






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/


 
 
 
Development Services Department 

20025 Highway 6, Manvel, TX 77578 | Ph: 281-489-0630 

  Page 1 of 5 
 

STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Valencia Section 15- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: March 24, 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 

• 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 along the west side of Chocolate Bayou, south side of proposed Charlotte Street 

extension. 
• The proposed plat subdivides a 13.057-acre tract into 55 residential lots, 3 Blocks, and 4 reserves for 

landscape, open space, drainage, and utility.  
• This proposed section includes traditional single-family residential lots with a minimum lot width of 

50 feet and minimum lot area of 6,000 square feet. 
• This proposed plat was previously submitted and denied by Planning, Development and Zoning 

Commission in February 2025. 
• The proposed plat generally conforms to the preliminary plat approved in February 2024.   

 

STAFF RECOMMENDATION 

The City staff recommends approval of this proposed plat - Valencia Section 15- Final Plat  
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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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GENERAL NOTES: 1. Bearing orientation is based on the Texas State Plane Coordinate System of 1983, South Central Zone as Bearing orientation is based on the Texas State Plane Coordinate System of 1983, South Central Zone as  orientation is based on the Texas State Plane Coordinate System of 1983, South Central Zone as orientation is based on the Texas State Plane Coordinate System of 1983, South Central Zone as  is based on the Texas State Plane Coordinate System of 1983, South Central Zone as is based on the Texas State Plane Coordinate System of 1983, South Central Zone as  based on the Texas State Plane Coordinate System of 1983, South Central Zone as based on the Texas State Plane Coordinate System of 1983, South Central Zone as  on the Texas State Plane Coordinate System of 1983, South Central Zone as on the Texas State Plane Coordinate System of 1983, South Central Zone as  the Texas State Plane Coordinate System of 1983, South Central Zone as the Texas State Plane Coordinate System of 1983, South Central Zone as  Texas State Plane Coordinate System of 1983, South Central Zone as Texas State Plane Coordinate System of 1983, South Central Zone as  State Plane Coordinate System of 1983, South Central Zone as State Plane Coordinate System of 1983, South Central Zone as  Plane Coordinate System of 1983, South Central Zone as Plane Coordinate System of 1983, South Central Zone as  Coordinate System of 1983, South Central Zone as Coordinate System of 1983, South Central Zone as  System of 1983, South Central Zone as System of 1983, South Central Zone as  of 1983, South Central Zone as of 1983, South Central Zone as  1983, South Central Zone as 1983, South Central Zone as  South Central Zone as South Central Zone as  Central Zone as Central Zone as  Zone as Zone as  as as determined by GPS measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State  by GPS measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State by GPS measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State  GPS measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State GPS measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State  measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State measurements. The coordinates shown hereon are Texas South Central Zone No. 4204 State  The coordinates shown hereon are Texas South Central Zone No. 4204 State The coordinates shown hereon are Texas South Central Zone No. 4204 State  coordinates shown hereon are Texas South Central Zone No. 4204 State coordinates shown hereon are Texas South Central Zone No. 4204 State  shown hereon are Texas South Central Zone No. 4204 State shown hereon are Texas South Central Zone No. 4204 State  hereon are Texas South Central Zone No. 4204 State hereon are Texas South Central Zone No. 4204 State  are Texas South Central Zone No. 4204 State are Texas South Central Zone No. 4204 State  Texas South Central Zone No. 4204 State Texas South Central Zone No. 4204 State  South Central Zone No. 4204 State South Central Zone No. 4204 State  Central Zone No. 4204 State Central Zone No. 4204 State  Zone No. 4204 State Zone No. 4204 State  No. 4204 State No. 4204 State  4204 State 4204 State  State State Plane Grid Coordinates (NAD83) and may be brought to surface by applying the following combined scale factor:  Grid Coordinates (NAD83) and may be brought to surface by applying the following combined scale factor: Grid Coordinates (NAD83) and may be brought to surface by applying the following combined scale factor:  Coordinates (NAD83) and may be brought to surface by applying the following combined scale factor: Coordinates (NAD83) and may be brought to surface by applying the following combined scale factor:  (NAD83) and may be brought to surface by applying the following combined scale factor: (NAD83) and may be brought to surface by applying the following combined scale factor:  and may be brought to surface by applying the following combined scale factor: and may be brought to surface by applying the following combined scale factor:  may be brought to surface by applying the following combined scale factor: may be brought to surface by applying the following combined scale factor:  be brought to surface by applying the following combined scale factor: be brought to surface by applying the following combined scale factor:  brought to surface by applying the following combined scale factor: brought to surface by applying the following combined scale factor:  to surface by applying the following combined scale factor: to surface by applying the following combined scale factor:  surface by applying the following combined scale factor: surface by applying the following combined scale factor:  by applying the following combined scale factor: by applying the following combined scale factor:  applying the following combined scale factor: applying the following combined scale factor:  the following combined scale factor: the following combined scale factor:  following combined scale factor: following combined scale factor:  combined scale factor: combined scale factor:  scale factor: scale factor:  factor: factor: 0.99986742185. 2. According to the Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas, According to the Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas,  to the Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas, to the Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas,  the Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas, the Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas,  Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas, Federal Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas,  Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas, Emergency Management Agency Flood Insurance Rate Map, Brazoria County, Texas,  Management Agency Flood Insurance Rate Map, Brazoria County, Texas, Management Agency Flood Insurance Rate Map, Brazoria County, Texas,  Agency Flood Insurance Rate Map, Brazoria County, Texas, Agency Flood Insurance Rate Map, Brazoria County, Texas,  Flood Insurance Rate Map, Brazoria County, Texas, Flood Insurance Rate Map, Brazoria County, Texas,  Insurance Rate Map, Brazoria County, Texas, Insurance Rate Map, Brazoria County, Texas,  Rate Map, Brazoria County, Texas, Rate Map, Brazoria County, Texas,  Map, Brazoria County, Texas, Map, Brazoria County, Texas,  Brazoria County, Texas, Brazoria County, Texas,  County, Texas, County, Texas,  Texas, Texas, Community Panel No. 48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard  Panel No. 48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard Panel No. 48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard  No. 48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard No. 48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard  48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard 48039C0130K, dated December 30, 2020, the property lies within Special Flood Hazard  dated December 30, 2020, the property lies within Special Flood Hazard dated December 30, 2020, the property lies within Special Flood Hazard  December 30, 2020, the property lies within Special Flood Hazard December 30, 2020, the property lies within Special Flood Hazard  30, 2020, the property lies within Special Flood Hazard 30, 2020, the property lies within Special Flood Hazard  2020, the property lies within Special Flood Hazard 2020, the property lies within Special Flood Hazard  the property lies within Special Flood Hazard the property lies within Special Flood Hazard  property lies within Special Flood Hazard property lies within Special Flood Hazard  lies within Special Flood Hazard lies within Special Flood Hazard  within Special Flood Hazard within Special Flood Hazard  Special Flood Hazard Special Flood Hazard  Flood Hazard Flood Hazard  Hazard Hazard Zone "A0" (areas determined to be inside the 1% annual floodplain with a depth of 3 feet).  This flood statement does not imply that the property or structures thereon will be free from   flooding or flooding or  or or flood damage. On rare occasions floods can and will  occur and flood heights may be  increased by increased by  by by man-made or natural causes. The location of the flood zone was determined by   scaling from said scaling from said  from said from said  said said FEMA map. The actual location, as determined by elevation contours, may differ.  Edminster, Hinshaw, Russ Edminster, Hinshaw, Russ  Hinshaw, Russ Hinshaw, Russ  Russ Russ & Associates, Inc. d/b/a EHRA, assumes no liability as to the accuracy  of the location of the flood zone of the location of the flood zone  the location of the flood zone the location of the flood zone  location of the flood zone location of the flood zone  of the flood zone of the flood zone  the flood zone the flood zone  flood zone flood zone  zone zone limits. This flood statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  This flood statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. This flood statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  flood statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. flood statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. statement shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. shall not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. not create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. create liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  liability on the part of Edminster, Hinshaw, Russ & Associates, Inc. liability on the part of Edminster, Hinshaw, Russ & Associates, Inc.  on the part of Edminster, Hinshaw, Russ & Associates, Inc. on the part of Edminster, Hinshaw, Russ & Associates, Inc.  the part of Edminster, Hinshaw, Russ & Associates, Inc. the part of Edminster, Hinshaw, Russ & Associates, Inc.  part of Edminster, Hinshaw, Russ & Associates, Inc. part of Edminster, Hinshaw, Russ & Associates, Inc.  of Edminster, Hinshaw, Russ & Associates, Inc. of Edminster, Hinshaw, Russ & Associates, Inc.  Edminster, Hinshaw, Russ & Associates, Inc. Edminster, Hinshaw, Russ & Associates, Inc.  Hinshaw, Russ & Associates, Inc. Hinshaw, Russ & Associates, Inc.  Russ & Associates, Inc. Russ & Associates, Inc.  & Associates, Inc. & Associates, Inc.  Associates, Inc. Associates, Inc.  Inc. Inc. d/b/a EHRA.  3. A- indicates Abstract A- indicates Abstract B.C.C.F. NO. indicates Brazoria County Clerk's File Number. B.C.D.R. indicates Brazoria County Deed Records. B.C.P.R. indicates Brazoria County Plat Records. B.L. indicates Building Line. P.O.B. indicates Point Of Beginning. P.O.C. indicates Point Of Commencing. P.U.E. indicates Public Utility Easement. PG. indicates Page R.O.W. indicates Right-Of-Way. 1' RES. indicates Reserve. SQ. FT. indicates Square Feet. STM.S.E. indicates Storm Sewer Easement U.E. indicates Utility Easement VOL. indicates Volume (F) indicates Found 5/8-inch capped iron rod stamped "E.H.R.A. 713-784-4500" 4. Property within the boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or Property within the boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or  within the boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or within the boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or  the boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or the boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or  boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or boundaries of this plat and adjacent to any drainage easement, ditch, gully, creek, or  of this plat and adjacent to any drainage easement, ditch, gully, creek, or of this plat and adjacent to any drainage easement, ditch, gully, creek, or  this plat and adjacent to any drainage easement, ditch, gully, creek, or this plat and adjacent to any drainage easement, ditch, gully, creek, or  plat and adjacent to any drainage easement, ditch, gully, creek, or plat and adjacent to any drainage easement, ditch, gully, creek, or  and adjacent to any drainage easement, ditch, gully, creek, or and adjacent to any drainage easement, ditch, gully, creek, or  adjacent to any drainage easement, ditch, gully, creek, or adjacent to any drainage easement, ditch, gully, creek, or  to any drainage easement, ditch, gully, creek, or to any drainage easement, ditch, gully, creek, or  any drainage easement, ditch, gully, creek, or any drainage easement, ditch, gully, creek, or  drainage easement, ditch, gully, creek, or drainage easement, ditch, gully, creek, or  easement, ditch, gully, creek, or easement, ditch, gully, creek, or  ditch, gully, creek, or ditch, gully, creek, or  gully, creek, or gully, creek, or  creek, or creek, or  or or natural drainage way shall hereby be restricted to keep such drainage ways and easements clear of any  drainage way shall hereby be restricted to keep such drainage ways and easements clear of any drainage way shall hereby be restricted to keep such drainage ways and easements clear of any  way shall hereby be restricted to keep such drainage ways and easements clear of any way shall hereby be restricted to keep such drainage ways and easements clear of any  shall hereby be restricted to keep such drainage ways and easements clear of any shall hereby be restricted to keep such drainage ways and easements clear of any  hereby be restricted to keep such drainage ways and easements clear of any hereby be restricted to keep such drainage ways and easements clear of any  be restricted to keep such drainage ways and easements clear of any be restricted to keep such drainage ways and easements clear of any  restricted to keep such drainage ways and easements clear of any restricted to keep such drainage ways and easements clear of any  to keep such drainage ways and easements clear of any to keep such drainage ways and easements clear of any  keep such drainage ways and easements clear of any keep such drainage ways and easements clear of any  such drainage ways and easements clear of any such drainage ways and easements clear of any  drainage ways and easements clear of any drainage ways and easements clear of any  ways and easements clear of any ways and easements clear of any  and easements clear of any and easements clear of any  easements clear of any easements clear of any  clear of any clear of any  of any of any  any any fences, buildings, plantings, or other obstructions.  5. The property subdivided in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. The property subdivided in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  property subdivided in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. property subdivided in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  subdivided in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. subdivided in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. in the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. the foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. foregoing plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. plat lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  lies in Brazoria County, the City of Manvel, Brazoria County M.U.D. lies in Brazoria County, the City of Manvel, Brazoria County M.U.D.  in Brazoria County, the City of Manvel, Brazoria County M.U.D. in Brazoria County, the City of Manvel, Brazoria County M.U.D.  Brazoria County, the City of Manvel, Brazoria County M.U.D. Brazoria County, the City of Manvel, Brazoria County M.U.D.  County, the City of Manvel, Brazoria County M.U.D. County, the City of Manvel, Brazoria County M.U.D.  the City of Manvel, Brazoria County M.U.D. the City of Manvel, Brazoria County M.U.D.  City of Manvel, Brazoria County M.U.D. City of Manvel, Brazoria County M.U.D.  of Manvel, Brazoria County M.U.D. of Manvel, Brazoria County M.U.D.  Manvel, Brazoria County M.U.D. Manvel, Brazoria County M.U.D.  Brazoria County M.U.D. Brazoria County M.U.D.  County M.U.D. County M.U.D.  M.U.D. M.U.D. No. 57, Alvin Independent School District, and Brazoria County Conservation and Reclamation District #3. 6. The terms and conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, The terms and conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  terms and conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, terms and conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  and conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, and conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, conditions of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, of Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, Ordinance numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024, numbers 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  2024-0-13 of the City of Manvel, Texas dated April 1, 2024, 2024-0-13 of the City of Manvel, Texas dated April 1, 2024,  of the City of Manvel, Texas dated April 1, 2024, of the City of Manvel, Texas dated April 1, 2024,  the City of Manvel, Texas dated April 1, 2024, the City of Manvel, Texas dated April 1, 2024,  City of Manvel, Texas dated April 1, 2024, City of Manvel, Texas dated April 1, 2024,  of Manvel, Texas dated April 1, 2024, of Manvel, Texas dated April 1, 2024,  Manvel, Texas dated April 1, 2024, Manvel, Texas dated April 1, 2024,  Texas dated April 1, 2024, Texas dated April 1, 2024,  dated April 1, 2024, dated April 1, 2024,  April 1, 2024, April 1, 2024,  1, 2024, 1, 2024,  2024, 2024, may affect this plat. 7. All sidewalks shall be constructed in accordance with City of Manvel Ordinance No. 2024-0-13. All sidewalks shall be constructed in accordance with City of Manvel Ordinance No. 2024-0-13. Ordinance No. 2024-0-13. 8. No residential, commercial, or industrial structure, other than structures necessary to operate the pipeline, shall No residential, commercial, or industrial structure, other than structures necessary to operate the pipeline, shall  residential, commercial, or industrial structure, other than structures necessary to operate the pipeline, shall residential, commercial, or industrial structure, other than structures necessary to operate the pipeline, shall  commercial, or industrial structure, other than structures necessary to operate the pipeline, shall commercial, or industrial structure, other than structures necessary to operate the pipeline, shall  or industrial structure, other than structures necessary to operate the pipeline, shall or industrial structure, other than structures necessary to operate the pipeline, shall  industrial structure, other than structures necessary to operate the pipeline, shall industrial structure, other than structures necessary to operate the pipeline, shall  structure, other than structures necessary to operate the pipeline, shall structure, other than structures necessary to operate the pipeline, shall  other than structures necessary to operate the pipeline, shall other than structures necessary to operate the pipeline, shall  than structures necessary to operate the pipeline, shall than structures necessary to operate the pipeline, shall  structures necessary to operate the pipeline, shall structures necessary to operate the pipeline, shall  necessary to operate the pipeline, shall necessary to operate the pipeline, shall  to operate the pipeline, shall to operate the pipeline, shall  operate the pipeline, shall operate the pipeline, shall  the pipeline, shall the pipeline, shall  pipeline, shall pipeline, shall  shall shall be erected or moved to a location nearer than 50 feet to any pipeline,  except for low pressure distribution except for low pressure distribution  for low pressure distribution for low pressure distribution  low pressure distribution low pressure distribution  pressure distribution pressure distribution  distribution distribution system pipeline as defined in section 62-2, as per Manvel Ordinance Sec. 62-116a. 9. No building, plumbing, electrical, or mechanical permit shall be issued by the city for the construction or repair No building, plumbing, electrical, or mechanical permit shall be issued by the city for the construction or repair  building, plumbing, electrical, or mechanical permit shall be issued by the city for the construction or repair building, plumbing, electrical, or mechanical permit shall be issued by the city for the construction or repair  plumbing, electrical, or mechanical permit shall be issued by the city for the construction or repair plumbing, electrical, or mechanical permit shall be issued by the city for the construction or repair  electrical, or mechanical permit shall be issued by the city for the construction or repair electrical, or mechanical permit shall be issued by the city for the construction or repair  or mechanical permit shall be issued by the city for the construction or repair or mechanical permit shall be issued by the city for the construction or repair  mechanical permit shall be issued by the city for the construction or repair mechanical permit shall be issued by the city for the construction or repair  permit shall be issued by the city for the construction or repair permit shall be issued by the city for the construction or repair  shall be issued by the city for the construction or repair shall be issued by the city for the construction or repair  be issued by the city for the construction or repair be issued by the city for the construction or repair  issued by the city for the construction or repair issued by the city for the construction or repair  by the city for the construction or repair by the city for the construction or repair  the city for the construction or repair the city for the construction or repair  city for the construction or repair city for the construction or repair  for the construction or repair for the construction or repair  the construction or repair the construction or repair  construction or repair construction or repair  or repair or repair  repair repair of any structure on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending  any structure on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending any structure on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending  structure on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending structure on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending  on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending on a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending  a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending a lot, tract, or parcel of land within a subdivision for which a final, minor, or amending  lot, tract, or parcel of land within a subdivision for which a final, minor, or amending lot, tract, or parcel of land within a subdivision for which a final, minor, or amending  tract, or parcel of land within a subdivision for which a final, minor, or amending tract, or parcel of land within a subdivision for which a final, minor, or amending  or parcel of land within a subdivision for which a final, minor, or amending or parcel of land within a subdivision for which a final, minor, or amending  parcel of land within a subdivision for which a final, minor, or amending parcel of land within a subdivision for which a final, minor, or amending  of land within a subdivision for which a final, minor, or amending of land within a subdivision for which a final, minor, or amending  land within a subdivision for which a final, minor, or amending land within a subdivision for which a final, minor, or amending  within a subdivision for which a final, minor, or amending within a subdivision for which a final, minor, or amending  a subdivision for which a final, minor, or amending a subdivision for which a final, minor, or amending  subdivision for which a final, minor, or amending subdivision for which a final, minor, or amending  for which a final, minor, or amending for which a final, minor, or amending  which a final, minor, or amending which a final, minor, or amending  a final, minor, or amending a final, minor, or amending  final, minor, or amending final, minor, or amending  minor, or amending minor, or amending  or amending or amending  amending amending plat has not been approved by the city and filed of record. No building, plumbing, electrical, or mechanical  has not been approved by the city and filed of record. No building, plumbing, electrical, or mechanical has not been approved by the city and filed of record. No building, plumbing, electrical, or mechanical  not been approved by the city and filed of record. No building, plumbing, electrical, or mechanical not been approved by the city and filed of record. No building, plumbing, electrical, or mechanical  been approved by the city and filed of record. No building, plumbing, electrical, or mechanical been approved by the city and filed of record. No building, plumbing, electrical, or mechanical  approved by the city and filed of record. No building, plumbing, electrical, or mechanical approved by the city and filed of record. No building, plumbing, electrical, or mechanical  by the city and filed of record. No building, plumbing, electrical, or mechanical by the city and filed of record. No building, plumbing, electrical, or mechanical  the city and filed of record. No building, plumbing, electrical, or mechanical the city and filed of record. No building, plumbing, electrical, or mechanical  city and filed of record. No building, plumbing, electrical, or mechanical city and filed of record. No building, plumbing, electrical, or mechanical  and filed of record. No building, plumbing, electrical, or mechanical and filed of record. No building, plumbing, electrical, or mechanical  filed of record. No building, plumbing, electrical, or mechanical filed of record. No building, plumbing, electrical, or mechanical  of record. No building, plumbing, electrical, or mechanical of record. No building, plumbing, electrical, or mechanical  record. No building, plumbing, electrical, or mechanical record. No building, plumbing, electrical, or mechanical  No building, plumbing, electrical, or mechanical No building, plumbing, electrical, or mechanical  building, plumbing, electrical, or mechanical building, plumbing, electrical, or mechanical  plumbing, electrical, or mechanical plumbing, electrical, or mechanical  electrical, or mechanical electrical, or mechanical  or mechanical or mechanical  mechanical mechanical permit shall be issued by the city for the construction or repair of any structure on a lot, tract, or parcel of  shall be issued by the city for the construction or repair of any structure on a lot, tract, or parcel of shall be issued by the city for the construction or repair of any structure on a lot, tract, or parcel of  be issued by the city for the construction or repair of any structure on a lot, tract, or parcel of be issued by the city for the construction or repair of any structure on a lot, tract, or parcel of  issued by the city for the construction or repair of any structure on a lot, tract, or parcel of issued by the city for the construction or repair of any structure on a lot, tract, or parcel of  by the city for the construction or repair of any structure on a lot, tract, or parcel of by the city for the construction or repair of any structure on a lot, tract, or parcel of  the city for the construction or repair of any structure on a lot, tract, or parcel of the city for the construction or repair of any structure on a lot, tract, or parcel of  city for the construction or repair of any structure on a lot, tract, or parcel of city for the construction or repair of any structure on a lot, tract, or parcel of  for the construction or repair of any structure on a lot, tract, or parcel of for the construction or repair of any structure on a lot, tract, or parcel of  the construction or repair of any structure on a lot, tract, or parcel of the construction or repair of any structure on a lot, tract, or parcel of  construction or repair of any structure on a lot, tract, or parcel of construction or repair of any structure on a lot, tract, or parcel of  or repair of any structure on a lot, tract, or parcel of or repair of any structure on a lot, tract, or parcel of  repair of any structure on a lot, tract, or parcel of repair of any structure on a lot, tract, or parcel of  of any structure on a lot, tract, or parcel of of any structure on a lot, tract, or parcel of  any structure on a lot, tract, or parcel of any structure on a lot, tract, or parcel of  structure on a lot, tract, or parcel of structure on a lot, tract, or parcel of  on a lot, tract, or parcel of on a lot, tract, or parcel of  a lot, tract, or parcel of a lot, tract, or parcel of  lot, tract, or parcel of lot, tract, or parcel of  tract, or parcel of tract, or parcel of  or parcel of or parcel of  parcel of parcel of  of of land within a subdivision in which the required storm drainage improvements, which may include detention  within a subdivision in which the required storm drainage improvements, which may include detention within a subdivision in which the required storm drainage improvements, which may include detention  a subdivision in which the required storm drainage improvements, which may include detention a subdivision in which the required storm drainage improvements, which may include detention  subdivision in which the required storm drainage improvements, which may include detention subdivision in which the required storm drainage improvements, which may include detention  in which the required storm drainage improvements, which may include detention in which the required storm drainage improvements, which may include detention  which the required storm drainage improvements, which may include detention which the required storm drainage improvements, which may include detention  the required storm drainage improvements, which may include detention the required storm drainage improvements, which may include detention  required storm drainage improvements, which may include detention required storm drainage improvements, which may include detention  storm drainage improvements, which may include detention storm drainage improvements, which may include detention  drainage improvements, which may include detention drainage improvements, which may include detention  improvements, which may include detention improvements, which may include detention  which may include detention which may include detention  may include detention may include detention  include detention include detention  detention detention ponds, have not been constructed and the permanent public improvements have not been approved and  have not been constructed and the permanent public improvements have not been approved and have not been constructed and the permanent public improvements have not been approved and  not been constructed and the permanent public improvements have not been approved and not been constructed and the permanent public improvements have not been approved and  been constructed and the permanent public improvements have not been approved and been constructed and the permanent public improvements have not been approved and  constructed and the permanent public improvements have not been approved and constructed and the permanent public improvements have not been approved and  and the permanent public improvements have not been approved and and the permanent public improvements have not been approved and  the permanent public improvements have not been approved and the permanent public improvements have not been approved and  permanent public improvements have not been approved and permanent public improvements have not been approved and  public improvements have not been approved and public improvements have not been approved and  improvements have not been approved and improvements have not been approved and  have not been approved and have not been approved and  not been approved and not been approved and  been approved and been approved and  approved and approved and  and and accepted by the city. 10. This final plat will expire two (2) years after final approval by the Planning, Development and Zoning This final plat will expire two (2) years after final approval by the Planning, Development and Zoning  final plat will expire two (2) years after final approval by the Planning, Development and Zoning final plat will expire two (2) years after final approval by the Planning, Development and Zoning  plat will expire two (2) years after final approval by the Planning, Development and Zoning plat will expire two (2) years after final approval by the Planning, Development and Zoning  will expire two (2) years after final approval by the Planning, Development and Zoning will expire two (2) years after final approval by the Planning, Development and Zoning  expire two (2) years after final approval by the Planning, Development and Zoning expire two (2) years after final approval by the Planning, Development and Zoning  two (2) years after final approval by the Planning, Development and Zoning two (2) years after final approval by the Planning, Development and Zoning  (2) years after final approval by the Planning, Development and Zoning (2) years after final approval by the Planning, Development and Zoning  years after final approval by the Planning, Development and Zoning years after final approval by the Planning, Development and Zoning  after final approval by the Planning, Development and Zoning after final approval by the Planning, Development and Zoning  final approval by the Planning, Development and Zoning final approval by the Planning, Development and Zoning  approval by the Planning, Development and Zoning approval by the Planning, Development and Zoning  by the Planning, Development and Zoning by the Planning, Development and Zoning  the Planning, Development and Zoning the Planning, Development and Zoning  Planning, Development and Zoning Planning, Development and Zoning  Development and Zoning Development and Zoning  and Zoning and Zoning  Zoning Zoning Commission, if construction of the improvements has not commenced within the two-year initial period or the  if construction of the improvements has not commenced within the two-year initial period or the if construction of the improvements has not commenced within the two-year initial period or the  construction of the improvements has not commenced within the two-year initial period or the construction of the improvements has not commenced within the two-year initial period or the  of the improvements has not commenced within the two-year initial period or the of the improvements has not commenced within the two-year initial period or the  the improvements has not commenced within the two-year initial period or the the improvements has not commenced within the two-year initial period or the  improvements has not commenced within the two-year initial period or the improvements has not commenced within the two-year initial period or the  has not commenced within the two-year initial period or the has not commenced within the two-year initial period or the  not commenced within the two-year initial period or the not commenced within the two-year initial period or the  commenced within the two-year initial period or the commenced within the two-year initial period or the  within the two-year initial period or the within the two-year initial period or the  the two-year initial period or the the two-year initial period or the  two-year initial period or the two-year initial period or the  initial period or the initial period or the  period or the period or the  or the or the  the the one-year extension period granted by the Planning, Development and Zoning Commission. 11. A two-year maintenance bond, in the amount of fifty percent (50%) of the cost of the infrastructure A two-year maintenance bond, in the amount of fifty percent (50%) of the cost of the infrastructure  two-year maintenance bond, in the amount of fifty percent (50%) of the cost of the infrastructure two-year maintenance bond, in the amount of fifty percent (50%) of the cost of the infrastructure  maintenance bond, in the amount of fifty percent (50%) of the cost of the infrastructure maintenance bond, in the amount of fifty percent (50%) of the cost of the infrastructure  bond, in the amount of fifty percent (50%) of the cost of the infrastructure bond, in the amount of fifty percent (50%) of the cost of the infrastructure  in the amount of fifty percent (50%) of the cost of the infrastructure in the amount of fifty percent (50%) of the cost of the infrastructure  the amount of fifty percent (50%) of the cost of the infrastructure the amount of fifty percent (50%) of the cost of the infrastructure  amount of fifty percent (50%) of the cost of the infrastructure amount of fifty percent (50%) of the cost of the infrastructure  of fifty percent (50%) of the cost of the infrastructure of fifty percent (50%) of the cost of the infrastructure  fifty percent (50%) of the cost of the infrastructure fifty percent (50%) of the cost of the infrastructure  percent (50%) of the cost of the infrastructure percent (50%) of the cost of the infrastructure  (50%) of the cost of the infrastructure (50%) of the cost of the infrastructure  of the cost of the infrastructure of the cost of the infrastructure  the cost of the infrastructure the cost of the infrastructure  cost of the infrastructure cost of the infrastructure  of the infrastructure of the infrastructure  the infrastructure the infrastructure  infrastructure infrastructure improvements, valid two (2) years from the date the infrastructure is accepted and/or approved by the City  valid two (2) years from the date the infrastructure is accepted and/or approved by the City valid two (2) years from the date the infrastructure is accepted and/or approved by the City  two (2) years from the date the infrastructure is accepted and/or approved by the City two (2) years from the date the infrastructure is accepted and/or approved by the City  (2) years from the date the infrastructure is accepted and/or approved by the City (2) years from the date the infrastructure is accepted and/or approved by the City  years from the date the infrastructure is accepted and/or approved by the City years from the date the infrastructure is accepted and/or approved by the City  from the date the infrastructure is accepted and/or approved by the City from the date the infrastructure is accepted and/or approved by the City  the date the infrastructure is accepted and/or approved by the City the date the infrastructure is accepted and/or approved by the City  date the infrastructure is accepted and/or approved by the City date the infrastructure is accepted and/or approved by the City  the infrastructure is accepted and/or approved by the City the infrastructure is accepted and/or approved by the City  infrastructure is accepted and/or approved by the City infrastructure is accepted and/or approved by the City  is accepted and/or approved by the City is accepted and/or approved by the City  accepted and/or approved by the City accepted and/or approved by the City  and/or approved by the City and/or approved by the City  approved by the City approved by the City  by the City by the City  the City the City  City City (within city if applicable and will be required before permits are issued). 12. All boundary corners for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. All boundary corners for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  boundary corners for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. boundary corners for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  corners for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. corners for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. for the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. the plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. plat shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. shown hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A. hereon are set 5/8-inch iron rods with cap stamped "E.H.R.A.  are set 5/8-inch iron rods with cap stamped "E.H.R.A. are set 5/8-inch iron rods with cap stamped "E.H.R.A.  set 5/8-inch iron rods with cap stamped "E.H.R.A. set 5/8-inch iron rods with cap stamped "E.H.R.A.  5/8-inch iron rods with cap stamped "E.H.R.A. 5/8-inch iron rods with cap stamped "E.H.R.A.  iron rods with cap stamped "E.H.R.A. iron rods with cap stamped "E.H.R.A.  rods with cap stamped "E.H.R.A. rods with cap stamped "E.H.R.A.  with cap stamped "E.H.R.A. with cap stamped "E.H.R.A.  cap stamped "E.H.R.A. cap stamped "E.H.R.A.  stamped "E.H.R.A. stamped "E.H.R.A.  "E.H.R.A. "E.H.R.A. 713-784-4500", unless otherwise noted.  13. The boundary for this plat has a closure in excess of 1:15,000. The boundary for this plat has a closure in excess of 1:15,000. 14. There are no visible or apparent pipelines within the boundaries of this subdivision. There are no visible or apparent pipelines within the boundaries of this subdivision. 15. The drainage on adjacent property will not be impacted by this development.  The drainage on adjacent property will not be impacted by this development.  16. Development regulations and City permits are required on all property. Development regulations and City permits are required on all property. 17. No lots are 70' wide or greater.No lots are 70' wide or greater.
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    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 13- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: March 24, 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 

• 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 along the western side of Chocolate Bayou, on the southern side of the 
proposed Dogwood Ave extension (B-10). 

• The proposed plat subdivides a 20.953-acre tract into 68 residential lots, 4 Blocks, and 3 reserves for 
landscape, open space, drainage, and utility.  

• This proposed section includes traditional single-family residential lots with a minimum lot width of 
60 feet and minimum lot area of 7,200 square feet 

• This proposed plat was previously submitted and denied by Planning, Development, and Zoning 
Commission in February 2025. 

• The proposed plat generally conforms to the preliminary plat approved in March 2024.   
 

STAFF RECOMMENDATION 

The City staff recommends approval of this proposed plat - Valencia Section 13- Final Plat  
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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) 

 





FINAL PLAT OF
VALENCIA SECTION 13

1904 W. Grand Parkway North Phone 713.953.5200
LJA Engineering, Inc.

Suite 100 Fax 713.953.5026
Katy, Texas 77449 FRN-F-1386

LJA Surveying, Inc.
3600 W. Sam Houston Parkway S.             Phone  713.953.5200
Suite 175                                                          Fax  713.953.5026
Houston, Texas  77042               T.B.P.E.L.S. Firm No. 10194382

2023 FM VALENCIA
 DEVELOPMENT, LLC,

A TEXAS LIMITED LIABILITY COMPANY

VALENCIA 288, LLC,
A TEXAS LIMITED LIABILITY COMPANY

BRAZORIA COUNTY MUD #83
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FINAL PLAT OF
VALENCIA SECTION 13

1904 W. Grand Parkway North Phone 713.953.5200
LJA Engineering, Inc.

Suite 100 Fax 713.953.5026
Katy, Texas 77449 FRN-F-1386

LJA Surveying, Inc.
3600 W. Sam Houston Parkway S.             Phone  713.953.5200
Suite 175                                                          Fax  713.953.5026
Houston, Texas  77042               T.B.P.E.L.S. Firm No. 10194382

2023 FM VALENCIA
 DEVELOPMENT, LLC,

A TEXAS LIMITED LIABILITY COMPANY

VALENCIA 288, LLC,
A TEXAS LIMITED LIABILITY COMPANY
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30’ Enterprise Crude Pipeline, LLC Easement

B l u e w a t e r
L a k e s

L a k e l a n d

D E L  B E L L O  B L V D .  

Im
pr

ov
ed

 D
ra

in
ag

e

Ch
an

ne
l (

ex
ist

in
g 

ci
ty

 p
ro

je
ct

)

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

C h o c ol a
te B

ayou

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. 

P r e pa re d  f o r

Hillwood
Residential

0 150 300 600

Re f e re n c e  D a t e :  0 2 . 2 7 . 2 0 2 4

N O R T H

RELATIONSHIPS  |  PROCESS  |  DESIGN

E X H I B I T  E
P l a n n e d  U n i t  D e v e l o p m e n t

C o n c e p t u a l  L a n d  U s e  E x h i b i t

VALENCIA
±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



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 15- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: March 24, 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 

• 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 along the west side of Chocolate Bayou, south side of proposed Charlotte Street 
extension. 

• The proposed plat subdivides a 13.057-acre tract into 55 residential lots, 3 Blocks, and 4 reserves for 
landscape, open space, drainage, and utility.  

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

• This proposed plat was previously submitted and denied by Planning, Development and Zoning 
Commission in February 2025. 

• The proposed plat generally conforms to the preliminary plat approved in February 2024.   
 

STAFF RECOMMENDATION 

The City staff recommends approval of this proposed plat - Valencia Section 15- Final Plat  
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Plat Exhibit 
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Plat Exhibit 
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Valencia Master Plan (dated April 15, 2024) 

 







FINAL PLAT OF
VALENCIA  SECTION 15

2023 FM VALENCIA DEVELOPMENT, LLC,
A TEXAS LIMITED LIABILITY COMPANY

1904 W. Grand Parkway North Phone 713.953.5200
LJA Engineering, Inc.

Suite 100 Fax 713.953.5026
Katy, Texas 77449 FRN-F-1386

INC.,

3600 W Sam Houston Parkway S               Phone  713.953.5200
Suite 175                                                           Fax  713.953.5026
Houston, Texas  77042                      TBPELS Firm No. 10194382
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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
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45’  x  120’
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Section 8
(C-01)
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Section 10
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(A-04B)

45’  x  120’
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Section 16
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50’  x  120’
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±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
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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.
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THE STATE OF TEXAS § 
COUNTY OF BRAZORIA § 
CITY OF MANVEL § 

 
 
 
 

 
MANVEL PLANNING DEVELOPMENT AND ZONING COMMISSION 

NOTICE IS HEREBY GIVEN 
6:00 P.M. 

 

MINUTES 3/10/2025 
Regular Session 

Call to Order 
PDZ Member Ryan Miller called the meeting of the PDZ to order at 6:01 p.m.  
Those in attendance were: 
Present: Ryan Miller 

Kyle Marasckin 
Mary Ann Atkinson 
Kenneth Haynes 
Christy Kennard 
Delores Martin 
William Richardson 

Absent: None 
Also Present: Robert Gervais, City Attorney 

Tammy Bell, City Secretary 
Jose Abraham, Director of Development Services 
Elaheh Roohbakhsh, Associate Planner 
Matt De La Rosa, Assistant City Engineer 

 
Pledge 
 
Public Comments: "Comment Card" Required  
 
Staff Presentation on Public Hearing Item 
Elaheh Roohbakhsh, Associate Planner, provided the presentation. 

 
Public Hearing 

TO HEAR INPUT FROM THE PUBLIC REGARDING A PROPOSED REPLAT OF 
MERIDIANA SECTION 32A AND 32B PARTIAL REPLAT NO.1, BEING A SUBDIVISION 
OF 0.5037 ACRES (21,942 SQUARE FEET) OUT OF THE OLIVER HALL SURVEY, A-203; 
IN THE CITY OF MANVEL, BRAZORIA COUNTY, TEXAS; BEING A PARTIAL REPLAT 
OF LOTS 1-4, BLOCK 1 OF MERIDIANA, SECTION 32A AS RECORDED UNDER 
BRAZORIA COUNTY PLAT RECORDS DOCUMENT NO. 2023012528, AND BEING A 
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PARTIAL REPLAT OF LOTS 1 AND 2, BLOCK 1 OF MERIDIANA SECTION 32B AS 
RECORDED UNDER BRAZORIA COUNTY PLAT RECORDS DOCUMENT NO. 
2023013762. REASON FOR REPLAT IS TO COMBINE 6 SINGLE-FAMILY RESIDENTIAL 
LOTS INTO 4 SINGLE-FAMILY RESIDENTIAL LOTS AND TO REMOVE UTILITY 
EASEMENT RESERVES. 
 

Public Hearing 
TO HEAR INPUT FROM THE PUBLIC REGARDING A PROPOSED REPLAT OF 
MERIDIANA SECTION 32A AND 32B PARTIAL REPLAT NO.1, BEING A SUBDIVISION 
OF 0.5037 ACRES (21,942 SQUARE FEET) OUT OF THE OLIVER HALL SURVEY, A-203; 
IN THE CITY OF MANVEL, BRAZORIA COUNTY, TEXAS; BEING A PARTIAL REPLAT 
OF LOTS 1-4, BLOCK 1 OF MERIDIANA, SECTION 32A AS RECORDED UNDER 
BRAZORIA COUNTY PLAT RECORDS DOCUMENT NO. 2023012528, AND BEING A 
PARTIAL REPLAT OF LOTS 1 AND 2, BLOCK 1 OF MERIDIANA SECTION 32B AS 
RECORDED UNDER BRAZORIA COUNTY PLAT RECORDS DOCUMENT NO. 
2023013762. REASON FOR REPLAT IS TO COMBINE 6 SINGLE-FAMILY RESIDENTIAL 
LOTS INTO 4 SINGLE-FAMILY RESIDENTIAL LOTS AND TO REMOVE UTILITY 
EASEMENT RESERVES. 
 
The Public Hearing opened at 6:05 p.m. 
First call for comments - None 
Second call for comments - None 
Third call for comments - None 
The Public Hearing closed at 6:05 p.m. 
 

Staff Presentation on Public Hearing Item 
Elaheh Roohbakhsh, Associate Planner, provided the presentation. 
 
Public Hearing 

TO HEAR INPUT FROM THE PUBLIC REGARDING 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. 
 
The Public Hearing opened at 6:10 p.m. 
First call for comments - None 
Second call for comments - None 
Third call for comments - None 
The Public Hearing closed at 6:10 p.m. 
 

Staff Presentation on Public Hearing Item 
Elaheh Roohbakhsh, Associate Planner, provided the presentation. 
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Public Hearing 
TO HEAR INPUT FROM THE PUBLIC REGARDING 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. 
 
The Public Hearing opened at 6:16 p.m. 
First call for comments - None 
Second call for comments - None 
Third call for comments - None 
The Public Hearing closed at 6:16 p.m. 
 

Consent PDZ 
A. Approve the meeting minutes to date. 

 
PDZ Member Kyle Marasckin made the motion to approve. PDZ Member Mary Ann 
Atkinson seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

Kennard, Delores Martin, William Richardson 
No: None 
Absent: None 
Abstained: None 
 

Regular Agenda 
A. Consideration and possible action to approve the Replat for Meridiana Section 32A and 32B 

Partial Replat No. 1; 
BEING A SUBDIVISION OF 21,942 SQUARE FEET (0.5037 ACRES) OUT OF THE OLIVER 
HALL SURVEY, ABSTRACT 203, IN THE CITY OF MANVEL, BRAZORIA COUNTY, 
TEXAS; BEING A PARTIAL REPLAT OF LOTS 1-4, BLOCK 1 OF MERIDIANA SECTION 
32A AS RECORDED UNDER BRAZORIA COUNTY PLAT RECORDS DOCUMENT NO. 
2023012528, AND BEING A PARTIAL REPLAT OF LOTS 1 AND 2, BLOCK 1 OF 
MERIDIANA SECTION 32B AS RECORDED UNDER BRAZORIA COUNTY PLAT 
RECORDS DOCUMENT NO. 2023013762. 
 
PDZ Member Christy Kennard made the motion to approve. PDZ Member William 
Richardson seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

Kennard, Delores Martin, William Richardson 
No: None 
Absent: None 
Abstained: None 
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B. Consideration and possible action to approve the Final Plat of Valencia Section 12; 
BEING A SUBDIVISION OF 14.982 ACRES OF LAND LOCATED IN THE H.T. & B.R.R. 
COMPANY SURVEY, SECTION 73, ABSTRACT 301, BRAZORIA COUNTY, TEXAS; 
BEING A PORTION OF LOTS 37, 38, 45, AND 46 IN THE ALLISON RICHEY GULF COAST 
HOME COMPANY PART OF SUBURBAN GARDENS SEC 73, A SUBDIVISION OF 
RECORD UNDER VOL. 2 PAGES 91 & 92 OF THE PLAT RECORDS OF BRAZORIA 
COUNTY, TEXAS, PUBLIC RECORDS (B.C.P.R.). 
 
City Staff recommends denial, with multiple comments provided. 
 
PDZ Member Christy Kennard made the motion to approve with conditions. PDZ Member 
Delores Martin seconded the motion. 
The motion FAILED with a vote: 1/6 Yes: Delores Martin 
No: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

Kennard, William Richardson 
Absent: None 
Abstained: None 
 

C. Consideration and possible action to approve and forward with recommendation to City Council, 
Ordinance 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. 

 
City 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.  

 
PDZ Member William Richardson made the motion to approve with conditions. PDZ 
Member Kenneth Haynes seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

Kennard, Delores Martin, William Richardson 
No: None 
Absent: None 
Abstained: None 
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D. Consideration and possible action to approve and forward with recommendation to City Council, 
Ordinance 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. 
 
PD&Z members share concerns over having so many of these urgent care/ERs on the Highway 6 
corridor. 
The operating hour condition is brought up because the State requires emergency care facilities to 
be open 24/7. 
Staff needs more time to verify the law around the operating hours. 

 
PDZ Member Ryan Miller made the motion to table. PDZ Member Delores Martin seconded the 
motion. 
The motion carried with a vote: 7/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

Kennard, Delores Martin, William Richardson 
No: None 
Absent: None 
Abstained: None 
 

E. Consideration and possible action to approve and forward with recommendation to City Council; 
a Design Criteria Modification request from the City of Manvel Design Criteria Manual, Section 
5, Drainage, 1.04. G. 5.a. and b. and Section 5, Drainage, 2.02 F and G for 1.54 acres located on 
the south side of Highway 6, to the east of Sonic Drive-in at 17518 Highway 6. 
 
Matt De La Rosa, Assistant City Engineer, provided the presentation. 
Generally, pump detention is not a preferred drainage solution, so instead of offering a 
recommendation, the staff is available to provide technical assistance to help the Commission 
make a recommendation to the City Council. 
A representative for the development explained the generator will be powered by natural gas, and 
the pump is a dual pump, so this reduces any failures in the system. The drainage must comply 
with BDD4, TxDOT, and City of Manvel. 

 
PDZ Member Mary Ann Atkinson made the motion to approve. PDZ Member Ryan Miller 
seconded the motion. 
The motion carried with a vote: 4/3 
Yes: Ryan Miller, Mary Ann Atkinson, Christy Kennard, William Richardson No:
 Kyle Marasckin, Kenneth Haynes, Delores Martin 
Absent: None 
Abstained: None 
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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. 

 
PDZ Member Christy Kennard made the motion to approve. PDZ Member Kenneth Haynes 
seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

Kennard, Delores Martin, William Richardson 
No: None 
Absent: None 
Abstained: None 
 

Adjourn 
PDZ Member Christy Kennard made the motion to adjourn the meeting at 6:54 p.m. PDZ Member Mary 
Ann Atkinson seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy Kennard, 

Delores Martin, William Richardson 
No: None 
Absent: None 
Abstained: None 

 
 
 

C E R T I F I C A T I O N 

 

 
TAMMY BELL, CITY SECRETARY 
CITY OF MANVEL, TEXAS 



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 24, 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.  

 

 



 

 

  

 

 

PD&Z RECOMMENDATION: The Planning and Zoning Commission held a public hearing 

on March 10, 2025, to receive public input. There were no public comments made on the 
proposed project. Staff and the applicant provide clarifications to commission’s drainage and 
access related questions. The Commission had questions regarding the predetermined 
condition related to operating hours since Emergency Rooms are required to be open 24/7. The 
agenda item was postponed so that staff could review and provide clarification on the 
predetermined conditions related to operational hours.  

CITY COUNCIL HELD PUBLIC HEARING: At the March 17, 2025, City Council public 

hearing, no opposition was expressed regarding the subject SUP request. At the public hearing, 
the applicant indicated that they had spoken to several neighbors adjacent to the subject site 
who have generally indicated approval for the project.  Following the City Council meeting, staff 
received five emails opposing the requested SUP due to concerns about noise and traffic and 
its being a 24-hour operation. 

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 24, 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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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 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 suggests general alignment with the Comprehensive plan 

goals. 

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 
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landscaping requirements to minimize any visual or operational disturbances to nearby 

residential areas.  

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 
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Avenue/Highway 6 will include trees and shrubs per Overlay District requirements. 

Perimeter landscaping will screen parking areas, and the existing wooden fence separates 

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 permitted to operate twenty-four (24) hours a day, if the current zoning ordinance 

is amended by City Council to allow state requirements to dictate hours of operation for medical 

and personal care uses.   

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.  
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NOTE: Staff will propose a zoning ordinance amendment to update the hours of operation related SUP 

requirement for medical and personal care uses at a future meeting.   

 

PLANNING, DEVELOPMENT AND ZONING COMMISSION DISCUSSION AND RECOMMENDATION 

The Planning and Zoning Commission held a public hearing on March 10, 2025, to receive public 

input. There were no public comments made on the proposed project. Staff and the applicant provide 

clarifications to commission’s drainage and access related questions. The Commission had questions 

regarding the predetermined condition related to operating hours since Emergency Rooms are 

required to be open 24/7. The agenda item was postponed so that staff could review and provide 

clarification on the predetermined conditions related to operational hours. 

 

CITY COUNCIL HELD PUBLIC HEARING 

At the March 17, 2025, City Council public hearing, no opposition was expressed regarding the 

subject SUP request. At the public hearing, the applicant indicated that they had spoken to several 

neighbors adjacent to the subject site who have generally indicated approval for the project.  

Following the City Council meeting, staff received five emails opposing the requested SUP due to 

concerns about noise and traffic and its being a 24-hour operation. 

 

PUBLIC HEARING NOTICE 

The Notice of Public Hearing was published in the newspaper of general circulation. All property 

owners within 200 feet of the property were notified. Following the City Council meeting, staff 

received several emails opposing the requested SUP due to concerns about noise and traffic. 

Additionally, there were concerns regarding the proposed modification of operating hours from 8:00 

AM – 10:00 PM to 24/7.  
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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  

 



  
 

Staff Report to Planning, Development, and Zoning Commission  

Specific Use Permit   

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, 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 permitted to operate twenty-four (24) hours a day, if the 
current zoning ordinance is amended by City Council to allow state 
requirements to dictate hours of operation for medical and personal care 
uses.   

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 

 
 



From: Eddie Baez <eddiebaez1@gmail.com> 

Sent: Wednesday, March 19, 2025 4:24 PM 

To: Tammy Bell 

Cc: Planning & Development 

Subject: Formal Objection to Freestanding Emergency Room 

 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 

you recognize the sender and know the content is safe. 

 

Dear Planning, Development, and Zoning Board,  

 

I am writing to formally express my objections to the proposed development of a 

freestanding ER on Highway 6 in front of the Bluewater Lakes community. I am a resident 

living in the neighborhood directly behind the development site, and I have significant 

concerns regarding both the development itself and its potential impact on the well-being 

and amenity of the surrounding area, including my own home and those of other residents. 

I have outlined these concerns in detail in this objection letter.  

 

Amplification of Noise and Traffic:  

 

This proposed ER endeavors to modify the previously approved operational hours, set from 

8:00 am to 10:00 pm, to the proposed 24 hour schedule. This proposed alteration raises 

concerns regarding its compatibility with the distinctive character of our community. We 

currently have access to existing Memorial Hermann GoHealth Urgent Care, and Next 

Level Urgent Care in our community, as well as an already approved facility down Highway 

6 away from existing residential communities, and Hospitals that are in close proximity in 

Pearland.  

 

 Allowing the construction of this facility at all, as well as extending the operating hours if 

approved will undoubtedly result in increased noise and traffic congestion, particularly 

affecting residential areas. The noise generated by emergency vehicles, patrons and staff 

entering and exiting, would not respect the neighborhood's character.  

 

In summary, maintaining alignment between the development's purpose and the peaceful 

residential character of our town setting is crucial. Deviating from the approved 

operational hours threatens the neighborhood's tranquility and community well-being.  

 

It is crucial for the Manvel Planning, Development, and Zoning Board to carefully consider 

the substantial negative impacts this development would have on residents. I urge the 

council to reject the building of this facility, in order to safeguard the peace, well-being, 

and overall quality of life for the residents of Manvel.  

 

Sincerely, 
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Eduardo Baez 



From: Rojas, Janie [c] <ROJASJ@cpchem.com> 

Sent: Thursday, March 20, 2025 3:11 PM 

To: Planning & Development 

Subject: New Development 

 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 

you recognize the sender and know the content is safe. 

 

To: Planning, Development, and Zoning Board 
     Manvel City Hall 

     20031 Highway 6 
     Manvel, TX 77578 

Subject: Strong Opposition to the Proposed Freestanding Emergency Room 

Dear Planning, Development, and Zoning Board, 

As a resident of Lake Ridge Drive, I am writing to strongly oppose the proposed 
freestanding emergency room on Highway 6, directly in front of the Bluewater Lakes 

community. My family and I, along with many of our neighbors, are deeply concerned about 

how this facility would negatively impact our neighborhood and quality of life. 

Noise, Traffic, and Community Disruption 

The proposed ER not only changes the previously approved operating hours (8:00 AM – 

10:00 PM) to a 24-hour facility but also raises concerns about the compatibility of such an 
establishment in a primarily residential area. The increased noise from emergency vehicles, 

patients coming and going at all hours, and additional traffic congestion along Highway 6 

will be disruptive to the peace and character of our community. 

Additionally, we already have access to multiple urgent care facilities, including Memorial 

Hermann GoHealth and Next Level Urgent Care, as well as a previously approved ER further 

down Highway 6 that is appropriately located away from residential neighborhoods. Full-
service hospitals are also nearby in Pearland, making another ER in this specific location 

unnecessary. 

Preserving the Character of Our Community 

Our neighborhood is built on a foundation of tranquility, safety, and residential comfort. 

Allowing a facility of this nature—especially one that operates 24/7—would jeopardize the 

environment we cherish. The increased noise, traffic, and potential decline in property 

values make this a serious concern for all of us who call this area home. 

I respectfully urge the Planning, Development, and Zoning Board to reject this proposal and 

prioritize Manvel's residents' well-being and quality of life. 

Sincerely, 

Janie L. Rojas 

A resident of Lake Ridge Drive, Manvel, TX 
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Janie L. Rojas  
IIF Safety Specialist  GTP Project 
Chevron Phillips Chemical LP 

Golden Triangle Polymers Company  

(956)780-2152 | Rojasj@cpchem.com  

 
 



Jessica Wells 

7014 Harbor Valley Lane 

713-204-3985 

March 14, 2025 

Planning, Development, and Zoning Board 

Manvel City Hall 

20031 Highway 6 

Manvel, TX 77578 

 

Formal objection to freestanding Emergency Room 

 

Dear Planning, Development, and Zoning Board, 

I am writing to formally express my objections to the proposed development of a freestanding ER on 
Highway 6 in front of the Bluewater Lakes community. I am a resident living adjacent to the development 
site, and I have significant concerns regarding both the development itself and its potential impact on the 
well-being and amenity of the surrounding area, including my own home and those of other residents. I 
have outlined these concerns in detail in this objection letter. 

Amplification of Noise and Traffic: 

This proposed ER endeavors to modify the previously approved operational hours, set from, 8:00 am to 
10:00 pm, to the proposed 24 hour schedule. This proposed alteration raises concerns regarding its 
compatibility with the distinctive character of our community. We currently have access to existing 
Memorial Hermann GoHealth Urgent Care, and Next Level Urgent Care in our community, as well as an 
already approved facility down Highway 6 away from existing residential communities, and Hospitals 
that are in close proximity in Pearland.  

Allowing the construction of this facility at all, as well as extending the operating hours if approved will 
undoubtedly result in increased noise and traffic congestion, particularly affecting residential areas. The 
noise generated by emergency vehicles, patrons and staff entering and exiting, would not respect the 
neighborhoods character. 

In summary, maintaining alignment between the development's purpose and the peaceful residential 
character of our town setting is crucial. Deviating from the approved operational hours threatens the 
neighborhood's tranquility and community well-being. 

It is crucial for the Manvel Planning, Development, and Zoning Board to carefully consider the 
substantial negative impacts this development would have on residents. I urge the council to reject the 
building of this facility, in order to safeguard the peace, well-being, and overall quality of life for the 
residents of Manvel. 

Sincerely , 

Jessica Wells 





March 18, 2025

Planning, Development, and Zoning Board

Manvel City Hall

20031 Highway 6

Manvel, TX 77578

 

Formal objection to freestanding Emergency Room

 

Dear Planning, Development, and Zoning Board,

I am writing to formally express my objections to 
the proposed development of a freestanding ER on 
Highway 6 in front of the Bluewater Lakes 
community. I am a resident living adjacent to the 
development site, and I have significant concerns 
regarding both the development itself and its 
potential impact on the well-being and amenity of 
the surrounding area, including my own home and 
those of other residents. I have outlined these 
concerns in detail in this objection letter.

Amplification of Noise and Traffic:

This proposed ER endeavors to modify the 
previously approved operational hours, set from, 
8:00 am to 10:00 pm, to the proposed 24 hour 
schedule. This proposed alteration raises concerns 
regarding its compatibility with the distinctive 



character of our community. We currently have 
access to existing Memorial Hermann GoHealth 
Urgent Care, and Next Level Urgent Care in our 
community, as well as an already approved facility 
down Highway 6 away from existing residential 
communities, and Hospitals that are in close 
proximity in Pearland. 

Allowing the construction of this facility at all, as 
well as extending the operating hours if approved 
will undoubtedly result in increased noise and 
traffic congestion, particularly affecting residential 
areas. The noise generated by emergency vehicles, 
patrons and staff entering and exiting, would not 
respect the neighborhoods character.

In summary, maintaining alignment between the 
development's purpose and the peaceful 
residential character of our town setting is crucial. 
Deviating from the approved operational hours 
threatens the neighborhood's tranquility and 
community well-being.

It is crucial for the Manvel Planning, Development, 
and Zoning Board to carefully consider the 
substantial negative impacts this development 
would have on residents. I urge the council to 
reject the building of this facility, in order to 
safeguard the peace, well-being, and overall 



quality of life for the residents of Manvel.





Sincerely,







Nadia E. Treviño-Luna and Jose Luna

19230 Bluewater Terrace Dr.

Manvel, TX. 77578

A



From: Janett Gutierrez <janettg@htx-living.com> 

Sent: Thursday, March 20, 2025 3:36 PM 

To: Dan Davis 

Cc: Planning & Development 

Subject: Opposition to the 24hr ER 

 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 

you recognize the sender and know the content is safe. 

 

To: Planning, Development, and Zoning Board 

     Manvel City Hall 

     20031 Highway 6 

     Manvel, TX 77578 

Subject: Strong Opposition to the Proposed Freestanding Emergency Room 

Dear Planning, Development, and Zoning Board, 

As a resident of Lake Ridge Drive, I am writing to strongly oppose the proposed 

freestanding emergency room on Highway 6, directly in front of the Bluewater Lakes 
community. My family and I, along with many of our neighbors, are deeply concerned about 

how this facility would negatively impact our neighborhood and quality of life. 

Noise, Traffic, and Community Disruption 

The proposed ER not only changes the previously approved operating hours (8:00 AM – 

10:00 PM) to a 24-hour facility but also raises concerns about the compatibility of such an 

establishment in a primarily residential area. The increased noise from emergency vehicles, 
patients coming and going at all hours, and additional traffic congestion along Highway 6 

will be disruptive to the peace and character of our community. 

Additionally, we already have access to multiple urgent care facilities, including Memorial 
Hermann GoHealth and Next Level Urgent Care, as well as a previously approved ER further 

down Highway 6 that is appropriately located away from residential neighborhoods. Full-
service hospitals are also nearby in Pearland, making another ER in this specific location 

unnecessary. 

Preserving the Character of Our Community 

Our neighborhood is built on a foundation of tranquility, safety, and residential comfort. 
Allowing a facility of this nature—especially one that operates 24/7—would jeopardize the 

environment we cherish. The increased noise, traffic, and potential decline in property 

values make this a serious concern for all of us who call this area home. 

I respectfully urge the Planning, Development, and Zoning Board to reject this proposal and 

prioritize Manvel's residents' well-being and quality of life. 

Sincerely, 

Rick and Janett Gutierrez 
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Resident of Bluewater Lakes 

19210 Lake Ridge Drive,  

Manvel, TX 

 



 
 
 
 
Development Services Department 

20025 Highway 6, Manvel, TX 77578 | Ph: 281-489-0630 
 

DEVELOPMENT UPDATES TO THE PLANNING AND ZONING COMMISSION 
January 21, 2025 – March 20, 2025  

The following table provides an overview of Development Services Department activities from 
January 21, 2025 through March 20, 2025 

PRE-DEVELOPMENT MEETINGS 

LOCATION LAND USE DESCRIPTION 
7618 Bissell Road 
(LC district) 

Bridge Church • The applicant discussed using an existing 
gym for church use on weekends.  

7320 Cemetery Road 
(LC/ SH6 district) 

Courtyard – Marriott Hotel • Applicant has submitted an SUP 
application for the project and is under 
review.  

CR 48 & Yanni Palms 
Dr 
(LC district) 

Self-Storage Place • The Applicant is in the preliminary 
feasibility phase and due diligence phase. 

• Specific Use Permit required 

7430 Rogers Road 
(LC/ SH6 district) 

Kravem Cakes/Bakery • The applicant discussed using an existing 
commercial building for retail bakery and 
café.  

20228 Highway 6 
(LC/ SH6 district) 

The Injuries Clinic/ 
Chiropractic 

• The applicant discussed using an existing 
building (Previous Michael C. Diaz Law 
office) for a Chiropractic clinic.  

• Specific Use Permit required 
19230 Morris Avenue 
(LC/ SH6 district) 

Twin Lakes Park 
Expansion 

• The applicant discussed expanding the 
Twin Lakes RV Park to add around 30 more 
spaces.  

• Specific Use Permit required 
Belcher Road 
(O-SFR district) 

97-Acre Subdivision 
Development 

• The potential buyer of the property met to 
discuss the feasibility of developing half-
acre lot subdivision.  

• Rezoning is required 
 

CERTIFICATE OF OCCUPANCY APPROVALS 

LOCATION DATE ISSUED BUSINESS NAME 
4475 CR 94 2/04/2025 Sedona Lakes Plaza Storage 

7218 Masters Road 2/14/2025 Tri Tran Dental Office 

10447 Bailey Road, Suite 130 2/18/2025 Pro Tailor & Alterations 

11800 Magnolia Parkway, Suite 200 2/27/2025 Alvin Community College 



 
 
 
 
Development Services Department 

20025 Highway 6, Manvel, TX 77578 | Ph: 281-489-0630 
 
 

 

COMMERCIAL CONSTRUCTION APPROVALS 

LOCATION DATE ISSUED DESCRIPTION 
19300 Morris Avenue 2/18/2025 Stillwater Retail Plaza 

• Civil Plans Approved 
• Civil Site work commencing 
• Building Plans approved 

21606 Highway 288 2/19/2025 Lowe’s Home Improvement Store 
• Civil Plans Approved 
• Civil Site work commencing 
• Building Plans under review 

 

 

OTHER UPDATES 

• Comprehensive Plan Discussion: The Comprehensive Plan related discussion that was 
scheduled for this meeting will happen at the April 28th meeting. Staff will have a meeting with 
the consultant on Tuesday, March 25, 2025, to discuss the progress so far and the next steps.   
  


	I. Swearing in of Board Members
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	II. Regular Session
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	III. Pledge
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	VI. Consent PDZ
	A.  Final Plat for Meridiana Section 82
	1. Agenda Request
	2. Valencia Section 15 PDZ Report 03.24.25
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	2. Valencia Section 13 PDZ Report 03.24.25
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	VII. Regular Agenda
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	2. PD&Z Staff Report SUP - ER (NAICS 621493)
	3. ORD NO. 2025-O-07 Emergency Department (NAICS 621493)
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	C. Development Services staff update.
	Development Updates to the P&Z Commision_3.24.25

	D. Consideration and possible action to appoint a Planning Development and Zoning Commission Chairperson.
	E. Consideration and possible action to appoint a Planning Development and Zoning Commission Vice Chairperson.
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