Planning Commission
Planning and Development Division
City of Galveston
December 7, 2021

21P-065

STAFF REPORT

ADDRESS:
23500 San Luis Pass Rd. / FM 3005

Public Notice and Comment:

LEGAL DESCRIPTION:
Property is legally described as Lot 2R (2-18),
10.3127 Acres, Galveston Island RV Resort
Replat (2021), in the City and County of
Galveston Texas.
APPLICANT/REPRESENTATIVE:
Brax Easterwood, AIA

No
Comment
30
6
0
6
0
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.
Sent

Returned

In Favor

Opposed

City Department Notification Responses:
Fire Marshal - If there will be 26 feet of unobstructed drive, I
have no objection.

PROPERTY OWNER:
Galveston Island RV Resort LP
ZONING:
Residential, Single-Family (R-1)
REQUEST:
Planned Unit Development (PUD)
APPLICABLE LAND USE REGULATIONS:
Article 4 of the Land Development
Regulations
STAFF RECOMMENDATION:
Approval with Conditions
ATTACHMENTS:
A - Aerial Map
B - PUD Plan / Narrative
C - Site Plan
D – PUD Plan Schematics
STAFF:
Adriel Montalvan
Planning Manager
409-797-3645
amontalvan@galvestontx.gov

Background
In February 2014, a General Land Use Plan (GLUP) was approved to
establish an RV Park and associated amenities at the subject site.
At the time, the property was zoned Planned Development (PD).
In accordance with the zoning standards in effect at the time, 1991
Zoning Standards, any proposed land use in the PD zoning district
required a GLUP. A GLUP was a site plan review process that
required approval by the Planning Commission. In December 2020,
the subject site was subdivided to increase the number of lots from
one to two lots which resulted in the current configuration,
separating the developed portion of the RV Park site from the
subject property. Notwithstanding the division of property, it was
determined by the City’s Legal Department that the GLUP
remained in effect. Therefore, the applicant may choose to
develop the remainder phases of the RV Park, build something
different in accordance with the standards prescribed in the
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Background Cont.

Land Development Regulations (LDR), or a combination of the two aforementioned
options.

Executive Summary

The request is to incorporate the Planned Unit Development (PUD) Overlay District to a
Residential, Single-Family (R-1) base zoning district to establish a mixed-use
development consisting of single-family dwellings, Passenger Motor Vehicle Sales and
Rental, and Agricultural Urban Farming land uses. The intent of this PUD request is to:
1.

2.
3.
4.

5.

Deviate from the minimum lot area and width in the “R-1” Addendum. The
minimum lot area is 5,000 square feet with a minimum width of 50 feet. The
applicant is proposing a range of lot sizes from 4,000 square feet to 4,800 square
feet, and all lots having a minimum lot width of 40 feet;
Allow for a private street;
Reduce the width of the private street from 60 feet to 28 feet;
Deviation from Article 2 of the LDR, Agricultural/Urban Farming Limited Use
Standards, to reduce the minimum acreage requirement from 5 acres to 4.65 acres
in order to establish an apiary; and,
Allow for the Passenger Motor Vehicle Sales and Rental land use for the operation
of golf cart rentals. The golf cart rentals business model consists of delivery and pickup of carts only. The business does not receive customers on-site, with all bookings
of golf carts conducted online or by phone.

Site Details

The subject site is a 10 acres tract adjacent to single-family residential neighborhoods
in the Bay Harbor and Miramar subdivisions. There are currently two RV slips on the
property per the GLUP approval.

Compatibility with Base
and Surrounding Zoning
and Land Uses

Staff finds that the residential component of the mixed-use development is compatible
with the surrounding land uses, due to the fact that the proposed development is
surrounded by residential neighborhoods to the east and south of the subject property.
The commercial and agricultural land uses proposed in this development are also
generally compatible as those uses do not further intensify the commercial operation
of the RV Park. The proposed commercial use in the form of golf cart rentals is
appropriately scaled to ensure an effective transition from the commercial operation
to the proposed and existing surrounding residential uses.
The Planned Unit Development (PUD) is a floating zoning district intended to create a
mixture of uses, density and infrastructure standards, allowing flexibility in the
development standards for specific uses on a specific site.
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Ability of the Property to
be used under Current
Zoning

PUD Details
/Development Plan

The subject site is zoned Residential, Single-Family (R-1). The use of “Single-Family
Detached” is a permitted land use in the Residential, Single-Family (R-1) zoning district.
Commercial uses are not permitted in the R-1 zoning district.

The purpose or
intent of the PUD

PUD Land Uses

Density

Building Height

Building Setbacks
Limits of
Construction

Building Elevations

Vehicular Parking

The intent of this PUD request is to:
The purpose of the PUD is due to the deviation from lot
standards required by the Land development regulations.
Specifically, exceptions include reduction in minimum lot
square footage (avg 4,500 sq. ft. in lieu of 5,000 sq. ft.), a
reduction in lot width to 40’ in lieu of the 50’minimum, a 28’
wide private drive/road in lieu of a standard 60’ ROW,
addition of the “Passenger Motor Vehicles sales or rental” in
a R-1 District, and the deviation of limited use standards for
“Urban Farming” from 5 acres to 4.65 acres.
Single Family Residential and Agriculture – Urban farming. No
prohibitions of other uses permitted in the base zoning
district (R-1), or with the previously approved site plan. The
long term housing unit located in Parcel D will also provide
Off site Golf Cart Rental as ‘Passenger Motor Vehicle Sales or
Rental’. While The cart storage portion of the building will not
allow on-site customer rentals and no associated signage is
proposed. The proposed golf cart rental model will follow its
current operations of delivery and pick-up of the carts only.
Internet and phone bookings will continue to occur from a
home based office for delivery.
25 Units in a site area of 4.41 Acres 192,100sf All buildings
located in Parcels C and D. Density will be reduced from the
previously approved GLUP site plan.
Base flood on the site is 16’ above MSL. The floor height of
each of the one-story bungalows will be 20’ above MSL, with
an overall height of approximately 35’.
Proposed setbacks on the lots indicated are 25’ front, 25’
rear, and 3.5’(stair) with 8’ side on each lot.
While all structures are located on Parcels C and D, the
community pool will be located in the SE corner of Parcel A
and two existing RV spaces are located in the SW corner of
Parcel B.
Please refer to perspectives and elevations provided for
exterior design. While the bungalows are a standardized
prototype, they use slightly varied roof forms and building
accents. Primary structural materials are painted Hardie
siding and trim.
Each unit will provide parking for up to 4 cars, with two
spaces available below the house and two in the driveway.

3

Pedestrian Access

Streets and
Circulation

Screening and
Landscape

Environmental
Protection

Signage

Lighting

Phasing or
Scheduling

Unique
characteristics or
exceptional
circumstances

The proposed Project is intended to be oriented towards the
Gulf with a walkable interior street, and a beach access point
is within easy walking distance directly across FM 3005.
The existing conditions will remain unchanged with the
TxDOT highway of FM 3005 to the South. Private streets with
a private entrance from FM 3005 on the east end of the tract
and a separate exit to the west will shared access to FM 3005
with the adjacent RV Park property. Circulation flows in one
direction, and no thru traffic from the west will be permitted.
The applicant will utilize only native and adapted landscape
species, and drought tolerant turfgrass. The Project will
utilize very limited landscape irrigation. Areas outside the
adjacent improved landscape will remain natural, and nearby
wetlands will be avoided. An existing elevated berm with
fencing will remain to screen the bungalows from the FM
3005 right-of-way.
All sites on the West End of Galveston are sensitive and this
particular tract is a typical example. The site currently has a
USACE verified wetland delineation. With regards to
impacting the wetlands on-site, an avoidance approach shall
be utilized. The site also has a previously approved drainage
plan from the City of Galveston with stormwater runoff into
an existing on-site detention pond.
A “Subdivision” monument sign that is within the City’s
ordinance limits will be placed at the entry. There will be no
signage on the site related to the Golf Cart rental
component. Address numerals will indicate location for
emergency responders.
Minimal, low-intensity lighting with full cutoff exterior
fixtures, for both building and site/parking lighting that
follows Dark Sky standards.
The Project will likely be done in two phases. The first phase
will include 10 - 12 of the single-family units and the
equipment building. Pending approvals, anticipated
construction could begin in Spring 2022, with the second
phase beginning as soon as Fall 2022.
While RV site rentals are exempt from HOT tax, any short
term rentals will be subject to both Property tax increases,
and HOT tax revenues. The development will be managed by
on-site Property Owners Association created by Deed
Restriction. Management would oversee any short-term
rentals, common area maintenance and architectural review.
Because of the benefit of the natural setting, over fifty
percent of the total site will remain undeveloped.
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Criteria for Approval

Per Section 13.601.C of the Land Development Regulations, the Planning Commission
may recommend approval and City Council may grant the approval of a rezoning request
if it is demonstrated that:
1. The proposed zoning is preferable to the existing zoning in terms of its likelihood
of advancing the goals, objectives, and policies of the City of Galveston 2011
Comprehensive Plan and other adopted neighborhood plans, special area plans,
redevelopment plans, or other plans applicable to the area;
2. The proposed zoning is consistent with the future land use map of the City of
Galveston 2011 Comprehensive Plan (a future land use map amendment may be
processed concurrently with the rezoning);
3. The proposed change is consistent with the implementation of existing or
pending plans for providing streets, water and wastewater, other utilities, and
the delivery of public services to the area in which the parcel proposed for
rezoning is located;
4. The range of uses and the character of development that is allowed by the
proposed zone will be compatible with the properties in the immediate vicinity
of the parcel proposed for rezoning, and the parcel proposed for rezoning has
sufficient dimensions to accommodate reasonable development that complies
with the requirements of these Regulations including parking and buffering
requirements;
5. The pace of development and/or the amount of vacant land currently zoned for
comparable development in the vicinity suggests a need for the proposed
rezoning in order to ensure an appropriate inventory of land to maintain a
competitive land market that promotes economic development.

Other Reviews

The Planning Commission at the regular meeting of December 7, 2021, voted
unanimously to recommend approval of this request, with the following additional
conditions:
1. Outside storage of golf carts and equipment shall be prohibited on all parcels
other than parcel D, and the storage of golf carts and equipment shall be
limited to the area below the long-term housing unit planned for parcel D.
Delivery and drop-off of golf carts shall be prohibited between the hours of
7:00 PM and 7:00 AM;
2. Stairs shall be redesigned to maintain 8-foot clear side yard setback;
3. Commercial building shall conform to the revised site plan;
4. On-street parking shall be prohibited on the private street;

Staff Recommendation

Staff finds that the proposed development is not contrary to the goals and objectives
of the 2011 Comprehensive Plan and meets the above referenced criteria for approval.
The development will not be out-of-scale with the surrounding area, and does not
create inconsistencies with the overall development patterns in the area.
Staff recommends Case 21P-065 be approved with the following conditions:
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Specific Conditions to 21P-065;
5. Granting of a PUD zoning district shall not relieve the developer from
complying with all other applicable sections of the Land Development
Regulations (LDR), and other Codes and Ordinances of the City of Galveston,
unless such relief is specified in the approved PUD plan and PUD ordinance.
Relief provided by this PUD plan includes:
a. Deviate from the minimum lot area and width in the “R-1” Addendum.
The minimum lot area is 5,000 square feet with a minimum width of
50 feet. The applicant is proposing a range of lot sizes from 4,000
square feet to 4,800 square feet, and all lots having a minimum lot
width of 40 feet;
b. Allow for a private street;
c. Reduce the width of the private street from 60 feet to 28 feet;
d. Deviation from Article 2 of the LDR, Agricultural/Urban Farming
Limited Use Standards, to reduce the minimum acreage requirement
from 5 acres to 4.65 acres in order to establish an apiary;
e. Allow for the Passenger Motor Vehicle Sales and Rental land use for
the operation of golf cart rentals. The golf cart rentals business model
consists of delivery and pick-up of carts only. The business does not
receive customers on-site, with all bookings of golf carts conducted
online or by phone;
6. The Passenger Motor Vehicle Sales and Rental land use for the operation of golf
cart rentals shall conform to the following:
a. All business operations and any storage shall be indoors. No outdoor
display of golf carts permitted;
b. Commercial vehicles shall not be parked on the site other than those
associated with the business and for the personal use of the owner;
c. No signage or on‐site advertising permitted;
d. The business shall not receive customers on‐site;
7. The applicant shall replat the property in accordance with the site layout
presented in Exhibit C.
8. The development shall conform to the site plan and design details included
with the PUD application and ordinance;
9. A building permit(s) for the project shall be issued no later than 24-months from
the date of City Council approval and shall proceed in accordance with Ordinance
20-008, Timeframe for Permits for Construction Activity;
10. There shall be no nuisance created or cause any perceptible noise, odor, smoke,
electrical interference, or vibrations that constitute a public or private nuisance
to neighboring properties;
Standard Conditions of a Planned Unit Development (PUD):
11. The applicant shall adhere to all comments/conditions received from City
departments;
12. Any change or revisions to the adopted PUD Plan shall require an amendment
to the PUD ordinance, which requires review by the Planning Commission and
City Council. Minor additions and modifications to the approved PUD plan
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meeting the criteria set forth in Article 4, Section 4.102 (d)(3) of the Land
Development Regulations (LDR) may be approved by the Development
Services Department; and,
13. The applicant shall submit for approval all plans to the Development Services
Department for compliance with all City codes.

Respectfully Submitted,

________________________________________
Adriel Montalvan, Planning Manager

1/19/2021
_______________
Date

_
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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.
- 11/1/2021
Map prepared by the City of Galveston Development Services Department (MontalvanAdr)
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Exhibit B

Tim Tietjens, Director
City of Galveston Department of Development Services

October 19, 2021

RE: Bungalow Beach, Galveston
Includes: Project Narrative
Dear Mr. Tietjens:

Please accept this letter as a brief narrative of the Project proposed for Mr. Rusty Walla on
the West End of Galveston Island. Walla’s Company, Rush Development has produced
significant numbers of quality housing units in Galveston, including the Texas Building on
Post office, individual homes in Bay Harbor and Sunset Cove as well as Galveston Island RV
resort. We are requesting approval of a Planned Unit Development (PUD) for replatting
purposes, and ultimately, permitting and construction of the Project.

The property’s zoning is Residential 1 (R1), as are the surrounding parcels. The residential
development in the area is across the TxDOT right of way, and to the East on Sixth Street in
the Bay Harbor neighborhood. Our PUD request is the best possible tool for moving
forward with the Project under the current LDR, because of minimum lot standards. The
road shown in the current site proposal, as well as the existing RV spots indicated in Parcel
B are part of a previous approval by the Planning Commission.
Generally, the PUD proposal is to develop the Owner's property with 25 detached
residential “bungalow” units in a Residential zoning district. Units are designed to provide
housing for sale and short term rental. Units may be sold individually, but management of
all rentals will be controlled by the association Design motives include a beachfront
lifestyle, reflective of the coastal environment, in small footprints. As part of the master
plan, the benefits of lower environmental impacts are tied to the lower density and
compact footprints. A minimum of 16’ spacing between structures providing ample view
corridors for each unit. Amenities associated with the development include a small
community pool and playground.

Separate from the housing development, a portion of the site (Parcel D) will house
equipment & Golf Cart Storage below an additional long term housing unit. A 4 ½ Acre
Apiary will be located on the property’s remaining Open Space. Finally, the 1.15 acre Parcel
B would continue it’s approved RV park use with two existing RV slips. These slips are
intended primarily for seasonal workers and on-site management

409.354.8976

2627 Avenue K

Galveston, TX 77550

contact@beaia.com

Article 4 of the Land Development Regulations provides some guidelines for the
information needed for evaluation. Response to those are listed for you here or in some
cases may be seen in the schematic plans and perspectives.

a. The Purpose or intent of the PUD: A general description of the Project is provided
in the introduction and in the attached exhibits. The purpose of the PUD is due to
the deviation from lot standards required by the Land development regulations.
Specifically, exceptions include reduction in minimum lot square footage (avg 4,500
sq. ft. in lieu of 5,000 sq ft), a reduction in lot width to 40’ in lieu of the 50’minimum,
a 28’ wide private drive/road in lieu of a standard 60’ ROW, addition of
the’Passenger Motor Vehicles sales or rental’ in a R-1 District; and the deviation of
limited use .standards for ‘Urban Farming’ from 5 acres to 4.65 acres.
b. PUD Land Uses: Single Family Residential and Agriculture – Urban farming . No
prohibitions of other uses permitted in the base zoning district (R-1), or with the
previously approved site plan. The long term housing unit located in Parcel D will
also provide Off site Golf Cart Rental as ‘Passenger Motor Vehicle Sales or Rental’.
While The cart storage portion of the building will not allow on-site customer
rentals and no associated signage is proposed. The proposed golf cart rental model
will follow it’s current operations of delivery and pick-up of the carts only. Internet
and phone bookings will continue to occur from a home based office for delivery.
c. Density: 25 Units in a site area of 4.41 Acres 192,100sf All buildings located in
Parcels C and D. Density will be reduced from the previously approved site plan.

d. Building Height: ~Base flood on the site is 16’ above MSL. The floor height of each
of the one-story bungalows will be 20’ above MSL, with an overall height of
approximately 35’.

e. Building Setbacks: Residential -1 Zoning District requires a 20’ Front setback, a 3’
Side Setback and a 10’ Rear setback from property lines. Proposed setbacks on the
lots indicated are 25’ front , 25’ rear , and 3.5’(stair)-8’ side on each lot.
f. Limits of Construction: While all structures are located on Parcels C and D, the
community pool will be located in the SE corner of Parcel A and two existing RV
spaces are located in the SW corner of Parcel B.

g. Building Elevations: Please refer to perspectives and elevations provided for
exterior design. While the bungalows are a standardized prototype, they use slightly
varied roof forms and building accents. Primary structural materials are painted
hardi siding and trim.
h. Vehicular parking: Each unit will provide parking for up to 4 cars, with two spaces
available below the house and two in the driveway. The Land Development
regulations requirement is 1 per unit.

409.354.8976

2627 Avenue K

Galveston, TX 77550

contact@beaia.com

i. Pedestrian access: The proposed Project is intended to be oriented towards the
Gulf with a walkable interior street, and a beach access point is within easy walking
distance directly across FM 3005.

j. Streets and circulation: The existing conditions will remain unchanged with the
TxDOT highway of FM 3005 to the South. Private streets with a private entrance
from FM 3005 on the east end of the tract and a separate exit to the west will shared
access to FM 3005 with the adjacent RV Park property. Circulation flows in one
direction, and no thru traffic from the west will be permitted
k. Screening and Landscape: The applicant will utilize only native and adapted
landscape species, and drought tolerant turfgrass. The Project will utilize very
limited landscape irrigation. Areas outside the adjacent improved landscape will
remain natural, and nearby wetlands will be avoided. An existing elevated berm
with fencing will remain to screen the bungalows from the FM 3005 Right of Way.

l. Environmental protection: All sites on the West End of Galveston are sensitive and
this particular tract is a typical example. The site currently has a USACE verified
wetland delineation. With regards to impacting the wetlands on-site, an avoidance
approach shall be utilized. The site also has a previously approved drainage plan
from the City of Galveston with stormwater runoff into an existing on-site detention
pond.
m. Signage: A ‘subdivision’ monument sign that is within COG ordinance limits will be
placed at the entry. There will be NO signage on the site related to the Golf Cart
rental component. Address numerals will indicate location for emergency
responders.
n. Lighting: Minimal, low-intensity lighting with full cutoff exterior fixtures, for both
building and site/parking lighting that follows Dark Sky standards.
o. Phasing or Scheduling: The Project will likely be done in two phases. The first
phase will include 10-12 of the single family units and the equipment building.
Pending approvals, anticipated construction could begin in Spring 2022, with the
second phase beginning as soon as Fall 2022.

p. Unique characteristics or exceptional circumstances: While RV site rentals are
exempt from HOT tax, any short term rentals will be subject to both Property tax
increases, and HOT tax revenues. The development will be managed by on-site
Property Owners Association created by Deed Restriction. Management would
oversee any Short Term Rentals, Common area maintenance and architectural
review. Because of the benefit of the natural setting, over 50% of the total site will
remain undeveloped.

409.354.8976
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Thank you for your consideration on this project. We feel that it is a great investment in
Galveston, and a unique opportunity for both Ownership and tourism on the island.
Sincerely,
Brax Easterwood AIA, and Rusty Walla, Owner

409.354.8976

2627 Avenue K

Galveston, TX 77550

contact@beaia.com
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