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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:

» 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.

» 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.

Manvel, TX 1



Manvel Comprehensive Plan

Why Plan?

Local planning allows the City of Manvel
to have a greater degree of control over Important Reasons for Long-Range Planning in Manvel include to:
its destiny rather than simply reacting to
change. Planning enables the City to
manage future development and

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

redevelopment actively as opposed to ¢ Achieve an efficient development pattern that reflects the values
reacting to development proposals on a of the community.

case-by-case basis without adequate and 4 Promote the long-term protection and enhancement of the image
necessary consideration of community- and visual appearance of the community.

wide issues.

¢Provide a balance of land uses and services throughout the
Long-range planning also provides an community to meet the needs and desires of its population.
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

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

they are trying to create and maintain. 4Develop annual City budgets, department work programs, and
The process required to prepare a new potential new and amended ordinances, and to prioritize capital
Manvel Comprehensive Plan may prove improvements, pursue external grant funding that leverages local
more valuable to the community than dollars, and strengthen and establish mutually beneficial
the plan itself since the document is partnerships consistent with the Comprehensive Plan.

ultimately only a snapshot in time. The ¢ Identify finer-grain planning and studies needed to clarify action
planning process involves major strategies and costs in particular areas of the city.

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.
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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 Major public improvements and land
budget process, including routine but acquisitions financed through the City’s
essential functions across municipal capital budgeting.

government.

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 Pursuit of external grant funding to
that will further clarify needs, costs, supplement local budgets and/or
benefits and strategies. 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:
e include but is not limited to provisions on land use, transportation, and public facilities;
e  consist of a single plan or a coordinated set of plans organized by subject and geographic area; and
e 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.
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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 . 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

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

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.

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

Manvel, TX 5
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Geographic Coverage and Manvel City Limits and ETJ (January 2025)

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

. . . N

(20 miles northeast), Bush Intercontinental Airport (40 Legend A
. . (B city of Manvel City Limits

miles north), the Port of Houston (25 miles northeast), =t S

the Port of Freeport (44 miles south) and the Port of
Galveston (41 miles southeast).

*Click to Enlarge Map
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Process

Kendig Keast Collaborative (KKC) was charged with providing three plans for the C|ty 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.

S \I,\ /‘ ‘
The Comprehensive Plan’s findings and Manvel?045 i X .)"’IBJ\J,\/,{'; ": "
NISIon; action recommendations focus on the StrategicPlan %% . B §
physical and economic aspects of e v © s
Manvel’s projected growth and i o) gy S pe

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:

4 Council
Workshops

00 ed,
SVERA

Four workshop meetings with Manvel City Council,
which also included members of the public in
attendance (March 2024, November 2024,
October 2025 and January 2026). Also, an
interim progress presentation to Council (July).

Nine small-group listening
sessions (April 2024).

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

3 PDZ
Workshops

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

Meetings with various other
public agencies and
community partners.

G

An informal public open
house at the Draft Plan stage
prior to formal public hearings

(___2026).

)

Public hearings before the Planning, Development & Zoning Commission and City Council
on the final proposed Comprehensive Plan and Major Thoroughfare Plan (March-April 2026).

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.

Manvel, TX
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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 Transportatlon

Manvel, TX 12
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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:

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
capltal Investments 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, v [
this method may include initiating new or adjusting existing
City programs and activities; expanding community outreach v [
efforts; or providing specialized training to accomplish a
priority objective more promptly and/or effectively. Other City ‘ P

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

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
Regulatlons and Standards redevelopment that is consistent with plan principles and directives.

Manvel, TX 13
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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

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

More Targeted PIanning/Study and potential cost-sharing when partnering is involved.

Manvel, TX 14
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Environment

January 2026 DRAFT

The quality of land, water and air resources is essential to the character
and livability of a community, especially one like Manvel that is amid an Plan Sections
era of rapid change. This plan section emphasizes environmental,

infrastructure and resilience strategies to protect the area's natural ¢ Environment
resources, mitigate weather-related hazards and help Manvel adapt ¢ Growth Capacity
more smoothly to change. As the community's growth continues, ¢ Land Use and

sustainable infrastructure — such as more effective storm water Community Character
management systems, renewable energy adoption and water
conservation practices — should be prioritized to balance growth with the
preservation of Manvel's environmental assets and remaining rural
character.

Transportation
Economic Development

Recreation and Amenities

* & & o

All the other Comprehensive Plan elements tie to the environment Plan Implementation

including topics such as: land management through municipal planning

and development regulation; design of housing and neighborhoods; availability of travel options; provision of
water, sanitary sewer, waste disposal, storm drainage and other public services; and planning for recreation and
enjoyment of the outdoors. Consideration of prudent resource conservation practices requires a holistic view of a
growing community and how it interacts with, benefits from and manages the integrity of its natural
surroundings.

Individuals, groups, businesses and governments have a responsibility to appreciate and assess their respective
contributions, both positive and negative, to a shared natural environment. To be responsible stewards they must
determine how best to integrate such considerations into their planning and decision-making processes. While
growth brings economic opportunities, Manvel's approach should also integrate environmentally responsible
development practices that reduce ecological impacts and enhance the city’s resilience in the face of severe
weather, flooding risk and other natural hazards.

Manvel, TX 15
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Why This Comprehensive Plan Section is Important for Manvel

Resilience

Provides strategies to encourage long-term
environmental sustainability and resilience
against climate change and natural hazards,
such as flooding, droughts and severe weather
events.

Responsible Growth

Establishes a framework for integrating
sustainable practices into new development
and redevelopment projects, promoting
responsible growth while reducing and
mitigating environmental degradation.

Manvel, TX

Conservation

Emphasizes the protection and conservation of
natural resources, including water, air quality
and green spaces.

Environmental
Priority

Communicates that prioritizing the
environment helps a community remain a
vibrant, healthy and attractive place to live.

16
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Legacy of Past Planning

This new Comprehensive Plan builds on previous plans
and studies completed by the City of Manvel and other
partners, including these most relevant to the
Environment topic:

» Master Parks Plan, 2017

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

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

Drainage, wastewater and water
master plans and related design criteria

Accomplishitiéfits

Parks Master Plan Resulting capital investments, including Akery Lake
storm water detention project

PartnershuPs with area agencies: MUDs coordination
- Bragiilia Cglinty regarding water and
- Brazoria County Conservation & Reclamation District #3

. : e wastewater systems,
- Brazoria Drainage Districts #4 and #5 ——
- Gulf Coast Water Authority
- TxDOT Free use of Pearland Recycling Center by Manvel residents

through partnership with Keep Pearland Beautiful

Manvel, TX 18
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Key Planning Issues and Considerations

Through the Manvel Today and the Strategic Plan phases of the comprehensive planning effort, numerous real
and perceived community issues and needs were identified through leadership and public engagement activities,
as well as through the work of the plan consultants and their interactions with City staff.

Key issues and considerations that led to the goals and action items in this Environment section include (along
with specific points and suggestions from leadership and community input):

Key Planning Issues and Considerations

. » Air quality, regional plus localized with increasing vehicular
- traffic
52

» Climate trends with related heat and weather severity,
Air & Climate 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
Water Systems . L . .
y » Water quality with increasing wastewater discharges, urban
runoff and soil disturbance/erosion
& » Habitat fragmentation and loss
ﬁ » Loss of open space, vegetation and mature tree cover (and

. transition in species with development landscaping)
Habitat & Green Space

» Increased impervious (hard) surfaces (heat and runoff effects)
» More urban lighting, maintaining “dark skies”

Urbanization Impacts » Qil field and pipelines legacy

ré » Potential increase in failures of aging septic systems over time

» Sustainable construction practices

Infrastructure & Resilience

Manvel, TX 19
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Environment

Manvel Comprehensive Plan

The actions in this Environment section involve tangible steps that will lead to achievement of the following goals:

Manvel, TX

Development, open space management and land

conservation practices that preserve natural
landscapes, habitats and the area's remaining
rural acreage.

Efficient use and conservation of Manvel's
municipal water supply, and protection of water
quality in area creeks, bayous and ground water
resources.

Local actions to complement regional and
national efforts to improve air quality, support
public health and reduce harmful emissions that
also contribute to changing climate conditions.

Increased resilience of municipal infrastructure
and facilities, and an ongoing commitment to
sustainability practices that reduce water and
energy use, waste generation and disposal, and
air quality impacts.

&7 /AR

A'Goalis a statement of a desired outcome

" (“end”) toward which efforts are directed

as expressed by more specific objectives and
action steps (“means”).

Resilience is the ability to prepare for, absorb,
recover from, and more successfully adapt to
adverse events.

- National Academy of Sciences
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Actions for Environment

Itemized below are a set of action strategies, involving both near- and longer-term steps, for responding to the
key issues and community needs identified in this Comprehensive Plan section.

STRATEGIC PRIORITY 1:
Long-Term Open Space and Natural Habitat Protection

Manvel’s prairie landscape, bayou and creek corridors, and areas of established tree canopy are central to the
community’s identity, ecological health and future quality of life. As rapid land development places pressure on
these assets, Manvel should proactively preserve valuable open spaces, especially along floodways and creeks
that can serve dual purposes as habitat corridors and green infrastructure. Various environmental protection
priorities voiced by Manvel residents and property owners will be advanced through Strategic Priority 2, Promote
Rural Preservation, in the Land Use and Community Character section of this Comprehensive Plan. Additionally,
as funding and staff resources allow, the City should:

»  Create an open space conservation map for the city limits and ETJ, prioritizing ecologically-sensitive lands,
floodways and riparian zones along waterways. This could possibly be done as part of a next update of the
City's Master Parks Plan.

»  Partner with conservation nonprofits and potential public agency partners to fund the acquisition of high-
priority tracts for long-term preservation.

»  Integrate greenways, trails and passive parks into open space corridors to enable public access while
protecting ecological functions.

»  Use the City's development review processes to promote subdivisions layouts and other development
design that reduces habitat fragmentation, while applying the City's landscaping standards to promote
retention and/or use of regionally-appropriate vegetation.

STRATEGIC PRIORITY 2:
Tree Canopy Preservation and Urban Forestry

Manvel’s mature tree canopy, particularly along waterways and on larger rural properties, will be diminished over
time by large-scale site clearing and typical suburban development methods. Preserving and expanding the area's
tree coverage will support storm water management, habitat protection, heat mitigation and shade, and
community image and aesthetics. The City should prioritize the following actions and practices, as funding and
staff resources allow:

»  Continue to enhance Sec. 77-44, Trees, Landscaping, Fencing, and Screening, within the City's zoning
ordinance based on ongoing evaluation of the effectiveness of its provisions involving retention of existing
trees, replacement of removed trees, planting of new trees and ongoing maintenance of all required
landscaping and vegetation.

»  Create a Tree Mitigation Fund to support tree planting in parks and public areas in lieu of preservation on
private properties when preservation of existing trees is deemed impractical or inappropriate (e.g., dead,
damaged or diseased trees, etc.).
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»  Inventory existing tree canopy coverage — and trends in the loss or expansion of such coverage in
particular areas — using aerial or drone imagery, potentially as part of the conservation mapping under

Strategic Priority 1 above. This can inform broader preservation strategies beyond site-level development
regulation.

»  Partner with schools and community groups on annual tree planting initiatives (e.g., Arbor Day events) and
ongoing community and homeowner education efforts.

STRATEGIC PRIORITY 3:
Sustainable Development and Low-Impact Design

To reduce long-term infrastructure costs and environmental degradation, Manvel should encourage sustainable
site design and green infrastructure practices that work with the land and avoid greater off-site and downstream
impacts. The City should prioritize the following actions and practices, as funding and staff resources allow:

»  Promote or require more widespread use of Low Impact Development (LID) techniques such as bioswales,
rain gardens, permeable pavement and native landscaping in local development and redevelopment
activities, for both public and private projects.

»  Provide incentives for LID design practices through local development regulations (e.g., development
intensity bonuses, reduced parking requirements, etc.), streamlined permitting, credits related to storm
water management requirements or other methods.

»  Incorporate sustainability and green infrastructure provisions in next updates of the City's zoning
ordinance and Design Criteria Manual.

»  Compile online resources, available through the Houston-Galveston Area Council and other public agencies
plus nonprofit sources, to provide to property owners, developers, land planners and engineers, and
homeowners. Over time, this could evolve into a more robust and locally-customized Green Development
Toolkit built into the City's Development Guide.

STRATEGIC PRIORITY 4:
Air and Water Quality Protection

As more of the area's land is developed, waterways and drainage patterns are modified, and vehicle traffic
increases, among other aspects of rapid suburban development, Manvel should be an increasingly active
participant in regional efforts to protect and improve air and water quality. The City should prioritize the following
actions and practices, as funding and staff resources allow:

»  Support programs of the Texas Commission on Environmental Quality (TCEQ) and Brazoria County
for monitoring and publicly reporting on trends in the area's air and water quality, as well as volunteer-
based citizen water quality monitoring through the Houston-Galveston Area Council and others.

»  Continue to highlight and draw even more resident attention to the City's annual drinking water quality
reporting required by the Safe Drinking Water Act. These reports consistently show the City meeting or
exceeding all state and federal water quality standards, and reporting no violations of monitoring or water
quality standards. In 2023, the City of Manvel received a Superior Public Water System designation from
the TCEQ, which recognizes overall excellence in all aspects of operating a public water system. Manvel is
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among only 10.1% of public water systems regulated by the State of Texas that have received this highest
designation.
»  Through the City's zoning regulations and provision of municipal infrastructure and services, limit more
intensive industrial development and impactful activities near schools, neighborhoods and waterways,
combined with appropriate buffering and mitigation measures.

»  Promote best management practices for construction erosion control and pollution prevention in storm
water discharges to waterways, as required by the Clean Water Act and in general.

»  Encourage use of regionally-appropriate vegetation in landscaping to reduce fertilizer and pesticide
contamination in storm water runoff.

»  Support efforts by Soil and Water Conservation Districts, the Texas A&M Agrilife Extension Service and
others that educate and advocate for sustainable agricultural practices beneficial to both property owners
and the environment in more rural area's of Manvel's city limits and ETJ.

Manvel, TX 23
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Growth Capacity

As Manvel continues to grow, it must be proactive in planning for and
delivering the infrastructure and public services needed to support both
existing residents and future development. This plan section addresses
the City’s utility infrastructure and other critical services required to
sustain long-term growth while emphasizing the importance of managing
that growth prudently and efficiently.

A strong foundation of infrastructure and public services is key to
attracting and retaining private investment. Developers and business
owners look for certainty and capacity when choosing where to build or
expand. In turn, the City relies on growth in its tax base — driven by
private investment and property value increases — to fund necessary
infrastructure upgrades and ongoing service delivery.

®* <&
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Plan Sections

Environment
Growth Capacity

Land Use and
Community Character

Transportation
Economic Development
Recreation and Amenities

Plan Implementation

This Growth Capacity section outlines clear priorities, investment strategies and implementation frameworks for
the City's water, wastewater and storm drainage systems, along with other key public services. Together, these
initiatives provide a roadmap for coordinated infrastructure delivery that supports both immediate development
needs and long-term goals. Key themes include modernization of aging systems, integration with regional
partners and financial planning for capital investments. A forward-thinking approach —anchored in data, design
standards and phased planning — will allow Manvel to thrive amid dynamic growth pressures.

Moving forward, collaboration between City departments, regional agencies and the community will be critical.
Continued monitoring, stakeholder engagement and periodic updates to this plan and related master plans will
ensure that the City remains agile and responsive to future demands. With bold leadership and strategic

execution, Manvel is well-positioned to become a model of growth-ready infrastructure, community well-being

and sustainable development.

Manvel, TX
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Why This Comprehensive Plan Section is Important for Manvel

Growth Implications

Together with the Land Use and Community
Character section, focuses on the anticipated
scale and direction of growth in and around
Manvel in the coming decades — and what this
will mean for the City's ability to provide
essential public services and infrastructure.

Growth Guidance

Points out that capital investment in public
infrastructure — such as utility systems,
drainage improvements, mobility
enhancements and public facilities — not only
supports current and future residents, but also
helps to guide growth toward preferred areas
and foster revitalization.

Manvel, TX

System Upgrades

Emphasizes that, while Manvel continues to
attract new development, the City must also
address aging infrastructure and ongoing
service needs in its established neighborhoods
and commercial areas, ensuring that its water
and wastewater systems comply with evolving
federal and state regulations.

Maximizing
Investments

Highlights that managing growth so that it
includes reinvestment in already-developed
locations will strengthen "Old Manvel,"
maximize use of current infrastructure and
support the development of new housing,
commercial and mixed-use opportunities
that contribute to a more complete and
connected city.
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Local Government Tools

Reinforces the critical role of local government in shaping Manvel’s growth trajectory through tools and
strategies such as:

» Subdivision and zoning regulations that guide the location, form and quality of development and
redevelopment across the city.

Capital improvement planning and financing mechanisms that ensure infrastructure keeps pace with
growth and supports Manvel’s economic development goals.
Intergovernmental coordination with partners such as Alvin Independent School District, special

districts, Brazoria County, and regional and state agencies to align infrastructure and service
investments.

Approaches that recognize the challenge of managing growth within the City’s ETJ due to further
limits on municipal annexation authority and the implications of other changes to state laws and
policies.

Long-range utility and hazard mitigation planning that ensures resilience in the face of regional
flooding, climate impacts and infrastructure capacity constraints.
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Legacy of Past Planning

'MASTER DRAINAGE PLAN UPDATE
ity of Manvel, Texas

July 29,2022

ER

City of Manvel
4 2022 Master Water Plan

FREESE
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Manvel, TX

*Click Images to View Plans

Manvel Comprehensive Plan

This new Comprehensive Plan builds on previous plans
and studies completed by the City of Manvel and other
partners, including these most relevant to the Growth
Capacity topic:

» Master Drainage Plan Update, 2022

» Master Water Plan, 2022

» Master Wastewater Plan Update, 2022
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Construction begun on new

Karen Kinlaw Public Works Facility
Teen Citizen Police Academy
Another water tower planned
by Manvel High School
National Night Out Added 1 million gallons of
elevated water storage

Grown 93% from 2020 to 2024

(13.6% growth rate) 2022 Master Wastewater Plan Update

2022 Master Drainage Plan Update

Growth Capacity

Accomplishments

2022 Master Water Plan Flock cameras for crime
prevention/response

In 2024 and 2025, Manvel Police De_par.tr_nfent added drone
and air divisions and new
Special Response Team
Excavation begun on 117-acre
Akery Lake regional storm water
detention facility

Teen Court placed 1st in the Texas
Teen Court Competition

Keith Traylor Criminal Justice
Center (new police facility) New animal control officers
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Key Planning Issues and Considerations

Through the Manvel Today and the Strategic Plan phases of the comprehensive planning effort, numerous real
and perceived community issues and needs were identified through leadership and public engagement activities,
as well as through the work of the plan consultants and their interactions with City staff.

Key issues and considerations that led to the goals and action items in this Growth Capacity section include (along
with specific points and suggestions from leadership and community input):

Key Planning Issues and Considerations

Utility Districts

4 Water Supply

% Public Services

& Safety

’\ Infrastructure Maintenance

& Service Expectations

Manvel, TX

»

»

»

»

»

»

Future of area Municipal Utility Districts (MUDs)

- Pros/cons of eventual MUD absorptions by City, 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.

Near- and long-term water supply

- Related to aspirations for ongoing growth and economic development.

- Related to pace and type of residential development and added water
demand.

- Related to nonresidential land use types with significant water needs.

Pressure on City public safety services from expanded service
areas and growth in population

- Advance planning and land acquisition for future facility needs.

Pressure on area public schools to accommodate rapid
growth pace

- Need for coordinated growth planning between City and Alvin ISD.

Infrastructure maintenance imperative
- Future challenge if City takes in multiple MUDs.

Level-of-service expectations of residents and business
community
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» Strategies for effective growth management in
extraterritorial jurisdiction

- State-imposed limits on previous municipal authorities (e.g., annexation,
new ability of property owners to petition for release from City’s ETJ —

Growth Management and implications for public service delivery).

& Jurisdiction
» Balancing public service demands of new growth with those

of existing neighborhoods and commercial areas

» Stormwater management
1047 - Sheet flow during storms (e.g., Mississippi Rd and SH 6).
AR Drainage &

» Flooding risk exacerbated by climate change
Flood Resilience

- Lessons learned from past major flood events.

» Linking planning, design and public investments involving
multi-purpose objectives and benefits

- Coordination and integration opportunities across projects involving
utility infrastructure, mobility, storm water management, neighborhood
Multi-Objective and commercial area revitalization, parks and recreation, community
identity and beautification, etc.

Capital Planning

- Layout of utility systems influenced by emerging roadway network, and
adequate right-of-way widths needed for thoroughfares are also
important to accommodate utilities.

» Advocating for Manvel’s “fair share” of state-level and
regional funding given its growth pace

- Pursuing related external grant and funding opportunities effectively

» Promoting regionalism in Brazoria County and pursuing all
forms of partnership opportunities to improve, upgrade and
finance critical infrastructure and public safety facilities and
services

Advocacy & Partnerships

» Continuing to enhance the resilience of Manvel’s public
infrastructure and facilities, and the community’s
preparedness to adjust to climate change trends, regional

Resilience & Preparedness natural disasters and other challenges

- Linked to hazard mitigation planning and the City's utility system master
plans.
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» Need for frequent updates to utility system master plans in a
rapid-growth environment

- Need to anticipate potential land acquisition needs early given rising land
costs.

@ Utility System » Importance of maintaining compliance with federal and state

permitting requirements and operational standards for water

and wastewater systems and treatment facilities, including

preparedness to expand and upgrade facilities when certain

capacity thresholds are reached

Planning & Compliance
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Goals for Growth Capacity

The actions in this Growth Capacity section involve tangible steps that will lead to achievement of the following
goals:

Phased expansion of City-owned and operated
water and wastewater systems to reduce
underserved areas and keep pace with growth.

This should be supplemented by selective
conversion of Municipal Utility District

infrastructure to City responsibility where prudent /| o
for Manvel's growth capacity and for promoting a b/ A RS
unified community across Manvel's overall i / \ L X

jurisdiction.
Jurisaiet A'Goalis a statement of a desired outcome

" (“end”) toward which efforts are directed
as expressed by more specific objectives and
action steps (“means”).

A committed and reliable long-term water supply,
increasingly from surface water sources if so
mandated in the future.

Reduced risk to people, property and public
facilities from flooding and natural disasters,
along with increased community resilience.

Resilience is the ability to prepare for, absorb,
recover from, and more successfully adapt to
adverse events.

- National Academy of Sciences

Continued investment in public safety services to
meet the level-of-service expectations of current
and future residents and businesses.

Emphasis on long-term maintenance for all
infrastructure and facility investments the City
makes, to benefit from their entire life cycles and
prepare for major upgrades and replacements.
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Pursuit of wide-ranging partnership and advocacy
opportunities to leverage local dollars and
expand Manvel's access to external funding
sources.
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Actions for Growth Capacity

Itemized below are a set of action strategies, involving both near- and longer-term steps, for responding to the
key issues and community needs identified in this Comprehensive Plan section.

STRATEGIC PRIORITY 1:
Water System Improvements

Manvel’s rapid population and commercial growth has placed increasing pressure on the City’s water
infrastructure. In response, the City has prioritized strategic upgrades, including acquisition, expansion and future
planning for diverse and resilient water sources. As of May 2025, the City of Manvel's water system is generally in
good standing, having received a "Superior Public Water System" designation from the Texas Commission on
Environmental Quality (TCEQ) in 2023. This is the highest water quality rating in Texas, reflecting strong
operational standards and compliance with state regulations (with no boil water notices issued except after
Hurricane Beryl). The system also features modern infrastructure relative to cities with aging asbestos cement or
cast iron pipes.

» S6 million elevated storage tank constructed near Del Bello Lakes.

Key C.apltal » S5 million operational water plant at Manvel Town Center.
Projects » Supervisory Control and Data Acquisition (SCADA) and resilience
improvements funded through a Texas General Land Office grant (5322,714).
» Hybrid model of groundwater and Gulf Coast Water Authority (GCWA) surface
water.
Water suPpIy » Annual $350,000 surface water purchase from GCWA.
Strategy » Pearland interconnection: 4 million gallons per day (MGD) by 2030, 7 MGD by
2037.
» Long-term option: City-owned surface water treatment plant.
Design and » 10% annual supply surplus maintained.
Operational » Surface water expansions in 2 MGD increments.
Preferences » Smaller waterline loops to manage pressure.
» Projects designed per the City’s engineering criteria manual.
» $83.4 million by 2030 for Pearland integration.
» $95.37 million by 2040 for GCWA source buildout.
» Funding sources: utility rates, municipal bonds, Community Development Block
Investment and Grant/Disaster Recovery grants. (Recent City Council caution on further water
Funding rate increases — including passing on a proposed 6.3% increase in October

2024 to generate approximately $136,000 annually — means the City must rely
more heavily on impact fees and potential contributions from the Manvel
Economic Development Corporation to cover bond payments of $300,000 per
year, which could potentially limit resources for future projects.)
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With increasing demand and regional coordination efforts, Manvel is investing in significant water upgrades.
Along with the elevated storage and Town Center water plant acquisition, the City maintains a 1 million gallon
ground storage tank and operates multiple smaller plants, including the Maverick system acquired near Manvel

High School. The system, supported by electronic meters and backup generators, has experienced minimal service
interruptions.

Engineering reports suggest pursuing a hybrid supply strategy, beginning with groundwater and surface water via
Pearland and later incorporating GCWA supply. There has also been some discussion that the City of Manvel could
own and operate its own surface water plant.

Though the City currently does not plan for water reuse, future non-potable reuse should be evaluated for
irrigation and commercial applications. SCADA and generator upgrades are critical to ensure service continuity.
The long-term plan recommends a $180 million capital program to secure a flexible, diversified water supply while
upholding TCEQ's Superior rating.

STRATEGIC PRIORITY 2:
Wastewater System Improvements

The City is investing in wastewater infrastructure to support expansion and reduce vulnerability from water inflow
and infiltration (I&l) into the system. Manvel's existing wastewater treatment facility, with a capacity of 0.5 MGD,
is insufficient for the city's expanding needs. To address this, the City approved a $40 million contract in May 2024
to construct a new treatment plant capable of handling 1 MGD initially, with plans to expand up to 4-5 MGD over
time. This project, the largest in Manvel's history, aims to meet projected demands of 4.7 MGD by 2026 and 6.3
MGD by 2031.

» 2021-2026: $41.75 million
» 2027-2031: $17.46 million
» 2032-2041: $157.94 million

Phased Capital » Total: $217.15 million

Investment (As above for the City's water system, recent City Council caution on further
rate increases to fund infrastructure improvements means the City could
choose to use impact fees and economic development funds to cover the
shortfall.)

Strategic » Conduct potable and non-potable water reuse feasibility studies.
Actions

» Explore revenue streams from effluent reuse and recycling.

The City operates eight lift stations, most of which are new and all now have upgraded SCADA for real-time
monitoring. Staff reports 1&I issues, particularly improper connections between storm and sanitary systems. The
City should prioritize inflow reduction, lift station telemetry and development of a reuse strategy for future
potable and non-potable water applications. Wastewater upgrades should be aligned with growth corridors and
supported by regional collaboration and lifecycle asset management. A comprehensive 1&I study including smoke
testing could be beneficial.
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STRATEGIC PRIORITY 3:
Storm Drainage and Flood Resilience

Manvel faces recurring flood risks, particularly along SH 6 (especially in the Mississippi Road vicinity) and along
Mustang Bayou and GCWA canals. The area's ditch-based drainage system also struggles under peak stormwater
flow. The City has been actively addressing challenges in its storm drainage system, particularly in response to
increasing flooding events and the need for infrastructure improvements.

» Update Master Drainage Plan using Atlas 14 data.
» Upgrade ditch-based infrastructure citywide.

» Execute $125 million Master Drainage Roadmap (recognizing that cost may
Strategic increase up to 30% under Atlas 14).

Actions » Require PER-stage drainage studies (based on Federal Emergency
Management Agency's Program for Evaluating Risk), outfall/detention
criteria and easement acquisition.

» Coordinate with the Texas Department of Transportation (TxDOT), GCWA and
Brazoria County on stormwater management efforts.

Funding » U.S. Department of Energy Grid Resilience Program.

Options » Texas Energy Fund.
» Local district and interagency cost sharing.

During Hurricane Harvey in 2017, SH 6 became impassable due to flooding and the need for flood mitigation.
Some drainage systems in the region were designed based on older rainfall data, which may not account for the
increased intensity and frequency of recent storms.

In response to the flooding issues, Manvel initiated the construction of the Akery Lake detention pond in 2022,
acquiring 117 acres for this purpose. This two-phase project aims to detain heavy rainfall and minimize flooding
along SH 6. Once completed (Phase 1 in 2025), it will provide over 1,000 acre-feet of storage capacity.

Following events like Tropical Storm Beryl in 2024, the City has emphasized the importance of keeping ditches
clear of debris to ensure proper drainage. Residents are encouraged to separate yard debris and avoid blocking
drainage pathways.

Modernization and better drainage design standards are key to protecting residents and infrastructure. The City
of Manvel's official storm drainage design standards are outlined in its Design Criteria Manual and the 2014
Master Drainage Plan. These documents reference rainfall data predating the National Oceanic & Atmospheric
Administration's (NOAA's) Atlas 14 update. Specifically, the Master Drainage Plan includes a 2013 Drainage
Criteria Manual that utilizes older rainfall frequency estimates.
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Given the evolving nature of infrastructure planning and the importance of using current data to mitigate flood
risks, Manvel should consider updating its standards and implement Atlas 14 Drainage Standards. Updated Base
Level Engineering and Federal Emergency Management Agency (FEMA) data are now guiding development
elevations (minimum 2 feet above Base Flood Elevation). Engineering plans identify over $125 million in drainage

projects based on the 2014 and 2022 Master Drainage Plans — but costs may rise by 20-30% with adoption of Atlas
14 rainfall intensities.

STRATEGIC PRIORITY 4:
Canals Management

GCWA's canal network, especially Mustang Bayou, significantly impacts Manvel’s drainage functionality — both as
potential relief and a constraint. The City of Manvel's Master Drainage Plan acknowledges the presence of GCWA
canals within the city's drainage framework. While these canals are not designed to convey stormwater, their
existence influences the area's drainage patterns. For instance, during heavy rainfall events, the capacity of GCWA
canals can impact the effectiveness of Manvel's stormwater drainage, potentially increasing flood risk in adjacent
areas when canals backflow during full capacity. This underscores the importance of coordinated planning
between the City and GCWA to manage stormwater effectively, especially as the City lacks operational control
over canal flow or release timing.

» Formalize drainage coordination with GCWA.
Strategic » Install managed outfall structures (e.g., flap or sluice gates).
Actions » Use large detention like Akery Lake to stage water releases.
» Reflect canal limitations in hydraulic modeling.

» Work with TxDOT and Brazoria County on regional drainage improvements.

STRATEGIC PRIORITY 5:
Ditch-Based Drainage System Management

While common across the region, ditch-drained streets have limitations in the face of Manvel's growth and
increased rainfall intensity. Ditches carry a high maintenance burden, and they have limited stormwater handling
capacity. As a result, SH 6 and other area roadways frequently flood.

» Conduct a citywide ditch condition survey.

» Establish routine ditch maintenance schedules.

Strategic

X Convert eligible areas to enclosed storm drain systems.
Actions

» Expand regional detention options like Akery Lake.

» Launch public education campaigns about proper yard drainage and avoiding
ditch obstructions.
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STRATEGIC PRIORITY 6:
FEMA Community Rating System (CRS) Preparation

The City of Manvel may consider participating in the CRS program to reduce flood insurance costs and improve
public safety for its residents and businesses. This is a voluntary FEMA program designed to incentivize
communities to implement floodplain management practices that exceed the minimum requirements of the
National Flood Insurance Program (NFIP). The CRS aims to:

»  Reduce flood losses.

»  Facilitate accurate insurance rating.

»  Encourage comprehensive floodplain management.

Communities that participate in the CRS are scored based on their implementation of activities across four
categories:

1. Public Information such as making flood maps and insurance information available, and public outreach
campaigns.

2.  Mapping and Regulations such as maintaining updated flood maps, enforcing higher regulatory standards,
and preserving open space in floodplains.

3. Flood Damage Reduction such as elevating structures, acquiring or relocating flood-prone buildings, and
drainage system maintenance.

4. Warning and Response such as flood warning systems, emergency preparedness and levee maintenance.
CRS communities are assigned a class from 1 to 10, with Class 1 earning the highest discount (up to 45%) on flood

insurance premiums and Class 10 meaning no discount (non-participating or baseline compliance only). Most
communities begin at Class 9 or 8, earning residents a 5-10% discount on their NFIP flood insurance premiums.

In sum, benefits to the community from CRS participation include:

»  Lower flood insurance premiums for residents and businesses.
»  Improved public safety and flood awareness.

»  Reduced property damage and disaster recovery costs.

»  Enhanced coordination among local departments and agencies.

To qualify for the CRS program, the City of Manvel would need to:

»  Designate a CRS Coordinator.

»  Publicize and enforce higher elevation requirements (e.g., 1-2 feet above Base Flood Elevation).
»  Educate the public about flood risks and insurance options.

»  Improve stormwater management, flood response and mapping practices.

»  Maintain accurate floodplain records and provide accessible information to the public.
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STRATEGIC PRIORITY 7:
Policy Framework for Strategic MUD Annexation

Manvel’s ability to deliver equitable and efficient utility services to all of the city will need to include a strategic
approach to Municipal Utility District (MUD) annexation. The City should consider analyzing each MUD’s viability
for annexation because:

»  MUDs operate independently and may not align with City infrastructure or standards.

»  Disparities in service quality and costs exist between MUDs and City utilities.

»  Annexation allows unified utility systems, consistent standards and reduced operational redundancies.

Evaluation criteria for potential annexation should include:

»  Infrastructure condition and compatibility.
»  District financial health and debt levels.

»  Proximity to city limits and implications for all City services, especially public safety in terms of
increased emergency call volumes and effect on response times.

»  Growth projections and remaining buildable land or construction phases.

»  Other services MUD may be providing besides water, wastewater and drainage (e.g., MUDs sometimes
fund and maintain streets and/or parks, playgrounds and other recreational facilities; some also provide
services such as firefighting, supplemental security patrols, and trash and recycling collection).

»  Willingness of MUD boards and residents.

»  Potential interaction with existing development agreements or other strategic partnership and/or cost-
sharing arrangements between the City and MUD.

»  Annexation cost-benefit analysis, especially ongoing and long-term infrastructure maintenance, repair and
replacement costs.

i » 2026: Develop annexation policy; map and rank MUDs.
Possible

. . » 2027: Launch assessments of priority MUDs; initiate interlocal talks.
Timeline

» 2028-29: Begin phased annexations, starting with low-debt, cooperative and
adjacent MUDs.

STRATEGIC PRIORITY 8:
Ongoing Investment in Public Safety Services

Along with growth pressures on the City's utility infrastructure systems, public safety services are often stressed
during periods of rapid growth as service areas expand (and given lag time to site, design, fund and construct new
police, fire and emergency medical service (EMS) facilities), emergency call volumes rise, and amid inevitable
challenges to increasing police and fire/EMS staffing.

The City of Manvel has wisely continued to update its master water, wastewater and drainage plans periodically
during this dramatic growth era. The City should also:
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»  Conduct periodic gap analyses to assess current and future demands involving fire, police and EMS

services, staffing and training, vehicles and equipment, and facilities, with an emphasis on service coverage
in rapidly-growing areas and maintaining or improving response times.

»  Plan and budget for the construction of new or upgraded public safety facilities in alignment with
projected growth rates and patterns.

»  Enhance public safety recruitment and training to maintain a well-staffed and well-prepared workforce to
meet increasing demand.

»  ldentify cost-saving and safety-enhancing technology and equipment upgrades.

»  Highlight for elected officials and the community the standards that must be maintained — or higher levels
achieved — to earn public safety service accreditations and other recognitions, including under the Public
Protection Classification rating system, commonly known as "ISO ratings" through the Insurance Services
Office, which can potentially reduce property insurance premiums in an area through their
consideration by insurance providers.
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Land Use and
Community Character

Land use involves how the properties in an area are allocated to an array
of private and public activities, from housing, commercial and industrial
uses to public needs such as streets, schools, parks, water treatment
plants and other government-maintained facilities. Also of interest is the
relative intensity at which land is developed in terms of the nature of the
use (e.g., residential, industrial, etc.), building size and height, separation
from adjacent land uses, and coverage of sites with structures and paved
surfaces.

Land use considerations inter-relate with all other Comprehensive Plan
topics. For instance, the transportation network provides access to land,
which, along with real estate market factors, influences the type and
intensity of development that may occur. The availability, capacity and
condition of public utilities can dictate the location, amount and timing

®* <&

* & & o

January 2026 DRAFT

Plan Sections

Environment
Growth Capacity

Land Use and
Community Character

Transportation
Economic Development
Recreation and Amenities

Plan Implementation

of development as can economic development efforts. Similarly, proximity to parks and public facilities promotes
public health and safety and affects the development potential of an area. Development character and site design
shape community aesthetics and the perceptions held by area residents, visitors and those considering
investment in Manvel. Sound planning is essential to ensure that the community is prepared for anticipated land
use transitions and new development, can serve it adequately with public services, and can manage its impacts to

maintain compatibility of land uses and preserve community character.

Manvel, TX
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Why This Comprehensive Plan Section is Important for Manvel

Focus

Communicates the desired character of
Manvel’s neighborhoods, major corridors like
Highway 6, and future growth areas—
prioritizing community-oriented development
over commercial sprawl.

Clarity

Offers predictability to residents, property
owners, and developers by outlining the city’s
preferred land use patterns, housing needs,
and expectations for design quality.

Compatibility
Establishes the policy foundation for zoning and
development regulations that promote
compatibility between land uses and uphold
Manvel’s visual and functional standards—
especially along prominent corridors.

Framework

Provides a clear framework for future
development and redevelopment, ensuring that
new growth complements the existing character

and supports Manvel’s vision for a more
connected, visually appealing, and livable city.

Coordination

Supports coordinated planning for public
infrastructure, services, and parks, helping the
City anticipate and manage the demands of
growth while ensuring sufficient access to open
space and community amenities.

Commitment

Reinforces the City’s commitment to protecting
public health, safety, and welfare through
intentional land use decisions and development
practices that reflect community values and
long-term needs.

Integrated Planning

Connects to other elements of the Comprehensive Plan—such as mobility, housing, and
parks—ensuring an integrated approach to future investments and citywide priorities.
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Legacy of Past Planning

MANVEL 2015 ) ) ) )
COMPREHENSIVE PLAN This new Comprehensive Plan builds on previous plans
N and studies completed by the City of Manvel and other
partners, including these most relevant to the Land Use
and Community Character topic:

» Manvel 2015 Comprehensive Plan

CITY OF MANVEL

*Click Image to View Plan
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4 upcoming subdivision build-outs
(Avellino, Manvel Palms, Foxtail
Palms and Rodeo Palms South)

6 subdivisions under
construction (Meridiana, Del
Bello, Valencia, Sedona Lakes,

Pomona and Rodeo Palms) 3 subdivisions built out (Newport

Lake Estates, Bluewater Lakes

New Farmer’s Market —
and Terra Estates)

“ManvelMarket”  construction began in 2024 on
Manvel Police Station (first

N . Issued 24 new certificates
brand new station in city)

of occupancy in 2024

Construction began in 2024 on Public

Works Facility (have been in a rented Land Use &
facility for many years) community Character
Barbara Bennett Elementar
School in Fall 2024 X Manvel Town Center Tree protection requirements
Alvin Community College will Camino Permitting Guide
be opening a campus that will
host ACC West. NextGen houses (attached,

but with separate entry)
Quality of the development

Fence permit requirements 2015 City of Manvel Comprehensive Plan

Homestead Exemption
10% — first time ever
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Key Planning Issues and Considerations

Through the Manvel Today and the Strategic Plan phases of the comprehensive planning effort, numerous real
and perceived community issues and needs were identified through leadership and public engagement activities,
as well as through the work of the plan consultants and their interactions with City staff.

Key issues and considerations that led to the goals and action items in this Land Use and Community Character
section include (along with specific points and suggestions from leadership and community input):

Key Planning Issues and Considerations

» Desire to preserve small-town identity (fear of becoming like

Pearland).
@ » Strong opposition to over-commercialization along Hwy 6.
» Dislike for large brick walls, big billboards — desire for more

Community Identity & Character thoughtful visual planning.

» Concerns about aesthetics and image, especially along major
corridors.

» Residents want more community-oriented development, not

[ ¥ ]
/\W just retail sprawl.

) » Amount of certain types of businesses (vape shops, gas
Development Patterns & Community- stations, fast food and donut shops).

Oriented Growth

» Desire for larger-lot options, especially custom homes near
amenities like schools.

» Lack of diversity in housing types that match evolving family
needs (interest in NextGen homes, dislike of small

Housing Diversity & Quality townhomes).

» Frustration with developers not completing commitments
(e.g., Newport Lake Estates Phase 3 left unfinished).

» Parkland allocation standards to ensure open space is
ﬁ preserved with development.

Parks & Open Space
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Goals for Land Use and Community Character

The actions in this Land Use and Community Character section involve tangible steps that will lead to achievement
of the following goals:

Increased emphasis on character-based land use
planning and development standards.

®  Retain more open and green spaces within
residential and other development.

] Ensure that semi-rural character remains a

[ |
visible and valued part of Manvel’s identity ’, '
even as growth continues. ‘ /a “ 5

AlGoalis a statement of a desired outcome

" ("end”) toward which efforts are directed
as expressed by more specific objectives and
action steps (“means”).

More choice in housing and commercial
development locations and types — while
managing growth to avoid congestion and
overdevelopment.

More home-grown and well-supported local
businesses that create vibrant community hubs
versus overwhelming the area with commercial
sprawl.

Upgraded development ordinances and
standards that better position the City to:

®  Manage growth,

®  Provide flexibility for innovative site
design, and

®  Achieve desired outcomes and superior
development quality.
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Actions For Land Use and Community Character

Itemized below are a set of action strategies, involving both near- and longer-term steps, for responding to the
key issues and community needs identified in this Comprehensive Plan section.

STRATEGIC PRIORITY 1:
Development Regulations Update Based on New Comprehensive Plan

Review all aspects of the City’s development regulations, based on this new Comprehensive Plan, to identify
potential regulatory and/or standards updates. This may include the need for additional or modified zoning
districts in accordance with the categories on and the rationale behind the new Future Land Use and Character
map as set out within this Land Use and Community Character section (e.g., Rural Preservation and Suburban
Residential). Also consider potential targeted updates to the zoning ordinance as itemized below. In general, the
ordinance needs greater focus on development character and design rather than a typical zoning orientation
around mainly land use and relative densities. Another source for possible updates is a development regulations
evaluation completed by the Comprehensive Plan consultant, separate from this plan.

»  Expand the zoning ordinance purpose statement beyond the standard language found in most state
statutes and many local zoning ordinances across the nation. Instead, customize Manvel’s zoning purpose
statement to link it to the vision and guiding principles in the City’s new Strategic Plan, and to the key
themes, goals and desired outcomes described in this new Comprehensive Plan.

»  Add purpose statements to the individual zoning districts to provide a narrative description of the
intended physical outcomes the districts are meant to achieve, drawing from the content of this Land Use
and Community Character section.

»  Address a key gap in the current zoning ordinance by creating a new district for mid-size residential lots
between one acre and 6,300 square feet (e.g., minimum 10,000 square feet for a gross density of 3-4
homes per acre).

»  Consider defining other potential housing types within the zoning ordinance besides single-family
residential, mobile/manufactured homes and patio/zero lot line home (e.g., two-family residential,
townhome, etc.), whether those additional housing types are permitted only within master-planned
developments or, eventually, in other places in the city limits. "Multi-family apartments" is defined within
the current zoning ordinance, but the direction of this updated plan is to avoid such development in Manvel
for the foreseeable future.

»  Address the most intensive potential commercial and industrial uses more directly within the zoning
ordinance as they are currently included in districts with many other uses (Light Commercial and Heavy
Commercial). For example, the Heavy Commercial (HC) zone is effectively an industrial zone that allows
many highly-intensive uses by right in the use table (e.g., numerous types of manufacturing), along with
other uses via specific use approval. Meanwhile, HC also allows retail stores, banks and credit unions,
office/service uses, hotels, restaurants/bars, medical facilities, schools, and even child day care.

»  Add standards for maximum lot/site coverage to better manage site design and aesthetics. Currently, only
minimum yards (building setbacks) are addressed but not the extent of a site that can be covered by
buildings and paved surfaces. Coverage is a key factor in defining development character and the extent of
auto-oriented design. Controlling lot/site coverage is also essential in flood-prone areas. “Pervious” and
“impervious” surfaces should be defined, with clarification that "impervious" includes buildings/roofs plus
paved areas for applying coverage limits.
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»  Expand upon and better articulate development standards within the zoning ordinance so that more uses
can be permitted by right if their design will meet standards that reflect community desires and
preferences. This approach creates a more business-friendly environment, with a clearer “path to yes,”
versus forcing more proposed development to go through lengthier and sometimes less predictable review

and approval processes (e.g., specific use approval unless there are truly location-specific concerns to
scrutinize more closely and address).

- The current zoning ordinance includes a typical Planned Unit Development (PUD) option. More of this
design and quality emphasis, along with flexibility mechanisms (and potential incentives for desired
outcomes), should be incorporated into the base zoning versus being available only through a
review/approval process that can be time-consuming and unpredictable for all involved. For example,
quoting from the PUD purposes, why should only PUD-designated areas have “diversity and creativity
in site design” ... “mixture of compatible land use” ... “protect[ed] open space” ... “alternative
transportation methods” .. and “protect[ed] and enhance[d] natural, historic, and traditional
community features”? Shouldn’t all developments “Promote a physical form in the community that
supports the vision of the city”? If “allowing flexibility in the application of development standards ...
will promote developments that will benefit both the citizens that live, work, and play within the city
and visitors coming to the city,” why does the City’s ordinance not apply that zoning strategy more
broadly across the rest of the community?

»  Consider incorporating incentive-based standards into the zoning ordinance to promote desired outcomes
even more (e.g., development intensity bonuses in exchange for a certain site design approach and/or
particular elements).

»  Extend higher expectations for development quality across the city and not just along the SH 6 corridor.

Potential Regulatory Unification

In recent years, many local governments across the nation have migrated toward Unified Development
Ordinances or Codes (UDOs or UDCs) to achieve a better coordinated set of development-related regulations,
standards and procedures. The City of Pearland is one nearby example
(https://www.pearlandtx.gov/departments/community-development/planning/unified-development-code-udc)
among various others in the Houston area. While Manvel may not be ready yet to transition to this regulatory
model, for future reference it should be kept in mind that a UDC typically yields the following benefits:

»  Consolidates all development-related regulations into one document (e.g., subdivision, zoning, site plan,
development and design standards, signs, landscaping, lighting, parking and loading, parkland dedication,
streets and utilities, circulation and access management, storm water and floodplain management,
nonconformities, etc.). This helps ensure consistency among the different components and promotes
more holistic consideration of subdivision, zoning and site plan requirements and standards by both
applicants and the City.

»  Makes the regulatory specifics easier to navigate and comprehend (i.e., more “user friendly”) for the
development, real estate and consultant communities versus dispersed and uncoordinated provisions
within an overall City Code of Ordinances. A single consolidated index and better cross-referencing across
code sections helps ensure that all relevant provisions are taken into account pertaining to any particular
development issue or proposal.

»  Condenses into one code section all administrative procedures and considerations, helping to streamline
and make clearer the roles and responsibilities of each City official and decision-making body. This is
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especially helpful to identify “crossovers” in the permitting process between subdivision and zoning
reviews, for example.

»  Offers a consolidated list of definitions, which helps prevent inconsistencies and questions of
interpretation when applicable regulations are in separate codes.

»  Greatly improves the ability of the City to track the total development process because various
components are organized and coordinated in a logical, sequential order.

»  Itemizes all development-related fees in one place so applicants are well informed of process costs.
»  Streamlines the process for future code amendments and enhancements.

STRATEGIC PRIORITY 2:
Promote Rural Preservation

To follow through on the desire for greater rural preservation as reflected in this Comprehensive Plan, and in Goal
1 within this Land Use and Community Character section, potential actions the City should consider taking include:

»  Maintain minimum one-acre lot sizes through the City’s Open-Single-Family Residential zoning, applied to
areas within the city limits that are shown on the Future Land Use & Character map as Estate Residential
or Rural Preservation. As part of development regulation updates based on this new Comprehensive Plan,
also consider pursuing a zoning strategy discussed under the Rural Character description in this Land Use
and Community Character section (while only education and persuasion can be attempted in unzoned
areas within a Texas city’s extraterritorial jurisdiction):

- Zoning provisions that encourage — and preferably incentivize — conservation developments in which
lots and buildings are concentrated on a relatively small portion of the overall property in a cluster
design, leaving substantial open space to maintain Rural character and room for buffering from any
nearby uses. Such scenarios are often necessary in rural areas under development pressure, with
rising land values and tax appraisals, to enable land owners to yield greater return and still maintain
agricultural activity.

»  Continue allocating funds for land acquisition and other open space preservation opportunities that will
also help maintain floodplains, drainage ways and larger-scale storm water detention areas.

»  Pursue targeted rural preservation efforts with willing property owners and land conservancy partners,
especially given resident desire to preserve some sense of country in and around Manvel and the area’s
rural and agricultural heritage amid projected growth and change. The Coastal Prairie Conservancy is one
notable example in the Houston region of protecting and maintaining rural landscapes within the context
of rapidly-growing suburban areas (https://www.coastalprairieconservancy.org/).

»  Incentivize use of Low Impact Development (LID)
design approaches on private development sites, as
well as “green” practices for ongoing operations and
maintenance that reduce water and energy use, storm
water runoff and the need for detention, and

example, incorporation of cisterns onto sites can
capture roof runoff while also providing a
development focal point or theme-setting design
element, onto which branding can also be applied.
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Additionally, the extent of Suburban character reflected on the Future Land Use and Character map will
contribute to less impervious cover of land surfaces in the area.

»  As part of development regulation updates based on this new Comprehensive Plan, consider Incorporating
“dark skies” standards to reduce glare and spillover from outdoor lighting, including on residential
properties and at public facilities.

STRATEGIC PRIORITY 3:
Best Practices for Guiding Land Use and Development

Along with attention to the effectiveness of its zoning regulations and pursuing rural preservation strategies, the
City should also prioritize the following actions and practices as funding and staff resources allow:

»  Add criteria to capital improvements planning processes to: (1) ensure that potential interaction between
public investments and land use outcomes or evolution is considered when identifying and prioritizing
candidate capital projects, and (2) specify that candidate capital projects should be evaluated for how their
scale and/or design could affect the character of the surrounding area.

»  Develop and refine fiscal impact analysis tools, customized to Manvel, for evaluating the potential net
benefits to the City of specific land use scenarios and as an essential input to related decision-making.

» As part of development regulation updates based on this new Comprehensive Plan, explore the
applicability to Manvel of contemporary community planning trends elsewhere in Texas and across the
nation, including the trend toward:

- reduced or eliminated minimum parking requirements in favor of more market-driven outcomes; and

- maximum caps on off-street surface parking where appropriate to eliminate excess parking supply
and unproductive use of land, and to reduce associated storm drainage, “urban heat island” and
aesthetic effects.

»  Periodically assess as-built examples of where the City’s development regulations produced outcomes that
could be improved upon and what specific aspects to address through a next comprehensive regulatory
update (e.g., compatibility of development scale/intensity, site access and on-site circulation, parking and
loading activity, landscaping and buffering/screening, lighting, signs, other elements of site and building
design, etc.).

»  Regularly review and update, as appropriate, the City’s land development, building/construction and
infrastructure related fees to ensure adequate revenue generation in line with costs and based on regional
trends across jurisdictions.

»  Follow the completion of this city-wide Comprehensive Plan with continued special area planning efforts,
similar to the City Center focus of recent years, particularly for key corridors (e.g., Masters Road) and other
unique areas within Manvel.

»  Consider formation of a cross-departmental Neighborhoods Team to focus on neighborhood-level issues
and needs which often require solutions involving coordinated response by various City functions.

»  Maintain ongoing outreach to and communication with home owner associations (HOAs) and to areas
without HOAs or other organized means for neighborhood-level interaction with City officials and staff.

»  Continue close coordination with Alvin Independent School District as an essential partner for community
building and maintaining school campuses as neighborhood anchors.

»  Continue coordination with neighboring cities and Brazoria County on common planning interests and
objectives.
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»  Continue to grow Planning Department staffing over time, as municipal budgeting allows, so adequate

resources are devoted both to development review functions plus special initiatives and plan
implementation efforts.

»  Continue taking advantage of resources readily available through the American Planning Association (APA)
and other sources to monitor trends and best practices for managing growth, guiding land use and
development, and advancing community resiliency and enhancement efforts.

»  Continue to coordinate future interim and major updates of this Comprehensive Plan to coincide with
updates to the City’s Major Thoroughfare Plan, and with periodic updates of the area’s key economic
development strategy documents to ensure effective integration of land use with market analysis and
other factors that drive business development efforts.

Business Types in High-Profile Areas

As in other rapidly-growing and evolving communities, concerns were expressed during the Comprehensive Plan
process about the proliferation of chain and franchise businesses along SH 6 and in other locations in Manvel —
with “fast food” restaurants often singled out as a prime example of this trend. Goal 3 in this Land Use and
Community Character section captures the sentiment for something different and better as Manvel grows.

But this is a tricky proposition for cities in general, and in states and areas that emphasize private property rights
over broader community preferences. Zoning involves identification of permitted land uses, usually in general
terms such as just “restaurant” in the Definitions portion of Manvel’s zoning ordinance (Section 77-3). Zoning
does not allow a city to pick and choose particular businesses within such categories that are most welcome
locally. It is the pace of new residential rooftops and the concentration of disposable income in a new growth area
that is drawing chain and franchise businesses to Manvel. In the meantime, Manvel has two typical options:

1. Go out and recruit the preferred businesses you want to see in your community. This is difficult at this
still relatively early stage of Manvel’s development, when resources for economic development efforts in
general, and potential incentive mechanisms in particular, are limited. The challenge until then is to
communicate local desires and community preferences while attempting to avoid a business-unfriendly
reputation if routinely appearing to “swat away” undesired uses that property owners and developers are
ready to bring to market.

2. Raise site and building design standards to set the bar high for new development. The reality is that
national chains and franchises are accustomed to dealing with high standards in states and localities across
the country. Meanwhile, small local businesses and entrepreneurs may be the ones most burdened by
higher-cost provisions in local development regulations involving building design, site landscaping,
restrictions on drive-through lanes and activity, signage limitations, etc. The City can require that more use
types receive special use approval, but this can also add time and cost for local property owners and
developers. Manvel also has its proven method of imposing minimum distancing requirements between
certain uses of concern to limit their proliferation while the local land market continues to evolve and until
the intended uses of more properties in key locations becomes known.
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Future Land Use and Character Map

The Future Land Use and Character map illustrates the general pattern of land uses anticipated and/or desired in
the years ahead — with emphasis on general — and the intended character contexts in which uses occur. Specific
standards for land development based on this long-range planning map are articulated through the City’s
implementing regulations (zoning, subdivision, etc.) as they currently exist and may be further amended over time
based on this planning guidance.
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Land Use Planning versus Zoning

The side-by-side comparison below highlights the distinct purposes and uses of a future land use map
relative to a zoning map. Local government development regulations are among the primary tools for
implementing the Comprehensive Plan. The zoning and subdivision regulations, in particular, can play a
significant role in establishing and protecting the physical character of the community. Zoning
regulations delineate land use districts and the uses permitted within them, together with standards for
buildings and site improvements. As a result, the zoning and subdivision regulations largely direct
development outcomes. Although the Comprehensive Plan and future land use map provide only
general planning guidance, they become the basis for updating the more specific zoning and subdivision
regulations and the City’s official zoning map.

Purpose

Inputs and
Considerations

Future Land Use Map

Outlook for future use of land
and character of particular
areas of the community.
Macro level, showing
generalized development
patterns.

Guidance for zoning map and
related decisions (zone change
requests, variance applications,
etc.).

Baseline for monitoring
consistency of actions and
decisions with the
Comprehensive Plan.

Existing land use in the
community.

The locational aspects of
community planning priorities
involving housing, economic
development, infrastructure,
parks and recreation, public
facilities, etc.

Zoning Map

Basis for applying different land use
regulations and development standards in
different areas of the community
(“zones”).

Micro level, with an area- and site-specific
focus.

Regulating development as it is proposed
or as sites are positioned for the future
with appropriate zoning (by the property
owner or the City).

Comprehensive Plan and future land use
map for general guidance.

Zoning decisions that differ substantially
from the general development pattern
depicted on the future land use map will
indicate the need for some map
adjustments during the next periodic plan
update.

The future land use map is accompanied by descriptions of the character types and broad land use categories
displayed on the map:
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Community Most Closely Associated
Future Land Use and . o
Character . . Current Manvel Zoning Districts
* Character Designation s e o ra
Type for Areas within City Limits
Rural ®  Rural Preservation = Open-Single-Family Residential (with 1-acre
minimum lot area)
= Estate Residential = QOpen Single-Family Residential (with 1-acre
= Suburban Residential minimum lot area)
=  Master-Planned = None directly equivalent to Suburban Residential as
Development Manvel’s current zoning does not provide a typical

zone with the minimum lot size often found in a
Suburban character area (10,000 square feet or
Suburban larger)

®  Planned Unit Development

= Single-Family Residential (with 6,300 square foot
minimum lot area)

= Highway Mixed Use

= Multi-Family

= HUD-Code Manufactured Home

= No designations with = Light Commercial
Urban character =  Heavy Commercial
Auto Urban Character* = Highway Mixed Use

= Commercial
= |ndustrial

Urban

* See discussion below of Auto
Urban character and all three
Community Character types.

The descriptions call out the principal types of land use that are expected to predominate in areas where land is
currently undeveloped or, in previously developed areas, based on what is already on the ground and will likely
remain or possibly evolve. Such transitions in use can occur through redevelopment of previously built sites,
“infill” construction on a vacant parcel amid existing built sites, or repurposing of an existing structure for another
use without significant site changes.

Along with the principal use types, other complementary land uses will also remain or may emerge in particular
areas of the community. This can include:

e  pre-existing housing in areas transitioning mostly to commercial use;

e small-scale, neighborhood-oriented retail and service uses at key intersections within largely residential
areas; and

e commercial uses that front along main roadways with residential neighborhoods behind them.
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Certain uses can be located amid other predominant use types, such as schools, other public facilities, places of

worship and parks within predominantly residential areas — all of which should match the character of their

vicinity. Mixing uses on sites is common in downtowns (e.g., upper-floor office or residential above ground-floor

retail) and may occur elsewhere in a community as the market accommodates and zoning allows. Large master-

planned developments are often intentionally designed to integrate and mix uses in certain areas while reserving
other areas for one predominant use such as single-family detached housing or medical/offices.

Many of the complementary uses described above will not necessarily appear in a particular location on the
future land use map. That is because various uses are highly market-driven, with their timing and particular
location dictated by the extent and pace of other types of development. This includes the typical pattern of retail
uses locating near new residential “rooftops” and often at key roadway intersections. The location and extent of
various forms of residential development can also be difficult to predict amid broader housing market cycles and
regional needs. Housing variety is also influenced by the experience and interest of area developers in bringing
single-family homes, attached housing types such as townhomes or multi-family products to market.

Therefore, a future land use map should not be viewed as “set in concrete” and inflexible to adjustment over
time. The map should be used as a starting point for considering and evaluating both:

1. Broadtrendsin an area’s real estate market and the evolving allocation of land to various uses.

2. Specific locations where proposed development may differ from earlier projections of land use as reflected
on the future land use map.

In such cases of proposed development varying from the Comprehensive Plan map, which typically come to a
decision point through consideration of a rezoning application and/or site development plan, the focus should be
on:

e  Compatibility with existing and anticipated land uses in the vicinity, including through any additional
necessary measures applied during the development approval process (e.g., conditions applied through
approval of a specific use permit);

e The practicality and sensibility of a proposed use at the particular location and within the area context;
and

e The overall benefit to the community of a potential change in direction versus strict application of a
future land use map adopted at a previous point in time (e.g., addressing area housing needs, supporting
economic development objectives, accommodating desired retail or restaurant uses, etc.).

At the same time, the future land use map should not be changed piecemeal every week or month, to the point
that there is really no consistent baseline for continuously monitoring and re-assessing the community’s general
land use pattern and allocation. See the discussion at the end of this section about Criteria for Amending the
Future Land Use and Character Map.

Many communities today prefer that their land use and zoning policies and related decision processes provide “a
path to yes” when presented with desirable development proposals. But local governments must also exercise
caution and turn to prudent safeguards when responding to proposals that are not in line with the community’s
vision, goals and priorities — or its infrastructure and public services capacities — as captured in its Comprehensive
Plan.

Manvel, TX 55



\ \ \ - Manvel Comprehensive Plan
VIANNEAN
204E

This is where the future land use map needs to be thought of — and applied — as a growth management tool and

not just a map to back up a city’s zoning regulations. The Future Land Use and Character map in this

Comprehensive Plan illustrates the general outlook for local land use and development over the next 10+ years,

not an ultimate build-out map for all acreage within the entire city limits and extraterritorial jurisdiction (ETJ). In

this respect, categories like Rural Preservation and Estate Residential indicate where widespread growth is not

anticipated or desired in the near term — and sometimes ever in certain areas constrained by floodplain,
challenges to extending utilities, or other factors.

Ideally, significant proposed development that was not anticipated even in recent months or years should be
located where it would be a logical extension from the edges of existing developed or projected growth areas, not
set apart and isolated in remote locations. These preferred areas would presumably be where public investments
in utility infrastructure, new and improved streets, and other public services are already in place or planned. Then
part of the evaluation should be the effect on:

e  Public safety service areas and response times;

e  City-maintained streets in the area in terms of added traffic and additional wear and tear;
e  Capacity of nearby schools; and

e  Other public service considerations.

If the development ultimately proceeds after municipal and other approvals, then the Future Land Use and
Character map can be updated to the appropriate category(ies) for the subject area. This may involve more
specific categories like Suburban Residential or Commercial, or it could be a map change to Master-Planned
Development where land has been assembled for another new large-scale, carefully-designed development.

In rapidly-growing cities like Manvel, the Future Land Use and Character map needs to be revisited even more
often for periodic "rolling updates" to capture how land use is actually playing out on the ground and how the
longer-term outlook has already evolved since the last map adoption point.
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See Land Use & Community Character section in Comprehensive Plan for explanation of
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=  School
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NCTE: A comprehensive plan shall not constitute zening Rural Preservation

regulations or establish zoning district boundaries.

*Click to Enlarge Map
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Areas with Commercial or Mixed-Use Potential

A supplemental, modified view of the Future
Land Use and Character map highlights, with 8 Manvel, TX

Future Land Use and Character
a dark cross-hatch pattern and orange DRAFT 01/20/26
border, locations that could be promising for
commercial or mixed-use development at
some future point. These locations are in
addition to areas already designated for
Commercial and Master-Planned
Development on the adopted Future Land
and Character map. Too often, future land
use maps, and then a city’s corresponding
zoning map, show excessive and unrealistic
commercial land use beyond the capacity of
the local market. Rather than include the
cross-hatch areas prematurely on the official
Future Land Use and Character map that is
adopted with this Comprehensive Plan, this
supplemental view in the plan will serve as a
projection of where land use and zoning may
eventually shift from existing or assumed
residential, dependent on local land market
maturation and timing. Then the Future Land
Use and Character map can be updated in
selected locations, when appropriate as
conditions evolve, and rezonings can be e e
considered subject to typical factors (e.g., ki B R
compatibility with nearby uses, utility
availability and adequate capacity, roadway access and capacity, etc.).
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Legend

Future Land Use and Character
See Land Use & Community Character section in Comprehensive Plan for explanation of
character types and future land use designations.

The locations identified as having future commercial or mixed-use potential are on the edges of
designated Commercial areas, at key future intersections depicted on the City’s Major Thoroughfare Plan,
and along roadway corridors where commercial activity may “follow” nearby rooftops. The supplemental
map view also signals that commercial clusters and nodes are generally preferred over a “strip
development” pattern spread along corridors. The latter is an outcome many communities aim to avoid as
a strip development pattern often leads to traffic and safety issues and can detract from community
appearance.

Finally, the supplemental map reinforces that smaller-scale, neighborhood-serving retail and services —
relative to large-scale commercial (i.e., Manvel Town Center) — should eventually occur at locations more
convenient to residents. In the meantime, such locations often appear as largely residential on the
adopted Future Land Use and Character map while the area’s longer-term development pattern and
roadway network are still emerging.
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Community Character Framework for Land Use Planning

This Comprehensive Plan emphasizes an approach to land use planning that builds on the concept of community
character. This approach looks beyond the basic use of land — residential, commercial, industrial, etc. — as only
one factor that determines the ultimate compatibility and quality of land development within and near
neighborhoods, in nonresidential areas and along roadway corridors.

. Suburban

Community
Character

The community character approach to evaluating and planning for land use emphasizes the variation in physical
conditions experienced along a spectrum from natural and rural landscapes to a developed area’s most urbanized
environments, usually found in a core downtown area. A character-based approach focuses on the intensity and
design of land uses, which encompasses:

e The density and layout of residential development;
e The scale and form of nonresidential development; and

e The coverage of land surfaces by buildings and paving relative to the extent of open space and natural
vegetation or landscaping.

How the automobile is accommodated is a key factor in distinguishing character types, including how public
roads and streets are designed, how parking is provided, and how buildings and paved areas are arranged on
sites.
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The three major character classes — Rural, Suburban and Urban — are described on the following pages, along
with which class the various designations on the Future Land Use and Character map fall within. Not all areas of a
community will be clearly distinguishable as one character type or another. Much past and contemporary
development was designed and built without character in mind, which results in mixed character areas with
features from the different character classes (e.g., mostly Rural areas with some auto-oriented subdivisions or

retail sites, shopping centers in Suburban areas with large surface parking areas but enhanced with landscaping,
traditional Urban downtowns with demolished buildings replaced by surface parking, etc.).

Maintaining and enhancing desired character is a central aim — and challenge — of implementing community plans
amid constant change. A community character approach allows the formulation of standards within the City’s
development regulations to achieve the desired character in newly developing areas, and to protect and enhance
it in redevelopment and infill areas. Character-focused categories on a municipality’s future land use map and
character-oriented districts on its zoning map better portray the intended on-the-ground outcomes for land use
and development. This offers assurance to neighboring property owners, a smoother path to approvals for
development applicants, and more beneficial outcomes for the entire community.

Character Emphasis

Community character accounts for the physical traits one can see in a neighborhood, on a busy roadway
corridor, or along a recreational trail or country lane which contribute to its “look and feel” relative to
areas of the community with much different character. Nearly any land use can occur in a range of
settings within a community, from the most Rural and Suburban to the most Urban, provided the use is
designed to match the character of its surrounding area. This applies regardless of whether a site is in
private ownership or owned and developed by a government agency for public purposes.

Aesthetic enhancements such as architectural design, landscaping and screening, signage standards and
site amenities also contribute to development appearance. But these factors can and should vary with the
area character, which as defined here involves the interplay between buildings, paved surfaces and
unbuilt areas. It is the combination of basic land use and the physical characteristics of such use that more
accurately determine the real compatibility and quality of development, as opposed to just land use
alone.
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RURAL

Character

Sparsely developed areas with mainly very low-density
residential and agricultural activity as the primary uses
often due to a lack of public utilities, along with more
natural and undeveloped areas. Such areas provide
residents with the choice of relative seclusion within the
countryside and away from more developed and
populated settings. Many cities have limited Rural
character areas within their incorporated limits, except
in areas that were annexed for eventual development or
that are not suitable for future development due to
floodplains or other constraints. Some local
governments intentionally preserve Rural character
through the protections afforded by agricultural zoning.

Manvel Comprehensive Plan

Character Objectives

@ Maintain areas where undeveloped land and wide
open spaces predominate, and where structures and
paved surfaces occupy only a minimal portion of the
landscape — or none at all in pristine or preserved
natural areas.

@ Preserve minimal sense of enclosure of roads or
other spaces by buildings, with views to the horizon
unbroken by buildings in most locations.

@ If any significant residential subdivision activity is
proposed, encourage conservation developments in
which lots and buildings are concentrated on a
relatively small portion of the overall property in a
cluster design, leaving substantial open space to
maintain Rural character and room for buffering
from any nearby uses. Such scenarios are often
necessary in rural areas under development
pressure, with rising land values and tax appraisals,
to enable land owners to yield greater return and
still maintain agricultural activity.

@ Protecting Rural character also supports the desire
expressed by some Manvel area residents to
continue the presence and movement of wildlife in
locations with widespread open land.

Future Land Use and Character Map Designation

Rural Preservation

Example of Rural character in northeast Manvel, north and east of Oilfield Road, with few structures and wide open spaces
relative to the large-lot Estate Residential character along County Road 206 in the center right of this view.
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@ Predominant Land Other Potential
AV

N Uses Land Uses*

@ Agriculture. Rural areas often accommodate various types of

isolated stand-alone uses, including:

@ Agritourism (e.g., hands-on planting/harvesting
experiences, cooking demonstrations,
winery/brewery tours and tasting rooms where
permitted, overnight accommodations, etc.).

Bed and breakfasts.

Places of worship and other public assembly uses.

@ Single-family detached residential.

- Typically a diverse property pattern, with
scattered homesteads on very large acreage
properties in some areas but also locations with
relatively smaller parcels in the one-acre range,
which still provides a sense of openness and
separation between individual homes relative to
in-city residential densities. However, public Outdoor recreation/amusement uses.
health regulations typically limit the smallest lot Resource extraction activities (e.g., oil and natural
sizes for individual homes (Brazoria County gas, sand and gravel, etc.).

L 2R 2R 2R 2

follows the typical statewide standard of one @ Industrial activities, especially for types that do not
acre minimum for a private water well and require significant public water supply or generate
septic system on the same property, or one-half significant wastewater, or where able to obtain their
acre if just a septic system). own rural water supply. Even some large-scale
@ Occasional small-scale commercial uses (e.g., gas industrial uses can take on a Rural character when
stations, convenience or specialty retail, agricultural located in relatively remote areas, especially when
supply, etc.), preferably at crossroads locations or surrounded by extensive separation and buffering
elsewhere with adequate access and well away from from any nearby uses. Low noise and lighting levels
any nearby residential use. also maintain compatibility and rural dark skies.

@ Public utilities or facilities, especially treatment
plants and other types that have an industrial
character or are otherwise best located away from
residential areas and other development (e.g., police
firing range, fire training).

¢ Cemeteries.

@ Parks with limited improvements or that will remain
in a more natural state, sometimes as a designated
nature preserve.

* NOTE: Where concerns may arise about the potential proliferation of certain land uses beyond the community’s desires or
tolerance, provisions can be incorporated into zoning — for areas within the city limits (zoning not applicable in the ETJ) — to
set locational criteria that limit where particular uses can occur. For more intensive uses, this may include: (1) locating along
or near a higher-capacity roadway type for adequate traffic capacity (also invoking the City’s adopted Major Thoroughfare
Plan), (2) only in areas with ready utility availability and adequate capacity, and/or (3) in areas away from the lowest-intensity
single-family residential use, etc. Such uses can also require approval of a specific use permit to ensure a higher level of
scrutiny relative to uses that are permitted by right under zoning. As Manvel has already done for a few land use types, some
cities ultimately apply minimum distancing requirements to establish a definitive physical separation between any new
instance of a use of particular concern relative to existing locations of that use. Over time, such locational restrictions may
need to be eased as a local real estate market matures, the area gains more resident and daytime visitor population, and as
certain retail and service uses are needed in more locations that are convenient to established and new residential areas.
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Character ._

Suburban character areas involve people living in closer
proximity than in Rural character areas, with a wider array of
supportive uses also nearby (e.g., shopping and services,

public facilities, parks, etc.). But Suburban character areas still

have noticeably less intensive use of land than Urban
character areas, with open and green spaces more in balance
with the extent of land covered by structures and paved
surfaces. Parks, cemeteries, and preserved greenways, creek
corridors and other natural features also help maintain green
and open spaces within a developing community.

Character
Objectives

@ Establish or preserve a balance between buildings and
other site improvements relative to the degree of open
space, especially within residential neighborhoods.

@ Especially maintain the Estate Residential character seen
in many areas of Manvel that were platted and had
homes built on one-acre or larger lots in an earlier era
before the emergence of large master-planned
developments and denser subdivisions. Estate Residential
areas are within the Suburban character class as they
often provide a transition between the Rural character at
a community’s edges and more urbanized development
patterns and intensities.

- Estate Residential areas offer a semi-rural
atmosphere since open and green spaces still usually
exceed the extent of land covered by structures and
paved surfaces. This openness is beneficial for areas
at risk of flooding and necessary where private water
wells and/or on-site septic systems require larger
lots. However, Estate lots are often arranged in a
subdivision layout around shared public or private
streets, more like in-city development relative to a
Rural Countryside pattern where homes front along
and have individual driveways from rural highways or
roads.

Manvel, TX
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@ Design for less noticeable accommodation of the

automobile in residential neighborhoods compared

to more intensive auto-oriented residential design.

The Suburban character emphasis especially stands

out where driveways are on the side of homes

rather than occupying a portion of the front yard,
and where garages are situated to the side or rear of
the dwelling (or oriented sideways relative to the
street instead of a front-loading garage that faces
the street).

- Auto Urban character can encroach into areas
intended for Suburban character in the form of
developments with higher lot coverage by
dwellings, driveways and other paved surfaces.
This outcome is often due to relatively smaller
and narrower lots, allowing for less openness
and separation between dwellings — but also
intended to achieve lower price points to
expand homeownership opportunities. Auto
Urban character especially prevails where
driveways and front-loading garages dominate
the front yards and front facades of homes.

- The Auto Urban nature of residential areas can
be offset somewhat by landscaping, “anti-
monotony” architectural standards, and
limitations on “cookie cutter” subdivision
layouts characterized by straight streets and
uniform lot sizes and arrangement.

Achieve Suburban character in some commercial
areas, whether at a neighborhood-focused or larger
scale, through lesser coverage of sites with buildings
and especially paved areas, which makes such areas
stand apart from most auto-oriented contemporary
development and blend better with adjacent

Suburban residential character.

Design public and institutional sites so they match
the area’s Suburban character, along with
community-scale and neighborhood-oriented parks
that should have abundant green and open space on
the site.

Encourage conservation developments that allow
smaller lot sizes than typical for the area in
exchange for greater open space set-aside on the
overall development site to maintain Suburban
character and room for buffering from nearby uses
of differing intensity or character. This approach
also enables some viable use of sites partially
constrained by floodplain or other factors. This is
precisely the design approach seen in most master-
planned communities, as well as in golf course
subdivisions.
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Estate Residential

Example of Estate Residential character — within the broader Suburban character class but typically
with one acre or larger lots that provide substantial separation between homes — in the area between
Jordan Street and the Briscoe Canal and east of Masters Road in south Manvel.

Suburban Residential

Example of approximate Suburban Residential character — with hlgher den5|ty than Estate Re5|dent|al but with greater S|de
in the

separation between homes and more front yard area than in some contemporary residential development —
Terra Lane/Drive subdivision near the intersection of Masters Road and Lewis Lane in central Manvel.
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Master-Planned Developmen

Example of Suburban character within the Pomona master-planned community in Manvel’s northwest extraterritorial jurisdiction
around Pomona Parkway, with the relative density of residential blocks offset by areas of dedicated green space around
main roadways and elsewhere, water features providing additional openness, and nonresidential sites for schools,
recreation and other uses intermingled within the overall master-planned development design.
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@ Single-family detached residential.

- Estate Residential lots are typically at least one
acre. However, three-to five-acre lots may be
needed to achieve and maintain true Estate
character in more open areas with less
vegetation and screening of homes from streets
and adjacent dwellings. Where Estate lots are
multiple acres in size, some accessory agricultural
use or an equestrian element is sometimes seen.

- For Suburban Residential, a larger baseline
minimum lot size in a corresponding zoning
district — typically 10,000 square feet or larger,
yielding a gross density of 3-4 homes per acre —
allows for deeper front yards and building
setbacks and greater side separation between
homes.

@ The Master-Planned Development category involves
primarily single-family detached dwellings or may
involve development plans that mix in other housing
types and/or nonresidential uses as focal points
(e.g., schools, places of worship, retail nodes,
recreation centers and other community gathering
places, public facilities, etc.).

@ Public/institutional uses, including schools and
certain public assembly uses such as places of

Manvel Comprehensive Plan

Other Potential
Land Uses*

As noted in the introduction to this section, some land
uses may be proposed and ultimately approved through
rezoning decisions that might not have seemed possible
based on strict application of the Future Land Use and
Character map at the time. Whether a property is at an
edge of a Suburban character area on the map or even
somewhere within one, other uses besides the
predominant uses listed above should be considered,
provided that they will be designed to achieve and
maintain compatible Suburban character. Examples
include:

@ Subdivisions in Estate Residential areas planned with
an equestrian component (e.g., shared stable
facilities, riding trails for residents).

@ Within the Suburban Residential category, some
attached residential types such as duplexes, patio
homes and townhomes can be appropriate if the site
and dwelling design, including building and garage
placement and orientation, will be consistent with
Suburban character. As with Master-Planned
Developments, which sometimes integrate such
residential variety, the somewhat higher density of
these residential options should also be offset by
green and open areas, including landscaping to
screen any common parking areas. As needed, some

worship. of the planned open space and/or preserved
@ Parks. vegetation should be along the site perimeter to
provide buffering between other character types or
land use intensities (e.g., adjacent single-family
detached, commercial, etc.).
Manvel, TX 66
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Other Potential
Land Uses*

@ Established manufactured home communities
sometimes continue for some time, or new ones are
proposed for development in designated Estate or
Suburban Residential areas. This housing option is
most compatible in such areas when treated like
other detached housing, with local development
regulations requiring their placement on lots of a
certain minimum size and with a design and lot
coverage similar to Suburban character subdivisions
for site-built single-family detached homes.

Manvel Comprehensive Plan

@ In Suburban Residential and Master-Planned

Developments more than Estate Residential, a
variety of potential retail and service uses, but
sometimes excluding auto-oriented uses that cannot
practically achieve a Suburban character (e.g., gas
stations, car washes or other uses that require
extensive parking or other paved surfaces).

- Neighborhood-oriented commercial uses may
emerge over time and should be encouraged on
corner sites or other locations at the edge of
predominantly residential areas for convenience
and to encourage more walking and biking for
short trips from home.

- Adjacent to Estate and Suburban Residential
properties and areas, the permitted scale and
intensity of nonresidential uses may be limited to
ensure compatibility, along with adequate
buffering/screening, criteria for placement and
orientation of buildings and parking areas, height
limits and residential-in-appearance architectural
standards.

Beyond entirely residential projects, the Master-

Planned Development category may involve mixed-

use developments, business parks and institutional

uses (e.g., medical, large-scale places of worship,
higher education, etc.) that incorporate abundant
green space and landscaping and relatively low site
coverage, sometimes in a campus-style layout with
careful placement and screening of parking and
loading areas. Development outcomes are often
controlled by private covenants and restrictions that
exceed local government ordinances and
development standards.

@ Cemeteries.

*NOTE: Where concerns may arise about the potential proliferation of certain land uses beyond the community’s desires or
tolerance, provisions can be incorporated into zoning — for areas within the city limits (zoning not applicable in the ETJ) —to
set locational criteria that limit where particular uses can occur. For more intensive uses, this may include: (1) locating along
or near a higher-capacity roadway type for adequate traffic capacity (also invoking the City’s adopted Major Thoroughfare
Plan), (2) only in areas with ready utility availability and adequate capacity, and/or (3) in areas away from the lowest-intensity
single-family residential use, etc. Such uses can also require approval of a specific use permit to ensure a higher level of
scrutiny relative to uses that are permitted by right under zoning. As Manvel has already done for a few land use types, some
cities ultimately apply minimum distancing requirements to establish a definitive physical separation between any new
instance of a use of particular concern relative to existing locations of that use. Over time, such locational restrictions may
need to be eased as a local real estate market matures, the area gains more resident and daytime visitor population, and as
certain retail and service uses are needed in more locations that are convenient to established and new residential areas.

Manvel, TX
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Character

Urban character areas usually involve the most intensively
developed area of a community in terms of the greatest
coverage of sites with buildings and the least amount of
private development area devoted to off-street parking and
landscaped yards or open space. Instead, most parking is
accommodated on-street and/or within public parking areas.
This enables streets and other public spaces to be framed by
buildings that abut the public sidewalk with zero or minimal
front setbacks, creating “architectural enclosure” versus the
progressively more open feel in Auto Urban, Suburban and
Rural character areas. These elements, along with a
predominance of mixed uses, makes Urban character areas the
most conducive for pedestrian activity and interaction.

&
N
E.‘

2

Future Land Use and Character Map Designation

None as Manvel does not have any existing areas developed to this intensity or with this design approach, and is not likely to
have any for the foreseeable future.

Example of Urban character design intentions at the core of nearby Pearland Town Center, with buildings framing
streets and public gathering spaces, a range of uses integrated including higher-density residential, and most parking provided
outside the core to promote a more pedestrian-oriented setting. However, the overall development still takes on an Auto
Urban character given the extent of surface parking needed for such a regional-scale destination development.
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Character

Within the Urban character classification, the Auto
Urban subcategory involves a particular —and
widespread — community planning challenge as such
areas are designed mainly to accommodate automobile
circulation and parking. As a result, the combination of
buildings and especially paved surfaces makes such
areas nearly as intensive as Urban areas in terms of land
cover. However, development is often more horizontal
and spread out, introducing openness that is more
characteristic of Suburban character areas. Bottom line,
though, Auto Urban areas lack the greenness of
Suburban character and the walkability of more
compact and architecturally enclosed Urban character
areas. Aside from changing the aesthetics of developing
areas, the extent of paved surfaces can also contribute
to increased volumes and rates of stormwater runoff
and higher temperatures in relatively intensive urban
environments.

Manvel, TX
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Character Objectives

@ Offset the inevitable design and appearance of
Commercial sites and uses that are auto-oriented, or
that must provide adequate parking for frequent
and/or significant coming and going of vehicles, with
techniques intended to soften Auto Urban character
(e.g., generous landscaping and mature tree
preservation, screening of parking areas, placement
and orientation of buildings on sites relative to
streets, quality building design, etc.).

@ For Industrial areas and uses, this includes screening
of truck parking and loading areas (and sometimes
rail spur areas where industry is served by a nearby
railroad), along with other unsightly outdoor activity
and storage areas depending on their visibility from
nearby roadways and areas of less intensive
residential and commercial use.
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Commercial

Example of classic Auto Urban character with gas stations and associated commercial activity on all four corners of the
State Highway 6/Masters Road intersection, showing the extent of site coverage with structures and especially paved surfaces
that such uses require. The Manvel zoning ordinance (Section 77-50) already includes a provision requiring minimum
two-mile separation of any new gas station from an existing gas station and convenience store.
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Industrial

Example of Industrial and heavy commercial uses along State Highway 6 in southeast Manvel, with extensive land
coverage by buildings, paved surfaces or other outdoor activity areas, contrasted with the relative openness of nearby
Estate Residential use to the south and undeveloped land along the highway corridor.
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@ Avariety of retail and service uses in Commercial
areas, with the range of uses sometimes more
limited by zoning in areas dedicated primarily to
Industrial uses. Local development regulations can
address various aspects of auto-oriented commercial
design that often lead to compatibility issues with
other nearby uses and/or diminish the aesthetic
appeal of a community’s highest-profile roadways
such as State Highway 6 and the State Highway 288
corridor through Manvel:

- Buildings are typically set back toward the rear of
sites to accommodate expansive parking areas
and smaller pad-site uses in front, often resulting
in less emphasis on architectural design.

- This also places loading/delivery activity, trash
collection and sometimes drive-through lanes
and associated speakers near the rear property
line, which is often shared with adjacent
residential use.

- Such “strip” developments in highway-adjacent
locations usually aim to maximize signage to
capitalize on site visibility to passing traffic for
“big-box” retailers, chain restaurants and other
high-traffic businesses.

Especially at key community entries and along high-

profile roadway corridors, development standards

can set a higher bar to yield less intensive and more
attractive development outcomes relative to most
auto-oriented areas, including elevated standards for
landscaping (along street frontages and within
parking areas), signs and building design. The Manvel

zoning ordinance already includes a State Highway 6

(SH-6) overlay district for similar purposes (within

700 feet of the highway), along with a Highway

Mixed Use (HMU) base zoning district with some of

these intentions along a segment of the Masters

Road corridor.

Manvel Comprehensive Plan

@ Heavy commercial and sometimes light industrial
uses (e.g., warehouse/distribution, small-scale
processing/assembly, equipment rental/sales, heavy
vehicle repair, etc.) where appropriate in
Commercial areas, with the most intensive and
impactful industrial uses restricted to designated
Industrial areas.

- These uses typically have an Auto Urban
character due to the extent of site coverage by
buildings and paved areas, especially when they
involve significant truck traffic and/or outdoor
merchandise display or materials storage (e.g.,
home improvements store or building supply).

- Along with their relative land cover, industrial
uses vary in intensity from “light” to “heavy”
depending on how their on-site activities may
affect nearby properties (e.g., noise, vibration,
light/glare, dust and particulate emissions, odors,
hours of operation including in/out truck traffic,
as well as the sheer scale of some heavy
industrial uses that make them difficult to screen
from nearby developed areas and public streets
aside from fencing, landscaping and/or berms
along site perimeters).

- Certain intensive publicly-owned uses are best
located within Industrial areas because of their
similar character and operations (e.g., public
works facilities, fleet maintenance, treatment
plants, fire training, etc.).

Other Potential
Land Uses*

@ Office use accessory to a primary industrial use.

@ Pre-existing residential use in areas where
commercial and/or industrial activity has emerged
over time and may have become the predominant
use, leaving only scattered homes amid mostly
nonresidential development. This often occurs along
or near roadways that are more highly traveled than
in the past, have been widened or upgraded to carry
more traffic, and, therefore, are more conducive for
commercial development that relies on high visibility
to passerby traffic (i.e., the State Highway 6 corridor,
aka “Morris Avenue”).

@ The most intensive electric utility installations
relative to smaller substations located near
residential areas. These facilities are often screened
for both security and aesthetic reasons.

* See the note above under Other Potential Land Uses for Suburban Character, which also applies here.

Manvel, TX
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Criteria for Amending the Future Land Use and Character Map

Along with procedures for monitoring and periodically updating this Comprehensive Plan, another specific issue
involves consideration of proposed amendments to the adopted Future Land Use and Character map. A first
consideration is whether a map amendment is necessary immediately, such as in conjunction with a particular
rezoning request? Or, can a potential map adjustment wait so that it may be examined more holistically, along
with any other map changes under consideration, through the next interim review and update of the entire
Comprehensive Plan?

The following items should be reviewed and addressed, especially by the Planning, Development and Zoning
Commission, when a Future Land Use and Character map adjustment is proposed:

e Scope of Amendment: Is the proposed map change limited to one or a few parcels or would it affect a much
larger area?

e Change in Circumstances: What specific conditions have changed sufficiently to render the current map
designation(s) inappropriate or out-of-date (e.g., area’s population size and/or characteristics, area
character and building form, property/structure conditions, infrastructure or public services, market factors
including need for more land in a particular designation, etc.)?

e  Consistency with Other Plans: In addition to the Comprehensive Plan, is the proposed map change
consistent with the intent and policy direction of any other applicable plans (utility infrastructure or
drainage plans, public safety plans, parks and recreation master plan, etc.)?

e Adequate Information: Do City staff, the Planning, Development and Zoning Commission, and/or the City
Council have enough and appropriate information to move ahead with a decision (e.g., utility capacity,
potential traffic impacts, other public service implications, resident/stakeholder concerns and input)?

e  Stakeholder Input: What points, concerns and insights have been raised by area residents, property owners,
business owners, partner agencies/organizations or others?
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Transportation

This plan section focuses on near-term and longer-range transportation
needs and priorities in and around Manvel. Some of these priorities are
outward focused, involving regional and state-level entities and
necessary coordination, recognizing Manvel's place within a much larger
metropolitan region. Various other priorities are inward focused, such as
adding local roadway capacity plus ongoing street maintenance and
rehabilitation, and extending and filling gaps in the sidewalk system.

As in many communities, top transportation-related issues facing the
area include improving traffic flow, safety and connectivity while adding
more ways to move around the community safely on foot and by bike.
Continued enhancement of the area mobility system will be necessary to
accommodate the increased travel demand resulting from population
growth and development. A growing community also requires

L N 4

® & & o

January 2026 DRAFT

Plan Sections

Environment
Growth Capacity

Land Use and
Community Character

Transportation

Economic Development
Recreation and Amenities
Plan Implementation

more goods movement and draws additional visitor traffic to the newest retail offerings and other destinations.

As the transportation system continues to evolve, it should address not only traffic flow and safety needs but also
reflect the surrounding land use and character. Finally, public transportation services will likely become an
increasing priority over time, especially for those without a personal vehicle or with special transportation

needs, to reach jobs, education sites and essential services.

Why This Comprehensive Plan Section is Important for Manvel

Quality of Life

Reinforces the importance of minimizing traffic

congestion while also ensuring safe roadway
conditions as a key quality of life component for
Manvel residents.

Character

Highlights the role of street design in
establishing and reinforcing the desired
character of an area, whether in suburban
residential neighborhoods or in less developed

areas in and around the city.

Manvel, TX
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Neighborhood
Integrity

Emphasizes the fundamental priority placed on
neighborhood integrity, which is influenced by
traffic conditions on residential streets and the
safety of kids and adults when walking and
biking in the community.

Regional
Coordination

Recognizes that multiple state and regional
agencies plan for and guide transportation
upgrades and services in the area, enabling the
City to focus on local issues and needs along
with regional coordination.

Manvel, TX

Manvel Comprehensive Plan

Public Policy Basis

Provides the public policy basis for City
regulations and standards related to streets,
sidewalks and crosswalks, bike lanes, parking
and other mobility-related infrastructure and

physical improvements.

Community
Objectives

Supports Manvel’s linking of roadway and
corridor design to economic development and
aesthetic objectives.
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This new Comprehensive Plan builds on previous plans
Toegs {' and studies completed by the City of Manvel and other
= partners, including these most relevant to the
Transportation topic:
» 2015 City of Manvel Thoroughfare Plan
» Pavement Management Services, 2022

2015 City of Manvel
+  THOROUGHFARE PLAN

—

1%\ |

- LR 3
Pavement Management Services
Fins Repant | 0200199212

May 24 202

ted 1o Subriteed by
Gity of Manvel, Texas.
Fupio USA Land, Ine
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*Click Images to View Plans
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Ongoing road building
and connections through

2015 City of Manvel new development

Major Thoroughfare Plan

Improved connectivity to south
Manvel via Meridiana Parkway

Train horn quiet zones

Transportation

Accomplishments

Ongoing annual street improvements

by Public Works 2022 Pavement

Management Services Report

Expansion of SH 288 south
of Pearland
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Key Planning Issues and Considerations

Through the Manvel Today and the Strategic Plan phases of the comprehensive planning effort, numerous real
and perceived community issues and needs were identified through leadership and public engagement activities,
as well as through the work of the plan consultants and their interactions with City staff.

Key issues and considerations that led to the goals and action items in this Transportation section include (along
with specific points and suggestions from leadership and community input):

Key Planning Issues and Considerations

» Transportation network connectivity and accessibility of
key destinations
- Enhanced mobility and access across the community for all residents.

- Lack of turn lanes, especially into neighborhoods (e.g., Newport Estates
from Croix Road/CR 58).

- Expanded public transportation options.

Mobility & » Traffic flow and congestion management

. - Levels of service along major roadways and at busy intersections to
Congestion Management & maj Y Y

maintain traffic flow.

- Traffic congestion at key locations, especially during school times (e.g.,
Croix Road/CR 58 and Airline Road/CR 48).

- Traffic bottlenecks around schools and at intersections (e.g., SH 6 to SH
288 northbound).

- Occasional traffic delays at railroad crossings.

» Safety for all forms of travel

- Focus on enhancing safety for all as traffic volumes increase on Manvel's
major roadways with the area's growth.

- Desire for medians and safer roadway design on Highway 6.

- Safety concerns on Meridiana Parkway — need for crosswalks, flashing
Travel Safety lights and traffic calming.

- Limited areas where residents feel safe walking or biking, and with good
access to desired destinations.

- Desire for raised crosswalks for safer pedestrian movement.

» Basic and ongoing maintenance

Q - Both immediate spot repairs and periodic resurfacing to ensure safe
o\ roadway conditions while also protecting the longer-term integrity of the
Transportation System area transportation network — and the value of past public investments

toward it.

Maintenance - L :
- Missing road striping in places (e.g., Croix Road/CR 58), and damage from

trucks.
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» Technology solutions

- Need to implement an advanced traffic control system to manage more
effectively the increasing demands being placed on the area’s
transportation infrastructure.

Transportation Technology »  Future-readiness
& Sustainabilit - Anticipating and preparing for the implications of increasing vehicle
ustal y electrification, including the growing demand for car recharging
infrastructure, and ensuring that the City’s planning and development
processes are aligned with this ongoing shift towards more sustainable

transportation solutions.

» Advocating for Manvel's interests

- Continuing to cultivate and strengthen partnerships with Brazoria County
and other regional and state mobility partners, leveraging available funds
Regional Collaboration to support projects that provide mutual benefits and address shared
community objectives.
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Goals for Transportation

Manvel Comprehensive Plan

The actions in this Transportation section involve tangible steps that will lead to achievement of the following

goals:

Manvel, TX

Expanded and better-connected roadway,
sidewalk and trail networks to improve local
mobility options and reduce congestion.

Opportunistic additions and upgrades to Manvel's
major thoroughfare system in coordination with
private land development and through public
road projects.

Sustained investment in street maintenance and
periodic resurfacing to extend the life of Manvel’s
roadways and safeguard prior public
infrastructure investments.

Enhanced travel safety for all, including
measures that make Manvel a more pedestrian-
and bike-friendly city even as it gains more
residents and traffic.

Close coordination with Brazoria County, the
Texas Department of Transportation and other
partners to ensure regional mobility projects are
consistent with Manvel's preferences and to
maximize available funding for local
transportation improvements.

&7 /AR

AlGoalis a statement of a desired outcome

~ ("end”) toward which efforts are directed

as expressed by more specific objectives and
action steps (“means”).
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Actions for Transportation

Itemized below are a set of action strategies, involving both near- and longer-term steps, for responding to the
key issues and community needs identified in this Comprehensive Plan section.

STRATEGIC PRIORITY 1:
Potential Near-Term MTP Implementation Priorities

The timing and location of private land development, together with the availability of public funds for right-of-way
acquisition to accommodate any publicly-led roadway design and construction, will largely determine which
Major Thoroughfare Plan (MTP) alignments and connections can occur soonest. With those caveats in mind, the
following projects should take precedence where feasible:

»  Roadway extensions and connections in the vicinity of SH 288 given the extent and pace of development
around the freeway corridor, especially as the SH 288 upgrade project is completed (e.g., rest of Rodeo
Palms Parkway to Airline Road/CR 48).

»  Completion of north-south roadways parallel to SH 288 (e.g., Manvel Parkway on east side and Kirby Drive
on west side).

»  Elimination of 90-degree turns and new smoother alignment of Croix Road/CR 58 just east of SH 288.

»  Completion of more east-west connections in the rapidly-developing area between SH 288 and McCoy
Road (e.g., Charlotte Street, Dogwood Avenue and Del Bello Boulevard).

»  Northward extension of Pollard Boulevard to Croix Road/CR 58, especially given the eventual completion
of the City’s planned City Center Complex in this area.

»  Targeted right-of-way preservation and road network connections elsewhere, as opportunities arise, to
avoid lost possibilities for ever achieving better connectivity and alternative travel routes in particular
areas of the city and ETJ.

STRATEGIC PRIORITY 2:
Streets and Pavement Management

The City of Manvel is advancing toward a fully-paved road network with the asphalt paving of 17 gravel roads in
2024-2025 at a cost of $3.4 million. Installation of sidewalks and traffic signals in school zones is planned for late
2025, costing $6 million. Based on the newest Pavement Condition Index (PCI) data, the City aims to prioritize
roads under 26 feet wide for widening and implementing rehabilitation strategies. Key road safety concerns
include Meridiana Parkway and the Del Bello Road/Masters Road intersection, which require landscape and crash
mitigation.

City staff has also noted the need to improve right-of-way clarity and thoroughfare continuity through an updated
Major Thoroughfare Plan. Previous planning called for $34 million in roadway widening and $35 million in
pavement rehabilitation. Manvel should continue combining rehabilitation and widening where practical and
consider innovative cost-saving techniques in walk-through engineering assessments. Additionally, pedestrian and
bike infrastructure, especially near schools, should be evaluated for safe access integration.

Manvel’s roadway infrastructure must continue to grow and adapt in sync with development. Ongoing updates
to the Pavement Condition Index (PCl) is the basis for strategic prioritization, using a tiered strategy:
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»  Tier 1 (PCl < 25): Full reconstruction.
»  Tier 2 (PCI 25-45): Reclaim/widen or resurface.

»  Tier 3 (PCl > 45): Preventive maintenance.
Prioritization factors include:

»  PCl condition.
»  Road width and surface type.
»  Traffic volume and usage patterns.

» Road impact fees.

. » TxDOT partnerships.
Funding

. » Federal Better Utilizing Investments to Leverage Development (BUILD) grants
Options (previously TIGER).

» County overlays.

» Municipal bonds.

STRATEGIC PRIORITY 3:
Transportation System Management Best Practices

Along with the City's near-term singular focus on thoroughfare system development, plus ongoing maintenance
and upgrades to its existing road and sidewalk assets, the City should also prioritize the following actions and
practices as funding and staff resources allow:

»  Pursue an ongoing sidewalk improvement program to repair, replace or install new sidewalks, crosswalks
and curb cuts in high pedestrian use areas in the city (e.g., around school campuses, near public buildings
and spaces, in park vicinities, and in other activity centers in the city) and in other areas with the potential
to accommodate more walking with appropriate improvements and safety measures.

»  Follow a Transportation System Management (TSM) approach, which emphasizes efficient use of existing
roadway capacity when added-capacity projects are unlikely to happen in the near future, or ever, due to
physical or fiscal constraints (e.g., improvements and turning movement enhancements focused at
congested intersections, access management measures along roadways, improved roadway
marking/signage/lighting, traffic signal upgrades and use of “Intelligent Transportation System” or ITS
technologies, etc.).

»  In keeping with the nationwide Vision Zero movement, which aims to eliminate preventable injuries and
fatalities suffered by motorists, pedestrians and cyclists, pursue local actions such as:

»  Committing to capital projects that expand and enhance bicycle and pedestrian circulation and safety,
especially involving installation of protected bicycle/pedestrian lanes and facilities.

»  Evaluating whether speeds are a contributor to bicycle/pedestrian accidents and considering
potential speed limit reductions in locations of concern, along with targeted traffic calming measures
in both new development and existing developed areas.

»  Ensure ongoing coordination between local law enforcement and Alvin Independent School District
regarding planning for any on-street drop-off/pick-up queueing and related disruptions to usual traffic
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flow around school campuses during peak periods, and for overall congestion management and safety,
especially at the start of school years.

»  Apply a “dig once” strategy, taking advantage of opportunities to synchronize utility work with road
construction projects to reduce the cost burden of digging up streets multiple times. Also seek
opportunities to implement bicycle/pedestrian improvements in conjunction with street maintenance and
rehabilitation projects, utility installation and replacement projects, storm drainage projects and others.

»  Continue periodic updates of the City's MTP to set the stage for local capital improvements planning,
coordination with private property owners and developers, and pursuit of external funding and grants.

»  Actively participate in state-level and regional transportation planning efforts and funding processes,
primarily through the Houston-Galveston Area Council as the area's Metropolitan Planning Organization
(MPO), to advocate for local needs and advance regional projects with local benefit.

»  Continue to plan for the local implications of transportation technology advancements such as more
widespread use of electric vehicles, autonomous vehicles, electric bikes and scooters, ride-sharing services
and drones (e.g., for package deliveries, etc.).
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Major Thoroughfare Plan Review and Updates

The Major Thoroughfare Plan (MTP) is the City’s long-term road network plan, intended also to accommodate
pedestrian and bicycle circulation within the community where appropriate. The MTP is designed to address
current and anticipate future travel needs in and around Manvel. Similar to the Future Land Use and Character
map, which is intended to guide land use and development patterns over the next several decades, the MTP map
represents a long-term vision for the community’s surface transportation system.

Some of the proposed roadway alignments identified on the MTP, particularly in the outlying portions of the city
limits or Manvel’s extraterritorial jurisdiction (ETJ), may not be needed or fully constructed for some years.
Nonetheless, a core purpose of the MTP is to preserve the rights-of-way needed for future transportation
corridors so that, if and when land development occurs, adequate and continuous corridors for appropriately
sized and designed transportation facilities will be available for public acquisition, use and ongoing maintenance.
As noted later in this discussion, this longstanding model for improvement of local roadway networks in Texas has
become more difficult due to evolving statutory limitations on municipal authority.

Functional Classifications

Functional street classifications are based on the characteristics of a road and its relationship with other roads in
the area. Generally, the highest-level functional classes are designed to carry larger volumes of traffic between
travel origins and destinations, often at higher speeds. The lowest-level functional classes are designed primarily
to provide property access, and to move traffic to and from the higher-level roadway network. The specifics of the
classifications used on Manvel’s MTP are compiled in the table below. Minimum required right-of-way widths by
roadway type are also specified in the City’s Design Criteria Manual, the latest version of which is always available
on the Engineering Department page of the City website (https://www.cityofmanvel.com/407/Engineering-
Department).
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Roadway Type

Characteristics

Manvel Comprehensive Plan

Right-of-Way
Minimum Width

Local Examples

Limited Access

» Limited-access facility for higher speeds
and volume of traffic.

» Typically physically separated from other
roads and travel modes (i.e., no
pedestrian or bicycle facilities).

Right-of-way need
set by other entities
besides City (Texas
Department of
Transportation for

»

SH 288

Highway » Provides a high level of mobility and SH 288)
serves travel between regional
destinations.
» Frontage roads sometimes included to
provide local access.
» Carries less traffic than Limited Access 120 feet » SH 6 (wide right-
Highways, but still at relatively higher of-way and
speeds than other local roadways to extent of travel
facilitate longer-distance travel to lanes also fulfills
destinations. SH 6’s function
Major » Provides greater local access than as a hurricane
Thoroughfare Limited Access Highways. evacuation
» Restriction of left turns to particular route)
locations typically implemented over
time for safety reasons and given the
roadway’s primary traffic movement
function.
» Moves traffic between regional highways 120 feet » Airline Rd/CR 48
and more local streets. » Bailey Rd
» Enhanced design and landscaping, » Croix Rd/CR 58
especially on medians and along parallel » Del Bello Blvd
greenways with sufficient width outside » Del Bello Rd/
of the roadway to accommodate winding CR 90
shared-use paths for pedestrians, joggers » Kirby Dr
and cyclists, especially for longer- »  Magnolia Pkwy
Parkway distance trips.
. ] o » Manvel Pkwy
»  Truck traffic sometimes prohibited or
. ) . . » Masters Rd
discouraged, including through design
. » McCoy Rd
techniques (e.g., roundabouts). » Meridiana Pkwy
NOTE: A Parkway, with similar design » Pollard Blvd

characteristics, effectively functions as an
Arterial class roadway.

»

»

Pomona Pkwy
Rodeo Palms
Pkwy

Manvel, TX
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Roadway Type Characteristics . . . Local Examples
vy iyp Minimum Width P

» Provides connections between higher- 100 feet » Belcher Road
level roadways and Collectors and local » Bissell Rd
streets. » Cemetery Rd

» Designed for higher traffic volumes and (portion)
speeds than Collector or local streets, » Lira Rd
but with a more local mobility focus than » Markham Rd
the regional traffic-moving function of » Oilfield Rd

Arterial -I}I}?qlted ,:ccess Highways and Major » 0Old Chocolate
oroughfares. Ba
you Rd

» May or may not include medians and (portion)
greater Fontrol of t.urns <.1Iepend|ng on » Old Massey
the particular location, right-of-way Ranch Rd
Zﬁalla;(lj)li)ltydan(‘j dezlgn Son5|d(|er:t|ons. »  Pearland Sites Rd

» ou | e designed as . complete »  Pursley Blvd
streets” wherever feasible to
accommodate pedestrians and cyclists.

» Collects traffic from local streets and 80 feet » Cemetery Rd
provides connections to Arterials and (portion)
Major Thoroughfares. » Charlotte St

» Provides access to residential areas and » Clark Rd
related local traffic generators (e.g., »  Croix Pkwy/CR
schools, parks, places of worship, etc.). 84

» Collector roadways should not be » Cumulus Rd
designated as truck routes unless special » Dogwood Ave
precautions are taken with respect to » lowa Ln
design (e.g., curb return radii, minimum »  Jordan Rd
tangent lengths between reverse curves, .

. I » Lewis Ln
construction specifications, etc.) and the
. » Old Chocolate
abutting land uses.
. Bayou Rd
» Collectors should extend continuously (portion)
between Arterials and should cross P
Collector . » Orchard Park Ln
creeks, drainage channels and other IRd
barriers, where feasible, to provide » Scopel R
adequate system continuity. »  Southfork Pkwy
» Uzzell Rd

»

»

»

Manvel, TX

Traffic calming techniques should be
used to slow traffic along continuous
sections of Collectors (preferably built
into the original street design rather
than retrofitted later).

Sidewalks should ideally be located on
both sides of all Collectors.

When a Collector ties directly into a
Major Thoroughfare or TxDOT roadway,
widening to Arterial width on the
Collector approach to such intersections
should be required.
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Observations on 2021 MTP Map

The City of Manvel adopted its current MTP in 2021. As part of Manvel’s 2026 Comprehensive Plan update, the
MTP map was also reviewed and updated. Along with leadership and public input, the updated MTP reflects
discussions with Brazoria County and Texas Department of Transportation representatives, consideration of actual
roadway alignments and improvement outcomes based on previous MTPs, trends in and the latest plans for new
land development activity within Manvel, and other area transportation projects such as the ongoing SH 288
upgrade through Manvel.
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City of Manvel Major Thoroughfare Map

Drainage - Right of Way 2021 Major Thoroughfares: = =+ proposed Artenial (100 ROW) Subdivision Floos Plain N
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— 100 130 ~——— Collectur (B0 ROW) = = 1 Propesed Parkway (120' ROW) mn i ¥ 5
—in === Proposed Collector (80 ROW) = Major Thoroughfare (1207 KOW) 7.7 2 Doy Limies M 100 - yr (46) S
— 150210 — firteial {100 ROW) I Fiootuay
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Key observations from the 2021 MTP review included:

»

»

»

»

»

»

The 2021 MTP map reflects a relatively good network of continuous main roadways both east-west and
north-south, although this is primarily north of SH 6. Continuity is less evident south of SH 6, other than
Meridiana Parkway and Masters Road.

The map shows perimeter connections in various locations to roadways that continue beyond Manvel’s
jurisdiction into neighboring communities and unincorporated areas.

The map also reflects challenges to MTP implementation in various places due to multiple factors,

including:

»  Environmental constraints (e.g., necessary and more costly bridge crossings over canals and bayous,
floodplain areas associated with these waterways, etc.).

»  Existing residential and/or commercial development in the path of direct and logical roadway
network connections.

»  Abrupt changes in the orientation of properties at various locations in the city limits and ETJ (i.e., due
north-south property orientation in the west and northwest and in some south side areas, changing
to a northeast-southwest angle on the east side, then areas north and south of SH 6 where properties
align more with it and the parallel railroad, and then an entirely different orientation of properties in
the Meridiana area and the southernmost city limits).

Spacing of the highest-level roadways is less than ideal in some locations, sometimes too close and
sometimes too far apart, due to the constraints noted above.

Lost opportunities for roadway network connectivity stand out in some locations, sometimes due to the
layout of newer developments that do not accommodate through streets (e.g., lack of more connections
across and beyond Meridiana), and elsewhere due to where significant land uses were sited (e.g., large
Manvel High School campus blocking a westward extension of Large Avenue and/or Lewis Lane parallel to
SH 6).

Accomplishment of the Meridiana Parkway railroad overpass was a major win for Manvel given substantial
obstacles to any such crossings of railroads elsewhere in the region, state and nation. However, lost
opportunities for continuous parallel roadways immediately south and north of SH 6 will remain a forever
challenge, with both through travelers and local residents having to use the main highway for many cross-
town trips.

Itemized below are the specific changes incorporated into the newest adopted map. [PENDING finalization and
adoption]
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Legend
T Manvel City Limits City Thoroughfare Classifications
r_’ﬂj Manvel Extraterritorial Jurisdiction ®  Grade Separated Interchange /N Arterial (100° ROW)
Parcel Boundary Limited Access Highway (SH 288) <" " Proposed Arterial (100" ROW)
«  Public Facility N/ Major Thoroughfare (120' ROW) "~ Collector (80' ROW)
I School N/ Parkway (120' ROW) " Proposed Collector (80' ROW)
' Park #.*" Proposed Parkway (120' ROW)  NOTE: A Parkway, with similar design characteristics,

effectively functions as an Arterial class roadway.

*Click to Enlarge Map
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Major Thoroughfare Functional Classifications

Symbol Key:
"M" Street = Major Thoroughfares.
"A" Street = four lane divided roadways with a 14-feet median, parkways and 12-feet wide lanes.
"A1" Street = four lane undivided roadways with parkways and 12-feet wide lanes.
"A2" Street = four lane divided roadways with a 14-feet median a buffered bike lane, parkways and 12-feet wide lanes.
"A3" Street = three lane undivided roadways with a center turn lane. The roadway includes
parkways, two 12-feet driving lanes and a 14-feet center turn lane.
"B" Street = four lane undivided roadways with parkways and 12-feet wide driving lanes.
"B1" Street = two lanes undivided roadways with parkways and 12-feet wide lanes.
"B2" Street = three lane roadways with parkways, buffered bike lanes, a 14-feet wide center turn lane and 12-feet wide lanes.
"P1" Street = Parkways with four lane divided roadways with 12-feet wide multi-purpose pathways
within a 26-feet parkway, 12-feet wide travel lanes, and a 14-feet wide median.
"P2" Street = Parkways with four lane divided roadways with 18-feet wide parkways,
6-feet buffered bike lanes, 12-feet wide travel lanes, and a 14-feet wide median.

Functional Roadwa T Current Revised
y & Classification Classification

Classification

Magnolia
Limited Access Pkwy to
Hwy SH 288 south of SH - - -

6/city limits

Airline
Rd/CR

48 (west
Major SHE city limits)
Thoroughfare to Pearland
Sites Rd
(east city
limits)

M M 120'

Magnolia
Pkwy to
south of SH
6/city limits

Parkway Pomona

Bailey Rd Pkwy to P1 P1 120'
Masters Rd

Airline Rd/CR 48 P1 P1 120'

Airline
Rd/CR 48
to Del Bello
Rd/CR 90

SH 288 to
Del Bello .
Del Bello Blvd Rd/ P1 P1 120

CR 90

Croix Rd/CR 58 P1 P2 120'
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Major Thoroughfare Functional Classifications

Symbol Key:
"M" Street = Major Thoroughfares.
"A" Street = four lane divided roadways with a 14-feet median, parkways and 12-feet wide lanes.
"A1" Street = four lane undivided roadways with parkways and 12-feet wide lanes.
"A2" Street = four lane divided roadways with a 14-feet median a buffered bike lane, parkways and 12-feet wide lanes.
"A3" Street = three lane undivided roadways with a center turn lane. The roadway includes
parkways, two 12-feet driving lanes and a 14-feet center turn lane.
"B" Street = four lane undivided roadways with parkways and 12-feet wide driving lanes.
"B1" Street = two lanes undivided roadways with parkways and 12-feet wide lanes.
"B2" Street = three lane roadways with parkways, buffered bike lanes, a 14-feet wide center turn lane and 12-feet wide lanes.
"P1" Street = Parkways with four lane divided roadways with 12-feet wide multi-purpose pathways
within a 26-feet parkway, 12-feet wide travel lanes, and a 14-feet wide median.
"P2" Street = Parkways with four lane divided roadways with 18-feet wide parkways,
6-feet buffered bike lanes, 12-feet wide travel lanes, and a 14-feet wide median.

Functional Roadwa Current Revised
y Classification Classification

Classification

North of
Del Bello Rd/ Magnolia
CR90 Pkwy to
Masters Rd

P1 P1 120'

Pomona
Kirby Dr Pkwy to SH P1 P1 120'
6

Airline

Rd/CR 48
Magnolia Pkwy to east of P1 P1 120'
Del Bello
Rd/CR 90

SH 6 to
Manvel Pkwy Magnolia P1 P1 120'
Pkwy

Bailey Rd
Masters Rd to south P1 P1 120'
city limits

SH 6 to
McCoy Rd Dogwood P1 P1 120'
Ave

SH 6 to
Meridiana Pkwy south P1 P1 120'
city limits

SH 6 to
Pollard Blvd Croix P1 P1 120'
Rd/CR 58
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Major Thoroughfare Functional Classifications

Symbol Key:
"M" Street = Major Thoroughfares.
"A" Street = four lane divided roadways with a 14-feet median, parkways and 12-feet wide lanes.
"A1" Street = four lane undivided roadways with parkways and 12-feet wide lanes.
"A2" Street = four lane divided roadways with a 14-feet median a buffered bike lane, parkways and 12-feet wide lanes.
"A3" Street = three lane undivided roadways with a center turn lane. The roadway includes
parkways, two 12-feet driving lanes and a 14-feet center turn lane.
"B" Street = four lane undivided roadways with parkways and 12-feet wide driving lanes.
"B1" Street = two lanes undivided roadways with parkways and 12-feet wide lanes.
"B2" Street = three lane roadways with parkways, buffered bike lanes, a 14-feet wide center turn lane and 12-feet wide lanes.
"P1" Street = Parkways with four lane divided roadways with 12-feet wide multi-purpose pathways
within a 26-feet parkway, 12-feet wide travel lanes, and a 14-feet wide median.
"P2" Street = Parkways with four lane divided roadways with 18-feet wide parkways,
6-feet buffered bike lanes, 12-feet wide travel lanes, and a 14-feet wide median.

Functional Roadwa T Current Revised
y & Classification Classification

Classification

Airline
Rd/CR 48
Pomona Pkwy to P1 P2 120'
Magnolia
Pkwy

Airline

Rd/CR 48
Rodeo Palms Pkwy (west P2 P2 120'
city limits)
to SH 288

Masters Rd
to |
Belcher Rd Pearland Si P1 Al 100

tes Rd

Meridiana
Pkwy to
Pearland
Sites Rd

Bissell Rd B Al 100'

Arterial SH 6 to
Cemetery Rd Pearland Si -- Al 100'
tes Rd

Bailey Rd
Lira Rd/Old Chocolate | to Del Bello
Bayou Rd Rd/

CR 90
QOilfield Rd

Markham Rd to Uzzell Rd P1 Al 100

Al Al 100'
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Major Thoroughfare Functional Classifications

Symbol Key:
"M" Street = Major Thoroughfares.
"A" Street = four lane divided roadways with a 14-feet median, parkways and 12-feet wide lanes.
"A1" Street = four lane undivided roadways with parkways and 12-feet wide lanes.
"A2" Street = four lane divided roadways with a 14-feet median a buffered bike lane, parkways and 12-feet wide lanes.
"A3" Street = three lane undivided roadways with a center turn lane. The roadway includes
parkways, two 12-feet driving lanes and a 14-feet center turn lane.
"B" Street = four lane undivided roadways with parkways and 12-feet wide driving lanes.
"B1" Street = two lanes undivided roadways with parkways and 12-feet wide lanes.
"B2" Street = three lane roadways with parkways, buffered bike lanes, a 14-feet wide center turn lane and 12-feet wide lanes.
"P1" Street = Parkways with four lane divided roadways with 12-feet wide multi-purpose pathways
within a 26-feet parkway, 12-feet wide travel lanes, and a 14-feet wide median.
"P2" Street = Parkways with four lane divided roadways with 18-feet wide parkways,
6-feet buffered bike lanes, 12-feet wide travel lanes, and a 14-feet wide median.

Functional Roadwa Current Revised
y Classification Classification

Classification

Masters Rd
- to ,
Oilfield Rd Pearland Si A3 Al 100

tes Rd

Del Bello
Rd/CR 90
to

city limits

Old Massey Ranch Rd Al Al 100'

North of
Pearland Sites Rd Ollisle! e A3 A3 100'
to south

ETJ line

Clark Rd to
Pursley Blvd Meridiana A A3 100'
Pkwy

Scott Ave .
Cemetery Rd to SH 6 Al B1 80

SH 288 to ,
Charlotte St Masters Rd B1 B1 80

Collector Pursley
Clark Rd Blvd to B1 B1 80'

Jordan Rd

Pomona
. Pkwy to .
Croix Parkway/CR 84 Croix Rd/C -- B1 80

R58
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Major Thoroughfare Functional Classifications

Symbol Key:
"M" Street = Major Thoroughfares.
"A" Street = four lane divided roadways with a 14-feet median, parkways and 12-feet wide lanes.
"A1" Street = four lane undivided roadways with parkways and 12-feet wide lanes.
"A2" Street = four lane divided roadways with a 14-feet median a buffered bike lane, parkways and 12-feet wide lanes.
"A3" Street = three lane undivided roadways with a center turn lane. The roadway includes
parkways, two 12-feet driving lanes and a 14-feet center turn lane.
"B" Street = four lane undivided roadways with parkways and 12-feet wide driving lanes.
"B1" Street = two lanes undivided roadways with parkways and 12-feet wide lanes.
"B2" Street = three lane roadways with parkways, buffered bike lanes, a 14-feet wide center turn lane and 12-feet wide lanes.
"P1" Street = Parkways with four lane divided roadways with 12-feet wide multi-purpose pathways
within a 26-feet parkway, 12-feet wide travel lanes, and a 14-feet wide median.
"P2" Street = Parkways with four lane divided roadways with 18-feet wide parkways,
6-feet buffered bike lanes, 12-feet wide travel lanes, and a 14-feet wide median.

Functional Roadwa T Current Revised
y & Classification Classification

Classification

Meridiana
Cumulus Rd Pkwy to -- B2 80'
Masters Rd

Manvel
Dogwood Ave Pkwy to B1 B1 80'
Masters Rd

Manvel
Pkwy to .
lowa Ln Alleluia Trai h B1 80

Clark Rd to
Jordan Rd Pearland Si B2 B1 80'
tes Rd

McCoy Rd
. to '
Lewis Ln Al B1 80
Cemetery

Rd

Lira Rd/Old
Chocolate
Bayou Rd B1 B1 80'
to Masters
Rd

Old Chocolate Bayou
Rd

Pomona
Pkwy to '
Orchard Park Ln Croix Rd/ -- B 80

CR 58

Manvel, TX 95



Manvel Comprehensive Plan

Major Thoroughfare Functional Classifications

Symbol Key:
"M" Street = Major Thoroughfares.
"A" Street = four lane divided roadways with a 14-feet median, parkways and 12-feet wide lanes.
"A1" Street = four lane undivided roadways with parkways and 12-feet wide lanes.
"A2" Street = four lane divided roadways with a 14-feet median a buffered bike lane, parkways and 12-feet wide lanes.
"A3" Street = three lane undivided roadways with a center turn lane. The roadway includes
parkways, two 12-feet driving lanes and a 14-feet center turn lane.
"B" Street = four lane undivided roadways with parkways and 12-feet wide driving lanes.
"B1" Street = two lanes undivided roadways with parkways and 12-feet wide lanes.
"B2" Street = three lane roadways with parkways, buffered bike lanes, a 14-feet wide center turn lane and 12-feet wide lanes.
"P1" Street = Parkways with four lane divided roadways with 12-feet wide multi-purpose pathways
within a 26-feet parkway, 12-feet wide travel lanes, and a 14-feet wide median.
"P2" Street = Parkways with four lane divided roadways with 18-feet wide parkways,
6-feet buffered bike lanes, 12-feet wide travel lanes, and a 14-feet wide median.

Functional Roadwa T Current Revised
Classification y g Classification Classification

Belcher Rd

Scopel Rd to Qilfield A3 B1 80'
Rd
Kirby
Dr/Pomona

Southfork Pkwy Pkwy to -- B or B2 80'
Magnolia
Pkwy
Masters Rd

Uzzell Rd to B1 B1 80'
city limits
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Typical Street Sections

Type "M" Street

16' ; 16' ; 12! 16'
(6' Sidewalk) Median Lane (6' Sidewalk)

120" ROW

Type "P1" Street

26' : ' 14 ' 26'
(12' Shared Use Path) Median (12' Shared Use Path)

120' ROW
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Typical Street Sections

Type "P2" Street

18' €' Bike Lane 12' g 14' : 12' 6' Bike Lane 18'
(6" Sidewalk) w 4' Buffer Lane Median Lane w 4' Buffer (6' Sidewalk)

120' ROW

Type "A" Street

21 12 12 14 12 12' 17
(12" Shared Lane Lane Median Lane Lane (6' Sidewalk)
Use Path)
100' ROW
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Typical Street Sections

Type "Al1" Street

2¢' . 12! 12 . 26
(12' Shared Use Path) Lane Lane {12' Shared Use Path)

100" ROW

Type "A2" Street

16' 12' 12' 14 12 12 &' 16'
{12' Shared Lane Lane Median Lane Lane Bike Lane (B' Sidewalk)
Use Path)
100' ROW
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Typical Street Sections

Type "A3" Street

30 12 14' 12 30
(12" Shared Use Path) Lane Center Turn Lane Lane (12" Shared Use Path)

100" ROW

Type "A4" Street

38 ' 12 38
(12' Shared Use Path) Lane Lane (12" Shared Use Path)

100' ROW
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Typical Street Sections

Type "B" Street

16’ 12 12 12 : 16'
(6' Sidewalk) Lane Lane Lane (&' Sidewalk)

80' ROW

28 12 12 28
(12' Shared Use Path) Lane Lane (12' Shared Use Path)

80' ROW
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Typical Street Sections

Type "B2" Street

15' 6 12 14' 12 5' 15'
(8' Sidewalk) Blke Lane Lane Center Turn Lane Lane Blke Lane (&' Sidewalk)

80' ROW

Type "B3" Street

21 ' 14 12 21"
(12" Shared Use Path) Median Lane {12' Shared Use Path)

80" ROW
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Typical Street Sections

Local Street - Preferred Elements for New Streets

18 12 12 18
{6' Sidewalk) Lane Lane (8' Sidewalk)

60' ROW

Local Street - Preferred Elements for Streets with Open-Ditch Drainage (Option 1)

17 13 13' 17
(Open Ditch) Lane Lane (5-6' Sidewalk)

60' ROW

Manvel, TX
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Typical Street Sections

Local Street - Preferred Elements for Streets with Open-Ditch Drainage (Option 2)

17 13 13 17
(5'-6" Sidewalk w Lane Lane (Open Ditch)
slotted curb)

60' ROW

Local Street - Least-Preferred Alternative for Streets with Open-Ditch Drainage

17 13 13 17
{With Open Ditch) Lane Lane {With Open Ditch)

60" ROW
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New Challenge to Thoroughfare Plan
Implementation and Administration

As part of ongoing efforts by State of Texas elected leaders to limit municipal authorities, the Texas Legislature in
2023 amended Texas Local Government Code Section 212.010 (within Chapter 212, Municipal Regulation of
Subdivisions and Property Development) to end the long-held ability of Texas cities to require, as a condition of
subdivision plat approval, the dedication of land within the subdivision for a future street or alley that is:

1. Notintended by the owner of the tract (even if on the City’s adopted Thoroughfare Plan); and
2. Notincluded, funded, and approved in:
a. A capital improvement plan adopted by the municipality; or

b. Asimilar plan adopted by a county in which the municipality is located or the state.

This measure undercut a fundamental purpose of thoroughfare planning as stated at the start of this section — to
help preserve rights-of-way needed for future connectivity of the area roadway network, which is essential for
long-term traffic circulation and for efficient access to properties in residential plus commercial and industrial
areas. Network connectivity and smooth access are also crucial for police, fire and emergency medical response;
during and after damaging weather events; and for circulation of school buses, solid waste vehicles, transit
vehicles, mail and other delivery vehicles, and other public and private service functions.

The very essence of thoroughfare planning is to preserve and acquire the necessary segments of future planned
roadway corridors as individual land development projects occur. Often, such right-of-way set-asides happen well
before the broader area has developed to the point to justify the roadway’s full construction, when enough new
traffic volume has built up in the area. Without this thoroughfare plan implementation method, the City will need
to rely on interactions with like-minded property owners and developers who see the value in ultimate planned
roadway connections to and within their developments. The specifics of priority right-of-way preservation
(including potential dedication or public acquisition) and of near-term or later roadway construction
responsibilities can also be negotiated and committed to through public/private development agreements.

Completed Roads

Roadway segments that were previously dashed lines on the MTP map but have been built in the last several
years and are now shown as solid lines include:

» A portion of Kirby Drive south of Pomona Parkway.
»  Del Bello Boulevard east from SH 288 to where it intersects with Pollard Boulevard.
»  Pollard Boulevard all the way north to Del Bello Boulevard.

Notable Map Changes

Significant changes to roadway alignments or segments on the map — and removal of some previously-shown
alignments —include:

»  Adjustment of Old Massey Ranch Road to follow its existing alignment, with a jog at Old Chocolate Bayou
Road, rather than a new segment previously shown east of Old Chocolate Bayou Road that would have
eliminated the jog and provided a smoother alighment.
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»  Removal of an eastward extension of Croix Road past Del Bello Road to the eastern city limits, eventually
connecting to a northward extension of Cemetery Road (also now removed), as the alignment did not
follow any existing roadways and would have impacted numerous properties and existing residents. This is

also an area where preservation of more Rural character is indicated on the Future Land Use and
Character map.

»  Removal of Patterson Road entirely (a previous Parkway designation on Patterson Road was part of a
northward extension of McCoy Road to ultimately follow a portion of Old Chocolate Bayou Road and
eventually connect to Cullen Parkway up into Pearland).

»  Del Bello Road/CR 90 now designated an Arterial rather than a Parkway.

»  Adjustment of the Pollard Boulevard alignment to continue straight north to Croix Road, once north of Del
Bello Boulevard, rather than a previous northeasterly curve that would have connected Pollard to Del Bello
Road. The due-north extension follows property lines while the previous curving alignment would have
impacted various properties.

»  Adjustment of the east end of the Del Bello Boulevard alignment to turn northeast so it connects directly
to Lira Road and intersects with Del Bello Road at a 90-degree angle.

»  Removal of a Collector connection previously shown between Qilfield Road and Old Chocolate Bayou Road
at Masters Road. Instead, the MTP map now shows the existing alignment of Scopel Road as a Collector,
which connects to Belcher Road before its intersection with Masters Road (south of Old Chocolate Bayou
Road).

»  In the same vicinity, Belcher Road now designated an Arterial rather than a Parkway. The previous map
had also shown an entirely new alignment diverging south from Belcher Road that would have had to cross
Mustang Bayou to connect to Del Bello Road at Masters Road.

»  The east side alignment that lines up with existing Markham Road now stops at Qilfield Road on the north
end. The entire alignment north and south of SH 6 is also now designated an Arterial rather than a
Parkway.

»  Cemetery Road now designated a Collector rather than an Arterial north of SH 6. Also, the MTP
designation on Cemetery Road now stops where the road turns northeast, at Scott Avenue, and no longer
extends all the way to the ETJ boundary north of Qilfield Road. All of the alignment changes in this
northeast area are consistent with the aim of preserving more Rural character as indicated on the Future
Land Use and Character map.

»  Lewis Lane now designated a Collector rather than an Arterial. Also, removal of an eastward extension of
Lewis Lane to connect with CR 95, which would have also required a Mustang Bayou crossing. The portion
between Cemetery Road and the previous Markham Road Parkway alignment (now an Arterial) would
have been challenging due to existing homes and residents along both Mississippi Road and Pine Street.

»  Pearland Sites Road now stays on a straight alignment along the City’s ETJ boundary south of SH 6 rather
than curving southeast as on the previous map. Pearland Sites Road was also changed from a Parkway to
Arterial designation.

»  The western end of the Rodeo Palms Parkway alignment near its intersection with Airline Road/CR 48, as
well as the Kirby Drive alignment south of the Parkway, were both adjusted slightly based on development
plans in the area and in coordination with Brazoria County.

»  Asimilar adjustment to where lowa Lane connects to future Manvel Parkway (slightly farther north) based
on development plans in the area.
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Notable Map Additions

Significant roadway alignments or segments that are new on the updated map include:

»  Addition of Southfork Parkway as a Collector.
»  Addition of Orchard Park Lane and Croix Parkway/CR 84 as Collectors.

»  Addition of Lira Road as an Arterial that, with a future crossing of Mustang Bayou, would connect it to Old
Chocolate Bayou Road northward to Bailey Road. Also, this north portion of Old Chocolate Bayou Road
was changed to Arterial versus Parkway on the City’s 2021 MTP map. Therefore, the portion of Old
Chocolate Bayou Road between Lira Road and Masters Road is now shown as a Collector.

»  Addition of a new south extension of Cemetery Road from SH 6, as an Arterial that starts to curve to the
southeast after crossing the Briscoe Canal until reaching the southernmost point of the City’s ETJ at an
intersection with the Pearland Sites Road extended alignment.

»  Addition of a short new Collector alignment between Masters Road and the new south extension of
Cemetery Road. As a result of the alignments added in this south side area, a more east-west Arterial
alignment from the previous MTP map, going east from Masters Road and coming very close to the Briscoe
Canal at one point, was removed.

»  Addition of Cumulus Road as a Collector as it provides a connection between Meridiana Parkway and
Masters Road.

»  Addition of lowa Lane south of SH 6 as a Collector, connecting to Alleluia Trail.
»  Extension of the Charlotte Road Collector alignment west to SH 288.

Also, the locations of six grade-separated interchanges along SH 288 in the Manvel area are now highlighted on
the map, some of which are very new as part of the ongoing SH 288 improvement project.

ADDITIONAL BACKGROUND: Thoroughfare Planning Considerations

Itemized below are typical considerations that factor into thoroughfare planning processes and the resulting
maps. Some of the considerations are technical while others involve a broader perspective on community
planning beyond just the safe and efficient movement of people and goods within and across a developing area.

Network and Alignment Factors

»  Continuity (higher-level roadways) versus discontinuity (lower-level roadways) through an adequate array
of north-south and east-west main thoroughfares that extend across and beyond the city.

»  Connectivity of the network and between origins/destinations, within the local street system and to the
regional highway system.

»  Spacing and density of the network.

»  Intersection location and spacing of major roadways for effective signalization of key intersections.
»  Alternative travel routes for emergency response and during natural disasters.

»  Multiple routes and travel options to avoid traffic overload on certain roadways.

»  Crossings (water, railroads, freeways, etc.).

»  Grade separation needs at key locations to maintain traffic flow and enhance safety.

»  Multi-modal planning (pedestrian, bicycle, transit, freight, etc.).
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Constraints

»

»

»

»

»

»

»

»

»

Physical (floodplains, topography, water features, utility/pipeline corridors, etc.).
Property pattern.

Existing development.

Environmental features / assets (e.g., forested areas, wetlands, etc.).

Parkland and preserved open space.

Jurisdictions (territorial, roadways, water features, etc.).

Right-of-way potential (adequate width for eventual construction of a full roadway cross section to
standard).

Existing driveways and developed frontage along roadways (access management needs).
Fiscal (network cost implications, maintenance, cost of bridges and grade separations, etc.).

Land Use-Transportation Coordination

»

»

»

»

»

»

»

Inducement of desired / undesired land use (MTP consistency with future land use plan and zoning).

Designing roadways in context with their surroundings to maintain desired community character and to
minimize effects on valued natural resources.

Consistency with utility master planning and growth management strategy.
Potential traffic volumes.

Location of major traffic generators.

Location of “sensitive” land uses (e.g., residential, schools, parks, cemeteries, etc.).

Emergency access (network connectivity) and location of critical destinations such as hospitals, police and
fire facilities, emergency operations center for the area, etc.
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Economic Development

Economic development is a shared effort between local governments
and the business community with the mutual benefit of increased Plan Sections
economic activity. It involves the core objectives of creating jobs, raising
household incomes, expanding tax bases, improving a community’s
"quality of place," and reducing barriers to personal and community Growth Capacity
prosperity. All that said, it can mean very different things to different Land Use and

people. Public officials tend to emphasize its effects on tax revenues and Community Character
relieving pressure on residential taxpayers. The average citizen
sometimes focuses on consumer conveniences and having a greater
choice of local goods and services. Educators and chambers of commerce
talk mainly about jobs and the private investment that generates them.
Business owners want greater foot traffic and better-skilled employees.

¢ Environment

®* <&

Transportation
Economic Development
Recreation and Amenities

* & & o

Plan Implementation

Like many things, economic development involves trade-offs and juggling

different, sometimes conflicting goals. It is also not something that should be approached in an unfocused
“shotgun” fashion. It can sometimes stand in opposition to other community goals such as natural resource
protection and managing traffic if it is not conducted in a very strategic and nuanced way. Or it can lead to
disappointing results when a community’s assets and ambitions are not well aligned with real-world market
opportunities. The challenge is to grow local economies at the point where a community’s desired place quality,
its assets and its realistic market opportunities intersect. That “sweet spot” will vary widely from one community
to another.

Finally, the topic of economic development is inextricably linked to the broader comprehensive planning topics of
land use and infrastructure, as well as the more universal subject of education. Increasingly, it is also tied to the
broader issues of housing and community attractiveness and livability. This is because economic development is
ultimately driven by workers and consumers who increasingly prefer unique experiences and places to live, work,
shop and enjoy their leisure time. In their quest to secure both customers and talent, businesses will locate where
they can access the highest concentrations of both. These are the places where people choose to live —and thrive.

It is for this reason that economic development strategies in many communities have become broader community
livability strategies in a more holistic sense. In today’s economy, generally only lower-end retail businesses and
other small employers can survive solely on commuter traffic.
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Why This Comprehensive Plan Section is Important for Manvel

Strategic Alignment

Connects this Comprehensive Plan, which is
focused on Manvel’s overall growth
and development, to more detailed economic
plans and strategies overseen by the area’s lead
entities for economic development: Manvel
Economic Development Corporation (MEDC),
Northern Brazoria County Chamber of
Commerce, Economic Development Alliance of
Brazoria County, and the Greater Houston
Partnership.

Economic Essentials

Links to other plan sections that address the
prerequisites for a vibrant economy, including
public infrastructure capacity, available land for
growth of new and existing business, all forms of
transportation for moving workers and goods,
and attainable housing options and a quality
living environment to ensure an adequate labor
pool to meet the needs of area employers.

Manvel, TX

Empowerment

Reinforces local government's responsibility
under state law to promote the public’s general
welfare by broadening economic opportunity in

the area, whether in terms of the range and

quality of job opportunities, programs and
resources for enhancing one’s marketable skills,
improved mobility to access employment and
education sites, or the environment for
supporting home-grown entrepreneurs.

City's Role

Reinforces that while the City is not the area’s
lead entity for economic development, it has a
foundational role to play involving provision of
utility infrastructure and other essential public
services, and applying its land development
regulations to maintain a favorable investment
framework for commercial and industrial activity.
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Legacy of Past Planning

This new Comprehensive Plan builds on previous plans
and studies completed by the City of Manvel and other
partners, including these most relevant to the Economic
Development topic:

» Economic Development Strategic Plan, 2024

ECONOMIC
DEVELOPMENT
STRATEGIC PLAN

WWW.CITYOFMANVEL.COM

FALL 2024

PREPARED BY:

*Click Image to View Plan
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Manvel Town Center
HEB-anchored development Higher profile for Manvel within
region due to growth

Ongoing partnership with renamed

Northern Brazoria County Chamber of Commerce Extent of new housing and

neighborhoods in
Manvel Economic Development master-planned developments
Corporation Strategic Plan

Economic Development

Accomplishments

Upgraded SH 288 and Industries and retail business
SH 6 corridors drawn to SH 6 corridor

City attention to upgrading infrastructure,
streets and public services and facilities

Growing retail base with more Positive ratings of Manvel High School
rooftops and disposable income and Alvin ISD schools

Manvel, TX 112



RN
204,35

Manvel Comprehensive Plan

Key Planning Issues and Considerations

Through the Manvel Today and the Strategic Plan phases of the comprehensive planning effort, numerous real
and perceived community issues and needs were identified through leadership and public engagement activities,
as well as through the work of the plan consultants and their interactions with City staff. It should be noted that
the brevity of the table below reflects the fact that, during public engagement activities for this Comprehensive
Plan, Manvel residents spoke less often about economic development topics relative to other focus areas of the

plan.

Key issues and considerations that led to the goals and action items in this Economic Development section include
(along with specific points and suggestions from leadership and community input):

Key Planning Issues and Considerations

Tax Base Evolution

Local Employment Opportunities

x

Tools & Capabilities

Manvel, TX

»

»

»

»

»

»

»

»

»

Need for growth in nonresidential tax base to secure City's
long-term financial future and relieve burden on residential
taxpayers.

Reduced focus on incentivizing master-planned development
and largely residential construction as Manvel continues to
grow.

MEDC Strategic Plan objective of creating 500 new jobs in area.

Need for a business and industry mix that provides higher-
level, well-paying jobs.

Proliferation of retail, service and "fast food" establishments
that may not provide a livable wage for this area.

Need for more higher education linkages and workforce
training beyond programming available in Pearland.

MEDC Strategic Plan objective of providing small business
grants.

Limited resources at this stage of Manvel's development for
typical business recruitment and retention/expansion
incentives.

Continued reliance on an Alvin-based organization for typical
Chamber of Commerce functions.
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» Continued ambition for a true "City Center" on a large City-
owned tract given Manvel's lack of a traditional main street
downtown — and in line with the MEDC Strategic Plan
objective of developing a multi-use community center.

» MEDC Strategic Plan objective of creating an "Old Town
Manvel" district.

» Success of expanded community events in bringing residents
[ J together in meantime.

» Challenge of limited walkable settings to this point in Manvel's
evolution, and with Manvel "Town Center" as a huge new draw
Quality of Place but with an auto-oriented design.

» Pending expected development of northeast quadrant of SH
288/SH 6 interchange.

» Support for "agritourism" businesses and other economic
activities that can do well in area's of Manvel's city limits and
extraterritorial jurisdiction envisioned as maintaining their
rural character in the decades ahead.

WANT:

» Selective, quality commercial expansion and diversification.
» Expanded commercial tax base.
» More experience-based businesses (i.e., restaurants,

entertainment).
lb » Infrastructure that keeps (sets the) pace with (for)
development.
Community "Wants" » More specialty and independent retailers.
& "Don't Wants" » More unique, place-defining developments.

» A stronger pro-business culture.

» More locally-owned businesses.

» Support for agriculture-based businesses.

» A positive and memorable community image and identity.
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DO NOT WANT:

»

»

»

»

»

»

»

Anonymous, standard-issue discount stores, franchises and
strip centers.

Traffic.
Excessive "big-box" retail development.

Auto-centric businesses (sales, service, car washes, drive-
throughs, etc.).

Inactive/inanimate businesses such as self-storage, seasonal,
warehouses, data centers, etc. (but greenhouses welcome tied
to rural side of area economy).

Stripped-out commercial development along highways and
major roadways.

Community leaders taking a "more is always better” attitude
toward growth and development.

Manvel, TX
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Goals for Economic Development

Manvel Comprehensive Plan

The actions in this Economic Development section involve tangible steps that will lead to achievement of the
following goals:

Manvel, TX

An expanded and diversified commercial tax
base, including new employment opportunities
and restaurants, specialty retail goods, and
leisure and entertainment options sought by
residents.

Performance-based economic development tools
and incentives applied with transparent criteria
and measurable outcomes to ensure
accountability and beneficial return on public
investments.

A supportive and business-friendly environment
fostered by streamlined development processes,
proactive assistance for local businesses and
collaboration with regional economic partners.

A clearly defined and actively promoted “town
and country” identity that leverages

both Manvel’s emerging suburban amenities plus
its enduring rural character.

&7 /AR

AlGoalis a statement of a desired outcome

" ("end”) toward which efforts are directed

as expressed by more specific objectives and
action steps (“means”).

116



Manvel Comprehensive Plan

AIVEL
j Q—I.H —J

Actions For Economic Development

Itemized below are a set of action strategies, involving both near- and longer-term steps, for responding to the
key issues and community needs identified in this Comprehensive Plan section.

STRATEGIC PRIORITY 1:
Strengthen Manvel’s Economic Development Infrastructure and Partnerships

A professional and well-connected economic development apparatus is essential to compete in the Houston
metro area. Building organizational capacity as Manvel grows, and aligning with regional partners will position
Manvel to secure investment and respond to growth opportunities. The City should prioritize the following actions
and practices, as funding and staff resources allow:

»  Expand MEDC’s budget and staff capacity to lead recruitment, business outreach and incentive
negotiations.

»  Build and maintain a professional economic development website with data on available sites,
incentives and market conditions.

»  Establish a formal business concierge program to assist prospective investors and local entrepreneurs.

»  Regularly engage with regional economic development partners (e.g., Northern Brazoria County Chamber
of Commerce, Economic Development Alliance for Brazoria County, Greater Houston Partnership, Gulf
Coast Economic Development District at Houston-Galveston Area Council, Urban Land Institute -
Houston, etc.) to stay connected to business leads and industry trends.

»  Work with utility providers and regional agencies to secure funding for infrastructure and technology
upgrades.

»  Continue to monitor state legislation affecting economic development best practices and tools for Texas
municipalities, Economic Development Corporations and special districts (e.g., municipal management
districts, public improvement districts, tax increment reinvestment zones, etc.).

»  Coordinate future interim and major updates of this Comprehensive Plan to coincide with periodic updates
of the area’s key economic development strategy documents, especially the MEDC Strategic Plan, to
ensure effective integration of future land use planning with market analysis and other considerations that
drive business development and tax base enhancement efforts.

STRATEGIC PRIORITY 2:
Attract High-Quality Mixed-Use and Employment Development

Manvel has the opportunity to shape its growth through proactive zoning, strategic capital improvements and
targeted incentives that steer development toward high-value projects and preferred industry sectors. The City
should prioritize the following actions and practices, as funding and staff resources allow:

» Institute a clear scoring methodology for incentives tied to project metrics (e.g., scale of investment, job
creation targets, etc.), preferred industries and mixed-use development.

»  Use zoning flexibility and development agreements to encourage additional and unique master-planned
communities, including with larger nonresidential components.
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»  Align the City’s capital improvements programming with the Future Land Use and Character map to

support strategic growth areas, with the northeast quadrant of the SH 288/SH 6 interchange as a next
focal point, along with the City Center initiative.

»  Continue to grow Manvel's residential rooftops and disposable income to support additional and more
diverse retail development.

»  As Manvel's growth continues, track actual development outcomes against the Future Land Use and
Character map to ensure that the community is achieving a balance of land uses for long-term fiscal
sustainability, including a diverse and resilient commercial tax base.

»  Consider pursuing a Livable Centers Study through H-GAC, which in recent years has required a 10% local
match by the sponsoring local government, potentially to focus on the City Center vicinity and Old Manvel.
Nearby cities that have taken advantage of this H-GAC program include Alvin, Angleton and Clute, along
with an upcoming planning study for the Fresno area.

STRATEGIC PRIORITY 3:
Support Local Business Growth and Entrepreneurship

While Manvel recruits new investment, it must also strengthen its local business base. Tailored programs and
incentives can help small businesses thrive, especially along key corridors and at emerging centers. The City
should prioritize the following actions and practices, as funding and staff resources allow:

»  Establish a business retention and expansion (BRE) program to engage existing employers and support
their growth in partnership with the Northern Brazoria County Chamber of Commerce.

»  Explore organizing a Manvel Business Association to unify local business advocacy, networking and events,
potentially also under the umbrella of the area Chamber but with a more local focus.

»  Capitalize a retail-focused small business matching grant program to assist with physical improvements
and working capital.

»  Promote storefront and small business development through branding, facade improvement grants and
targeted marketing.

»  Explore incentive packages for ag-based businesses and value-added agricultural enterprises.

STRATEGIC PRIORITY 4:
Enhance the City’s Visual Identity and Market Presence

Manvel’s identity is still taking shape. Enhancing visual gateways, brand recognition and community appeal will
help attract both new residents and investment. The City should prioritize the following actions and practices,
as funding and staff resources allow:

»  Implement a comprehensive streetscape and beautification plan for SH 6, including signage,
landscaping and bike/pedestrian improvements, in coordination with the Texas Department of
Transportation, Brazoria County and other potential partners.

»  Develop and roll out a unified Manvel branding strategy, including logos, marketing assets and online
presence.
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» Introduce distinctive gateway signage and public art at key community entrances, especially at the SH
288/SH 6 interchange and other freeway interchanges as was eventually accomplished in Pearland.

»  Coordinate beautification and placemaking efforts with long-term pedestrian safety improvements (e.g.,
lighting, sidewalks and crosswalks, etc.).

»  Use City events, social media and economic development channels to promote Manvel’s brand as a livable,
business-friendly community.
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Recreation and Amenities

A Comprehensive Plan ultimately promotes a community's livability
consistent with local values and core priorities that are reflected in the
plan —and, in this case, in Manvel's new Strategic Plan. This Recreation
and Amenities section, in particular, reinforces the quality of life that
Manvel residents enjoy today, and how it can be enhanced further in the
years ahead. As the community continues to add population and tax
base, Manvel's municipal government will gain more public resources
and capabilities to put toward becoming a more complete city.

In this respect, this plan section builds on various shared objectives in
the Environment, Land Use and Community Character, and Economic
Development sections regarding land conservation, more local shopping
and restaurant options, and expanded cultural and entertainment
offerings, along with robust recreation opportunities and ways to enjoy
the outdoors. Much like streets, utilities and police and fire protection,

January 2026 DRAFT

Plan Sections

Environment
Growth Capacity

Land Use and
Community Character

Transportation
Economic Development

Recreation and
Amenities

Plan Implementation

parks, trails and other recreation facilities are another component of a municipality’s core services — and often

among the public services most valued by residents.

With Manvel undergoing a rate of growth and transition of land unprecedented in its history, it is more important
than ever to maintain and enhance existing parks, increase the quantity and quality of developed recreational
acreage, and capitalize on natural features and assets of the local landscape amid ongoing private land
development. This will benefit not only current residents but also those who will make Manvel their home in the

decades ahead.

Manvel, TX
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Why This Comprehensive Plan Section is Important for Manvel

Active Living

Highlights that recreational amenities play a
critical role in enhancing physical and mental
well-being, providing opportunities to residents
of all ages for exercise, play and social interaction
beyond the home, school and workplace.

Vibrant Community

Underscores that attractive and accessible public
spaces contribute to economic vitality and civic
identity, offering safe and comfortable places for
residents to gather and welcome visitors to
Manvel for local events and activities.

Manvel, TX

Widespread Benefits

Emphasizes that well-distributed parks and
community facilities support equitable growth by
ensuring that all areas of the city have access to
quality recreational and leisure amenities.

Consensus Direction

Recognizes that a clear vision for recreation and
amenities strengthens the City’s ability to secure
funding, build partnerships and make targeted
investments in the facilities and activities
residents value most.
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Legacy of Past Planning

This new Comprehensive Plan builds on previous plans
and studies completed by the City of Manvel and other
partners, including these most relevant to the
Recreation and Amenities topic:

» Master Parks Plan, 2017

*Click Image to View Plan
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Partnership with Brazoria County Community Connection
on park improvements - Extensive social media presence
- Manvel Link
Parks & Recreation Board - Manvel Minute
established - Mass notification system

The Gardens at Croix Park —
native plants, ponds, a butterfly
garden, new outdoor features
and a walking trail

Presented with Scenic City Certification at the
Texas Municipal League’s Annual Conference

Recreation & Amenities

Accomplishments

Events
- Christmas Parade and
decorating contest

City Council approved the design
of a new park as part of a City Hall
expansion project in 2025

- Eggstravaganza
- Farmer’s market Community-driven upgrades at
- First-ever Fall Festival in 2025 Almost Heaven Park
- Partnered with lowa Colony
Fourthfest at Freedom Field 2017 Master Parks Plan

- Trunk or Treat
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Key Planning Issues and Considerations

Through the Manvel Today and the Strategic Plan phases of the comprehensive planning effort, numerous real
and perceived community issues and needs were identified through leadership and public engagement activities,
as well as through the work of the plan consultants and their interactions with City staff.

Key issues and considerations that led to the goals and action items in this Recreation and Amenities section
include (along with specific points and suggestions from leadership and community input):

Key Planning Issues and Considerations

N

Recreation Infrastructure
& Facility Development

1

Organizational Capacity
& Leveraging Resources

Manvel, TX

»

»

»

»

»

»

»

»

»

Development of the 160-acre City-owned property

Requests for lighted trails, pavilions, basketball/pickleball
courts and public restrooms

Strong support for a new/expanded library — or an interim
library branch in northern Manvel

Desire for more youth activities (sports, indoor recreation,
skate park)

Balancing various public needs and desires due to growth (e.g.,
needed parks, community center, senior center, library, other
recreation facilities)

Need for a Parks and Recreation Department to manage
facilities and coordinate programming

Pursuing external grant and funding opportunities effectively

Establishing or maintaining relationships with key partners,
public agencies, organizations/non-profits, private entities, etc.
(e.g., Texas Parks & Wildlife Department, Brazoria County,
Alvin Independent School District, drainage districts, potential
sponsors)

Preventing and responding to occasional vandalism incidents in
parks —and the opportunity to emphasize community
stewardship and safety in public spaces
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» Connecting neighborhoods to various community destinations
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and amenities, including parks, trails and public facilities

» Coordination of off-street path and trail opportunities with
overall implementation of the City's Major Thoroughfare Plan

» Bridging different parts of the community, especially to
connect with residents who live in master-planned
developments and may not identify as much with Manvel

Community Connectivity
(People and Places)

» More public parks and spaces beyond homeowner association
facilities and others restricted to particular areas and residents

.F » Manvel-specific branding and signage

» Continued focus on successful community events and festivals,

. ) with associated social media promotion and other outreach
Community Identity

» Desire for more local amenities and "things to do"
& Engagement
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The actions in this Recreation and Amenities section involve tangible steps that will lead to achievement of the
following goals:

Manvel, TX

Phased expansion and diversification of local
parks and recreational programming based on
ongoing population growth and needs in
particular areas of Manvel.

Gradual development of an interconnected path
and trail network that enhances accessibility,
promotes walkability and fitness, and helps build
sense of community.

Establishment of a dedicated Parks and
Recreation Department to oversee operations
and maintenance, lead longer-term planning and
project execution, and pursue external funding
and partnerships.

Proactive development of the 160-acre "City
Center" property as a new community anchor
and multi-purpose destination for recreation,
leisure and local events.

&7 /AR

AlGoalis a statement of a desired outcome

" ("end”) toward which efforts are directed

as expressed by more specific objectives and
action steps (“means”).
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Actions for Recreation and Amenities

Itemized below are a set of action strategies, involving both near- and longer-term steps, for responding to the
key issues and community needs identified in this Comprehensive Plan section.

STRATEGIC PRIORITY 1:
Expansion of Parks, Facilities and Public Amenities

The City's current limited park offerings must expand and evolve to accommodate a growing and diversifying
population. Specific public input called for more youth-focused amenities, indoor recreation options, lighted trails
and an expanded library.

»  ldentify and acquire suitable properties for new neighborhood-level and community-scale parks,
particularly in existing developed and newly-developing areas of Manvel without any current public parks.

» In coordination with private land planning, also seek opportunities to acquire acreage that is classified as
floodway or in other difficult-to-develop areas, for potential multi-objective design for both storm water
management and recreational uses, plus larger-scale land conservation and regional-scale nature park
potential consistent with the Environment and Land Use and Community Character sections of this
Comprehensive Plan.

»  Develop additional recreational amenities as local resources and grant funding allow, such as lighted
walking/biking trails, basketball and pickleball courts, a skate park, splash pads, public restrooms and
shaded gathering areas.

»  Coordinate with Brazoria County and other potential partners to explore the feasibility of a library branch
in the northern part of Manvel or the expansion and/or relocation of the existing library.

»  Work toward the eventual design and construction of a flexible-use indoor recreation center that
accommodates youth activities, fitness classes, community events and senior programming, potentially in
partnership with Alvin ISD, Brazoria County and other partners.

STRATEGIC PRIORITY 2:
Organizational Capacity and Service Delivery

A dedicated Parks and Recreation Department is essential to lead long-term planning, programming and proactive
maintenance for Manvel’s growing inventory of parks and public facilities.

»  Establish a Parks and Recreation Department with dedicated staff, budget and responsibility to oversee
park operations and maintenance, capital projects, recreation programming, grant writing and
administration, and nurturing of partnerships and sponsorships.

»  Support ongoing training and professional development opportunities for department leadership and staff
to implement best practices in community recreation and park management.

»  Utilize performance metrics and community feedback to guide project prioritization, programming and
responsive service delivery.
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STRATEGIC PRIORITY 3:
Community Connectivity and Trail System Development

Improving access between neighborhoods, parks, schools, other public facilities and commercial areas contributes
to health, mobility and community cohesion. Residents engaged for this Comprehensive Plan strongly supported
walkability, especially in terms of new and better-connected sidewalk segments and eventual development of
more off-street paths and trails.

»

»

»

»

»

Prioritize construction of off-street trail segments along bayous, creeks and drainage channels and in utility
easements, in partnership with and subject to the limitations of the easement holders, to serve as linear
recreational assets and alternative bicycle/pedestrian transportation routes.

Ensure all new residential and master-planned development includes sidewalk or trail connections to
public paths and trails, and fill existing gaps where feasible.

Apply universal design principles to all new parks and public spaces to enhance Americans with Disabilities
Act (ADA) accessibility, make them accommodating for all ages, and include features for children and
adults with special needs.

Continually evaluate new technologies and options for improving dissemination of all City information,
including for recreational programming and community events.

Coordinate with community organizations, homeowner associations, the local faith community and others
to welcome newcomers into the Manvel community, raising their awareness of events, family activities
and “things to do,” along with opportunities to plug in for networking and volunteer service.

STRATEGIC PRIORITY 4:
Collaboration, Funding and Stewardship

The City’s ability to expand and maintain its public spaces will depend on active partnerships, creative funding
approaches and committed community stewardship.

»

»

»

»

»

Prepare a new Parks, Trails and Recreation Master Plan to build on and replace the 2017 Master Parks
Plan. This step is essential to better position Manvel for pursuing highly-competitive grants through

the Texas Parks and Wildlife Department (TPWD) Local Park Grant Program. Among other criteria, TPWD
prioritizes funding that will implement initiatives in officially-adopted and community-supported plans
prepared within the last five years, and consistent with TPWD's Master Plan Guidelines to be deemed an
"acceptable plan."

Pursue state and federal grants and potential foundation and nonprofit funding for park development, trail
construction and recreational programming (see funding opportunities inventory maintained by the
Houston-Galveston Area Council).

Formalize collaborative agreements with partners such as Brazoria County, Alvin ISD, other nearby
municipalities, nonprofit organizations and area sports leagues for facility sharing, coordinated
maintenance and cost-sharing, and co-sponsored events.

Launch an “Adopt-a-Park/Trail/Spot” program to encourage civic groups, homeowner associations and
businesses to participate in maintenance and beautification of parks, trails and other public spaces.

Implement a preventive maintenance program based on a regularly-updated inventory, condition rating
and life-cycle tracking of all City-owned park improvements and recreational equipment.
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»  Highlight for residents the City's "Report a Concern" website feature to enlist community vigilance and
support to keep parks and facilities clean, safe, attractive and well functioning.

»  Pursue Tree City USA designation through the Arbor Day Foundation, to reap the environmental, economic
and aesthetic benefits of a healthy and robust local tree canopy.

»  Explore tapping into the Texas Master Naturalist program for support in organizing volunteer
opportunities and conservation-oriented programming for residents and youth (see the Cradle of Texas
Chapter for Brazoria County).

STRATEGIC PRIORITY 5:
Development of the 160-Acre "City Center" Site

The 160-acre City-owned property represents one of the most significant public assets in Manvel and a key
opportunity to meet evolving needs for public facilities, recreational amenities and community gathering spaces.

»  Continue building consensus on the mostly widely-supported elements for a final City Center master plan
that can move forward into detailed design and eventual construction once the necessary funding is
secured.

»  Phase the site development based on available resources and ongoing population growth, starting with
flexible amenities such as multi-purpose sports field and courts, trails and pavilions.

»  Incorporate shared-use facilities that could support City activities and community programming, as well as
use by other entities and potential private events that would also be a source of revenue for ongoing
maintenance and future improvements (e.g., gymnasium, meeting/event space, etc.).

» Include trailheads, public art and other unique features within the site design to create a community
destination and complement master-planned development in the vicinity.
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