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Thank you all for joining us today as we present the Manvel Police 
Department's annual crime statistics and staffing report. This report 
outlines the critical needs of our department and reflects not only the 
challenges we have faced but also the progress we have made in 
maintaining public safety and upholding our commitment and Core 
Values to this community.

Over the past few years, the landscape of law enforcement in 
Manvel has continued to evolve, with new challenges arising from 
population growth, technological advancements, and the complex 
nature of crime trends. Through the dedication of our officers and 
staff, we have worked tirelessly to address these challenges while 
fostering trust and collaboration within the community.

Today, I will provide an overview of the key crime trends from the 
past years and highlight how these statistics inform our strategic 
priorities. In addition, I will outline the resources and support 
needed for fiscal year 2026 and upcoming years, to ensure we 
remain proactive and effective in delivering the highest standards of 
service.

Our mission is not just to enforce the law but to create a safe, 
inclusive, and resilient community where all residents feel secure. 
With your continued support, we can address current challenges, 
build on our successes, and strengthen our shared vision for the 
future of Manvel.

Thank you for your attention, and I look forward to discussing these 
important topics with you.

Keith Traylor
Director Of Public Safety
Chief of Police
City of Manvel Police Department



The Police Department, operating under the Department of 
Public Safety, is composed of five divisions: Administration, 
Criminal Investigations, Patrol, Communications, and Records.

 The Administration Division includes the Chief of Police, an 
Executive Assistant, three Captains, and a Community Relations 
Officer. 

The Patrol Division consists of four Sergeants, four Corporals, 
and 18 Patrol Officers, with four officers dedicated to the 
Traffic Unit. 

The Criminal Investigations Division is staffed by one Detective 
Sergeant and three Detective Corporals. 

The Communications Division comprises eight 
Telecommunication Officers, while the Records Division is 
managed by one Records Clerk. 

Altogether, the Police Department employs 37 sworn personnel 
and a total of 48 personnel.



Based on the current population of the city, (22,106 People) the 
department should have a minimum of 44 sworn personnel to 
keep up with the standard of two (2) officers per 1000 population.

To meet the needs of the city, we need to look close at the current 
staff and adjust as we move into the future. 

The staffing needs for a police department based on a city’s 
population and future infrastructure:

•Minimum Staffing Requirement: 44 sworn personnel to 
meet the standard of 2 officers per 1,000 residents.

•Staff Expansion Needs:

•Patrol Division: 3 additional patrol officers.
•Support Division:

•1 Records Clerk.
•1 Communications Supervisor.
•1 Investigator.

•Jail Staff (with the new holding facility opening in 
mid-2025):

•1 supervisor.
•4 detention officers.

•Administration:
•1 Assistant Chief 
•2 Patrol Lieutenants (Watch Commanders)

•Custodial Staff: To maintain the new facility.
These adjustments aim to accommodate current needs and future 
growth.

STAFFING



Growth Comparison

An analysis of the city's estimated population growth reveals that in 
2024, the department's growth began to decline. To maintain the 
appropriate population-to-officer ratio, adding the seven additional 
sworn personnel will ensure the department remains at the required 
capacity.

2021 2022 2023 2024 2025

Population 12278 14784 17261 19606 22106

Officers 22 31 35 37 44
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Five Year Staffing Plan

In 2021, the department was tasked with creating a five-
year staffing plan to address the needs of the department 
based on the city’s anticipated growth. This plan was 
developed using projected population increases derived 
from new housing permits submitted to the permitting 
department. Staffing requirements were calculated based 
on an average of three persons per household combined 
with the projected population growth over the five-year 
period.

In 2024, staffing levels were expected to increase due to 
the construction of a new police station. While the 
construction was originally scheduled for completion 
within that timeframe, delays caused by issues with the 
initial construction company have pushed the completion 
date. The department now anticipates moving into the new 
building in June 2025.



Staff Five Year Projections
Sworn Personnel 2021 2022 2023 2024 2025 2025 2026

Current
Projected Population 16000 19000 22000 25000 28000 22106 31000

Administration
Police Chief 1 1 1 1 1 1 1

Assistant Police Chief 0 0 0 1 1 0 1
Police Captain (Patrol-

CID) 1 1 0 2 2 3 2
Community Relations 1 1 1 1 1 2

Administrative Sergeant/ 
Prof. Standards 1 1 1 1 1 0 1

Total Admin 3 4 5 3 6 5 7
Patrol

Patrol Lieutenant 0 0 0 1 1 0 1
Patrol Sergeants 4 4 4 4 4 4 4
Patrol Corporal 0 0 4 4 4 4 4

Special Ops Officers 
(Traffic, K9,DDACT) 2 2 3 3 3 4 3

Patrol Officers 12 20 20 26 32 16 36
Total Patrol 18 26 32 37 45 26 48

CID
Detective Lieutenant 0 0 1 1 1 0 1

Detective Sergeant 1 1 1 1 1 1 1
Detective 2 3 4 4 4 3 5

Detective / Property and 
Evidence Technician 0 0 1 1 1 0 1

Total CID 3 4 7 7 7 4 8
Total Sworn 24 33 44 50 57 37 61

Sworn Personnel / POP 24 38 44 50 56 40 62



Civilian Personnel 2021 2022 2023 2024 2025 2025 2026

Administrative Assistant 1 1 1 1 1 1 1

Dispatch

Telecommunication 
Supervisor 0 0 1 1 1 0 1

TCO 5 7 7 7 7 8 7

Records

Records Manager 0 0 1* 1 1 0 1

Records Clerk 0 1* 1 2 2 1 2

Victim liaison 0 0 0 0 0 0 1*

Public Relation/PIO 0 0 0 1* 1 0 1

IT

IT Tech 0 0 1 1 1 1 1

Jail

Jail Sergeant 0 1 1 1 0 1

Jailers 0 4 4 4 0 4

Total Civilian 6 9 17 19 19 11 20

Total Positions 31 43 62 71 79 48 84



Crime Statistics
The crime statistics represent a comparative analysis of data from 2021 
to 2024, aligning with the staffing plan developed in 2021.

During this period, the department’s CAD system recorded a 112% 
increase in calls for service. When extracting the self initiated calls for 
service the data shows a 68% increase in calls where a response by an 
officer is required.

To provide a more detailed analysis, self-initiated calls for service were 
excluded, and the remaining data was reviewed for the same timeframe. 
Directed Patrols, which involve officers being assigned to or initiating 
patrols in specific areas, showed an 393% increase. These patrols are 
typically focused on high-risk areas or locations with public complaints.

Traffic stops also increased by 115% over the same period. This is 
attributed to the rising traffic volume throughout the city and the 
establishment of a proactive traffic unit within the Patrol Division.



During the same period, there was a 24% increase in reports filed 
for various criminal activities.

Arrests rose by 36%, which is consistent with the increase in traffic 
stops, as many arrests are initiated during these stops.

Driving While Intoxicated (DWI) arrests showed an overall 
increase of 44% since 2021.

Narcotics-related arrests initially increased through 2023 but have 
decreased by 9% compared to 2021 levels.
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2024 41066 9114 11251 1038 469 88 41
2023 36403 6537 11079 1044 571 102 46
2022 23254 3228 7912 1015 562 63 58
2021 19393 1849 5221 838 346 61 45
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Alarm Calls  and Response
Responses to residential and commercial alarms have shown a 
downward trend. From 2021 to 2024, residential alarms 
decreased by 15%, business alarms dropped by 24%, false 
alarms increased by 46%, false alarms due to weather 
decreased by 60%, and false alarms caused by human error 
fell significantly by 63%.

Alarm Information 2021 2022 2023 2024
Residential 494 602 567 567
Business 78 107 80 59

False 394 573 536 574
False Weather Related 25 9 14 10

False Accidental/Human 
Error 142 11 84 38

Alarm Company Cancel 11 25 13 4
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Motor Vehicle Collisions

2021 2022 2023 2024
Collision No Injuries 424 497 557 650
Collision With Injuries 175 170 200 165
Collision Hit and Run 88 73 6 134
Collision With Pedestrian 4 6 4 6
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Motor vehicle collisions in the city have increased by 53%, 
with a noticeable rise during the construction of the Highway 
288 corridor.

In response, the department implemented a strategic plan in 
2023 to address the collisions occurring within the city 
especially along the 288 corridor.



Response Times

Response time is determined by combining the time it takes for 
the Telecommunications Officer to receive, enter, and dispatch the 
call with the officer’s travel time to the scene. Together, these 
components provide the total response time for a call. The data 
presented reflects the average response time for Priority P calls, 
which are classified as emergency responses. 

Examples of such calls include situations involving immediate 
threats to life or disasters, whether natural or man-made.

Response Time Priority P calls
Number of 

Calls
Dispatch 

Delay
Travel 
Time 

Response 
Time

Avg Time 
on Scene

Service 
Time

2021 92 4.25 5.49 9.74 50.2 55.69

2022 78 2.3 4.82 7.12 55.67 60.49

2023 73 1.92 4.87 6.79 56.67 61.54

2024 100 1.29 3.85 5.14 60.1 63.95



Crime Data Analysis

Crime Analysis Overview

This report analyzes crime trends from the past year, emphasizing 
significant shifts in crime types and their corresponding investigative 
demands. Key findings are as follows:

Crime Trends:

Theft and Burglary: These remain the most frequently reported 
crimes. Notably, burglary increased by 171.88% compared to the 
previous year, while thefts rose by 38.1%.

White Collar Crimes: A rise of 65.22% indicates an upward trend 
that warrants attention.

Violent Crimes: Robbery and arson levels remained relatively stable; 
however, they continue to heavily strain investigative resources.



Construction Material 
Theft/Burglary

Manvel’s Growth and Its Impact on Construction Site Security
Manvel is currently experiencing a significant rise in new home 
construction, which reflects the city’s expanding population and 
development. While this growth brings exciting opportunities, it 
also presents unique challenges.
Case Load Analysis:
Total Cases in 2024: A total of 67 thefts and burglaries were 
reported at construction sites.
Trend Observed: This marks a substantial increase compared to 
previous years, highlighting the need for enhanced security 
measures at these locations.
Factors Driving the Rise in Construction Site Theft and 
Burglary
Valuable Materials:

High-value items, including tools, appliances, and construction 
materials, are often left unsecured, making them prime targets.

Opportunities for Crime:
Open construction sites with limited surveillance create an 
environment conducive to theft and burglary.

Impact on the Criminal Investigation Division
Increased Workload:

Investigating construction-related thefts and burglaries 
requires additional resources, placing a greater demand on the 
division's personnel and time.



Crime Type 2021 2022 2023 2024

Crimes Against Persons 107 88 115 123

Robbery 2 0 1 1
Arson 0 0 1 1
Extortion/Blackmail 0 1 0 1
Burglary/Breaking & 
Entering 19 25 32 87

Larceny/Theft Offenses 74 96 84 116
Motor Vehicle Theft 4 12 18 12
Counterfeiting/Forgery 1 5 3 8
Fraud Offense 32 30 20 30
Embezzlement 0 0 0 0

Stolen Property Offenses 5 0 7 9

Destruction Of Property 17 18 22 34

Bribery 0 1 0 0

Crime Analysis Data
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Crimes Against Persons

Sexual Assault
Indecency by

Contact
Agg. Assault Simple Assault Harassment

Kidnapping/Ab
duction

2024 3 2 14 93 10 1
2023 9 0 14 85 6 1
2022 3 2 12 63 6 2
2021 2 2 23 72 6 2
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Burglary Cases: These demand significantly more time, averaging 36 
hours per case.

Theft Cases: Though simpler, theft investigations now average 8 hours 
and are trending upward, reflecting increasing resource demands.

Complex Crimes: Cases such as arson and fraud require substantial time 
due to the need for detailed evidence collection and comprehensive 
interviews.

Key Insights:
The substantial increase in burglary cases highlights the need for 
enhanced investigative focus and resource allocation in affected areas.
While some crime categories have shown reductions, the growing 
complexity and time required per case pose challenges to investigative 
efficiency.

This analysis will help guide decisions on resource distribution, bolster 
crime prevention efforts, and ensure investigators receive adequate 
support based on the complexities of different crime types

Investigative Time 
Requirements
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Each month, the department is required to report criminal 
activity to the Federal Bureau of Investigation (FBI) and the 
Texas Department of Public Safety’s Crime Records 
Division through the National Incident-Based Reporting 
System (NIBRS). 

Criminal activity is categorized into groups, which are 
further subdivided for more detailed analysis and tracking. 
For example, "Crimes Against Persons" includes offenses 
such as murder, manslaughter, rape, and assaultive offenses.

Crime Reporting



Offense Reported  
in 2021

Reported  
in 2020

Percent  
Change

Offenses  
Cleared

Percent  
Cleared

Percent Of  
Category

Rate Per  
100,000*

Murder 0 0 NA 0 0.00% 0.00% 0.00

Negligent Manslaughter 0 0 NA 0 0.00% 0.00% 0.00

Justifiable Homicide 0 0 NA 0 0.00% 0.00% 0.00

Rape 2 5 -60.00% 0 0.00% 1.87% 13.10

Sodomy 0 0 NA 0 0.00% 0.00% 0.00

Sexual Assault with Object 0 0 NA 0 0.00% 0.00% 0.00

Fondling 2 2 0.00% 1 50.00% 1.87% 13.10

Aggravated Assault 23 10 130.00% 9 39.13% 21.50% 150.70

Simple Assault 72 73 -1.37% 50 69.44% 67.29% 471.76

Intimidation 6 2 200.00% 4 66.67% 5.61% 39.31

Kidnapping/Abduction 2 2 0.00% 2 100.00% 1.87% 13.10

Incest 0 0 NA 0 0.00% 0.00% 0.00

Statutory Rape 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Commercial Sex Acts 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Involuntary Servitude 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Persons Total 107 94 13.83% 66 61.68% 32.13% 701.09

Robbery 2 2 0.00% 0 0.00% 1.30% 13.10

Arson 0 0 NA 0 0.00% 0.00% 0.00

Extortion/Blackmail 0 0 NA 0 0.00% 0.00% 0.00

Burglary/Breaking & Entering 19 20 -5.00% 1 5.26% 12.34% 124.49

Larceny/Theft Offenses 74 67 10.45% 6 8.11% 48.05% 484.86

Motor Vehicle Theft 4 7 -42.86% 0 0.00% 2.60% 26.21

Counterfeiting/Forgery 1 2 -50.00% 0 0.00% 0.65% 6.55

Fraud Offense 32 24 33.33% 2 6.25% 20.78% 209.67

Embezzlement 0 0 NA 0 0.00% 0.00% 0.00

Stolen Property Offenses 5 0 NA 5 100.00% 3.25% 32.76

Destruction Of Property 17 24 -29.17% 1 5.88% 11.04% 111.39

Bribery 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Property Total 154 146 5.48% 15 9.74% 46.25% 1009.04

Drug/Narcotic Violations 45 37 21.62% 38 84.44% 62.50% 294.85

Drug Equipment Violations 9 0 NA 4 44.44% 12.50% 58.97

Pornography/Obscene Material 0 0 NA 0 0.00% 0.00% 0.00

Gambling Offenses 0 0 NA 0 0.00% 0.00% 0.00

Prostitution 0 0 NA 0 0.00% 0.00% 0.00

Weapons Law Violation 18 7 157.14% 13 72.22% 25.00% 117.94

Animal Cruelty 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Society Total 72 44 63.64% 55 76.39% 21.62% 471.76

Total Group "A" Offenses 333 284 17.25% 136 40.84% 100% 2181.89

* Adjusted population base: 15,262 2021 Crime in TexasStatewide Crime Profile

Note: The Rate per 100,000 will be 'NA' when the Adjusted Population Base is Zero.

Group A Offense Report

Ending Date: 12/31/2021Beginning Date: 01/01/2021

Agency: MANVEL PD



Offense Reported  
in 2022

Reported  
in 2021

Percent  
Change

Offenses  
Cleared

Percent  
Cleared

Percent Of  
Category

Rate Per  
100,000*

Murder 0 0 NA 0 0.00% 0.00% 0.00

Negligent Manslaughter 0 0 NA 0 0.00% 0.00% 0.00

Justifiable Homicide 0 0 NA 0 0.00% 0.00% 0.00

Rape 3 2 50.00% 1 33.33% 3.41% 20.24

Sodomy 0 0 NA 0 0.00% 0.00% 0.00

Sexual Assault with Object 0 0 NA 0 0.00% 0.00% 0.00

Fondling 2 2 0.00% 0 0.00% 2.27% 13.49

Aggravated Assault 12 23 -47.83% 5 41.67% 13.64% 80.97

Simple Assault 63 72 -12.50% 44 69.84% 71.59% 425.07

Intimidation 6 6 0.00% 2 33.33% 6.82% 40.48

Kidnapping/Abduction 2 2 0.00% 0 0.00% 2.27% 13.49

Incest 0 0 NA 0 0.00% 0.00% 0.00

Statutory Rape 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Commercial Sex Acts 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Involuntary Servitude 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Persons Total 88 107 -17.76% 52 59.09% 25.14% 593.75

Robbery 0 2 -100.00% 0 0.00% 0.00% 0.00

Arson 0 0 NA 0 0.00% 0.00% 0.00

Extortion/Blackmail 1 0 NA 0 0.00% 0.53% 6.75

Burglary/Breaking & Entering 25 19 31.58% 2 8.00% 13.30% 168.68

Larceny/Theft Offenses 96 74 29.73% 13 13.54% 51.06% 647.73

Motor Vehicle Theft 12 4 200.00% 0 0.00% 6.38% 80.97

Counterfeiting/Forgery 5 1 400.00% 3 60.00% 2.66% 33.74

Fraud Offense 30 32 -6.25% 1 3.33% 15.96% 202.42

Embezzlement 0 0 NA 0 0.00% 0.00% 0.00

Stolen Property Offenses 0 5 -100.00% 0 0.00% 0.00% 0.00

Destruction Of Property 18 17 5.88% 2 11.11% 9.57% 121.45

Bribery 1 0 NA 1 100.00% 0.53% 6.75

Crimes Against Property Total 188 154 22.08% 22 11.7% 53.71% 1268.47

Drug/Narcotic Violations 37 45 -17.78% 34 91.89% 50.00% 249.65

Drug Equipment Violations 17 9 88.89% 8 47.06% 22.97% 114.70

Pornography/Obscene Material 0 0 NA 0 0.00% 0.00% 0.00

Gambling Offenses 0 0 NA 0 0.00% 0.00% 0.00

Prostitution 0 0 NA 0 0.00% 0.00% 0.00

Weapons Law Violation 19 18 5.56% 18 94.74% 25.68% 128.20

Animal Cruelty 1 0 NA 1 100.00% 1.35% 6.75

Crimes Against Society Total 74 72 2.78% 61 82.43% 21.14% 499.29

Total Group "A" Offenses 350 333 5.11% 135 38.57% 100% 2361.51

* Adjusted population base: 14,821 2022 Crime in TexasStatewide Crime Profile

Note: The Rate per 100,000 will be 'NA' when the Adjusted Population Base is Zero.

Group A Offense Report

Ending Date: 12/31/2022Beginning Date: 01/01/2022

Agency: MANVEL PD



Offense Reported  
in 2023

Reported  
in 2022

Percent  
Change

Offenses  
Cleared

Percent  
Cleared

Percent Of  
Category

Rate Per  
100,000*

Murder 0 0 NA 0 0.00% 0.00% 0.00

Negligent Manslaughter 0 0 NA 0 0.00% 0.00% 0.00

Justifiable Homicide 0 0 NA 0 0.00% 0.00% 0.00

Rape 9 3 200.00% 5 55.56% 7.83% 50.51

Sodomy 0 0 NA 0 0.00% 0.00% 0.00

Sexual Assault with Object 0 0 NA 0 0.00% 0.00% 0.00

Fondling 0 2 -100.00% 0 0.00% 0.00% 0.00

Aggravated Assault 14 12 16.67% 6 42.86% 12.17% 78.58

Simple Assault 85 63 34.92% 45 52.94% 73.91% 477.07

Intimidation 6 6 0.00% 1 16.67% 5.22% 33.68

Kidnapping/Abduction 1 2 -50.00% 0 0.00% 0.87% 5.61

Incest 0 0 NA 0 0.00% 0.00% 0.00

Statutory Rape 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Commercial Sex Acts 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Involuntary Servitude 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Persons Total 115 88 30.68% 57 49.57% 28.4% 645.45

Robbery 1 0 NA 0 0.00% 0.53% 5.61

Arson 1 0 NA 0 0.00% 0.53% 5.61

Extortion/Blackmail 0 1 -100.00% 0 0.00% 0.00% 0.00

Burglary/Breaking & Entering 32 25 28.00% 5 15.63% 17.02% 179.60

Larceny/Theft Offenses 84 96 -12.50% 13 15.48% 44.68% 471.46

Motor Vehicle Theft 18 12 50.00% 0 0.00% 9.57% 101.03

Counterfeiting/Forgery 3 5 -40.00% 1 33.33% 1.60% 16.84

Fraud Offense 20 30 -33.33% 0 0.00% 10.64% 112.25

Embezzlement 0 0 NA 0 0.00% 0.00% 0.00

Stolen Property Offenses 7 0 NA 2 28.57% 3.72% 39.29

Destruction Of Property 22 18 22.22% 4 18.18% 11.70% 123.48

Bribery 0 1 -100.00% 0 0.00% 0.00% 0.00

Crimes Against Property Total 188 188 0% 25 13.3% 46.42% 1055.17

Drug/Narcotic Violations 43 37 16.22% 39 90.70% 42.16% 241.34

Drug Equipment Violations 32 17 88.24% 14 43.75% 31.37% 179.60

Pornography/Obscene Material 0 0 NA 0 0.00% 0.00% 0.00

Gambling Offenses 0 0 NA 0 0.00% 0.00% 0.00

Prostitution 0 0 NA 0 0.00% 0.00% 0.00

Weapons Law Violation 26 19 36.84% 24 92.31% 25.49% 145.93

Animal Cruelty 1 1 0.00% 1 100.00% 0.98% 5.61

Crimes Against Society Total 102 74 37.84% 78 76.47% 25.19% 572.49

Total Group "A" Offenses 405 350 15.71% 160 39.51% 100% 2273.11

* Adjusted population base: 17,817 2023 Crime in TexasStatewide Crime Profile

Note: The Rate per 100,000 will be 'NA' when the Adjusted Population Base is Zero.

Group A Offense Report
Ending Date: 12/31/2023Beginning Date: 01/01/2023

Agency: MANVEL PD



Offense Reported  
in 2024

Reported  
in 2023

Percent  
Change

Offenses  
Cleared

Percent  
Cleared

Percent Of  
Category

Rate Per  
100,000*

Murder 0 0 NA 0 0.00% 0.00% 0.00

Negligent Manslaughter 0 0 NA 0 0.00% 0.00% 0.00

Justifiable Homicide 0 0 NA 0 0.00% 0.00% 0.00

Rape 3 9 -66.67% 0 0.00% 2.44% 16.84

Sodomy 0 0 NA 0 0.00% 0.00% 0.00

Sexual Assault with Object 0 0 NA 0 0.00% 0.00% 0.00

Fondling 2 0 NA 0 0.00% 1.63% 11.23

Aggravated Assault 14 14 0.00% 4 28.57% 11.38% 78.58

Simple Assault 93 85 9.41% 30 32.26% 75.61% 521.97

Intimidation 10 6 66.67% 3 30.00% 8.13% 56.13

Kidnapping/Abduction 1 1 0.00% 1 100.00% 0.81% 5.61

Incest 0 0 NA 0 0.00% 0.00% 0.00

Statutory Rape 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Commercial Sex Acts 0 0 NA 0 0.00% 0.00% 0.00

Human Trafficking, Involuntary Servitude 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Persons Total 123 115 6.96% 38 30.89% 24.55% 690.35

Robbery 1 1 0.00% 0 0.00% 0.33% 5.61

Arson 1 1 0.00% 0 0.00% 0.33% 5.61

Extortion/Blackmail 1 0 NA 0 0.00% 0.33% 5.61

Burglary/Breaking & Entering 87 32 171.88% 2 2.30% 29.10% 488.30

Larceny/Theft Offenses 116 84 38.10% 14 12.07% 38.80% 651.06

Motor Vehicle Theft 12 18 -33.33% 0 0.00% 4.01% 67.35

Counterfeiting/Forgery 8 3 166.67% 1 12.50% 2.68% 44.90

Fraud Offense 30 20 50.00% 1 3.33% 10.03% 168.38

Embezzlement 0 0 NA 0 0.00% 0.00% 0.00

Stolen Property Offenses 9 7 28.57% 4 44.44% 3.01% 50.51

Destruction Of Property 34 22 54.55% 4 11.76% 11.37% 190.83

Bribery 0 0 NA 0 0.00% 0.00% 0.00

Crimes Against Property Total 299 188 59.04% 26 8.7% 59.68% 1678.17

Drug/Narcotic Violations 38 43 -11.63% 29 76.32% 48.10% 213.28

Drug Equipment Violations 11 32 -65.63% 8 72.73% 13.92% 61.74

Pornography/Obscene Material 3 0 NA 0 0.00% 3.80% 16.84

Gambling Offenses 0 0 NA 0 0.00% 0.00% 0.00

Prostitution 0 0 NA 0 0.00% 0.00% 0.00

Weapons Law Violation 24 26 -7.69% 23 95.83% 30.38% 134.70

Animal Cruelty 3 1 200.00% 0 0.00% 3.80% 16.84

Crimes Against Society Total 79 102 -22.55% 60 75.95% 15.77% 443.4

Total Group "A" Offenses 501 405 23.7% 124 24.75% 100% 2811.92

* Adjusted population base: 17,817 2024 Crime in TexasStatewide Crime Profile

Note: The Rate per 100,000 will be 'NA' when the Adjusted Population Base is Zero.

Group A Offense Report
Ending Date: 12/31/2024Beginning Date: 01/01/2024

Page 1 of 1

Agency: MANVEL PD

















MANVEL   

CITY  COUNCIL 

DATA  SHEET 
                                                               

 

 

MEETING DATE: February 18, 2025 

TOPIC: Consideration and possible action to approve a requested amendment to zoning and 
development-related provisions and requirements for the Manvel Town Center Planned Unit 
Development (PUD), as outlined in Exhibit E of Ordinance 2017-O-33, pertains to minimum parking 
requirements, lighting regulations, open storage allowance, signage requirements, and permitted 
uses.  

 

BACKGROUND: Ordinance No. 2017-O-33 established the Manvel Town Center Planned Unit 
Development (PUD) district and outlined specific zoning and development standards. The 
Weitzman Group (the applicant), representing Manvel Town Center Ltd, has been working with 
staff to amend the PUD requirements. However, due to unexpected delays in obtaining 
authorization signatures from all property owners, the applicant requested the following variances 
under the existing PUD provisions, which were subsequently granted to facilitate the timely 
development of the proposed HEB and Lowe’s. 
 

1. Minimum One-Way Aisle Width: In November 2022, a variance was granted to HEB, 
allowing a reduction in the minimum one-way aisle width from 25 feet to 18 feet for a 60-
degree parking angle. 

2. Maximum Height for Main HEB and Lowe’s Wall Signs: In September 2023 and October 
2024, variances were granted allowing the main wall signs for HEB and Lowe’s to reach a 
maximum height of 120 inches. 

3. Minimum Parking Spaces for Lowe’s: In October 2024, a variance was granted reducing the 
required parking spaces for Lowe’s from 5.0 spaces to 4.0 spaces per 1,000 square feet of 
gross leasable floor area, plus an additional 2.0 parking spaces per 1,000 square feet of 
floor area designated as an outdoor garden center. 

4. Use of Off-Street Parking for Open Storage at Lowe’s: In October 2024, a variance was 
granted permitting Lowe’s to utilize up to 12% of off-street parking spaces for long-term and 
seasonal storage of inventory, equipment, vehicles, or other business-related property. 
 

After obtaining authorization signatures from all property owners, the applicant is requesting an 
amendment to Ordinance No. 2017-O-33 to include specific language in the PUD document to 
allow the following:  
 

1. Parking Reduction: Reduce the required number of parking spaces from 5.0 spaces to 4.0 
spaces per 1,000 square feet of gross leasable floor area for any building with 80,000 
square feet or more, plus an additional 2.0 parking spaces for each 1,000 square feet of the 
floor area designated as an outdoor garden center. 

2. Lighting Regulations: Replace the Outdoor Lighting requirements with those based on the 
City of Manvel Regulations rather than Fort Bend County Regulations. Additionally, specify 
that all newly installed exterior Modules/Fixtures within the development must be LED. 

3. Use of Off-Street Parking for Open Storage: Allowance to utilize a maximum of 12% of off-



 

  

street parking spaces for long-term and seasonal storage of inventory, equipment, vehicles, 
or other business-related property for buildings with 80,000 square feet of gross leasable 
floor area or more.  

4. Signage:  
a) Multi-Tenant Pylon Signs approval: Clarify that “One Multi-Tenant Pylon Sign is 

permitted for each entrance in the development from S.H. 288 and S.H. 6” along with 
removing approval requirement by the Texas Department of Transportation (TxDOT).  

b) Single Tenant Monument/Pylon Signs: Revise the regulation to allow one monument 
sign on each street when streets are public roadways/highways, instead of only 
thoroughfares, and remove the requirement for a minimum distance of 100 feet between 
these signs. 

c) Include Multi-Tenant Monument Signs with definition and minimum size requirement 
(maximum of 5 feet height and 50 square feet area). 

d) Wall Mounted Signage Height: Include a maximum letter height of 120 inches for 
individual uses with a gross floor area greater than 8,000 square feet. Additionally, 
update the standards for anchor tenants with a gross floor area of over 120,000 square 
feet as follows: 

i. Wall-mounted signage lettering may not exceed 130 inches in height. 
ii. Wall-mounted logos, symbols, and related branding shall not exceed 198 inches 

in height. 
e) General Signage Requirements: Include that directional/informational signs are not 

subject to limitations on size, height, number, or minimum distance requirements. 
Additionally, specify the following minimum distance requirements between other types 
of signage: 

i. 100 feet (100’) distance between Multi-Tenant Pylon signs.  
ii. 25 feet between Single Tenant Monument/Pylon Signs. 
iii. 50 feet (50’) between Multi-Tenant Monument Signs. 
iv. 60 feet (60’) between Fuel Station Signage.  

5. Permitted Uses: Add the following land uses that shall be permitted by right in addition to all 
uses permitted within the Light Commercial zoning district at the time the PUD document is 
approved by City Council, even if the then zoning code requires a Specific Use Permit 
(SUP): 

o Convenience Stores/Gas Stations (maximum of three within the PUD) 
o All other General Merchandise Stores (any conditions on distance requirements 

and/or Gross Floor Area requirements for fresh produce, meat and dairy products 
shall not apply within the PUD)  

o Ambulatory Health Care Services 
o Medical and Dental Uses 
o Other Personal Care Services including Massage Establishment 
o Nail Salons 

 
Staff Findings: The proposed amendments for the Manvel Town Center Planned Unit 
Development (PUD) reflect the evolving needs of the development and are aligned with the 
commercial nature of the project. The requested adjustments—ranging from parking reductions and 
updated lighting regulations to modifications in signage standards, and use allowances offer 
greater flexibility for large-scale retail operations like HEB and Lowe’s, while ensuring that the 
overall development remains functional, visually appealing, and consistent with the city’s goals. The 
proposed changes to landuse allowance will remove additional Specific Use Permit process for 
uses that were anticipated and allowed at the time of PUD creation. These changes are reasonable 
and will help the area develop efficiently, but ongoing monitoring is needed to ensure the revised 
standards are followed. 

 

 

 



 

  

 
 

RECOMMENDATION: Staff recommends approval of the amendment to zoning and development-
related provisions and requirements for the Manvel Town Center Planned Unit Development 
(PUD), as outlined in Exhibit E of Ordinance 2017-O-33, pertains to minimum parking 
requirements, lighting regulations, open storage allowance, signage requirements, and permitted 
uses. 

 

ATTACHMENTS: Ordinance No. 2025-O-1, Manvel Town Center PUD Amendment Application 

packet.  

 

FUNDING ISSUES  

_X_ Not applicable 

___ Not budgeted 

___ Full amount already budgeted 

___ Funds to be transferred from Acct.# 

 

SUBMITTING STAFF MEMBER 

Ellie Roohbakhsh / Assistant Planner 

 

FINANCE DIRECTOR APPROVAL _______ 

 

CITY MANAGER APPROVAL _______ 

 

 

PD&Z RECOMMENDATION: The Planning, Development, and Zoning (PD&Z) 
Commission tabled this item at the January 13, 2025, meeting. Then, at the PD&Z meeting 
on January 27, 2025, the Commission voted six (6) 'Yeas' to zero (0) 'Nays' to postpone 
the PUD Amendment for up to 90 days. 



City Council 

Specific Use Permit Request 

 

Agenda of: February 18, 2025 Initiated By: Jose Abraham 
Director, Development Services 

Department: Development Services Presented By: Jose Abraham 
Director, Development Services 

 

Summary 

This is a city-initiated request to change the zoning classification of an approximate 0.18 acre tract of 

land generally located east of Uzzel Road (a portion of Property ID: 171882), from Open-Single-

Family Residential district (OSFR) to Open-Single-Family Residential district with Specific Use Permit 

(OSFR-SUP); providing for the granting of a Specific Use Permit with conditions to authorize the use 

of the subject site for NAICS use 7133990 “all other amusement and recreation industries”. The City 

of Manvel Police Department and Houston Pipeline Company (owner), intends to enter into a 10-year 

lease agreement, to use the subject site as an outdoor shooting range for police firearms training. An 

annual payment of $2,667 or a one-time lump sum of $24,003 is being considered for the proposed 

lease agreement. Payments will begin in FY 2026 to allow for budget planning. The proposed use of 

a shooting range is classified as NAICS use 7133990 “all other amusement and recreation industries” 

and requires an SUP within OSFR district. 

 
Exhibits 

Aerial Vicinity Map, Zoning Vicinity Map, Major Thoroughfare Plan Map, Lease Agreement, 

Application, Letter of Authorization, Letter of Request, and Public Hearing Notice.   

Recommended Action 

A Public Hearing followed by consideration and action from the City Council to approve Ordinance 

No. 2025-O-02.  

 

General Site Information 

The following is a summary of general site information. 

 

Surrounding 
Property 

Zoning 

North: Open-Single–Family Residential District (OSFR)/ Heavy Commercial 
District  
South: Open-Single–Family Residential District (OSFR) 
East: Open-Single–Family Residential District (OSFR) 
West: Open-Single–Family Residential District (OSFR)/ Heavy Commercial 
District (HC) 

Surrounding 
Land Use 

North: Houston Pipeline Company LP industrial operation  
South: Undeveloped land  
East: Undeveloped land 
West: City of Manvel Public Works / Residential across from Uzzell Road 

 



Aerial Vicinity Map 

 



Zoning Vicinity Map 

 



Staff Report 

Zoning Ordinance Provisions for Specific Use Permits 

In Section 77-50 (a) Uses Requiring Specific Use Permit, of the Zoning Ordinance it states “certain uses 

of land, buildings or structures may not be appropriate under all circumstances in any given zoning 

district but may be appropriate where adequate precautions can be taken to assure compatibility 

with surrounding uses, public need, and the orderly development of the city as a whole. This section 

provides City Council and Planning, Development, and Zoning the opportunity to deny or to 
conditionally approve those uses for which specific use permits are required. These uses generally 

have unusual characteristics or are of a public or semipublic character often essential or desirable 

for the general convenience and welfare of the community. However, because of the nature of use, 

the importance of the use’s relationship to the comprehensive plan, or possible adverse impact on 

neighboring properties of the use, review, evaluation, and exercise of planning judgement relative to 

the location and site plan of the proposed use are required.” 

 

In Section 77-50 (b) of the Zoning Ordinance it further states, “the City Council, after receiving the 

recommendation of the planning, development and zoning commission, may by ordinance, grant a 

specific use permit for the permitted uses, as herein qualified by the permitted use table, in locations 

and zoning districts to permit a use where they are not otherwise permitted by this article, and may 

impose any appropriate conditions and safeguards to protect property and property values, and in 

the interest of health, safety or welfare.” 

 

Requested SUP and Staff Analysis 

The subject site is an approximate 0.18-acre (400 feet X 200 feet) portion of a larger property located 

on the east side of Uzzel Road. The subject site can be accessed only from 9431 Uzzel Road, which is 

the location for City of Manvel Public Works Department. Uzzell Road is classified as a collector road 

and requires a minimum right-of-way width of 80 feet. The subject site includes an existing concrete 

slab from a previous non-residential development spanning the entire site. Currently, the Manvel 

Police Department lacks a dedicated arms training facility and must rely on outside facilities, such as 

Alvin Community College and the City of Alvin shooting range for training. Establishing this dedicated 

training facility will enable officers to enhance their skills and maintain firearm proficiency within 

the city. Therefore, the applicant Captain Christopher Day, on behalf of the Manvel Police Department 

is requesting this SUP to allow for a shooting range to operate on the subject site.    

 

The applicant is proposing that the following be considered as part of reviewing this request:  

• The shooting range is proposed to be surrounded by a 21’ tall x 42’ wide berm that meets 

National Rifle Association (NRA) standards, with mature trees surrounding the area to help 
mitigate sound.  

• Normal operating hours will be during daylight hours, with occasional low light shooting 

during daylight savings, and no external lights or electricity are planned for the site.  

• The existing concrete pad will make lead remediation easier in the future. 

• Secure operation of the proposed shooting range will be defendant on the placement of a 20’ 

storage container out of public view.  

•  Additionally, a 20’ x 30’ carport will be provided to shelter officers during breaks. The shooting 

range will be restricted to certified police officers with Qualified Range Safety Officers 

conducting training. Limited public training events may be held a few times per year to cover 



firearm safety, with at least two Qualified Range Safety Officers present. Parking will be 

accommodated at the nearby public works facility. 

Criteria for Approval 

Section 77-50(e) of the Zoning Ordinance provides the following approval criteria for SUP requests. 

These criteria help in determining whether the proposed use is in harmony with existing surrounding 

uses and zoning districts.  

1. Conformance to Comprehensive Plan: The proposed shooting range does not directly tie into 

one of the comprehensive plan goals. However, a dedicated arms training facility for the 

Police Department facilitates promotes safety within the community, which is a recently 

adopted core value for the City of Manvel. A safe community is foundational to achieving all 

the land-use goals specified in the Comprehensive Plan.  

2. Compatibility with the character of the neighborhood: The proposed shooting range will not 

include any high intensity development. The subject site is surrounded by vegetation and 

abuts vacant land and non-residential use, thereby, allowing some physical compatibility.  

3. The suitability of the property for the uses permitted by right: The subject site is zoned OSFR 

but abuts non-residential uses on two sides. Also, the subject site includes an existing slab 

and would possibly need remediation before developing for single-family residential 

development. Therefore, the subject site is not the most suitable site for uses permitted by 

right.  

4. Detrimental impact on nearby property: Generally, shooting ranges result in noise related 

concerns in the surrounding area where they are located. However, the proposed use is 

expected to have minimal impact in the area due to multiple reasons. The immediate 

surrounding of the subject site includes non-residential land uses or vacant land. The nearest 

residential homes are across from Uzzel Rd. The subject site is setback approximately 540 

feet from Uzzell Rd. Existing vegetation and buildings serve as a buffer between the subject 

site and residences across from Uzzell Rd. The applicant is proposing to use suppressors, tall 

berms, and other best practices to reduce noise levels. Additionally, the normal hours of 

operation will be during the daytime and will not include any lighting or night-time 

operations. 

5. Traffic and Parking issues: Since the proposed use is not a commercial operation and its use 

is limited to training for Manvel Police Department, change in traffic patterns is not 

anticipated. The existing Public Works facility provides enough parking for the proposed use.  

6. Harm to the value of nearby properties: Since the abutting properties are either developed as 

non-residential uses or is vacant land, it is difficult to establish the impact of the proposed 

use on nearby properties. Even though noise related concerns can be minimized, the 

proposed use could have an impact the value of nearby properties. However, it is important 

to also note that the area includes land that is currently zoned Heavy Commercial. 

7. Impedance to orderly development surrounding vacant property: a large portion of the 

surrounding property is owned by the same property owner.   

8. Utility Provisions: The proposed use is not anticipated to have any further impact on utility 

provisions.  



9. Safe site development and layout: The propose shooting range will not include site 

improvements other than a berm, placement of a storage container, and a carport. The 

shooting range will be primarily used by Police Department for training purposes, therefore, 

no adverse impact on public or adjacent properties is anticipated. 

10. Lighting:  The absence of external lighting and limited daytime operation prevents light 

pollution and associated nuisance.   

11. Landscaping and screening: The subject site is surrounding by existing trees and vegetation. 

12. Other appropriate conditions and safeguards in the interest of health, safety or welfare: The 

range will be used exclusively by police officers and qualified personnel, with occasional 

public training events supervised by Range Safety Officers. These safety measures, along with 

a 540-foot distance from the proposed use to Uzzell Road, ensure compatibility with the 

neighborhood while addressing potential concerns. The applicant is also proposing to use 

suppressors, tall berms, and other best practices to reduce noise levels.  

Staff Recommendation 

Based on the above discussion, staff recommends approval of this SUP request for the subject site to 

allow NAICS Use No. 7133990: "All Other Amusement and Recreation Industries" with the following 

conditions: 

1. A 21’ tall X 42’ wide earth berm based on National Rifle Association standards shall be always 

maintained on the subject site.  

2. All range equipment and accessories shall be stored in an existing secure building in close vicinity 

or a storage container located out of view from a public right-of-way.  

3. All shooting shall be directed away from Uzzell Road.  

 

Planning, Development and Zoning Commission Discussion and Recommendation 
At the January 13, 2025, Planning, Development, and Zoning Commission meeting, there was a 

general discussion on the operation of the proposed shooting range. The applicant presented 

clarification on the general operation of the proposed use and also provided additional details of 

noise reduction measures to be considered. The PD&Z Commission recommended approval of 

Ordinance No. 2025-O-02 with a vote of six (6) “Yeas” to zero (0) “Nays” at their January13, 2025 

meeting. 

 

Public Hearing 

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

owners within 200 feet of the property were notified. At the time of writing this report, no 

information inquiries have been received and staff is not aware of opposition. Please note that public 

hearing notices were sent out to property owners within 200 feet from the subject site, however, 

none of the properties across from Uzzell Rd were located within 200 feet.     

 

 

 

 



Major Thoroughfare Plan Map 

 



Application 



 



 
Letter of Authorization

 



Lease Agreement









 



Letter of Request

 

 



Public Hearing Notice to run on Sunday 12/29/2024 
A PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, MANVEL, TX, 77578 

AT 6:00 P.M. ON MONDAY, JANUARY 13, 2024, BEFORE THE MANVEL PLANNING, 

DEVELOPMENT, AND ZONING COMMISSION AND AT 6:00 P.M. ON TUESDAY, JANUARY 21, 

2024, BEFORE THE MANVEL CITY COUNCIL TO HEAR INPUT FROM THE PUBLIC REGARDING 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS AMENDING THE ZONING CLASSIFICATION OF 

AN APPROXIMATE 0.18 ACRES TRACT OF LAND GENERALLY LOCATED EAST OF UZZEL ROAD 

(A PORTION OF PID: 171882), WITH ACCESS TO PROPERTY FROM 9431 UZZEL ROAD FROM 

OPEN-SINGLE-FAMILY RESIDENTIAL DISTRICT TO OPEN-SINGLE-FAMILY RESIDENTIAL 

FAMILY RESIDENTIAL DISTRICT WITH SPECIFIC USE PERMIT (OSFR-SUP); PROVIDING FOR 

THE GRANTING OF A SPECIFIC USE PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF 

PROPERTY FOR NAICS USE 7133990 “ALL OTHER AMUSEMENT AND RECREATION 

INDUSTRIES”; PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; 

PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED 

$2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. /S/ TAMMY BELL, CITY 

SECRETARY. 



M A N V E L   

C I T Y  C O U N C I L  

D A T A  S H E E T  
                                                               

 

MEETING DATE: February 18, 2025 
 

TOPIC: Public Hearing followed by consideration of a city-initiated request to change 
the zoning classification of an approximate 0.18 acre tract of land generally located east 
of Uzzel Road (a portion of Property ID: 171882), from Open Single-Family Residential 
district (OSFR) to Open-Single-Family Residential district with Specific Use Permit 
(OSFR-SUP); providing for the granting of a Specific Use Permit with conditions to 
authorize the use of the subject site for NAICS use 7133990 “all other amusement and 
recreation industries”. 

 

BACKGROUND: The subject site is an approximate 0.18-acre (400 feet X 200 feet) 
portion of a larger property located on the east side of Uzzel Road. The subject site can 
be accessed only from 9431 Uzzel Road, which is the location for City of Manvel Public 
Works Department. The subject site includes an existing concrete slab from a previous 
non-residential development spanning the entire site.  
 
The City of Manvel Police Department and Houston Pipeline Company (owner), intends 
to enter into a 10-year lease agreement, to use the subject site as an outdoor shooting 
range for police firearms training. An annual payment of $2,667 or a one-time lump sum 
of $24,003 is being considered for the proposed lease agreement. Payments will begin 
in FY 2026 to allow for budget planning. The proposed use of a shooting range is 
classified as NAICS use 7133990 “all other amusement and recreation industries” and 
requires an SUP within OSFR district.  
 
Currently, the Manvel Police Department lacks a similar facility and must rely on outside 
facilities, such as Alvin Community College and the City of Alvin shooting range for 
training. Establishing this dedicated training facility will enable officers to enhance their 
skills and maintain firearm proficiency within the city. The applicant is proposing a 21’ X 
42’ wide earth berm based on National Rifle Association standards for sound mitigation. 
The applicant has also indicated the subject site being surrounded by trees and 
vegetation will further help in sound dampening. The applicant intends to utilize the 
parking areas available on the Public Works department property. The proposed use 
will also require placing of a storage container and a carport on site out of public view 
from Uzzel Road.  
 
Section 77-50(e) of the Zoning Ordinance provides approval criteria for SUP requests. 
These criteria help in determining whether the proposed use is in harmony with existing 
surrounding uses and zoning districts. The attached staff report provides a discussion 
on these criteria. Generally, shooting ranges result in noise related concerns in the 
surrounding area where they are located. However, the proposed use is expected to 
have minimal impact in the area, given the following: 

1. The immediate surrounding of the subject site includes non-residential land uses or 



 

 

  

vacant land. The nearest residential homes are across from Uzzel Rd. The subject 
site is setback approximately 540 feet from Uzzell Rd. Existing vegetation and 
buildings serve as a buffer between the subject site and residences across from 
Uzzell Rd.   

2. Since the proposed use is not a commercial operation and its use is limited to 
training for Manvel Police Department, change in traffic patterns is not anticipated.   

3. The applicant is proposing to use suppressors, tall berms, and other best practices 
to reduce noise levels. Additionally, the normal hours of operation will be during the 
daytime and will not include any lighting or nighttime operations. 

 
Please note that public hearing notices were sent out to property owners within 200 feet 
from the subject site, however, none of the properties across from Uzzell Rd were 
located within 200 feet.    

 

STAFF RECOMMENDATION: City staff recommends approval of the requested SUP 
with three (3) conditions listed in the Staff Report. 

 

 

 

 

PD&Z RECOMMENDATION:  The PD&Z Commission recommended approval of 
Ordinance No. 2025-O-02 with a vote of six (6) “Yeas” to zero (0) “Nays” at their 
January 13, 2025, meeting. 

ATTACHMENTS: Staff Report and Ordinance No. 2025-O-02 

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

SUBMITTING STAFF MEMBER 
Jose Abraham,  

Director of Development Services 
 

FINANCE DIRECTOR APPROVAL _______ 
 

CITY MANAGER APPROVAL _______ 



M A N V E L   

C I T Y  C O U N C I L  

D A T A  S H E E T  
                                                               

 

MEETING DATE: February 18, 2025 
 

TOPIC: Public Hearing followed by consideration of a request to rezone an approximate12.6-

acre tract located at the southwest corner of Croix Road and Del Bello Road, from Open Single-
Family Residential district (OSFR) to Light Commercial district with Specific Use Permit (LC-
SUP); to allow permitted use within Light Commercial district and to authorize the use of a 1.27-
acre portion for NAICS use 447110 “Gasoline Stations with Convenience Stores”.   

 

BACKGROUND:  
• The subject site is currently vacant and is located at the intersection of two designated Major 

Thoroughfares (Parkway with 120’ wide right-of-way). Both streets are not currently built to 
the standards required by the Major Throughfare Plan.     

• The applicant, Desiree Waraksa, representing the property owner, Natural Walkways LLC, is 
proposing to subdivide the subject site and develop multiple retail buildings including an 
approximate 1.27-acre tract gas station and convenience store. The Zoning ordinance 
requires approval of a SUP to allow gas stations with convenience store.  

• The subject site is located at the edge of Manvel City Limit line along Croix Rd with 
properties along the north side of Croix Rd being in the City of Manvel Extra Territorial 
Jurisdiction and properties to the south, east, and west zoned OSFR. Properties to the north 
of the subject site (ETJ north of Croix Rd) include a single-family home and uses designated 
as Residential/ Duplex by Brazoria County appraisal district. The subject site abuts vacant 
land on the south side and includes residential homes on east and west side. The proposed 
rezoning will introduce commercial use in a predominantly residential area.           

• The Notice of Public Hearing was published in the newspaper of general circulation and all 
property owners within 200 feet of the property were notified. At the time of writing this 
report, no information inquiries have been received, and staff is not aware of opposition.  

• Additional details and staff analysis are included in the attached staff report.   

 

STAFF RECOMMENDATION: The site's location at the intersection of two major 

thoroughfares supports its transition to a commercial designation. However, since the street and 
other infrastructure improvements have not been made to the area, rezoning to allow 
commercial use must be carefully considered. 
 
Due to the absence of a Traffic Impact Analysis, preliminary drainage analysis, and other site 
plan details discussed above, STAFF IS NOT ABLE TO PROVIDE A RECOMMENDATION for 
this requested rezoning of the subject site from O-SFR to LC/SUP to allow NAICS code 447110, 
"Gasoline Stations with Convenience Stores." 

 

PD&Z RECOMMENDATION: A motion to recommend approval of Ordinance No. 2025-O-04 
to the City Council failed with a vote of zero (0) “Yeas” to five (7) “Nays” at their February 2025, 
meeting. Therefore, the Planning, Development, and Zoning Commission is not recommending 
approval of Ordinance No. 2025-O-04, which pertains to the requested rezoning—Specific Use 
Permit—for the property from Open-Single Family Residential District (O-SFR) to Light 
Commercial District with a Specific Use Permit (LC-SUP). 



 

 

  

 

 

 

 

ATTACHMENTS: Staff Report and Ordinance No. 2025-O-04 

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

SUBMITTING STAFF MEMBER 
 

Jesica Portie,  
Assistant Planner 

 

FINANCE DIRECTOR APPROVAL ____ 
 

CITY MANAGER APPROVAL _____ 



 
 

 

SUMMARY 

The proposed rezoning involves an approximate 12.6 acres of land at the southwest corner of Croix 

Road and Del Bello Road (Property ID: 169412), currently zoned Open-Single Family Residential 

District (O-SFR). The applicant, Desiree Waraksa, representing the property owner, Natural 

Walkways LLC, is proposing to subdivide the subject site and develop multiple retail buildings 

including an approximate 1.27-acre tract gas station and convenience store. This would require 

rezoning the subject site to Light Commercial district with a Specific Use Permit (LC-SUP) on the 

portion proposed for NAICS code 447110, "Gasoline Stations with Convenience Stores." The site is 

currently vacant and surrounded by vacant land on the south side and existing residential properties 
to the east and west. Properties across from Croix Rd (and a portion on the east side) are in City of 

Manvel Extra Territorial Jurisdiction and include a single-family home and uses identified as 

Residential/ Duplex by Brazoria County appraisal district. The proposed rezoning will introduce 

commercial use in a predominantly residential area.  

EXHIBITS 

Aerial Vicinity Map, Zoning Vicinity Map, Major Thoroughfare Plan Map, Gas Station 2 Miles Buffer 

Map, Application, Letter of Authorization, Letter of Request, and Public Hearing Notice.   

GENERAL SITE INFORMATION 

The following is a summary of general site information. 

Surrounding 
Property 
Zoning 

North: Extra Territorial Jurisdiction (ETJ)  
South: Open Single Family Residential (O-SFR) 
East: Extra Territorial Jurisdiction (ETJ) / Open Single Family Residential (O-SFR) 
West: Open Single Family Residential (O-SFR) 

Surrounding 
Land Use 

North: Duplexes/Residential/Possible Commercial (Behavior Training Research) 
South: Vacant/Undeveloped land  
East: Residential home  
West: Residential home  

 

 

 

 

Agenda of: February 18, 2025 Initiated By: Jose Abraham 
Director, Development Services 

Subject: Rezoning, O-SFR to LC-
SUP 

Presented By: Jesica Portie 
Assistant Planner, Development 
Services 

Recommended 
Action: 

A Public Hearing followed by consideration and action to provide a 
recommendation to City Council. 

STAFF REPORT TO City Council 

Rezoning - Specific Use Permit 



  
 

Staff Report to City Council  

Rezoning - Specific Use Permit 

AERIAL VICINITY MAP 

 



  
 

Staff Report to City Council  

Rezoning - Specific Use Permit 

ZONING VICINITY MAP  

 



  
 

Staff Report to City Council  

Rezoning - Specific Use Permit 

PURPOSE AND INTENT OF THE PROPOSED ZONING DISTRICT  

LC zoning district is intended for low intensity retail sales and service type land uses. Rezoning the 

property to LC zoning district would also allow uses included in Section 77-26., Permitted Uses, and 

listed below: 

1. retail bakeries; 

2. printing and related support activities; 

3. furniture and home furnishing stores; 

4. electronics and appliance stores; 

5. building material, garden equipment and supplies dealers; 

6. food and beverage stores; 

7. health and personal care stores; 

8. clothing and clothing accessory stores; 

9. sporting goods, hobby, book and music stores; 

10. General merchandise stores 

11. miscellaneous store retailers; 

12. postal service; 

13. finance and insurance; 

14. real estate; 

15.  lessors of nonresidential buildings (except mini warehouses) 

16. consumer good rental; 

17. professional, scientific, and technical services; 

18. accounting, tax preparation, bookkeeping and payroll; 

19. veterinary services; 

20. management of companies and enterprises; 

21. administrative and support services; 

22. educational support services; 

23. social assistance; 

24. child day care services; 

25. arts, entertainment, and recreation; 

26. fitness and sports centers; 

27. food services and drinking places; 

28. automotive glass replacement shop; 

29. electronic and precision equipment repair and maintenance; 

30. personal and laundry services; and 

31. public administration. 

ZONING ORDINANCE PROVISIONS FOR SPECIFIC USE PERMITS 

In Section 77-50 (a) Uses Requiring Specific Use Permit, of the Zoning Ordinance it states “certain uses 

of land, buildings or structures may not be appropriate under all circumstances in any given zoning 

district but may be appropriate where adequate precautions can be taken to assure compatibility with 

surrounding uses, public need, and the orderly development of the city as a whole. This section provides 

City Council and Planning, Development, and Zoning the opportunity to deny or to conditionally approve 

those uses for which specific use permits are required. These uses generally have unusual characteristics 

or are of a public or semipublic character often essential or desirable for the general convenience and 

welfare of the community. However, because of the nature of use, the importance of the use’s 

relationship to the comprehensive plan, or possible adverse impact on neighboring properties of the use, 
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review, evaluation, and exercise of planning judgement relative to the location and site plan of the 

proposed use are required.” 

 

In Section 77-50 (b) of the Zoning Ordinance it further states, “the City Council, after receiving the 

recommendation of the planning, development and zoning commission, may by ordinance, grant a 

specific use permit for the permitted uses, as herein qualified by the permitted use table, in locations and 

zoning districts to permit a use where they are not otherwise permitted by this article, and may impose 

any appropriate conditions and safeguards to protect property and property values, and in the interest 

of health, safety or welfare.” 

 

PROJECT DETAILS 

The subject site, currently vacant, consists of approximately 12.6 acres located at the southwest 

corner of Croix Road and Del Bello Road, a key intersection identified in the city's Major Thoroughfare 

Plan with both the streets designated as 120-foot-wide Parkway. The property is presently zoned 

Open-Single Family Residential (O-SFR), limiting its potential for commercial development despite 

its strategic location along two major roadways.  

 

The applicant is proposing a commercial development subdivided into five individual tracts for retail 

development with a 3.8-acre portion reserved for detention and septic spraying field (concept Plan 

attached). The proposed development will also include a gas station and convenience store on an 

approximate 1.27 acre portion at the intersection. There are no gas stations within the city limits in 

a 2-mile radius, and the few located within the ETJ sit at the very edge of that radius, highlighting a 

gap in convenient access for nearby residents and a potential demand for the proposed use. Because 

of the current O-SFR designation, rezoning to LC district and a SUP approval to allow gas station and 

convenience store on the 1.27-acre portion is required.   

 

PREDETERMINED CONDITIONS FOR THE PROPOSED USE (Section 77-50.(g)).  

Section 77-50(g) of the Zoning Ordinance provides the following predetermined conditions that 

apply to the proposed use: 

a. A gasoline station and/or convenience store shall not be located within two miles of an 

existing gasoline station and convenience store. The distance shall be measured from 

property line to property line. 

Please note that the proposed use meets the predetermined condition for gasoline station use. 

Please see attached Gas Station 2-Mile Buffer Map below. 

 
CRITERIA TO BE CONSIDERED FOR SUP APPROVAL AND STAFF ANALYSIS FOR REZONING 

Section 77-50(e) of the Zoning Ordinance provides the following approval criteria for SUP requests. 

These criteria can also apply to staff analysis for rezoning requests from residential districts to non-

residential districts.   

1. Conformance to Comprehensive Plan:  

a. The comprehensive plan land use goals encourage commercial development along major 

thoroughfares. There are no gas stations within the city limits in a 2-mile radius, and the few 

located within the ETJ sit at the very edge of that radius. This seem to suggest a gap in 

convenient access for nearby residents and a potential demand for the proposed use.   
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b. If developed appropriately, the proposed development would conform to the goal of 

encouraging well-planned, quality retail and commercial development that enhances the 

community’s character. 

c. The requested rezoning is a significant change in terms of land use character and intensity. 

The applicant has not provided sufficient details for staff to evaluate its impact on traffic, 

drainage, and land use character.  

 

2. Compatibility with the character of the neighborhood:  

a. The subject property is currently zoned Open Single-Family Residential (OSFR) and is 

surrounded by duplexes to the north, residential home to the east and west, and 

undeveloped land to the south. 

b. The proposed gas station and other retail uses introduce commercial use in a predominantly 

residential area.  

c. The site's location at the intersection of two major thoroughfares supports its transition to 

a commercial designation. 

d. Compatibility concerns with surrounding residential areas can be mitigated through 

enhanced landscaping, fencing, and thoughtful site design to minimize noise, lighting, and 

traffic impacts. However, the proposed site plan also doesn’t show strategic landscaping and 

other measures, such as fences, needed to provide buffering for the overall development. 

 

3. The suitability of the property for the uses permitted by right:  

a. OSFR zoning designation permits low-density residential development. The area is 

minimally developed and is predominantly residential in nature. This allows a residential 

use to be in harmony with the surrounding uses and therefore, making residential use 

suitable for the property.   

b. Additionally, the location of the subject site at the intersection of two major thoroughfares 

make it suitable for Light commercial uses as well. However, since the street and other 

infrastructure improvements have not been made to the area, rezoning to allow commercial 

use must be carefully considered.  

 

4. Detrimental impact on nearby property:  

a. The introduction of a gas station in a predominantly residential area may result in concerns 

related to noise, lighting, and increased traffic.  

b. However, the site’s location at the corner of two major thoroughfares and the use of 

mitigation measures, such as buffering, landscaping, and limiting operating hours, is 

expected to minimize these impacts. Noise from vehicle fueling and deliveries could be 

managed by site setbacks and screening, while conforming to City’s requirements could 

prevent glare on adjacent properties. 

 

5. Traffic and Parking issues:  

a. A Traffic Impact Analysis (TIA) is required to assess the impact of development on Del Bello 

Road and Croix Road. A Traffic Impact Analysis (TIA) or trip generation related data and 

preliminary drainage calculations have not been provided. 

b. Even though Del Bello Road and Croix Road are designated as major thoroughfares, they are 

not currently improved to meet the standards of a parkway. Therefore, the location provides 

both opportunities and challenges regarding access and circulation.  
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c. The proposed site plan is conceptual and does not yet include detailed ingress and egress 

designs or turning lanes. Additionally, approvals from Brazoria County are required for 

driveways access from Croix Road and a portion of Del Bello Road.    

d. If approved, adequate parking will be required based on the City’s Zoning Ordinance.  

e. As part of the development process, street dedication and street improvement will be 

required for Del Bello Road and Croix Road. 

f. It is not clear if the driveway access shown on the site plan are based on input from Brazoria 

County.  

 

6. Harm to the value of nearby properties:  

a. The proposed gas station may impact the value of nearby residential properties, particularly 

homes directly adjacent to the site. However, the inclusion of enhanced landscaping, fencing, 

and noise mitigation measures may help minimize adverse effects. The proposed site plan 

also doesn’t show strategic landscaping and other measures needed to provide buffering.    

b. Please note that the character of the area is expected to change in the future, considering the 

location being at the intersection of two major thoroughfares and considering ETJ areas in 

proximity with no land use controls.   

c. Additionally, the site’s location on two major thoroughfares and its potential to serve the 

broader community could provide long-term economic benefits to the area. 

 

7. Impedance to orderly development surrounding vacant property:  

a. The proposed gas station is not expected to impede the development of surrounding vacant 

land. However, note that currently this rezoning will introduce commercial use within a 

predominantly residential area.  

b. The site’s design and operational standards can potentially minimize impedance to orderly 

development of surrounding vacant properties. 

 

8. Utility Provisions:  

a. Water and sewer services are currently unavailable in the area. 

b. The proposed development is not expected to create additional strain on existing utility 

provisions. 

c. The applicant is proposing water well and septic system for entire development.  

d. Drainage related impact in the area cannot be fully understood without a study, considering 

the large acreage of the subject site and proposed intensity of the development.  

 

9. Safe site development and layout:  

a. If approved, the proposed development will be subject to city’s site development standards 

and Design Criteria Manual. 

b. Right-of-way dedication and street improvements will be required for this proposed 

development and is not clearly presented in the proposed site plan.  

c. It is not clear if the driveway access shown on the site plan are based on input from Brazoria 

County or a Traffic Impact Analysis.   

 

10. Lighting: If approved, the proposed development will be subject to City Lighting related 

standards that focus on preventing light pollution and glare on adjacent properties. The proposed 

site plan does not provide any details on proposed lighting. 
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11. Landscaping and screening:  

a. If approved, the proposed development must comply with all landscaping requirements 

outlined in Section 77-44 of the city’s zoning ordinance.  

b. The proposed site plan doesn’t show strategic landscaping and other measures, such as 

fences, needed to provide buffering for the overall development. 

   

12. Other appropriate conditions and safeguards in the interest of health, safety or welfare:  

a. If approved, the gas station must comply with all applicable federal, and state regulations to 

ensure public health, safety, and welfare. General measures such as spill prevention systems, 

noise controls, and restricted operational hours based on applicable regulations will apply.  

b. If approved, the development will be subject to all adopted technical codes to ensure health, 

safety, and welfare, including Building and Fire Codes. 

c. City utility services are not available at the subject site and the proposed development will 

rely on well and septic. Dependence on well and septic to meet fire safety requirements for a 

development of this scale and intensity may be challenging and a detailed plan has not been 

provided.  

 

STAFF RECOMMENDATION 

The site's location at the intersection of two major thoroughfares supports its transition to a 

commercial designation. However, since the street and other infrastructure improvements have not 

been made to the area, rezoning to allow commercial use must be carefully considered. 

 

Due to the absence of a Traffic Impact Analysis, preliminary drainage analysis, and other site plan 

details discussed above, STAFF IS NOT ABLE TO PROVIDE A RECOMMENDATION for this 

requested rezoning of the subject site from O-SFR to LC/SUP to allow NAICS code 447110, "Gasoline 

Stations with Convenience Stores." 

 

If Council considers approval of this request, the following conditions would be beneficial: 

1. The SUP allows only one gasoline station and convenience store use located at the intersection of 

Del Bello Rd and Croix Rd. The total area of the gasoline station and convenience store use shall 

not exceed 1.3 acres with frontage on both streets.  

2. A revised site plan shall be provided prior to the second reading of the proposed ordinance 

reflecting following in addition to the details already provided:  

• Right-of-way dedication based on the Major Thoroughfare Plan,  

• Driveway access based on Brazoria County and City of Manvel standards,  

• Landscaping in conformance with Section 77-44 of the City of Manvel Zoning Ordinance,  

• Minimum 6-foot-tall masonry fence to be maintained by the developer and 25-foot 

landscaping buffer with trees planted 30 feet on center along property lines abutting 

residentially zoning properties,   

3. A Traffic Impact Analysis (TIA) for the proposed overall development shall be submitted for 

approval by the city Engineer. 

4. All mitigation measures necessary to address traffic related impact shall be made part of project 

construction. Any phasing must be approved by the City Engineer.  



  
 

Staff Report to City Council  

Rezoning - Specific Use Permit 

5. A master preliminary plat for the entire subject site with a preliminary drainage plan shall be 

approved in accordance with the City of Manvel’s subdivision ordinance. 

6. Funds shall be escrowed with the City of Manvel and Brazoria County, as applicable, for the 

construction of one-half of Del bello Rd and Croix Rd (portion that abuts the subject site) to 

current standards. 

7. Buildings shall be designed in conformance with all adopted technical codes, including Building 

and Fire Codes.  

8. Outdoor lighting shall be shielded and shall conform with the Illuminating Engineering Society of 

North America ("IES") criteria for full cut-off fixtures, which is 100 percent of light output below 

90 degrees, and 90 percent of light output below 80 degrees from a vertical line through the 

fixture; 

9. Outdoor lighting shall be deflected, shaded, and focused away from abutting properties and shall 

not be a nuisance to abutting properties, and shall be designed so that any overspill of lighting 

onto abutting properties shall not exceed three-tenths foot-candles, measured vertically and 

horizontally; 

10. Proposed development must comply with all the development standards and requirements as 

amended at the time of plat and plan submittal.  

 

Planning, Development and Zoning Commission Discussion and Recommendation 

At the February 10, 2025, Planning, Development, and Zoning (PD&Z) Commission meeting, several 

Manvel residents voiced strong opposition to the proposed zoning change that would allow a gas 

station and retail establishment in a predominantly residential and rural area. Concerns were raised 

about increased traffic congestion, road safety, environmental risks, and negative impacts on 

property values and local livestock operations. Given that a gas station already exists nearby, 

residents argued the development is unnecessary and would compromise the area’s rural character 

and quality of life. The applicant clarified that the project is intended to serve the community’s 

immediate needs, with plans to use a well and septic system and meet fire safety requirements. A 

motion to recommend approval of Ordinance No. 2025-O-04 to the City Council failed with a vote of 

zero (0) “Yeas” to five (7) “Nays” at their February 2025, meeting. Therefore, the Planning, 

Development, and Zoning Commission is not recommending approval of Ordinance No. 2025-O-04, 

which pertains to the requested rezoning—Specific Use Permit—for the property from Open-Single 

Family Residential District (O-SFR) to Light Commercial District with a Specific Use Permit (LC-SUP). 

 

PUBLIC HEARING 

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

owners within 200 feet of the property were notified. At the time of writing this report, no 

information inquiries have been received and staff is not aware of opposition. Please note that public 

hearing notices were sent out to property owners within 200 feet from the subject sit.  
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MAJOR THOROUGHFARE PLAN MAP 
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GAS STATION 2 MILES BUFFER MAP 
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APPLICATION  
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APPLICATION  
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LETTER OF AUTHORIZATION
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REQUEST LETTER
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Concept Site Plan 
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Public Hearing Notice 

 
PUBLIC HEARING NOTICE PUBLISHED ON SUNDAY 01/27/2025 
A PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, MANVEL, TX 77578 

AT 6:00 P.M. ON MONDAY, FEBRUARY 10, 2025, BEFORE THE MANVEL PLANNING, 

DEVELOPMENT AND ZONING COMMISSION AND AT 6:00 P.M. ON TUESDAY, FEBRUARY 18, 

2025, BEFORE THE MANVEL CITY COUNCIL TO HEAR INPUT FROM THE PUBLIC REGARDING 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, AMENDING THE ZONING ORDINANCE OF THE 
CITY, BY CHANGING THE ZONING CLASSIFICATION OF A CERTAIN TRACT OF LAND BEING 12.6 

ACRES GENERALLY LOCATED AT THE SOUTHWEST CORNER OF THE INTERSECTION OF CROIX 

RD AND DEL BELLO RD, MANVEL, TEXAS FROM OPEN SINGLE-FAMILY RESIDENTIAL (OSFR) 

DISTRICT TO LIGHT COMMERCIAL DISTRICT WITH SPECIFIC USE PERMIT (LC-SUP); 

PROVIDING FOR THE GRANTING OF A SPECIFIC USE PERMIT WITH CONDITIONS TO 

AUTHORIZE THE USE OF PROPERTY FOR NAICS USE 447110 “GASOLINE STATIONS WITH 

CONVENIENCE STORES”; PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING 

MAP; PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO 

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

/S/ TAMMY BELL, CITY SECRETARY. 
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SITE PICTURES 

 
View of Subject site from Croix Road 

 

 
View of Subject site from Del Bello Road 
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View of Residential Duplex property across from Croix Road to the North. 

 

 
View of Subject site from Northeast corner of Del Bello Road and Croix Road  
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View of Residential property across from Del Bello Road to the East. 

 

 
View of Residential property to the west of subject property from Croix Road  
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MINUTES 2/3/2025 

 
 

THE STATE OF TEXAS § 
COUNTY OF BRAZORIA § 
CITY OF MANVEL § 

 
KEITH BONNER, COUNCIL PLACE 1 
DAVID LANDS, COUNCIL PLACE 2 
HARRY OPLIGER, COUNCIL PLACE 3 
ED PERRY, COUNCIL PLACE 4 
CRYSTAL SARMIENTO, COUNCIL PLACE 5 
JEROME HUDSON, COUNCIL PLACE 6 

 
 
 
 

 
DAN DAVIS, MAYOR 

DAN JOHNSON, CITY MANAGER 
TAMMY BELL, CITY SECRETARY 

 
MISSION STATEMENT: 

“The City of Manvel is a safe and responsible community, embracing the values of our past, present, and future citizens.” 
 

 
 

Workshop Session 
Mayor Davis called the workshop of the Manvel City Council to order at 5:00 p.m. 
Those in attendance were: 
Present: Mayor Dan Davis 

City Councilmember Place 1 Keith Bonner 
City Councilmember Place 2 David Lands 
City Councilmember Place 3 Harry Opliger 
City Councilmember Place 4 Ed Perry 
City Councilmember Place 5 Crystal Sarmiento 
City Councilmember Place 6 Jerome Hudson 

Absent: None 
Also Present:    Dan Johnson, City Manager 

Robert Gervais, City Attorney 
Keith Traylor, Chief of Police 
Tammy Bell, City Secretary 
Jose Abraham, Director of Development Services 
Chad Dumont, Personnel Director 

 
Presentation on the Strategic Plan. 

 
Gary Mitchell and Jennifer Mak with Kendig Keast presented.  
 

Presentation on Del Bello Lakes - Next Phase. 
 
Katherine Parker with Meta Planning and Design and Robert Santini with Shea Homes presented. 
This is for an expansion of Del Bello Lakes, which would include an air-conditioned rec center



February 3, 2025 MANVEL CITY COUNCIL MEETING MINUTES 

2 

 

 

 
space, a pocket park, a dog park, and a 25-acre lake in the center. This would require an 
amendment to the existing PUD and consent to annex into the existing MUD. 
 
Mayor Davis proposed reevaluating the tax rebate to the city. 
Councilmember Bonner expresses his concerns over MUDs and the duration of them. 
Mayor Davis challenges the developers to come up with creative solutions that will make this 
project financially feasible for everyone. 
 

Discussion/update on Wolfe Airpark. 
This item was discussed following the presentation on the Strategic Plan. 

 
Chad Tuman provided the update. They are missing two property owner's signatures. 
 
Mayor Davis recommended that staff have some items prepared at the next meeting and directed 
Chad to have his team reach out to those two property owners over the next two weeks a few 
times and then provide documentation of making that effort so that the Council can give the 
formal direction based off of where each person lies and either begin the process one way or the 
other at the next meeting. 
It is also suggested to go ahead with the public hearing at the next meeting as well.  
 

Discussion on any topic as listed on the current agenda. 
 

Mayor Davis adjourned the Workshop at 6:04 p.m. 
 

Regular Session 
Call To Order 
Mayor Davis called the meeting of the Manvel City Council to order at 6:15 p.m. 
Those in attendance were: 
Present: Mayor Dan Davis 

City Councilmember Place 1 Keith Bonner 
City Councilmember Place 2 David Lands 
City Councilmember Place 3 Harry Opliger 
City Councilmember Place 4 Ed Perry 
City Councilmember Place 5 Crystal Sarmiento 
City Councilmember Place 6 Jerome Hudson 

Absent: None 
Also Present:    Dan Johnson, City Manager 

Robert Gervais, City Attorney 
Keith Traylor, Chief of Police 
Tammy Bell, City Secretary 
Jose Abraham, Director of Development Services 
Chad Dumont, Personnel Director 

 
Invocation 

Inspirational Reading - Councilmember Bonner  

Pledge 

Presentations 
Proclamation - Black History Month, February 2025 
 

Public Comments: "Comment Card" Required 
Russ Bynum, Hillwood Communities, expressed thanks to Council and Staff as the last section of Pomona 
is being completed. 
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Michelle Geneves with the Small Business Administration spoke about disaster assistance for businesses 
and residents affected by the storm/tornado on December 28th. 

 
Katherine Ducommun announced she is running for a place on the City Council and shared her opinions 
on the City park. 

 
Garrett Rossi Knox expressed his concerns over trees being destroyed by developers near S Meridiana 
Pkwy. 
 
City Manager Update 
Update on the Iowa Ln bridge replacement. 
Shared Development Services monthly staff update provided by Jose Abraham. 
Tammy Bell provided an overview of Consent Agenda item 2. 
The Next Council meeting is on Tuesday, February 18th, and the Planning Session is on Wednesday, 
February 19th. 
Staff is close to bringing a tree ordinance to Council. 
 
Consent Agenda 

1. Approve the second and final reading of Ordinance 2025-O-03; 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MANVEL ALTERING OR 
SETTING THE PRIMA FACIE SPEED LIMITS ESTABLISHED FOR VEHICLES UNDER 
THE PROVISIONS OF § 545.356, TEXAS TRANSPORTATION CODE, UPON THE BASIS 
OF AN ENGINEERING AND TRAFFIC INVESTIGATION, UPON CERTAIN STREETS 
AND HIGHWAYS, OF PARTS THEREOF, TO WIT: SH 288 FRONTAGE ROAD, MANVEL, 
BRAZORIA COUNTY, [CONTROL SECTION 598-02], WITHIN THE CORPORATE LIMITS 
OF THE CITY OF MANVEL, AS SET OUT IN THIS ORDINANCE; AND PROVIDING A 
PENALTY OF A FINE NOT TO EXCEED $200 FOR THE VIOLATION OF THIS 
ORDINANCE. 

 
2. Approve the City Manager to execute TDEM forms needed for reimbursement of Hurricane 

Beryl expenses. 
 

3. Acceptance of infrastructure improvements for Lake “E” Phase 2 and Lake “H” to Serve Pomona 
for Brazoria County Municipal Utility District No. 40, Brazoria County, Texas to begin the Two- 
Year Maintenance Period. 

 
4. Acceptance of infrastructure improvements for “Water, Sanitary Sewer and Drainage Facilities 

and Paving & Appurtenances to Serve Pomona Section 29 for Brazoria County Municipal Utility 
District No. 39, Brazoria County, Texas” to begin the Two-Year Maintenance Period. 

 
5. Acceptance of infrastructure improvements for “Water, Sanitary Sewer and Drainage Facilities 

and Paving and Appurtenances to Serve Dogwood Avenue – Segment A for Brazoria County 
Municipal Utility District No. 83, Brazoria County, Texas” to begin the Two-Year Maintenance 
Period. 

 
6. Final acceptance of infrastructure improvements for Pomona “Lake D Phase 3 & Lake E Phase 

1” and release the associated maintenance bond. 
 

7. Acceptance of the 2024 Racial Profiling Report. 
 

8. Acceptance of the meeting minutes to date. 
 

Councilmember Bonner made the motion to approve the Consent Agenda. Councilmember 
Hudson seconded the motion. 
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The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
 

Items Removed from Consent Agenda  
 
Regular Agenda 

1. Consideration and possible action to approve Resolution 2025-R-02; 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MANVEL, TEXAS, 
APPROVING AND ADOPTING THE CITY’S VEHICLE REPLACEMENT POLICY; AND 
PROVIDING AN EFFECTIVE DATE. 
 
Mayor Davis suggested making an amendment motion for Section 4B.1 that language be added 
to not just include the replacement schedule but yearly allocation costs to meet said schedule. 

 
Mayor Davis made the motion to amend 4B.1 to include, "will develop a replacement 
schedule and recommended yearly accruals". Councilmember Bonner seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City Councilmember 

Place 2 David Lands, City Councilmember Place 3 Harry Opliger, City 
Councilmember Place 4 Ed Perry, City Councilmember Place 5 Crystal Sarmiento, 
City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 

 
Councilmember Bonner made the motion to approve as amended. Councilmember Perry 
seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
 

2. Consideration and possible action to approve Resolution 2025-R-04; 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MANVEL, TEXAS, 
ADOPTING THE "MANVEL 2045 STRATEGIC PLAN." 
 
Mayor Davis made the motion to approve with the included changes that were proposed 
during the Workshop presentation. Councilmember Sarmiento seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
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Absent: None 
Abstained: None 
 

3. Consideration and possible action to approve Ordinance 2025-O-05; 
AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, ORDERING THE HOLDING OF A 
GENERAL ELECTION ON MAY 3, 2025, FOR THE PURPOSE OF ELECTING TWO 
COUNCILMEMBERS: ONE EACH FOR, PLACE 4, AND PLACE 6; DESIGNATING THE 
CITY ELECTION PRECINCTS; DESIGNATING A POLLING PLACE; PROVIDING FOR 
THE APPOINTMENT OF A PRESIDING ELECTION JUDGE AND ALTERNATE 
PRESIDING ELECTION JUDGE; APPROVING A JOINT ELECTION CONTRACT AND 
AUTHORIZING THE MAYOR TO EXECUTE; ESTABLISHING OTHER PROCEDURES 
FOR CONDUCTING THE ELECTION; PROVIDING FOR THE INCORPORATION OF THE 
PREAMBLE; AND PROVIDING AN EFFECTIVE DATE. 
 
Councilmember Lands made the motion to approve. Councilmember Sarmiento seconded 
the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
 

4. Consideration and possible action to approve the First Amended and Restated Retail Water and 
Wastewater Agreement between the City of Manvel and Brazoria County Municipal Utility 
District No. 57. 
 
Councilmember Sarmiento made the motion to approve. Councilmember Hudson seconded 
the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
 

5. Acceptance of the Capital Improvements Advisory Committee (CIAC) Report. (Forwarded with 
favorable recommendation by the Capital Improvements Advisory Committee on January 16, 
2025, Vote 5/0) 

 
Councilmember Bonner made the motion to approve. Councilmember Hudson seconded the 
motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
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6. Acceptance of recommendations from the Parks and Recreation Board on the City Hall Park 

design. (Forwarded with favorable recommendation by the Parks and Recreation Board at the 
1/16/2025) 
 
Mayor Davis made the motion to approve. Councilmember Bonner seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
 

7. Consideration and possible action to approve a special called meeting on February 19, 2025, at 
1:00 p.m. for a City Council Planning Session. 
 
Mayor Davis made the motion to approve. Councilmember Hudson seconded the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City 

Councilmember Place 2 David Lands, City Councilmember Place 3 Harry 
Opliger, City Councilmember Place 4 Ed Perry, City Councilmember Place 5 
Crystal Sarmiento, City Councilmember Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 
 

8. Discussion on Brazoria County Day. 
 

Mayor and Council Comments 
 

Adjourn 
Mayor Davis made the motion to adjourn the meeting at 7:44 p.m. Councilmember Bonner seconded 
the motion. 
The motion carried with a vote: 7/0 
Yes: Mayor Dan Davis, City Councilmember Place 1 Keith Bonner, City Councilmember 

Place 2 David Lands, City Councilmember Place 3 Harry Opliger, City Councilmember 
Place 4 Ed Perry, City Councilmember Place 5 Crystal Sarmiento, City Councilmember 
Place 6 Jerome Hudson 

No: None 
Absent: None 
Abstained: None 

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

 

 
TAMMY BELL, CITY SECRETARY 
CITY OF MANVEL, TEXAS 

 
 

DAN DAVIS, MAYOR 
CITY OF MANVEL, TEXAS 
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C I TY COUNCI L 

DATA SHEET 
 

 

MEETING DATE:  

 

 

 

 

 

 

 
SUBMITTING STAFF MEMBER 

Robbie Hall  
FINANCE DIRECTOR APPROVAL Yes   

CITY MANAGER APPROVAL Yes  

 

TOPIC: Acceptance of infrastructure improvements for “Construction of Manvel 
Town Center Phase 1C Temporary Reroute Access Road for Brazoria County MUD 
No. 42, Brazoria County, Texas” to begin the One-Year Maintenance Period. 

BACKGROUND: City Staff has approved the final walk through on this project for the 
civil site work. The applicant has submitted the One-Year Maintenance Bond with the 
City Secretary’s Office and the As-Built Construction Plans have been submitted to 
Development Services Department. 

STAFF RECOMMENDATION: Staff recommends City Council accept the 
infrastructure improvements for this project to begin the One-Year Maintenance Period. 

ATTACHMENTS: N/A 

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



M ANVEL 

C I TY COUNCI L 

DATA SHEET 
 

 

MEETING DATE:  

 

 

 

 

 

 

 
SUBMITTING STAFF MEMBER 

Robbie Hall  
FINANCE DIRECTOR APPROVAL Yes  

CITY MANAGER APPROVAL Yes__ 

 

STAFF RECOMMENDATION: Staff recommends City Council accept the 
infrastructure improvements for this project and release the associated maintenance 
bonds. 
 

ATTACHMENTS: N/A 

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

TOPIC: Final acceptance of infrastructure improvements for Water, Sanitary Sewer 
& Drainage Facilities to service Terra Estates Subdivision for Brazoria County 
Municipal Utility District No. 61 and City of Manvel, Texas and release the 
associated maintenance bond. 

BACKGROUND: City Staff has conducted a final acceptance walk-through for “Water, 
Sanitary Sewer & Drainage Facilities to service Terra Estates Subdivision for Brazoria 
County Municipal Utility District No. 61 and City of Manvel, Texas.” All punch list items 
have been addressed. 
 



M A N V E L   

C I T Y  C O U N C I L  

D A T A  S H E E T  
                                                               

 

MEETING DATE: February 18, 2025 
 

TOPIC: Public Hearing followed by consideration of a city-initiated request to change 
the zoning classification of an approximate 0.18 acre tract of land generally located east 
of Uzzel Road (a portion of Property ID: 171882), from Open Single-Family Residential 
district (OSFR) to Open-Single-Family Residential district with Specific Use Permit 
(OSFR-SUP); providing for the granting of a Specific Use Permit with conditions to 
authorize the use of the subject site for NAICS use 7133990 “all other amusement and 
recreation industries”. 

 

BACKGROUND: The subject site is an approximate 0.18-acre (400 feet X 200 feet) 
portion of a larger property located on the east side of Uzzel Road. The subject site can 
be accessed only from 9431 Uzzel Road, which is the location for City of Manvel Public 
Works Department. The subject site includes an existing concrete slab from a previous 
non-residential development spanning the entire site.  
 
The City of Manvel Police Department and Houston Pipeline Company (owner), intends 
to enter into a 10-year lease agreement, to use the subject site as an outdoor shooting 
range for police firearms training. An annual payment of $2,667 or a one-time lump sum 
of $24,003 is being considered for the proposed lease agreement. Payments will begin 
in FY 2026 to allow for budget planning. The proposed use of a shooting range is 
classified as NAICS use 7133990 “all other amusement and recreation industries” and 
requires an SUP within OSFR district.  
 
Currently, the Manvel Police Department lacks a similar facility and must rely on outside 
facilities, such as Alvin Community College and the City of Alvin shooting range for 
training. Establishing this dedicated training facility will enable officers to enhance their 
skills and maintain firearm proficiency within the city. The applicant is proposing a 21’ X 
42’ wide earth berm based on National Rifle Association standards for sound mitigation. 
The applicant has also indicated the subject site being surrounded by trees and 
vegetation will further help in sound dampening. The applicant intends to utilize the 
parking areas available on the Public Works department property. The proposed use 
will also require placing of a storage container and a carport on site out of public view 
from Uzzel Road.  
 
Section 77-50(e) of the Zoning Ordinance provides approval criteria for SUP requests. 
These criteria help in determining whether the proposed use is in harmony with existing 
surrounding uses and zoning districts. The attached staff report provides a discussion 
on these criteria. Generally, shooting ranges result in noise related concerns in the 
surrounding area where they are located. However, the proposed use is expected to 
have minimal impact in the area, given the following: 

1. The immediate surrounding of the subject site includes non-residential land uses or 



 

 

  

vacant land. The nearest residential homes are across from Uzzel Rd. The subject 
site is setback approximately 540 feet from Uzzell Rd. Existing vegetation and 
buildings serve as a buffer between the subject site and residences across from 
Uzzell Rd.   

2. Since the proposed use is not a commercial operation and its use is limited to 
training for Manvel Police Department, change in traffic patterns is not anticipated.   

3. The applicant is proposing to use suppressors, tall berms, and other best practices 
to reduce noise levels. Additionally, the normal hours of operation will be during the 
daytime and will not include any lighting or nighttime operations. 

 
Please note that public hearing notices were sent out to property owners within 200 feet 
from the subject site, however, none of the properties across from Uzzell Rd were 
located within 200 feet.    

 

STAFF RECOMMENDATION: City staff recommends approval of the requested SUP 
with three (3) conditions listed in the Staff Report. 

 

 

 

 

PD&Z RECOMMENDATION:  The PD&Z Commission recommended approval of 
Ordinance No. 2025-O-02 with a vote of six (6) “Yeas” to zero (0) “Nays” at their 
January 13, 2025, meeting. 

ATTACHMENTS: Staff Report and Ordinance No. 2025-O-02 

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

SUBMITTING STAFF MEMBER 
Jose Abraham,  

Director of Development Services 
 

FINANCE DIRECTOR APPROVAL _______ 
 

CITY MANAGER APPROVAL _______ 



City Council 

Specific Use Permit Request 

 

Agenda of: February 18, 2025 Initiated By: Jose Abraham 
Director, Development Services 

Department: Development Services Presented By: Jose Abraham 
Director, Development Services 

 

Summary 

This is a city-initiated request to change the zoning classification of an approximate 0.18 acre tract of 

land generally located east of Uzzel Road (a portion of Property ID: 171882), from Open-Single-

Family Residential district (OSFR) to Open-Single-Family Residential district with Specific Use Permit 

(OSFR-SUP); providing for the granting of a Specific Use Permit with conditions to authorize the use 

of the subject site for NAICS use 7133990 “all other amusement and recreation industries”. The City 

of Manvel Police Department and Houston Pipeline Company (owner), intends to enter into a 10-year 

lease agreement, to use the subject site as an outdoor shooting range for police firearms training. An 

annual payment of $2,667 or a one-time lump sum of $24,003 is being considered for the proposed 

lease agreement. Payments will begin in FY 2026 to allow for budget planning. The proposed use of 

a shooting range is classified as NAICS use 7133990 “all other amusement and recreation industries” 

and requires an SUP within OSFR district. 

 
Exhibits 

Aerial Vicinity Map, Zoning Vicinity Map, Major Thoroughfare Plan Map, Lease Agreement, 

Application, Letter of Authorization, Letter of Request, and Public Hearing Notice.   

Recommended Action 

A Public Hearing followed by consideration and action from the City Council to approve Ordinance 

No. 2025-O-02.  

 

General Site Information 

The following is a summary of general site information. 

 

Surrounding 
Property 

Zoning 

North: Open-Single–Family Residential District (OSFR)/ Heavy Commercial 
District  
South: Open-Single–Family Residential District (OSFR) 
East: Open-Single–Family Residential District (OSFR) 
West: Open-Single–Family Residential District (OSFR)/ Heavy Commercial 
District (HC) 

Surrounding 
Land Use 

North: Houston Pipeline Company LP industrial operation  
South: Undeveloped land  
East: Undeveloped land 
West: City of Manvel Public Works / Residential across from Uzzell Road 

 



Aerial Vicinity Map 

 



Zoning Vicinity Map 

 



Staff Report 

Zoning Ordinance Provisions for Specific Use Permits 

In Section 77-50 (a) Uses Requiring Specific Use Permit, of the Zoning Ordinance it states “certain uses 

of land, buildings or structures may not be appropriate under all circumstances in any given zoning 

district but may be appropriate where adequate precautions can be taken to assure compatibility 

with surrounding uses, public need, and the orderly development of the city as a whole. This section 

provides City Council and Planning, Development, and Zoning the opportunity to deny or to 
conditionally approve those uses for which specific use permits are required. These uses generally 

have unusual characteristics or are of a public or semipublic character often essential or desirable 

for the general convenience and welfare of the community. However, because of the nature of use, 

the importance of the use’s relationship to the comprehensive plan, or possible adverse impact on 

neighboring properties of the use, review, evaluation, and exercise of planning judgement relative to 

the location and site plan of the proposed use are required.” 

 

In Section 77-50 (b) of the Zoning Ordinance it further states, “the City Council, after receiving the 

recommendation of the planning, development and zoning commission, may by ordinance, grant a 

specific use permit for the permitted uses, as herein qualified by the permitted use table, in locations 

and zoning districts to permit a use where they are not otherwise permitted by this article, and may 

impose any appropriate conditions and safeguards to protect property and property values, and in 

the interest of health, safety or welfare.” 

 

Requested SUP and Staff Analysis 

The subject site is an approximate 0.18-acre (400 feet X 200 feet) portion of a larger property located 

on the east side of Uzzel Road. The subject site can be accessed only from 9431 Uzzel Road, which is 

the location for City of Manvel Public Works Department. Uzzell Road is classified as a collector road 

and requires a minimum right-of-way width of 80 feet. The subject site includes an existing concrete 

slab from a previous non-residential development spanning the entire site. Currently, the Manvel 

Police Department lacks a dedicated arms training facility and must rely on outside facilities, such as 

Alvin Community College and the City of Alvin shooting range for training. Establishing this dedicated 

training facility will enable officers to enhance their skills and maintain firearm proficiency within 

the city. Therefore, the applicant Captain Christopher Day, on behalf of the Manvel Police Department 

is requesting this SUP to allow for a shooting range to operate on the subject site.    

 

The applicant is proposing that the following be considered as part of reviewing this request:  

• The shooting range is proposed to be surrounded by a 21’ tall x 42’ wide berm that meets 

National Rifle Association (NRA) standards, with mature trees surrounding the area to help 
mitigate sound.  

• Normal operating hours will be during daylight hours, with occasional low light shooting 

during daylight savings, and no external lights or electricity are planned for the site.  

• The existing concrete pad will make lead remediation easier in the future. 

• Secure operation of the proposed shooting range will be defendant on the placement of a 20’ 

storage container out of public view.  

•  Additionally, a 20’ x 30’ carport will be provided to shelter officers during breaks. The shooting 

range will be restricted to certified police officers with Qualified Range Safety Officers 

conducting training. Limited public training events may be held a few times per year to cover 



firearm safety, with at least two Qualified Range Safety Officers present. Parking will be 

accommodated at the nearby public works facility. 

Criteria for Approval 

Section 77-50(e) of the Zoning Ordinance provides the following approval criteria for SUP requests. 

These criteria help in determining whether the proposed use is in harmony with existing surrounding 

uses and zoning districts.  

1. Conformance to Comprehensive Plan: The proposed shooting range does not directly tie into 

one of the comprehensive plan goals. However, a dedicated arms training facility for the 

Police Department facilitates promotes safety within the community, which is a recently 

adopted core value for the City of Manvel. A safe community is foundational to achieving all 

the land-use goals specified in the Comprehensive Plan.  

2. Compatibility with the character of the neighborhood: The proposed shooting range will not 

include any high intensity development. The subject site is surrounded by vegetation and 

abuts vacant land and non-residential use, thereby, allowing some physical compatibility.  

3. The suitability of the property for the uses permitted by right: The subject site is zoned OSFR 

but abuts non-residential uses on two sides. Also, the subject site includes an existing slab 

and would possibly need remediation before developing for single-family residential 

development. Therefore, the subject site is not the most suitable site for uses permitted by 

right.  

4. Detrimental impact on nearby property: Generally, shooting ranges result in noise related 

concerns in the surrounding area where they are located. However, the proposed use is 

expected to have minimal impact in the area due to multiple reasons. The immediate 

surrounding of the subject site includes non-residential land uses or vacant land. The nearest 

residential homes are across from Uzzel Rd. The subject site is setback approximately 540 

feet from Uzzell Rd. Existing vegetation and buildings serve as a buffer between the subject 

site and residences across from Uzzell Rd. The applicant is proposing to use suppressors, tall 

berms, and other best practices to reduce noise levels. Additionally, the normal hours of 

operation will be during the daytime and will not include any lighting or night-time 

operations. 

5. Traffic and Parking issues: Since the proposed use is not a commercial operation and its use 

is limited to training for Manvel Police Department, change in traffic patterns is not 

anticipated. The existing Public Works facility provides enough parking for the proposed use.  

6. Harm to the value of nearby properties: Since the abutting properties are either developed as 

non-residential uses or is vacant land, it is difficult to establish the impact of the proposed 

use on nearby properties. Even though noise related concerns can be minimized, the 

proposed use could have an impact the value of nearby properties. However, it is important 

to also note that the area includes land that is currently zoned Heavy Commercial. 

7. Impedance to orderly development surrounding vacant property: a large portion of the 

surrounding property is owned by the same property owner.   

8. Utility Provisions: The proposed use is not anticipated to have any further impact on utility 

provisions.  



9. Safe site development and layout: The propose shooting range will not include site 

improvements other than a berm, placement of a storage container, and a carport. The 

shooting range will be primarily used by Police Department for training purposes, therefore, 

no adverse impact on public or adjacent properties is anticipated. 

10. Lighting:  The absence of external lighting and limited daytime operation prevents light 

pollution and associated nuisance.   

11. Landscaping and screening: The subject site is surrounding by existing trees and vegetation. 

12. Other appropriate conditions and safeguards in the interest of health, safety or welfare: The 

range will be used exclusively by police officers and qualified personnel, with occasional 

public training events supervised by Range Safety Officers. These safety measures, along with 

a 540-foot distance from the proposed use to Uzzell Road, ensure compatibility with the 

neighborhood while addressing potential concerns. The applicant is also proposing to use 

suppressors, tall berms, and other best practices to reduce noise levels.  

Staff Recommendation 

Based on the above discussion, staff recommends approval of this SUP request for the subject site to 

allow NAICS Use No. 7133990: "All Other Amusement and Recreation Industries" with the following 

conditions: 

1. A 21’ tall X 42’ wide earth berm based on National Rifle Association standards shall be always 

maintained on the subject site.  

2. All range equipment and accessories shall be stored in an existing secure building in close vicinity 

or a storage container located out of view from a public right-of-way.  

3. All shooting shall be directed away from Uzzell Road.  

 

Planning, Development and Zoning Commission Discussion and Recommendation 
At the January 13, 2025, Planning, Development, and Zoning Commission meeting, there was a 

general discussion on the operation of the proposed shooting range. The applicant presented 

clarification on the general operation of the proposed use and also provided additional details of 

noise reduction measures to be considered. The PD&Z Commission recommended approval of 

Ordinance No. 2025-O-02 with a vote of six (6) “Yeas” to zero (0) “Nays” at their January13, 2025 

meeting. 

 

Public Hearing 

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

owners within 200 feet of the property were notified. At the time of writing this report, no 

information inquiries have been received and staff is not aware of opposition. Please note that public 

hearing notices were sent out to property owners within 200 feet from the subject site, however, 

none of the properties across from Uzzell Rd were located within 200 feet.     

 

 

 

 



Major Thoroughfare Plan Map 
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Public Hearing Notice to run on Sunday 12/29/2024 
A PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, MANVEL, TX, 77578 

AT 6:00 P.M. ON MONDAY, JANUARY 13, 2024, BEFORE THE MANVEL PLANNING, 

DEVELOPMENT, AND ZONING COMMISSION AND AT 6:00 P.M. ON TUESDAY, JANUARY 21, 

2024, BEFORE THE MANVEL CITY COUNCIL TO HEAR INPUT FROM THE PUBLIC REGARDING 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS AMENDING THE ZONING CLASSIFICATION OF 

AN APPROXIMATE 0.18 ACRES TRACT OF LAND GENERALLY LOCATED EAST OF UZZEL ROAD 

(A PORTION OF PID: 171882), WITH ACCESS TO PROPERTY FROM 9431 UZZEL ROAD FROM 

OPEN-SINGLE-FAMILY RESIDENTIAL DISTRICT TO OPEN-SINGLE-FAMILY RESIDENTIAL 

FAMILY RESIDENTIAL DISTRICT WITH SPECIFIC USE PERMIT (OSFR-SUP); PROVIDING FOR 

THE GRANTING OF A SPECIFIC USE PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF 

PROPERTY FOR NAICS USE 7133990 “ALL OTHER AMUSEMENT AND RECREATION 

INDUSTRIES”; PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; 

PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED 

$2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF. /S/ TAMMY BELL, CITY 

SECRETARY. 



ORDINANCE NO. 2025-O-02 
 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS 
AMENDING THE ZONING ORDINANCE OF THE CITY, BY 
AMENDING THE ZONING CLASSIFICATION OF AN 
APPROXIMATELY 0.18 ACRE TRACT OF LAND GENERALLY 
LOCATED EAST OF UZZELL ROAD (A PORTION OF PID: 
171882), WITH ACCESS TO PROPERTY FROM 9431 UZZELL 
ROAD FROM OPEN-SINGLE-FAMILY RESIDENTIAL DISTRICT 
TO OPEN-SINGLE-FAMILY RESIDENTIAL FAMILY 
RESIDENTIAL DISTRICT WITH SPECIFIC USE PERMIT (OSFR-
SUP); PROVIDING FOR THE GRANTING OF A SPECIFIC USE 
PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF 
PROPERTY FOR NAICS USE 7133990 “ALL OTHER 
AMUSEMENT AND RECREATION INDUSTRIES”; PROVIDING 
FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING 
MAP; PROVIDING FOR SEVERABILITY; AND PROVIDING A 
PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH 
DAY OF VIOLATION OF ANY PROVISION HEREOF. 

 
* * * * * * * * * 

 
WHEREAS, Houston Pipe Line Company LP, is the owner (the “Owner”) of a 

certain 0.18-acre tract of land (400’ x 200’vacant parcel of Property ID: 171882) 

generally located East of Uzzell road, with access to property from 9431 Uzzell a map of 

which is attached hereto as Exhibit “A”; and 

WHEREAS, the 0.18-acre tract is currently zoned Open-Single-Family 

Residential District; and 

WHEREAS, the applicant, City of Manvel Police Department, has filed an 

application to change the zoning classification of the 0.18-acre tract to Open-Single-

Family Residential District with a Specific Use Permit (OSFR-SUP) allowing the 
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proposed use of the property for NAICS use 713990 “All Other Amusement and 

Recreation Industries”; and 

WHEREAS, the Planning, Development, and Zoning Commission and the 

City Council have conducted, in the time and manner required by law and the Zoning 

Ordinance of the City, a public hearing on such request; and 

WHEREAS, the Planning, Development, and Zoning Commission has 

recommended in its report the approval of such request, and the City Council deems it 

appropriate to approve said amendment to the zoning and specific use permit; now, 

therefore, 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MANVEL, 

TEXAS: 

Section 1. The facts and matters set forth in the preamble of this Ordinance are 
 
hereby found to be true and correct. 

 
Section 2. The zoning classification of a certain 0.18-acre tract of land 

(400’ x 200’vacant parcel of Property ID: 171882) generally located East of Uzzell road, 

with access to property from 9431 Uzzell a map of which is attached hereto as Exhibit 

“A” attached hereto, shall be changed from Open-Single-Family Residential District 

(OSFR) to Open-Single-Family Residential District with a Specific Use Permit (OSFR-

SUP), for uses as permitted within such zone classification, subject to the regulations, 

regulations, and conditions hereinafter set forth: 

1.All Other Amusement and Recreation Industries– (NAICS 7133990) 
 

Section 3. The request meets the criteria set forth in Section 77-50 of the 
 
City of Manvel Zoning Ordinance for a Specific Use Permit. The City of Manvel 

Zoning Ordinance is hereby further amended by granting a Specific Use Permit 
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authorizing use of the Property for the NAICS use listed in Section 2, above. 

Section 4.   The City Council hereby finds it appropriate to impose the 
 
conditions to the granting of the Specific Use Permit as shown in Exhibit “B”, attached 

hereto and incorporated herein as if set out in full. This proposed use of a “All Other 

Amusement and Recreation Industries” and site may not be changed or expanded except 

by amendment of this Specific Use Permit. 

Section 5.   The Specific Use Permit issued under this ordinance, or a specific 
 
use listed herein, shall expire one year after its date of issuance if construction or if the 

listed use authorized hereunder is not substantially under way or in use prior to the 

expiration of said one year period. If, prior to the expiration of such one-year period, the 

owner of the property to which the Specific Use Permit applies in writing, for an 

extension, the City Council may, after recommendation from the Planning, Development, 

and Zoning Commission, grant such extension for one additional year. 

Section 6.   The Zoning District Map of the City of Manvel shall be revised 
 
and amended to show the designation of said tract, as described and as provided in 

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. 
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Section 7. The City Council hereby finds and determines that said rezoning 
 
comports to the City’s Comprehensive Land Use Plan. This Ordinance shall in no manner 

amend, change, supplement, or revise any provision of any ordinance of the City of 

Manvel, save and except the change in zoning classification of said tract(s) as described 

above. 

Section 8.   In the event any section, paragraph, subdivision, clause, phrase, 
 
provision, sentence, or part of this Ordinance or the application of the same to any person 

or circumstance shall for any reason be adjudged invalid or held unconstitutional by a 

court of competent jurisdiction, it shall not affect, impair, or invalidate this Ordinance as 

a whole or any part or provision hereof other any part or provision hereof other than the 

part declared to be invalid or unconstitutional; and the City Council of the City of 

Manvel, Texas, declares that it would have passed each and every part of the same 

notwithstanding the omission of any and every part of the same notwithstanding the 

omission of any such part thus declared to be invalid or unconstitutional, or whether there 

be one or more parts. 

Section 9.   Any person who shall intentionally, knowingly, recklessly or with 

criminal negligence violate any provision of this Ordinance shall be deemed guilty of a 

misdemeanor and upon conviction, shall be fined in an amount not to exceed $2,000.00. 

Each day of violation shall constitute a separate offense. 

Section 10.  Revocation. This Specific Use Permit may be revoked or modified 
 
by the City Council, in whole or in part, after notice and hearing, for either of the 

following reasons: 
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(1) The Specific Use Permit was obtained or extended by misrepresentation, 

fraud or deception: or 

(2) That one of more of the conditions imposed by the permit has not been 

met or has been violated. 

 
 

PASSED AND APPROVED on first reading this   day of 
 
 , 2025. 

 
 
 

PASSED, APPROVED, AND ADOPTED on second and final reading this 
 
  day of  , 2025. 

 
 
 

Dan Davis, Mayor 
 
ATTEST: 

 
 
 
Tammy Bell, City Secretary 

 
 
 
APPROVED AS TO FORM: 

 
 

 
Robert Gervais, City Attorney 
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Exhibit A 
Certain 0.18-acre tract of land (400’ x 200’vacant parcel of Property ID: 171882) generally 

located East of Uzzell road, with access to property from 9431 Uzzell.



 

Exhibit B 
 

Conditions of Approval: 
1. A 21’ tall X 42’ wide earth berm based on National Rifle Association standards shall be 

always maintained on the subject site.  
2. All range equipment and accessories shall be stored in an existing secure building in close 

vicinity or a storage container located out of view from a public right-of-way.  
3. All shooting shall be directed away from Uzzell Road.  

 



M A N V E L   

C I T Y  C O U N C I L  

D A T A  S H E E T  
                                                               

 

MEETING DATE: February 18, 2025 
 

TOPIC: Public Hearing followed by consideration of a request to rezone an approximate12.6-

acre tract located at the southwest corner of Croix Road and Del Bello Road, from Open Single-
Family Residential district (OSFR) to Light Commercial district with Specific Use Permit (LC-
SUP); to allow permitted use within Light Commercial district and to authorize the use of a 1.27-
acre portion for NAICS use 447110 “Gasoline Stations with Convenience Stores”.   

 

BACKGROUND:  
• The subject site is currently vacant and is located at the intersection of two designated Major 

Thoroughfares (Parkway with 120’ wide right-of-way). Both streets are not currently built to 
the standards required by the Major Throughfare Plan.     

• The applicant, Desiree Waraksa, representing the property owner, Natural Walkways LLC, is 
proposing to subdivide the subject site and develop multiple retail buildings including an 
approximate 1.27-acre tract gas station and convenience store. The Zoning ordinance 
requires approval of a SUP to allow gas stations with convenience store.  

• The subject site is located at the edge of Manvel City Limit line along Croix Rd with 
properties along the north side of Croix Rd being in the City of Manvel Extra Territorial 
Jurisdiction and properties to the south, east, and west zoned OSFR. Properties to the north 
of the subject site (ETJ north of Croix Rd) include a single-family home and uses designated 
as Residential/ Duplex by Brazoria County appraisal district. The subject site abuts vacant 
land on the south side and includes residential homes on east and west side. The proposed 
rezoning will introduce commercial use in a predominantly residential area.           

• The Notice of Public Hearing was published in the newspaper of general circulation and all 
property owners within 200 feet of the property were notified. At the time of writing this 
report, no information inquiries have been received, and staff is not aware of opposition.  

• Additional details and staff analysis are included in the attached staff report.   

 

STAFF RECOMMENDATION: The site's location at the intersection of two major 

thoroughfares supports its transition to a commercial designation. However, since the street and 
other infrastructure improvements have not been made to the area, rezoning to allow 
commercial use must be carefully considered. 
 
Due to the absence of a Traffic Impact Analysis, preliminary drainage analysis, and other site 
plan details discussed above, STAFF IS NOT ABLE TO PROVIDE A RECOMMENDATION for 
this requested rezoning of the subject site from O-SFR to LC/SUP to allow NAICS code 447110, 
"Gasoline Stations with Convenience Stores." 

 

PD&Z RECOMMENDATION: A motion to recommend approval of Ordinance No. 2025-O-04 
to the City Council failed with a vote of zero (0) “Yeas” to five (7) “Nays” at their February 2025, 
meeting. Therefore, the Planning, Development, and Zoning Commission is not recommending 
approval of Ordinance No. 2025-O-04, which pertains to the requested rezoning—Specific Use 
Permit—for the property from Open-Single Family Residential District (O-SFR) to Light 
Commercial District with a Specific Use Permit (LC-SUP). 



 

 

  

 

 

 

 

ATTACHMENTS: Staff Report and Ordinance No. 2025-O-04 

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

SUBMITTING STAFF MEMBER 
 

Jesica Portie,  
Assistant Planner 

 

FINANCE DIRECTOR APPROVAL ____ 
 

CITY MANAGER APPROVAL _____ 



 
 

 

SUMMARY 

The proposed rezoning involves an approximate 12.6 acres of land at the southwest corner of Croix 

Road and Del Bello Road (Property ID: 169412), currently zoned Open-Single Family Residential 

District (O-SFR). The applicant, Desiree Waraksa, representing the property owner, Natural 

Walkways LLC, is proposing to subdivide the subject site and develop multiple retail buildings 

including an approximate 1.27-acre tract gas station and convenience store. This would require 

rezoning the subject site to Light Commercial district with a Specific Use Permit (LC-SUP) on the 

portion proposed for NAICS code 447110, "Gasoline Stations with Convenience Stores." The site is 

currently vacant and surrounded by vacant land on the south side and existing residential properties 
to the east and west. Properties across from Croix Rd (and a portion on the east side) are in City of 

Manvel Extra Territorial Jurisdiction and include a single-family home and uses identified as 

Residential/ Duplex by Brazoria County appraisal district. The proposed rezoning will introduce 

commercial use in a predominantly residential area.  

EXHIBITS 

Aerial Vicinity Map, Zoning Vicinity Map, Major Thoroughfare Plan Map, Gas Station 2 Miles Buffer 

Map, Application, Letter of Authorization, Letter of Request, and Public Hearing Notice.   

GENERAL SITE INFORMATION 

The following is a summary of general site information. 

Surrounding 
Property 
Zoning 

North: Extra Territorial Jurisdiction (ETJ)  
South: Open Single Family Residential (O-SFR) 
East: Extra Territorial Jurisdiction (ETJ) / Open Single Family Residential (O-SFR) 
West: Open Single Family Residential (O-SFR) 

Surrounding 
Land Use 

North: Duplexes/Residential/Possible Commercial (Behavior Training Research) 
South: Vacant/Undeveloped land  
East: Residential home  
West: Residential home  

 

 

 

 

Agenda of: February 18, 2025 Initiated By: Jose Abraham 
Director, Development Services 

Subject: Rezoning, O-SFR to LC-
SUP 

Presented By: Jesica Portie 
Assistant Planner, Development 
Services 

Recommended 
Action: 

A Public Hearing followed by consideration and action to provide a 
recommendation to City Council. 

STAFF REPORT TO City Council 

Rezoning - Specific Use Permit 
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AERIAL VICINITY MAP 
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ZONING VICINITY MAP  
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PURPOSE AND INTENT OF THE PROPOSED ZONING DISTRICT  

LC zoning district is intended for low intensity retail sales and service type land uses. Rezoning the 

property to LC zoning district would also allow uses included in Section 77-26., Permitted Uses, and 

listed below: 

1. retail bakeries; 

2. printing and related support activities; 

3. furniture and home furnishing stores; 

4. electronics and appliance stores; 

5. building material, garden equipment and supplies dealers; 

6. food and beverage stores; 

7. health and personal care stores; 

8. clothing and clothing accessory stores; 

9. sporting goods, hobby, book and music stores; 

10. General merchandise stores 

11. miscellaneous store retailers; 

12. postal service; 

13. finance and insurance; 

14. real estate; 

15.  lessors of nonresidential buildings (except mini warehouses) 

16. consumer good rental; 

17. professional, scientific, and technical services; 

18. accounting, tax preparation, bookkeeping and payroll; 

19. veterinary services; 

20. management of companies and enterprises; 

21. administrative and support services; 

22. educational support services; 

23. social assistance; 

24. child day care services; 

25. arts, entertainment, and recreation; 

26. fitness and sports centers; 

27. food services and drinking places; 

28. automotive glass replacement shop; 

29. electronic and precision equipment repair and maintenance; 

30. personal and laundry services; and 

31. public administration. 

ZONING ORDINANCE PROVISIONS FOR SPECIFIC USE PERMITS 

In Section 77-50 (a) Uses Requiring Specific Use Permit, of the Zoning Ordinance it states “certain uses 

of land, buildings or structures may not be appropriate under all circumstances in any given zoning 

district but may be appropriate where adequate precautions can be taken to assure compatibility with 

surrounding uses, public need, and the orderly development of the city as a whole. This section provides 

City Council and Planning, Development, and Zoning the opportunity to deny or to conditionally approve 

those uses for which specific use permits are required. These uses generally have unusual characteristics 

or are of a public or semipublic character often essential or desirable for the general convenience and 

welfare of the community. However, because of the nature of use, the importance of the use’s 

relationship to the comprehensive plan, or possible adverse impact on neighboring properties of the use, 
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review, evaluation, and exercise of planning judgement relative to the location and site plan of the 

proposed use are required.” 

 

In Section 77-50 (b) of the Zoning Ordinance it further states, “the City Council, after receiving the 

recommendation of the planning, development and zoning commission, may by ordinance, grant a 

specific use permit for the permitted uses, as herein qualified by the permitted use table, in locations and 

zoning districts to permit a use where they are not otherwise permitted by this article, and may impose 

any appropriate conditions and safeguards to protect property and property values, and in the interest 

of health, safety or welfare.” 

 

PROJECT DETAILS 

The subject site, currently vacant, consists of approximately 12.6 acres located at the southwest 

corner of Croix Road and Del Bello Road, a key intersection identified in the city's Major Thoroughfare 

Plan with both the streets designated as 120-foot-wide Parkway. The property is presently zoned 

Open-Single Family Residential (O-SFR), limiting its potential for commercial development despite 

its strategic location along two major roadways.  

 

The applicant is proposing a commercial development subdivided into five individual tracts for retail 

development with a 3.8-acre portion reserved for detention and septic spraying field (concept Plan 

attached). The proposed development will also include a gas station and convenience store on an 

approximate 1.27 acre portion at the intersection. There are no gas stations within the city limits in 

a 2-mile radius, and the few located within the ETJ sit at the very edge of that radius, highlighting a 

gap in convenient access for nearby residents and a potential demand for the proposed use. Because 

of the current O-SFR designation, rezoning to LC district and a SUP approval to allow gas station and 

convenience store on the 1.27-acre portion is required.   

 

PREDETERMINED CONDITIONS FOR THE PROPOSED USE (Section 77-50.(g)).  

Section 77-50(g) of the Zoning Ordinance provides the following predetermined conditions that 

apply to the proposed use: 

a. A gasoline station and/or convenience store shall not be located within two miles of an 

existing gasoline station and convenience store. The distance shall be measured from 

property line to property line. 

Please note that the proposed use meets the predetermined condition for gasoline station use. 

Please see attached Gas Station 2-Mile Buffer Map below. 

 
CRITERIA TO BE CONSIDERED FOR SUP APPROVAL AND STAFF ANALYSIS FOR REZONING 

Section 77-50(e) of the Zoning Ordinance provides the following approval criteria for SUP requests. 

These criteria can also apply to staff analysis for rezoning requests from residential districts to non-

residential districts.   

1. Conformance to Comprehensive Plan:  

a. The comprehensive plan land use goals encourage commercial development along major 

thoroughfares. There are no gas stations within the city limits in a 2-mile radius, and the few 

located within the ETJ sit at the very edge of that radius. This seem to suggest a gap in 

convenient access for nearby residents and a potential demand for the proposed use.   
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b. If developed appropriately, the proposed development would conform to the goal of 

encouraging well-planned, quality retail and commercial development that enhances the 

community’s character. 

c. The requested rezoning is a significant change in terms of land use character and intensity. 

The applicant has not provided sufficient details for staff to evaluate its impact on traffic, 

drainage, and land use character.  

 

2. Compatibility with the character of the neighborhood:  

a. The subject property is currently zoned Open Single-Family Residential (OSFR) and is 

surrounded by duplexes to the north, residential home to the east and west, and 

undeveloped land to the south. 

b. The proposed gas station and other retail uses introduce commercial use in a predominantly 

residential area.  

c. The site's location at the intersection of two major thoroughfares supports its transition to 

a commercial designation. 

d. Compatibility concerns with surrounding residential areas can be mitigated through 

enhanced landscaping, fencing, and thoughtful site design to minimize noise, lighting, and 

traffic impacts. However, the proposed site plan also doesn’t show strategic landscaping and 

other measures, such as fences, needed to provide buffering for the overall development. 

 

3. The suitability of the property for the uses permitted by right:  

a. OSFR zoning designation permits low-density residential development. The area is 

minimally developed and is predominantly residential in nature. This allows a residential 

use to be in harmony with the surrounding uses and therefore, making residential use 

suitable for the property.   

b. Additionally, the location of the subject site at the intersection of two major thoroughfares 

make it suitable for Light commercial uses as well. However, since the street and other 

infrastructure improvements have not been made to the area, rezoning to allow commercial 

use must be carefully considered.  

 

4. Detrimental impact on nearby property:  

a. The introduction of a gas station in a predominantly residential area may result in concerns 

related to noise, lighting, and increased traffic.  

b. However, the site’s location at the corner of two major thoroughfares and the use of 

mitigation measures, such as buffering, landscaping, and limiting operating hours, is 

expected to minimize these impacts. Noise from vehicle fueling and deliveries could be 

managed by site setbacks and screening, while conforming to City’s requirements could 

prevent glare on adjacent properties. 

 

5. Traffic and Parking issues:  

a. A Traffic Impact Analysis (TIA) is required to assess the impact of development on Del Bello 

Road and Croix Road. A Traffic Impact Analysis (TIA) or trip generation related data and 

preliminary drainage calculations have not been provided. 

b. Even though Del Bello Road and Croix Road are designated as major thoroughfares, they are 

not currently improved to meet the standards of a parkway. Therefore, the location provides 

both opportunities and challenges regarding access and circulation.  
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c. The proposed site plan is conceptual and does not yet include detailed ingress and egress 

designs or turning lanes. Additionally, approvals from Brazoria County are required for 

driveways access from Croix Road and a portion of Del Bello Road.    

d. If approved, adequate parking will be required based on the City’s Zoning Ordinance.  

e. As part of the development process, street dedication and street improvement will be 

required for Del Bello Road and Croix Road. 

f. It is not clear if the driveway access shown on the site plan are based on input from Brazoria 

County.  

 

6. Harm to the value of nearby properties:  

a. The proposed gas station may impact the value of nearby residential properties, particularly 

homes directly adjacent to the site. However, the inclusion of enhanced landscaping, fencing, 

and noise mitigation measures may help minimize adverse effects. The proposed site plan 

also doesn’t show strategic landscaping and other measures needed to provide buffering.    

b. Please note that the character of the area is expected to change in the future, considering the 

location being at the intersection of two major thoroughfares and considering ETJ areas in 

proximity with no land use controls.   

c. Additionally, the site’s location on two major thoroughfares and its potential to serve the 

broader community could provide long-term economic benefits to the area. 

 

7. Impedance to orderly development surrounding vacant property:  

a. The proposed gas station is not expected to impede the development of surrounding vacant 

land. However, note that currently this rezoning will introduce commercial use within a 

predominantly residential area.  

b. The site’s design and operational standards can potentially minimize impedance to orderly 

development of surrounding vacant properties. 

 

8. Utility Provisions:  

a. Water and sewer services are currently unavailable in the area. 

b. The proposed development is not expected to create additional strain on existing utility 

provisions. 

c. The applicant is proposing water well and septic system for entire development.  

d. Drainage related impact in the area cannot be fully understood without a study, considering 

the large acreage of the subject site and proposed intensity of the development.  

 

9. Safe site development and layout:  

a. If approved, the proposed development will be subject to city’s site development standards 

and Design Criteria Manual. 

b. Right-of-way dedication and street improvements will be required for this proposed 

development and is not clearly presented in the proposed site plan.  

c. It is not clear if the driveway access shown on the site plan are based on input from Brazoria 

County or a Traffic Impact Analysis.   

 

10. Lighting: If approved, the proposed development will be subject to City Lighting related 

standards that focus on preventing light pollution and glare on adjacent properties. The proposed 

site plan does not provide any details on proposed lighting. 
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11. Landscaping and screening:  

a. If approved, the proposed development must comply with all landscaping requirements 

outlined in Section 77-44 of the city’s zoning ordinance.  

b. The proposed site plan doesn’t show strategic landscaping and other measures, such as 

fences, needed to provide buffering for the overall development. 

   

12. Other appropriate conditions and safeguards in the interest of health, safety or welfare:  

a. If approved, the gas station must comply with all applicable federal, and state regulations to 

ensure public health, safety, and welfare. General measures such as spill prevention systems, 

noise controls, and restricted operational hours based on applicable regulations will apply.  

b. If approved, the development will be subject to all adopted technical codes to ensure health, 

safety, and welfare, including Building and Fire Codes. 

c. City utility services are not available at the subject site and the proposed development will 

rely on well and septic. Dependence on well and septic to meet fire safety requirements for a 

development of this scale and intensity may be challenging and a detailed plan has not been 

provided.  

 

STAFF RECOMMENDATION 

The site's location at the intersection of two major thoroughfares supports its transition to a 

commercial designation. However, since the street and other infrastructure improvements have not 

been made to the area, rezoning to allow commercial use must be carefully considered. 

 

Due to the absence of a Traffic Impact Analysis, preliminary drainage analysis, and other site plan 

details discussed above, STAFF IS NOT ABLE TO PROVIDE A RECOMMENDATION for this 

requested rezoning of the subject site from O-SFR to LC/SUP to allow NAICS code 447110, "Gasoline 

Stations with Convenience Stores." 

 

If Council considers approval of this request, the following conditions would be beneficial: 

1. The SUP allows only one gasoline station and convenience store use located at the intersection of 

Del Bello Rd and Croix Rd. The total area of the gasoline station and convenience store use shall 

not exceed 1.3 acres with frontage on both streets.  

2. A revised site plan shall be provided prior to the second reading of the proposed ordinance 

reflecting following in addition to the details already provided:  

• Right-of-way dedication based on the Major Thoroughfare Plan,  

• Driveway access based on Brazoria County and City of Manvel standards,  

• Landscaping in conformance with Section 77-44 of the City of Manvel Zoning Ordinance,  

• Minimum 6-foot-tall masonry fence to be maintained by the developer and 25-foot 

landscaping buffer with trees planted 30 feet on center along property lines abutting 

residentially zoning properties,   

3. A Traffic Impact Analysis (TIA) for the proposed overall development shall be submitted for 

approval by the city Engineer. 

4. All mitigation measures necessary to address traffic related impact shall be made part of project 

construction. Any phasing must be approved by the City Engineer.  
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5. A master preliminary plat for the entire subject site with a preliminary drainage plan shall be 

approved in accordance with the City of Manvel’s subdivision ordinance. 

6. Funds shall be escrowed with the City of Manvel and Brazoria County, as applicable, for the 

construction of one-half of Del bello Rd and Croix Rd (portion that abuts the subject site) to 

current standards. 

7. Buildings shall be designed in conformance with all adopted technical codes, including Building 

and Fire Codes.  

8. Outdoor lighting shall be shielded and shall conform with the Illuminating Engineering Society of 

North America ("IES") criteria for full cut-off fixtures, which is 100 percent of light output below 

90 degrees, and 90 percent of light output below 80 degrees from a vertical line through the 

fixture; 

9. Outdoor lighting shall be deflected, shaded, and focused away from abutting properties and shall 

not be a nuisance to abutting properties, and shall be designed so that any overspill of lighting 

onto abutting properties shall not exceed three-tenths foot-candles, measured vertically and 

horizontally; 

10. Proposed development must comply with all the development standards and requirements as 

amended at the time of plat and plan submittal.  

 

Planning, Development and Zoning Commission Discussion and Recommendation 

At the February 10, 2025, Planning, Development, and Zoning (PD&Z) Commission meeting, several 

Manvel residents voiced strong opposition to the proposed zoning change that would allow a gas 

station and retail establishment in a predominantly residential and rural area. Concerns were raised 

about increased traffic congestion, road safety, environmental risks, and negative impacts on 

property values and local livestock operations. Given that a gas station already exists nearby, 

residents argued the development is unnecessary and would compromise the area’s rural character 

and quality of life. The applicant clarified that the project is intended to serve the community’s 

immediate needs, with plans to use a well and septic system and meet fire safety requirements. A 

motion to recommend approval of Ordinance No. 2025-O-04 to the City Council failed with a vote of 

zero (0) “Yeas” to five (7) “Nays” at their February 2025, meeting. Therefore, the Planning, 

Development, and Zoning Commission is not recommending approval of Ordinance No. 2025-O-04, 

which pertains to the requested rezoning—Specific Use Permit—for the property from Open-Single 

Family Residential District (O-SFR) to Light Commercial District with a Specific Use Permit (LC-SUP). 

 

PUBLIC HEARING 

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

owners within 200 feet of the property were notified. At the time of writing this report, no 

information inquiries have been received and staff is not aware of opposition. Please note that public 

hearing notices were sent out to property owners within 200 feet from the subject sit.  
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MAJOR THOROUGHFARE PLAN MAP 
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GAS STATION 2 MILES BUFFER MAP 
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APPLICATION  
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APPLICATION  
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LETTER OF AUTHORIZATION
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REQUEST LETTER

 

 

 



  
 

Staff Report to City Council  

Rezoning - Specific Use Permit 

Concept Site Plan 
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Public Hearing Notice 

 
PUBLIC HEARING NOTICE PUBLISHED ON SUNDAY 01/27/2025 
A PUBLIC HEARING WILL BE HELD AT MANVEL CITY HALL, 20031 HWY 6, MANVEL, TX 77578 

AT 6:00 P.M. ON MONDAY, FEBRUARY 10, 2025, BEFORE THE MANVEL PLANNING, 

DEVELOPMENT AND ZONING COMMISSION AND AT 6:00 P.M. ON TUESDAY, FEBRUARY 18, 

2025, BEFORE THE MANVEL CITY COUNCIL TO HEAR INPUT FROM THE PUBLIC REGARDING 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, AMENDING THE ZONING ORDINANCE OF THE 
CITY, BY CHANGING THE ZONING CLASSIFICATION OF A CERTAIN TRACT OF LAND BEING 12.6 

ACRES GENERALLY LOCATED AT THE SOUTHWEST CORNER OF THE INTERSECTION OF CROIX 

RD AND DEL BELLO RD, MANVEL, TEXAS FROM OPEN SINGLE-FAMILY RESIDENTIAL (OSFR) 

DISTRICT TO LIGHT COMMERCIAL DISTRICT WITH SPECIFIC USE PERMIT (LC-SUP); 

PROVIDING FOR THE GRANTING OF A SPECIFIC USE PERMIT WITH CONDITIONS TO 

AUTHORIZE THE USE OF PROPERTY FOR NAICS USE 447110 “GASOLINE STATIONS WITH 

CONVENIENCE STORES”; PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING 

MAP; PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO 

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

/S/ TAMMY BELL, CITY SECRETARY. 
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SITE PICTURES 

 
View of Subject site from Croix Road 

 

 
View of Subject site from Del Bello Road 
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View of Residential Duplex property across from Croix Road to the North. 

 

 
View of Subject site from Northeast corner of Del Bello Road and Croix Road  
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View of Residential property across from Del Bello Road to the East. 

 

 
View of Residential property to the west of subject property from Croix Road  

 



ORDINANCE NO. 2025-O-04 
 

AN ORDINANCE OF THE CITY OF MANVEL, TEXAS 
AMENDING THE ZONING ORDINANCE OF THE CITY, BY 
AMENDING THE ZONING CLASSIFICATION OF AN 
APPROXIMATE 12.5056 ACRES LOCATED AT SOUTHWEST 
CORNER OF THE INTERSECTION OF CROIX RD AND DEL 
BELLO RD, MANVEL, TEXAS, FROM OPEN-SINGLE FAMILY 
RESIDENTIAL  DISTRICT (O-SFR) TO LIGHT COMMERCIAL 
DISTRICT WITH SPECIFIC USE PERMIT (LC-SUP); 
PROVIDING FOR THE GRANTING OF A SPECIFIC USE 
PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF 
PROPERTY FOR NAICS USE 447110 “GASOLINE STATIONS 
WITH CONVENIENCE STORES”; PROVIDING FOR THE 
AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; 
PROVIDING FOR SEVERABILITY; AND PROVIDING A 
PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH 
DAY OF VIOLATION OF ANY PROVISION HEREOF. 
 

 
* * * * * * * * * 

 
 WHEREAS, Desiree Waraksa, is the applicant (the “Applicant) is requesting 

12.5056- acre tract of land be rezoned, owned by Natural Walkways LLC (the “Owner”) 

located at the southwest corner of the intersection of Croix Road and Del bello Road, 

being 12.5056 acres, (544,745 square feet), being out of and a part of lot 41, Allison-

Richey Gulf Coast Home Company Subdivision, Division “O”, a Subdivision in Brazoria 

County, Texas, according to the map or plat thereof recorded in volume 2, page 91, of the 

plat records of Brazoria County, Texas, said 12.5056 acre tract of land being that certain 

called 12.465 acre tract of land as conveyed to Natural Walkways, LLC by instrument 

recorded in document No. 2021031101 of the official public records of Brazoria County, 

Texas, and being more particularly described by metes and bounds as follows: (bearing 

basis: document No. 2021031101 of the official public records of Brazoria County, 

Texas) , a map and description of which is attached hereto as Exhibit “A”; and 
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 WHEREAS, the 11.665-acre tract is currently zoned Open-Single Family 

Residential District (O-SFR) District; and 

WHEREAS, the owner has filed an application to change the zoning 

classification of the 12.5056-acre tract to Light Commercial District with a Specific 

Use Permit (LC-SUP) allowing the proposed use of the property for NAICS use 

447110 “Gasoline Stations with Convenience Stores”; and 

 WHEREAS, the Planning, Development, and Zoning Commission and the 

City Council have conducted, in the time and manner required by law and the Zoning 

Ordinance of the City, a public hearing on such request; and 

 WHEREAS, the Planning, Development, and Zoning Commission has 

recommended in its report the approval of such request, and the City Council deems it 

appropriate to approve said amendment to the zoning and specific use permit; now, 

therefore, 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF MANVEL, 

TEXAS: 

 Section 1. The facts and matters set forth in the preamble of this Ordinance are 

hereby found to be true and correct. 

Section 2. The zoning classification of a certain 12.5056-acre tract of 

land (544,745 square feet vacant parcel of Property ID: 169412) generally located on 

the southwest corner of the intersection of Croix Road and Del bello Road, a map of 

which is attached hereto as Exhibit “A” attached hereto, shall be changed from Open-

Single-Family Residential District (OSFR) to Light Commercial District with a 
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Specific Use Permit (LC-SUP), for uses as permitted within such zone classification, 

subject to the regulations, regulations, and conditions hereinafter set forth: 

1. Gasoline Stations with Convenience Stores (NAICS 447110) 

Section 3. The request meets the criteria set forth in Section 77-50 of the City 

of Manvel Zoning Ordinance for a Specific Use Permit. The City of Manvel Zoning 

Ordinance is hereby further amended by granting a Specific Use Permit authorizing use 

of the Property for the additional NAICS use listed in Section 2, above. 

Section 4. The City Council hereby finds it appropriate to impose the 

conditions to the granting of the Specific Use Permit as shown in Exhibit “B”, attached 

hereto and incorporated herein as if set out in full. This proposed use of a “Gasoline 

Station with Convenience Store” and site may not be changed or expanded except by 

amendment of this Specific Use Permit.  

           Section 5.  The Specific Use Permit issued under this ordinance, or a specific 

use listed herein, shall expire one year after its date of issuance if construction or if the 

listed use authorized hereunder is not substantially under way or in use prior to the 

expiration of said one year period. If, prior to the expiration of such one-year period, the 

owner of the property to which the Specific Use Permit applies in writing, for an 

extension, the City Council may, after recommendation from the Planning, Development, 

and Zoning Commission, grant such extension for one additional year. Expiration of the 

Specific Use Permit will have no effect on the zoning reclassification from Open-Single-

Family Residential District (O-SFR) to Light Commercial District granted by this 

Ordinance.  



 4  

 Section 6. The Zoning District Map of the City of Manvel shall be revised 

and amended to show the designation of said tract, as described and as provided in 

Section 2, above, with the appropriate reference thereon to the number and effective date 

of this Ordinance and a brief description of the nature of the change. 

           Section 7. The City Council hereby finds and determines that said rezoning 

comports to the City’s Comprehensive Land Use Plan. This Ordinance shall in no manner 

amend, change, supplement, or revise any provision of any ordinance of the City of 

Manvel, save and except the change in zoning classification of said tract(s) as described 

above.   

 Section 8. In the event any section, paragraph, subdivision, clause, phrase, 

provision, sentence, or part of this Ordinance or the application of the same to any person 

or circumstance shall for any reason be adjudged invalid or held unconstitutional by a 

court of competent jurisdiction, it shall not affect, impair, or invalidate this Ordinance as 

a whole or any part or provision hereof other any part or provision hereof other than the 

part declared to be invalid or unconstitutional; and the City Council of the City of 

Manvel, Texas, declares that it would have passed each and every part of the same 

notwithstanding the omission of any and every part of the same notwithstanding the 

omission of any such part thus declared to be invalid or unconstitutional, or whether there 

be one or more parts. 

 Section 9. Any person who shall intentionally, knowingly, recklessly or with 

criminal negligence violate any provision of this Ordinance shall be deemed guilty of a 

misdemeanor and upon conviction, shall be fined in an amount not to exceed $2,000.00.  

Each day of violation shall constitute a separate offense.  
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 Section 10.  Revocation. This Specific Use Permit may be revoked or modified 

by the City Council, in whole or in part, after notice and hearing, for either of the 

following reasons: 

 (1) The Specific Use Permit was obtained or extended by misrepresentation, 

fraud or deception: or 

 (2) That one of more of the conditions imposed by the permit has not been 

met or has been violated. 

 

 

PASSED AND APPROVED on first reading this   day of 

 

 , 2025. 

 

PASSED, APPROVED, AND ADOPTED on second and final reading this 
 

  day of  , 2025. 
 

 

 

Dan Davis, Mayor 
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ATTEST: 

 

 

 

Tammy Bell, City Secretary 

 

 
APPROVED AS TO FORM: 
 
 
___________________________________ 
Robert Gervais, City Attorney 
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Exhibit A 

Certain 12.506-acre tract being out of and a part of lot 41, Allison-Richey Gulf Coast 
Home Company Subdivision, Division “O”, a Subdivision in Brazoria County, Texas, 

according to the map or plat thereof recorded in volume 2, page 91, of the plat records of 
Brazoria County, Texas 
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Exhibit B 

(List of conditions – to be updated based on PD&Z Commission Recommendation) 



Wolfe AirPark 

 

ORDINANCE NO. 2025-O-08 

 

 AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, PROVIDING FOR 

THE DISANNEXATION OF PART OF WOLFE AIRPARK, ACCORDING 

TO THE PLAT RECORDED IN VOLUME 16, PAGE 153, PLAT RECORDS, 

BRAZORIA COUNTY, TEXAS, BEING A PART OF THE CERTAIN 

ANNEXATION , ORDINANCE NO. 73-1 AS RECORDED IN VOLUME 

1279, PAGE 838, DEED RECORDS, BRAZORIA COUNTY, TEXAS;  

DISANNEXING AND DISCONTINUING SAID PROPERTY FROM THE 

CORPORATE BOUNDARIES OF THE CITY; CONTAINING CERTAIN 

FINDINGS; AND PROVIDING OTHER MATTERS RELATED TO THE 

SUBJECT. 

 

   *  *  *  *  * 

 

 WHEREAS, the City of Manvel has received a petition from the WOLFE AIRPARK 

CIVIC CLUB, (successor in interest to Wolfe Airpark Corporation) and the property owners of the 

below described property, petitioning the city for disannexation of the owner’s property from the 

city limits (Exhibit A); and, 

 WHEREAS, the Property petitioned for disannexation is part of Wolfe Airpark, according 

to the Plat recorded in Volume 16, Page 153, Plat Records, Brazoria County, Texas, being a part of 

the certain annexation, Ordinance No. 73-1 as recorded in Volume 1279, Page 838, Deed Records, 

Brazoria County, Texas, being more particularly described by metes and bounds in the survey in 

Exhibit A (the “Property”); and 

 WHEREAS, on the 18th day of February, 2025, a public hearing was held before the City 

Council of the City of Manvel, Texas, regarding the proposed disannexation.  All persons wishing 

to be heard were given an opportunity to do so; and 

 WHEREAS, such the Property is sparsely populated and is not currently served with city 

utilities; and 
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 WHEREAS, the property owners and applicants stipulate that the amount of money spent 

by the city for the direct benefit of the area whilst in the city limits equals or exceeds the amount of 

money collected by the city in property taxes and fees; and 

 WHEREAS, the City Council of the City of Manvel, Texas, also makes the determination 

that the amount of money spent by the city for the direct benefit of the area whilst in the city limits 

equals or exceeds the amount of money collected by the city in property taxes and fees; and 

 WHEREAS, the City Council of the City of Manvel, Texas, hereby finds and determines 

that the disannexation or discontinuance of the Property from the City is necessary and appropriate, 

and is in the best interest of the City of Manvel; 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 City Council acknowledges receipt of the petition from the WOLFE 

AIRPARK CIVIC CLUB, (successor in interest to Wolfe Airpark Corporation) and the property 

owners of the below described property, petitioning the city for disannexation of the owner’s 

property from the city limits (Exhibit A); and 

 Section 3. The City Council hereby acknowledges the written stipulations/waivers of 

the WOLFE AIRPARK CIVIC CLUB  and the property owners that the money spent by the city for 

the direct benefit of the area whilst in the city limits equals or exceeds the amount of money 

collected by the city in property taxes and fees from the affected landowners.  Additionally, the City 

Council also, on its own, finds and hereby determines that the amount of money spent by the city 

for the direct benefit of the area whilst in the city limits equals or exceeds the amount of money 

collected by the city in property taxes and fees from the affected landowners. 
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 Section 4. The City Council hereby finds and determines that the disannexation or 

discontinuance of the Property from the City is necessary and appropriate and in the best interest of 

the City of Manvel, and the Property described above, and more particularly described on the metes 

and bounds in the survey attached hereto as Exhibit B, is hereby disannexed and discontinued from 

the corporate limits of the City of Manvel, Texas.   

 Section 5. This disannexation is conditioned on there first being  filed with the City all 

written stipulations/waivers referenced in Section 3, and for any and all property owners for whom 

no written stipulations/waviers are available, an indemnification agreement executed by WOLFE 

AIRPARK CIVIC CLUB  agreeing to pay for the defense and judgment of any claim for back taxes 

and fees brought by any property owner  for whom no written stipulations/waivers are available.  

Until and unless said written stipulations/waivers and executed indemnification agreements are filed 

with the City Secretary, this disannexation is not effective. 

 Section 6. Upon the completion of the conditions stated above. the Mayor is hereby 

authorized and directed to sign this ordinance and this disannexation and discontinuance of the 

above-described territory is effective as of the date of such signing of this ordinance. 

 Section 7. The City Secretary is hereby authorized and directed to forthwith cause a 

certified copy of this Ordinance and the Mayor's Order to be delivered to the County Clerk of 

Brazoria County, Texas, as required by § 41.0015, Texas Local Government Code. 

 

 PASSED AND APPROVED on first reading this ____th day of __________, 2025. 
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 PASSED, APPROVED, AND ADOPTED on second and final reading this _____ day of 

____________, 2025. 

 

              

       Dan Davis, Mayor 

 

ATTEST: 

 

 

       

Tammy Bell, City Secretary 

 

 

 

APPROVED AS TO FORM: 

 

______________________________ 

Robert Gervais, City Attorney 







MANVEL  CITY  COUNCIL 

DATA SHEET 
                                                               

 

 

MEETING DATE: 2/18/2025 
 

TOPIC: Appointment of MEDC Board Members to place #4, #5, #6, and #7 
 

 

Summary:   

The purpose of the MEDC is to promote economic development in the City of Manvel and to 
promote or develop municipal infrastructure related to the development or expansion of the 
business enterprise. 

Directors shall exercise ordinary business judgment in managing the affairs of the Corporation. In 
acting in their official capacity as Directors of the Corporation, Directors shall act in good faith 
and take actions they reasonably believe to be in the best interests of the Corporation or which 
would be lawful and shall refrain from actions that are not in the best interest of the Corporation 
or which would be unlawful.  A Director shall not be liable if, in the exercise of ordinary care, the 
Director acts in good faith relying on written financial and legal statements provided by an 
accountant or attorney retained by the Corporation. 

Time Commitment:  The time commitment varies somewhat based on the projects being 
undertaken. Normally, one meeting per month, typically the second Wednesday of the month at 
6:00 p.m., in meetings of 1 to 2 hours duration.  Some outside reading and study will be 
required. 

Members:   Each Director must reside within 10 miles of the Manvel City Limits. 

The list of Applicants interested in being considered for appointment to the board is; 

➢ Damon Collins, (Incumbent Place 4), Owner/Registered Investment Advisor, Collins 
Wealth Management 

➢ Jason Black, (Incumbent Place 5), Owner, Cameron Recycling 
➢ Derek Dalmolin (Incumbent Place 6), Owner, 3-D Air 
➢ Robina Spruill (Incumbent Place 7), Dyad Teacher 
➢ Sheila Adesina, Master Social Worker 
➢ Yocharlakeeta Floyd, Exec Director & VP at The Philonise and Keeta Floyd Institute  
➢ Ty Watkins, Groundwater Compliance Specialist 

 

Below is a listing of the current MEDC Board Members and Board Terms. 



 

 

  

Manvel Economic Development Corporation  

Board Member   Term 

#1 Kris Durrett II 3/2024-3/2026 

#2 Martina McNickles 3/2024-3/2026 

#3 Donald Atkinson 3/2024-3/2026 

#4 Damon Collins 3/2023-3/2025 

#5 Jason Black   3/2023-3/2025 

#6 Derek Dalmolin 3/2023-3/2025 

#7 Robina Spruill 3/2023-3/2025 
 

 

RECOMMENDATION   

 

ATTACHMENTS   
 

FUNDING ISSUES  

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

 

 

 
SUBMITTING STAFF MEMBER 

  
City Secretary  

 
FINANCE DIRECTOR APPROVAL  _______ 

 
CITY MANAGER APPROVAL _______ 

 

 

 





































































MANVEL  CITY  COUNCIL 

DATA SHEET 
                                                               

 

 

MEETING DATE: 2/18/2025 
 

TOPIC: Appointment of PD&Z Board Members to place #1, #2, #3 and #4 
 

 

Summary:   

The purpose of the PD&Z is to review, advise, and make recommendations to the City Council on 
matters relating to City and extraterritorial jurisdiction (ETJ) planning and development. 
 
Applicants: Must be residents of the City of Manvel for at least 12 months, real property owners, 
and not employees of the City, and must have attended at least two consecutive PD&Z Meetings 
prior to being considered for appointment. 
 
Duties: The Planning and Zoning Commission shall: Serve as an advisory body and adjunct to the 
City Council, and shall make recommendations regarding amendments to the Master or 
Comprehensive Plan, changes of zoning, zoning ordinance amendments, and zoning to be given 
to newly annexed areas, and other planning related matters for the physical development of the 
City. Approval or disapproval of plats of proposed subdivisions submitted in accordance with City 
ordinances as adopted or hereafter amended. Serve in an advisory capacity on any planning-
related item(s) in the City and perform other duties as provided for by the City Charter. 
 
Time Commitments: Twice per month, in the evening, if needed, usually requiring 1 to 2 hours. 
Additional meetings may be required infrequently to accommodate particular circumstances. 
 
Members: Members must be residents of the City of Manvel, real property owners, and not 
employees of the City. 

The list of applicants interested in being considered for appointment to the board is; 

** All applicants below have fulfilled the attendance requirement of attending 2 consecutive 
PD&Z meetings ** 

➢ Ryan Miller, Incumbent Place 1, Engineer 
➢ Kyle Marasckin, Incumbent Place 2, Media Specialist ACC 
➢ Mary Ann Atkinson, Incumbent Place 3, General Manager  
➢ Kenneth Haynes, Incumbent Place 4, Retired  
➢ Larry Akery, Retired Computer Operator 



 

 

  

Below is a listing of the current PD&Z Board Members and Board Terms. 

Planning Development and Zoning Commission  

Board Member  Term 

#1 Ryan Miller 3/2023-3/2025 

#2 Kyle Marasckin 3/2023-3/2025 

#3 Mary Ann Atkinson 3/2023-3/2025 

#4 Kenneth Haynes 3/2023-3/2025 

#5 Christy Kennard 3/2024-3/2026 

#6 Delores Martin 3/2024-3/2026 

#7 William Richardson 3/2024-3/2026 
 

 

RECOMMENDATION   

 

ATTACHMENTS   
 

FUNDING ISSUES  

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

 

 

 
SUBMITTING STAFF MEMBER 

  
City Secretary  

 
FINANCE DIRECTOR APPROVAL  _______ 

 
CITY MANAGER APPROVAL _______ 

 

 

 
































	 Workshop Session
	 Presentation by Amy Skicki on the Bay Area Houston Transportation (Bay Tran)
	 Presentation on Manvel Police Department Staffing and Crime Report.
	Manvel Police Department

	 Discussion on any topic as listed on the current agenda.

	 Regular Session
	 Call To Order
	 Invocation
	 Inspirational Reading - Councilmember Lands
	 Pledge
	 Presentations
	 Staff Presentation on Public Hearing Item
	 Public Hearing
	 TO HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF THE CITY OF MANVEL, TEXAS AMENDING THE ZONING ORDINANCE OF THE CITY BY AMENDING THE PLANNED UNIT DEVELOPMENT (PUD) ZONING CLASSIFICATION SET FORTH IN ORDINANCE NO. 2017-0-33; AMENDING THE PUD DOCUMENT PROVISIONS RELATING TO MINIMUM PARKING REQUIREMENTS, LIGHTING, ALLOWANCE FOR OPEN STORAGE, SIGNAGE, AND PERMITTED USES; AFFECTING APPROXIMATELY 248.53 ACRES LOCATED IN THE GENERAL AREA OF THE NORTHWEST CORNER OF THE INTERSECTION OF HIGHWAY 288 AND S.H.6 AND GENERALLY LOCATED IN BRAZORIA COUNTY MUNICIPAL UTILITY DISTRICT 42, SUCH TRACTS BEING SITUATED IN SECTION 72 OF THE H.T. &amp; B.R.R. CO. SURVEY, ABSTRACT 291, SECTION 66, ABSTRACT 560, AND SECTION 72, ABSTRACT 460, CITY OF MANVEL, BRAZORIA COUNTY, TEXAS, AND ALSO THREE ADDITIONAL TRACTS TOTALING APPROXIMATELY 20.90 ACRES ALSO SITUATED WITHIN BRAZORIA COUNTY MUNICIPAL UTILITY DISTRICT 42, PROVIDING FOR AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP, PROVIDING FOR SEVERABILITY; AND PROVIDING FOR A PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF.
	Manvel Town Center PUD Amendment- CC Agenda Data Sheet 02.18.25


	 Staff Presentation on Public Hearing Item
	 Public Hearing
	 TO HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF THE CITY OF MANVEL, TEXAS AMENDING THE ZONING ORDINANCE OF THE CITY, BY AMENDING THE ZONING CLASSIFICATION OF AN APPROXIMATELY 0.18 ACRE TRACT OF LAND GENERALLY LOCATED EAST OF UZZELL ROAD (A PORTION OF PID: 171882), WITH ACCESS TO PROPERTY FROM 9431 UZZELL ROAD FROM OPEN-SINGLE-FAMILY RESIDENTIAL DISTRICT TO OPEN-SINGLE-FAMILY RESIDENTIAL FAMILY RESIDENTIAL DISTRICT WITH SPECIFIC USE PERMIT (OSFR-SUP); PROVIDING FOR THE GRANTING OF A SPECIFIC USE PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF PROPERTY FOR NAICS USE 7133990 “ALL OTHER AMUSEMENT AND RECREATION INDUSTRIES”; PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF.
	Shooting Range  - NAICS 713990 - CC Staff Report -2-18-25
	Shooting Range  - NAICS 713990 - CC Agenda Data Sheet -2-18-25


	 Staff Presentation on Public Hearing Item
	 Public Hearing
	 TO HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF THE CITY OF MANVEL, TEXAS AMENDING THE ZONING ORDINANCE OF THE CITY, BY AMENDING THE ZONING CLASSIFICATION OF AN APPROXIMATE 12.5056 ACRES LOCATED AT SOUTHWEST CORNER OF THE INTERSECTION OF CROIX RD AND DEL BELLO RD, MANVEL, TEXAS, FROM OPEN-SINGLE FAMILY RESIDENTIAL  DISTRICT (O-SFR) TO LIGHT COMMERCIAL DISTRICT WITH SPECIFIC USE PERMIT (LC-SUP); PROVIDING FOR THE GRANTING OF A SPECIFIC USE PERMIT WITH CONDITIONS TO AUTHORIZE THE USE OF PROPERTY FOR NAICS USE 447110 “GASOLINE STATIONS WITH CONVENIENCE STORES”; PROVIDING FOR THE AMENDMENT OF THE CITY’S OFFICIAL ZONING MAP; PROVIDING FOR SEVERABILITY; AND PROVIDING A PENALTY IN AN AMOUNT NOT TO EXCEED $2,000 FOR EACH DAY OF VIOLATION OF ANY PROVISION HEREOF.
	Del Bello Rd CR90 and Croix Rd -OSFR to LC-SUP 447110 - CC  Agenda Data Sheet 2.18.25
	Del Bello Rd CR90 and Croix Rd -OSFR to LC-SUP 447110 - CC Staff Report 2.18.25


	 Staff Presentation on Public Hearing Item
	 Public Hearing
	 TO HEAR INPUT FROM THE PUBLIC REGARDING AN ORDINANCE OF THE CITY OF MANVEL, TEXAS, PROVIDING FOR THE DISANNEXATION OF PART OF WOLFE AIRPARK, ACCORDING TO THE PLAT RECORDED IN VOLUME 16, PAGE 153, PLAT RECORDS, BRAZORIA COUNTY, TEXAS, BEING A PART OF THE CERTAIN ANNEXATION , ORDINANCE NO. 73-1 AS RECORDED IN VOLUME 1279, PAGE 838, DEED RECORDS, BRAZORIA COUNTY, TEXAS;  DISANNEXING AND DISCONTINUING SAID PROPERTY FROM THE CORPORATE BOUNDARIES OF THE CITY; CONTAINING CERTAIN FINDINGS; AND PROVIDING OTHER MATTERS RELATED TO THE SUBJECT.

	 Public Comments: "Comment Card" Required
	 City Manager Update
	 Consent Agenda
	1. Acceptance of the meeting minutes to date.
	2-3-2025 Council Minutes

	2. Acceptance of infrastructure improvements for “Construction of Manvel Town Center Phase 1C Temporary Reroute Access Road for Brazoria County MUD No. 42, Brazoria County, Texas” to begin the One-Year Maintenance Period
	1 Year - Construction of Manvel Town Center Phase 1C Temporary Reroute Access Road

	3. Final acceptance of infrastructure improvements for Water, Sanitary Sewer & Drainage Facilities to service Terra Estates Subdivision for Brazoria County Municipal Utility District No. 61 and City of Manvel, Texas and release the associated maintenance bond.
	Release maintenance bond -Terra Estates Subdivision for Brazoria County Municipal Utility District No. 61


	 Items Removed from Consent Agenda
	 Regular Agenda
	1. Ordinance No. 2025-O-02
	Shooting Range  - NAICS 713990 - CC Agenda Data Sheet -2-18-25
	Shooting Range  - NAICS 713990 - CC Staff Report -2-18-25
	ORD NO. 2025-O-02 - Firearms training - NAICS 713990 - SUP 2-18-25

	2. Ordinance No. 2025-O-04
	Del Bello Rd CR90 and Croix Rd -OSFR to LC-SUP 447110 - CC  Agenda Data Sheet 2.18.25
	Del Bello Rd CR90 and Croix Rd -OSFR to LC-SUP 447110 - CC Staff Report 2.18.25
	ORD NO. 2025-O-04 - Del Bello Rd CR90 and Croix Rd - OSFR to LC-SUP 

	3. Ordinance 2025-O-08
	2025-O-08 Wolfe Air Park Disannexation 2025-0211 draft
	1.1 - Exhibit A - Plat
	2025-O-08 Exhibit B 2025-0211 REVISED metes and bounds J19-108 (2025) REVISED Thumann


	 Executive Session
	 City Council will convene into Executive Session pursuant to Texas Government Code, Section 551.074; “Personnel Matters - to deliberate the appointment, employment, evaluation, and duties of a public officer or employee”.Discussion on applicants for the appointment of Planning Development and Zoning Commission Board MembersDiscussion on applicants for the appointment of Manvel Economic Development Corporation Board Members

	 Regular Agenda
	1. Consideration and possible action on the appointments of the Manvel Economic Development Corporation Board Positions #4, #5, #6 and #7 with a 2-year term to expire March 2027.
	MEDC Appointment Data Sheet 
	Collins, Damon
	Black, Jason
	Dalmolin, Derek
	Spruill, Robina 
	Adesina, Sheila
	Floyd, Yocharlakeeta
	Watkins, Ty

	2. Consideration and possible action on the appointments of the Manvel Planning Development and Zoning Commission Positions #1, #2, #3 and #4 with a 2-year term to expire March 2027.
	PDZ Appointment Data Sheet 
	Miller, Ryan
	Marasckin, Kyle
	Atkinson, Mary Ann
	Haynes, Kenneth
	Akery,Larry


	 Mayor and Council Comments
	 Adjourn

