
NOTICE OF MEETING 
PLANNING COMMISSION  

OF THE CITY OF GALVESTON 
TUESDAY, APRIL 22, 2025 - 3:30 PM 

REGULAR MEETING 
City Council Chambers, 2nd Floor of City Hall 

823 Rosenberg, Galveston, Texas 
 

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 April 8, 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. 

 
New Business and Associated Public Hearings 

 6.A BEACHFRONT CONSTRUCTION/DUNE PROTECTION PERMITS 

  1. 24BF-033 (4215 Buccaneer Blvd) Request for Beachfront Construction 
Certificate and Dune Protection Permit as well as an exemption to construct a 
single-family dwelling with gravel/limestone slab and driveway. Property is 
legally described as Abstract 121, Page 45, Lot 11, Block 6, Pirates Beach Section 
2, a subdivision in the City and County of Galveston, Texas.  Applicant: Mike 
Murray 
Property Owner: Brad and Jenney Burkholder 
  

 6.B GALVESTON LANDMARK 
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  2. 25P-012 (1623 Broadway / Avenue J) Request for designation as a Galveston 
Landmark. The property is legally described as M.B. Menard Survey, Lot 2 Block 
136, in the City and County of Galveston, Texas. 
Applicant: Tianna Hall  
Property Owner: Donna Alexander 
 
  

 6.C LICENSE TO USE 

  3. 25P-013 (Adjacent to 711 14th Street) Request for a License to Use in order to 
retain existing encroachments. The property is legally described as M.B. Menard 
Survey, South 52 Feet of Lot 7 (7-2), Block 314, in the City and County of 
Galveston, Texas.   
Applicant: Brax Easterwood 
Property Owner: Scott Rice, Sandbar Properties LLC. 

 6.D PLANNED UNIT DEVELOPMENT 

  4. 25P-014 (1802, 1902 and 1920 Harborside) Request for a Planned Unit 
Development (PUD) Overlay District for a “Parking Lot, Commercial Surface 
Parking Area. Property is legally described as M.B. Menard Survey; Lots 8-11, 
Block 738; Lots 12-14 (12-0), Block 738 and Lots 8-10, Block 739, and Portion 
of Adjacent 19th Street; and Lots 11-14, Block 739; in the City and County of 
Galveston, Texas. 
Applicant: Shae Jobe 
Property Owner: Harbor Properties, Inc.   
 
  

 
7. 

 
Discussion Items 

 7.A Discussion of Alley Access Lots (Staff) 

 7.B Discussion of May 6, 2025, Workshop (Staff) 

 
8. 

 
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 04/16/2025 at 4:00 
PM  
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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). 
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MINUTES OF THE PLANNING COMMISSION OF THE CITY OF GALVESTON 

REGULAR MEETING – April 8, 2025 
 

 
CALL MEETING TO ORDER 
 

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

Members Present: Stan Humphrey, Mary Jan Lantz, John Lightfoot, Anthony 
Rios, Rusty Walla, Ex-Officio CM Beau Rawlins 

 
Members Absent: Rejone Edwards, Tom Singleton, 
 
Staff Present:  Tim Tietjens, Development Services Executive Director; 

Catherine Gorman, AICP, Assistant Director/HPO; Daniel 
Lunsford, Senior Planner; Kyle Clark, Coastal Resources 
Manager; Hunter Cummings, Deputy Coastal Resources 
Manager; Peyton Schott, Coastal Resources Intern; Donna 
Fairweather, Sr. Assistant City Attorney; Karina Rosales, 
Planning Technician. 

 
CONFLICT OF INTEREST 
 

Commissioner John Lightfoot declared conflict of interest for case 25BF-016.  
 
PUBLIC COMMENT 

 
None 
 

APPROVAL OF MINUTES 
 

The March 4, 2025, regular meeting minutes, and the March 18, 2025, workshop meeting minutes were 
accepted as presented. 

 
*** Donna Fairweather, Sr. Assistant City Attorney, arrives at 3:32 p.m. 
 
PUBLIC HEARING 
 

25BF-016 (Bermuda Beach Drive) Public Notice for fortification to Bermuda Beach Drive. The City of 
Galveston seeks to install a bulkhead on the seaward side of the road. The City will also be elevating the 
road and installing articulated matting for the road.  
Applicant: City of Galveston 
Property Owner: City of Galveston 
 

***Daniel Lunsford, Senior Planner, arrives at 3:36 p.m. 
 
A public hearing was held. 
 
25P-010  (1916 26th Street)  Public Hearing for a minor plat to reconfigure one lot into three.  Property is 
legally described as Abstract 628, M.B. Menard Survey, Lot 14, Northeast Block 91, Galveston Outlots, in 
the City and County of Galveston, Texas.  
Applicant: Rich Spethman 
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Property Owners: William Patrick Collins and Richard J. Spethman, Jr. 
 
A public hearing was held. 
 

NEW BUSINESS AND ASSOCIATED PUBLIC HEARINGS 
 

BEACHFRONT CONSTRUCTION CERTIFICATE AND DUNE PROTECTION PERMIT 
 
25BF-001 (4235 Las Palmas Blvd) Request for Beachfront Construction Certificate and Dune Protection 
Permit to include proposed construction of a single-family dwelling with fibercrete driveway and slab. An 
exemption request has been made to build a cantilevered deck over the Dune Conservation Area. 
Property is legally described as Abstract 121 Page 41, Lot 81, Block 1, Palm Beach, a subdivision in the City 
and County of Galveston, Texas.   
Applicant: John Listowski/Lux Custom Homes 
Property Owner: Bendel Rushing 
 
Staff presented the staff report. 

 
Chairperson Walla opened the public hearing on the case. The applicant, John Listowski, gave a 
presentation to the commission. The public hearing was closed, and the Chairperson called for a motion. 
 
Commissioner Lightfoot made a motion to approve the request with Staff’s Recommendations. 
 
Commissioner Rios seconded. 
 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:    Humphrey, Lantz, Lightfoot, Rios, Walla 
Opposed:    None 
Absent:     Edwards, Singleton 
Non-voting participant:   Councilmember Beau Rawlins 
 
The motion passed. 
 
25BF-009 (22206 Kennedy Drive) Request for Beachfront Construction Certificate and Dune Protection 
Permit for a relocated staircase. Property is legally described as Abstract 121, Hall & Jones Survey, Lot 
217, Sea Isle 10th Extension, a subdivision in the City and County of Galveston, Texas.   
Applicant: Son Nguyen 
Property Owner: MOD Homes, LLC 
 
Staff presented the staff report. 

 
Chairperson Walla opened the public hearing on the case. The applicant, Son Nguyen, gave a presentation 
to the commission. The public hearing was closed, and the Chairperson called for a motion. 
 
Commissioner Rios made a motion to approve the request with Staff’s Recommendations. 
 
Commissioner Lightfoot seconded. 
 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:    Humphrey, Lantz, Lightfoot, Rios, Walla 
Opposed:    None 
Absent:     Edwards, Singleton 
Non-voting participant:   Councilmember Beau Rawlins 
 
The motion passed. 
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GALVESTON LANDMARK 
 
25P-008 (2528 Postoffice / Avenue E) Request for designation as a Galveston Landmark. The 
property is legally described as M.B. Menard Survey, Lot 14, Block 505, in the City and County of 
Galveston, Texas. 
Applicant: Laura Carrera, 2528 Postoffice, LLC. 
Property Owner: 2528 Postoffice, LLC. 
 
Staff presented the staff report and noted that 16 public hearing notices were sent, and none returned. 
 
Chairperson Walla opened the public hearing on the case. The applicant, Laura Carrera, gave a 
presentation to the commission. Please see the attached list of presentations made to the commission. 
The public hearing was closed, and the Chairperson called for a motion. 
 
Vice-Chairperson Lantz made a motion to recommend approval of the request with Staff’s 
Recommendations. 
 
Commissioner Humphrey seconded. 
 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:    Humphrey, Lantz, Lightfoot, Rios, Walla 
Opposed:    None 
Absent:     Edwards, Singleton 
Non-voting participant:   Councilmember Beau Rawlins 
 
The motion passed. 

 
25P-009 (2116 Postoffice / Avenue E) Request for designation as a Galveston Landmark. The 
property is legally described as M.B. Menard Survey, West 28 feet of Lot 11 (11-1), Block 501, in 
the City and County of Galveston, Texas. 
Applicant: Julie K. Baker  
Property Owner: Clyde and Kimberley Wood, Two Woods Investments, LLC 
 
Staff presented the staff report and noted that 28 public hearing notices were sent, and one returned in 
favor. 
 
Chairperson Walla opened the public hearing on the case. The applicant, Julie Baker, gave a presentation 
to the commission. Please see the attached list of presentations made to the commission. The public 
hearing was closed, and the Chairperson called for a motion. 
 
Commissioner Humphrey made a motion to recommend approval of the request with Staff’s 
Recommendations. 
 
Vice-Chairperson Lantz seconded. 
 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:    Humphrey, Lantz, Lightfoot, Rios, Walla 
Opposed:    None 
Absent:     Edwards, Singleton 
Non-voting participant:   Councilmember Beau Rawlins 
 
The motion passed. 
 
PLATS 
 
25P-011 (819 Avenue K) Request for a minor plat to subdivide one lot into two lots.  Property is 
legally described as M.B. Menard Survey, Lot 3 Block 68, in the City and County of Galveston, 
Texas. 
Applicant: Brax Easterwood, AIA 
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Property Owners: Felix Serrata                        
 
Staff presented the staff report and noted that 27 public hearing notices were sent, and none returned. 
 
Chairperson Walla opened the public hearing on the case. The applicant, Brax Easterwood, 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. 
 
Commissioner Rios seconded. 
 
The Chairperson called for questions or comments from the Commission. The following votes were cast: 
 
In favor:    Humphrey, Rios, Walla 
Opposed:    Lantz, Lightfoot 
Absent:     Edwards, Singleton 
Non-voting participant:   Councilmember Beau Rawlins 
 
The motion failed due to a lack of four affirmative votes. 

 
***Commissioner Rios leaves at 5:00 p.m. 
 
 The Commission requested staff add the following discussion items to the upcoming meeting agenda: 
 

• Discussion of Alley Access Lots (Staff) 
• Discussion of May 6, 2025, Workshop (Staff) 
 

 
THE MEETING ADJOURNED AT 5:02 PM 
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25BF-033 – Page 1 

Planning Commission 
Coastal Resources Division 
City of Galveston 
April 22, 2025 

0B 0 B24BF-033 STAFF REPORT 
ADDRESS: 
4215 BUCCANEER BLVD 
GALVESTON, TX 77554 

LEGAL DESCRIPTION: 
The property is legally 
described as Abstract 121, 
Page 45, Lot 11, Block 6, 
Pirates Beach Section 2, a 
subdivision in the City and 
County of Galveston, Texas. 

APPLICANT/REPRESENTATIVE: 
Mike Murray 

PROPERTY OWNER: 
Brad and Jenney Burkholder 

REQUEST: 
Beachfront Construction 
Certificate/Dune Protection 
Permit and exemption to 
construct a single-family 
dwelling with 
gravel/limestone slab 
and driveway. 

APPLICABLE LAND USE 
REGULATIONS: 
Chapter 29, Article 2, Beach 
Access Dune Protection and 
Beachfront Construction 
Regulation. 

STAFF RECOMMENDATION: 
Approval with Conditions 

EXHIBITS: 
A – Aerial Map 
B – Topographic Survey 
C – Site Plan & Drawings 
D – Site Photos 
E – GLO Comment Letter 

STAFF: 
Kyle Clark 
Coastal Resources Manager 
KClark@GalvestonTX.gov 

Note: This product is for informational purposes and may not have been prepared for or be suitable for legal, engineering, or 
surveying purposes. It does not represent an on-the-ground survey and represents only the approximate relative location of 
property boundaries. The data presented on these pages is not legally binding on the City of Galveston or any of its departments. 
These maps and the associated data are representations ONLY and may contain errors in the databases. Therefore, the information 
presented on this map is for informational purposes only and should not be construed to be legally binding.

Executive Summary: 
The City of Galveston’s Dune Protection and Beach Access Plan designates the Planning 
Commission as the authority to review and consider for approval applications for a 
Beachfront Construction Certificate/Dune Protection Permit when proposed construction 
activities occur in areas within or seaward of the Dune Conservation Area or up to 50 feet 
landward of the Dune Protection Line. The Dune Protection Line is the area within 25 feet 
landward of the North Toe of the Critical Dune Area or within 200 feet landward of the 
Line of Vegetation for those beach areas where no dunes exist west of the terminus of 
the Seawall. 

The applicant is requesting an exemption and approval to construct a single-family 
dwelling with gravel/limestone slab and driveway. Survey data depicts no dunes 
seaward of the proposed construction. Proposed construction is, 71 feet from the Line of 
Vegetation. This is within and seaward of the Dune Protection Line and within the Planning 
Commission review area. According to the application materials, the proposed 
construction activities appear to be landward of an existing single-family structure with 
no dunes or dune vegetation. Therefore, mitigation activities are not proposed. 
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Site and Surrounding Area: 
The subject site is located in the Pirates Beach Subdivision. Single-family dwellings are located to the North, 
East, South and West ; a single-family structure with no dunes is located to the South of the subject 
property. According to the Bureau of Economic Geology, this area is eroding at a rate of five to six feet per 
year. 
 
Analysis: 
The table below summarizes the applicant survey and site plan (Attachments B and C). The attachments indicate 
the proposed new construction and the location of proposed construction in relation to on-site conditions: 

 
Proposed Structure’s Distance from: Distance (Feet) 

…North Toe of the Dune NA 
…the Line of Vegetation 71 

 
In accordance with Chapter 29: Planning – Beach Access Dune Protection & Beach Front Construction, before 
issuing a permit, the Planning Commission must find that the proposed construction conforms with the Beachfront 
Construction Certificate and Dune Protection Permit standards. 

 The proposed activity is not a prohibited activity as defined in these standards. 
  The proposed activity will not materially weaken dunes or materially damage dune vegetation seaward of 

the Dune Protection Line based on substantive findings as defined in "Technical Standards" of these 
standards. 

 There are no practicable alternatives to the proposed activity that is located seaward of the Dune 
Protection Line and adverse effects cannot be avoided as provided in the Mitigation sequence as outlined in 
these Standards. 

 The applicant's mitigation plan, for an activity seaward of the Dune Protection Line, which is not required, 
will adequately minimize, rectify, and/or compensate for any unavoidable adverse effects. 

 The proposed activity complies with any applicable requirements of: Requirements for Beachfront 
Construction Certificate and Dune Protection Permits and Management of the Public Beach of this Section; 
and 

 The structure is located as far landward as practicable. 

Consideration for Exemption: 

Staff finds the request for the exemption on the prohibition of construction in the Dune Conservation Area (DCA) 
meets the criteria provided within the Dune Protection and Beach Access Plan as well as the Erosion Response Plan. 
The required criteria and considerations are listed below:  

• No practicable alternative to construction within or seaward of the Dune Conservation Area. In determining 
what is practicable, the City shall consider whether an action, technology, or technique is commercially 
available and capable of being done after taking into consideration existing building practices, 
effectiveness, scientific feasibility, siting alternatives, and the footprint of the structure in relation to the 
area of the building portion of the lot and considering the overall development plan for the property. The 
City shall also consider the cost of the technology or technique. 

o The residence cannot be moved further North due to building lines and if the structure was moved 
it would still be within the Dune Conservation Area. 

o The applicant has proposed no ground floor walls on the first floor to be compliant with building 
within the DCA. 
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o No other material other than gravel/limestone could be approved for this location. 
o The property owner does not own the lots seaward of the proposed structure and does not have 

the ability to build a dune seaward of the proposed structure. 
 

Staff Recommendation: 
Staff recommends approval of 24BF-033 with the following conditions: 

 
Conditions for Case 24BF-033: 

 
1. As provided in the Erosion Reponses Plan, an exemption is granted to allow for construction within the 

Dune Conservation Area. 

2. The applicant must adhere to all aspects of Chapter 29: Planning-Beach Access Dune Protection & 
Beachfront Construction of the City of Galveston Code of Ordinances. 

3. The applicant must adhere to all aspects of the Texas Administrative Code Title 31. Natural Resources and 
Conservation, Part 1. General Land Office, Chapter §15. Coastal Area Planning, including but not limited to 
those outlined in the GLO Comment Letter associated with this Beachfront Construction Certificate and 
Dune Protection Permit. 

4. The construction activities must minimize impacts on natural hydrology and must not cause erosion of 
adjacent properties. The applicant shall direct all stormwater inland away from the critical dune area, public 
beach, and adjacent properties. 

5. Where applicable, the proposed construction must be consistent with FEMA minimum requirements or 
with the FEMA approved local ordinance. 

 
ERP PRACTICABLE DEFINITION 
Practicable means available and capable of being done after taking into consideration existing building practices, siting 
alternatives, and the footprint of the structure in relation to the area of the building portion of the lot, and considering 
the overall development plan for the property. 

 
TEXAS ADMINISTRATIVE CODE PRACTICABLE DEFINITION 15.2(57) 
In determining what is practicable, local governments shall consider the effectiveness, scientific feasibility, and 
commercial availability of the technology or technique. Local governments shall also consider the cost of the technology 
or technique. 
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Respectfully Submitted, 

4/15/2025 
 

Kyle Clark 
Coastal Resources Manager 

  ______________________________________ __________________ 
Catherine Gorman, AICP  Date 
Assistant Planning Director / HPO 

04/15/2025

Page 11 of 48



A – Aerial Map
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Address 4215 Buccaneer Blvd
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!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

;

;
;

;

48167C0508G

OPEN WATER

AE  (15)

VE  (16)

VE  (19)

VE  (17)

VE  (18)

AE  (14)

Pirates Beach 2

Trimble & Lindsey Sec 3

Pirates Beach 3

-5.41'

-5.48'
-5.74'

-5.41'

Grand Terre

B
u

cc
an

e
e

r

C
am

p
e

ch
e

C
am

p
ec

h
e

The data presented on these pages is not
legally binding on the City of Galveston or any of
its departments. These maps and the
associated data are representations ONLY and
may contain errors in the databases.

²

BEG and FIRM Coastal Map

0 1020304050607080905 Feet

Legend

BEG Shoreline Change Rates

1950s-2019 - End Point Rate (ft/yr)

;

Eroding (-1ft or more)

XW

Stable (-1ft to 1 ft)

#0

Accreting (+1ft or more)

FIRM Panels

0.2% Annual Chance

Zone A

Zone AE, Zone AO

Zone VE

Zone X

Open Water

Subdivisions

!

!!

!

1000ft from MHT

Lot Lines

Parcels

1:1,084

Data Sources:
Aerial Imagery and Parcel Data from Galveston CAD, 
Shoreline Change Data from U.T. Bureau of Economic 
Geology, Flood Insurance Rate Map from FEMA.

Map prepared by the City of Galveston Development 
Services Department, Coastal Resources Division 
(hcummings) - 2/28/2025

This product is for informational purposes and may not have been 
prepared for or be suitable for legal, engineering, or surveying 
purposes. It does not represent an on-the-ground survey and 
represents only the approximate relative location of property 
boundaries.

Page 13 of 48



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

B – Topographic 

Surveys 

Page 14 of 48



Page 15 of 48



C – Site Plans 

and Drawings 
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D – Site Photos 
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Looking West
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Looking South
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Looking East
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Looking North
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Line of Vegetation Looking North 
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E – 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 
 

 
March 10, 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: 4215 Buccaneer Blvd, Galveston 
Legal Description: ABST 121 Page 45 Lot 11 Blk 6 Pirates Beach Sec 2 
Lot Applicant:  Mike Murray c/o Brad and Jenny Burkholder  
Case Number: 24BF-033 
GLO ID No.:   BDCOG-24-0117a 
 
Dear Mr. Clark: 
 
The General Land Office (GLO) has reviewed the amended application materials for a beachfront 
construction certificate and dune protection permit for the above-referenced location. The applicant 
originally proposed to construct a single-family residence with fibercrete paving beneath the structure, a 
fibercrete and permeable paver driveway, and an in-ground swimming pool. The applicant now proposes 
to construct a single-family residence with gravel or crushed limestone beneath the structure and for a 
driveway. The proposed construction is located within 200 feet landward of the line of vegetation and 
seaward of the Dune Protection Line. 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: 
 

• Construction activities are prohibited within the Dune Conservation Area under the City of 
Galveston’s Dune Protection and Beach Access Plan (Plan).1 Section 4.2 of the City’s Erosion 
Response Plan (ERP) and Section B of the City’s Plan are based on the requirements for the 
development of erosion response plans, building setback lines, and considerations for 
exemptions to the prohibition of construction found in 31 Tex. Admin. Code § 15.17.2 Those 
requirements only allow the City to issue an exemption to the general prohibition on construction 
seaward of the setback line (or within the Dune Conservation Area) and does not provide the 

 
1 City of Galveston Dune Protection and Beach Access Plan Appendix C § 4.1. 
2 City of Galveston Dune Protection and Beach Access Plan Appendix C § 4.2 and City of Galveston Dune Protection and 
Beach Access Plan § B; see also, Tex. Nat. Res. Code § 33.607 (relating to the elements required in an erosion response 
plan).  
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Mr. Clark 
March 10, 2025 
Page 2 of 2 
 

City authority to issue exemptions from other specific construction limitations listed in the City’s 
Plan or 31 Tex. Admin. Code § 15.  

 
• According to 31 Tex. Admin. Code § 15.6(f)(5), gravel or crushed limestone may be used to 

construct driveways and parking areas in the area 50 feet landward of the line of vegetation to 
the dune protection line.3 The applicant proposes gravel or crushed limestone beneath the 
habitable structure and back porch in areas that do not appear to be part of the driveway or 
parking area.  
 

• Section M(1)(i)(2) of the City’s Plan prohibits paving or altering the ground below the lowest 
habitable floor within the Dune Conservation Area.4 The applicant appears to propose to alter the 
ground within the Dune Conservation Area, which does not comply with this requirement.  
 

• The driveway must be limited to the linear width of the primary structure, along the main street, 
and a minimum of 15% of the front yard must be maintained as open/unimproved area.5 

 
• Construction must provide for the gradual and dispersed drainage of storm water runoff, such 

that runoff within the lot approximates natural rates, volumes, and direction of flow to avoid 
erosion and dune damage.6 
 

• Section 5.3 of the City’s ERP states that a dune enhancement or restoration project consistent 
with the definition for restored (man-made) dunes provided in the City Plan shall be completed 
prior to the commencement of proposed construction. In cases where completion of an 
enhancement or restoration project is deemed infeasible due to site constraints as determined by 
the Department of Planning and Community Development, payment of a fee-in-lieu of satisfying 
the requirement shall be made to the City.7  

 
In the event of a material change to the site conditions or the proposed construction, a new or amended 
beachfront construction certificate and dune protection permit is required.8 If you have any questions, 
please contact me at (512) 463-1278 or at michelle.leslie@glo.texas.gov. 
 
Sincerely, 

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

 
3 31 Tex. Admin. Code § 15.6(f)(5). 
4 City of Galveston Dune Protection and Beach Access Plan § M(1)(i)(2).  
5 City of Galveston Dune Protection and Beach Access Plan Appendix C § 5.4(4) & City of Galveston Dune Protection and 
Beach Access Plan § P(2). 
6 City of Galveston Dune Protection and Beach Access Plan § E(3) & City of Galveston Dune Protection and Beach Access 
Plan Appendix C § 5.3(3). 
7 City of Galveston Dune Protection and Beach Access Plan Appendix C § 5.3(6). 
8 31 Tex. Admin. Code § 15.3(t)(5). 
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Planning Commission 
Planning and Development Division  
City of Galveston 
April 22, 2025 

1 
 

 

 
 

25P-012 STAFF REPORT 
ADDRESS: 
1623 Broadway / Avenue J 
 
LEGAL DESCRIPTION: 
The property is legally described as M.B. 
Menard Survey, Lot 2 Block 136, in the City 
and County of Galveston, Texas. 
 
Applicant: 
Tianna Hall 
 
Property Owners: 
Donna Alexander 
 
ZONING DISTRICT: 
Residential, Single-Family (R-3) 
 
HISTORIC DISTRICT: 
East End 
 
REQUEST: 
Request for designation as a Galveston 
Landmark  
 
STAFF RECOMMENDATION: 
Approval with Conditions 
 
EXHIBITS: 
A – Applicant’s Submittal 
 
STAFF: 
Daniel Lunsford 
Senior Planner 
409-797-3659 
dlunsford@galvestontx.gov 

Public Notice and Comment: 

Sent Returned In Favor Opposed No 
Comment 

 15     
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2 

Executive Summary 
 
 
 
Zoning 
 
 
 
 
 
 
 
Analysis 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The applicant is requesting designation of the above referenced address, as a 
Galveston Landmark (the Rebekah Behrman Tenant Cottage).  
 

 
As per Article 10 of the Land Development Regulations, the following criteria should be 
considered during the Landmark Designation review process: 
 
1. The character, interest, or value as part of the development, heritage, or cultural 

characteristics of the City of Galveston, Galveston County, the State of Texas, or the 
United States.  

One of the very few smaller, more modest houses along Broadway, this cottage was 
built by widow Rebekah Olmstead Behrman in 1868.  
 

2. Properties that are associated importantly with the lives of persons historically 
significant in the history of the United States, the State of Texas, or the City of 
Galveston. 
Rebekah Olmstead Behrman was born in Oldenburg, Germany in 1797; by 1824 
she married George August Ludwig Behrman in his hometown of Hanover.  
Together the two had four daughters and three sons. 
 
The Behrman family moved to Galveston in 1843, where George was one of the 
city’s earliest pharmacists. By 1850 Rebekah was a widow supporting five of her 
children. They relocated to Houston where George Jr. worked as a merchant clerk. 
All three sons enlisted with the Confederacy during the Civil War but none of them 
survived beyond 1866.  By January 1867 Behrman returned to Galveston and 
purchased two lots on Broadway. 1627 Broadway (since demolished) served as the 
family’s primary residence, with the cottage next door utilized as a rental property. 
After her death, her daughters Sara, Elise, and Theresa continued to live at 1627 
Broadway and used the cottage as tenant rental.   
 
In 1912 Sara Behrman sold the properties to C. Harper Anderson, who demolished 
the older house at 1627 Broadway and built his personal residence which still 
stands today.  Anderson sold the next-door cottage to widowed attorney Robert 
G. Street of Alabama, who also presided over the 56th District Court of Galveston 
County as judge.   
  
 

Location Zoning Land Use 
Subject Site Residential, Single-Family R-3) Single Family Residential 
North Residential, Single-Family R-3) Church 
South Residential, Single-Family R-3) Single Family Residential 
East Residential, Single-Family R-3) Single Family Residential 
West Residential, Single-Family R-3) Single Family Residential 
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3 

Financial Incentives for 
Historic Properties 

Other Reviews 

Staff Recommendation 

3. Retention of historic integrity, meaning that the property possesses several, and
usually most, of the following aspects of integrity: location, design, setting,
materials, workmanship, feeling or association.
This Gulf Coast style cottage (also called Creole cottages) retains much of its historic 
integrity and serves as a good example of that vernacular style. The house features
three bays across the porch with a side-gable roof and inset gable facing forward.
Typically this style includes a central entrance and hallway with rooms arrayed on
either side.  In 1913 Judge Street remodeled the house, including adding the roof
dormers and an additional bedroom and bathroom upstairs.

The property is located in a historic district and is ineligible for the Financial Incentive
for Historic Properties for new Galveston Landmarks.

The Landmark Commission will hear this request at the April 21, 2025 meeting.  City
Council has the final decision regarding the request for a Landmark Designation. The
request will be heard at the regular meeting of May 22, 2025.

Staff recommends approval with the following condition:

Standard Condition:
1. As with all properties containing a Historic Overlay Designation, including

Landmark Designations, exterior alterations to the property will be subject to
review and approval by the Landmark Commission and must conform to the
Design Standards for Historic Properties of Galveston, Texas.

Respectfully Submitted: 

  April 4, 2025 
_________________________________ ____________________  
Daniel Lunsford  Date 
Senior Planner 

April 4, 2025 
_________________________________  ______________________ 
Catherine Gorman, AICP  Date 
Assistant Director & Historic Preservation Manager 
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Rebecka Behrman Tenant Cottage 
1623 Broadway 
Lot 2, Block 136 
Built 1868, Remodeled 1913, 1956 
 
Information compiled and written by:   
Jami Durham, Historian- Buildings & Cultural History, Galveston Historical Foundation 
July 2024 
 

 
 
German widow Rebecka Olmstead Behrman (1797-1886) built this Gulf Coast cottage for use as 
rental property in 1868. Behrman was born in Oldenburg, Germany, where she married George 
August Ludwig Behrman in his hometown of Hannover in 1824. Between 1826-1837 the couple 

had seven children, including daughters Augusta (1826-1902, Mrs. John Hermann Carstens), Theresa 

(1830-1912, Mrs. Heinrig Aschoff), Elise (1836-1912) and Sara (1837-1920) and sons George (1828-
1862), Henry (1829-1863) and Friedrich (1832-1866).  
 
In 1843, the Behrman family immigrated to Galveston, where George was one of the island’s 
earliest pharmacists. By 1850, Rebecka was a widow supporting five children still living at home. 
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They relocated to Houston, where George Jr. worked as a merchant clerk to support the family. 
Rebecka, Sara and Elise presumably remained in Houston during the Civil War while her sons all 
eventually enlisted in the Confederate Army and by 1866, were all dead.  
 
By January 1867, Rebecka had returned to Galveston and purchased two lots on Broadway, on the 
southeast corner of 17th Street, where she built two houses. Situated directory on the corner, 1627 
Broadway (demolished 1913) served as the family’s primary residence, which she shared for the 
remainder of her life with daughters Elise and Sara. In 1868, Rebecka contracted to build 1623 
Broadway on lot two, which she utilized as rental property. In 1870, she gifted lot two and the 
tenant cottage to her youngest daughter, Sara.  
 
The 1868 Behrman tenant cottage is an example of a Gulf Coast cottage, one of Galveston’s most 
common forms. Sometimes called Creole cottages, the one-and-one-half story, three-bay frame 
cottage features a side-gable roof with dormered windows, allowing for living space in the half-
story. A small covered inset porch framed the center-hall entrance, typically flanked by two rooms. 
The 1904 insurance record for the house indicates it was originally one-story but was remodeled in 
May 1913 with the addition of four dormered windows that allowed the attic space to support one 
bedroom and one bathroom.  
 
After Rebecka’s death in 1886, Sara was still a feme sole, living at home with her sister Elise, who 
also never married, as well as their older sister, Theresa, who had returned home with her son, 
Ernst, after the death of her husband, Heinrig. The three sisters maintained the Behrman family 
residence at 1627 Broadway while Sara continued to utilize the cottage at 1623 Broadway as rent 
property that generated income for their household. After the deaths of both Elise and Theresa in 
1912, Sara sold both family lots and moved to Houston, where she died in 1920. Banker C. 
Harper Anderson purchased the two lots from Sara in January 1913. He demolished the old family 
home at 1627 and built the current building in 1914 for use as his residence.  
 
In March 1913, widowed attorney Robert G. Street purchased 1623 Broadway. Street was an 
Alabama native, lawyer and judge presiding over the 56th District Court of Galveston County. He 
was noted as the tenant in the house on the 1910 U.S. Census, living there with his mother and 
companion Wilhelmina Koehler. After he acquired the property, Judge Street was responsible for 
the 1913 remodel of the building, which he utilized as his personal residence until he died in 
1924. As his children all preceded him in death, his niece Lelia Street Trueheart inherited the 
property. Prior to his death, Lelia had resided at the house with her uncle. After she inherited the 
cottage, she reverted use to rent property and maintained ownership until 1941.   
 
Between 1941 and 2024, the Behrman cottage changed ownership multiple times with use divided 
between owner-occupied and rent property. The building’s insurance record notes additional 
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unspecified improvements to the property in 1956. The historic cottage is located within the 
southern boundary of the East End Historic District, added to the National Register of Historic 
Places in 1976. 
 
Chain of Title 
 
Mrs. Rebecka Behrman, January 1867.  
Miss Sara Behrman, April 1870 

 Mrs. Theresa Aschoff, sister of Sara, is noted as owner on the building’s 1904 insurance record. She 
 never owned the property and acted solely as an agent for her sister, Sara.  
C. Harper Anderson, January 1913. Purchased both lots 1 and 2.   
John C. League, February 1913.  

 Purchased both lots from Anderson. Anderson later regained ownership of lot 1, where he built 1627 
 Broadway in 1914 for use as his residence. The Anderson family maintained ownership of lot 1 
 until 1948.  
Robert G. Street, March 1913. Purchased lot 2 and 1623 Broadway.   
Lelia Trueheart, October 1924.  
John and Katie Kralj, April 1941 
William A. Hern and wife, March 1945 
James E. Davis, October 1948 
Kipling Village Condominium Inc., June 1980 
Leroy and Bonnie Gathman, October 1982 
Mindy L. Manley, November 1997 
William and Janet Bliss, August 2000 
Robert and Karen Eager, May 2003 
Karolyn Kaye Forester, October 2007 
Federal Home Loan Mortgage Co., September 2010 
Kristen Carlson, July 2013 
Ronald Hutchins, February 2022 
Current Owner, February 2024 
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Sanborn Fire Insurance Maps, Lots 1 and 2, Block 136  
 

 
 
The Behrman lots, 1 and 2, in 1889 (above). The similarity of the two residential buildings is 
noted, with 1623 Broadway (Avenue J, identified with arrow) having a small front porch on the 
main elevation. Lot two also supported a two story accessory building against the south lot line on 
the alley. The 1899 Sanborn (below) noted no changes to the buildings.  
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Little change was noted to the lots on the 1912 Sanborn map (above), with exception being the 
accessory buildings on the lots. By 1947 (below) changes noted to the 1623 Broadway included 
expansion of front porch across the eastern two-thirds of the main elevation and expansion of the 
back porch that extended the full width of the building. A one story frame automobile garage is 
also noted on the south lot line at the alley, along with two additional frame buildings, noted as 
“work shop.” The 1947 map also captures the first footprint of 1627 Broadway, built in 1914.  
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In 1985, the 1947 maps were updated and recorded changes to the lots made between 1947-1985. 
The front porch at 1623 Broadway remained unchanged while an addition at the back of the 
house enlarged the building substantially. All accessory buildings were gone by 1985, with the 
exception of the one car frame garage in the southwest corner of the lot. The front porch of 1623 
Broadway was expanded to extend across the full width of the building sometime after 1985. The 
small roof gable centered above the entry in the middle of the porch is a remnant of the original 
small porch noted on earlier maps. 
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Planning Commission  
Planning and Development Division 
City of Galveston 
April 22, 2025 

1 

25P-013 STAFF REPORT 
ADDRESS: 
Adjacent to 711 14th Street 

LEGAL DESCRIPTION: 
Adjacent property is legally described as 
M.B. Menard Survey, South 52 Feet of Lot 7
(7-2), Block 314, in the City and County of
Galveston, Texas.

APPLICANT/REPRESENTATIVE: 
Brax Easterwood 

ADJACENT PROPERTY OWNER(S): 
Scott Rice, Sandbar Properties LLC. 

EASEMENT OWNER: 
City of Galveston 

ZONING: 
Urban Neighborhood, Historic District 
(UN-H) 

REQUEST: 
License to Use for building encroachments 

APPLICABLE REGULATIONS: 
Section 13.202 of the LDR and 
Chapter 32-5 of the City Code of Ordinances 

STAFF RECOMMENDATION: 
Approval with findings and conditions 

EXHIBITS: 
A –  Applicant’s Submittal 

STAFF: 
Daniel Lunsford 
Senior Planner 
(409) 797-3659
dlunsford@galvestontx.gov

Public Notice and Comment: 

Sent Returned In Favor Opposed No 
Comment 

26 

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  
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Summary 
 
Physical 
Characteristics  
 
 
 
 
 
 
 
 
 
License to Use 
 
 
 
Other Reviews 
 
 
 
Staff 
Recommendation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 
 
The applicant is requesting a License to Use (LTU) the City right-of-way to address existing 
encroachments.  
 
The existing two-story structure was built prior to 1900 according to Sanborn Insurance maps. 
However, during ongoing renovations to the property encroachments were discovered. The 
encroachments are as follows: 
 

• The existing front entry porch encroaches approximately 2’-0” into the 14th Street right-
of-way to the east, including roof overhang. 

• The existing house itself encroaches approximately 2’-2” into the mid-block alley to the 
south; again, this includes roof overhang. 

 
See Exhibit A for details of the extents and placement of the existing structure. 
 
A License to Use (LTU) is required prior to placing items within or otherwise obstructing City 
rights-of-way in accordance with Chapter 32-5 of the City Code of Ordinances.  Section 13.202 of 
the Land Development Regulations (LDRs) establish the procedure for processing LTU approval.  
 
Because the subject property is in the East End Historic District, the Landmark Commission may 
provide a recommendation to Planning Commission regarding the request.  Landmark 
Commission will consider the request at the April 21, 2025 meeting. 
 
Staff recommends approval subject to the following conditions: 
 
Specific Conditions: 

1. The Licensee shall conform to the site plan in Exhibit A and shall not increase the degree of 
encroachment without proper review under separate application; 

2. The Licensee shall be responsible for any damage to the right-of-way area caused by the 
installation and maintenance of the construction items, and should the right-of-way be 
damaged in any way, the Licensee shall repair the area; 

 
Standard Conditions: 

3. The Licensee shall conform to all comments/conditions received from City departments 
and shall obtain all applicable required permits, construction documents, and 
inspections.  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 permit; 

4. The cleaning of the debris from the site shall be the responsibility of the Licensee; 
5. The Licensee and all of the Licensee’s rights granted are conditioned that owners of utility 

facilities, whether publicly or privately owned, have at all times access to the property 
made subject of the License, together with the right to enter the property and excavate 
for the purpose of repairing, replacing, locating and maintaining such utility facilities, if 
any; 

6. The Licensee shall execute the License to Use Agreement within 90-days from the date 
the Planning Commission approved the License to Use, otherwise the Agreement shall 
be of no further effect and shall be considered as having been canceled fully; 

7. LICENSEE UNDERTAKES AND PROMISES TO HOLD THE CITY OF GALVESTON HARMLESS 
AND TO INDEMNIFY AND DEFEND IT AGAINST ALL SUITS JUDGMENTS, COSTS, EXPENSES 
AND DAMAGES THAT MAY ARISE OR GROW OUT OF THE USE OR GRANT OF THE LICENSE 
TO USE CITY RIGHT-OF-WAY UNDER THIS AGREEMENT REGARDLESS OF FAULT; and 
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8. The City does retain the right and option to cancel the License and terminate all rights of 
the License upon ninety (90) days written notice of such cancellation and termination, 
sent to Licensee at the mailing address provided herein; and, Licensee agrees and shall 
be obligated to vacate the property made subject of the license and to remove all 
improvements and/or obstruction located thereon at Licensee’s own expense prior to 
the expiration of said 90-day notification period. 
 

 
 
Respectfully Submitted, 
 
 
 
           
                  April 11, 2025 
 ____   ____________           _____ 
Daniel Lunsford              Date 
Senior Planner 
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EXHIBIT  A 
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Planning Commission  
Development Services Department    
City of Galveston 
April 22, 2025 

 

  

MEMORANDUM 
  
TO: Rusty Walla, Planning Commission Chairperson and Planning Commissioners  
 
FROM:  Catherine Gorman, AICP 
  Assistant Director/Historic Preservation Officer 
  Development Services Department  
 
DATE:   April 15, 2025 
 
RE:               25P-014 (1802, 1902 and 1920 Harborside) Request for a Planned Unit Development 

(PUD) Overlay District for a “Parking Lot, Commercial Surface Parking Area”. Property is 
legally described as M.B. Menard Survey; Lots 8-11, Block 738; Lots 12-14 (12-0), Block 
738 and Lots 8-10, Block 739, and Portion of Adjacent 19th Street; and Lots 11-14, Block 
739; in the City and County of Galveston, Texas. 
Applicant: Shae Jobe 
Property Owner: Harbor Properties, Inc.   

______________________________________________________________________________ 
 

Staff is requesting deferral of this request to the May 6, 2025 meeting in order for the applicant to provide 
additional information.   

This is the first request for deferral and there were no costs associated with the request.  
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