoria 

County, Texas, being out of and a part of that certain called 4.223 acre tract conveyed to 

Haazelt Holdings, LLC., by deed recorded under Brazoria County Clerk’s file No. 

2022069817 of the deed records of Brazoria County, Texas, as more particularly 

described in Exhibit “A” attached hereto, shall be changed from Light Commercial 

District /State Highway 6 Overlay District (LC/SH6) to Light Commercial District/State 

Highway 6 Overlay District, with a Specific Use Permit (LC/SH6-SUP), for uses as 
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permitted within such zone classification, subject to the regulations, regulations, and 

conditions hereinafter set forth: 

1. Freestanding Ambulatory Surgical and Emergency Centers– (NAICS 621493) 

 Section 3. The request meets the criteria set forth in Section 77-50 of the 

City of Manvel Zoning Ordinance for a Specific Use Permit. The City of Manvel 

Zoning Ordinance is hereby further amended by granting a Specific Use Permit 

authorizing use of the Property for the additional NAICS use listed in Section 2, 

above. 

 Section 4. The City Council hereby finds it appropriate to impose the 

conditions to the granting of the Specific Use Permit as shown in Exhibit “B”, attached 

hereto and incorporated herein as if set out in full. Use and Development of the 

Property shall comply with the conditions and with the site plan as shown in Exhibit “C”, 

attached hereto.  The uses and site may not be changed or expanded except by 

amendment of this Specific Use Permit. 

           Section 5.  The Specific Use Permit issued under this ordinance, or a specific 

use listed herein, shall expire one year after its date of issuance if construction or if the 

listed use authorized hereunder is not substantially under way or in use prior to the 

expiration of said one year period. If, prior to the expiration of such one-year period, the 

owner of the property to which the Specific Use Permit applies in writing, for an 

extension, the City Council may, after recommendation from the Planning, Development, 

and Zoning Commission, grant such extension for one additional year.    

 Section 6. The Zoning District Map of the City of Manvel shall be revised 

and amended to show the designation of said tract, as described and as provided in 
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Section 2, above, with the appropriate reference thereon to the number and effective date 

of this Ordinance and a brief description of the nature of the change. 

           Section 7. The City Council hereby finds and determines that said rezoning 

comports to the City’s Comprehensive Land Use Plan. This Ordinance shall in no manner 

amend, change, supplement, or revise any provision of any ordinance of the City of 

Manvel, save and except the change in zoning classification of said tract(s) as described 

above.   

 Section 8. In the event any section, paragraph, subdivision, clause, phrase, 

provision, sentence, or part of this Ordinance or the application of the same to any person 

or circumstance shall for any reason be adjudged invalid or held unconstitutional by a 

court of competent jurisdiction, it shall not affect, impair, or invalidate this Ordinance as 

a whole or any part or provision hereof other any part or provision hereof other than the 

part declared to be invalid or unconstitutional; and the City Council of the City of 

Manvel, Texas, declares that it would have passed each and every part of the same 

notwithstanding the omission of any and every part of the same notwithstanding the 

omission of any such part thus declared to be invalid or unconstitutional, or whether there 

be one or more parts. 

 Section 9. Any person who shall intentionally, knowingly, recklessly or with 

criminal negligence violate any provision of this Ordinance shall be deemed guilty of a 

misdemeanor and upon conviction, shall be fined in an amount not to exceed $2,000.00.  

Each day of violation shall constitute a separate offense.  
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 Section 10.  Revocation. This Specific Use Permit may be revoked or modified 

by the City Council, in whole or in part, after notice and hearing, for either of the 

following reasons: 

 (1) The Specific Use Permit was obtained or extended by misrepresentation, 

fraud or deception: or 

 (2) That one of more of the conditions imposed by the permit has not been 

met or has been violated. 

 

 PASSED AND APPROVED on first reading this __________ day of 

____________________, 2025. 

 

PASSED, APPROVED, AND ADOPTED on second and final reading this 

______ day of ________, 2025. 

        
     
      Dan Davis, Mayor 

ATTEST: 
 
 
       
Tammy Bell, City Secretary 

 
 
APPROVED AS TO FORM: 
 
 
___________________________________ 
Robert Gervais, City Attorney 
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Exhibit A 

Certain 1.07-acre tract of land generally located in the H.T. & B.R.R. CO. Survey, 
Abstract 483, Brazoria County, Texas, being out of and a part of that certain called 4.223 
acre tract conveyed to Haazelt Holdings, LLC., by deed recorded under Brazoria County 
Clerk’s file No. 2022069817 of the deed records of Brazoria County, Texas. 
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Exhibit B 

CONDITIONS FOR MORRIS AVENUE / HIGHWAY 6 (PID: 228682) 
(FREESTANDING AMBULATORY SURGICAL AND EMERGENCY CENTERS) 

 
1. A plat shall be prepared and approved in conformance with Chapter 62 – 

Subdivisions, prior to developing the subject site for the proposed Medical 
Department; 

2. The site development shall follow the attached site plan. However, changes 
necessary to conform to any adopted City of Manvel codes and ordinances 
shall be made as part of the construction plan and building permit review 
process;  

3. Outdoor lighting shall be shielded and shall conform with the Illuminating 
Engineering Society of North America ("IES") criteria for full cut-off fixtures, 
which is 100 percent of light output below 90 degrees, and 90 percent of 
light output below 80 degrees from a vertical line through the fixture; 

4. Outdoor lighting shall be deflected, shaded, and focused away from abutting 
properties and shall not be a nuisance to abutting properties, and shall be 
designed so that any overspill of lighting onto abutting properties shall not 
exceed three-tenths foot-candles, measured vertically and horizontally; 

5. Buildings shall be designed in conformance with all adopted technical codes, 
including Building and Fire Codes.  

6. The facility is only permitted to operate during the hours of 8:00 a.m. to 
10:00 p.m. each day, unless authorized by an approved SUP. 

7. All waiting and/or lobby areas shall maintain an unobstructed view from the 
outside. 

8. All doors shall remained unlocked and accessible during normal business 
hours.  
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Exhibit C 
 

MORRIS AVENUE / HIGHWAY 6 (PID: 228682) SITE PLAN 

 
 



M A N V E L   
P D & Z  C O M M I S S I O N  

D A T A  S H E E T  
                                                               

 

MEETING DATE: March 10, 2025 
 
TOPIC: The applicant, Mr. John English with REKHA Engineering, on behalf of the property 
owner, is submitting a request for the allowance of a pump detention system to be used for a 
proposed Manvel Medical facility (Emergency Room) along the Southeast corridor of Highway 6 
and 288.   

 
BACKGROUND:  
• The subject site is a 1.54-acre vacant tract located along the south side of Highway 6, to the 

east of Sonic Drive-in at 17518 Highway 6. 
• An SUP to allow the use of the medical facility was approved and adopted on October 

21,2024 (2024-O-26).  
• The property is located within the AO (Depth 2) and X-Unshaded flood zones. 
• The entities having jurisdiction over drainage for the site are BDD4, TXDOT and the City of 

Manvel. 
• Due to lack of depth at the outfall points within the drainage ditches along HWY6, the 

applicant is proposing to use a pump detention system to aid in achieving the detention 
requirements for the site. 

• A similar request for a pump detention system was approved by Council for a property 
located in the southwestern corner of Highway 6 and 288 across from the Manvel Town 
Center development. 

• Drainage and Mitigation on site is proposed to be handled by a combination of a mitigation 
swale, a detention pond, an allowance of detention within the parking lot and volume within 
the storm system consisting of pipes and inlets. 

• There are three proposed outfall points along Highway 6, one for the mitigation swale, 
another for the detention pond and one for the pump lift station. 

• On March 5, 2025, a variance request to the Engineering Design Criteria Manual was 
denied for the allowance of a pump detention system based on a provision in the manual 
stating that pump detention will have to be approved by City Council on a case-by-case 
basis. 

• Additional details and staff analysis are included in the attached staff report.   
 

City Staff Report: 
• Drainage Criteria is laid out in Chapter 5 of the City’s Engineering Design Criteria 

Manual 
• Pump Detention has generally been discouraged due to potential failure of the pump 

system, the need for more frequent maintenance and the responsibility of maintaining 
the system, and the potential flooding hazards that come from a reliance on a complex 
system to handle a large amount of storage volume. 

• Chapter 5 Section G Item 5 states that Pump Detention Facilities may be allowed by City 
Council on a case-by-case basis if the following criteria are met: 

1. Use is for non-residential developments. 
2. No residence is within 1,000 feet of the pump facility. 
3. A backup natural gas generator is provided for the entire pump facility. 



 
  

 

 

 

 

4. 50% of the detention is achieved by a gravity system. 
5. The corresponding Drainage District approves the pump facility. 

 
• The applicant has taken the following steps to meet the City’s criteria: 

1. The development is a non-residential use for a proposed ER clinic. 
2. There are no existing residential uses within 1,000 feet of the pump facility. 
3. A generator has been proposed to service the building and the pump station. 
4. The proposed detention pond is set to have its gravity outfall pipe at mid depth to 

achieve the 50% requirement. 
5. Correspondence has taken place with BDD4 regarding the pump facility and 

drainage requirements. Approval from the Drainage District will be required prior 
to City permit approval. 

• There are some additional supplemental documents which can be found attached with 
the packet that provide more detailed information about the pump system and measures 
taken to ensure present and future compliance with City guidelines.  
These include: 

1. The completed City Design Criteria Manual Variance Form which contains more 
information about the system and steps taken to ensure a reliable, functional 
product. 

2. A maintenance plan detailing steps taken to ensure proper functionality of the 
system over the duration of its lifetime and the owner’s obligations to the city to 
be involved in the maintenance process. 

3. A proposed Maintenance Covenant with the City detailing responsibilities 
assigned to the owner. 

4. The proposed drainage plan along with a detail of the pump station. 

STAFF RECOMMENDATION: The applicant meets the City’s criteria for the allowance of 
a pumped detention system with the condition of drainage approvals from the appropriate 
jurisdictions. The applicant has made an effort to draft and propose maintenance agreements 
with the city outlining the responsibility of the owner to provide a safe and reliable system.   
 
Generally, pump detention is not a preferred drainage solution and therefore, instead of offering 
a recommendation, staff is available to provide technical assistance to help the Commission in 
making a recommendation to the City Council.   

ATTACHMENTS: Vicinity Map, Design Criteria Manual Variance Form, Proposed 
Maintenance Plan, Proposed Maintenance Covenant, Drainage Plan and Pump Station Detail.  

FUNDING ISSUES  
_X_ Not applicable 
___ Not budgeted 
___ Full amount already budgeted 
___ Funds to be transferred from Acct.# 

SUBMITTING STAFF MEMBER 
Matt De La Rosa,  

Assistant City Engineer 
 

FINANCE DIRECTOR APPROVAL _____ 
 

CITY MANAGER APPROVAL _____ 



Date: May 2024
Reference: 2024043

Data Source, City of Manvel,
Brazoria County Open Data

This map is made available for reference
purposes only and should not be substituted for a
survey product. The City of Manvel will not accept

liability of any kind in conjunction with its use.
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7676 HILLMONT DRIVE, SUITE 350 - HOUSTON, TEXAS 77040 

PHONE: (713) 895-8080/8081 - FAX: (713) 895-7686 
Website: www.rekhaengineering.com - E-mail: jake1@pdq.net 

 

  
VARIANCE FOR MANVEL ER – PUMP 

2-12-25 
 

Modification Location   - Allow storm pump station for this proposed Manvel ER on this 1.5 acre tract on 
State Hwy 6 set forth in City of Manvel Design Criteria Manual Section 5- Drainage  
 
Section One  
 

1. Allow storm pump station for this proposed Manvel ER set forth in City of Manvel Design Criteria 
Manual Section 5- Drainage – sec 5-b stating pump allowed on case by case basis addressing the 
following items  

            5-b)  1) for nonresidential developments – this is a commercial development  
            5-b)  2) No residential is within 1000 feet of pump facility  - non exist  
            5-b)  3) Backup natural gas generator is provided- The proposed building has such generator and  
                         storm pump facility is hooked up & provides electrical services from onsite generator  
            5-b  4) At least 50% detention is gravity – detention system has been designed as per this std. 
            5-b  5) Corresponding Drainage District BDD#4 allows pump – BDD#4s has and have reviewed    
                       design of pump system thoroughly and we have addressed all comments 
             5-b      Maintenance responsibility is by owners of this development added on the plat  
             5-c      Only one tract is being served by this pump facility  
             5-d      Maintenance plan provided by BDD#4 and signed by owners of this development  
             5-e      A 15’ Maintenance Berm and access is provided around all sides of dry detention pond  
             5- f      A proposed chain link fence is proposed around total detention facility and around the  
                        electric pump station panel area 
Note also three agencies reviewing this design for a storm pump station a) City of Manvel (COM) b) 
Brazoria Drainage District No 4 (BDD#4) and Texas Department of Public Safety (TxDot). 

 
Section Two  
 

2. Planned is  
a) Proposed is a dual storm pump station to provide drainage and detention requirements for this 

development due to : 
      Existing conditions – The only place to drain this site is to State Highway 6 roadside ditch fronting  
      the site. This ditch is 2’ in depth and proposed detention facility is -+4’ deep. 
b) Likely hood of accidents- if power is lost, designed is a gas generator which will provide power to 

the building plus storm pump station when demand is required. 
c) Long term maintenance is planned based on a 3 planned documents provide based on BDD#4 

documents addressing a) BDD#4 Storm Pump station Maintenance Plan b) BDD#4 Drainage 
System Maintenance Plan c) BDD#4  Dry Detention Pond Maintenance Plan  

d) Functional and efficiency – planned is a monthly maintain company which provides service to storm 
pump facilities and dry detention facilities  

e) Technology provided –  
1) an alarm system for the storm pumps station is planned if pump is not functioning  per 

specifications at any time 
2) a gravity overflow pipe is planned from lift station to outfall if pump malfunctions  

http://www.rekhaengineering.com/
mailto:jake1@pdq.net
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3) a flap gate one way valve is designed in a JB just past the  lift station facility to not allow water 
from ditch to infiltrate the pump station to avoid wasteful running of the pump water level 

4) A float switch is set by pump station to determine the depth of ditch if pump needs to turn off if 
ditch is full 

5) Dual storm pumps are provided where one pump is operating for the release and the other for 
back up only. The pumps do alternate when required for service to maintenance operation use 
for each pump.  
 

Section Three 
 

3. Speed differential, street capacity, accidents, long term maintenance, etc. 
a) Once a storm occurs the storm pump station facility will activate upon certain levels in the lift station 

with one pump on to start releasing the pump release rate. Note a gravity overflow storm sewer is 
design once lift station is full and provide another release where both release will meet the minimum 
allowable release up to a 48 hours where the complete drainage at detention facility  will be drained 
as a dry detention pond as designed.  

b) Hwy 6 Roadside Ditch capacity will not exceed design capacity with this outfall and storm pump 
station release  

c) PLs see statements in item 2 for  maintenance efficiencies and other matter for pump station  
 

Section Four & Summary plus Conclusion  
 
4) Describe mitigation improvements based on this design on how it improves the overall system. 
            a)   Based on the answers above addressing  
                   1)  Maintenance plans will be executed by experience operator for total drainage system monthly 
                   2)  A new dual storm pump station with alarms is provided if one pump is down for maintenance,  
                        the other will provide full service plus a gravity overflow pipe is provided to the ditch 
                   3)  A New Natural gas generator is provided for both storm pump system and building to maintain                     
                        consistent services 24 hrs. per day 
                   4)  Safety – a fence is planned around the full detention facility, electrical panel area will be fenced                       
                         and access to the detention pond will have a ramp from top to bottom of pond 

6) Capacity is met or less flows for roadside ditch drainage system with this proposed pump 
system  

7) Approval from three agencies reviewing this design for a storm pump station a) City of Manvel 
(COM) b) Brazoria Drainage District No 4 (BDD#4) and Texas Department of Public Safety 
(TxDot) will be obtained.  
 

http://www.rekhaengineering.com/
mailto:jake1@pdq.net


City of Manvel Maintenance 
Agreement







City of Manvel Detention Facility Requirements

Contact City of Manvel Inspections

Contact City of Manvel in addition to BDD4.

Contact City of Manvel for Final

City of Manvel Requires Monthly Inspections



and the City of Manvel

City of Manvel





 19. City of Manvel has the same rights as BDD4 as listed above as well as Manvel also wants monthly 
inspections eand 1 annual inspection by a professional engineer that the pump and pond is operating 
correctly per code.





City of Manvel and
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GENERAL NOTES

PAVEMENT NOTES

PAVING & DRAINAGE LEGEND

DETAIL A

NOTE: OUTFALL NO. 1
(4"FM FOR 50% PUMPED
DETENTION ONLY)

NOTE: OUTFALL NO. 2
(FOR STORM 50% GRAVITY
DETENTION ONLY)

NOTE: OUTFALL NO. 3
(FOR MITIGATION ONLY)



DU
M
PS
TE
R

G
EN
ER
A
TO
R

7

,
7

0

0

 
S

.
F

A

P

P

R

O

X

.
 
T

O

T

A

L

 
G

R

O

S

S

 
S

F

:

C

E

N

T

E

R

1

 
S

T

O

R

Y

 
-

 
E

M

E

R

G

E

N

C

Y

P

R

O

P

O

S

E

D

F

F

=

5

6

.
0

0

A

B

B

A

C

C

D

D

E

E

F

F

U
E

U

E

U
E

A
M
BU
LA
N
C
E

EN
TR
Y

G
AS

G
AS

G

U

E

U

E

U

E

H

H

LEGEND
PARKING LOT
DETENTION LIMITS

DETENTION CALCULATIONS

DETENTION PROVIDED:
1. POND W/ BLOCK WALL = 12,673 X 3.35 = 42,455 C.F.
2. PARKING LOT DETENTION:  (AVERAGE DEPTH = 0.25)

1.  LANE = 20' X 80' X 6" DEPTH AVERAGE = 800 C.F.
2.  LANE = 25' X 55' X 6" DEPTH AVERAGE = 687 C.F.

PARKING SPACES = 9' X 20' X 1.5" DEPTH AVERAGE = 22.5 C.F.
SO 687 C.F. + 22.5 C.F. = 709.5 C.F.

3.  LANE = 25' X 95' X 6" DEPTH AVERAGE = 1,187 C.F.
PARKING SPACES = 10' X 50' X 1.5"   (AVERAGE) = 62.5 C.F.
SO 1,187 C.F. + 62.5 C.F. = 1,249.5 C.F.

           4.   LANE = 25' X 30' X 4.5" AVERAGE = 281 C.F.
           5.  LANE = 75' X 25' X 4.5" AVERAGE = 703 C.F.

PARKING 1 = 15' X 20' X 1.5" AVERAGE = 37 C.F.
PARKING 2 = 40' X 2-' X 1.5" AVERAGE = 100 C.F.
SO 703 C.F. + 37 C.F. + 100 C.F. = 840 C.F.

           6.  LANE = 70' X 25' X 6" AVERAGE = 875 C.F.
PARKING = 60' X 20' X 1.5" AVERAGE = 150 C.F.
SO 875 C.F. + 150 C.F. = 1,025 C.F.

TOTAL PARKING LOT DETENTION = 4,905 C.F.
3. STORM DETENTION:
           STORM =  12" STM x πR² x 165' = 130 C.F.
                              18" STM x πR² x 110' = 778 C.F.

                   24" STM x πR² x 275' = 864 C.F.
                            TOTAL = 1,772 C.F.
4. STORM INLETS:
        4'x4'x(23' COMBINED DEPTH OF ALL INLETS)
                         TOTAL = 368 C.F.

TOTAL DETENTION = 42,455 + 4,905 + 1,772 + 368 = 49,500 C.F.   MEETS CODE

WSE = 54.75

Note:

When site conditions require, wrap drainage

tile in 3/4" aggregate and filter fabric with

drainage composite or aggregate back drain

system, as directed by geotechnical engineer.

1/8" - 1/4"

8"

4" Perforated PVC

Drainage Tile

(AUGER)

Approximate

Limits of

Excavation

6" Thick reinforced Concrete

W/ #3 REBAR 6" EW

Finished Grade

Unit Drainage Fill

(3/4" Crushed

 Rock or Stone)

Keystone Standard II

Unit

Keystone Cap Unit

24"

Foundation Soil

Retained Soil

MITIGATION
CALCULATIONS

MITIGATION REQUIRED: FILL IN AO ZONE

DETENTION POND CUT AREA: 6,500 S.F. X 2' (FILL PER AO ZONE)
=13,000 C.F.
TOTAL REQUIRED: 13,000 C.F.

MITIGATION PROVIDED:

MIT POND A: 11,355 x 1.15' = 13,058 C.F.

DETENTION REQUIRED: (PER BDD#4)
67,479 S.F. X 0.70 AC-FT/AC = 47,235 C.F.

BENCHMARK

GAS GENERATORG

DETENTION REQUIRED: (PER CITY OF MANVEL)
67,479 S.F.  X 0.65 AC-FT/AC = 43,861 C.F.

1

5

1

2

3

4

6

(FOR GRAVITY OUTFALL)A

“

”

X

HGL VS FG CHART DIFF
1 53.65 54.00 0.35 OK
2 53.65 54.00 0.35 OK
3 53.50 54.00 0.50 OK
4 52.60 54.20 1.60 OK
5 52.51 54.10 1.59 OK
6 52.33 54.00 1.67 OK

  HGL   TG DIFF

EX. NG

TO REMAIN

PARKING LOT DET.
VOL. DETAILE

EXTREME EVENT OVEFLOW
W/CALCULATIONSB

TYPICAL BLOCK WALL DETAIL
C

NOTE: OUTFALL NO. 2
(FOR STORM 50% GRAVITY
DETENTION ONLY)

NOTE: OUTFALL NO. 3
(FOR MITIGATION ONLY)

RESTRICTOR DETAIL

(FOR PUMPED OUTFALL)D
RESTRICTOR DETAIL

NOTE: OUTFALL NO. 1
(4"FM FOR 50% PUMPED
DETENTION ONLY)
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6"

36"

18"

12'-0"

8'-6"

6"

48" DIA ID

58" DIA OD

5"5"

STATION OPERATION LEVELS

RISING LEVEL CYCLE

WATER LEVEL

ELEVATION

ACTION PUMPS IN OPERATION

LEAD PUMP TURNS "ON", FS-2 LEAD PUMP "ON"

LAG PUMP TURNS "ON", FS-3 LAG PUMP "ON"

HIGH WATER "ALARM" LEVEL, FS-4 HIGH LEVEL ALARM "ON"

FALLING LEVEL CYCLE

HIGH WATER ALARM, FS-4 HIGH LEVEL ALARM "OFF"

PUMPS "OFF" LEVEL, FS-1 ALL PUMPS "OFF" LAG PUMP

SWITCHES TO LEAD PUMP

–

STANDARD BDD#4 PUMP NOTES


	I. Regular Session
	 Call to OrderPosition #1 Ryan Miller, Chair 03/2025Position #2 Kyle Marasckin, Vice-Chair 03/2025Position #3 Mary Ann Atkinson 03/2025Position #4 Kenneth Haynes 03/2025Position #5 Christy Kennard 03/2026Position #6 Delores Martin 03/2026Position #7 William Richardson 03/2026

	II. Pledge
	III. Public Comments: "Comment Card" Required
	IV. Staff Presentation on Public Hearing Item
	V. Public Hearing
	 REPLAT OF MERIDIANA SECTION 32A AND 32B PARTIAL REPLAT NO.1

	VI. Staff Presentation on Public Hearing Item
	VII. Public Hearing
	 2025-O-06 PH

	VIII. Staff Presentation on Public Hearing Item
	IX. Public Hearing
	 2025-O-07 PH

	X. Consent PDZ
	A. Approve the meeting minutes to date.
	2-24-2025 PDZ Minutes


	XI. Regular Agenda
	A. Replat for Meridiana Section 32A and 32B Partial Replat No. 1
	1. Agenda Request
	2. Meridiana Section 32A and 32B Partial Replat No. 1 PDZ Report 03.10.25
	3. PDF Meridiana Section 32A and 32B Partial Replat No. 1
	4. Manvel GDP Amendment #23 APPROVED PD&Z - March 25, 2024

	B. Final Plat of Valencia Section 12;
	1. Agenda Request Form
	2. Valencia Section 12 FP PDZ Report 03.10.25
	3. Valencia Section 12_2025-2-3
	4. Valencia Master Plan 04.15.2024

	C. 2025-O-06
	1. PDZ Agenda Data Sheet SUP - Manvel Chiropractic
	2. PD&Z Staff Report SUP - Manvel Chiropractic
	ORD NO. 2025-O-06 - 20703  Morris Ave - PID 224008 - SUP

	D. 2025-O-07
	1. PD&Z Agenda Data Sheet SUP - ER (NAICS 621493)
	2. PD&Z Staff Report SUP - Emergency Department (NAICS 621493)
	ORD NO. 2025-O-07 Emergency Department (NAICS 621493)

	E. DCM Modification for Pump Detention Manvel ER
	1. PD&Z Agenda Data Sheet - Manvel ER - DCM Modification Pump Detention
	2. Manvel ER - Supporting Documents

	F. Consideration and possible action to direct staff to provide Applicants written statements of the conditions for any conditional approvals, and the reasons for disapproval of any plans or plats that were not approved, per Texas Local Government Code §212.0091.

	XII. Adjourn
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	Fax Number: 713-784-4577
	Email Address: jbowlin@ehrainc.com or bsweitzer@ehrainc.com
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	Description of Request and Physical Address 2: Consideration and possible action to approve the Replat for Meridiana Section 32A and 32B Partial Replat
	Description of Request and Physical Address 3:  No. 1 . Being a subdivision of 21,942 square feet (0.5037 acres) out of the Oliver Hall Survey, Abstract 203,
	Description of Request and Physical Address 4:  in the City of Manvel, Brazoria County, Texas; being a partial replat of Lots 1-4, Block 1 of Meridiana 
	1:  Section 32A as recorded under Brazoria County Plat Records Document No. 2023012528, and being a
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