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ENVIRONMENT
Key Planning Issues and Considerations
• Air quality, regional plus localized 

with increasing vehicular traffic
• Climate trends with related heat and 

weather severity, increased flood risk
• Disruption of natural drainage, and 

widening/modification of creeks and 
bayous to handle upstream drainage

• Drought preparedness and 
conservation measures when needed

• Habitat fragmentation and loss
• Increased impervious (hard) surfaces 

(heat and runoff effects)

• Loss of open space, vegetation and 
mature tree cover (and transition in 
species with development landscaping)

• More urban lighting, maintaining 
“dark skies”

• Oil field and pipelines legacy
• Potential increase in failures of 

aging septic systems over time
• Sustainable construction practices
• Water quality with increasing 

wastewater discharges, urban runoff 
and soil disturbance/erosion



ENVIRONMENT
Accomplishments
• Drainage, wastewater and water 

master plans and related design criteria
• Resulting capital investments, 

including Akery Lake stormwater 
detention project

• MUDs coordination regarding water 
and wastewater systems, services

• Zoning ordinance with minimum 1-acre 
Open-Single-Family Residential (O-SFR) 
district and Planned Unit Development 
(PUD) district to accommodate master-
planned developments

• Parks Master Plan
• Partnerships with area agencies:

- Brazoria County
- Brazoria County Conservation & 
Reclamation District #3
- Brazoria Drainage Districts #4 and #5
- Gulf Coast Water Authority
- TxDOT

• Participation in regional planning 
and coordination through Houston-
Galveston Area Council (H-GAC)







ENVIRONMENT

US Geological Survey
mapping





50-foot
Elevation Contours

Gradual elevation drop 
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ZONE AO =
River or stream flood 

hazard areas, and areas 
with a 1% or greater 

chance of shallow 
flooding each year, usually 
in the form of sheet flow, 

with an average depth 
ranging from 1 to 3 feet. 

These areas have a 
26% chance of flooding 

over the life of a 
30-year mortgage.
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LAND USE AND COMMUNITY CHARACTER
Looking beyond just types of use to “character”











LAND USE AND COMMUNITY CHARACTER
Key Planning Issues and Considerations
• Development pressure at edge of 

Houston metro area growth
• Rising land/appraisal values, tax bills
• Land use/drainage connection:

- Expansion of impervious surfaces
- More and faster storm runoff

• Land use/transportation connection:
- Trip generation by land use types
- Need for road network connectivity
- “Context-sensitive” roadway design

• Another residential zone between 
1 acre and 6300 sq ft minimum lot?

• Conservation/cluster option needed
• Long-term nonresidential tax base
• Nature, quality of development

along SH 6 corridor – and others
• Desire to avoid onslaught of chain 

retail, restaurants versus local flavor
• Land use pattern implications for 

public services, amenities
- City parks
- New library
- Future school campuses
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LAND USE AND COMMUNITY CHARACTER

Early Conceptual
“Thinking Out Loud”



NEXT WORKSHOP FOCUS
Future Manvel: 
Ongoing Land Use & Character discussion
Growth Capacity
 Accomplishments
 Key planning issues and considerations
 Draft goals and actions

Transportation + Major Thoroughfare Plan
 Accomplishments
 Key planning issues and considerations
 Draft goals and actions



GROWTH CAPACITY (Infrastructure, Public Services)
Key Planning Issues and Considerations (initial)
Future of Area MUDs

• Pros/cons of eventual MUD absorptions, including maintenance burden 
City would inherit.

• Advance acquisition of needed easements.

Groundwater
• Not yet affected by mandates requiring cities to transition toward more 

surface water supply to reduce the region’s land surface subsidence.

• Not dealing with summer water shortages and mandatory conservation 
measures as in other Houston area cities.

Stormwater Management
• Sheet flow during storms (example: Mississippi Rd and SH 6).



THOROUGHFARE PLAN
Initial Steps
Discussed issues and potential 
MTP changes with City staff

Met with Brazoria County:
• Confirmed latest County TP updates
• Discussed further alignment coordination, 

especially for Manvel’s ETJ

Met with TxDOT:
• No proposed projects along TxDOT roadways 

except widening SH 288 to 8 lanes (by 2030)
• Recommended Manvel update its MTP to 

federal roadway classifications (funding 
eligibility for Major Collector or higher)
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Introduction
February 2025 DRAFT

The Manvel Comprehensive Plan is intended to guide future development, redevelopment and community 
enhancement efforts over the next 10-20 years. However, discussions during a community planning process often 
involve an even longer-range outlook, helping establish a vision of what Manvel could and should be in the future 
versus the trend line it is currently on. Based on this broader context, the purpose of this plan is to provide 
realistic goals and achievable strategies that residents, business and land owners, major institutions, civic groups 
and public officials prefer – and will support with sustained action – in the years ahead.

Purpose of the Comprehensive Plan
A Comprehensive Plan is usually the most important policy document a municipal government prepares and maintains. 
It lays out a “big picture” vision and associated goals regarding the future growth and enhancement of the community. 
It is “comprehensive” in two ways, by:

1. Considering at once the entire geographic area of the community, including areas where new development and 
redevelopment may occur, as opposed to more specialized plans and studies that focus on particular sub-areas of 
the city.

2. Assessing near- and longer-term needs and desires across a variety of inter-related topics that represent the key 
“building blocks” of a community (e.g., land use, transportation, urban design, commercial development, 
redevelopment, neighborhoods, parks and recreation, utility infrastructure, public facilities and services, etc.).

Through a comprehensive plan, a community considers how best to 
accommodate and manage its projected growth, as well as the 
redevelopment of older neighborhoods and commercial and industrial areas. 
Like most similar plans, this Comprehensive Plan is aimed at ensuring that 
ongoing development and redevelopment will proceed in an orderly, well-
planned manner so that public facilities and services can keep pace and 
residents’ quality of life will be enhanced. Significantly, by clarifying and 
stating the City’s intentions regarding the area’s physical development and 
infrastructure investment, the plan also creates greater predictability for 
residents, land owners, developers and potential investors.

The comprehensive planning process is intended to celebrate accomplishments of the past while providing an 
opportunity to anticipate and address challenges of the future. In some cases, this plan will offer guidance to decision 
makers for challenges only now emerging while other sections reinforce established policies that should be carried 
forward as a sure and sound basis for future development and redevelopment. Whether an issue is a challenge or an 
opportunity – or both – the utmost importance should be placed upon periodic comprehensive planning as an 
opportunity for thoughtful public discussion on the real and perceived challenges currently facing Manvel and the 
opportunities that will shape its future.

“Planning” is …

The process of identifying issues 
and needs, establishing goals and 
objectives, and determining the 
most effective means by which 
these ends may be achieved.
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Why Plan?

Local planning allows the City of 
Manvel to have a greater degree of 
control over its destiny rather than 
simply reacting to change. Planning 
enables the City to manage future 
development and redevelopment 
actively as opposed to reacting to 
development proposals on a case-by-
case basis without adequate and 
necessary consideration of 
community-wide issues.

Long-range planning also provides an 
opportunity for the City’s elected and 
appointed officials to step back from 
pressing, day-to-day issues and clarify 
their ideas on the kind of community 
they are trying to create and maintain. 
The process required to prepare a new 
Manvel Comprehensive Plan may 
prove more valuable to the 
community than the plan itself since 
the document is ultimately only a snapshot in time. The planning process involves major community decisions about 
how much and where development and redevelopment will occur, the nature of future development, and the 
community’s capability to provide the necessary public services and facilities to support this development. This leads to 
pivotal discussions about what is "best" for the community and how everything from taxes to "quality of life" will be 
affected.

 
 

Important Reasons for Long-Range Planning in Manvel include to: 

♦Ensure adequate public facilities to meet the demands of future development and 
redevelopment.

♦Achieve an efficient development pattern that reflects the values of the 
community.

♦Promote the long-term protection and enhancement of the image and visual 
appearance of the community.

♦Provide a balance of land uses and services throughout the community to meet 
the needs and desires of its population.

♦Involve local citizens in the decision-making process and reach consensus on the 
future vision for Manvel and its ongoing development and redevelopment.

♦Develop annual City budgets, department work programs, and potential new and 
amended ordinances, and to prioritize capital improvements, pursue external grant 
funding that leverages local dollars, and strengthen and establish mutually 
beneficial partnerships consistent with the Comprehensive Plan.

♦Identify finer-grain planning and studies needed to clarify action strategies and 
costs in particular areas of the city.
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Use of the Plan
 

This plan is ultimately a guidance document for City officials and staff, who must make decisions on a daily basis 
that will determine the future direction, financial health and “look and feel” of the community. These decisions 
are carried out through:

Targeted programs and expenditures 
prioritized through the City’s annual 
budget process, including routine but 
essential functions across municipal 
government.

Major public improvements and land 
acquisitions financed through the City’s 
capital budgeting.

New and amended City ordinances and 
regulations closely linked to 
Comprehensive Plan objectives (and 
associated review and approval 
procedures in the case of zoning, 
subdivision and land development 
activities).

Departmental work plans and resources 
in key areas.

Support for ongoing planning and studies 
that will further clarify needs, costs, 
benefits and strategies.

Pursuit of external grant funding to 
supplement local budgets and/or 
expedite certain projects.

Initiatives pursued in conjunction with 
other public and private partners to 
leverage resources and achieve successes 
neither could accomplish on their own.

Comprehensive plans focus primarily on the responsibilities of City government in the physical planning arena, 
where municipalities normally have a more direct and extensive role than in other areas that residents value such 
as education and social services. Therefore, the resulting plan may not address every challenge before the city, 
but it is meant to set a tone and motivate concerted efforts to move the community forward in coming years.
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Planning Authority
 

State Support for Community Planning – Section 213 of the Texas Local Government Code

  Unlike some other states, municipalities in Texas are not mandated by state government to prepare and 
maintain local comprehensive plans. Instead, Chapter 213 of the Texas Local 
Government Code provides that, “The governing body of a municipality may 
adopt a comprehensive plan for the long-range development of the 
municipality.” The Code also cites the basic reasons for long-range, 
comprehensive community planning, stating that, “The powers granted under 
this chapter are for the purposes of promoting sound development of 
municipalities and promoting public health, safety and welfare.” The Code also 
gives Texas municipalities the freedom to “define the content and design” of 
their plans, although Section 213 suggests that a comprehensive plan may:

 include but is not limited to provisions on land use, transportation, and 
public facilities;

 consist of a single plan or a coordinated set of plans organized by subject 
and geographic area; and

 be used to coordinate and guide the establishment of development 
regulations.

However, for cities like Manvel that have adopted zoning regulations to guide the 
use of land and address compatibility among differing land use types and 
intensities, Local Government Code Chapter 211 – the source of municipal zoning 
authority in Texas – states in Section 211.004(a) that “Zoning regulations must be 
adopted in accordance with a comprehensive plan.” The adopted comprehensive 
plan provides the public policy basis for a city’s zoning regulations. The plan also 
typically includes a map with a more generalized view of future land use and associated narrative as guidance for 
City officials, advisory commissions and staff involved in making zoning decisions.

 
 

Source: Texas Department of 
Transportation
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Authority of Manvel Planning, Development & Zoning Commission

Section 77-72 of the City’s Code of Ordinances establishes the Planning 
Commission (the “Commission” or “PD&Z”). Section 50-1 of the 
City Code states that the Commission's composition and activities shall 
be in accordance with Texas Local Government Code Section 211.007. 
For the City's 2024-25 round of plan updates, the PD&Z served as the 
"steering committee" responsible for preparing the City’s 
Comprehensive Plan, with support from City staff and consultants, as 
outlined in Section 50-51.

Additional powers and duties of the PD&Z, according to Texas Local 
Government Code Section 211.007, include:

1. Periodically conducting studies of the city's resources, development trends, environmental and 
aesthetic conditions, and other issues and needs related to land use and development, and reporting 
its findings to the City Council.

2. Initiating, preparing or overseeing the preparation of amendments (both text and map) to the Zoning 
Code, as appropriate.
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Geographic Coverage and
Context of the Plan
 

This plan addresses the approximately 24 square miles 
currently encompassed within the city limits of Manvel, 
along with additional areas just beyond within the City’s 
extraterritorial jurisdiction (ETJ). In Texas, cities also 
consider the future of their ETJs as the area into which 
the community may someday expand – at least into 
portions of the ETJ where new development that 
approaches in-city densities can be accommodated with 
public services. Most of the ETJ is located to the north 
and east of the city limits.

As summarized in the Manvel Today Report that is a 
supplement to this future-focused portion of the 
Comprehensive Plan, Manvel is located in southeast 
Texas, slightly more than 30 miles inland from the Gulf 
of Mexico. The city is part of the Houston metropolitan 
region and is approximately 20 miles south of downtown 
Houston and 9 miles from the Houston city limits via 
State Highway 288. Its location provides easy access to 
all of Houston and its freeway network, Hobby Airport 
(20 miles northeast), Bush Intercontinental Airport (40 
miles north), the Port of Houston (25 miles northeast), 
the Port of Freeport (44 miles south) and the Port of 
Galveston (41 miles southeast).

 

Manvel City Limits and ETJ (January 2025)

 *Click to Enlarge Map
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Regional Context

 *Click to Enlarge Map
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Process 
 

  Kendig Keast Collaborative (KKC) was charged with providing three plans for the city: a new Strategic Plan and an 
updated Comprehensive Plan and Major Thoroughfare Plan. Altogether, 
the plans resulted from a XX-month planning and community engagement 
process. The Strategic Plan was adopted first, in February 2025, to provide 
direction and priorities for updating the other two plans.

The Strategic Plan establishes an overarching vision, mission and guiding 
principles, providing a broad framework for Manvel’s future. It defines the 
long-term aspirations and core values that should guide decision-making. 
The Comprehensive Plan then translates these priorities into specific, 
actionable goals and measurable objectives, outlining the steps, timelines 
and responsibilities necessary to implement the Strategic Plan. Together, 
the Strategic Plan provides the "why" while the Comprehensive Plan 
delivers the "what, how, who and when," ensuring a cohesive and effective 
approach to fulfilling the community’s vision.

The Comprehensive Plan’s findings and 
action recommendations focus on the 
physical and economic aspects of 
Manvel’s projected growth and 
development in the coming years. 
Together with the Strategic Plan, 
it provide guiding principles, goals and action priorities that will assist City 
officials, board/commission appointees and staff in determining the location, 
financing and sequencing of public improvements, administering development 
regulations and guiding reinvestment efforts. The plans also serve as a basis 
for coordinating actions across various functions within and outside of 
municipal government.

 *Click to View Plan
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 *Click to Enlarge Graphic
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Leadership and Community Engagement Activities
 

Outreach and engagement activities completed in support of the Comprehensive Plan process included:

3 Council 
Workshops

3 PDZ 
Workshops

Three workshop meetings with Manvel City Council, which
also included members of the public in attendance 

(March 2024, November 2024 and ___ 2025). Also, an 
interim progress presentation to Council (July).

Three workshop meetings with the Planning, Development 
& Zoning Commission (February, March and April 2025).

Nine small-group listening 
sessions (April 2024).

A Public Forum on 
Manvel’s Future (April 2024). 

Meetings with various other 
public agencies and 

community partners. 

An informal public open 
house at the Draft Plan stage 

prior to formal public hearings 
(___ 2025).

Public hearings before the Planning, Development & Zoning Commission and City Council
on the final proposed Comprehensive Plan and Major Thoroughfare Plan (June-July 2025).

In addition, an online community survey to gather broad input was available the entire month of May 2024 and 
disseminated and promoted in various ways by City officials and staff. The survey received 676 responses, 
drawing comments and insights pertinent to a range of community planning issues and Manvel's overall livability. 
A summary of the survey results is included in the 21-page Manvel Community Survey Report. 
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   PLAN FOCUS AREAS
Focus areas within the Comprehensive Plan provide direction when setting program and funding priorities to 
enhance the quality of life in Manvel. The six focus areas of this plan are highlighted below. These focus areas 
were considered in developing the Strategic Plan and the Manvel Today Report and helped orient this Future 
Manvel portion of the plan.

Environment  Transportation

Growth Capacity Economic Development

Land Use and Community Character Recreation and Amenities
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FIVE Action Types
 

The action items in this Comprehensive Plan are presented in five categories that represent the major ways that 
plan goals and initiatives are typically advanced and accomplished:

Capital Investments

Like many local governments, Manvel uses a multi-year capital 
improvements planning process to identify and budget for “big 
ticket” projects, especially those that must be phased and/or 
coordinated with other initiatives. This may include street 
infrastructure; water, sanitary sewer and drainage improvements; 
parks, trails and recreation facility construction and upgrades; 
construction of public buildings; and purchases of land, vehicles or 
major equipment. With a typical five-year outlook, a Capital 
Improvements Plan (CIP) provides predictability regarding a 
jurisdiction’s capital investment plans and priorities for the benefit 
and awareness of citizens and private interests. Anticipating and 
adequately budgeting for major capital projects will be essential to 
implementing this Comprehensive Plan. Likewise, decisions 
regarding the prioritization of proposed capital improvements 
should reflect the direction and priorities of this plan.

 
Programs involve the routine activities of City departments and 
staff, as well as special projects and initiatives they may also 
undertake. As part of Comprehensive Plan implementation, 
this method may include initiating new or adjusting existing 
City programs and activities; expanding community outreach 
efforts; or providing specialized training to accomplish a 
priority objective more promptly and/or effectively. Other City 
partners – public, private and/or non-profit – may also have 
ongoing programs or choose to pursue new initiatives that lead 
to desired outcomes expressed in the Comprehensive Plan 
goals or in its specific action steps. Programs and Initiatives

 

Regulations and Standards

Given that private investment decisions account for a vast majority 
of a city’s physical form, land development regulations and 
engineering standards are fundamental for plan implementation. 
Consequently, zoning and subdivision regulations and associated 
development criteria and technical engineering standards are the 
basic keys to ensuring that the form, character and quality of 
development reflect the City’s planning objectives. These codes 
should advance the community’s desire for quality development 
outcomes while recognizing economic factors. They should not delay 
or interfere unnecessarily with appropriate new development or 
redevelopment that is consistent with plan principles and directives.
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Some community initiatives identified in this plan cannot be 
accomplished by City government on its own. They may 
require direct coordination, intergovernmental agreements or 
funding support from other public entities or levels of 
government. Additionally, the unique role of potential private 
and non-profit partners to advance the community’s action 
agenda should not be underestimated. This may occur through 
cooperative efforts, volunteer activities and in-kind services 
(which can count toward the local match requirements for 
various grant opportunities), and from public/private financing 
of community improvements. Partnerships and Coordination

 

More Targeted Planning/Study

Various areas of City governance require more detailed study and 
planning, especially as required to qualify for external funding 
opportunities. These studies involve targeted planning work at a 
finer-grain level of detail than is appropriate for comprehensive 
planning purposes (e.g., utility infrastructure master plans, parks 
and recreation master plan, streetscape design plan, etc.). As such, 
some parts of this plan will be implemented only after some 
additional planning or special study to clarify next steps and 
associated costs and considerations, including clarification of roles 
and potential cost-sharing when partnering is involved.
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OUTLINE 
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Framework for Action (all the later plan sections will link back to this): 
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Description of 5 Action Types (the main ways Comprehensive Plan are implemented) 
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5) More Targeted Planning/Study 
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Economic Development 
Recreation and Amenities 

 
  



DRAFT 02.14.25  |  Page 2 of 2 

Each of the Future Manvel sections above will include these standard elements: 

 Introduction: 
› Focus of section. 
› Why this section is important. 

 Legacy of Past Planning: 
› Previous relevant plans/studies.  
› Accomplishments. 

 Key Issues and Considerations.  
› Community preferences.  

 Goals (linked to Guiding Principles in Strategic Plan). 

 Actions, in the five categories above.  
 
Implementation 

Implementation 

 Prioritization of actions as: 
› Immediate (Month 1 to 1 year). 
› Short Term (2-5 years). 
› Medium Term (6-10 years). 
› Long Term (11+ years). 

 Further discussion of Strategic Actions (e.g., zoning/code updates, special area planning, 
next master plan updates based on new Comprehensive Plan, etc.). 

 Implementation roles of City Council; Planning, Development and Zoning Commission; 
and City staff. 

 Partnerships for implementation: opportunities for the City to coordinate 
implementation efforts with other key agencies and entities, with other jurisdictions 
as appropriate, and with other private and non-profit partners. 

 Procedures for annual plan review and progress reporting and periodic plan updates. 
 
APPENDICES (links to other reports) 

Manvel Strategic Plan 
Manvel Today Report 
Community Survey Report 



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

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

 
Meeting Requested: (Please check applicable meeting) 

 
Planning, Development & Zoning             City Council   Both    

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

http://www.cityofmanvel.com/


 

 

 

Development Services Department 

20025 Highway 6, Manvel, TX 77578 | Ph: 281-489-0630 
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STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Valencia Section 13- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: February 24, 2025 

Submitted By:  Ellie Roohbakhsh, Assistant Planner 

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

Jose Abraham, Director of Development Services 

Recommendation of Approval: NO  

BACKGROUND/ REVIEW NOTES 

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

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

• The City Council approved the PUD amendment including the Valencia Master Plan on April 15, 2024. 

• This section is located along the western side of Chocolate Bayou, on the southern side of the 
proposed Dogwood Ave extension (B-10). 

• The proposed plat subdivides a 20.953-acre tract into 68 residential lots, 4 Blocks, and 3 reserves for 
landscape, open space, drainage, and utility.  

• This proposed section includes traditional single-family residential lots with a minimum lot width of 
60 feet and minimum lot area of 7,200 square feet 

• The proposed plat generally conforms to the preliminary plat approved in March 2024.   
 

STAFF RECOMMENDATION 

The City staff recommends denial of this proposed plat - Valencia Section 13- Final Plat  

This plat submittal does not address following deficiencies pertaining to Chapter 62, Subdivision 
Ordinance, Design Criteria Manual, and associated Development Agreement/ PUD: 

1. Please ensure that on Page 3, the correct project location is shown on the Vicinity Map. Also, 

update the dates on the signature blocks (Section 62-41 (b) (2)). 

2. Provide signature of the Registered Professional Land Surveyor on the face of the plat (Mylar and 

electronic copies) (Section 62-41 (b) (4)). 

3. Please update the CPL to reflect the Field Note Description and the description in the Title Block 

(Section 62-41 (b) (5) & (b)(21)). 

4. Provide the property owner’s signature and associated notary signatures on the face of the plat 

(Mylar and electronic copies). Additionally, revise to include a Lienholder’s acknowledgment block 

and signature on the plat (Section 62-41 (b) (6)). 



 

 

 

Development Services Department 

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

  Page 2 of 6 
 

5. Please ensure the dimensions of Valencia Tangelo St. at the boundary with Sec 4 are the same as 

those shown on the recorded plat (Section 62-41 (b) (10)). 

6. Please add the recordation information for Sec 4 and call out the future Elementary School site to 

the East. Additionally, show the roadway easements to the north on the recorded Dogwood Plat 

if applicable. Also, the sites along the west boundary of the proposed plat, labeled for H.T. & B.R.R. 

Company Survey, do not match the approved preliminary plat. Please review and clarify (Section 

62-41 (b) (11)). 

7. Based on the approved plan set, the easement in Reserve A adjacent to Dogwood is shown as a 

20’ STM/SSE, which is also the case for Reserve B adjacent to Dogwood. Additionally, in the 

approved plans for Reserve B along Kitchens St., there was a combined 15’ STM/WLE. Please 

clarify these changes (Section 62-41 (b) (13)). 

8. Please review the easement/length in the SW corner of the Plat and clarify if there an additional 

line or easement that was not referenced on the Plat (Section 62-41 (b) (13)). 

9. Please verify the line and curve tables are accurate. L19 & L20 were missing from the Line Table. 

10. Block 4 Lot 1 does not meet the minimum lot area requirement. The PUD requires a 70-foot lot 

width with a minimum lot area of 8,400 sq. ft. (Section 62-41 (b) (13)). 

11. Please provide an updated tax certificate. Brazoria County will not accept any certificates dated 

before September 2024 (Section 62-41 (b) (17)). 

12. Please clearly show the MUD Boundaries by using a different line style and provide a letter of no 

objection from GCWA (Section 62-41 (b) (18)). 

13. Please review and revise Note 21 and add Utilities to Reserve A and B under the Type Column of 

the Reserve Table. Additionally, add a maintenance responsibility column to the Reserve Table. 

(Section 62-41 (b) (18)). 

14. Please add a signature block for BDD4 and their general notes since they approved the 

construction plans and provide an updated letter of no objection from B.C.C.R.D #3. Also, fill in 

note 2 of the General Notes with the document information (Section 62-41 (b) (19)). 

15. Please provide letters of no objection from all Utility Companies (Section 62-41 (b) (20)). 

16. Please revise general note 15 to remove “or lot” (Section 62-41 (b) (22)). 

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

PDZ to the list of abbreviations/ Legend (Section 62-41 (b) (24) & (b)(27)). 
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Valencia Master Plan (dated April 15, 2024) 
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© Copyright 2024 LJA Engineering, Inc. Drawings, written material, and design concepts provided 
is considered property of LJA & shall not be reproduced in part or whole in any form or format 
without written consent of LJA.
  
This exhibit is an illustrative representation for presentation purposes only and should not be used 
for computation or construction purposes.  The information provided within should be considered 
a graphic representation to aid in determining plan components and relationships and is subject 
to change without notice.  All property boundaries, easements, road alignments, drainage, flood 
plains,  environmental issues and other information shown is approximate and should not be 
relied upon for any purpose.  No warranties, express or implied, concerning the actual design, 
accuracy, location, and character of the facilities shown on this exhibit are intended. 
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    City of Manvel                                                 
       P. O. Box 187                                                                                                      (281) 489-0630 
                      20025 Hwy 6             Fax    (281) 489-0634 
        Manvel, Texas  77578                        
 

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

 
Meeting Requested: (Please check applicable meeting) 

 
Planning, Development & Zoning             City Council   Both    

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

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

Plat Name: Valencia Section 15- Final Plat  

Applicant: Lacey Bell – LJA Engineering 

PD&Z Meeting Date: February 24, 2025 

Submitted By:  Ellie Roohbakhsh, Assistant Planner 

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

Jose Abraham, Director of Development Services 

Recommendation of Approval: NO 

BACKGROUND/ REVIEW NOTES 

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

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

• The City Council approved the PUD amendment including the Valencia Master Plan on April 15, 2024. 

• This section is located along the west side of Chocolate Bayou, south side of proposed Charlotte Street 
extension. 

• The proposed plat subdivides a 13.057-acre tract into 55 residential lots, 3 Blocks, and 4 reserves for 
landscape, open space, drainage, and utility.  

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

• The proposed plat generally conforms to the preliminary plat approved in February 2024.   
 

STAFF RECOMMENDATION 

The City staff recommends denial of this proposed plat - Valencia Section 13- Final Plat  

This plat submittal does not address following deficiencies pertaining to Chapter 62, Subdivision 
Ordinance, Design Criteria Manual, and associated Development Agreement/ PUD: 

1. Provide signature of the Registered Professional Land Surveyor on the face of the plat (Mylar and 

electronic copies) (Section 62-41 (b) (4)). 

2. Please provide an updated CPL and revise Note 2 if needed (Section 62-41 (b) (5) & (b)(21)). 

3. Provide the property owner’s signature and associated notary signatures on the face of the plat 

(Mylar and electronic copies) (Section 62-41 (b) (6)). 

4. Please ensure the CPL and the Field Note Description are shown on the Plat align (Section 62-41 

(b) (7)). 

5. Please update the date in the Title Block (Section 62-41 (b) (9)). 

6. Please add the width of Charlotte Street. Charlotte St has a 60’ ROW (Section 62-41 (b) (10)). 
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7. Please include recording information for Valencia Lake A and show the Reserve Boundaries for 

the Lake G Plat for reference. Also, there is a document referenced in Block 4 of Future Section 

14 that may be out of date. Please verify (Section 62-41 (b) (11)). 

8. Revise Note 3 from “Texas Coordinate System” to “Texas State Plane Coordinate System”(Section 

62-41 (b) (12)). 

9. Please confirm drainage easement lines are accurate on the west boundary and show the STM SE, 

in Reserve D near the Western border, that was on the approved plans on the plat. Additionally, 

the STM SE adjacent to Davis Field Dr. in Reserve D was shown as 20’ in the approved civil plans. 

Please match on the plat. Also, please show or clarify the Water Facilities Easement mentioned in 

the CPL. It should be the last item under the easements section (Section 62-41 (b) (13)). 

10. Please provide an updated tax certificate (Section 62-41 (b) (17)). 

11. Please clarify the MUD Boundaries on the Plat, update general Note 21, and provide a letter of no 

objection from GCWA. Also, please add a maintenance responsibility column to the Reserve Table, 

add Drainage to the Type Column of Reserve B and D, and Utilities to Reserve A and D. 

Additionally, remove Note 20 about the 1’ Reserve since it is not applicable, and update the Dates 

on the Signature Blocks to 2025 (Section 62-41 (b) (18)). 

12. Add BDD4 to Notes 1,11 and 12 of the General Notes and include the Signature Block and General 

Notes for BDD4. Provide signatures of both Drainage Districts on the face of the plat (Mylar and 

electronic copies) (Section 62-41 (b) (19)). 

13. Please provide LONO from all applicable utility companies (Section 62-41 (b) (20)). 

14. Please revise general note 15 to remove “or lot” (Section 62-41 (b) (22)). 

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

PDZ to the list of abbreviations/ Legend (Section 62-41 (b) (24) & (b)(27)). 
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Valencia Master Plan (dated April 15, 2024) 
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for computation or construction purposes.  The information provided within should be considered 
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plains,  environmental issues and other information shown is approximate and should not be 
relied upon for any purpose.  No warranties, express or implied, concerning the actual design, 
accuracy, location, and character of the facilities shown on this exhibit are intended. 
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City of Manvel 
P. 0. Box 187
20025HWY6
Manvel, Texas 77578

AGENDA REQUEST 

(281) 489-0630

Fax (281) 489-0634 

REQUEST MUST BE MADE 7 CALENDAR DAYS PRIOR TO MEETING 

Meeting Requested: (Please check applicable meeting) 

I Planning, Development & Zoning I 1K] I City Council

Date of Request: February 10, 2025

I D I Both □ 

YOUR REQUEST WILL BE PLACED ON THE NEXT AVAILABLE MEETING DATE. MEETINGS ARE FIRST AND 
THIRD MONDAYS FOR PLANNING, DEVELOPMENT & ZONING AND SECOND AND FOURTH MONDAYS FOR 
CITY COUNCIL. THE AGENDAS ARE POSTED TO THE GENERAL PUBLIC AT MANVEL CITY HALL AND ON 
OUR WEBSITE AT www.cityofmanvel.com. THE AGENDA IS POSTED AND WILL REMAIN POSTED 
CONTINOUSLY FOR AT LEAST 72 HOURS PRECEDING THE SCHEDULED TIME OF THE MEETING. PLEASE 
CHECK THE BOARD FOR YOUR MEETING SCHEDULE. WE STRONGLY ENCOURAGE YOU TO ATTEND THE 
MEETING FOR QUESTIONS AND ANSWERS. IF YOU ARE UNABLE TO ATTEND ACTION MAY BE TABLED 
UNTIL THE FOLLOWING MEETING. 

Person to Speak: Gerald Grissom

Daytime Phone: 281-558-8700 Fax Number: 281-579-8212 

E-mail Address: ggrissom@bgeinc.com

Description of Request and Physical Address: 

Reserve, A subdivision of 12.09 acres of land located in the H. T. & B. R.R. company survey, 

Consideration and possible action to approve the Final Plat of Manvel Town Center Lowes 

Lots 48, 49, 56, and 57, Emigration Land Company Subdivision, Section 71, Recorded In 

Vol. 2, PG. 81-82, B.C.P .R. And A Partial Replat of Reserve B, Block 1, Manvel Town 

Center Section One Recorded In P.N. 2022042761 B.C.P.R. 
Plats: 

Preliminary __ 
Final _x_ 
ALL DOCUMENTATION AND FEES ASSOCIATED WITH THIS AGENDA REQUEST MUST BE TURNED IN 7 
CALENDAR DAYS PRIOR TO THE MEETING. 
BY SIGNING THIS AGENDA REQUEST FORM I ACKNOWLEDGE THAT I HA VE READ AND UNDERSTAND 
THIS AGENDA REQUEST FORM. 

Feb. 10,2025 

SIGNATURE DATE 

Abstract NO. 291, City Of Manvel, Brazoria County, Texas; Also Being A Partial Replat Of 
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STAFF REPORT TO PLANNING, DEVELOPMENT AND ZONING COMMISSION  
PLAT APPLICATION 

Plat Name: Manvel Town Center Lowes Reserve - Final Plat  

Applicant: Gerald W. Grissom – BGE, Inc. 

PD&Z Meeting Date: February 24, 2025 

Submitted By:  Ellie Roohbakhsh, Assistant Planner 

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

Jose Abraham, Director of Development Services 

Recommendation of Approval: Conditional Approval  

BACKGROUND/ REVIEW NOTES 

• This proposed plat is for a new commercial section within the Manvel Town Center Master preliminary 
plat, established as a Planned Unit Development (PUD) in 2017. 

• The proposed plat subdivides a 12.09-acre tract into one block and three unrestricted reserves. 

• The proposed plat generally conforms to the master preliminary plat that was approved in May 2018.   
 

STAFF RECOMMENDATION 

The City staff recommends approval of the Manvel Town Center Lowes Reserve- Final Plat with the 
following two (2) conditions: 

1. The southeastern boundary line of the plat does not match the recorded plat for Manvel Town 

Center Section One. Please either: 

• Provide a revised plat, CPL, and any related documents to align with the recorded section, or 

• Submit an approved Replat of Manvel Town Center Section One to reflect changes to Reserve 

B, Block 1 of the recorded plat (Section 62-41 (b) (10)). 

2. Since this plat is a Final Plat and not a replat, remove the reason for replat in the tile block (Section 

62-41 (b) (18)). 
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Plat Exhibit 
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Plat Exhibit 
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Manvel Town Center Master Preliminary Plat  

 






	I. Regular Session
	 Call to OrderPosition #1 Ryan Miller, Chair 03/2025Position #2 Kyle Marasckin, Vice-Chair 03/2025Position #3 Mary Ann Atkinson 03/2025Position #4 Kenneth Haynes 03/2025Position #5 Christy Kennard 03/2026Position #6 Delores Martin 03/2026Position #7 William Richardson 03/2026

	II. Pledge
	III. Public Comments: "Comment Card" Required
	IV. Staff Presentation on Public Hearing Item(s)
	V. Public Hearing
	VI. Consent PDZ
	A. Approve the meeting minutes to date.
	2-10-2025 PDZ Minutes


	VII. Regular Agenda
	A. Presentation and discussion on Future Manvel, Comprehensive Plan, and Thoroughfare Plan by Kendig Keast Collaborative.
	2. Manvel Plans - PDZ Workshop 1 (02.24.25)
	3. Comprehensive Plan Introduction Manvel 2045_Introduction DRAFT
	4. Comprehensive Plan Outline Manvel 2045 Outline

	B. Final Plat of Valencia Section 13
	1. Agenda Request Form
	2. Valencia Section 13 PDZ Report 02.24.25
	3. Valencia Section 13 Final Plat
	4. Valencia Master Plan 04.15.2024

	C. Final Plat of Valencia Section 15
	1. Agenda Request
	2. Valencia Section 15 PDZ Report 02.24.25
	3. Valencia Section 15 Final Plat
	4. Valencia Master Plan 04.15.2024

	D. Final Plat of Manvel Town Center Lowes Reserve
	1. Agenda Request Form
	2. Manvel Town Center Lowes Reserve  PDZ Report 02.24.25
	3. PLAT_MTC Lowes Reserve - Signed

	E. Consideration and possible action to direct staff to provide Applicants written statements of the conditions for any conditional approvals, and the reasons for disapproval of any plans or plats that were not approved, per Texas Local Government Code §212.0091.

	VIII. Adjourn

	City Council: City Council
	Both: 
	Check Box3: 
	Date of Request: 11/12/2024
	Person to Speak: Brian Edwards 
	Daytime Phone: 713.380.4420
	Fax Number: 
	E-mail Address: Bedwards@LJA.com
	Text6: Consideration and possible action to approve the Final Plat of Valencia Section 
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