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Planning, Development, and Zoning Commission 

Master Thoroughfare Plan Amendment Request 

 

 

 

 

Agenda of: July 12, 2021 Initiated By: Jessica Rodriguez 
Dir. Development Services 

Department: Development Services Presented By: Jessica Rodriguez 
Dir. Development Services 

 

Subject/Proceeding 
An amendment to Chapter 50, Planning and Development, Article III. Comprehensive Plan, by 

amending Section 50-52. Thoroughfare Plan for Pollard Boulevard, Charlotte Street, Dogwood 

Avenue, Kirby Drive, Bissell Road, and the Clark Road/Jordan Road intersection 

 

Exhibits 

➢ Staff Report 

➢ City’s Master Thoroughfare Plan Map 

➢ Valencia PUD Master Thoroughfare Plan Amendment – Exiting Conditions 

➢ Valencia PUD Master Thoroughfare Plan Amendment – Proposed Changes 

➢ City Initiated Master Throughfare Plan Map Amendment (2021) – Proposed Changes 

➢ City Initiated Master Throughfare Plan Map Amendment – Kirby Drive and Rodeo Drive Proposed 

Changes 

➢ City Initiated Master Throughfare Plan Map Amendment – Bissell Road Proposed Changes 

➢ City Initiated Master Throughfare Plan Map Amendment – Clark Road/Jordan Road Intersection 

Proposed Changes 

➢ Valencia PUD MTP Amendment Application 

➢ Public Hearing Notice 

Recommended Action 
After a Joint Public Hearing with City Council, Consideration and Action from the Commission to the 

City Council 

 

Executive Summary 
A request by the Hillwood Residential, L.P. (Developer) and the City to amend thoroughfare locations, 

remove throughfare locations, reduce throughfare right-of-way width, and reduce sidewalk width in 

the Master Thoroughfare Plan. Hillwood Residential, L.P. has proposed a Planned Unit Development 

(PUD) called Valencia. The Valencia PUD is 438 acres of land generally located east of the Del Bello 
Lakes Development, north of the Bluewater Lakes Development, and west of the Lakeland 

Development. The Valencia PUD requests a westward shift of Pollard Boulevard, a southward shift of 

Dogwood Avenue, a right-of-way reduced from 80-feet to 60-feet on Charlotte Street, and 12-foot 

sidewalk reduced to 8-feet along one side for Dogwood Avenue and Charlotte Street. City staff has 

also made recommendations for a westward shift of Kirby Drive with its intersection at CR 58, an 

eastward shift of Kirby Drive between CR 58 and SH 6, removal of Rodeo Drive, removal of Bissell 
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Road from Iowa Lane to Brazoria County Conservation and Reclamation District No. 3 drainage ditch, 

and a reconfiguration of the Clark Road and Jordan Road intersection. For more detailed information 

please refer to the attached Staff Report section. 

 

Staff Report 
 

Valencia PUD Master Thoroughfare Plan Amendment 

The Valencia Developer is requesting proposed amendments to the City’s Master Thoroughfare Plan. 

The proposed changes to the Master Thoroughfare Plan include 1) westward movement of Pollard 

Boulevard, 2) southward movement of Dogwood Avenue, 3) Charlotte Street right-of-way width 

reduction from 80-feet to 60-feet, and 4) sidewalk reductions from 12-feet to 8-feet. The westward 

location of Pollard Boulevard provides the development a north-south connection through the heart 

of the City to access Del Bello Boulevard and SH6. Pollard also connects with collectors such as 

Charlotte Street and Dogwood Avenue. The proposed southward movement of Dogwood occurs from 

its intersection with Pollard Boulevard west. This enables the PUD to access a collector street for 

their single-family development and school site just south of the Manvel City Center site. Another 

Master Thoroughfare Plan amendment includes a reduction in right-of-way width for Charlotte 

Street. Charlotte Street is identified as an 80-foot collector road in the Master Thoroughfare Plan. The 

80-foot right-of-way will remain from Charlotte Street and Pollard Boulevard intersection east. The 

proposed 60-foot right-of-way reduction is between Pollard Boulevard intersection to the west PUD 

property line. Even though the right-of-way width is reduced, the paving width remains the same at 

25-feet, as identified in the Master Thoroughfare Plan Type “B1” roadway. The last item for the 

Master Thoroughfare Plan amendment includes a reduction of 12-foot sidewalks to 8-foot sidewalks. 

Both Charlotte Street and Dogwood Avenue are identified as a Type “B1” according to the Master 

Thoroughfare Plan (see Graphic A – Type “B1” Street). A Type “B1” Street has a cross section with 

two 12-foot multi-purpose pathways/shared use paths (sidewalks).  

 

Graphic A – Type “B1” Street 
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Pollard Boulevard is identified as a Type “P1” Parkway according to the Master Thoroughfare Plan 

(see Graphic B – Type “P1” Parkway). A Type “P1” Parkway has a cross section with two 12-foot 

multi-purpose pathways/shared use paths (sidewalks). 

 

Graphic B – Type “P1” Parkway 

 
According to the Master Thoroughfare Plan, a shared use path is defined as “an on or off-street facility 

separated by a barrier or open space that is designed to accommodate all non-motorized modes 

including pedestrians, bicyclists, skaters, and joggers”. The minimum standard for a shared use path 

is 8-feet to accommodate multi-modal uses as described above (AASHTO). The reduction in shared 

use path/sidewalk width from 12-feet to 8-feet still accomplishes the same function to move multi-

modal users throughout the City. 

 

City Initiated Master Thoroughfare Plan Amendment 

The City is proposing four amendments to the Master Thoroughfare Plan. The amendments include: 

1. Kirby Drive – Kirby Drive is identified as a 120-foot right-of-way on the Master Thoroughfare 

Plan. Staff has proposed Kirby Drive to shift slightly westward from its intersection at CR 58 

(Croix Road). The westward shift to Kirby Drive is necessary to avoid a GCWA canal that 

makes a 90 degree turn at the location identified on the 2015 Master Thoroughfare Plan Map 

(see Graphic C – Kirby Drive & Rodeo Drive). Kirby Drive has also shifted westward south of 

this above-mentioned location to match the Kirby Drive pavement in the Yanni Palms 

Development. The leg of Kirby Drive between Rodeo Palms Parkway and SH 6 shifted 

eastward to reflect a better alignment of Kirby Drive as it meets the planned location in the 

Manvel Town Center development (see Graphic C – Kirby Drive & Rodeo Drive). 
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Graphic C – Kirby Drive & Rodeo Drive 

 
Existing Kirby Drive & Rodeo Drive 

 

Proposed Kirby Drive & Rodeo Drive 

 
 

 

2. Rodeo Drive – Rodeo Drive is identified as an 80-foot-wide street right-of-way according to 

the Master Thoroughfare Plan. City Staff’s recommendation removes Rodeo Drive from the 

Master Thoroughfare Plan because Rodeo Drive is an existing 60-foot-wide street right-of-

way with houses fronting on it (see Graphic C – Kirby Drive & Rodeo Drive). Also, Rodeo Drive 

is in close proximity of Kirby Drive, which is another north-south corridor. Kirby Drive offers 

a larger right-of-way width at 120-feet to traverse north-south. Eventually, Kirby Drive will 

provide vehicular movement between Beltway 8 (north) to SH 6 (south).  

3. Bissell Road – Bissell Road is identified as a 100-foot right-of-way that connects west to the 

existing Iowa Lane and east to CR 99. City Staff is proposing Bissell Road is taken off of the 

Master Thoroughfare Plan from Iowa Lane to where it intersects with the drainage ditch 

(west of Meridiana Parkway). The City of Iowa Colony’s Thoroughfare Plan (2020) does not 

illustrate a connection with Bissell Road west. Since Bissell Road will not connect westward 

into Iowa Colony, it is staff’s recommendation to terminate Bissell Road on the Thoroughfare 

Plan at Brazoria County Conservation and Reclamation District No. 3’s drainage canal (see 

Graphic D – Bissell Road). 
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Graphic D – Bissell Road 

 
Existing Bissell Road 

 
 

Proposed Bissell Road  

 

 

4. Clark Road and Jordan Road Intersection – The Master Thoroughfare Plan identifies Jordan 

Road as an 80-foot-wide right-of-way and Clark Road as a 100-foot-wide right-of-way. Clark 

Road and Jordan Road intersect at a 90 degree turn on the Master Thoroughfare Plan Map 

(see Graphic E – Clark Road & Jordan Road Intersection). The 90-degree turn occurs over a 

Brazoria County Conservation and Reclamation District No. 3’s drainage canal. The 90-degree 

intersection of major thoroughfares is not conducive to safe and effective traffic circulation 

in this area. City staff is proposing a slight curvature of both roads through the Meridiana 

Development to remove the 90-degree intersection. 

 

Graphic E – Clark Road & Jordan Road Intersection 

 
Existing Clark Rd. & Jordan Rd. Intersection 
 

 
 

Proposed Clark Rd. & Jordan Rd. Intersection 
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Staff Recommendation 

City Staff recommends tabling the Master Thoroughfare Plan Amendment to the Planning, 

Development and Zoning Commission until the Utility Agreement and 380 Financing Agreement are 

approved by City Council. 

To date, the City Council has not approved or given consent to City Staff to move forward with the 

Utility Agreement and 380 Financing Agreement for the Valencia PUD development. 

 
Joint City Council and Planning, Development and Zoning Commission Public Hearing 

The Notice of Public Hearing was published in the newspaper of general circulation. At the time of 

writing this report, no information inquiries have been received and staff is not aware of opposition.  
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City’s Master Thoroughfare Plan Map 
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Valencia PUD Master Thoroughfare Plan Amendment – Existing Conditions 
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Valencia PUD Master Thoroughfare Plan Amendment – Proposed Changes 
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City Initiated Master Thoroughfare Plan Map 2021 – Proposed Changes 
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City Initiated Master Thoroughfare Plan Map Amendment – Kirby Drive & Rodeo 

Drive Proposed Changes 
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City Initiated Master Thoroughfare Plan Map Amendment – Bissell Road Proposed 

Changes 
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City Initiated Master Thoroughfare Plan Map Amendment – Clark Road/Jordan Road 

Intersection 
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Application 
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Application 

 



16 | P a g e  

 

Authorization Letter 
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Public Hearing Notice 

Public Hearing Notice to run on Sunday 06/27/2021 

A JOINT PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, 

MANVEL, TX 77578 AT 6:30 P.M. ON MONDAY, JULY 12, 2021, BEFORE THE MANVEL 

CITY COUNCIL AND MANVEL PLANNING, DEVELOPMENT AND ZONING 

COMMISSION TO HEAR INPUT FROM THE PUBLIC REGARDING AN AMENDMENT 

TO CHAPTER 50. PLANNING AND DEVELOPMENT, ARTICLE III. COMPREHENSIVE 

PLAN, BY AMENDING SECTION 50-52. THOROUGHFARE PLAN; PROVIDING FOR 

CONFORMITY OF ALL SUBDIVISION AND STREET REGULATIONS TO THE MASTER 

THOROUGHFARE PLAN; PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED 

$2,000.00 PER DAY FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF; 

AND PROVIDING FOR SEVERABILITY; AND PROVIDING A SEVERANCE CLAUSE 

AND EFFECTIVE DATE. /S/ TAMMY BELL, CITY SECRETARY. 
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