










    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/
lbell
Text Box
07/24/2023

lbell_1
Pen
.

lbell_2
Text Box
Brian Edwards

lbell_3
Text Box
713.380.4420

lbell_4
Text Box
bedwards@lja.com

lbell_5
Text Box
Consideration and possible action to approve the Final Plat of Valencia Section 2, being a

lbell_6
Text Box
 subdivision of 12.956 acres of land located in the H.T. & B.R.R. Company Survey, Section 64,

lbell_7
Text Box
particularly being a portion of outlots175 and 180 of the Dr. A.A. Luther Subdivision of the 

lbell_8
Text Box
 Town of Manvel and Surrounding Acreage Property, a Subdivision of Recorded under

lbell_9
Text Box
Volume. 1, pages 71 & 72 and Volume. 3, pages 139 &140, of the Plat Records of Said 

lbell_10
Pen
.

lbell_11
Text Box
5/30/23

lbell_12
Text Box
Also Known As the Mary V. O'Donnell Survey, Abstract 483, Brazoria County, Texas, more

lbell_13
Text Box
Brazoria County, Texas, (B.C.P.R.) 



 

 

 

Development Services Department 

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

  Page 1 of 4 
 

STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Valencia Section 2 - Final Plat 

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: July 24, 2023 

Submitted By:  Ellie Roohbakhsh, Associate Planner 

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

Jessica Rodriguez, Director of Development Services  

Recommendation: Conditional Approval  

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.  

• An amendment to Valencia Master Plan was approved by the Planning Development and Zoning 
Commission on April 24, 2023, 

• The acreage within this proposed plat includes part of the Chocolate Bayou on its west side; and is 
located on the west side of Pollard Boulevard extension along the south side of proposed Charlotte 
Street extension. 

• The proposed plat subdivides a 12.956-acre tract into 46 residential lots, 3 Blocks, and 5 reserves for 
landscaping, open space, drainage, and park purposes.  

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

• The proposed plat layout generally conforms to the preliminary plat approved in September 2022.   

• This plat was previously denied in May 2023.  
 

STAFF RECOMMENDATION 

The City staff recommends approval of the Valencia Section 2 Final Plat with two (2) conditions. The 
conditions include: 

1. Revise vicinity map to place the Manvel ETJ label within the ETJ area (Section 62-41 (b) (2)). 

2. Revise note 2 to reference accurate date based on the provided CPL (Section (b)(5) & (b)(21)). 
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Plat Exhibit 
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Plat Exhibit 
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Valencia Master Plan Amendment No. 1 (dated March 29, 2023) 
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© Copyright 2023 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, �ood 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. 

HILLWOOD RESIDENTIAL
P R E PA R E D  F O R :

Re f e re n c e  D a t e :  0 3 . 2 9 . 2 0 2 3

NOTES:

1) ALL LOCAL STREET WIDTHS ARE 60’ WIDE.
2)  THE MASTER PLAN SHALL EXPIRE 3 YEARS AFTER
 COUNCIL APPROVAL, UNLESS CONSTRUCTION OF 
 THE IMPROVEMENTS IN THE FINAL APPROVED 
 CONSTRUCTION PLANS HAS COMMENCED.

Land Use Table
 Use

               Specialty Product
        50’ Lots
        60’ Lots
        70’ Lots

         Single Family
       Commercial

      School
       Right of Way

     Detention/Lakes
  Parks/Rec

        Open Space/
     Remainder

    Drill Site/Lift Station

   Total

  Gross Area
±21.0 Ac.
±36.3 Ac.
±45.9 Ac.
±41.9 Ac.

±102.9 Ac.
±27.1 Ac.
±14.9 Ac.
±36.0 Ac.
±83.4 Ac.

±5.3 Ac.
±19.6 Ac.

±4.1 Ac.

±438.4 Ac.

%
5 %
8 %

11 %
10 %
23 %

6 %
3 %
8 %

19 %
1 %
5 %

1 %

100 %

Planning +
Landscape

Architecture
RELATIONSHIPS  |  PROCESS  |  DESIGN

P ro j e c t  # :  2 7 9 1 - 0 9 0 0 1

Open Space Amenity Acreage
Recreation Center (Private) 2.8
Parks (Public) 2.5
Detention - Lake D (Public) 3.4 (maximum 35% credit)
Trails adjacent to Chocolate Bayou or 
Lake/Detention Areas (Public) 2 (maximum 50% credit)

Total 10.7

The proposed parks dedication requirements will be met in the following manner:

V i c i n i t y   M a p
NOT TO SCALE

Valencia
Tract

3

3



    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 
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STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Valencia Section 7 - Final Plat 

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: July 24, 2023 

Submitted By:  Ellie Roohbakhsh, Associate Planner 

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

Jessica Rodriguez, Director of Development Services  

Recommendation: Conditional Approval  

BACKGROUND/ REVIEW NOTES 

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

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

• The proposed plat subdivides a 9.466-acre tract into 49 residential lots, 3 Blocks, and 1 reserve for 
landscaping, and open space.  

• The proposed section includes single-family Specialty Product residential lots that are typical 45-foot-
wide lots.  

• This section is located along the eastern side of proposed Pollard Boulevard extension and abuts 
proposed Valencia development boundary on the north side. 

• The proposed plat generally conforms to the preliminary plat approved in September 2022.   
 

STAFF RECOMMENDATION 

The City staff recommends approval of the Valencia Section 7 Final Plat with three (3) conditions. The 
conditions include: 

1. The total acreage on the plat title block is not consistent with the City Planning Letter. Revise for 

accuracy and consistency (Section 62-41 (b)(5) & (b)(21)). 

2. Remove the 10-foot building line along Pollard Boulevard and include a 25-foot building line as 

provided in the approved Preliminary Plat (Section 62-41 (b)(13)). 

3. Please revise note #16 to expand PDZ to Planning Development and Zoning Commission or add 

PDZ to the list of Legend (Section 62-41 (b)(24) & (b)(27)). 
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Plat Exhibit 
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Plat Exhibit 
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Valencia Master Plan Amendment No. 1 (dated March 27, 2023) 
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CENTER
±2.8 Ac.

PARK
±1.0Ac.

COM
±1.9 Ac.

B-02

PARK
±1.1 Ac.

PARK
±0.4 Ac.  Elevated

Storage
Tank

±19.0 Ac.

Detention - 
Lakes E & F

CITY OF MANVEL

POLLARD B
LVD.

CHARLOTTE ST.
(80’R.O.W.)

SINGLE FAMILY
RESIDENTIAL

±14.1 Ac.

A-08

27 Lots
(45x120)
±6.6 Ac.

Section 6

(50x120)
64 Lots

±14.8 Ac.
(45x120)
26 Lots

±4.9 Ac.

Section 5

CHARLOTTE ST.

(Built by Others)

DOGWOOD AVE.

(Built by Others)

CHARLOTTE ST.

(Built by Others)

0 150 300 600
N O R T H

A  M A S T E R  P L A N  O F  

Valencia
±438.4 Acres of Land

Manvel, Texas

© Copyright 2023 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, �ood 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. 

HILLWOOD RESIDENTIAL
P R E PA R E D  F O R :

Re f e re n c e  D a t e :  0 3 . 2 9 . 2 0 2 3

NOTES:

1) ALL LOCAL STREET WIDTHS ARE 60’ WIDE.
2)  THE MASTER PLAN SHALL EXPIRE 3 YEARS AFTER
 COUNCIL APPROVAL, UNLESS CONSTRUCTION OF 
 THE IMPROVEMENTS IN THE FINAL APPROVED 
 CONSTRUCTION PLANS HAS COMMENCED.

Land Use Table
 Use

               Specialty Product
        50’ Lots
        60’ Lots
        70’ Lots

         Single Family
       Commercial

      School
       Right of Way

     Detention/Lakes
  Parks/Rec

        Open Space/
     Remainder

    Drill Site/Lift Station

   Total

  Gross Area
±21.0 Ac.
±36.3 Ac.
±45.9 Ac.
±41.9 Ac.

±102.9 Ac.
±27.1 Ac.
±14.9 Ac.
±36.0 Ac.
±83.4 Ac.

±5.3 Ac.
±19.6 Ac.

±4.1 Ac.

±438.4 Ac.

%
5 %
8 %

11 %
10 %
23 %

6 %
3 %
8 %

19 %
1 %
5 %

1 %

100 %

Planning +
Landscape

Architecture
RELATIONSHIPS  |  PROCESS  |  DESIGN

P ro j e c t  # :  2 7 9 1 - 0 9 0 0 1

Open Space Amenity Acreage
Recreation Center (Private) 2.8
Parks (Public) 2.5
Detention - Lake D (Public) 3.4 (maximum 35% credit)
Trails adjacent to Chocolate Bayou or 
Lake/Detention Areas (Public) 2 (maximum 50% credit)

Total 10.7

The proposed parks dedication requirements will be met in the following manner:

V i c i n i t y   M a p
NOT TO SCALE

Valencia
Tract

3

3



MANVEL PD&Z 
DATA SHEET 

                                                               

 

 
MEETING DATE: July 24, 2023 

TOPIC: A request by Garett Nondorf with permission from the Del Bello Lakes 
Subdivision owner/developer to amend Ordinance No. 2020-O-14 pertaining to zoning 
and development related provisions and requirements for Del Bello Lakes Planned Unit 
Development (PUD) to (1) authorize NAICS use code 447110 “Gasoline stations with 
Convenience Stores” and (2) amend signage related provisions; for a property located 
at the northwest corner of Del Bello Boulevard and Cedar Creek Lane intersection. 
 
BACKGROUND: Ordinance No. 2017-O-45 created the Del Bello Lakes Planned Unit 
Development (PUD) district and established specific development standards. The PUD 
was amended by Ordinance No 2020-O-2 to allow temporary billboard signage for the 
residential development. The PUD was further amended in 2020 by Ordinance No 
2020-O-14 to provide specific wall signage and pylon signage regulations for the 
Keating Toyota site. The applicant intends to develop the site as a gas station and 
convenience store and is requesting an amendment to Ordinance No. 2020-O-14 to 
include specific language in the PUD document to allow the following:  

a. Development of a gas station with convenience store at a property located at the 
northwest corner of Del Bello Boulevard and Cedar Creek Lane intersection;  

b. Maximum Height of 8 feet for single tenant Monument sign instead of 6 feet; 
c. LED price digits sign for gas station use;  
d. LED backlighting for gas station canopy with a restriction on light overspill; 
e. LED screens to be Internal/ external illuminated between 12am and 5pm instead 

of 10pm and 6am.  
 
A public hearing for this request was held at the June 26, 2023 Planning, Development, 
and Zoning Commission (PD&Z) meeting. At this public hearing, several residents of 
Del Bello were present to express their opposition and concerns regarding the proposal. 
Residents expressed various concerns including pollution; increased traffic; possible 
reduction property values; nuisance; and the possibility of increase in crime. At the 
meeting, the applicant requested that no action be taken by PD&Z to allow them to 
evaluate the proposal based on the concerns raised by the residents and to present for 
action at a later date. Since the June 26, 2023, the applicant has requested to consider 
the request again with no change. Noticing requirements for this public hearing were 
met. In addition to the previously received opposition emails, staff has received two 
more emails as of July 18, 2023.     
 
Generally, the PUD’s commercial land use allowance is based on City of Manvel’s 
zoning district allowance for Light Commercial (LC) district. Gas station and 



 

 
  

convenience stores were both permitted in LC district at the time of adoption of the 
PUD, however, in 2020, zoning ordinance was amended to include a Specific Use 
Permit (SUP) requirement for gas station and convenience store uses. The SUP 
requirement also included a pre-determined condition that these uses shall not be 
located within two miles (measured property line to property line) of an existing 
convenience store and gasoline station. As a result, the subject site cannot be 
developed as a gas station and convenience store use without the requested PUD 
amendment. The applicant is also requesting aforementioned changes to the signage 
requirement and allowances based on the needs of a gas station and convenience store 
use.   
 
The applicant has provided written explanation (attached) of the reasoning for this 
request. The reasoning is largely based on the anticipated residential growth in the 
area. The applicant has also indicated that a gas station at the subject site will be 
beneficial to the current and future residents at the time of emergencies such as 
hurricanes and thunderstorms. The applicant has suggested that the subject site is 
appropriate for the proposed use based on its proximity to SH 288 and the abutting car 
dealership. The applicant’s letter also includes visuals showing the prototype of their 
development. The applicant has provided two exhibits (attached) that show existing gas 
station and convenience store uses within a two-mile radius and immediately outside 
the 2-mile radius. Currently, there are six (6) gas stations within the 2-mile-radius 
including the proposed HEB gas station. Additionally, there are four (4) gas stations 
immediately outside the 2-mile radius at approximately 2.75 miles. 
 
The 2020 amendment to the zoning ordinance with respect to gas station and 
convenience store use was made to minimize clustering and overabundance within city 
limits. Based on this policy direction reflected by the predetermined condition of the 
SUP requirement, Staff cannot recommend approval of the request.  
 
STAFF RECOMMENDATION: Based on the above discussion Staff is not 
recommending approval of Ordinance No. 2023-O-21 that pertains to the requested Del 
Bello Lakes PUD amendment.  

 
ATTACHMENTS: Applicant’s request letters, Vicinity Map, Zoning Map, Major 
Thoroughfare Map, Ordinance No. 2023-O-21, Del Bello Lakes PUD document 
amendment mark-up, Concept Site Plan, and Gas Station Location Exhibit.  
 
FUNDING ISSUES  
 
_X_ Not applicable 
___ Not budgeted 
___ Full amount already budgeted 
___ Funds to be transferred from Acct.# 
 



 

 
  

 
SUBMITTING STAFF MEMBER 

Jose Abraham 
 

 
FINANCE DIRECTOR APPROVAL ______ 

 
CITY MANAGER APPROVAL __________ 
 

 





PUD Amendment for Ordinance No. 2017-O-45 

 

 

To The City of Manvel,  

 

We are humbly requesting to allow the use of a gasoline station and convenience store as a 

permitted use within Ordinance No. 2017-O-45, particularly the Northwest Corner of Del Bello 

Blvd and Cedar Creek Lane (“Proposed Gas Station”). The reasoning for this proposed change 

is due to the following which is explained further below: 

 

1. Hurricane/Power Outages/etc.:  

2. Residential Growth in the City of Manvel 

3. Imminent Nearby Development of Major Throughfares/Increased Traffic Patterns/Grade 

Separation 

4. Future City of Manvel Headquarters 

 

 

Hurricanes/Power Outages/etc.:  

 

Perhaps the biggest need for a gas station/convenience store, which we can see from the past 

few years, is when acts of God such as hurricanes, freezes, or severe thunderstorms lead to 

power outages, water boil notices, etc.  

 

As it stands today, despite the City’s path towards future growth and new thoroughfares being 

built, the 2-mile radius rule will only allow residents in the Del Bello area to go to stations on 

Highway 6 or in the ETJ. This will create a huge constraint on those stations and a severe traffic 

congestion on Highway 6 as people will be relying upon this roadway to evacuate the town, fill 

up their gas, and grab essentials from the current convenience stores.  

 

By having at least one station on Del Bello Parkway, our proposed gas station will be close to 

288. This will allow some strain to be removed from the other stations and ease the possibility of 

a traffic congestion on Highway 6 as residents can use Del Bello Parkway instead to grab their 

essentials and fill up gas to go to SH 288. In situations such as a power outage or freeze, this 

station will be walkable for residents and a short car ride away if they can’t drive long distances 

in a freeze.  

 

Summary - With Houston being prone to hurricanes, thunderstorms, and freezes leading 

to evacuations, power outages, and other harmful results, a gas station/convenience 

store is essential on Del Bello Pkwy, particularly closer to 288, so that it can serve all the 

traffic going towards 288 and the residents in the area in this unfortunate time for 

essentials such as water, milk, food, gas, etc.  

 

Residential Growth in the City of Manvel:  

 

The City of Manvel has experienced massive growth with new developments such as Del Bello 

Lakes, Valencia, Rodeo Palms, Bluewater Lakes, and Manvel Town Center. Specifically for the 

https://www.google.com/maps/place/29%C2%B029'54.5%22N+95%C2%B023'10.0%22W/@29.498457,-95.3882887,716m/data=!3m2!1e3!4b1!4m14!1m7!3m6!1s0x864092a906e675b3:0xb67e1289067b2601!2sDel+Bello+Blvd,+Manvel,+TX+77578,+USA!3b1!8m2!3d29.4979244!4d-95.3789651!3m5!1s0x0:0x147c4cb711235b34!7e2!8m2!3d29.4984566!4d-95.3860998
https://www.google.com/maps/place/29%C2%B029'54.5%22N+95%C2%B023'10.0%22W/@29.498457,-95.3882887,716m/data=!3m2!1e3!4b1!4m14!1m7!3m6!1s0x864092a906e675b3:0xb67e1289067b2601!2sDel+Bello+Blvd,+Manvel,+TX+77578,+USA!3b1!8m2!3d29.4979244!4d-95.3789651!3m5!1s0x0:0x147c4cb711235b34!7e2!8m2!3d29.4984566!4d-95.3860998


 

parcel at Del Bello Blvd and Cedar Creek Lane, the nearby developments of Rodeo Palms, 

Valencia, and Del Bello Lakes warrant a neighborhood gas station.  

 

Del Bello Lakes is estimated to have 500 homes and both Valencia and Rodeo Palms both will 

have an estimated total of 1,000 homes each, which makes it an estimated 2,500 total homes 

within a 1.5-mile radius from the proposed gas station. This is only considering growth that has 

been publicly announced in this area and not any future potential expansion that would increase 

the total home count exponentially more due to all the developable land in this area. 

 

From our thirty years of experience, we estimate that an area of at least 1,500 homes can 

support the use of a gas station and convenience store because they play a different role than 

grocery stores and pharmacies. We offer the following: 

 

1. Branded gasoline (Exxon, Chevron, etc.) with more fuel-efficient products, which certain 

customers seek out for their luxury cars, trucks, large SUV’s, in comparison to 

Unbranded gasoline sold by HEB, Walmart, etc.  

2. Affordable Break and Lunch deli for construction workers and residents. Considering the 

growth in this area, this will become an essential spot for these workers.  

3. Less wait time than at a grocery store for residents trying to get in and out quickly. 

4. Variety of options in snacks, craft beer, etc.  

 

As it stands right now, there is no “convenient” location for residents to fuel up their vehicles 

either on the way to work (as they take 288 going northbound for Downtown) or coming back 

from home. There are no gas stations along Del Bello Parkway and they are all located on 

Highway 6, which is extremely congested and out of the way for residents in this area to go to. 

Since an average person fills up their car once a week, having a local, convenient gas station is 

extremely important.  

 

Summary - With 2,500 - 3,500 homes being built in the Del Bello area, there is a clear 

need for a convenience store/gas station to support all the residents and construction 

workers in an appropriate way along Del Bello Parkway.  

  



 

Imminent Nearby Development of Major Throughfares/Increased Traffic Patterns/Grade 

Separation: 

 

Based on the City of Manvel’s Major Thoroughfare Map (“Exhibit A”). Del Bello Parkway will 

become a major throughfare and is labeled a “Parkway” with a ROW of 120’ similar to Highway 

6. The road is proposed to extend all the way to CR 397 which will become a 6-mile stretch. And 

along this 6-mile stretch there is currently no gas station and convenience store, though they 

are within 2 miles of other gas stations. However, those stations are along Highway 6 which is a 

completely different traffic route.  

 

In addition, TXDOT will be constructing a grade separation on SH 288 and Rodeo Palms 

Parkway that will allow morning traffic and evening traffic to go through Del Bello Parkway. As it 

stands right now, only morning traffic can go through Del Bello Parkway to access 288. This 

grade separation will ease the traffic from Highway 6 and increase the traffic on Del Bello 

Parkway. This will warrant a convenience store/gas station to meet the essential needs of the 

residents as there are zero stations along this stretch.  

 

Considering Del Bello Parkway will be used as the main artery for residents wanting to go to 

288 instead of using Highway 6, we believe allowing a c-store/gas station in our PUD will be 

sufficient to serve the traffic/residents on Del Bello Parkway as its utilization grows over the next 

10-15 years.  

 

Summary: Based on the future throughfares from the City of Manvel, Del Bello Parkway 

will be a major road which will warrant a gas station/convenience store to support the 

traffic as residents will not be using Highway 6 where the current stations are.  

 

 



 

Future City of Manvel Headquarters: 

 

The City of Manvel is creating a town center and moving their main offices on Del Bello Blvd 

(see below). As the police station, city courts, and other governmental services will be in this 

development, PrimeSpot is willing to also put a generator on the gas station and convenience 

store so that the city can still maintain full operations if they need essentials such as food, water 

and gas during emergency situations as it will be less than half a mile away from us. In addition, 

as there will be sports events going on in this area, spectators and visitors can leverage the gas 

station for ice, drinks, or food before they head into the fields.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Other Comments:  

 

PrimeSpot has done work with many residential developers, and we understand the importance 

of creating a building that enhances the community and not to be an eyesore. For this reason, 

we have created a concept that leverages brick, high quality masonry, and wood so that it will 

look rich and elegant for the community and city, please see below for our concept.  

 

 

 

 



 

 
 

Summary/Conclusion: 

 

In conclusion, we are proposing an amendment to the PUD ordinance to allow for a 

convenience store and gas station. The reason a station is necessary on this parcel is because 

the residents will need a colloquial spot to fill up and purchase their daily essentials due to the 

growth and throughfare plans that are envisioned on Del Bello Pkwy as residents will not be 

leveraging Highway 6 when Del Bello Pkwy is built out.  This station will become a hub for 

residents for daily and emergency uses.  

 

Ask - We are proposing that the Permitted Clause in Exhibit D Paragraph IV for 

ORDINANCE NO. 2017 -O-45 be amended as the following:  

 

Before:  

 

All uses permitted with the City of Manvel Light Commercial Zoning District are permitted 

within the PUD's Light Commercial District. ln addition, the following uses shall be 

considered permitted uses with the PUD. 

 

Automobile Sales (Permitted on commercial property located north of Del Bello Blvd ONLY) 

441 2017 NAICS Code Motor Vehicle and Parts Dealers (No Specific Use Permit is 

required for this use) 

 

 

 

 

 

 



 

After: 

 

All uses permitted with the City of Manvel Light Commercial Zoning District are permitted 

within the PUD's Light Commercial District. ln addition, the following uses shall be 

considered permitted uses with the PUD: 

 

1. Automobile Sales (Permitted on commercial property located north of Del Bello Blvd 

ONLY) 441 2017 NAICS Code Motor Vehicle and Parts Dealers (No Specific Use Permit 

is required for this use) 

2. Gas station, Convenience Store (Permitted on commercial property located north of 

Del Bello Blvd ONLY at the 1.714-acre tract with. Parcel ID 17343) NAICS 447100 - Gas 

Station; NAICS - 445120 - Convenience Store; (No Specific Use Permit is required for 

this use) 

3. Electric Charging Stations (Permitted on commercial property North and South of 

Del Bello Blvd) NAICS 335999 - Electric Charging. 

 

 

 

 

 

 

  



 

 

Exhibit A: 

 



Signage Change Reasoning

Our sign is only 6ft however, we need a brick/stone base of 2ft for our
sign to rest on so because if we kept it on the ground with no base, it’ll
be covered by trees and grass in which customers will not be able to
see the price. We weren’t sure if the city allows for a brick/stone base
but we just wanted to clarify it in the PUD.



DESIGN PROTOTYPE 
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ORDINANCE NO. 2023-O-21 
 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, AMENDING 
ORDINANCE NO. 2020-O-14, BEING THE ORDINANCE PERTAINING 
TO ZONING AND DEVELOPMENT RELATED PROVISIONS AND 
REQUIREMENTS FOR DEL BELLO LAKES PLANNED UNIT 
DEVELOPEMNT (PUD) TO  (1) AUTHORIZE NAICS USE CODE 447110 
“GASOLINE STATIONS WITH CONVENIENCE STORES” AND (2) 
AMEND SIGNAGE RELATED PROVISIONS; FOR A PROPERTY 
LOCATED AT THE NORTHWEST CORNER OF DEL BELLO 
BOULEVARD AND CEDAR CREEK LANE INTERSECTION;  
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, 288 Associates, L.P. is the owner (the “Owner”) of land in the general area 

of the northwest corner of the intersection of Hwy 288 and west of SH 6 comprising approximately 

267.726 acres and mostly within the boundaries of Brazoria County Municipal Utility District No. 

43; and 

 WHEREAS, the development is named the Del Bello Lakes development; and 

 WHEREAS, in 2017, by Ordinance No. 2017-O-45, the 267.726 acres was re-zoned from 

Open Planned Unit Development (O-PUD) District to the Planned Unit Development (PUD) 

District and a PUD Document was approved regarding development regulations; and 

 WHEREAS, in 2020, by Ordinance No. 2020-O-02, the PUD document provisions were 

amended related to temporary signage; and 

WHEREAS, in 2020, by Ordinance No. 2020-O-14, the PUD document provisions were 

amended related to wall and pylon signage; and 

 WHEREAS, the Owner has made an application for amendment of the Planned Unit 

Development (PUD) District to amend the PUD document provisions relating to (1) authorizing 

NAICS use code 447110 “Gasoline stations with Convenience Stores” and (2) amending signage 



related provisions; for a property located at the northwest corner of Del Bello Boulevard and Cedar 

Creek Lane intersection. 

 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 made a 

recommendation on the application; and  

 WHEREAS, the City Council deems it appropriate to grant such request, subject to the 

foregoing; 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 Planned Unit Development (PUD) District for Del Bello Lakes 

(formerly Southpoint Crossing), which was approved by Ordinance No. 2017-O-45 and amended 

by Ordinance No. 2020-O-02 (Southpoint Crossing renamed as Del Bello Lakes) to include 

provisions related to temporary signage; and amended by Ordinance No. 2020-O-02 amending the 

PUD Document provisions related to single tenant monument/pylon signs and wall mounted 

signage; is further amended by amending the Del Bello PUD Document provisions related to 

authorizing NAICS use code 447110 “Gasoline stations with Convenience Stores” and amending 

signage related provisions. The revised Del Bello Lakes PUD Document is hereby attached as 

Exhibit A. 

 Section 3. Development of the Property shall strictly comply with the Del Bello Lakes 

PUD Document. 



 Section 4. The Zoning District Map of the City of Manvel shall be revised and 

amended to show the designation of said land, as described and as provided in Section 2 above, 

with the appropriate reference thereon to the number and effective date of this Ordinance and a 

brief description of the nature of the change. 

 Section 5. The City Council hereby finds and determines that said rezoning comports 

to the City’s comprehensive land use plan, and to the extent of any conflict, amends said 

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 6. 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 7. 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. 

 
 
 



PASSED AND APPROVED ON FIRST READING on this _________ day of 

______________, 2023. 

 

PASSED, APPROVED, AND ADOPTED ON SECOND READING on this ______ day 

of __________________, 2023. 

 
 
 
 
             
             
       Dan Davis, Mayor 
 
ATTEST: 
 
 
       
Tammy Bell, City Secretary 
 
 
 
APPROVED AS TO FORM: 
 
 
_____________________________________ 
Bobby Gervais, City Attorney 
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EXHIBIT D

January 31,2O14
Job No.2197-1401-106

DESCRIPTION OF
267.726 ACRES

Being267.726 acres of land located in the A. C. H. & B. H. R. Co. Survey, Section 90

also known as the Kate R. Ehrmann Survey, Abstract 459, the H. T. & B. R. R. Co. Survey,

Section 72 also known as the Kate R. Ehrmann Survey, Abstract 460, and the Mary V.

O'Donnell Survey, Abstracl 469, of Brazoria County, Texas, more particutarly being all of that

certain called 39.97 acre tract conveyed to SLP 288 and Rodeo Palms, LP, by an instrument of

record in Document Number 2004052956, Official Records of Brazoria County, Texas

(B.C.O.ß.), all of that cefiaín called 99.9653 acre lract conveyed to SLP 288 and Rodeo Palms

ll, LP by an instrument of record in Document Number 2004064049, B.C.O.R., all of those

certain called 24.6261 and 41.0900 acre tracts conveyed to SLP 288 and Rodeo Palms lll, LP

by an instrument of record in Document Number 2005007053, B.C.O.R., all of that certaín called

13.2148 acre tract conveyed to SLP 288 and Rodeo Palms lV, LP by an instrument of record in

Document Number 200501 1681, B.C.O.R., all of that certain called 24.797 acre tract conveyed

to SLP 288 and Rodeo Palms V, LP by an instrument of record in Document Number

2006011164, B.C.O.R., all of the residue of certain called 4.5079 acre tract conveyed to SLP

288 and Rodeo Palms Vll, LP by an instrument of record in Document Number 2006036081,

B.C.O.R., all of that certain called 1.0014 acre tract conveyed to SLP 288 and Rodeo Palms

Vlll, LP by an instrument of record in Document Number 2006056531, B.C.O.R., all of that

certain called 1.0002 acre tract conveyed to SLP 2BB and Rodeo Palms lX, LP by an instrumenl

of record in Document Number 2006073819, B.C.O.R., all of that certain called 4.007 acre tract

conveyed to SLP 288 and Rodeo Palms X, LP by an instrument of record in Document Number

2007020209, B.C.O.R., and all of that certain tract of land conveyed to SLP 288 and Rodeo

Palms Vl, LP listed as follows: called 14.2564 acres of record in Document Numbers

2006036043 and 2006036044, B.C,O.R,, called 12.8576 acres, 0.1578 acres, and 1.2407 acres

of record in Document Number 2006036045, B.C.O.R., called 13.0154 acres of record in

Document Numbers 2006036046 and 2006036047, B.C.O.R., said 267.726 acres being more

particularly described by metes and bounds as follows (all bearings referenced to the Texas

Coordinate System, South Central Zone, NAD 83 (1993 adjustment));
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267 726 Acres January 31,2014
Job No.2197-1401-106

BEGINNING at a 4-inch square concrete monument found for the southeast corner of
said 24'6261 acre tract, same being northeast corner of that certain called sg.g4g acre tract
(referred to as Tract rwo) conveyed to Sonmar of scottsdale, L.L.C. by an instrument of record
in Document Number 2006021816, B.C.O.R.;

Thence, South 86" 38' 47" West, along the common line of said S3.g4g and 24.6261
acre tracts, 649'78 feet to a point for the common south corner of said 24.626j acre tract and
that certain called 1.367 acre tract conveyed to Joan Banneyer by an instrument of record in
Document Number 2OO5OO39B1, B.C.O.R.;

Thence, North 03" 23' 23" West, along the common line of said 24.6261 and 1.367 acre
tracts, 243'20 feet to a point for the northeast corner of said 1 .367 acre tract, same being a re-
entrant corner on the southerly line of said 24.6261 acre tract;

Thence, South 84 52'48" West, continuing along said common line, 246.95 feet to a
point for the common west corner of said 24.6261 and 1 .367 acre tracts, said point being on the
monumented east right-oËway line of County Road No. 82 (width varies, AKA lowa Lane);

Thence, North 02' 30' 35" West, along said east right-of-way line and the west line of
said 24'6261 acre tract' 935'05 feet to a point for the common west corner of said 24.626j acre
tract and the aforementioned 1 .0014 acre tract;

Thence, North 02" 42' 57" West, continuing along said east right-of-way line and along
the west line of said 1.0014 acre tract, 152.51 feet to a point for the southwest corner of the
aforementioned 14.2564 acre tract, same being the northwest corner of said .l.oo14 acre tract;

Thence, North 02" 19'50'West, continuing along said east right-of-way line and along
the west line of said 14.2564 acre tract, 347.79 feet to a point for a re-entrant corner on the west
line of said 14'2564 acre tract and the southwest corner of the aforementioned 1.0002 acre
tract;
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Thence, North 02' 29' 22" West, continuing along said east right-of-way line and along
the west line of said 1.0002 acre tract, 103.99 feet to a point for the northwest corner of said
1 '0002 acre tract and an interior corner on the west line of said 14.ps64 acre tract;

Thence, North 02" 37' 51" West, continuíng along saicl east right-of-way line and along
the west line of said '14.2564 acre tract, 206..10 feet to a point for the northwest corner of said
14'2564 acre tract, same being the southwest corner of the aforementioned 1g.214gacre tract;

Thence, North 02" 26' 27" West, continuing along said east right-of-way line and along
the west line of said 13.2148 acre tract, 667.51 feet to a pointfor the northwesl corner of said
13'2148 acre tract on the aforementioned common survey line of the aforementioned Kate Fl.
Ehrmann surueys, Abstracts 459 and 460, and the south line of the aforementioned gg.g6s3
acre tract;

Thence, South 87" 02'42" West, departing said east right-of-way line and along said
common suruey fine, 65'46 feet to a point for the northeast corner of the aforementioned Bg,g7
acre tract, said point being on the monumented west right-of-way line of said County Road g2;

Thence, South 02 31' 35" East, departing said common survey line and said south line
and along the common line of said 39.97 acre tract and said west right-of-way line, 66s.62 leet
to a point for the most northerly southeast corner of said 3g.g7 acre tract and on the north line of
the aforementioned 4.SO7g acre tract;

Thence, South 02" 30' 04" East, continuing along said west right-olway line, 660.21 feet
to a point on the south line of said 4.5079 acre tract, same being the most southerly common
east corner of said 4.5079 and 3g.g7 acre tracts;

Thence, South 02" 08'00" East, continuing along saíd west righhof-way line and along
the east line of said 39'97 acre tract, 56.86 feet to a point for the common east corner of said
39'97 acre tract and the aforementioned 4i,0900 acre tract;
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Thence, South 02" 31'Og" East, continuing along said wesl right-of.way line and along
the most northerly east line of said 41.0900 acre tract, 466.28 feet to a point for the northerly
common east corner of said 41.0900 acre tract and the aforementioned 4.007 acre tract;

Thence, South a2" 27' 49" East, continuing along said common line, 300.5g feet to a
point for the southerly common east corner of said 41.0900 and 4,007 acre tracts on the
aforementioned west right-of-way line of said county Road g2;

Thence, South 03" 03'21" East, along the common line of said 41.OSOO acre tract and
said west right-of-way line, 499.41 feet to a point for the southeasl corner of said 41.0900 acre
tract;

Thence' South 86" 38' 04" West, departing said west right-of-way line, and along the
common line of said 41.0900 acre tract and those certain called 2s.s95 and .120.00 

acre tracts
conveyed to Sonmar of Albuquerque, L.L.C., Sonmar of Las Cruses, L.L.C., Sonmar lnn of Las
Cruses, L'L'C., and Midwest Heritage lnn of Gurnee Mills, lnc. by an instrument of record in
Document Number 2006018645, B.C.O.R., 1,547.42 feet to a point for the common south
corner of said 41 .0900 acre tract and the aforementío ned 24.7g7 acre tract;

Thence, South 86" 40' 24" West, along the common line of said 24797 and 120.000
acre tracts, passing at 685-77 feet a point for the most northerly northwest corner of said
'120'000 acre tract, continuing in all744.32feet to point for a re-entrant corner on the south line
of said 24,797 acre tract;

Thence, South 03" 15'15" East, along the most southerly east line of said24.7g7 acre
r'ract, 443'26 feet to a point for the monumented most southerly southeast corner of said 24.797
acre tract on a nofth line of said 12O.0OO acre tract;

Thence, South 86'40'38" West, along a common line of said24.7g7 and 120.000 acre
tracts' 645.2V feettoapointforthecommonwestcornerof saicl 24,797 and 120.000acretracts
on the east right-of-way line of state Highway zBB (4zofeet wide);

Thence' North 33" 07' 30" East, along the common line of said east right-of-way line and
said 24.797 acre tract, 5zg.o7 feet to a point for corner, the beginning of a curve;
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Thence, continuing along said common line and along the arc of a tangent curve to the
lefthavingaradiusof 1.1,669'l6feet,passing al2,oT4.lgfeetthecommonnorthcornerof said
24'797 acre tract and the aforementioned 39.97 acre tract, and continuing along the common
line of said east right-of-way line and said 39.97 acre tract, a total arc length of 2,7g9.08 feet
through a central angle of 13'4'l'40", and a chord that bears North 26. 16'40" East,2,7g2.44
feet to the end of said curue;

Thence, North 44" 59'41" East, continuing along said common line, j00.s1 feet to an
angle poínt on said common line;

Thence, North 71" 17'29" East, continuing along said common line, 469.14 feet to an
angle point on said common line;

Ïhence, North 86" 26'20" East, continuing along said common line,2oo.16 feet to an
angle point on said common line;

Thence, North 03" 32' og" West, continuing along said common line, Sg.71 feet to a
point for the common west corner of said 39.97 acre tract and the aforementioned 99.9658 acre
tract;

Thence, No¡th 03" 14'01" West, along the common line of said east right-of-way line
and the westerly line of said 99.9653 acre tract, 59.g7 feet to an angle point on said common
line;

Thence, South 86" 53'59" West, continuing along said common line, 1gg.6g feet to an
angle point on said common line;

Thence, North 72" 14' 29" West, continuing along said common line, 320.1g feet to an
angle point on saíd common line;

Thence, North 27" 25' 12" West, continuing along said comrnon line, 79.64 feet to an
angle point on said common line, the beginníng of a curve;
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Thence, continuing along said common line and 2,466j7 leet along the arc of a non-
tangent curve to the left having a radius of 11,669.16 feet, a central angle of 12.06'32", and a
chord that bears North 10" 44' 09" East, 2,46't.58 feet to a point for the northwest corner of said
99.9653 acre tract, same being on the south line of Lot 19, Section g0 of the Allison Richey Gulf
Coast Home Company Part of Suburban Gardens, a subdivision of record in Volume 2, page
98, B.C,P.R.;

Thence, North 86" 46' 02" East, departing said common line and along the common line
of said Lot 19 and g9'9653 acre tract,233.63 feet to a point for the southeast corner of said Lot
19 and the most northerly northeast corner of said 99.9653 acre tract, said point being on the
west line of that certaín 14.1479 acre tract (referred to as Tract E) conveyed to VDB partners,

Ltd. by an instrument of record under File Number 99-05083s, B.c.o.R.;

Thence, South 03" 08' 38" East, along the common line of said g9.g653 acre lract and
saíd VDB Partner's tract, 333.68 feet to a point for a re-entrant corner in the north lÍne of said
99.9653 acre tract and a southerly southwest corner of said VDB partner,s tract;

Thence, North 86" 42' 53" East, continuing along said common line and the south line of
that certain called 46'8412 acre tract (referred to as Tract D) conveyed to VDB partners, Ltd. by
an instrument of record under File Number g9-050835, B.C.o.R., 1,31g.41 feet to a point for the
common east corner of said 99.9653 acre tract and said VDB Partner's 46.B412acre tract;

Thence, South 03" 13'40" East, along the monumented east line of said 99.g653 acre
tract, 2,311'91 feet to a point for the southeast corner of said gg.96s3 acre tract, sard point
being on the common survey line of the aforementioned Mary V. O'Donnell Suruey, Abstract
469 and the aforementioned H. T. & B. R. R. co. survey, section 73, Abstract 301;
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Thence, South 87" 02'42" West, along the south line of said gg.96sa acre tract and the
common survey line of said Mary V. O'Donnell Survey and said H. T, & B. R. R. Co. Survey,
Section 73' passing aI29'37 feet a point for the common east corner of the aforementioned
Kate R' Ehrmann Surveys, Abstracts 459 and 460, the southwest corner of said Mary V.
O'Donnell Survey, Abstract 469, and the northwest corner of said H. T. & B. R. R. Co. Survey,
Section 73. Abstract 301, and continuing in all a distance of 133.90 feet to a point for the
northeast corner of said 13'2148 acre tract, same being the northwest corner of a tract of land
(referred to as "Tract C") conveyed to Brazos River Authority of record in Volume 1070, page
315, Deed Records ot Brazoria County, Texas (B.C.D.H.);

Thence, South 03'19'52" East, along the common line of said 1g.z14g acre tract and
said Brazos River Authority tract, 661.76 feet to a point for the southeast corner of said 13.214g
acre tract' said point being on the north line of the aforementioned 14.2564 acre tract;

Thence, North 86' 44'26" East, along the north line of said 14.2564 acre tract, 106.24
feet a point for corner on the common survey line of said Kate R. Ehrmann Survey, Abstract 460
and said H. T. & B. R. R. Co. Survey, Section 23, Abstract 301;

Thence, South 03" 28' 46" East, along said common survey line, 660.01 feet to a point
for the northeast corner of the aforementioned 24.6261acre tract, said point being on the south
line of said 14.2564 acre tract;

Thence, South 86'30'3'1" West, along the south line of said i4.2564 acre tract, 10g.0-l
feet to a point for the northeast corner of said 24.6261 acre tract, same being the northwest
corner of a tract of land (referred to as "Tract D") conveyed to Brazos River Authority of record
in Volume 1070, Page 31S, B,C.D,R.;

Ïhence, South 03' 20' 34" East, departing said south line and along the east line of said
24'6261 acretract, 1,320'07 feetthePolNToFBEGlNNlNGandcontaining 267.726acresof
land.
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Note: This document was prepared under 22TAC S 663.21, does not reflect the results of an
on-the-ground survey and is not to be used to convey or establish interests in real property
except those rights and interests implied or established by the creation or reconliguration of the
boundary of the politÍcar subdivision for which it was prepared.

LJA Engineering, lnc
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PERMITTED USES 
 

Residential 
In addition to all uses permitted with the City of Manvel Single Family Residential Zoning 
District the following uses are permitted within the PUD’s Single Family Residential District. 

 
Water Plant 
Waste Water Treatment Plant 
Recreation Center 
Sports Fields 
Drill Site 

 
Commercial 

All uses permitted with the City of Manvel Light Commercial Zoning District are permitted 
within the PUD’s Light Commercial District. In addition, the following uses shall be 
considered permitted uses with the PUD. 

 
1. Automobile Sales (Permitted on commercial property located north of Del Bello Blvd 

ONLY) 441 2017 NAICS Code Motor Vehicle and Parts Dealers (No Specific Use 
Permit is required for this use) 

2. Gas station, Convenience Store (Permitted on commercial property located 
north of Del Bello Blvd ONLY at the 1.714-acre tract with. Parcel ID 17343) 
NAICS 447100 – Gas Station; NAICS - 445120 - Convenience Store; (No 
Specific Use Permit is required for this use) 

3. Electric Charging Stations (Permitted on commercial property North and South 
of Del Bello Blvd). 
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UTILITIES 
 

Utilities will be provided by B.C.M.U.D. No. 43 and the City pursuant to a Utility Agreement. 

SIGNAGE 

Signage within the PUD shall conform to overall sign guidelines established below. 
 

1) Temporary signs used during construction of the development recognizing builders, 
architects, engineers, leasing representative, lenders, etc., must all be tastefully 
displayed on one (1) 4’ x 8’ vertical sign. All temporary signs must be removed when 
the principle building on the applicable Building Site is occupied. Additional, temporary 
Builder Signs directing potential home buyers to various neighborhoods/model homes 
may be installed. These temporary signs will remain as long as homebuilders are 
constructing in the neighborhood. See Exhibit K for approved signage size and style. 

 
2) Neighborhood Monumentation 

a. Primary Neighborhood Monumentation 
i. Shall be located at intersection of S.H. 288 and Del Bello Blvd 
ii. May incorporate structural, landscape and water elements 
iii. Maximum height shall be twenty five (25) feet. 
iv. Maximum width for the monument structure is 170’ 
v. Letter height shall be proportional to the signage structure 

b. Secondary Monumentation is permitted at all the following locations 
i. Entrances to individual sections 
ii. Intersection of HWY 288 and Del Bello Blvd 
iii. Intersection of Manvel Pkwy and Del Bello Blvd. 
iv. Signage shall be consistent with the style of the Primary 

Neighborhood Monumentation 
v. Signage height shall not exceed eight (8) feet when measured from 

grade 
vi. Signage width shall not exceed fifteen (15) feet 

 
3) Commercial Signage 

a. Multi-Tenant Pylon Signs — A multi-tenant sign is defined as a freestanding 
sign with signage panels for multiple tenants within a single development. 
(For example, a multi-tenant sign serving a shopping center may be located 
on land not owned by the primary tenant but would still be permitted, provided 
that it’s a part of the same development.) 

 
Maximum Height 

1) Signs shall not exceed fifty (50) feet in height along SH 288 
frontage. 

2) Signs shall not exceed forty (40) in height along all other street 
frontage. 

3) The bottom of such sign message area shall not be less than 
ten (10) feet above the surrounding finished grade level. 

ii. Maximum Width — twenty five (25) feet. 
iii. Off-Premise signage located within the development is permitted for 

other tenants located within the shopping center. No billboard signs 
are permitted. 

iv. One (1) multi-tenant sign is permitted for each entrance into the 
development from SH 288 and/or Del Bello Blvd. that is approved by 
the Texas Department of Transportation (TxDot) 
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b. Single Tenant Monument/Pylon Signs - A single-tenant sign is defined as a 
freestanding sign advertising a single use. 

 
 i.   Maximum Height 

1) Signs may not exceed eightsix (86) feet in height. 
ii. Signs shall not exceed fifty (50) square footage in area 
iii. One single tenant monument sign is permitted for each parcel. If a 

parcel has frontage on two thoroughfares, one monument sign is 
permitted on each street frontage. 

iv. At no point shall any single tenant monument/pylon sign be within 
100 feet of any other sign. 

v. Notwithstanding anything to the contrary set forth herein, on the 
18 Ac. Commercial Tract located at the northeast corner of Hwy 
288 anad Del Bello Blvd, the following signage rules apply: 

1. A single tenant monument/pylon sign no greater than 
forty (40) feet in height is permitted along Hwy 288. See 
Exhibit K4 and K6 for approved sign design and 
location. 

vi. LED Price Digits will be allowed for gas station use on the 
monument sign.  

1. No internal or external illumination of the LED price 
digits will be allowed between the hours of 12 am and 5 
am  

vii. Canopy Signage on the fuel station canopy: 
1. LED backlit is permitted around the canopy. 
2. Canopy LED downlights shall not result in light overspill  

vi.  
 

c. Wall Mounted Signage 
i. Buildings thirty (30) feet or less in height. 

1) Maximum Letter Height — thirty six (36) inches for one line of 
text, eighteen (18) inches for two lines of text 

2) Maximum overall Height — thirty six (36) inches for one line of 
text, forty two (42) inches for two lines of text. 

3) The signage face shall not exceed 80% of storefront width of 
the tenant space. 

ii. Buildings over thirty (30) feet in height. 
i. For every additional six (6) feet in height over thirty (30) feet, 

an additional twelve (12) inches of letter height is permitted, up 
to a maximum overall height of seventy two (72) inches. 

ii. The signage face shall not exceed 80% of storefront width of 
the tenant 

iii.   Notwithstanding anything to the contrary set forth herein, on 
the 18 Ac. Commercial Tract located at the northeast corner of 
Hwy 288 and Del Bello Blvd, the following additional wall 
mounted signage regulations apply: 

1) Primary wall mounted signage is permitted on the front 
entrance portal. The signage must be consistent with the 
approved sign design and location as shown in Exhibhit 
K5 and Exhibit K6. 

a. Additional wall mounted signage is permitted for 
any buildings on this tract but will be subject to 
the regulations listed in i. and ii. Above. 

 
 

d. All signage shall be located a minimum of ten (10) feet from the property line. 
e. There shall be a minimum of 100 feet between signs. 
f. All signage must be perpendicular to the right of way. 
g. Electronic Reader Boards/ LED screens are permitted under the following 

regulations: 
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i. LED signs are permitted for on premised signs and/or for tenants within 
a single development. 

ii. No internal or external illumination of the LED screens will be allowed 
between the hours of 1210apm and 56am. 

iii. Maximum illumination will be the difference between ambient light and 
full wattage cannot be more than .2 foot-candles at 75 feet. Automatic 
dimmer equipment must be installed and operational. 

iv. Maximum wattage at 6,500. 
1) Temporary Signage 

a. Subject to the regulations listed in Section 53-10 of the 
City of Manvel Code of Ordinances in effect at the time 
this document is approved by City Council. 

2) Prohibited Signage 
a. Unless specifically permitted in the above regulations, 

all signage listed in 53-11 of the City of Manvel Code of 
Ordinances in effect at the time this document is 
approved by City Council, is prohibited 
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SITE PLANS  
The development of individual commercial parcels shall meet all development guidelines specified 
above, and within all applicable City of Manvel ordinances. 

 
1) Development Review and Approval 

In lieu of the review process specified in Section 77-51 of the Manvel Code of 
Ordinances, all development plans for non-residential projects within the PUD boundary 
will be reviewed and approved by the city staff and the Development Review 
Committee. Staff and the DRC will review to ensure compliance with the PUD 
document. A permit cannot be unreasonably withheld so long as all PUD standards are 
met, it meets all applicable laws and city codes and it does not negatively impact the 
health and safety of the community. If denied, an appeal can be made to the Board of 
Appeals and/or other applicable committee. This does not apply to the platting process. 

 

AMENITIES / OPEN SPACE 
Open space accounts for approximately 26% of the gross acreage within the Southpointe Crossing. 
The Open Space calculation includes all parks, landscape reserves, landscaped right-of-ways, 
pipeline easements, drainage easements, trails, linear parks, tot lots, natural open space areas, drill 
sites and publicly accessible detention/ drainage facilities. The proposed open space amenities and 
the acreages are as follows: 

 

Open Space Amenity Acreage 
Recreation Center/Parks -r4.1 

Landscape/ Open Space +1.2 

American Canal +7.7 

Detention Lakes/Drainage 
Easements 

+41.2 

Drill Site/Park +4.8 

TOTAL 67.0 
*All acreages are preliminary and are subject to change as development occurs 

 
Parks Ordinance 
Per the City of Manvel parks requirement, there shall be a minimum of one (1) acre of park land for 
every 100 proposed dwelling units dedicated for the use of parks. Based upon the estimated 
number of 437 single-family residential homes, the Southpointe Crossing PUD district will be 
required to provide approximately z4.4 acres of park space. If the total lot count changes, the 
parkland dedication requirement will be adjusted in accordance with the minimum requirement listed 
above. The requirement will be fulfilled with the dedication of +4.1 acres of a park and recreation 
center for the Southpointe Crossing as well as over +40 acres of lake/detention areas within the 
subdivision. The recreation center will be located centrally within the residential component and will 
be easily accessible for all residents. The center will likely include a clubhouse and pool facilities. 
See Exhibit H for a Conceptual Amenities Plan. 

 
1) Parkland will be credited based on the following criteria: 

A. Parkland Dedication may be provided through the following methods 
a.Private Parkland and/or; 

1. No more than fifty (50) percent of the required parkland 
dedication acreage may be comprised of private parkland 

b.Public parks/open space and/or; 
1. Public Parkland may be dedicated to the City of Manvel and/or 

owned and maintained by the HOA or MUD. However, to be 
considered public parkland, the area must be available to all 
residents of the City of Manvel. 




























































	I. Regular Session
	 Position #1 Ryan Miller, Chair 03/2025Position #2 Kyle Marasckin, Vice-Chair 03/2025Position #3 Mary Ann Atkinson 03/2025Position #4 Kenneth Haynes 03/2025Position #5 Christy Kennard 03/2024Position #6 Dorothy Wynne 03/2024Position #7 Muhammed Alam 03/2024

	II. Pledge
	III. Public Comments: "Comment Card" Required
	IV. Public Hearing
	A. TO HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, AMENDING ORDINANCE NO. 2020-O-14, BEING THE ORDINANCE PERTAINING TO ZONING AND DEVELOPMENT RELATED PROVISIONS AND REQUIREMENTS FOR DEL BELLO LAKES PLANNED UNIT DEVELOPMENT (PUD) TO (1) AUTHORIZE NAICS USE CODE 447110 “GASOLINE STATIONS WITH CONVENIENCE STORES” AND (2) AMEND SIGNAGE RELATED PROVISIONS; FOR A PROPERTY LOCATED AT THE NORTHWEST CORNER OF DEL BELLO BOULEVARD AND CEDAR CREEK LANE INTERSECTION; PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. 

	V. Consent PDZ
	A. Approve the meeting minutes to date.
	7-10-2023 PDZ Minutes


	VI. Regular Agenda
	A. Final Plat Valencia Section 2
	1. Agenda Request Form
	2. Valencia Sec 2 FP PDZ Report 07.24.23
	3. Valencia Sec 2 Signed Mylars
	4. Valencia_Master Plan_04-14-23

	B. Final Plat Valencia Section 7
	1. Agenda Request Form
	2. Valencia Sec 7 FP PDZ Report 07.24.23
	3. Valencia Sec 7_signed
	4. Valencia_Master Plan_04-14-23

	C. 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.
	D. 2023-O-21 Del Bello Lakes PUD amendments
	1. Del Bello Lakes PUD Amendment No. 3 PDZ Agenda Data Sheet 07.24.23
	2. Applicant's Letter
	3. Vicinity Map
	4. Zoning Map
	5. MTP Map
	6. Ord 2023-O-21 Del Bello Lakes PUD Amendment No. 2
	7. [Redlined] - 2020-O-14 PUD Amend DelBello Lakes EXHIBITS
	8. Conceptual Site Plan v1.0
	9. Location exhibit 1&2

	E. Consideration and possible action to approve excused committee member absences.

	VII. Adjourn
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