




Manvel Zoning Board of Adjustment 
Planning Department 
City of Manvel 
September 10, 2024 
 

1 | P a g e  

 

 

 

Address: Generally located 

340 feet southeast from the 

southeast corner of Chocolate 

Bayou Road and Massy Ranch 

Road.  

Executive Summary 

The property owner (applicant) is requesting a variance for a property 

generally located roughly 340 feet southeast from the southeast 

corner of Chocolate Bayou Road and Massy Ranch Road. This property 

is in the Open-Single Family Residential (O-SFR) District and is just 

over 10 acres in size. The applicant is requesting a variance to the 

minimum lot width requirement for one of the seven lots planned for 

an open-single family residential development. This requested 

variance, if granted will:  

• Reduce the required minimum lot width from 120 feet to 110 feet 

for lot four.  

• Site Location 

 

Legal Description: see Public 

Hearing Notice. 

Applicant/Representative: 

Gold Shanelle Ventures, LLC  

Property Owner: Gold 

Shanelle Ventures, LLC  

Current Zoning: Open-Single 

Family Residential (O-SFR)  

Request: Zoning variance to 

minimum lot width 

requirement in the O-SFR 

zoning district 

Applicable Land Use 
Regulations: Section 77-27 
(b) (2) 

Exhibits: Application, 

Property Survey, and 

Conceptual Site Plan.  

Submitting Staff: 

Evan DuVall, Safebuilt  

 

 

Zoning Variance 
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Staff Report 

 

Variance Criteria 

Manvel Code of Ordinances, Chapter 77, Zoning, Article III, Administration 

Section 77-73., Zoning Board of Adjustment/Zoning Official and Section 77-74., Variances 

 

After a public hearing consisting of 75% of the Zoning Board of Adjustment members, the Board shall 

place a concurring vote of 75% of the Board members to authorize a variation from the terms of a 

zoning ordinance. The Zoning Board of Adjustment shall not grant a variance unless it shall in each 

case, make specific written findings based directly upon the particular evidence presented to it which 

support written conclusions that: 

(1) The granting of a variance is necessary to secure appropriate development of a parcel of land 

which differs from other parcels in the zone by being of such restricted area, shape or slope 

that it cannot be appropriately developed without modification; 

(2) The granting of a variance will not be materially detrimental or injurious to other property 

or improvements in the neighborhood in which the subject property is located, nor impair an 

adequate supply of light or air to adjacent property, substantially increase the congestion in 

the public streets, increase the danger of fire, endanger the public health, safety and well-

being or substantially diminish or impair property values within the neighborhood; and  

(3) The variance desired will not be contrary to the general purpose and intent of these 

regulations. 

H.B. 1475 (effective September 1, 2021) 

Allows an additional criterion to the three mentioned above, whereby the ZBA can consider if “other 

matters” are in compliance with the City’s zoning ordinance. The items include: 

(1) The financial cost of compliance is greater than 50 percent of the appraised value of the 

structure as shown on the most recent appraisal roll certified to the accessor for the 

municipality under Section 26.01. Tax Code; 

(2) Compliance would result in a loss to the lot on which the structure is located of at least 25 

percent of the area on which development may physically occur; 

(3) Compliance would result in the structure not being in compliance with a requirement of a 

municipal ordinance, building code, or other requirement; 

(4) Compliance would result in unreasonable encroachment on an adjacent property or 

easement; or 

(5) The municipality considers the structure to be a nonconforming structure. 

 

Overview 

The applicant intends to make a single-family subdivision with seven home sites. This request is to 

have one lot (Lot 4) to have a width of 110 feet, instead of the 120 feet required within the Open-

Single Family Zoning District. This proposed subdivision development would allow seven single-
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family residential homes to be constructed, if approved. All of these lots will satisfy the minimum lot 

sizes, with the smallest lot at 54,673 square feet (1.25 acres).  

Staff Recommendation 

City staff recommends approval of the variance request to Section 77-27 (b) (2) of the Manvel Code 

of Ordinances for a ten-acre tract of land based on the following variance criteria: 

1. The granting of a variance is necessary to secure appropriate development of a parcel of land 

which differs from other parcels in the zone by being of such restricted area, shape or slope that 

it cannot be appropriately developed without modification. 

The property is currently a ten (10) acre tract and the applicant is proposing a seven lot 

subdivision, and is requesting a lot width of 110 feet for Lot 4. This property frontage faces Massy 

Ranch Road (County Road 100), and the properties are significantly deep, and all lots will satisfy 

the required lot area and depth requirements. This request is only for one lot of the seven total 

lots proposed.  

2. The granting of a variance will not be materially detrimental or injurious to other property or 

improvements in the neighborhood in which the subject property is located, nor impair an 

adequate supply of light or air to adjacent property, substantially increase the congestion in the 

public streets, increase the danger of fire, endanger the public health, safety and well-being or 

substantially diminish or impair property values within the neighborhood. 

Granting a variance will not be materially detrimental or injurious to other properties in the area. 

It will not impair an adequate supply of light or air to adjacent property, will not substantially 

increase the congestion, fire danger, endanger the public health, safety and well-being of the 

neighborhood.  

3. The variance desired will not be contrary to the general purpose and intent of these regulations. 

Since the reduction in lot width is not significant, granting the variance will not be contrary to the 

general purpose and intent of the city of Manvel regulations which is promoting the health, safety, 

and general welfare of the city, and its inhabitants.  

Additional criteria such as financial cost, loss in lot area, loss of compliance with city ordinances or 

building codes, unreasonable encroachment on an adjacent property, or the structure is 

nonconforming are in compliance with the city’s zoning ordinance. 

(a) A financial consideration cannot be taken into account since the property owner does not 

own additional property to obtain minimum required ten (10) feet of lot width; 

(b) The loss of 25% lot area to comply with the minimum 120-foot required lot width cannot 

be considered because the property owner does not own additional property to obtain 

the additional ten feet; 

(c) The property is vacant and there are no structures on the property, therefore, loss of 

compliance with city ordinances or building codes is not applicable; 
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(d) The property is vacant and there are no structures on the property, therefore, 

unreasonable encroachment on an adjacent property or easement is not applicable; or 

(e) The property is vacant and there are no structures on the property, therefore, criterion 

related to non-conformity is not applicable.  

Zoning Board of Adjustment Public Notice 

Notice of public hearing was published in a newspaper of general circulation. All property owners 

within 200-feet of the site were notified.  

 

Public Hearing Meeting on August 27, 2024: A public hearing was held by the Zoning Board of 

Adjustment, where nine members of the public spoke and seven members of the public were in 

opposition to this variance and/or more development in this area, and two members were generally 

concerned with issues in this area. The public hearing was tabled for the next meeting (September 

10, 2024 meeting). A letter regarding the continuation of the public hearing was sent to property 

owners within 200 feet from the subject site. The following concerns below are from members of the 

public at the Public Hearing Meeting.  

 

Flooding: Most members of the public that spoke were concerned with flooding in this area, 

and the issues with more homes being developed in this area. Flooding has occurred during the 

last flood events in this area, and street. It was mentioned that this neighborhood was stranded 

during Harvey.  

 

Staff Clarification: All new homes and the subdivision will have to satisfy the minimum 

requirements of the city and drainage district. This property is within the 100-year flood 

plain, and all additional fill will have to be mitigated for this development.  

 

Roadway Condition and traffic: The members of the public mentioned that there are issues 

with road maintenance for this area. There was concerned with trucks and materials being 

delivered to these home sites if approved, that these trucks will further cause the road 

condition to be reduced. There is concern that there will be increased traffic from this single-

family subdivision.  

  

Staff Clarification: Old Massey Ranch Road is a Brazoria County maintained roadway and 

is not maintained by the City of Manvel.  

 

Utilities: The members asked if water and sewer would be provided, or would these homes be 

on water and septic. Another comment was regarding the electricity being provided, and 

whether the lines would have to be upgraded.  
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Staff Clarification: These seven homes would be on individual wells and septic systems. 

CenterPoint is responsible for the electricity, and they would be consulted during the 

platting phase of this development. 

   

 Density of development: A member of the public was concerned with the density of the 

subdivision and that this development can have six (6) lots and still be successful. The concern 

was that the homes would be too close together or on top of each other.  

 

 Staff Clarification: These homes would have to satisfy the minimum setbacks in the open-

single family development, and would have at least twenty-foot setbacks, meaning that there 

would be at least forty feet (40’) between homes within the subdivision.  

 

 Uses permitted in development: A member of the public was concerned about whether this 

would be only a single-family development.  

 

 Staff Clarification: These homes are in an open single-family residential district, which 

allow single-family homes and associated uses allowed in the land use table.  

 

 Benefit of development: There was a question on how this subdivision would benefit this 

area.  

 

 Noise: Members of the public spoke how they moved to this area for peace and quiet, and that 

this development would be bad for the community.  

 

 Type of homes: There were questions from the public regarding the type of homes that were 

going to be developed in the subdivision. Concerned that the new homes would be small 

mansions, and that most homes in the area are not smaller than 3,000 square feet in area.  

 

 Property Taxes: Members of the public were concerned that these new homes, would increase 

taxes for homes in the area.  
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Zoning Map 
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Property Survey 
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Major Thoroughfare Map 

 

 



Manvel Zoning Board of Adjustment 
Planning Department 
City of Manvel 
September 10, 2024 
 

9 | P a g e  

 

Application 
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Application 
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Application 
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Applicant Authorization Letter 
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Public Hearing Notice 

 

 

Public Hearing Notice to run on Sunday 8/11/2024 
 

AN APPROXIMATE 10 ACRE TRACT OF LAND GENERALLY LOCATED AT THE 

SOUTHEAST CORNER OF MASSEY RANCH ROAD AND CHOCOLATE BAYOU 

ROAD (PID 169159), SITUATED IN THE A0320 ERASTUS LITTLE TRACT 1, DIV E, 

BRAZORIA COUNTY, TEXAS, ACCORDING TO THE MAP OR PLAT THEREOF 

RECORDED IN VOLUME 2010, PAGE 045789, OF THE MAP RECORDS OF 

BRAZORIA COUNTY, TEXAS; PROVIDING FOR A VARIANCE TO THE 

MINIMUM LOT WIDTH WITHIN THE OPEN-SINGLE-FAMILY RESIDENTIAL 

DISTRICT FROM THE CITY’S ZONING ORDINANCE; PROVIDING FOR 

SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO 

EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. 

/S/ TAMMY BELL, CITY SECRETARY. 

 




	I. Regular Session
	II. Call to Order and Roll Call 
	 Pos #1 Martina McNicklesPos #2 Ronald KeelsPos #3 Derek DalmolinPos #4 Raf LopezPos #5 Kim Bickham

	III. Pledge
	IV. Public Comments: "Comment Card" Required
	V. Staff Presentation on Public Hearing Item
	VI. Public Hearing
	 To hear input from the public regarding THE PROPOSED zoning variance FROM Chapter 77, zoning, section 77-27(B)(2), minimum lot width, WITHin THE open-single family residential (o-sfr) zoning district for an approximate 10 acre tRACT of land generally located 350 FEET SOUTHEAST OF THE SOUTHEAST CORNER OF THE INTERSECTION OF MASSEY RANCH ROAD AND CHOCOLATE BAYOU ROAD (PID 169159), SITUATED IN THE A0320 ERASTUS LITTLE TRACT 1, DIV E, BRAZORIA COUNTY, TEXAS, THEREOF RECORDED IN VOLUME 2 PAGE 89 OF THE MAP RECORDS OF BRAZORIA COUNTY, TEXAS; PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. 
	Chocolate Bayou Variance Report ZBA-final (JA)
	Proposed-Subdivision


	VII. Consent Agenda 
	A. Approve meeting minutes to date.

	VIII. Regular Agenda
	A. Consideration and possible action to approve a request by Gold Shanelle Ventures, LLC for variances to Section 77-27 (b) (2), Manvel Zoning Ordinance (Lot Width). Property generally located 350 fEET SOUTHEAST OF THE SOUTHEAST CORNER OF THE INTERSECTION OF Massey Ranch Road AND CHOCOLATE BAYOU ROAD (PID 169159), SITUATED IN THE A0320 ERASTUS LITTLE TRACT 1, DIV E, BRAZORIA COUNTY, TEXAS, This property is in the Open-Single Family Residential (O-SFR) District and is just over 10 acres in size. The applicant is requesting a variance from the minimum 120-foot lot width requirement to 110 feet for one of the seven lots (lot four) planned for an open-single family residential development.

	IX. Adjourn



