






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

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

 
Meeting Requested: (Please check applicable meeting) 

 
Planning, Development & Zoning             City Council   Both    

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

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

Plat Name: Valencia Section 12- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: April 14, 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 at the northeast corner of the intersection of proposed Dogwood Ave and 
Pollard Blvd. 

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

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

• This plat was previously submitted in February 2025 and was denied. 

• The proposed plat generally conforms to the approved preliminary plat.  
 

STAFF RECOMMENDATION 

The City staff recommends approval of this proposed plat - Valencia Section 12- 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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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
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Section 8
(C-01)

70’  x  130’
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±19.8 acres

Section 10
(A-04A)

45’  x  120’
51 LOTS

±10.4 acres

Section 11
(A-04B)

45’  x  120’
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±9.6 acres

Section 12
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50’  x  120’
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±15.0 acres

Section 15
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50’  x  120’
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±13.1  acres

Section 16
(D-07)

50’  x  120’
61 LOTS

±15.7 acres
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Lake C
(C-02)

±9.3 acres

Lake D
(B-06)

±8.6 acres

Lake E-F
(A-06)

±15.8 acres

Lake G
(D-04)

±5.9 acres

Lake I
(D-08)

±7.0 acres

Lake H
(B-09)

±7.7 acres

C H A R L O T T E  S T .
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a p p r o v e d  3 8 0  a g r e e m e n t  a s
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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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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
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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 3/24/2025 
Swearing in of Board Members 

Position #1 - Ryan Miller 03/2027 
Position #2 - Kyle Marasckin 03/2027 
Position #3 - Mary Ann Atkinson 03/2027 
Position #4 - Kenneth Haynes 03/2027 
 
Mayor Dan Davis swore in the Commissioners. 
 

Regular Session 

Call to Order 
Position #1 Ryan Miller, Chair 03/2027 
Position #2 Kyle Marasckin, Vice-Chair 03/2027 
Position #3 Mary Ann Atkinson 03/2027 
Position #4 Kenneth Haynes 03/2027 
Position #5 Christy Kennard 03/2026 
Position #6 Delores Martin 03/2026 
Position #7 William Richardson 03/2026 

 
PDZ Member Ryan Miller called the meeting of the PDZ to order at 6:04 p.m. 
Those in attendance were: 
Present: Ryan Miller 

Kyle Marasckin 
Mary Ann Atkinson 
Kenneth Haynes 
Christy Kennard 
Delores Martin 

Absent: William Richardson 
Also Present: Dan Johnson, City Manager 

Tammy Bell, City Secretary 
Jose Abraham, Director of Development Services 
Keith Traylor, Chief of Police 
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Pledge 

Public Comments: "Comment Card" Required 
Online comment submissions read into the record: 
Peter & Jenny Nyugen - against the proposed ER 
Jessica Wells - against the proposed ER 
Jesse Rios - against the proposed ER 
Lorena and Edmund Montini - against the proposed ER 
Eduardo Baez - against the proposed ER 

 
Myra Garza - spoke against the proposed ER 
Rick Gutierrez - spoke against the proposed ER 
Alena Antones - spoke in favor of the proposed ER 
Kayla Duarte - spoke in favor of the proposed ER 
Chris Wells - spoke against the proposed ER 
Jason Suchecki, Commercial Broker at Thomas Developers - spoke in favor of the proposed ER, read out 
the names of the 16 residents he got signatures for in favor of the ER 

 
Names read into the record who are with the ER and in favor: 
Lauren Cotten, Tanya Sylvia, Sarah, Steven Hall, Jose Flores, Alan Swift 

 
William Murphy - spoke against the proposed ER 
Jared Browning - spoke in favor of the proposed ER 
Stevan Vora, CFO - spoke in favor of the proposed ER 
Dr. Thomas - spoke in favor of the proposed ER 

 
Presentation 

Overview of Open Meetings Act and Meeting Decorum 
Postponed 
 

Consent PDZ 

A. Approve Final Plat for Meridiana Section 82; 
BEING A SUBDIVISION OF 28.69 ACRES OUT OF OUTLOTS 137, 138, AND 162 OF THE 
DR. A.A. LUTHER LANDS IN THE TOWN OF MANVEL LOCATED IN THE H.T. & B.R.R. 
CO. SURVEY, SECTION 62, A-484 CITY OF MANVEL, BRAZORIA COUNTY, TEXAS. 

 
B. Approve Final Plat of Valencia Section 13; 

BEING A SUBDIVISION OF 20.953 ACRES OF LAND SITUATED IN THE H.T. & B.R.R. 
COMPANY SURVEY, SECTION 73, ABSTRACT 301, BRAZORIA COUNTY, TEXAS; 
BEING A PART OF LOTS 5, 6, 13, AND 14 IN THE ALLISON RICHEY GULF COAST 
HOME COMPANY PART OF SUBURBAN GARDENS SEC 73, A SUBDIVISION 
RECORDED IN VOL. 2, PAGES 91 & 92 IN BRAZORIA COUNTY PLAT RECORDS 
(B.C.P.R). 

 
C. Approve Final Plat of Valencia Section 15; 

BEING A SUBDIVISION OF 13.057 ACRES OF LAND LOCATED IN THE H.T. & B.R.R. 
COMPANY SURVEY, SECTION 64, (A.K.A) MARY V. O'DONNELL SURVEY, ABSTRACT 
483, BRAZORIA COUNTY, TEXAS, BEING A PART OF OUTLOTS 174 & 175 OF THE DR. 
A.A. LUTHER SUBDIVISION OF THE TOWN OF MANVEL AND SURROUNDING 
ACREAGE PROPERTY, VOLUME 1, PAGES 71 & 72 AND VOLUME 3, PAGES 139 & 140 
OF THE BRAZORIA COUNTY PLAT RECORDS (B.C.P.R.). 
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D. Approve the meeting minutes to date. 
 

PDZ Member Kyle Marasckin made the motion to approve the Consent Agenda. PDZ 
Member Kenneth Haynes seconded the motion. 
The motion carried with a vote: 6/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

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

Regular Agenda 

A. 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. 
(Tabled by PD&Z on 3/10/2025) 
 
Jose Abraham, Director of Development Services, provided the overview. Since the last meeting, 
staff has worked to resolve the hours issue. The new recommendation will allow for 24 hours, as 
required by the state. The PD&Z and City Council will need to amend the zoning ordinance to 
allow ER facilities to be open 24 hours. 

 
Dr. Thomas provided a presentation and highlighted the property tax investment, employment 
opportunities, and current and future projects. 

 
PD&Z Member concerns were over the other proposed ER being in such close proximity, and the 
location specifically being behind the neighborhood. 

 
PDZ Member Ryan Miller made the motion to approve with conditions. PDZ Member 
Kenneth Haynes seconded the motion. 
The motion FAILED with a vote: 1/5 
Yes: Ryan Miller  
No:  Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy Kennard, 

Delores Martin 
Absent: William Richardson 
Abstained: None 
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B. 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 Mary Ann Atkinson made the motion to approve. PDZ Member Delores Martin 
seconded the motion. 
The motion carried with a vote: 6/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy 

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

C. Development Services staff update.  
 
Jose Abraham provided the update. 
 

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. 
 

F. Consideration and possible action to appoint a Planning Development and Zoning Commission 
Secretary. 

 
 
 
 
 
 
 
 
 
 
 

Adjourn 

Kenneth Haynes made the motion to reappoint Ryan Miller as Chair, Kyle Marasckin as Vice- 
Chair, and Christy Kennard as Secretary. PDZ Member Mary Ann Atkinson seconded the 
motion. 
The motion carried with a vote: 6/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, 

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

PDZ Member Christy Kennard made the motion to adjourn the meeting at 7:17 p.m. PDZ Member 
Kenneth Haynes seconded the motion. 
The motion carried with a vote: 6/0 
Yes: Ryan Miller, Kyle Marasckin, Mary Ann Atkinson, Kenneth Haynes, Christy Kennard, 

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

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

 
TAMMY BELL, CITY SECRETARY 
CITY OF MANVEL, TEXAS



ORDINANCE NO. 2025-O-13 
 
 AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, FINDING AND 

DETERMINING THAT PUBLIC CONVENIENCE AND NECESSITY NO 
LONGER REQUIRE THE CONTINUED EXISTENCE OF CITY RIGHT-OF-WAY 
CONSISTING OF A 0.4073 ACRE TRACT OF LAND IN THE MARY V. 
O’DONNELL SURVEY, ABSTRACT NO. 470, CITY OF MANVEL, BRAZORIA 
COUNTY, TEXAS, BEING THAT PORTION OF RUSSELL STREET LOCATED 
BETWEEN SH 6 AND LARGE AVENUE; VACATING, ABANDONING, AND 
CLOSING SAID PUBLIC RIGHT-OF-WAY; AUTHORIZING THE MAYOR TO 
EXECUTE AND THE CITY SECRETARY TO ATTEST, RESPECTIVELY, 
QUITCLAIM DEEDS CONVEYING RESPECTIVE INTERESTS IN SAID 
ABANDONED RIGHT-OF-WAY TO THE ABUTTING PROPERTY OWNERS; 
PROVIDING FOR SEVERABILITY; AND CONTAINING OTHER PROVISIONS 
RELATING TO THE SUBJECT. 

 
 
   *  *  *  *  * 
 
 WHEREAS, the JBB&D Family Partnership (west side) and 7303 Russell, LLC (east side) are the 

property owners of land located west and east of Russell Street, between SH 6 and Large Avenue 

(Applicants); 

 WHEREAS, the Applicants have petitioned the City of Manvel, Texas, to vacate, abandon, and 

close the hereinafter described right-of-way abutting their property; and 

 WHEREAS, said right-of-way is known as a 0.4073 acre tract of land in the Mary V. O’Donnell 

Survey, Abstract No. 470, City of Manvel, Brazoria County, Texas, being a portion of Russell Street 

located between SH 6 and Large Avenue; and 

 WHEREAS, Applicants have submitted the necessary application and information and fees to the 

City to review the request for abandonment, said application attached hereto as Exhibit A; 

 WHEREAS, the City Council has determined that such public right-of-way, being a portion of 

Russell Street located between SH 6 and Large Avenue, is no longer necessary for public convenience and 

necessity and should be vacated, abandoned, and closed, and any interest in said right of way released; now, 

therefore; 
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 BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MANVEL, STATE OF 
TEXAS: 

 Section 1. The facts and recitations set forth in the preamble of this Ordinance are hereby found 

to be true and correct. 

 Section 2. The City Council of the City of Manvel, Texas, hereby finds and determines that 

public convenience and necessity no longer require the continued existence of city right-of-way consisting 

of 0.4073 acre tract of land in the Mary V. O’Donnell Survey, Abstract No. 470, City of Manvel, Brazoria 

County, Texas, being a portion of Russell Street located between SH 6 and Large Avenue.  Said right-of-

way to be abandoned is more particularly described by metes and bounds, and shown by map, as attached 

as Exhibit B, attached hereto and incorporated herein. 

 Section 3. The right-of-way consisting of 0.4073 acre tract of land in the Mary V. O’Donnell 

Survey, Abstract No. 470, City of Manvel, Brazoria County, Texas, being a portion of Russell Street 

located between SH 6 and Large Avenue, is hereby vacated, abandoned, and closed, and any public right of 

way interest therein is released.  

 Section 4. This abandonment is subject to, and contingent upon, payment of all fees and 

consideration (as determined by the appraisal commissioned in connection with this abandonment request, 

as may be modified by city council) by the Applicant, or other satisfaction of said consideration 

requirement as may determined in advance by Council, as well as fulfillment of all other requirements of 

state law, city ordinances, and the City’s abandonment policy.  Until satisfactory completion of this 

requirement, this abandonment shall not be effective. 

 Section 5. Upon satisfaction of the above, this abandonment shall be effective and the Mayor 

and City Secretary are hereby authorized to execute and attest, respectively, a quitclaim deed, conveying the 

respective abandoned right of way interests to the abutting property owner(s), upon request. 
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 Section 6. Repealer.  All ordinances or parts of ordinances, or resolutions, official or 

unofficial policies, or practices inconsistent or in conflict herewith, are, to the extent of such 

inconsistency or conflict, hereby repealed. 

 Section 7. Severability.  In the event any 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 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 such part thus declared 

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

 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 

 
Abandonment application 
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Exhibit B 
 

Metes and bounds 
Map of area to be abandoned 

 



































MANVEL PD&Z 
DATA SHEET 

                                                               

 

 
MEETING DATE: March 14, 2025 

TOPIC: Public hearing to received input on a request by JBB&D Family Partnership and 7303 
Russel LLC (applicant), to abandon the portion of Russell St right-of-way (ROW) located 
between Highway 6 and Large Avenue (abutting Big Horn restaurant on the east side). The 
portion of the ROW requested to be abandoned is 60-foot-wide and approximately 0.4071 
acres.  
 
BACKGROUND: The applicant owns the property on both sides of the portion of Russell St 
proposed for abandonment and intends to develop the property at 7303 Russell St as a 
restaurant. The abandonment of said ROW will allow inclusion of additional acreage to the new 
development so that the existing Big Horn development and the proposed restaurant can 
function as a unified complex. This will also allow better management of parking and traffic flow 
for both properties.      
The portion of Russel St proposed for abandonment does not extend beyond Large Avenue to 
the north. School Rd ROW, which abuts the restaurant site on the east side, provides 
connectivity between Highway 6 and Lewis Lane. Therefore, the proposed ROW abandonment 
will not cause a detrimental impact on connectivity and public convenience.   
The portion of School Rd between Highway 6 and Large Ave is an asphalt road and the 
remaining portion is a concrete road. Staff has discussed the possibility of considering 
improving the asphalt portion and inclusion of sidewalks along the entire property in lieu of the 
payment associated with this ROW abandonment.      
 
STAFF RECOMMENDATION: Staff recommends PD&Z to forward a favorable 
recommendation of approval to City Council for Ordinance No. 2025-O-13 granting the 
proposed right-of-way abandonment subject to, and contingent upon, payment of all fees and 
consideration (as determined by the appraisal commissioned in connection with this 
abandonment request, as may be modified by city council) by the Applicant, or other satisfaction 
of said consideration requirement as may be determined by City Council.    

 
ATTACHMENTS: Ordinance No. 2025-O-13, ROW Abandonment Application, Russel Street 
ROW Survey, Legal Description, and Russell St Abandonment Exhibit.  

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

 
 



 

 
  

 
SUBMITTING STAFF MEMBER 

Jose Abraham 
Director of Development Services 

 

 
FINANCE DIRECTOR APPROVAL ______ 

 
CITY MANAGER APPROVAL __________ 
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Development Services 
20025 Highway 6 

Manvel, TX 77578 
P: 281-489-0630  
F: 281-668-5061 

 
 

 
 
 

 
 

Date:  __________________________________ 

Name of property owner:  (Proof of ownership must be provided)   

_____________________________________________________________________________________ 

Address: ________________________________ Phone # ______________________________________ 

 

Reason and intent for requested action: 

_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 

 

Entire limits and extent of the property to be abandoned, vacated, closed or relocated: 
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________ 

 

__________________________________________________ 

                                  Signature of Applicant 

ROW ABANDONMENT 

832-512-1200

Alan Mueller, Owner's Representative, on behalf of JBB & D Family Partnership

February 13, 2025

Close an under-utilized ROW and and remove a poorly spaced intersection at SH 6.
Improve safety and mobility on SH 6.

Consolidate property holdings of single ownership group on both sides of the street in this block.

902 S. Friendswood Dr, Suite E

Friendswood TX 77546

Encourage cohesive development of the property as a restaurant and service hub.

JBB & D Family Partnership (west side) and 7303 Russell LLC (east side) - Deeds Attached

Russell Street between SH 6 and Large Avenue consisting of 0.4073 acres.  Survey and M&B attached.



Development Services 
20025 Highway 6 

Manvel, TX 77578 
P: 281-489-0630  
F: 281-668-5061 

 
 

 
 
 

Procedures:                                                                                     Date of Action:  _______________________ 
                                       
FEES PAID   __________                                                               Check Number __________________                                    
 
Collect the following documents 
 

             A formal recent survey prepared by a registered professional land surveyor that identifies 
the location and physical configuration of the site. The survey shall also specify the acreage or square 
footage; 

             The proper legal description of the property to be considered for abandonment, 
including, if appropriate, a metes and bounds description verified by a registered surveyor or by county 
records (that will identify the property by a legal instrument with volume, page, etc.); and 

             Collect administration processing fee of $1,000.00 to cover the cost of the title report, 
appraisal, staff and consultant review time, and the ordinance and deed preparation legal fees; 
 
Staff procedures: 
 
 _______ Commission a title report of the area to be abandoned. 
 
 _______ Commission an independent appraisal of the area to be abandoned 
 
 _______ Send letters to all utility companies, drainage districts, affected city departments, 
and/or other interested agencies identifying the proposed action and requesting a letter of “no 
objection” from each of the concerned entities within thirty (30) days; and 
 
 _____ Determine if a utility easement is needed in the area considered to be abandoned and, if 
determined to be necessary, to have the new utility easement reserved in the deed of conveyance or 
obtained separately and recorded in the property deed record to be filed with the Brazoria County 
Clerk. 
 _______ Schedule Public Hearing Date for Planning, Development and Zoning 
 
 _______ Schedule Public Hearing Date for City Council (1st reading of the ordinance) 
 
 _______ Notice to property owners will ne initiated ten (10) days prior to the scheduled hearing.  
The city shall provide written notice of such public hearing to each owner of real property, as indicated 
by the most recently approved city tax roll, whose property abuts or lies within 200 feet of the subject 
street, alley, right-of-way or easement. 
 
 ______ Collect tender/escrow by the applicant(s) of the appraised value of the abandoned area 
(must be collected prior to the second reading of the ordinance) 
 
 ______ Upon request by applicant, and the pre-payment of all recordation fees, a quitclaim 
deed will be prepared and filed in the deed records of the Brazoria County Clerk.  The Mayor and City 
Manager are authorized to execute said quitclaim deeds. 
  

$1,000.00 6035
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LEGAL DESCRIPTION

0.4073 ACRES

BEING 0.4073 acres of land out of the Russell Street Right-of-Way, located in the Mary V.
O’Donnell Survey, Abstract Number 470, City of Manvel, Brazoria County, Texas and being
more particularly described by metes and bounds as follows:

BEGINNING at a TXDot Monument found in the east line of Russell Street being 60 feet wide
marking the most westerly corner of Block 3 of the Town of Manvel Subdivision as recorded
under Volume 1, Page 69 of the Brazoria County Property Records;

THENCE in a southeasterly direction along the arc of a curve to the left 47.17 feet, having a
radius of 30.00 feet, a central angle of 90°05'41" and a long chord of S 25°20'23" E, 42.46 feet
to a 5/8 inch iron rod with “ATKINSON 5897” cap set for corner in the north line of Highway 6
also known as Morris Avenue having a right of way of 120 feet;

THENCE N 70°23'14" W 119.97 feet along the north line of said Highway 6 to a 1/2 inch iron
rod with “S ADAMS RPLS 3666” cap found for the most southerly corner of Minor Plat Manvel
Big Horn Subdivision as recorded under Brazoria County Clerk's File Number 2018017097 in
the north line of said Highway 6;

THENCE in a northeasterly direction along the arc of a curve to the left 47.04 feet, having a
radius of 30.00 feet, a central angle of 89°50'32" and a long chord of N 64°37'44" E, 42.37 feet
to a 1/2 inch iron rod found for corner in the west line of said Russell Street;

THENCE N 19°42'28" E 259.09 feet along the east line of said Minor Plat Manvel Big Horn
Subdivision and the west line of said Russell Street to a 1/2 inch iron rod with “S ADAMS
RPLS 3666” cap found for the northeast corner of said Minor Plat Manvel Big Horn
Subdivision, in the south line of Large Avenue being 60 feet wide;

THENCE S 70°33'43" E 60.00 feet along said Large Avenue to a 1/2 inch iron rod found for the
north corner of said Block 3 of Town of Manvel Subdivision;

THENCE S 19°42'28" W 259.17 feet along the east line of said Russell Street and the west line
of Block 3 of said Town of Manvel Subdivision to the PLACE OF BEGINNING.

NOTE: ALL BEARINGS SHOWN HEREIN ARE BASED ON GRID NORTH OF THE

TEXAS COORDINATE SYSTEM, SOUTH CENTRAL ZONE 4204. NAD 1983 DATUM.



 























MANVEL PD&Z 
DATA SHEET 

                                                               

 

MEETING DATE: April 14, 2025 
 
TOPIC: Discuss possible text amendment to the Subdivision Ordinance to revise the 
boundaries of Original Manvel Townsite Area. Staff is also reviewing other sections of the 
ordinance that need amendment for added clarity or effective application.  
 
This is not an action item. Discussion Only.  

 
BACKGROUND: Staff is preparing to present amendments to the subdivision ordinance to 
address the following: 
 
• Original Manvel Townsite area: Currently, the Original Manvel Townsite (OMT) area is 

bounded by Cemetery Road on the east, Large Drive on the north, McCoy Road on the west, 
and the railroad tracks (sitting just north of Bissell Road), on the south. This area was 
established to allow the following regulations to be less restrictive than other areas:  
(1) Streets: Subdivider/developer shall be permitted to construct any perimeter street in 

asphalt. 
(2) Drainage: Subdivider/developer shall be permitted to construct drainage ditches on 

perimeter streets, in lieu of curb and gutter storm sewer. 
(3) Water: Subdivider/developer may install a water well, instead of extending any city water 

line. Subdivider/developer must still comply with all laws and regulations concerning 
water wells, and nothing herein waives or affects any fire code requirement, including, but 
not limited to, sprinkler system requirements. 

(4) Wastewater: Subdivider/developer may install an on-site sewage (septic), instead of 
extending the wastewater line. Subdivider/developer must still comply with all laws and 
regulations concerning septic systems. 

(5) Detention/mitigation: In lieu of on-site detention/mitigation, offsite detention/mitigation 
shall be permitted if an engineered drainage plan shows the proper conveyance to an 
offsite detention facility, and where there is capacity in that offsite facility. 

 
Please note that the OMT area allowances applied only to properties zoned Light 
Commercial (LC) or Planned Unit Development (PUD).  
 
Staff is proposing to expand the north and south boundaries to Lewis Lane and Jordan Road 
respectively. This would include properties that are zoned for residential use as well.    

 
• Other Possible amendments: Staff is also reviewing the ordinance to identify any provisions 

or requirements that may need to be revised to allow for an efficient development process; 
ensure clarity; and avoid confusions.  
  

 
RECOMMENDATION: This is not an action item. Staff is seeking to input on the upcoming 
proposed amendments.  
 



 

 
  

ATTACHMENTS: Boundary Map Exhibit  
 
FUNDING ISSUES  
 
_X_ Not applicable 
___ Not budgeted 
___ Full amount already budgeted 
___ Funds to be transferred from Acct.# 

 
 

SUBMITTING STAFF MEMBER 
Jose Abraham 

Director of Development Services 
 

 
FINANCE DIRECTOR APPROVAL _______ 

 
CITY MANAGER APPROVAL _______ 

 
 



 
 

 
    Created: 2024-08-22 08:18:08 [EST] 
(Supp. No. 34) 

 
Page 1 of 1 

Sec. 62-119. Additional requirements for subdivisions in the Original Manvel Townsite area. 

(a) Original Manvel Townsite area. The regulations in this section shall apply to all applicable subdivisions and 
development of land within the Original Manvel Townsite (OMT) area. The Original Manvel Townsite area 
shall be bounded by Cemetery Road on the east,  Lewis Lane on the north, McCoy Road on the west, and 
Jordan Road, on the south.  

(b) Applicability. The regulations in this section shall apply to lots that are ten acres or less.  

(c) These regulations are specific to subdivisions and development in the Original Manvel Townsite area, and 
supersede any conflicting regulations in other sections of the City Code.  

(d) The following regulations shall apply to subdivisions and development in the Original Manvel Townsite area:  

(1) Streets. Subdivider/developer shall be permitted to construct any perimeter street in asphalt.  

(2) Drainage. Subdivider/developer shall be permitted to construct drainage ditches on perimeter streets, 
in lieu of curb and gutter storm sewer.  

(5) Detention/mitigation. In lieu of on-site detention/mitigation, offsite detention/mitigation shall be 
permitted if an engineered drainage plan shows the proper conveyance to an offsite detention facility, 
and where there is capacity in that offsite facility.  

(Ord. No. 2016-O-10, § 1, 4-25-2016; Ord. No. 2019-O-24, § 4, 8-5-2019) 

 





MANVEL PD&Z 
DATA SHEET 

                                                               

 

MEETING DATE: April 14, 2025 
 
TOPIC: Discuss possible text amendment to the Manvel Code of Ordinances, Chapter 77, 
Zoning (The Zoning Ordinance) to amend and include several requirements and provisions 
pertaining to landscaping and tree preservation; conditions of SUP approval for medical and 
other personal care service uses; North American Industry Classification system (NAICS) code 
version update; process for rezoning; and possible correction of typographic errors. 
 
This is not an action item. Discussion Only.  

 
BACKGROUND: Staff is preparing to present amendments to several sections of the Zoning 
Ordinance. A joint public hearing with City Council is scheduled for April 28, 2025. The 
amendment under consideration includes the following topics: 
 
• Landscaping and Tree Preservation: Currently, the zoning ordinance does not include strong 

requirements for tree preservation. There is interest amongst citizens and Council members 
in considering adoption of standards and requirements pertaining to Tree Preservation. Staff 
is also suggesting some changes to the existing landscaping-related standards for new 
development. The draft is based on research by staff and input from City Council members. 
Staff also intends to seek input from the Parks Board prior to presenting it to the City Council. 
(A redline draft version of the suggested amendment is attached) 

 
• Conditions of SUP approval for medical and personal care service uses: Currently, the 

conditions of SUP approval for medical uses and other personal care uses include limited 
hours of operation from 8 am to 10 pm, unless approved by an SUP. During consideration of 
an SUP application for a freestanding Emergency Room (ER), staff was made aware that 
State legislature requires ER to have 24-hour operation. City Attorney has recommended that 
the ordinance be amended to include provision for 24-hour operation based on State 
requirement. This recommendation is to allow conformance with Texas Occupations Code 
which requires that a political subdivision may not adopt certain regulations that is more 
restrictive for massage therapists than for other health care professionals. 

 
• North American Industry Classification system (NAICS): Currently, the land use allowances 

of the zoning ordinance is based on 2007 version of the NAICS code. Staff is working on 
reviewing changes made on the most recent version of the code, so that the most recent 
version can be adopted and associated amendments to the Land use table can be made.  

 
• Rezoning: The Zoning Ordinance does not include a section detailing the rezoning process. It 

would be beneficial to include this section to be in alignment with State requirements.  
 
• Typographic Errors and Clarifications: Staff is also reviewing the ordinance to rectify any 

typographic errors in the ordinance or text editing needed to provide added clarity.  
   
 



 

 
  

RECOMMENDATION: This is not an action item. Staff is seeking to input on the upcoming 
proposed amendments.  
 
ATTACHMENTS: Redline version of draft Landscaping and Tree Preservation Section.   
 
FUNDING ISSUES  
 
_X_ Not applicable 
___ Not budgeted 
___ Full amount already budgeted 
___ Funds to be transferred from Acct.# 

 
 

SUBMITTING STAFF MEMBER 
Jose Abraham 

Director of Development Services 
 

 
FINANCE DIRECTOR APPROVAL _______ 

 
CITY MANAGER APPROVAL _______ 
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Sec. 77-3. Definitions. 

The following words, terms and phrases, when used in this chapter, shall have the meanings ascribed to 
them in this section, except where the context clearly indicates a different meaning. The word "building" shall 
include the meaning of the word "structure"; the word "lot" shall include the meaning of the word "plot"; and the 
term "used for" shall include the meaning of the terms "designed for" or "intended for."  

Accessory use means a use of a building or land which serves an incidental function to the principal use of a 
building, structure, or land.  

Administratively complete application means any application containing all the required documents listed on 
any application in the appropriate format, the correct number of copies, paid fees, and any required signatures 
when submitted to the city, in a final form to be deemed complete for processing.  

Adult day care means a group of individuals not necessarily related by blood, marriage, adoption, or 
guardianship living together in a dwelling unit as a single housekeeping management plan based on an 
intentionally structured relationship providing organization and stability.  

Adult entertainment business shall have the same meaning as "sexually oriented business" as that term is 
defined in V.T.C.A., Local Government Code § 243.001 et seq., and shall include, but not be limited to, an adult 
arcade, adult bookstore or adult video store, adult cabaret, adult motel, adult motion picture theater, adult 
tanning salon, adult theater, escort agency, nude modeling studio, sexual encounter center, or any other 
commercial enterprise, the primary business of which is the offering of a service or the selling, renting, or 
exhibiting of devices or any other items intended to provide sexual stimulation or sexual gratification to the 
customer. Such uses shall be allowed only as specifically authorized under the terms of this article. The 
determination of what constitutes an adult entertainment business shall be made by the police chief or his 
designee, and such determination shall be appealable to the zoning board of adjustment.  

Alley means minor ways that are used primarily for vehicle service access to the back or the side of 
properties otherwise abutting a street.  

Americans with Disabilities Act means a law enacted in 1990, which is intended to make American society 
more accessible to persons with disabilities.  

Apartments means a structure containing three or more dwelling units with common walls, including units 
that are located one over the other.  

Applicant means any developer that submits an administratively complete application.  

Automobile/vehicle sales and rentals means a business which provides for the sale or rental of new or used 
automobiles and other vehicles, including automobiles, trailers, recreational vehicles, travel trailers, water craft 
and other similar land or water-form vehicles, but shall not include auto or motor vehicle repair work, except 
minor reconditioning of automobiles or motor vehicles to be displayed, sold or rented on the premises; provided, 
however, such term shall not include the sale or rental of salvaged parts, nor shall it include the storage of either 
new or used automobiles or motor vehicles that are not on display or for sale or rent.  

Bar/lounge means a place of business whose revenues from mixed drink liquor service are more than 20 
percent and whose revenues from food service are less than 80 percent of the total gross revenues of the 
establishment.  

Building, accessory or structure means a structure detached from a principal building and located on the 
same lot and incidental and subordinate to the principal building or use.  

City means the City of Manvel, Texas.  
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Community fence means a fence located at the perimeter of a residential neighborhood, visible to the public 
and maintained by a home owners association or municipal utility district. Residential fences owned and 
maintained by an individual are not considered community fence.  

Council means the city council of the city.  

Corner lot side yard setback means the open space extending from the front yard to the rear yard and lying 
between the side lot line adjacent to the public right of way or easement and the closest point of the building or 
structure on a lot at the junction of and abutting two or more intersecting streets.  

Critical Root Zone means the area around a tree's trunk where the most vital roots are located, generally 
measured five feet beyond the outer base of the branching system, requiring protection from disturbance during 
construction or development.   

Developer means any person or entity that develops land within the city. This term shall be synonymous with 
the term "subdivider" in cases where the subdivision of land is involved.  

Development plat means a plan for a development project that is not part of and does not require the 
subdivision of property.  

Diameter at Breast Height (DBH) means the diameter of the tree trunk at 4.5 feet above ground.  

Family means two or more persons related by blood, marriage, adoption, or guardianship living together as a 
single housekeeping unit with a single kitchen facility. The term "single kitchen facility" shall not exclude one 
outdoor kitchen facility per single housekeeping unit with one kitchen.  

Fence means a constructed vertical structure, barrier or partition of any material or combination of materials 
erected to enclose, screen, or separate outdoor areas, and which has no roof or overhead covering. A masonry 
wall with a foundation serving the purpose of enclosing, screening, or separating outdoor areas is considered a 
fence.  

Front of building means the part of side which contains the principal entrance of the side adjacent to a public 
roadway.  

Game-room means a business or commercial establishment or building or location wherein machines or 
apparatus may be played or operated by the insertion of a coin or slug and on which games or tests of skill, chance 
or ability are played, including pinball machines, and any machine initiating games of sport, shooting or guiding 
objects, or any machine designed for amusement or relaxation, but not including machines for vending food, drink 
and tobacco products, music playing or recording or apparatus commonly known as kiddie rides.  

Garage means an accessory building or a part of a main building comprised of a minimum of 200 square feet, 
enclosed on all sides, with an overhead door, and capable of enclosing one or more vehicles.  

Garage sales, also referred to by such names as "back yard sale," "yard sale," or "porch sale," shall mean a 
sale or an offer for sale of miscellaneous items to the general public, upon residential property not otherwise being 
used for commercial purposes (see section 77-33(c)).  

Gross square feet means the entire floor area of a building, including uninhabitable space such as bathrooms, 
closets, halls, and similar areas.  

Guest quarters means an attached or detached building or secondary living area of residential use that provides 
living quarters for guest of the occupants of the principal residence, and:  

(1) Contains no kitchen or cooking facility;  

(2) Is clearly subordinate and incidental to the principal residence on the same building site; and  

(3) Is not rented or leased, whether compensation be direct or indirect.  

Home business means a business operation that takes place in a home.  



 
 

 
    Created: 2024-08-22 08:18:10 [EST] 
(Supp. No. 34) 

 
Page 3 of 10 

HUD-Code manufactured home means a structure constructed on or after June 15, 1976, according to the 
rules of the United States Department of Housing and Urban Development, transportable in one or more sections, 
which, in the traveling mode, is eight body feet or more in width and 40 body feet or more in length, or, when 
erected on-site is 320 or more square feet and which is built on a permanent chassis and designed to be used as a 
single-family dwelling with or without a permanent foundation when connected to the required utilities and 
includes the plumbing, heating, air conditioning, and electrical systems.  

Legal nonconforming land use means a land use that lawfully existed immediately prior to the effective date 
of these regulations and not listed as a permitted use in the zoning district in which it is located.  

Legal nonconforming structure means a structure that was lawfully existing prior to the effective date of 
these regulations, but as of the effective date of these regulations, the site of the use, the structure in which the 
use is situated, does not comply with these regulations.  

Lot means a physically undivided tract or parcel of land having frontage on a public or private street, which 
is, or in the future may be offered for sale, conveyance, transfer or improvement, and which is designated as a 
separate and distinct tract and identified by numerical or letter identification on a duly and properly recorded 
subdivision plat.  

Lot, tract, or parcel means a designated area of land established by a properly recorded subdivision plat or 
otherwise permitted by law to be separately owned, used, developed, or built upon.  

Lot line means the boundary of a lot separating it from an abutting lot.  

Mobile home or manufactured home means a structure constructed before June 15, 1976, transportable in 
one or more sections, which, in the traveling mode, is eight body feet or more in width and 40 body feet or more 
in length, or, when erected on-site is 320 or more square feet and which is built on a permanent chassis and 
designed to be used as a single-family dwelling with or without a permanent foundation when connected to the 
required utilities and includes the plumbing, heating, air conditioning, and electrical systems.  

Non-Protected Tree means any tree that is not established as a protected tree or is exempt from the 
provisions of Section 77-44 (B) of the city of Manvel Zoning Ordinance.   

Off-street parking means a concrete parking surface other than a street or alley accessible from an approved 
driveway approach and upon which vehicles may be parked.  

Open-planned unit development plan means a development plan for a project located within the open-
planned unit development district.  

Parking aisle means the area of a parking lot or off-street parking area which provides vehicular access to 
parking spaces (stalls). The term "parking aisle" does not include the words "driveway" or "access point".  

Parking space means an area designated for the parking of motor vehicles, and connected to an approved 
driveway approach, street, parking aisle, access easement, or other accessway.  

Patio home/zero lot line home means a single-family home built on a separate lot with building setbacks on 
the front, rear and one side.  

Planned unit development plan means a development plan for a project located within the planned unit 
development district.  

Planning commission means a commission appointed by the council that is responsible for certain planning 
and zoning items, as provided in the zoning ordinance and applicable state law.  

Plat means an instrument prepared by a registered professional land surveyor in conformity with the 
provisions of chapter 62, Subdivisions, used to describe subdivided land, with ties to permanent landmarks or 
monuments, approved by the city or a governmental entity with jurisdiction of the land in accordance with 
V.T.C.A., Local Government Code § 212.023, and recorded in the Brazoria County Property Records.  
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Protected Tree means any tree that is established as a protected tree within Section 77-44 of the City of 
Manvel Zoning Ordinance.     

Principal building or use means the primary use and chief purpose of a premises or building.  

Restaurant means a place of business whose revenues from food sales are 80 percent or more and whose 
revenues for mixed drink liquor service are 20 percent or less.  

Rot board means a horizontal board installed along the bottom of the fence panel which runs along the base 
of the entire fence panel for a finished look and added protection. Rot boards are also commonly known as base-
boards and kick-boards.  

Setback means a minimum distance that is required from a lot line to a building or structure.  

Single-family residence means a residence that is to be occupied by only one family.  

Sight distance triangle means the triangle formed on any corner lot measured from the point of intersection 
of the front and exterior side lot lines a distance of 25 feet along said front and side lot lines and connecting the 
points so established to form a sight triangle on the area of the lot adjacent to the street intersections. Except for 
single-family residential accessways, a sight triangle at the intersection of a public street and a private access way 
shall have sides of 15 feet along the accessway and 25 feet along the public street. In order to minimize sight 
obstructions, no parking, wall, fence, sign, structure or any plant growth other than grasses shall be placed or 
maintained within the sight distance triangle so as not to impede vision between a height of two feet six inches, 
and ten feet above the center line grades of the intersecting streets and/or drives.  

State means the State of Texas.  

Structure means anything constructed or erected with a fixed location upon, under, or above the ground or 
attached to something having a fixed location on the ground.  

Tavern means a place of business, which includes the sale of beer and wine beverages, but does not provide 
mixed drink liquor sales.  

Telecommunications means the transmission, between or among points specified by the user, of information 
of the user's choosing, without change in the content of the information as sent and received.  

Top cap is a horizontal element of a wood fence included to cover the top end of pickets and posts. A privacy 
fence with a top cap is commonly referred to as a cap and trim fence.  

Tower or tower structure means a fixed, freestanding or guyed, uninhabitable structure, not designed as a 
shelter or to be occupied for any use. This definition includes, but is not limited to, any such structure supporting 
antennae that transmit or receive any portion of the electromagnetic spectrum of radio waves. The following are 
by way of example but not limitation, towers or tower structures: guyed or freestanding monopole structures, 
lattice or open framed structures, antennae sports, water towers, and other similar self-supporting, trussed, or 
open framed structures.  

Tree means any woody perineal plant with a single stem or trunk, typically supporting branches and leaves.  

Tree Survey means an on-the-ground survey drawing containing the location of the trees, their 
circumference, type (species) and protected root zone limits. 

Tree Preservation Plan means a plan that identifies trees being preserved on a site proposed for 
development and shows details of tree protection and preservation measures being taken during construction 
activity.   

Zoning board of adjustment means a board appointed by the council that is responsible for certain zoning 
items, as provided in the zoning regulations and applicable state law.  
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Zoning official means the person appointed by council to administer and enforce the zoning regulations of 
the city.  

(Ord. No. 2020-O-15, § 2, 10-19-2020; Ord. No. 2023-O-40, § 2, 12-4-2023) 

Sec. 77-44. Trees Preservation, landscaping, fencing and screening. 

(A) Intent and Purpose: Certain species of mature trees greatly contribute to the image, aesthetics, and 
identity of the City of Manvel. Development will invariably result in the removal of trees, however, 
uncontrolled and indiscriminate destruction of trees would detrimentally impact the aesthetic value and 
enjoyment of the natural environment. Protection and preservation of mature trees along with planting 
requirements for new development will benefit citizens by maintaining a positive image of the city as a 
place to live and locate a business. These standards and regulations are intended to:  

1. Prohibit the indiscriminate clearing of property and promoting responsible design decisions that will 
preserve as many protected trees as possible; 

2. Protect the natural ecological environmental and aesthetic qualities of the city; 

3. Establish permitting process and standards required to preserve protected trees during 
construction; and 

4. Establish planting, screening, and buffering requirements for new development.   

(B) Tree Preservation: Any tree that qualifies as a protected tree as identified by this ordinance shall be 
preserved unless the removal is unavoidable based on the Tree removal criteria in Section 77-44 (B) 6.   

1. Applicability: Tree preservation requirements only apply to City of Manvel city limits.  

2. Exemptions: The following are exempt from tree preservation requirements:  

a. Individual lots and lots of record that are less than twenty (20) acres in lot size that are existing 
as single-family detached or attached dwellings;  

b. Non-protected trees;  

c. Any tree damaged by natural disasters or by disease/ rot and deemed to be a hazard by the 
Zoning Official; 

d. Any tree that requires removal by Public works, Fire, Police, or other emergency services 
personnel actively engaged in fighting a fire or other emergency services response; 

e. Any tree planted, grown and/or held for sale as part of a licensed nursery / greenhouse, retail 
or wholesale business; 

f. Properties for which construction plans or Final plats have been approved prior to the 
adoption of this ordinance;   

3. Protected Trees:  

a. Any tree with a diameter at breast height (DBH – 4.5 feet) of 19 inches or a circumference of 
60 inches, or more, identified in the list of protected tree species in Section 77-44 (B) 4.   

b. Any tree shown on an approved landscape plan that is necessary to meet the development 
standards of the zoning ordinance (Chapter 77 of the Manvel, Code of Ordinances) or to meet 
a condition of approval of the development to which the landscape plan applies.   

c. Any tree identified in the list of protected tree species located in the public right-of-way or a 
property owned by the city of Manvel.  
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d. A tree of any size that serves as a screening between commercial and residential uses and 
zoning district.  

4. List of Protected Tree Species:  

a. Oak (all variety); 

b. Pecan  

c. Magnolia 

d. Elm 

5. Clear Cutting Prohibitted: Clear cutting of trees on undeveloped land is prohibited. Parcels proposed 
for development that include stands of trees shall not be clear cut in preparation for development. 
Development shall be designed to, completely, or partially preserve existing stands of trees unless: 

a. No reasonable alternative design at the same density and intensity could be approved.  

b. Relocation of the protected trees to another location on-site or within the City is not practical 
or economically feasible as certified by an arborist or a landscape professional. 

6. Tree Removal Permit Required:  

a. No person shall cut down, destroy, remove, move, or effectively destroy through damaging or 
encroach into the protected root zone of any protected tree on any public or private property 
unless a valid tree removal permit has been issued based on the tree removal criteria provided 
in Section 77-44 (B) 9.    

b. Before a permit can be issued, a tree survey shall be submitted as set out in Section 77-44 (B) 7.   

c. The Zoning Official or designee may require an applicant to provide aerial photograph 
interpretation of the site and/or additional data for preliminary analysis of large-scale 
development projects involving tree removal.  

d. For applications that do not meet the Tree Removal Criteria (below), the applicant shall have 
the right to appeal to the Manvel City Council. An appeal to the Manvel City Council must be 
filed within sixty (60) days after receiving notice of permit denial. A final decision on the 
application shall be made by City Council upon receiving a recommendation from City of 
Manvel Parks Board.   

e. Where the dangerous condition of a protected tree requires its immediate removal to protect 
against a serious and immediate risk to health, safety or property, a property owner may 
remove a protected tree without first obtaining a permit. However, within fourteen (14) 
calendar days after removing the tree, the property owner must apply for a tree removal 
permit and file a written statement describing the protected tree by size, species, and location 
and explaining the emergency conditions that required its immediate removal. 

f. A tree removal permit is not required for the removal of a non-protected tree.      

7. Tree Survey and Preservation Plan Required:  

a. Generally, all application for a tree removal permit must include information pertaining to 
specifications and location of all protected trees; identification of protected trees to be 
removed and preserved; reason for tree removal; details and specifications of proposed tree 
replacement; tree preservation plan showing tree protection measures during construction 
activities, and any other relevant details.    
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b.  For removal of one or more protected trees from a property proposed for construction, a 
property owner must submit a written application accompanied by a current tree survey and a 
tree preservation plan prepared by an arborist or a landscape professional.      

c. For removal of an individual protected tree from a property not proposed for construction, a 
property owner must file a written application may accompany a survey, map, or plat of the 
property showing the location, species, and size of the protected tree that is to be removed and 
explaining the reason that removal is desired in lieu of a tree survey and preservation plan.  

d. The City may accept a partial tree survey in lieu of a full tree survey if the Zoning Official finds 
that protected trees only exist on a portion of the site.  

8. Tree Protection Requirement: All existing trees intended to be made part of a proposed 
development shall be protected during construction activities. The following minimum standards 
apply to tree protection during construction activities: 

a. Barricades made of wood or fencing material, not less than 3 feet in height with horizontal and 
vertical structural members shall be installed at the critical root zone. 

b. In situations where a tree remains in the immediate area of intended development activity 
where tree protection fence is not feasible, the tree shall be protected by enclosing the entire 
circumference of the tree's trunk with fence pickets, at least six feet high, banded by wire or 
other means that does not damage the tree.  

c. Barricades shall be removed only to prepare development site for final landscaping. 

d. Parking or storing of vehicles, equipment or materials within critical root zone is prohibited.  

e. Parking or storing of vehicles, equipment or materials within critical root zone is prohibited.  

f. Protected trees shall be pruned only for clearance, dead, or hazard branches. Corrective 
pruning should occur after construction is complete. 

9. Tree Removal Criteria: No individual protected tree shall be removed unless it meets one or more of 
the following criteria based on which a tree removal permit is issued:  

a. The tree is infected with an epidemic insect or disease where a recommended control is not 
applicable, and removal is the recommended practice to prevent transmission. 

b. The tree poses an extreme public nuisance because of its species, size, location, or condition. 

c. The tree poses a severe safety hazard that cannot be corrected by pruning, transplanting, or 
other treatments. 

d. The tree severely interferes with the growth and development of a more protected desirable 
tree. 

e. The aesthetic value of the tree is so low or negative that the site is visually enhanced by the 
tree's removal. 

f. The tree is in, and within 10 feet of, an approved building footprint and results in a dangerous 
condition. 

g. The tree is located within six feet of a utility easement, and the tree would interfere with the 
use of the easement. 

h. On properties proposed for development, no reasonable alternative site design at the same 
density and intensity could be approved and relocation of the protected tree to another 
location on-site or within the City is not practical or feasible for the survival of the tree. 
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i. The tree has a negative impact on the aesthetics and visibility of an existing or proposed 
development in a manner that the intended purpose of the development cannot be achieved.    

10. Tree Replacement Requirement and Standards:  

a. If a protected tree is removed in violation of this ordinance, it shall be replaced in accordance 
with the requirements of this section. 

b. Tree replacement requirement for removal of individual protected trees with a valid tree 
replacement permit may be modified or waived when a replacement tree can potentially result 
in hazardous and unsafe conditions due to existing development or insufficient area for healthy 
growth of existing or replacement trees, as determined by the City Council based on 
recommendation from the City of Manvel Parks Board.   

c. On properties proposed for development, replacement trees shall be counted towards the 
landscaping requirements of the zoning ordinance based on its location.  

d. Tree replacement shall be based on the following standards:  

• 0-10 inches DBH – One 3-inch or more  

• 10-15 inches DBH – One equivalent caliper or Two 3-inch caliper 

• 15–19 inches DBH - One equivalent caliper or Four 3-inch caliper 

• 19-inch DBH or more - One equivalent caliper or Six 3-inch caliper. 

e. On properties proposed for development, replacement trees shall be installed as part of site 
development. 

f. On properties not proposed for development, replacement trees shall be installed within 30 
days of removal. 

11. Tree Preservation Credits: Existing protected trees that are preserved shall be applied towards 
development landscaping requirements if the site development plan indicates compliance with 
standards for tree protection of this ordinance during construction activities. 

(C) Development Landscaping: The following regulations shall apply to all new land development projects, 
except new single- family residential:  

(1) Trees. 

 a. Preservation required of existing street trees. Trees located in any public street right-of- way must 
be preserved and may not be removed without prior written approval of the zoning official.  

b. Retention of existing trees. Where appropriate, new development should be located to take 
advantage of existing mature trees. The protection and retention of existing trees which are at 
least 1½ inches in caliper shall be credited to the tree planting requirements except for street 
tree planting requirements.  

c. Protection of existing trees. Trees that are to be protected and retained shall be protected during 
construction. The tree protection area shall not be used for the parking or storage of any soil, 
vehicles, equipment, or materials. No waste or surplus products of any nature shall be disposed 
of within or near the tree preservation area. Grade changes around existing trees are limited to 
three inches.  

d. Planting of new street trees. Street trees shall be reasonably regularly spaced with at least one 
tree for each 30 feet of street frontage for each street on which the property fronts.  
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1. Street trees shall be planted within the right-of-way line with adjustments in spacing 
allowed for driveways, streetlights, visibility triangles, transit shelters, and utility or traffic 
control appurtenances. If sufficient street trees to meet the requirement already exist 
along the frontage of a site, no additional trees are required, provided they are protected 
and retained in accordance with these regulations.  

2. The minimum planting size for street trees is 1½ inches in caliper measured at the base of 
the tree.  

1.       Planting of new yard trees.  

a. New trees shall be planted with at least one tree for each 30 feet of street frontage along 
front and street side yards.  

b. The minimum planting size for yard trees is 2½ inches in caliper measured at the base of the 
tree.  

c. No new trees shall be planted in public rights-of-way, utility easements, or existing access 
easement.  

d. For new development, if planting on yard trees is not possible due to existing easements 
along the street frontage, additional parking lot trees at the rate of one (1) tree for each five 
(5) parking spaces shall be planted. Such trees shall be a minimum of 12½ inches in caliper 
measured at the base of the tree.     

e. 2. Planting of trees and shrubs for new parking lots. Trees for new parking lots shall total at least 
one tree for each five  ten parking spaces and at the end of each parking row. Trees and 
landscaping must be located within the parking area in areas 9 feet X 18 feet planting islands 
protected by a curb or other vehicle obstruction. Such trees shall be a minimum of 12½ inches in 
caliper measured at the base of the tree. Shrub plantings shall be placed along the perimeter of a 
parking lot in an amount to provide a visible screen for the parking lot. The shrubs must be 
maintained at a maximum height of 30 to 36 inches for safety and visibility purposes.  

Example:  

REQUIRED STREET AND PARKING LOT TREES AND SHRUBS  

 
Scale: 1 inch = 30 feet  
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(2) 3. Maintenance of landscaping. All landscaping must be perpetually maintained in good health by the 
property owner on which the landscaping lies or by the adjacent property owner. In the case of street 
trees planted within the right-of-way, the owner of the adjacent property shall have the responsibility 
for tree maintenance. Trees lost for any reason, with the exception of street or utility work, shall be 
replaced by the property owner within six months. Replacement trees must be a minimum of three-
inch caliper. The responsibility for replacement of trees removed because of natural disaster, vehicular 
accident, or other similar circumstance, is that of the adjacent property owner regardless of whether 
that owner is reimbursed by the responsible party.  

(3) 4. Planting areas. 

a. Site areas. All site areas not covered by buildings or paving shall be planted with trees, shrubs, 
grass, ground covers or other plant materials. Special ground covering materials are permissible 
in playgrounds or active sports areas or other areas as determined by the city zoning official.  

b. Landscape plans. Landscape plans shall be submitted to the city zoning official at the time of 
submittal of all other construction plans for all new construction. In the open-planned unit 
development district landscape plans shall be submitted to the city zoning official prior to 
consideration of the plan by the planning commission.  

c. Irrigation. All planting areas shall be irrigated. Irrigation plans must be submitted with the 
landscaping plans and all irrigation materials shall be installed prior to occupancy of the building.  

(4) 5. Land uses requiring Required landscape screening and/or fencing. 

a. Air conditioning and other mechanical equipment. Ground mounted mechanical equipment of all 
types must be fenced or screened with shrub planting from pedestrian view. This requirement 
does not apply to traffic control equipment boxes, telecommunication housings (smaller than 
three feet by six feet) or similar public facilities.  

b. Utility facilities. All utility facilities must be screened from pedestrian view subject to a screening 
and buffering plan approved by the zoning official.  

c. Parking lots. All parking lots for nonresidential uses must be landscaped according to these 
regulations.  

d. Drive-through facilities. Where drive-through lanes or stacking bays and/or service windows are 
within 50 feet of a side or rear property line that adjoins an existing residential use, a six foot 
high wooden fence must be constructed and retained adjacent to the property line.  

6. Transitional buffer yard between residential and non-residential uses.  

a. Non-residential development shall provide a ten (10) foot wide landscape buffer yard when 
abutting an existing residential development or undeveloped residential zoning district. The buffer 
yard shall include one (1) tree per thirty (30) linear feet. A screening fence in accordance with 
Section 77-43 is required when a fence is not already present on the abutting residential 
development or undeveloped zoning district along the property line.  

b. New master-planned residential development shall provide a ten (10) foot wide landscape buffer 
yard when abutting undeveloped properties zoned for non-residential uses. The buffer yard shall 
be maintained by the Homeowner’s Association and shall include one (1) tree per thirty (30) linear 
feet. A screening fence in accordance with Section 77-43 is required when a fence is not present on 
the abutting residential development or undeveloped zoning district along the property line.   

 

(Ord. No. 2020-O-15, § 3, 10-19-2020; Ord. No. 2023-O-40, § 3, 12-4-2023) 
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