NOTICE OF MEETING
CITY COUNCIL OF THE CITY OF GALVESTON
THURSDAY - JULY 8, 2021 - 9:00 A.M.
ROOM 204 - CITY HALL
823 ROSENBERG, GALVESTON, TEXAS
TELEPHONE: (409) 797-3510

Members of the public may participate in the meeting in the following ways:
1. Attend the Zoom meeting by registering in advance at the following web address:
https://us02web.zoom.us/j/89360999473?pwd=K01kY0htWjUyelI1UTlKSmdhZTV1dz09
2. Submit public comment in advance of the meeting:
https://forms.galvestontx.gov/Forms/PublicComment
3. Attend the meeting in person at the above address.

SPECIAL MEETING AGENDA
1. DECLARATION OF A QUORUM AND CALL MEETING TO ORDER
2. ROLL CALL
3. PUBLIC COMMENT
A. Agenda Items
B. Non-Agenda Items
4. DISCUSSION ITEMS
4.A. Discussion Of Economic Development And RDA Structure/Process - M Hay/D Buckley
( 1 Hour )
Documents:
ECONOMIC DEVELOPMENT REPORT TO COUNCIL_REV 7.2.2021.PDF
STAFF REPORT_ECONOMIC DEVELOPMENT UPDATE_COUNCIL MTG
7.8.21_MHAY_REV 7.1.PDF
4.B. Discussion Of A Short Term Rental Registration Program - D Buckley ( 30 Min )
4.C. Discussion Of The Status Of The Pelican Island Bridge - Brown/Staff ( 20 Min )
4.D. Discussion Of The Airport Master Plan – Robb/Brown/Staff (15 Min)
Documents:
EXHIBIT 5 A - DEVELOPMENT STAGING.PDF
4.E. Council Items (Robb/Quiroga) - 15min
a.
TxDOT update on FM 3005
b.

Board applicant ranking

4.E. Council Items (Robb/Quiroga) - 15min
a.
TxDOT update on FM 3005
b.

Board applicant ranking

c.

Golf Carts – clarification of definitions

5. ACTION ITEMS
5.A. Discuss And Consider Changes To The Audit Plan. ( Quiroga/Brown )
To compare and contrast Change Orders and Staff Reports for the 45th Street Project
and submit recommendations to City Council for the design and analysis of the
Contract Management System (CMS).
5.B. Discuss And Consider Approval Of The 2021 Emergency Solutions Grant (ESG)
Program Application For The Resource And Crisis Center Of Galveston County, Inc.
Documents:
LOCALGOVAPPROVAL.DOC
6. 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 July 2, 2021 at 12:00 P.M.

Janelle Williams, City Secretary
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).

Economic Development Update
&
Analysis of Redevelopment Entities

Prepared by:

Michele Hay, Economic Development Coordinator
Presented to:

City Council Workshop, July 8, 2021
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RESOURCES
Staff utilized several resources in compiling this update, some of which are listed below:
• 1965 Comprehensive Plan; 1981 Economic Development Strategy for Galveston; 1988
Comprehensive Plan; 2001 Comprehensive Plan; 2009 Long Term Community Recovery Plan;
2011 Comprehensive Plan; 2018 Economic Development Plan
• VISION GALVESTON
• GEDP historical files
• Archived files from City of Galveston Council Meeting Records, Ordinances & Resolutions;
Galveston Housing Finance Corporation, Galveston Property Finance Authority and Galveston
Redevelopment Authority archives
• Discussions with members of City Staff, GEDP, GHFC
• Analysis Report by Asakura Robinson

Economic Development Overview
The City of Galveston has had a vested interest in the economic well-being of the city since its creation
in 1839. By definition, Economic Development is an effort to increase jobs and tax base in order to
maintain the financial health of a municipality. If we look at the City of Galveston’s most recent budget,
over 47% of the revenue generated comes from property taxes (31.6%), sales taxes (13.1%) and hotel
occupancy taxes (2.9%). An increase in tax revenue means the city has additional funds to tackle
infrastructure improvements and other quality of life improvements for its residents.
Over the past several years, a host of studies and plans have been commissioned, creating a roadmap
for the City to navigate in its efforts to successfully achieve its economic development goals and
objectives.
In researching plans dating as far back at 1965, there have been several similar goals that have been
prioritized for Galveston over the course of time. By and large the majority of the plans placed emphasis
on expanding opportunities in the key industries such as maritime and tourism and addressing the
needs for quality housing to retain and attract residents in the 20-50 yr age bracket.

Current Economic Development Efforts
In 2018, the City’s Economic Development Staff and the Galveston Economic Development Partnership
(GEDP) were charged with creating an Economic Development Plan for the City.
The Economic Development goals were to Diversify & Expand the Economy, Create and Retain Quality
Jobs, Promote the Fiscal Health of the City & Enhance the Quality of Life in Galveston.
As a municipality, the City’s efforts should focus on Monetary and Fiscal Policy, Quality of Life &
Infrastructure Improvements, and Job Creation & Retention, including neighborhood and workforce
development.

Recommendations from the 2018 Economic Development Plan
Recommendations derived from the Economic Development Plan were as follows:
1.
2.
3.
4.

Prioritize Economic Development as a specific initiative of the City
Implement the Broadway Corridor Economic Development Program
Designate the North Broadway District for infill redevelopment
Complete existing projects in the Pipeline such as the replacement of the Pelican Island Bridge,
redevelopment of the 61st Street Incinerator site, and redevelopment of the Strand corridor
from 21st Street to UTMB.
5. Develop an Economic Development “play book” for tracking Development Initiatives with
outside agencies/entities.
6. Empower the Galveston Island Redevelopment Authority to become the Redevelopment entity
for the City of Galveston
When the ED Plan was adopted, an Implementation Matrix was also created to identify which partnering
entity would take the lead on the various initiatives in the Plan and to track the progress of the short,
mid and long-term goals.

Current Council’s View of Economic Development
Most recently, staff conducted individual interviews with the current City Council Members to
determine their views on Economic Development. All members stressed the importance of job creation
and quality of life improvements as defining roles of Economic Development.
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Other important components of Economic Development were sound monetary and fiscal policies,
decreasing the tax burden, creating new homeownership and addressing housing for workforce and/or
middle-income residents.
The Mayor’s top priority for the Economic Development Department to achieve for this year is to
create the structure or process for the City’s Economic Development efforts, including clearly defining
the roles for all partnering entities such as the Port, the Park Board, the Galveston Economic
Development Partnership, the Chamber, Vision Galveston, etc.

Top Priorities
The top priorities that were on the majority of council members’ radars are:
•
•
•
•
•
•
•

Increasing opportunities in the Maritime industry, especially growth on Pelican Island;
Increasing opportunities in the Emerging Technology industry
Balancing Tourism with quality of life
Business Retention and Expansion efforts
Attracting small and mid-sized businesses
Increasing opportunities at the Airport
Continuing infrastructure improvements

Specific Projects
Specific projects that should garner attention are:
•
•
•
•
•
•

Pelican Island Bridge
Attracting Industry, such as LNG, on Pelican Island
Addressing Sandpiper Cove
Downtown improvements
Cultural Arts
Sports Tourism

Addressing housing (all encompassing – workforce, middle income, etc.) was also a top of mind concern
to be addressed. In tackling the housing issue, there was desire by some members of council to focus
on capturing some of Galveston’s commuting workforce to become residents.

Comparison to Past Priorities and Plans
In reviewing the previous plans, a similar exercise was completed in 2011 with Council Members. It
should be recognized that many of the priorities from the 2011 Council remain priorities today.
• Infrastructure improvements
• Business retention
• Strengthening the Port
• Growth on Pelican Island
• Better utilization of the Airport
• Addressing middle-income housing
• Improving the quality of life
In fact, many of these same objectives were listed as priorities in the 2009 Long Term Community
Recovery Plan, the 2001 Comprehensive Plan, the 1988 Comprehensive Plan, the 1981 Economic
Development Strategy for Galveston and all the way back to the 1965 Comprehensive Plan.
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A Closer Look at 1965's Plan

We took a closer look at the 1965 Comprehensive Plan, because that time period was when Galveston was at its peak
in population.
Population: Estimated 69,000 residents
With Houston's growth and NASA's development of Johnson Space Center, forecasts estimated the population would
grow to 90,000 by the 1980's and to 120,000 by the 1990's.
Galveston's 65 yrs and over age bracket was increasing, while its 20-50 yrs age bracket was decreasing.
Income: Higher percentage of residents were low income earners and a lower percentage of residents were medium to
high income earners.
Housing: More than 30% of the entire population lived on the north side of Broadway, which also had the oldest
housing stock.
Even during a period of population growth, there were similar challenges that we face today.
1965 Goals included:
• Allocation of land and development of facilities to align with estimated growth - Pelican Island and
the East End Flats were both being looked at for residential expansion.
• Maintain and increase attractiveness of Galveston to visitors, vacationers and conventions.
• Revitalization of Downtown as the Business heart of the island
• Preservation of historical heritage, support and expand cultural and educational facilities as
economic assets
• Comprehensive recreational system

While these are not all new goals for Galveston, as in most communities, it is anticipated that most
broad goals will be ongoing efforts throughout the years. However, there have been significant strides
made with specific projects or components within those broader objectives . For instance,
infrastructure improvements have and will likely be prioritized in every future plan, but the city has
completed several specific infrastructure projects geared towards stimulating economic activity.
One prime example was the West Market Street Area sidewalk and street improvements. Once
considered a blighted area, we are now seeing an uptick in private investment, with small businesses
popping up along this corridor.

Tools and Resources
Among the tools and resources currently being utilized for Economic Development efforts in Galveston
are the following:
•
•
•

4B Sales Tax
380 agreements
Tax Increment Reinvestment Zones (TIRZ)

•
•
•

Historic Tax Credits
Public Improvement Districts (PID)
Expedited permitting

Accomplishments and Status of 2018 Economic Development Plan
Since adopting the Plan in 2018, the City has experienced unforeseen factors such as staff turnover
within the Economic Development Department and a worldwide pandemic. That being said, progress
has still been made within several of the objectives from the 2018 Economic Development Plan.
Staff has made status updates for each of the objectives included in the plan on the following pages.
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CITY OF GALVESTON:
2018 ECONOMIC DEVELOPMENT PLAN
Economic
Development Goal:

Diversify & Expand the Economy, Create and Retain Quality Jobs, Promote
the Fiscal Health of the City & Enhance the Quality of Life in Galveston

UPDATES
Blue font= current or completed tasks
Red font= to be addressed

❖ Monetary and Fiscal Policy
➢ Continue management practices as currently in process for accountability, transparency and
comprehensive, conservative budget planning efforts [ED-1.1] - ONGOING



o Finance Dept puts together comprehensive, conservative budget forecasts
o Improve methods for collecting tax revenues
• Example, Improvements in HOT Collections for Short Term Rentals
➢ Develop Strategies for growing the Galveston property tax base beyond increased valuations of
existing properties (new tax roll additions) - ONGOING



o Placing public-owned properties back on tax roles
• Example, Recycling Center is being reconfigured to smaller footprint and
excess property will be placed for sale through auction/bid process for
commercial development
o Combined efforts with GEDP for addressing Prospect Leads
➢ Continue leveraging public sector investments that stimulate greater private sector investments
within strategic investment areas of Galveston [ED-1.3] - ONGOING



o Utilizing IDC funds to make infrastructure improvements in strategic investment areas
• Example: West Market Street Area sidewalk and street improvements
• Example: Pedestrian Improvements along Downtown Corridors (pilot project on 23rd
Street)
➢ Strengthen the relationship between the City’s public policies on economic development
incentives and their impact on the City’s financial planning efforts



o Will be addressed in the reconfiguration of the RDA in coordination with City
leadership (revamp the City’s Public Policy on Economic Development Incentives)

❖ Quality of Life and Infrastructure
➢ Continue management prioritization of investment into Galveston’s neighborhoods, parks
and infrastructure [ED-3.1] - ONGOING
o Continue leveraging public sector investments that stimulate greater private sector
investments within strategic investment areas of Galveston [ED-3.2]



•

Shields Park, Jones Park, City’s Parks Master Plan, Sandhill Crane
Soccer Complex, Fort Crockett Baseball Complex at 53rd Street, etc…

➢ Grow the permanent population base of Galveston
o Develop a Public Relations campaign focused on “Work Here, Live Here” (within this
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campaign highlight Galveston’s strengths and challenges to increase public awareness and
buy-in) [ED-5.2]



•

iHeart radio/Galveston Daily News media campaign as trial marketing initiative

o Develop affordable, workforce housing options for Island employees and residents [ED-1.5]



•

Currently analyzing the policy & roles of RDA/GHFC/GPFA

o Develop a “Cost of Living” matrix for monitoring the costs of living on Galveston Island



• Should be component after City finalizes the matrix on 2022 Tax Rate as a result
of the CAD appraisal increases in 2021

➢ Strengthen effective and consistent code enforcement and beautification initiatives for improving
Galveston’s aesthetic quality of life and livability [ED3.3] - ONGOING



o Code Enforcement initiatives have been implemented through City Marshall’s
office.
o Broadway beautification program has been developed to an extent but has not
been implemented

➢ Develop strategies to leverage the impacts of Tourism with the residents of Galveston
o Continue development of sporting facilities for Galvestonians that yield additional assets
for tourism development (sports tourism) for improving quality of life and attracting
“shoulder season” activities



•
•
•
•

•

•
•

Fort Crockett baseball complex has been completed
Sandhill Crane Soccer Complex has been approved for funding and has just kicked off June 2021
Discussions with private donor for interest in improvements at Lassie League Softball
Complex
Need to implement the coordination piece between City, Park Board and facility
owners (City, ISD) for full utilization of City’s software program for scheduling–
preliminary discussions have taken place
Need to implement a communication tool for notification to community members
when events are taking place - for preparation purposes for the business community
(increased staffing and/or increased inventory and possible marketing efforts) and
preparation for residents (traffic related or awareness of field use/access limitations
during the event)
Additional discussions need to be had for potential development of Sports Authority
Would like to discuss putting together an RFQ or RFI for Indoor Sports Facility for
Basketball/Volleyball

❖ Job Creation and Retention, including neighborhood and workforce development
➢ Develop a program for business retention for Island businesses [ED-3.4]



o Develop formalized Business Retention and Expansion program with local partners for
Business Retention, Expansion and Diversification. In addition, utilize partners for
Workforce training programs and development assistance for consistency/compliance
with neighborhood organizations
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➢ Strengthen collaborative efforts with the Port of Galveston for primary job expansion [ED-2.2]



o Met with Port Director to strategize areas for collaboration, with intent to schedule
monthly or quarterly meetings
➢ Develop a target marketing initiative for key retail/commercial/industrial enterprises to locate
within Galveston



o Target Marketing campaign was recently launched with funding from the IDC’s Economic
Development Silo. There were two mediums used – print and radio.
• Galveston Daily News – Print Ads were created to attract new businesses to
relocate to Galveston. The Ads ran in a number of the sister publications of the
Daily News throughout Texas. The Galveston Daily News campaign ended in began
in 1Qtr 2021.
• iHeart Media (radio) campaign – 9 month campaign; Over 270 radio spots
scheduled on the KTRH digital radio station. Talk Show host Michael Berry gave
several endorsements geared towards bringing your business to Galveston. There
were also spots that contained testimonials from local businesses as well as a spot
from the Mayor. Due to constraints on the use of IDC funds, the businesses chosen
had to fall within the industries in the “primary jobs” NAICS categories. The radio
campaign is still ongoing.
• Develop a target marketing initiative based on city council member priorities as
developed during interviews conducted in June/July 2021 (Clearly articulated so
developers know what the city is looking for or desirous of)
➢ Create a “Land Bank” for acquiring vacant/under-utilized properties for redevelopment
o Empower Redevelopment Authority (RDA) to manage Land Bank [ED-1.4]



o

An analysis of the RDA, GPFA and GHFC are currently being completed to determine policies
and to compare with the best practices from other similar agencies

➢ Develop a workforce development initiative that brings the employment sector with the
educational sector for creating innovative workforce development programs [ED-4.3]



o ED Coordinator recently participated in a Workforce Panel (on June 8) with the Roundtable of
Foundations to discuss workforce issues and the programs that have been developed by
Educational Institutions and other organizations (GUM and SER). Continued discussions with
specific funding requests will be scheduled with Foundations in the coming months.

➢ Support Emerging Technology Initiatives including local and regional asset development (talent,
space, capital) [ED-2.4]



o The City is sponsoring a discussion series and Hack-a-thon led by Vision Galveston’s
Incubate Galveston efforts. As part of the sponsorship, the City will be creating a Problem
set for local inspiring entrepreneurs to solve. The winners of the Hack-a-thon will present
their projects during a Council Meeting.
o Support and/or Collaboration with GEDP’s Customs House Incubator and the Galveston
Center for Innovation and Transformation
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Recommendations for Consideration:
1. Prioritize Economic Development as a specific initiative of the City
a. Create a Business Development Guide. A one-stop shop for major code references, step-by-step
sequential action paths for:
• New use/construction
• New addition/construction
• New use only



Status as of 6/2021:
• Collaboration with GEDP to produce a digital edition of a Business Development Guide publication
(First edition posted in July 2021 – as a digital guide this resource will be updated in real time with
a quarterly update scheduled for significant initiatives)
• ED Coordinator reviewed City’s Development Services section of website and put together initial
recommendations to create more user-friendly components.
o Example: Create fillable PDFs with all forms and applications. New Planning Tech has
created the forms, but they still need to be uploaded to the site and replace the existing
forms. Currently users have to scroll down each page of the # page document.
o Example: Digital version of LDR on the website should include shortcut links in the Table
of Contents for quick access to specific sections. There should also be a search tool to
allow users to search for keyword instead of having to scroll through each page.
b. Develop communication methodology between Coordinator, IDC and City Council for development
priorities/tools and project development activities



Status as of 6/2021:
• ED Coordinator to provide regular recurring updates in workshop setting during IDC and Council
Meetings
c. Empower the Economic Development Coordinator to become the Development Ombudsman
for projects coming through the City of Galveston
• This position will serve to assist “economic development” projects (within the priority target
markets as approved by council) in the processing of City permits, approvals, actions, etc.



Status as of 6/2021:
•
ED Coordinator is invited to all Pre-Development Meetings. At this time, ED Coordinator prioritizes
attendance of Pre-Dev meetings to all commercial and major residential developments.
•
Staff has been reminded to include ED Coordinator in all additional meetings following Pre-Dev
mtgs, related to all commercial and major residential developments.
d. Provide additional resources to the Planning Department for enhancing resources to conduct
Pre-Development meetings more frequently and continue expediting
planning/permit process(es) and time frame



Status as of 6/2021:
•
Options for virtual Pre-Development meetings have made it easier for many developers and
property owners to participate.
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e. Ensure economic development is properly funded and personnel is added as needed



Status as of 6/2021:
• TBD as program develops

2. Implement the Broadway Corridor Economic Development Program
a. Implement a program for incentivizing property owners along the Broadway Corridor to
embrace the City’s vision for a “revived” Broadway

 Status as of 6/2021:
•

TBD if prioritized and selected for implementation

• Initiate Pilot Projects with business owners along 25th - 33rd streets

 Status as•of 6/2021:
TBD if prioritized and selected for implementation
• Develop a targeted 380 development program for providing incentives for property owners
making improvements in conjunction with this initiative.
a. Focus on aesthetics of Broadway (facades, fencing, landscaping, streetscaping, sidewalks,
signage, etc…)
b. Incentives could include:
i. Permit Fees Waived and Permits Expedited
ii. Property Tax Freeze (3-5 yrs) – non-transferable (dependent upon investment level)
iii. Broadway Corridor Grant Program (up to $10,000, no more than 50% of eligible
project costs – source IDC)
iv. Sidewalk – Landscaping Improvement Program (owner provides materials, City
provides Labor – similar to existing program) – source IDC



Status as of 6/2021:
• TBD if prioritized and selected for implementation

3. Designate the North Broadway District for infill redevelopment that strengthens
the neighborhood feel and improves the quality of life for those living or doing
business in this District
a. Develop Land Use map of existing projects (public and private), public facilities, vacant parcels/
buildings, etc.



Status as of 6/2021:
• This was completed some years ago. Should be updated if prioritized as selected for
implementation
b. Engage community leaders from within this zone to move forward with a redevelopment plan for
North Broadway (GUM- Josh Dorrell, Upward Hope Academy – Chris Fredrickson, Housing
Advocates – Leon Phillips, Mary Moody Northen – Betty Massey, etc)
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Status as of 6/2021:
• Sat on Panel for Roundtable of Foundations to begin discussions centered around workforce
training and housing issues through Vision Galveston
c. Community Education Initiative on Home/Property Ownership, Clear Titles, etc. in conjunction
with City CDBG program



Status as of 6/2021:
• ED Coordinator had discussion with Grants & Housing department to get educated on
programs already being offered & strategized opportunities for collaboration
d. Coordinate with RDA on development of economic development tools for redevelopment



Status as of 6/2021:
• Currently analyzing policies and best practices for the redevelopment entities

Note: Vision Galveston has prioritized this within their Build Galveston program. City staff
maintains participatory relationship to monitor progress and evaluate City participation.

4. Complete existing projects in the Pipeline
a. Replacement of the Pelican Island Bridge




• Funding has been earmarked in the IDC budget for $5 million ($1million per year for 5 years, coming

from both Economic Development and Infrastructure Silos

b. Redevelop Incinerator site (61st)
• Incinerator site has been encapsulated in concrete, awaiting final Remediation steps from GLO
c.
d.
e.
f.
g.

Collaborate with County to develop Broadway Property (Criminal Justice Center)
Seek clearance for the development of the Galveston Housing Authority Oleander Homes
Complete the development of new homes on Airport Property (99th)
Support the Port of Galveston in developing Pelican Island property (TIRZ with Restrictions)
Support the redevelopment of Strand Corridor (20th east to UTMB)

5. Develop an Economic Development “play book” for tracking Development Initiatives with
outside agencies/entities.

 Status as of 6/2021:
•

Ongoing discussions with the various entities listed below

a. Develop a project listing of Economic Development Initiatives where the City is supportive,
but not the lead for implementation purposes.
Examples could include:
• Small Business Retention & Assistance –Chamber
• Industrial Business Retention & Assistance – GEDP
• Downtown Business Retention & Assistance –Strand Partnership
• Emerging Technology – GEDP
• Youth Leadership – Chamber, GISD
• Business Disaster Preparedness/Recovery – Chamber and GEDP
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6. Empower the Galveston Island Redevelopment Authority to become the
Redevelopment entity for the City of Galveston



Status as of 6/2021:
• TBD if prioritized as selected for implementation
a. Utilize the Economic Development Coordinator as the staff to the RDA. Over time,
consolidate other entities into the RDA (ie GHFC/GPFA; TIRZ’s; IDC; etc.)

 b.

Evaluate the closures of TIRZ 12 and 14. Both of these zones were developed as City initiated
TIRZ’s and development has not followed what was envisioned at the time of creation. Allow
these increments to flow back into the City general revenue fund

c. Utilize 380 Development Agreements as the standard for projects moving forward where
public infrastructure or a prioritized public use has been identified by the City Council
d. Coordinate development activities of the economic development entities that are affiliated
with the City of Galveston (IDC, GHFC/GPFA, RDA, TIRZ Boards, Port of Galveston, Airport,
Park Board, Planning Department, Public Works Department, Finance Department, and
others as they are identified)



Status as of 6/2021:
• Ongoing discussions with the entities listed above
e. Implement redevelopment tools for the Broadway Corridor Economic Development Program
and the North Broadway District
f.



Coordinate the creation of an Affordable, Workforce Housing initiative for Galveston
(work here, live here)
• Involve GHFC/GPFA, GISD, UTMB, TAMUG, Galveston College, Hospitality Industry,
Employers, etc.

Status as of 6/2021:
•

Currently under consideration. Evaluating work of Vision Galveston (Build Galveston) and
evaluating tools they are recommending.

g. Manage the development of a Land Bank for the City of Galveston.
• Development of a plan that articulates goals, deliverables, implementation, and time lines
(after completion, seek $5 Million in seed funding from the Galveston Philanthropic
community for acquiring property and moving forward)



Status as of 6/2021:
Vision Galveston has prioritized this within their Build Galveston program. City staff maintains participatory
relationship to monitor progress and evaluate City participation.
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Redevelopment Ecosystem Analysis
Analysis of Galveston’s Redevelopment Agencies
In 2020, the Galveston Island Redevelopment Authority (RDA), the Galveston Property Finance Authority
(GPFA) and the Galveston Housing Finance Authority (GHFC) voted to merge the agencies, whose roles
were primarily housing-related, in order to streamline their efforts. Staff was tasked with analyzing and
developing recommendations for an appropriate structure for the development and redevelopment
agencies.
Vision Galveston employed consultant, Asakura Robinson to assist City Staff in examining the future role
of the three agencies (RDA, GPFA and GHFC) in advancing the City’s economic development goals.

History and Structure of RDA, GHFC, and GPFA
The Galveston Housing Finance Corporation (GHFC) was created in 1979. The GHFC has been devoted to
encouraging homeownership, primarily through the issuance of mortgages to low- and moderateincome households for homeownership. The GHFC can issue bonds in order to raise funds to support
their projects.
Past projects of GHFC include the Magnolia Court Townhomes and the rehabilitation and sale of a
number of tax foreclosed homes. Early on in its creation, the GHFC also issued several bonds for the
development of multifamily housing and to provide assistance for low- and moderate-income families to
purchase or rehabilitate homes.
The GHFC has partnered with the Galveston Property Finance Authority (GPFA) and the City’s Grants &
Housing Department on collaborative efforts to assist families with homeownership efforts.
The Galveston Property Finance Authority (GPFA) was established in 1988. Its purpose has been to
acquire, own, hold, lease and sell real and personal property to or for the benefit of the City of
Galveston. One of the most recent projects was the Barton Square development. This effort focused on
constructing forty (40) single-family homes for the middle-income. To date, approximately 40% of the
homes are owned by the original homeowners and 73% of the development are homesteaded
properties.
The Galveston Island Redevelopment Authority (RDA) was created in 2002. It is the most flexible of the
three agencies. While its initial purpose was to manage the Tax Increment Reinvestment Zones for the
City, its articles of incorporation are broad in scope. The articles give the RDA the ability to promote,
develop, encourage, and maintain housing, employment, commerce, and economic development in the
City” and to “administer, manage and supervise economic development tools implemented by the City”.
With only one remaining Tax Increment Reinvestment Zone (TIRZ 13), the RDA can easily expand its
focus.

Recommendations for Redevelopment Entities
At this time, I would continue to leave the three entities in the current structure, but provide a renewed
structure and direction for moving forward. Each entity has unique resources to bring to the table.
In comparing the functions and tools of these three entities with the goals and objectives in the 2018
Economic Development Plan as well as current Council’s priorities, there are several areas in which they
could be utilized to advance these goals.
•
•

Manage development of a Land Bank
Proactively establishing public-private partnerships that meet jobs and housing goals
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•
•

Creating and furthering partnerships that facilitate homeownership
Anticipating future challenges to Galveston’s resilience and bringing together resources and
entities to meet the challenges

Best Practices from Other Communities
Both staff and consultants from Asakura Robinson researched how other communities were using
similar entities for the benefit of their communities. A snapshot of the communities is highlighted
below:
Entity / Agency

City

Utilization for Galveston

Louisville Forward

Louisville, KY

Streamlined governance; empower the RDA

Bell Boulevard
Redevelopment

Cedar Park, TX

Grow Galveston; streamlined governance;
empower the RDA; place-based investment

Houston Land Bank

Houston, TX

Successful land banking strategies; place-based
investment

Boynton Beach Community
Redevelopment Agency

Boynton Beach, FL

Grow Galveston; empower the RDA; place-based
investment

New Orleans Redevelopment
Authority

New Orleans, LA

Grow Galveston; empower the RDA; successful
land banking strategies; resilience investments

Yale University / Johns
Hopkins University

New Haven, CT /
Baltimore, MD

Grow Galveston; public-private partnerships (for
homeownership support)

TIRZ Housing Investments

Houston, TX

Place-based investment; Grow Galveston

San Antonio Housing Trust

San Antonio, TX

Grow Galveston; streamlined governance

Philadelphia Housing
Development Corporation

Philadelphia, PA

Streamlined governance; successful land banking
strategies

South Carolina Housing; Land
Trust

Charleston, SC

Grow Galveston; public-private partnerships (for
homeownership support)

Bell Boulevard Redevelopment - Cedar Park, TX
The City of Cedar Park aligned different sources of revenue (bonds and Type B sales tax funds) to facilitate a major
redevelopment on a key commercial corridor (Bell Boulevard). This offers lessons for the Broadway Corridor and
place-based development in Galveston in a number of ways.
First, the project included realignment of a state highway (Bell Boulevard) in collaboration with TxDOT. The City
used local General Obligation bond revenue for roadway construction in order to accomplish the realignment.
Second, using Type B sales tax funds, the City assembled 40 acres of land within the area of the road realignment.
This included 12 acres they already owned and that housed certain underutilized City facilities, as well as 28 acres
purchased using Type B funds.
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Third, upon successfully assembling the land, City issued an RFQ for a master developer, followed by an RFP for the
top two performers in the RFQ process, to select a final master developer for the redevelopment work. The
redevelopment is underway.
According to the City’s website, the final redeveloped district is expected to incorporate “16 acres of green space,
the City’s new library, a park and social hub, restaurants, multiple blocks of high-density residential, some with
ground-floor retail, professional office space and individually-owned urban brownstones. Construction on the Bell
District is expected to begin in early 2022.”

Redevelopment Authority Administering Land Banking and Programs - New Orleans, LA
The New Orleans Redevelopment Authority managed and disposed of a large number of properties that had been
acquired by the State of Louisiana, using federal resources, after Hurricane Katrina. Programs included sales for
single-family homeownership; discounted sales at 10% of market value to community-based developers for
attainable housing development; and greening programs that put disused land into the hands of homeowners and
community groups for purposes including water management, beautification, and community gardening.
Currently, NORA is managing the last remnants of the land inventory, as well as implementing programs using
federal disaster recovery resources. These include:
•
•

A commercial corridor gap financing program to help re-invigorate selected commercial corridors with
new development.
A green infrastructure program for low-to-moderate-income homeowners. Over 400 homeowners have
participated in the program.

Boynton Beach Community Redevelopment Agency - Boynton Beach, Florida
The State of Florida has a flourishing array of Community Redevelopment Agencies (CRAs) that are governed
locally but established by state law to serve a function very similar to the Galveston Redevelopment Authority.
CRAs can establish community redevelopment areas with “slum” or “blight” conditions, and create community
redevelopment funds using tax increment revenue to facilitate redevelopment in these areas.
Florida International University studied best practices by these agencies in supporting workforce housing, and
pointed to the Boynton Beach Community Redevelopment Agency in the City of Boynton Beach as a strategic
model.
The BBCRA has created public-private partnerships that have helped to integrate workforce housing (up to 120%
AMI) into a planned townhome development. It has also acquired land and written down the cost of the land upon
sale to a developer, in order to facilitate the development of affordable housing.

Palmetto Heroes Homebuyer Program- South Carolina Housing
The program honors and includes educators, first responders and community service personnel in the fields of law
enforcement, corrections, firefighting, emergency medical services and health care, as well as active duty military,
members of the SC Army National Guard, SC Air National Guard and Veterans of the U.S. Armed Forces.
This program offers FHA, VA, USDA and Conventional financing with a reduced fixed interest rate and enhanced
$12,000 Down Payment Assistance. Borrowers must meet sales price and income limits, in addition to SC Housing’s
first mortgage requirements. Borrowers choose from a list of approved Lending Partners and must have a fully
executed sales contract for the purchase of a home prior to locking the interest rate.
The forgivable down payment assistance is a second mortgage with a ten (10) year term. The interest rate is zero
and there are no monthly payments. The borrower must occupy the subject property for the term (10 years) of the
lien for the assistance to be fully forgiven.
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Tools and Resources
Among the tools and resources that can be utilized for Redevelopment efforts are the following:
• Bonds
• Tax Increment Reinvestment Zones (TIRZ)
• Historic Tax Credits
• Public Improvement Districts (PID)
• 4B Sales Tax
• Private funds through Public-Private Partnerships
All of these tools above have been utilized at one time or another throughout the years to assist in
development efforts.
TOOLS & RESOURCES USED IN PAST
In staff's historical research of past Economic Development efforts dating back to the 1960's, the City or
one of its entities (GHFC, GPFA, IDC) issued bonds for several residential and commercial projects.
In the 1980's, Galveston saw a significant amount of development with the use of Industrial
Development bonds. Notable projects include the San Luis Hotel, the Wal-Mar and Randall's Shopping
Centers, a tank form on Pelican Island and a number of historic building renovations downtown.
The GHFC utilized both single family and multi family bonds to assist residential developments.
Apartments along Central City Blvd and the William B Travis Apartments made use of multi family bonds,
while single family bonds were utilized to assist with mortgages for low to moderate income families and
to purchase and renovate tax foreclosed homes.
In the 1990's, Galveston utilized a few Tax Abatements for Hotel & Convention Center expansion and
industrial business expansion projects.
The most significant resource utilized to date was the Tax Increment Reinvestment Zone. Beginning in
the early 1980's, Galveston would see fourteen (14) TIRZs created. While not every zone was successful
and there has been much debate surrounding the use and continued use of TIRZs in Galveston, it is clear
that a significant amount of development did occur in the various zones. At this time, only one zone,
TIRZ 13, remains active.
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DEVELOPMENT SERVICES
ECONOMIC DEVELOPMENT STAFF REPORT

Date

June 28, 2021

To:

Brian Maxwell, City Manager
Honorable Mayor and City Council Members

From: Michele Hay, Economic Development Coordinator
Project: Economic Development Report – Goals from Council
Request:
Receive report and discuss the City’s Economic Development Plan, providing direction and prioritizing
objectives for the City’s Economic Development Activities.

Prior Action
In 2018, City Council adopted an Economic Development Plan for the City of Galveston.
In 2020, The Redevelopment Authority, the Galveston Property Finance Authority and Galveston Housing
Finance Corporation voted to merge the agencies (RDA, GPFA, GHFC) whose roles were primarily focused
on housing-related development and redevelopment activities in Galveston in order to streamline their
efforts. Restated Certificate of Formation and amended Articles of Incorporation were created.

Background
In 2018, the City’s Economic Development staff and the Galveston Economic Development Partnership
(GEDP) were charged with creating an Economic Development Plan for the City. That Economic
Development Plan was subsequently approved by council and an implementation matrix was created to
identify which partnering entities would take the lead on the various initiatives in the Plan. The matrix also
included a methodology allowing the City to track the progress of the short-, mid- and long-term goals.
Many of short-term goals have been achieved, while others remain to be completed and will be included
in an updated plan.
To better understand the individual and collective ideas of this Council as it relates to economic
development, staff recently met with each council member and the mayor to review and discuss their
individual priorities. Through this review process, staff is providing a summary of this effort and is
recommending short-term priorities/objectives along with long-term goals which will be the gauge by
which the City’s efforts and effectiveness can be measured.
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Absent clearly delineated priorities and goals the City’s efforts can be misdirected and inconsistently
applied. The City’s Economic Development Coordinator provides a single point of contact at the City
through which business development and economic development activities are undertaken.
Once Council agrees on the priorities and goals, staff will establish objectives, processes, methodologies
by which the City will advance it activities. This will require additional guidance from Council as it relates
to how best to utilize tools like the Redevelopment Authority, Housing Finance, and Property Finance to
advance the City’s efforts in Economic Development and other initiatives of Council.
Analysis of Galveston’s Redevelopment Agencies
Staff was also tasked with analyzing and developing recommendations toward an appropriate structure
for the redevelopment entities. Vision Galveston employed consultant, Asakura Robinson to assist City
Staff in examining the future role of the three entities (RDA, GPFA and GHFC) in advancing the City’s
economic development goals.
Staff first compiled a brief history of the entities and highlighted past and current projects in which the
entities have been involved:
•

The Galveston Housing Finance Corporation (GHFC) was created in 1979. The GHFC has been
devoted to encouraging homeownership, primarily through the issuance of mortgages to low- and
moderate-income households for homeownership. The GHFC can issue bonds in order to raise
funds to support their projects.
o Past projects of GHFC include the Magnolia Court Townhomes and the rehabilitation and
sale of a number of tax foreclosed homes. Early on in its creation, the GHFC also issued
several bonds for the development of multi family housing and to provide assistance for
low income families to purchase or rehab homes.

•

The Galveston Property Finance Authority (GPFA) was established in 1988. Its purpose has been to
acquire, own, hold, lease and sell real and personal property to or for the benefit of the City of
Galveston.
o One of the most recent projects was the Barton Square development. This effort focused
on constructing forty (40) single-family homes for the middle-income. To date,
approximately 40 percent of the homes are owned by the original homeowners and 73
percent of the development are homesteaded properties.

•

The Galveston Island Redevelopment Authority (RDA) was created in 2002. It is the most flexible
of the three entities. While its initial purpose was to manage the Tax Increment Reinvestment
Zones for the City, its articles of incorporation are broad in scope. The articles give the RDA the
ability to “promote, develop, encourage, and maintain housing, employment, commerce, and
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economic development in the City” and to “administer, manage and supervise economic
development tools implemented by the City”. With only one remaining Tax Increment
Reinvestment Zone (TIRZ 13), the RDA can easily expand its focus.
In comparing the functions and tools of the three entities with the objectives in the 2018 Economic
Development Plan, there are several areas in which they could be utilized to advance these objectives.
• Manage development of a Land Bank
• Proactively establishing public-private partnerships that meet jobs and housing goals
• Creating and furthering partnerships that facilitate homeownership
• Anticipating future challenges to Galveston’s resilience and bringing together resources and
entities to meet the challenges
Recommendations
Economic Development Plan - The majority of the Economic Development priorities derived from staff’s
discussions with council are objectives included in the 2018 Economic Development Plan. Some of the
priorities are currently being addressed, such as parks and infrastructure improvement projects funded
through the Industrial Development Corporation. Other priorities require collaboration with partnering
entities, such as the Port and Park Board. Staff will incorporate any new objectives into an updated plan.
The following are short-term objectives to be addressed by City economic development staff.
Short-term objectives
• Create a process for Economic Development and the roles for the partnering entities
o Create Marketing Plan and budget for Economic Development efforts
• Meet monthly with partnering entities to discuss assigned objectives and gauge status of their
efforts
o Galveston Economic Development Partnership
o Galveston Regional Chamber of Commerce
o Vision Galveston
o Port of Galveston
o Galveston Island Park Board
o Downtown Partnership
• Meet with large employers
o Determine future growth opportunities or issues
o Survey employees of major employers to seek interest in housing effort
• Meet with Major Retail Stores and Industrial Businesses
• Create and Maintain a list of vacant buildings and large vacant lots
• Provide quarterly updates to Council
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Recommendations, cont.
Redevelopment Ecosystem
Each of the three entities bring different resources to the table to achieve different goals, but can also work in
tandem in some circumstances. Staff recommendation is to continue keeping them engaged, but in many situations,
they will have their own Council driven directives.
Short-term objectives
• Formalize roles for the Galveston Redevelopment Authority (RDA) to present to Council as it
relates to the objectives gleaned from Council’s interviews
o TIRZ 13 – continuation with TIRZ activities
o Designate Pelican Island as a Redevelopment Area and explore resources to
stimulate growth
• Formalize roles for Galveston Housing Finance Corporation (GHFC) to present to Council as it
relates to the objectives gleaned from Council’s interviews
o Develop short- and mid-term goals to address housing needs
o Meet with other entities - Grants & Housing Dept, Vision Galveston, Galveston
Housing Authority, Galveston Urban Ministries and others to find opportunities for
collaboration
• Formalize roles for the Galveston Property Finance Authority (GPFA) to present to Council as
it relates to the objectives gleaned from Council’s interviews
o Housing initiatives to address workforce and middle-income earners
o Formation of a land bank for purchasing properties for redevelopment

Attachments
Exhibit A: Report/Presentation – Economic Development Analysis
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2021 Emergency Solutions Grants (ESG) Program Annual Application
Local Government Approval for Nonprofit Organizations
Conducting ESG Shelter Activities

Name of ESG annual allocation Applicant: Resource and Crisis Center of Galveston County, Inc.
Brief description of proposed shelter activities: The Resource and Crisis Center of Galveston County will
provide victims of domestic and sexual violence with services including safe shelter, crisis intervention,
case mangement, therapeutic services, legal assistance, youth services, life-skills training, employment
assistance, and access to higher education.
Location of shelter activities: Galveston, TX

To be completed by the city or county:
I, Craig Brown, Mayor, duly authorized to act on behalf of the City of Galveston, hereby approve the
following emergency shelter activities proposed by the ESG Applicant listed on this form, which are to be
located in this jurisdiction.
____Craig Brown_______________________________
Name of Local Official Lead Agency Staff (please print or type)

_______________________________________
Signature of Local Official*

__

_

________
Date

________________

Phone of Local Official

__craigbrown@galvestontx.gov________________
Email of Local Official
*County judge or mayor, or their official designee (such as city manager, assistant city manager,
community development director or human services director). Each local government determines who
has the authority to sign this document.
TDHCA 2021 ESG Annual Application
Local Government Approval of Shelter Activities

TDHCA 2021 ESG Annual Application
Local Government Approval of Shelter Activities

