
NOTICE OF MEETING 
PLANNING COMMISSION  

OF THE CITY OF GALVESTON 
TUESDAY, NOVEMBER 4, 2025 - 3:30 PM 

City Council Chambers, 2nd Floor of City Hall 
823 Rosenberg, Galveston, Texas 

REGULAR MEETING 
 
 
 

One or more members of the Planning Commission may attend the meeting by 
videoconference. 

 A quorum of the members of the Planning Commission will be physically present at the 
meeting location.   

1. Call Meeting to Order 

2. Attendance 

3. Conflict of Interest 

4. Approval of Minutes 

 4.A October 21, 2025 – Regular Meeting 

5. Public Comment 
Request to Address Commission on Agenda Items Without Public Hearings and Non-Agenda 
Items (three-minute maximum per speaker. If speaking through a translator, six-minute 
maximum per speaker) 

6. Public Hearing 

 6.A DUNE MITIGATION 

 6.A.1 25BF-061 (13241 Oceanna Way) Notice of mitigation for disturbance of dunes and 
vegetation. Property is legally described as The Preserve At West Beach, Sec 8 (2010), 
ABST 121, Acres 39.6264, a subdivision in the City and County of Galveston, Texas. 
Applicant: Bruce Reinhart 
Property Owner: Green East Realty, Inc. 

7. New Business and Associated Public Hearings 

 7.A PLANNED UNIT DEVELOPMENT 

  2. 25P-043 (Vacant Tracts located East and West of Pabst Road, North of the Bermuda 
Beach Subdivision, West of 11 Mile Road, and South of San Luis Pass Road/FM 3005) 
Request for a Planned Unit Development for Private Streets. Properties are legally described 
as: The Preserve at West Beach, Section 8 (2010), Abstract 121, Acres 39.6264; The Preserve 
at West Beach, Section 8 (2010), Abstract 121, Block 4, Lot 1, Acres 3.8736; The Preserve at 
West Beach, Section 9 (2010), Abstract 121, Acres 21.5022; and Abstract 121, Hall & Jones 
Survey, Portion of Lot 457 (457-1, Trimble & Lindsey, Section 2 AKA Portion of Blocks 74, 
77, & 84, Nottingham Subdivision; in the City and County of Galveston Texas.  
Applicant: CARBO Landscape Architecture 
Property Owner: Green East Realty 
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 7.B PLATS 

  3. 25P-044 (4220 Avenue O, 4224 Avenue O, 4228 Avenue O, 4116 Avenue N ½, 4200 
Avenue N ½, 4209 Avenue N ½, 4221 Avenue N ½, 4215 Avenue N ½, 4200 Avenue M ½, 
1602 43rd Street, 1610 43rd Street, 1614 43rd Street) Request for a minor plat from 14 lots 
to one lot and to incorporate adjacent abandoned rights-of-way. Properties are legally 
described as: M. B. Menard Survey, West 7 Feet of Lot 11 & East 35-10 Feet of Lot 12 (2011-
1), Southwest Block 33, Galveston Outlots; M. B .Menard Survey, West 7 Feet of Lot 12 & 
East 35-10 Feet of Lot 13 (2012-1), Southwest Block 33, Galveston Outlots; M. B. Menard 
Survey, South 85 Feet of Lot 14 & Part of Lot 13 (2014-1), Southwest Block 33, Galveston 
Outlots; M. B. Menard Survey, Lots 5 thru 10 & East 1-6 Feet of Lots 4 & 11 (1004-0), 
Northeast Block 33, Galveston Outlots; M. B. Menard Survey, Lots 1, 2, 3 & 12, 13, 14 & 
West 41-4 Feet of Lots 4 & 11 (1001-0), Northeast Block 33 Galveston Outlots & Adjacent 
42nd Street; M. B. Menard Survey,  Lots 1 thru 14 (1-0), Northwest Block 33, Galveston 
Outlots & adjacent Avenue N; M. B. Menard Survey, East 30 Feet of Lot 5 (2005-1), 
Southwest Block 33, Galveston Outlots; M. B. Menard Survey, East 25-10 Feet of Lot 2 & 
West 8-6 Feet of Lot 3 (2002-1), Southwest Block 33, Galveston Outlots; M. B. Menard 
Survey, Lot 4 & East 34-4 Feet of Lot 3 & West 12-10 Feet of Lot 5, Southwest Block 33, 
Galveston Outlots; M. B. Menard Survey, Lots 1 thru 14 & adjacent Alley, Southwest Block 8, 
Galveston Outlots; M. B. Menard Survey, North 60 Feet of Lot 1 & Part of Lot 2 (2001-2), 
Southwest Block 33, Galveston Outlots; M. B. Menard Survey, South 60 Feet of Lot 1 & Part 
of Lot 2 (2001-1), Southwest Block 33, Galveston Outlots; M. B. Menard Survey, North 35 
Feet of Lot 14 & Part of Lot 13 (2014-2), Southwest Block 33, Galveston Outlots; M. B. 
Menard Survey, Lots 6 through 10 & East 35-10 Feet of Lot 11 (2006-1) Southwest Block 33 
& Lots 1 thru 14 Southeast Block 33, Adjacent 42nd Street Replat.  
Applicant: Tricon Land Surveying 
Property Owner: Galveston Independent School District 
 
  

8. Discussion Items 

 8.A 2026 Meeting Schedule (Staff) 

9. Adjournment 

  

I certify that the above Notice of Meeting was posted in a place convenient to the public in compliance 
with Chapter 551 of the Texas Government Code on 10/29/2025 at 4:00 PM  
 
Karina Rosales, Planning Technician 
 
IN ACCORDANCE WITH THE PROVISIONS OF THE AMERICANS WITH DISABILITIES ACT 
(ADA), PERSONS IN NEED OF A SPECIAL ACCOMMODATION TO PARTICIPATE IN THIS 
PROCEEDING SHALL, WITHIN THREE (3) DAYS PRIOR TO ANY PROCEEDING, CONTACT THE 
CITY SECRETARY'S OFFICE, SUITE 201, 823 ROSENBERG, GALVESTON, TEXAS 77550 (409 
797-3510). 
 
MEMBERS OF CITY COUNCIL MAY BE ATTENDING AND PARTICIPATING IN THIS MEETING 
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MINUTES OF THE PLANNING COMMISSION OF THE CITY OF GALVESTON 

REGULAR MEETING – October 21, 2025 
 

 
CALL MEETING TO ORDER 
 

The meeting was called to order at 3:30 p.m.  
 
ATTENDANCE 
 

Members Present: Anthony Rios, Tom Singleton, Rusty Walla, Herb Walpole, Ex-
Officio CM Beau Rawlins 

 
Members Absent: Stan Humphrey, Mary Jan Lantz, John Lightfoot, 
 
Staff Present:  Catherine Gorman, AICP, Assistant Director/HPO; Rebekah 

Annan, Planner; Kyle Clark, Coastal Resources Manager; 
Donna Fairweather, Interim City Attorney; Karina Rosales, 
Planning Technician 

 
CONFLICT OF INTEREST 
 

None 
 
APPROVAL OF MINUTES 
 

The September 16, 2025 – workshop, September 16, 2025 – regular meeting, and October 7, 2025 – 
regular meeting minutes, were accepted as presented. 

 
PUBLIC COMMENT 

 
None 

 
PUBLIC HEARING 
  

DUNE MITIGATION 
 
25BF-029 (23623 FM 3005) Notice of mitigation for disturbance of dunes and vegetation. Property is legally 
described as Abstract 121 Miramar, Lot 14, Acres .521, a subdivision in the City and County of Galveston, 
Texas. 
Applicant: James Robert Baker, Jacquelyn O. Baker 
Property Owner: James Robert Baker, Jacquelyn O. Baker 
 
Staff announced deferral of this request to the November 4, 2025, meeting. 
 

NEW BUSINESS AND ASSOCIATED PUBLIC HEARINGS 
 

LICENSE TO USE 
 
25P-042 (Adjacent to 302 21st Street/Moody) Request for a License to Use to retain construction fencing 
and scaffolding. Adjacent property is legally described as M.B. Menard Survey, Lots 1, 2 and West 18 Feet 
of Lot 3 (1-1), Block 560, in the City and County of Galveston, Texas.  
Applicant: Dylan DeVito, The ITEX Group, LLC. 
Adjacent Property Owner: Galveston 302 21st Street, LLC. 
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Easement Holder: City of Galveston 
 
Staff presented the staff report and noted that 12 public hearing notices were sent, and none returned. 
 
Chairperson Walla opened the public hearing on the case. The applicant, Dylan DeVito, gave a 
presentation to the commission. The public hearing was closed, and the Chairperson called for a motion. 
 
Chairperson Walla made a motion to approve the request with Staff’s Recommendations. 
 
Vice-Chairperson Singleton seconded. 

 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:   Rios, Singleton, Walla, Walpole 
Opposed:   None 
Absent:    Humphrey, Lantz, Lightfoot 
Non-voting participant:  Councilmember Beau Rawlins 
 
The motion passed. 
 
TEXT AMENDEMENT 
 
25PA-004 Text Amendment to Chapter 29 “Planning – Beach Access Dune Protection and Beach Front 
Construction” of the Code of the City of Galveston to modify regulations to Beach Access. 
 
Staff presented the staff report. 
 
Chairperson Walla opened the public hearing on the case. The public hearing was closed, and the 
Chairperson called for a motion. 
 
Commissioner Rios made a motion to recommend approval of the request with Staff’s Recommendations. 
 
Chairperson Walla seconded. 

 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:   Rios, Singleton, Walla, Walpole 
Opposed:   None 
Absent:    Humphrey, Lantz, Lightfoot 
Non-voting participant:  Councilmember Beau Rawlins 
 
The motion passed. 

 
DISCUSSION ITEMS 
 

Staff opened the “Discussion of joint meetings with City Council beginning January 2026 (Staff)” 
item. The commission requested a discussion item be added to the December 2, 2025, meeting 
agenda to discuss topics for the joint meetings.  

 
 
THE MEETING ADJOURNED AT 4:19 PM 
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DEVELOPMENT SERVICES 
Coastal Resources Division 

CoastalResoures@GalvestonTX.Gov | 409-797-3660 | www.galvestontx.gov  
 

To: Rusty Walla, Planning Commission Chairperson, City of Galveston Planning Commission 

From: Kyle Clark, Coastal Resources Manager 

Date: Friday, October 17, 2025 

Re:  25BF-061 (13241 Oceanna Way) Notice of mitigation for disturbance of dunes and dune 
vegetation. Property is legally described as The Preserve at West Beach, Sec. 8 (2010), 
Abstract 121, Acres 39.6264, in the City and County of Galveston, Texas.   
Applicant: Bruce Reinhart 
Property Owner: Green East Realty, LLC 

_____________________________________________________________________________________ 
 
Summary: 
The City of Galveston Dune Protection and Beach Access Plan designates staff as the authority to review 
and issue Beachfront Construction Certificates/Dune Protection Permits for the following projects: new 
driveways, slabs, ground level enclosures, pedestrian access dune walkovers, sand fences, perimeter 
fencing, fill projects, dune restoration projects, and other construction activities located 50-feet landward 
of the Dune Protection Line1. 
 
Ordinarily projects such as these are administratively reviewed and approved by staff and do not require 
a public hearing with the Planning Commission. However, the Dune Protection Act2 requires the applicant 
notify property owners immediately adjacent to the construction site that a public hearing will be held 
when a proposed construction activity will result in adverse effects to dunes or dune vegetation and 
mitigation is required. 

Description 
The applicant is requesting approval to conduct dune enhancement. The dune enhancement is in a 63,065 
square foot area (1.45 acres) and will include bringing in approximately 4,493 cubic yards of beach quality 
material. The existing dune will be enhanced to a height of twelve (12) feet.  
 
Mitigation is proposed for the adverse impacts to dune vegetation during the movement of material and 
the enhancement process. The project area accounts for 63,065 square feet with an average 50% 
vegetative coverage. The mitigation calls for natural accrual to 75% vegetative coverage. An assessment 
will occur before the end of the first year to determine if planting must occur to achieve success criteria. 
If the assessment determines no planting is needed, then no planting will occur. 

 

1 City of Galveston Dune Protection and Beach Access Plan, Section D(5) 
2 Texas Natural Resources Code § 63.056 
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DEVELOPMENT SERVICES 
Coastal Resources Division 

CoastalResoures@GalvestonTX.Gov | 409-797-3660 | www.galvestontx.gov  
 

 
Public notice of the November 4, 2025, Planning Commission meeting was sent to eight (8) adjacent 
property owners. Public notice was sent to adjacent property owners as an opportunity to provide input 
on the proposed activities.  
 
Planning Commission: 
No action from the Planning Commission is needed at the public hearing. Before issuance of a Beachfront 
Construction / Dune Protection Permit, Staff will ensure the proposed construction activities conform to 
the City’s Dune Protection and Beach Access Plan and comments provided by the Texas General Land 
Office (GLO). A copy of the GLO comment letter is attached. 
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B – Topographic 

Surveys 
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C – Site Plans 

and Drawings 
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D – Mitigation Plan 
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Dune Enhancement – Roseate Beach: 

Green East Realty, LLC is the developer of Roseate Beach.  It is the developer’s inten�on to 
enhance the dune system along the beachfront lots in the neighborhood.  The exis�ng dune has 
an irregular height between 7’-8.7’.  The dune system will be brought to a consistent height of 
12’.  The dune will be enhanced using beach quality sand that is onsite in several piles created 
from the natural ground scraping.  Approximately 44,773 cy has been scraped per the city 
approved construc�on plans throughout the development.  The sand piles will be mixed before 
being placed for dune enhancement as to dilute the silt and fines content observed in the sieve 
report. 

 

Mi�ga�on:  The project area of dune enhancement is 63,065 square feet with an average 
vegeta�on coverage of 50%.  The mi�ga�on plan proposes that the dune enhancement area will 
have a 75% vegeta�ve coverage within 1 year.  The developer does not intend to transplant 
vegeta�on at this �me.  He believes that the site will achieve 75% coverage within that first 
year.  He will assess the growth of the vegeta�on 6-8 months from the comple�on of the dune 
enhancement project.  If during that assessment, it seems that the 75% coverage will be 
atained, no further work will be done.  If during this assessment, it seems that the vegeta�on 
coverage will not be adequate, the developer will purchase and plant indigenous dune 
vegeta�on from a non-dune source at that �me to achieve success.  The developer will source 
the dune vegeta�on from a known provider of coastal and dune vegeta�on, such as Na�ve 
American Seed Company, Green Star Wetland Plant Farm, Baber’s Nursery, Coastal Transplants 
or F&M Vargas Nursery.  The developer will source some combina�on of the following plants 
species, depending upon availability: seashore dropseed, seashore paspalum, biter panicum, 
marshhay cordgrass, sea oats, beach morning glory or sea purslane. 
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E- Site Photos 
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F- GLO  

Comment Letter 
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1700 North Congress Avenue, Austin, Texas 78701-1495 
P.O. Box 12873, Austin, Texas 78711-2873 

512-463-5001   glo.texas.gov 
 

 
September 25, 2025 

Via Electronic Mail 
 
Kyle Clark 
Coastal Resources Manager 
Development Services Department 
City of Galveston 
3015 Market St. 
Galveston, Texas 77550 
 
Beachfront Construction Certificate and Dune Protection Permit in the City of Galveston 
Site Address: 13241 Oceanna Way, Galveston 
Legal Description: The Preserve at West Beach Sec 8 (2010) ABST 121, Acres 39.6264 
Lot Applicant:  Bruce Reinhart c/o Green East Realty, LLC  
Case Number: 25BF-061 
GLO ID No.:   BDCOG-25-0153 
 
Dear Mr. Clark: 
 
The General Land Office (GLO) has reviewed the large-scale application materials for a beachfront 
construction certificate and dune protection permit for the above-referenced location. The applicant 
proposes to restore dunes to a height of 12 feet using approximately 4,493 cubic yards of sand. The 
applicant also proposes in-place mitigation for adverse impacts to 63,065 square feet of dune vegetation. 
According to the Bureau of Economic Geology, the area is eroding at a rate of five to six feet per year.  
 
Based on the information provided to our office for review, we have the following comments: 
 

• The applicant proposes to bury the existing dune vegetation on site and to plant vegetation if 
there is insufficient natural vegetative coverage 6-8 months following sand placement. Instead of 
burying the existing vegetation, the GLO recommends harvesting the vegetation within the 
impact area prior to sand placement and placing or planting the vegetation on top of the restored 
dunes. Using the existing established and mature vegetation will help stabilize the placed sand, 
help the applicant achieve the required mitigation square footage and vegetative cover within a 
shorter timeframe, and will reduce the likelihood of needing to purchase vegetation. When 
determining the appropriate mitigation method, the City shall consider recommendations of the 
GLO, federal and state natural resource agencies, and dune vegetation experts.1  
 

• The City shall not issue a permit allowing any adverse effects on dunes and dune vegetation 
located in critical dune areas or seaward of the dune protection line unless the applicant proves 
there is no practicable alternative to the proposed activity, proposed site or proposed methods for 

 
1 31 Tex. Admin. Code § 15.4(f)(3).  
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Mr. Clark 
September 25, 2025 
Page 2 of 4 
 

conducting the activity, and shall require applicants to include information as to practicable 
alternatives in the permit application.2 It appears that it may be practicable to locate the proposed 
restored dunes in the area 20 feet seaward of the line of vegetation, which would avoid and 
minimize the proposed adverse impacts to dune vegetation. The application materials do not 
include information on if this alternative site has been considered and if so, why it is not 
practicable.  
 

• The permittee must complete the dune vegetation relocation or planting portions of the 
mitigation plan within one year of initiation of construction.3 Dune vegetation must be planted 
within the mitigation area within one year of the start of sand placement activities. 

 
• The City shall require the permittee to mitigate damage to dune vegetation so as to provide, 

when compared to the pre-existing dune vegetation, an equal or greater area of vegetative cover.4 
The application materials include a narrative with no supporting information stating that the 
vegetative cover of the existing dune vegetation to be adversely impacted is 50%, but that is not 
supported by the photographs included in the application materials or the current aerial imagery 
of the site (Google Earth imagery dated 3/4/2025). The photographs and aerial imagery show 
sparse vegetation immediately along the vegetation line (approximately 50 %) and full (75% - 
100%) vegetative coverage along the dune crest. The dune vegetation within the mitigation area 
is required to equal or exceed the vegetative cover of the pre-existing dune vegetation. The 
applicant’s mitigation plan proposes 75% vegetative cover within the mitigation area, which 
would fulfill this requirement. 

 
• Only piles of sand having similar grain size and mineralogy as the surrounding beach may be 

used to restore dunes.5 The use of fine, clayey, or silty sediments is prohibited.6 A sieve analysis 
of the material to be used to restore dunes is included in the application materials. Pages 1 and 3 
of the sieve analysis show 2.5% and 3.1% fines, respectively, but page 2 shows 22.9% fines, 
which exceeds the percent fines of existing sand on typical Galveston beaches according to the 
GLO’s Texas Coastal Sediments Geodatabase. Either the material shown on page 2 of the sieve 
analysis should not be used to restore dunes or should be adequately mixed with the other tested 
material to achieve an appropriate percent fines. The applicant proposes to mix the materials on 
site to dilute the silt and fines.  
 

• Since the application involves large-scale impacts to dunes and dune vegetation, the GLO 
recommends a pre-construction meeting between the GLO, City, and applicant, as outlined in the 
GLO’s Standard Procedures for Mitigation available on the GLO’s website here: 
https://www.glo.texas.gov/sites/default/files/2025-07/Mitigation%20SOP%20July%202025.pdf. 
This meeting would allow the City and GLO to review the mitigation plan with the applicant and 
discuss mitigation deadline requirements, and would give the City and GLO the opportunity to 
capture pre-construction photographs and GPS points to later be used to determine project 
completeness.   

 
2 31 Tex. Admin. Code § 15.4(f)(1). 
3 31 Tex. Admin. Code § 15.4(g)(5). 
4 31 Tex. Admin. Code § 15.4(f)(3). 
5 31 Tex. Admin. Code § 15.7(e)(6)(A). 
6 31 Tex. Admin. Code § 15.7(e)(5)(C). 

Page 41 of 76

https://www.glo.texas.gov/sites/default/files/2025-07/Mitigation%20SOP%20July%202025.pdf


Mr. Clark 
September 25, 2025 
Page 3 of 4 
 

 
• Only indigenous dune vegetation that will help achieve the same protective capability 

or greater capability as the vegetation on surrounding natural dunes may be used to restore or 
repair dunes.7  

 
• The City must require the permittee to conduct mitigation and compensation efforts continuously 

until the repaired, rehabilitated, and restored dunes and dune vegetation are equal or superior to 
the pre-existing dune vegetation.8 These efforts shall include preservation and maintenance of 
restoration activities pending completion of mitigation and compensation.9  

 
• The permittee shall be deemed to have failed to achieve compensation if a 1:1 ratio has not been 

achieved within three years after initiation of construction, and the GLO may initiate 
enforcement as provided in 31 Tex. Admin. Code § 15.9.10 The GLO requests that the City 
notify the GLO of the initiation of construction or otherwise note the initiation of construction to 
ensure compliance with this requirement. 

 
• The City shall determine a mitigation and compensation project is complete when the dune 

restoration project’s position, contour, volume, elevation, and vegetative cover matches or 
exceeds the surrounding naturally formed dunes.11  
 

• The City shall provide written notification to the GLO after determining that compensation is 
complete. The GLO may conduct a field inspection to verify compliance.12 If the City does not 
receive an objection from the GLO regarding the completion of the mitigation or compensation 
within 30 working days after the GLO is notified in writing, the City may certify that the 
mitigation or compensation is complete.13 

 
• Where a mitigation plan is required, the applicant must provide landowners immediately 

adjacent to the tract with notice of the hearing at least 10 days prior to the hearing on the 
application.14 
 

• The GLO acknowledges that the City has deemed the proposed activities consistent with the 
goals and policies of the Coastal Management Program.15 

 
In the event of a material change to the site conditions or the proposed construction since the approval of 
the original application, the City shall require that an applicant or permittee amend an application for a 
permit or certificate, or obtain a new permit or certificate.16 Material changes are those additional or 
unanticipated changes which may have caused or may cause adverse effects on dunes, dune vegetation, 

 
7 31 Tex. Admin. Code § 15.4(f)(3)(A)(iv) & City of Galveston Dune Protection and Beach Access Plan § Q(3)(h).  
8 31 Tex. Admin. Code § 15.4(g)(2). 
9 31 Tex. Admin. Code § 15.4(g)(2). 
10 31 Tex. Admin. Code § 15.4(g)(5).  
11 31 Tex. Admin. Code § 15.4(g)(3). 
12 31 Tex. Admin. Code § 15.4(g)(4). 
13 31 Tex. Admin. Code § 15.4(g)(4). 
14 31 Tex. Admin. Code § 15.4(b)(5) 
15 31 Tex. Admin. Code § 29.60. 
16 31 Tex. Admin. Code § 15.3(t)(5).  
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Mr. Clark 
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or beach access and use, or exacerbation or erosion on or adjacent to the construction site, and are 
defined as changes in project design, construction materials, or construction methods or in the condition 
of the construction site which occur after an application is submitted to the local government of after the 
local government issues a permit or certificate.17 
 
If you have any questions, please contact me at (512) 463-1278 or at michelle.leslie@glo.texas.gov. 
 
Sincerely, 

 
Michelle Leslie 
Manager, Beach Access & Dune Protection Program 
Coastal Resources Division 
Texas General Land Office 
 
 

 
17 31 Tex. Admin. Code § 15.2(47). 
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Planning Commission 
Development Services Department 
City of Galveston 
November 4, 2025 

1 
 

  

25P-043 STAFF REPORT 
ADDRESS: 
Vacant Tracts located East and West of 
Pabst Road, North of the Bermuda Beach 
Subdivision, West of 11 Mile Road, and 
South of San Luis Pass Road/FM 3005 
 

LEGAL DESCRIPTION: 
See Exhibit A 
 
APPLICANT/REPRESENTATIVE: 
CARBO Landscape Architecture  
 

PROPERTY OWNER: 
Green East Realty  
 
ZONING: 
Traditional Neighborhood (TN) 
 
REQUEST: 
Planned Unit Development (PUD) 
 
APPLICABLE LAND USE REGULATIONS: 
Article 4 of the Land Development 
Regulations 
 
STAFF RECOMMENDATION: 
Approval with Conditions  
 
ATTACHMENTS: 
A – Legal Description  
B – Applicant’s Submittal  
 
STAFF: 
Catherine Gorman, AICP 
Assistant Director/HPO 
409-797-3665 
cgorman@galvestontx.gov  
 
 
 

 

Public Notice and Comment: 

Sent Returned In Favor Opposed No 
Comment 

114     
Per Section 13.808 of the Land Development Regulations and state law, written 
public notice of this request is required.  Public notices are sent to all property 
owners within 200 feet of the subject site and are sent to the address on file with 
the Galveston Central Appraisal District. 
 
City Department Notification Responses:  
Airport:  No Objection 
Building Division:  No Objection 
Coastal Resources:  No Objection 
Fire Marshal:   No Objection 
Fire Chief:   No Objection 
Police Chief:  No Objection 
Public Works:  No Objection  
 
Private Utilities Notification Responses: 
AT&T:   No Objection 
Comcast:   No Objection 
CenterPoint Energy:   No Objection 
Texas Gas Service:   No Objection 

  

 
 
Background 
The subject site is the proposed Roseate Beach development. The 
development has received the following approvals:  
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Background Cont. 
 
 
 
 
Executive Summary  
 

• 23P-073: Change of Zoning to Traditional Neighborhood (TN); 
• 23P-084: Preliminary Plat;  
• 24BF-059: Beachfront Construction and Dune Protection Permit; and 
• COM2024-00046: Infrastructure Plans.  

 
The request is to incorporate the Planned Unit Development (PUD) Overlay District to a 
Traditional Neighborhood (TN) base zoning district in order to allow for private streets.  
Section 6.303 of the Land Development Regulations requires a PUD for private streets.  
No deviations from the (LDR) are being requested.  The request is solely to allow the 
streets in the development to be private. 
 
 Private streets shall meet all standards for an equivalent public street. Traffic control 
devices shall conform to the standards of the Manual on Uniform Traffic Control Devices. 
The Director of Engineering may require installation of such traffic control devices as are 
deemed appropriate. 

Site Details 
 
 
Beach Access Plan 

The subject site is located East and West of Pabst Road, North of the Bermuda Beach 
Subdivision, West of 11 Mile Road, and South of San Luis Pass Road/FM 3005. 
 
Currently there is no beach vehicular access located seaward of the Roseate 
Development. Parking for this beach vehicular restricted area is contained at Beach 
Access Point (AP) 12 (Bermuda Beach) to the east of the development and at AP 13 
(Pocket Park 3) to the west of the development.  The Coastal Resources Division will 
not require any on street parking within the Roseate Development for the City of 
Galveston’s Beach Access Plan. 

Compatibility with Base 
and Surrounding Zoning 
and Land Uses  
 

Staff finds that the proposed single-family residential development is generally 
compatible with the surrounding land uses, due to the fact that the proposed 
development is surrounded by comparable residential neighborhoods to the east and 
south of the subject property.  

Ability of the Property to 
be used under Current 
Zoning 

The subject site is zoned Traditional Neighborhood (TN). The TN district is intended to 
promote development that reflects the layout and planning principles of traditional 
neighborhoods and the historic residential sections of the City. 

PUD Details 
/Development Plan  

The purpose or 
intent of the PUD 

Allow for private streets.  
 

PUD Land Uses Residences, Community Amenities, and Open Space.  
Density The project density is 0.32 Lots per Acre. 
Building Height 60 feet measured from Base Flood Elevation (BFE) (Per TN 

Requirements)  
Building Setbacks Per TN Requirements 

Page 45 of 76



3 

Limits of 
Construction 

Per previous approvals.   
 

Building Elevations For individual residences: To be submitted by each home 
owner.  

Vehicular Parking Per TN Requirements 
Pedestrian Access Per TN Requirements 
Streets and 
Circulation 

Per TN Requirements.  Allow for private streets.  

Screening and 
Landscape  

Per TN Requirements 

Environmental 
Protection 

Per TN Requirements 

Signage Per TN Requirements 
Lighting Per Article 7 of the LDR 

Phasing or 
Scheduling 

Roads and Utilities: Under Construction 
Amenity Center: Anticipated start Mid-2026 
Open Space: Anticipated end-2026 

 

Criteria for Approval 
 

Per Section 13.601.C of the Land Development Regulations, the Planning Commission 
may recommend approval and City Council may grant the approval of a rezoning request 
if it is demonstrated that: 
 

1. The proposed zoning is preferable to the existing zoning in terms of its likelihood 
of advancing the goals, objectives, and policies of the City of Galveston 2011 
Comprehensive Plan and other adopted neighborhood plans, special area plans, 
redevelopment plans, or other plans applicable to the area; 

2. The proposed zoning is consistent with the future land use map of the City of 
Galveston 2011 Comprehensive Plan (a future land use map amendment may be 
processed concurrently with the rezoning); 

3. The proposed change is consistent with the implementation of existing or 
pending plans for providing streets, water and wastewater, other utilities, and 
the delivery of public services to the area in which the parcel proposed for 
rezoning is located; 

4. The range of uses and the character of development that is allowed by the 
proposed zone will be compatible with the properties in the immediate vicinity 
of the parcel proposed for rezoning, and the parcel proposed for rezoning has 
sufficient dimensions to accommodate reasonable development that complies 
with the requirements of these Regulations including parking and buffering 
requirements;  

5. The pace of development and/or the amount of vacant land currently zoned for 
comparable development in the vicinity suggests a need for the proposed 
rezoning in order to ensure an appropriate inventory of land to maintain a 
competitive land market that promotes economic development.  
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Staff Recommendation Staff finds that the proposed development is not contrary to the goals and objectives 
of the 2011 Comprehensive Plan and meets the above referenced criteria for approval. 
The development meets all requirements of the Land Development Regulations.  The 
sole purpose of the PUD request is to allow the streets in the development to be 
private. Private streets are a benefit to the City due to the fact that private streets are 
maintained by the homeowners’ association and there are no maintenance costs to the 
City.  

Staff recommends the request be approved with the following conditions: 

Specific Conditions:  

1. Granting of a PUD zoning district shall not relieve the developer from
complying with all other applicable sections of the Land Development
Regulations (LDR), and other Codes and Ordinances of the City of Galveston,
unless such relief is specified in the approved PUD plan and PUD ordinance.
This PUD plan includes:

a. Allowance for Private Streets.

Standard Conditions of a Planned Unit Development (PUD): 

2. The applicant shall adhere to all comments/conditions received from City
departments;

3. Any change or revisions to the adopted PUD Plan shall require an amendment
to the PUD ordinance, which requires review by the Planning Commission and
City Council. Minor additions and modifications to the approved PUD plan
meeting the criteria set forth in Article 4, Section 4.102 (d)(3) of the Land
Development Regulations (LDR) may be approved by the Development
Services Department;  and,

4. The applicant shall submit for approval all plans to the Development Services
Department for compliance with all City codes.

City Council has the final decision regarding this PUD request. Council will hear this 
request on December 11, 2025. 

Respectfully Submitted, 

_______________________  ______         ________________ 
Catherine Gorman, AICP, Assistant Director/HPO    Date 

10/28/2025
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Legal Description: 

Properties are legally described as: The Preserve at West Beach, Section 8 (2010), Abstract 
121, Acres 39.6264; The Preserve at West Beach, Section 8 (2010), Abstract 121, Block 4, 
Lot 1, Acres 3.8736; The Preserve at West Beach, Section 9 (2010), Abstract 121, Acres 
21.5022; and Abstract 121, Hall & Jones Survey, Portion of Lot 457 (457-1, Trimble & 
Lindsey, Section 2 AKA Portion of Blocks 74, 77, & 84, Nottingham Subdivision; in the City 
and County of Galveston Texas 

Exhibit A
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6633 Government Street  |  Baton Rouge, LA 70806  |  t 225 302 7452  |  www.carbo-LA.com 

Roseate Beach 

Galveston, TX  

PUD Development Plan Information 

General Info  

- Current Zoning:  Traditional Neighborhood Development
- Beachfront Construction Permit has been issued for the roads and

utilities

PUD Purpose 
- The applicant is requesting to classify the approved TND as a

Planned Unit Development so that streets and/or utilities within
Roseate Beach may be privatized should the Owner elect to do so.

- All improvements will conform to the current TND Requirements.

PUD Info 
- Land Use

o Primarily Residential and Open Space
o Community Amenity Center near entry

- Density
o Total Site Area:  70.332 Acres
o Preserved Natural Areas:  4.404 Acres
o Preserved Dune Area:  13.338 Acres
o Developable Area:  52.590 Acres
o 160 Total Lots
o Average:  0.32 Acres per Lot based on developable area

- Building Height
o 60 feet measured from BFE (Per TND Requirements)

- Building Coverage
o 60% Max. for single family detached (Per TND Requirements)

- Building Setbacks
o Per TND Requirements
o See drawing package for specific lot setbacks

- Limits of Construction
o Per previously approved Beachfront Construction Permit

drawings for roads and utilities (selected drawings included
for reference)

Exhibit B
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Page 2 

- Building Elevations 
o For Amenity Center:  See previously approved Beachfront 

Construction Permit drawings for roads and utilities  
o For individual residences:  To be submitted by each home 

owner. 
- Vehicular Parking 

o Per TND Requirements 
o See drawing package 

- Pedestrian Access 
o Per TND Requirements 
o See drawing package 

- Streets and Circulation 
o Per TND Requirements 
o See drawing package 

- Screening and Landscaping 
o Per TND Requirements 
o See drawing package 

- Environmental Protection 
o Per TND Requirements 
o See drawing package 

- Signage 
o Per TND Requirements 
o See drawing package 

- Lighting 
o Per TND Requirements 
o See drawing package 

- Phasing / Scheduling 
o Roads and Utilities:  Under Construction 
o Amenity Center:  Anticipated start Mid-2026  
o Open Space:  Anticipated end-2026 
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PUD PLAN | DRAWINGS
ROSEATE BEACH

SUBMITTED 10.7.25

Submitted by:

On Behalf of:

CARBO Landscape Architecture
6633 Government Street
Baton Rouge, LA 70806

Green East Realty, LLC
2001 Kirby Drive, Ste 1200
Houston, TX 77019
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PUD SUMMARY

6633 Government Street  |  Baton Rouge, LA 70806  |  t 225 302 7452  |  www.carbo-LA.com 

 

Roseate Beach  

Galveston, TX  

 

 
PUD Development Plan Information 
 
General Info  
 

- Current Zoning:  Traditional Neighborhood Development 
- Beachfront Construction Permit has been issued for the roads and 

utilities 
 
PUD Purpose 

- The applicant is requesting to classify the approved TND as a 
Planned Unit Development so that streets and/or utilities within 
Roseate Beach may be privatized should the Owner elect to do so. 

- All improvements will conform to the current TND Requirements. 
 
PUD Info 

- Land Use 
o Primarily Residential and Open Space 
o Community Amenity Center near entry 

- Density 
o Total Site Area:  70.332 Acres 
o Preserved Natural Areas:  4.404 Acres 
o Preserved Dune Area:  13.338 Acres 
o Developable Area:  52.590 Acres 
o 160 Total Lots 
o Average:  0.32 Acres per Lot based on developable area 

- Building Height 
o 60 feet measured from BFE (Per TND Requirements) 

- Building Coverage 
o 60% Max. for single family detached (Per TND Requirements) 

- Building Setbacks 
o Per TND Requirements 
o See drawing package for specific lot setbacks 

- Limits of Construction 
o Per previously approved Beachfront Construction Permit 

drawings for roads and utilities (selected drawings included 
for reference) 

 
 
 
 

Page 2 

- Building Elevations 
o For Amenity Center:  See previously approved Beachfront 

Construction Permit drawings for roads and utilities  
o For individual residences:  To be submitted by each home 

owner. 
- Vehicular Parking 

o Per TND Requirements 
o See drawing package 

- Pedestrian Access 
o Per TND Requirements 
o See drawing package 

- Streets and Circulation 
o Per TND Requirements 
o See drawing package 

- Screening and Landscaping 
o Per TND Requirements 
o See drawing package 

- Environmental Protection 
o Per TND Requirements 
o See drawing package 

- Signage 
o Per TND Requirements 
o See drawing package 

- Lighting 
o Per TND Requirements 
o See drawing package 

- Phasing / Scheduling 
o Roads and Utilities:  Under Construction 
o Amenity Center:  Anticipated start Mid-2026  
o Open Space:  Anticipated end-2026 

Page 2 

- Building Elevations 
o For Amenity Center:  See previously approved Beachfront 

Construction Permit drawings for roads and utilities  
o For individual residences:  To be submitted by each home 

owner. 
- Vehicular Parking 

o Per TND Requirements 
o See drawing package 

- Pedestrian Access 
o Per TND Requirements 
o See drawing package 

- Streets and Circulation 
o Per TND Requirements 
o See drawing package 

- Screening and Landscaping 
o Per TND Requirements 
o See drawing package 

- Environmental Protection 
o Per TND Requirements 
o See drawing package 

- Signage 
o Per TND Requirements 
o See drawing package 

- Lighting 
o Per TND Requirements 
o See drawing package 

- Phasing / Scheduling 
o Roads and Utilities:  Under Construction 
o Amenity Center:  Anticipated start Mid-2026  
o Open Space:  Anticipated end-2026 
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BEACH FRONT VILLA

PHASE 1 BEACH FRONT VILLA LOTS

STREET

BEACH

Lot Dimensions

A Lot Width 63’-75’

B Lot Depth 120’

C Rear Build Line2 10’

Home Dimensions

D Main Home Width 48’-60’

E Main Home Depth 52’
2 The Rear Build Line is a City required lot build line. Home dimensions 
are based on the North Toe of Dune location.

Home Build-to-Lines & Setbacks

F Street Setback Line 14’

G Porch & Stair Zone at Street 8’

H Porch & Stair Zone at Beach 16’

I Build-to-Line from Toe of Dune1 25’

J Side Setback 7.5’
1 The Porch & Stair Zone must be setback from the North Toe of Dune 
(NTD) by 25’. An additional lot survey should be performed to determine 
the NTD location.

General Principles
 » Homes should align along the beach front.
 » The home’s social areas, such as the living room and dining room, should 
be oriented towards the ocean front whenever possible.

 » Porches and Sun Decks should be the prominent features along the beach.
 » Each home facing the Beach must have a Porch or Sun Deck located within the Porch & Stair Zone.
 » Porches, Sun Decks must touch the Build-to-Line and not be built along it.
 » Driveways must be less than 20 feet or utilize two (2) 10 foot drive lanes. 

Porch & Stair Zones
 » Porches and Sun Decks facing the Beach must be a minimum of 16 feet wide and 12 feet deep.
 » Porches and Sun Decks facing the Beach must be a minimum of 24 inches below the level of the main home.
 » Porches facing the Street must be a minimum of 12 feet wide and 8 feet deep.
 » Conditioned spaces may encroach up to 50% of the area within the  Porch & Stair Zone.
 » Exterior stairs should be located within the Porch & Stair Zones and open towards the street whenever possible.
 » Exterior stairs must be a minimum of 4 feet wide.
 » See p. 2-9 for additional stair guidelines.

See Pages A-1 & A-2 for Reference Plats

REAR BUILD LINE

LOT LINE

LOT LINE

UTILITY EASEMENT

BEACH BUILD-TO-LINE
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January 2025 | 2-3Roseate Beach | Pattern BookRoseate Beach | Pattern Book

Beach Front Villa lots line the southern edge of Roseate Beach. The row of lots 
along the coastline are punctuated with greenways that provide community access 
to the water. All Beach Front Villa lots are accessible by a residential street.

SITE DEVELOPMENT REGULATIONS
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ESTATE

PHASE 1 ESTATE LOTS

GREEN SPACE

STREET

Lot Dimensions

A Lot Width 44’-56’

B Lot Depth 120’

Home Dimensions

C Main Home Width 34’-46’

D Main Home Depth 68’

Home Build-to-Lines & Setbacks

E Street Build-to-Line Line 14’

F Porch & Stair Zone at Street 12’

G Porch & Stair Zone at Greenspace 12’

H Greenspace Setback line 14’

I Side Setback 5’

General Principles
 » Homes should align along the street.
 » The home’s social areas, such as the living room and dining room, should 
be oriented towards the ocean front whenever possible.

 » Porches and Balconies must touch the Build-to-Line and not be built along it.
 » Each home facing a Street must have a porch located within the Porch & Stair Zone.
 » Each home facing a Green Space should have a porch located within the Porch & Stair Zone.
 » Exterior stair access and pedestrian connection to the Green Space is encouraged.
 » Driveways must be less than 20 feet or utilize two (2) 10 foot drive lanes. 

Porch & Stair Zones
 » Porches facing the Green Space must be a minimum of 12 feet wide and 8 feet deep.
 » Porches facing the Street must be a minimum of 12 feet wide and 8 feet deep.
 » Conditioned spaces may encroach up to 50% of the area within the  Porch & Stair Zone.
 » Exterior stairs must be located within the Porch & Stair Zones and open towards the public way whenever possible.
 » Exterior stairs must be a minimum of 4 feet wide.
 » See p. 2-9 for additional stair guidelines.

See Pages A-1 & A-2 for Reference Plats
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January 2025 | 2-4Roseate Beach | Pattern BookRoseate Beach | Pattern Book

Estate lots line the southern edge of the community’s central green space. The 
row of lots is punctuated by greenways that provide connections between trails, 
amenity spaces, and the water. All Estate lots are accessible by a residential street.

SITE DEVELOPMENT REGULATIONS
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MANOR

PHASE 1 MANOR LOTS

STREET STREET ALLEY

ALLEYGREEN SPACE

Lot Dimensions

A Lot Width 42-50’

B Lot Depth 100’

Home Dimensions

C Main Home Width 32’-40’

D Main Home Depth 48’

Home Build-to-Lines & Setbacks

E Greenspace/Alley Setback Line 14’

F Porch & Stair Zone at Greenspace 12’

G Porch & Stair Zone at Street/Alley 12’

H Street/ Greenspace Build-to-Line 14’

I Side Setback 5’

General Principles
 » Homes should align along the street or greenspace if not adjacent to a street.
 » Porches and Balconies must touch the Build-to-Line and not be built along it.
 » Each home facing a Street must have a porch located within the Porch & Stair Zone.
 » Each home facing a Green Space should have a porch located within the Porch & Stair Zone.
 » Exterior stair access and pedestrian connection to the Green Space is encouraged.
 » Driveways must utilize 10 foot drive lanes. 

Porch & Stair Zones
 » Porches facing the Green Space must be a minimum of 12 feet wide and 8 feet deep.
 » Porches facing the Street must be a minimum of 12 feet wide and 8 feet deep.
 » Porches are not required in Porch & Stair Zones facing an Alley.
 » Conditioned spaces may encroach up to 50% of the area within the  Porch & Stair Zone.
 » Exterior stairs must be located within the Porch & Stair Zones and open towards the public way whenever possible.
 » Exterior stairs must be a minimum of 4 feet wide.
 » See p. 2-9 for additional stair guidelines.

See Pages A-1 & A-2 for Reference Plats
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January 2025 | 2-5Roseate Beach | Pattern BookRoseate Beach | Pattern Book

Manor lots  line the northern edge of the community’s central Green Space, 
residential streets, natural preserved areas and various greenways. Manor 
lots are accessible by a residential street or by an alley.

SITE DEVELOPMENT REGULATIONS
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Roseate Beach | 13

  |  GALVESTON, TEXAS  |  MARCH 21, 2024
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Roseate Beach | 5

  |  GALVESTON, TEXAS  |  MARCH 21, 2024
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PRELIMINARY STREET SCECTIONS

Roseate Beach | 7
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PRELIMINARY STREET SCECTIONS

Roseate Beach | 9
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LANDSCAPE AND HARDSCAPE REGULATIONS

 » Boat storage is not 
permitted in Parking 
Stalls; motor vehicles 
and golf carts only 
are permitted.

Materials
 » Hardscape material options include pavers, concrete, 
or crushed oyster shell gravel.

 » Brick pavers are not permitted.
 » Pavers shall be vehicular-rated when utilized for 
driveways. 

 » Reputable manufacturers include Wausau Tile, 
Hanover Paver, and Pavestone. Other manufacturers 
must be approved by the Town Architect.

 » Driveway aprons must be vehicular-rated concrete. 
 » The use of stained concrete is preferred for driveway 
aprons. 

 » Each lot may utilize only one type of paving for their 
driveway. Pathways and other hardscape areas are not 
required to match the driveway paving. 

 » Parking Stalls and Leadwalks must be crushed oyster 
shell gravel; chipseal application is recommended but 
not required.

Colors
 » Options for colors will be limited to neutral tones 
inspired by the colors of the natural landscape. Bright 
colors such as red and orange tones are  not permitted. 
A product sample must be submitted to the Town 
Architect for written approval prior to application. 

Three Landscape Scenarios are illustrated below as examples of 
permitted residential landscapes in the Roseate Beach community.

 » A maximum of 35% of the lot 
area* may be hardscape. 

 » A maximum of 20% of the lot 
area* may be sod.

 » All remaining lot area must be 
planted.

 » *Lot Area does not include the 
Building Envelope, Driveway or 
required Leadwalks.

 » Leadwalks are not 
required on Alley-facing 
sides. 

 » Sod may not be installed 
beneath balconies or 
porches.
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Hardscape Material of Choice

Vehicular-rated Concrete 

Crushed Oyster Shell Gravel

Sod 

Planting Bed

See pg. 2-8 for Driveway Width regulations.

Parking Stalls must be installed a minimum 
of 5’ from the edge of any Driveway. 

Parking Stalls may be a maximum of 22’ 
long. 

Driveway Apron; install from the edge of 
the property line to the edge of the Street/
Alley. 

Parking Stall; installation is permitted 
on lots adjacent to 4’ Sidewalks & 9’ 
Vegetative Buffers.

Sod may not be installed between 
Perimeter Fencing and the Street/Alley 
Right-of-Way. 

Required Leadwalk

Perimeter Fencing may be installed along 
the dune setback line for Beach Front 
Villas. 
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January 2024 | 5-3Roseate Beach | Pattern Book

LANDSCAPE REGULATIONS HARDSCAPE MATERIALS & COLOR
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PLANT PALETTE

The Plant Palette for Roseate Beach is focused on species native to this 
region and environment. 

Resident’s may submit plant material outside of that in the species list below for approval by the 
Town Architect; native and adapted species are preferred. 

January 2024 | 5-4Roseate Beach | Pattern Book

PLANT PALETTE

 » Blue Mistflower  » Purple Coneflower  » Cardinal Flower  » Black-eyed Susan

 » Buttonbush  » Dwarf Palmetto  » Wax Myrtle  » Live Oak

 » Seashore Paspalum  » Smooth Cordgrass  » Inland Sea Oats  » Gulf Muhly

Smooth Cordgrass

Seashore Dropseed

Seashore Paspalum

Dwarf Palmetto

Gulf Muhly

Buttonbush

Spartina alterniflora

Sporobolus virginicus

Muhlenbergia capillaris

Andropogon glomeratusBushy Bluestem

Inland Sea Oats Chasmanthium latifolium

5’ H x 3’ W

4’ H x 2’ W

4’ H x 3’ W

8’ H x 4’ W

2’ H x 2’ W

12’ H x 12’ W

10’ H x 10’ W

2’ H x 2’ W

Gulf Coast Penstemon

Turk’s Cap

Black-eyed Susan

Blue Mistflower

Coralbean

Cardinal Flower

Purple Coneflower Echinacea purpurea

Lobelia cardinalis

Penstemon tenuis

Rudbeckia hirta

Malvaviscus drummondii

Conoclinium coelestinum

Erythrina herbacea

Wax Myrtle

Live Oak 

Myrica cerifera

Quercus virginiana

Monarda citriodoraLemon Beebalm

Phyla nodifloraTurkey Tangle Frogfruit

3’ H x 2’ W

4’ H x 2’ W

6’ H x 3’ W

4’ H x 2’ W

5’ H x 5’ W

2’ H x 1’ W

2’ H x 1’ W

6” H x 3’ W

2’ H x 1’ W

12’ H x 15’ W

20’ H x 40’ W

Paspalum vaginatum

Cephalanthus occidentalis

Sabal minor

Common Name Scientific Name Mature Size

Grasses

Sod

Wildflowers

Shrubs

Trees
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Planning Commission  
Planning and Development Division 
City of Galveston 
November 4, 2025 

1 

25P-044 STAFF REPORT 
ADDRESS: 
 4220 Avenue O, 4224 Avenue O, 4228 
Avenue O, 4116 Avenue N ½, 4200 Avenue N 
½, 4209 Avenue N ½, 4221 Avenue N ½, 
4215 Avenue N ½, 4200 Avenue M ½, 1602 
43rd Street, 1610 43rd Street, 1614 43rd 
Street 

LEGAL DESCRIPTION: 
See Exhibit A 

APPLICANT/REPRESENTATIVE: 
Tricon Land Surveying 

PROPERTY OWNER: 
Galveston ISD 

ZONING: 
Residential, Single-Family (R-1) 

REQUEST: 
Replat 

APPLICABLE REGULATIONS: 
Section 13.507 of the LDR and 
Chapter 32-5 of the City Code of Ordinances 

STAFF RECOMMENDATION: 
Approval 

EXHIBITS: 
A – Legal Description 
B – Applicant’s Submittal 

STAFF: 
Rebekah Annan 
Planner 
409-797-3645
rannan@galvestontx.gov

Public Notice: 29 

Per Section 13.808 of the Land Development Regulations and state law, written 
public notice of this request is required. Public notices are sent to all property 
owners within 200 feet of the subject site and are sent to the address on file with 
the Galveston Central Appraisal District. 

City Department Notification Responses:  
Airport:  No Objection 
Building Division:  No Objection 
Coastal Resources:  No Objection 
Fire Marshal:   No Objection 
Fire Chief:   No Objection 
Police Chief:  No Objection 
Public Works:  No Objection with comment:   Municipal Utilities has no 
objections to the proposed replat; however, there is an existing sanitary 
sewer line which needs to be centered in a dedicated 20’ utility easement. 

Private Utilities Notification Responses: 
AT&T:   No Objection 
Comcast:   No Objection  
CenterPoint Energy:   No Objection with comment:   CenterPoint has no 
objections to the proposed replat; however, the applicant will need to 
apply for a Street-Alley-Closure for part of N from 43rd to 42nd street, all 
of N ½ from 42rd St to 41st Street and 42nd street from N ½ to Avenue 0. 
Texas Gas Service:   No Objection 
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Background 

Executive Summary 

Site and 
Surrounding Area 

Other Reviews 

Minimum Lot 
Standards 

Staff 
Recommendation 

In 2023, Galveston ISD began construction of a new high school building across from the existing 
high school complex to accommodate educational needs. To facilitate the project, part of Avenue 
N 1/2 and the alley between Avenue N 1/2 and Avenue O were donated to Galveston 
Independent School District (GISD) by the City of Galveston, Ordinance 23-048.   

The applicant is requesting to consolidate multiple blocks into one lot. There are 14 separate lots 
and abandoned rights-of-way that will be combined to create the lot. The rights-of-way have 
been donated from the City of Galveston to the school district to fulfill development needs. 

The site has been under construction since 2024 and is proposed to be done in 2026.The school 
is being built on the Ave N ½ and alley rights-of-way. The surrounding zoning districts are 
Residential, Single-Family (R-1) to the north, east, west, and south, and Multi-Family (MF) to the 
west.  

There were no objections to the request received from outside Utilities or City Departments. 
Although, there is a concern from engineering regarding the sanitary line located in the block 
between 42nd and 43rd Streets and Avenue N and Avenue M ½. Since the sanitary sewer system 
will remain in place, a 20’ utility easement must be granted for the sewer line. Also, CenterPoint 
requires the applicant to apply for a street-to-alley closure to ensure there are no existing 
facilities in the development area. The applicant has submitted updated plat documents that 
include the easement, Exhibit B.   

These parcels were part of an elementary school which was demolished and when all lots are 
combined, they will greatly exceed the minimum requirements for new parcels in R-1 zoning.  
The Residential, Single-Family (R-1) zoning district lot requirements which are a minimum 50 
feet in width, 100 feet in depth, and a minimum 5,000 square feet of lot area. 

Note that because more than four lots are involved in the replat request, Planning Commission 
action is required. 

Staff recommends approval for Case 25P-044, request for a replat subject to the following 
conditions: 

Specific conditions to Case 25P-044: 
1. The applicant shall facilitate the filing of the plat by May 4, 2026;

Standard conditions: 
2. The applicant shall conform to all comments/conditions received from City

Departments and private utilities. Should conformance with the comments/conditions
require alterations to the project, as approved, the case must be returned to the
Planning Commission for additional review and approval.  Failure to comply with all
comments/conditions may result in penalties and/or revocation of this plat; and

3. The applicant shall comply with all recordation requirements; and, shall provide the
Development Services Department and with all Galveston County filing fees by certified
check or money order.
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Respectfully Submitted, 

Rebekah Annan, Planner    Date 

____ ____________ _____ 
Catherine Gorman, AICP  Date 
Assistant Director/HPO 

10/28/25

10/28/2025
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Legal Description: 

Properties are legally described as: M. B. Menard Survey,  West 7 Feet of Lot 11 & East 35-10 Feet of 
Lot 12 (2011-1), Southwest Block 33, Galveston Outlots; M. B .Menard Survey, West 7 Feet of Lot 12 
& East 35-10 Feet of Lot 13 (2012-1), Southwest Block 33, Galveston Outlots; M. B. Menard Survey, 
South 85 Feet of Lot 14 & Part of Lot 13 (2014-1), Southwest Block 33, Galveston Outlots; M. B. 
Menard Survey, Lots 5 thru 10 & East 1-6 Feet of Lots 4 & 11 (1004-0), Northeast Block 33, 
Galveston Outlots; M. B. Menard Survey, Lots 1, 2, 3 & 12, 13, 14 & West 41-4 Feet of Lots 4 & 11 
(1001-0), Northeast Block 33 Galveston Outlots & Adjacent 42nd Street; M. B. Menard Survey,  Lots 
1 thru 14 (1-0), Northwest Block 33, Galveston Outlots & adjacent Avenue N; M. B. Menard Survey, 
East 30 Feet of Lot 5 (2005-1), Southwest Block 33, Galveston Outlots; M. B. Menard Survey, East 
25-10 Feet of Lot 2 & West 8-6 Feet of Lot 3 (2002-1), Southwest Block 33, Galveston Outlots; M. B. 
Menard Survey, Lot 4 & East 34-4 Feet of Lot 3 & West 12-10 Feet of Lot 5, Southwest Block 33, 
Galveston Outlots; M. B. Menard Survey, Lots 1 thru 14 & adjacent Alley, Southwest Block 8, 
Galveston Outlots; M. B. Menard Survey, North 60 Feet of Lot 1 & Part of Lot 2 (2001-2), Southwest 
Block 33, Galveston Outlots; M. B. Menard Survey, South 60 Feet of Lot 1 & Part of Lot 2 (2001-1), 
Southwest Block 33, Galveston Outlots; M. B. Menard Survey, North 35 Feet of Lot 14 & Part of Lot 
13 (2014-2), Southwest Block 33, Galveston Outlots; M. B. Menard Survey, Lots 6 through 10 & East 
35-10 Feet of Lot 11 (2006-1) Southwest Block 33 & Lots 1 thru 14 Southeast Block 33, Adjacent 
42nd Street Replat. 

Exhibit A
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TRICON
LAND
SURVEYING, LLC

Exhibit B
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Development Services Department 2026 Commission Schedule

Landmark Commission Planning Commission Zoning Board of Adjustment
1st and 3rd Monday 4:00 1st and 3rd Tuesday 3:30 1st Wednesday 3:30

January 1/5 1/6 1/7
No Meeting No Meeting

February 2/2 2/3 2/4
2/16 2/17 (9:00 am)

March 3/2 3/3 3/4
3/16 3/17

April 4/6 4/7 4/8*
4/20 4/21

May 5/4 5/5 5/6
5/18 5/19

June 6/1 6/2 6/3
6/15 6/16

July 7/6 7/7 7/8*
7/20 7/21

August 8/3 8/4 8/5
8/17 8/18

September No Meeting No Meeting 9/2
9/21 9/22

October 10/5 10/6 10/7
10/19 10/20

November 11/2 11/3 11/4
11/16 11/17

December 12/7 12/8* 12/9*
No Meeting No Meeting

* Denotes Schedule Change

2026 Division Meeting Schedule
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	1. Call Meeting to Order
	2. Attendance
	3. Conflict of Interest
	4. Approval of Minutes
	A. October 21, 2025 – Regular Meeting
	10-21-2025 PC Minutes


	5. Public Comment
	6. Public Hearing
	A. DUNE MITIGATION
	1. 25BF-061 (13241 Oceanna Way) Notice of mitigation 
	25BF-061_PC Memo PKT ( in place of Staff Report) (10-17-2025)



	7. New Business and Associated Public Hearings
	A. PLANNED UNIT DEVELOPMENT
	2. 25P-043 (Vacant Tracts located East and West of Pa
	25P-043 STF PKT


	B. PLATS
	3. 25P-044 (4220 Avenue O, 4224 Avenue O, 4228 Avenue
	25P-044 - STF PKT



	8. Discussion Items
	A. 2026 Meeting Schedule (Staff)
	2026 Division Meeting Schedule


	9. Adjournment



