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20P-020 STAFF REPORT 
ADDRESS: 

5228 Broadway /Avenue J, 5100 Sealy, Avenue I, 

and 5215 Winne/Avenue G  

 

LEGAL DESCRIPTION: 

Properties are legally described as M.B. Menard 
Survey (0-0), Block 232 and the South 1/2 of 
Adjacent Avenue I; M.B. Menard Survey (0-0), 
Block 291, 292, and Adjacent Streets; M.B. 
Menard Survey (0-0), Block 351 and Part of 
Adjacent Avenue H and 52nd Street; and M.B. 
Menard Survey (0-0), Block 352 and Part of 
Adjacent Avenue H and 52nd Street; in the City 
and County of Galveston, Texas 
 

APPLICANT/REPRESENTATIVE: 

Michael Saunders, McCormack Baron Salazar, 

Inc. 

 

PROPERTY OWNER: 

Galveston Housing Authority   
 
ZONING: 
Commercial (C) 
 
REQUEST: 
Planned Unit Development (PUD) 
 
APPLICABLE LAND USE REGULATIONS: 

Article 4 of the Land Development Regulations 
 
STAFF RECOMMENDATION: 
Approval with Conditions  
 
ATTACHMENTS: 
A –  Survey 
B –  PUD Plan/Narrative 
C –  Site Plans 
D –  Elevations 
E  – Parking Study 
F – Tree Preservation Plan 
G – Landscape Materials 
H – Stormwater Management  
 
STAFF: 
Catherine Gorman, AICP 

Assistant Director/HPO 

409-797-3665 
cgorman@galvestonTX.gov  

 

City Department Notification Responses:  
No Objections with the following comments: 
Building Division: Must pull all necessary permits, comply with all 
current adopted codes and City Flood Damage Prevention 
Ordinance. 
Public Works: To ensure that the City does not encounter the 
previous issues with the addressing of the Housing Authority 
properties/developments, the City will only be providing one 
primary address per individual tract of land.  
The developer shall be responsible for creating all internal 
secondary addresses and, if necessary, ensuring that the 
secondary addresses are recognize by the Galveston Central 
Appraisal District and the United States Postal Service. 
 
 

Public Notice and Comment: 

Sent Returned In Favor Opposed 
No 

Comment 

33     

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. 
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Background 
 
 
 
Executive Summary  
 
 
 
 
 
 
Site Details 
 
 
 
Compatibility with Base 
and Surrounding Zoning 
and Land Uses  

 

 

 

 

 

Ability of the Property to 
be used under Current 
Zoning 
 

 
 
 
 
 
 
PUD Details 
/Development Plan  

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

The site is the location of the former Oleander Homes public housing complex. The 
complex was demolished following Hurricane Ike with the exception of the community 
center along Broadway.    
 
The request is to establish a Planned Unit Development (PUD) Overlay District in a 
Commercial (C) base zoning district with Broadway Design Standards for a “Multi-
Family Residential” complex.   The intent of this PUD request is to deviate from the 
following requirements of the Land Development Regulations (LDR): right-of-way 
width, parking space requirement, maximum height, and Broadway Design Standard 
requirements.   
 
The subject site consists of four parcels located north of Broadway, east of 51st Street, 
south of Winnie, and west of 53rd Street.  The total acreage is 11.48 acres.  The site is 
vacant except for the former community center building adjacent to Broadway. 
 
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. 
 
The use of “Multi-Family Residential” is a permitted land use in the base Commercial 
(C) zoning district.  The surrounding land uses consist of a variety of residential, 
commercial, and industrial uses.  
 

The subject site is zoned Commercial (C). The intent of this zoning district is to 
accommodate a wide range of retail, service, and office uses. The use of “Multi-Family 
Residential” is a permitted land use in the Commercial (C) zoning district   

The block facing onto Broadway between 52nd and 53rd Streets and labeled on the 
attachments as “Block 1” is subject to the Broadway Boulevard Design Standards, 
Appendix Commercial (C), Note 12 of the LDR.  This section provides additional 
standards for properties fronting on Broadway.    

 
 

The purpose or 
intent of the PUD 

The intent of this PUD request is to deviate from the following 
requirements of the Land Development Regulations:  
right-of-way width – from 60-foot right-of-way width to 50-
foot right-of-way width,  
parking space requirement – from 1.5 spaces per unit to 1.25 
spaces per unit, 
maximum height – from 50 feet to 52 feet, and 
Broadway build-to-line – from 70% to 0%. 

PUD Land Uses “Multi-Family Residential” land use is a permitted land use in 
the Commercial (C) zoning district 

Density The density is 34.5 dwelling unit per acre.  The proposal 
includes 348 dwelling units with 306 apartments and 42 
townhouses. Although the site is currently 11.48 acres, 1.49 
acres will be dedicated to the City as public streets.   

Building Height The tallest buildings are three stories with a height of 52 feet 
above the Base Flood Elevation.  The majority of the building 
heights will be less than 50 feet.  The maximum height 
allowed by the Land Development Regulations is 50 feet 
measured from the Base Flood Elevation for properties zoned 
Commercial (C). 
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Building Setbacks Building setback is five feet from the side property lines.  
There is no front or rear setback requirement.  Along the 
Broadway frontage there is a build-to-line requirement that 
at least 70% of the building be located adjacent to the 
property line.  The applicant is requesting a reduction of this 
requirement from the 70% to 0%. The building proposed for 
the Broadway frontage is setback at least 10 feet from the 
property line to provide area for three stormwater planters. 

Limits of 
Construction 

The proposal includes a “Multi-Family Residential” complex 
and associated amenities. All construction will take place 
within the subject property.  

Building Elevations Building elevations are included in Attachment D and will 
consist of brick, stucco, glass, and siding.  

Vehicular Parking The applicant has provided a parking study, Attachment E, 
which supports the request to reduce the parking space 
requirement from 1.5 spaces per unit to 1.25 spaces per unit.  

Pedestrian Access Pedestrian access is provided along all of the public street and 
for internal access. 

Streets and 
Circulation 

The applicant is proposing to reestablish rights-of-way for 
Ball/Avenue H and 52nd Street.  They are requesting approval 
to reduce the required right-of-way width from 60 feet to 50 
feet.  Circulation for vehicles is located at intervals along the 
proposed streets.   

Screening and 
Landscape  

Screening and Landscaping is provided throughout the 
complex. The greenspace provided is 171,281 square feet 
and 39% of the site; including 41,756 square feet of bioswales 
and 23,080 square feet of stormwater planters.  These Low 
Impact Development features enable the development to 
retain all stormwater on site.  The applicants have provided a 
Tree Preservation Plan, Attachment F.  From the 36 identified 
trees and palms, 25 will be preserved or relocated within the 
site.  The palms indicated for removal may be removed 
without any required mitigation. Tree #21 will required a Tree 
Removal Permit and mitigation.  Screening will be provided 
for the trash dumpsters. 

Environmental 
protection 

During construction, temporary storm water pollution 
prevention devices will be installed to ensure compliance 
with TCEQ NOI filing. 

Signage Signage will conform to Article 5 of the LDR.  

Lighting Lighting will conform to Article 7 of the LDR. 

Phasing or 
Scheduling 

The applicant has provided the following schedule: 
Permitting: October – December 2020 
Building Permit Ready to Issue:   January 2021 
Start Construction: March 2021 
Construction Completion: April 2023 

Unique 
characteristics or 
exceptional 
circumstances 

The applicant has worked closely with the City Engineer in 
utilizing Low Impact Development features such as bioswales 
and stormwater planters to reduce the development’s 
impact on the public storm sewer system.    
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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; 
 

a) The goal of the 2011 Comprehensive Plan’s Housing and Neighborhood 
Element is to “Expand the Availability of Quality Housing to Meet the 
Needs of a Diverse Population & Build Strong Neighborhoods to Enhance 
Community Character.  Objective HN-3 call for expanded housing 
choices for low to moderate and workforce income households to 
strengthen neighborhoods.  The Economic Development element 
recognizes development of workforce and middle-income housing as 
vital for attracting economic growth on the Island.  The Land Use and 
Community character Element specifically identifies North of Broadway 
as a location in which new market-rate, high-density urban housing 
should be located.  

  
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); 
 

b) The proposed change will not change the base zoning of Commercial (C).  
 

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; 
 

c) The applicant has worked with the Public Works Department to address 
their concerns regarding stormwater retention. The applicant will be 
reinstalling portions of Sealy/Avenue I, Ball/Avenue H, and 52nd Streets 
at their expense.  No objections were submitted by any City 
Departments.   

 
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;  
 

d) The range of land uses will remain the same if the PUD is approved. The 
property is 11.48 acres, which is large enough to provide for reasonable 
development. All parking and buffering requirements will be met.   

 

5. The pace of development and/or the amount of vacant land currently zoned for 
comparable development in the vicinity suggests a need for the proposed 
rezoning in order to ensure an appropriate inventory of land to maintain a 
competitive land market that promotes economic development. 
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Staff Recommendation 

 

e) The site was previously used for Multi-Family development.    
 
 

 

Staff finds that the above referenced Criteria for approval have been met.   

 

The City Council has expressed an interest in improving the sidewalk areas on Broadway 
with additional landscaping.  Recently, staff has worked with the Galveston Island Tree 
Conservancy to determine appropriate planting standards, including appropriate tree 
species, and size and soil volume.  These standards are listed in conditions three and four 
below.  These conditions have been placed by City Council on previously approved PUDs 
on Broadway.  The applicant is proposing a significant number of street trees along 
Broadway and other street frontages.   

 

Staff is recommending approval of this request with the following conditions: 
 

Specific Conditions: 

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

a. Right-Of-Way Width – from 60-foot right-of-way width to 50-foot 
right-of-way width,  

b. Parking Space Requirement – from 1.5 spaces per unit to 1.25 
spaces per unit, 

c. Maximum Height – from 50 feet to 52 feet, and 

d. Broadway Build-To-Line – from 70% to 0%. 
2. Construction must conform to the site plan and design details included with the 

PUD application and ordinance, Attachments A through H, and adhere to any 
modifications as approved by City Council; 

3. Along Broadway, the applicant shall plant trees fitting a minimum 30-gallon size 
“planter/container” and having a minimum height of 10-feet and full shrubs with a 
minimum 3-foot height. Trees are to be selected from the List of Recommended Tree 
Species by the Galveston Island Tree Conservancy and must be in compliance with 
the instructions for planting in the Broadway Boulevard Treatment Plan;  

4. All trees will be installed according to the City of Galveston Guidelines for planting in 
the right of way. Tree lawns of sufficient size and soil volume shall be installed along 
the Broadway Boulevard sidewalk, to support large tree species (greater than 30-feet 
tall at maturity), such as Live Oak, Montezuma, Bald Cypress, Cedar Elms and 
Mexican Sycamore and the like. Palms are not substitutes for trees but may be 
included as decorative additions;  

5. The construction of the project shall begin within eight months from July 23, 2020, 
the date of approval, and must be completed no later than 36 months (July 2023) 
from the date of approval. If the project has not begun or completed within the 
above timeframe, the City Council will have discretion to extend the time period if 
sufficient cause is determined. 

6. An approved TXDOT permit may be required for the proposed modifications to the 
Broadway Boulevard sidewalk area; 
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7. The applicant shall obtain necessary permits and comply with all City Codes.
Additional approvals include, but are limited to:

a. Preliminary plat,
b. Final plat,
c. License to use, if canopies encroach the City of Galveston right-of-way, and
d. Tree removal Permit and mitigation.

Standard Conditions of a Planned Unit Development (PUD): 

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

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

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

City Council has the final authority on this request.  The City council will consider this 
request at their regular meeting of July 23. 2020.  

Respectfully submitted, 

___________________________________ ______________ 

Catherine Gorman, Assistant Director, HPO, AICP Date 
6/11/2020
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MEMORANDUM 

OLEANDER SITE REDEVELOPMENT PLAN SPECIAL PARKING STUDY 

PROJECT #25-2430.00 

| 1 

BACKGROUND 

McCormack Baron Salazar (MBS) is partnering with the Galveston Housing Authority (GHA) to redevelop the 

Oleander Site Redevelopment Plan in Galveston, Texas. The site was formerly Oleander Homes, a public housing 

site destroyed by Hurricane Ike in 2008.  The project site is bounded by Broadway, Avenue G, 51st Street and 53rd 

Street.  The proposed project includes approximately 348 mixed-income apartment dwelling units.  

MBS is seeking a reduction in the City’s minimum parking requirement for apartment dwelling units, which is 

currently 1.5 spaces per dwelling unit. The City of Galveston Land Development Regulations (LDRs) require 

submittal of a parking study (per Sec 8.202) to justify requested parking reductions. Section 8.202 requires 

documentation of at least five functionally comparable uses in the City including name, function, location, parking 

availability, access to transportation network, use restrictions, hours of operation, and other factors that could 

affect the parking demand. 

MBS has retained Walker Consultants (“Walker”) to prepare the City-required parking study. The purpose of this 

memorandum is to provide an overview of the comparable sites, an evaluation of peak parking demand for each 

of the selected comparable sites, and a determination of an appropriate parking supply ratio for the proposed 

Oleander Site Redevelopment Plan.  

 COMPARABLE PROPERTIES - DISCUSSION 

Walker, in partnership with MBS, selected six potentially comparable residential properties to analyze for the 

purposes of selecting at least five properties to conduct an evaluation of peak parking demand. The selected 

properties have the following characteristics: 

• Property is located within the City of Galveston;

• Property is a multi-family residential building with at least 100 units;

• Residential units are for-rent apartment units;

• At least a portion of the residential units are affordable (income restricted); and

• On-site parking is provided.

Walker prepared a summary table (Table 1 on page 3) of the comparable properties with the following 

information:  

DATE: May 4, 2020 

TO: Catherine Gorman, AICP 

COMPANY: City of Galveston 

ADDRESS: 823 Rosenberg, Room 401 

CITY/STATE: Galveston, TX 77550 

COPY TO: Monique Chavoya (MBS), Sonia Poyo (MBS) 

FROM: Jeff Weckstein 

PROJECT NAME: Oleander Site Redevelopment Plan Special Parking Study 

PROJECT NUMBER: 25-2430.00 
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• Property Name 

• Property Address 

• Number of residential units by bedroom size 

• Approximate number of parking spaces1 

• Walk Score2 – An online tool that measures the walkability of any address. For each address, Walk Score 

analyzes hundreds of walking routes to nearby amenities. Points are awarded based on the distance to 

amenities in each category. Amenities within a 5-minute walk (.25 miles) are given maximum points. A 

decay function is used to give points to more distant amenities, with no points given after a 30-minute 

walk. Walk Score also measures pedestrian friendliness by analyzing population density and road metrics 

such as block length and intersection density. Data sources include Google, Factual, Great Schools, Open 

Street Map, the U.S. Census, Localeze, and places added by the Walk Score user community. Walk Scores 

are provided in a range between 0-100, as follows: 

o 90–100 Walker’s Paradise - Daily errands do not require a car. 

o 70–89 Very Walkable – Most errands can be accomplished on foot. 

o 50–69 Somewhat Walkable - Some errands can be accomplished on foot. 

o 25–49 Car-Dependent – Most errands require a car.  

o 0-24 Car Dependent – Almost all errands require a car. 

• Bike Score3 – An online tool that measures whether a given area is good for biking. For a given location, a 

Bike Score is calculated by measuring bike infrastructure (lanes, trails, etc.), hills, destinations and road 

connectivity, and the number of bike commuters. These component scores are based on data from the 

USGS, Open Street Map, and the U.S. Census. Bike scores are provided in a range between 0-100, as 

follows: 

o 90–100 Biker's Paradise - Daily errands can be accomplished on a bike. 

o 70–89 Very Bikeable - Biking is convenient for most trips. 

o 50–69 Bikeable - Some bike infrastructure. 

o 0–49 Somewhat Bikeable - Minimal bike infrastructure.  

• Transit Access - Proximity of comparable sites to transit stops, including: 

o Island Transit, which offers multiple bus routes that circulate within the City of Galveston.  

o Galveston Island Trolley, a historic trolley system, which includes two routes: The Seawall Loop 

and Downtown Loop.  

o The Galveston Amtrak Bus Stop provides connector service to Amtrak train lines.  

• Proximity to Highways – Proximity of comparable sites to a highway or freeway (State Route 87, Seawall 

Boulevard, Highway 45).  

 
1 Number of surface parking spaces approximations using Google Earth Professional, 2020. Parking inventory will be verified 

once data collection is completed.  
2 Data source: https://www.walkscore.com/methodology.shtml 
3 Data source: https://www.walkscore.com/methodology.shtml 
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Table 1:  Oleander Site Redevelopment Plan Comparable Properties Summary 
 

 
Source: Walker Consultants, 2020.  

1 2 3 4
Total 

Units

Oleander Homes
5228 Broadway, 

Galveston, TX 77551
130 179 34 5 348 435 45 55 Island Transit Bus Stop - < 0.25 miles State Rte 87 - < 0.25 miles

Villas on the Strand
1524 Avenue B, 

Galveston, TX 77550
40 88 32 0 160 238 66 67

Island Transit Bus Stop - < 0.25 miles

Galveston Island Trolley - 0.25-0.5 miles

Amtrak bus station - 0.75-1 miles

State Rte 87 - 0.75-1 miles

Cedars at Carver Park
2915 Ball Street, 

Galveston, TX 77550
13 68 41 0 122 169 75 69

Island Transit Bus Stop - < 0.25 miles

Galveston Island Trolley - 0.25-0.5 miles

Amtrak bus station - 0.75-1 miles

State Rte 87 - < 0.25 miles

Seaport Village
7200 Heards Lane, 

Galveston, TX 77551
48 144 0 0 192 265 38 50

Island Transit Bus Stop - less than 0.25 miles

Galveston Island Trolley - 0.75-1 miles

Seawall Blvd - 1-1.25 miles 

Highway 45 - 1.25-1.5 miles

The Park at Cedar Lawn
4400 Avenue N, 

Galveston, TX 77550
92 92 3 2 189 253 62 60 Island Transit Bus Stop - less than 0.25 miles State Rte 87 - 0.25-0.5 miles

Ashton Place Apartments
3219 69th Street, 

Galveston, TX 77551
62 100 10 0 172 146 53 55

Island Transit Bus Stop - less than 0.25 miles

Galveston Island Trolley - 0.25-0.5 miles
Seawall Blvd - 0.25-0.5 miles

Champion Homes at Marina 

Landing Galveston (Parc at 

Marina Landing)

7302 Avenue P 1/2, 

Galveston, TX 77551
112 144 0 0 256 381 33 41

Island Transit Bus Stop - less than 0.25 miles

Galveston Island Trolley - 0.75-1 miles

Seawall Blvd - 1.25-1.5 miles 

Highway 45 - 1.25-1.5 miles

Property Name Property Address

Walk 

Score
1 

(out of 

100)

Bike 

Score
1 

(out of 

100)

Transit Stops within approximately 1 Mile
2 Proximity to Highway

Parking 

Spaces

Number of Residential Units by Bedroom Count
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COMPARABLE PROPERY SELECTION AND CONCLUSION 

 

It is Walker’s opinion that all of the six potential comparable sites would provide useful comparison and data for 

the proposed Oleander Site Redevelopment Plan.  Based on review of each site, it is Walker’s opinion that the 

Cedars at Carver Park is a slightly less apt comparable property for the following reasons: 

• The property has fewer apartment units than the other five properties and the proposed Oleander Site 

Redevelopment Plan; 

• The ratio of one to two bedrooms is lower than for the other properties; and 

• The Walk Score and Bike Score are both higher than all the other properties and the proposed Oleander 

Site Redevelopment Plan.  

 

COMPARABLE PROPERTY DATA COLLECTION 

 

Walker verified the existing parking inventory at the comparable sites and collected parking demand data on one 

evening at each site on either Thursday April 16, Friday April 17, or Saturday April 18, 2020.   

While the ongoing Covid-19 pandemic has changed travel patterns and daily activity, given the current City of 

Galveston order mandating that citizens stay in place in their residences, residential parking demand is generally 

unaffected/higher than normal for most hours of the day.  However, essential services are still open and essential 

workers are still out to some extent during the day.   

Data was collected at the comparable sites either at/after 9:00 PM, or earlier in the day such as late afternoon, 

due to the hours of operation of the parking management firms at the comparable properties. In some instances, 

the time of the counts was constrained by the times at which property management was willing to provide site 

access to Walker staff to collect data.   

To present a conservative analysis, Walker reviewed the time of day factors for multi-family residential in the 3rd 

Edition Urban Land Institute Shared Parking Model and adjusted the collected data to simulate peak overnight 

demand.  The multi-family residential presence factor at 9:00 PM is 85%; data collected at or after 9:00 PM was 

adjusted by a factor of 1.176 (100%/85%).  Data collected in the late afternoon was adjusted by a factor of 1.429 

(100%/70%). 

Table 2 summarizes the results of the data collection, including adjustments made to the base data.  At each 

property, after adjustments for time of day factors, parking demand was less than one vehicle per unit.  

During the fieldwork, Walker staff had the opportunity to speak with, at an appropriate social distance, several 

residents of each comparable development.  Anecdotally, no parking problems or issues with finding parking was 

reported by these residents during these conversations.  

The inclusion or exclusion of the comparable property deemed slightly less comparable, Cedars at Carver Park, 

does not materially change the results of the analysis.  
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Table 2:  Comparable Site Data Collection 
 

 
Source: Walker Consultants, 2020.  

 

AFFORDABLE HOUSING PARKING RESEARCH 

Several cities have conducted large scale affordable housing parking studies. A 2019 study in the Boston Metro 

area indicated a parking demand ratio of 0.55 parking spaces per unit in affordable developments4. A study in the 

City of San Diego indicated that parking demand per unit at affordable housing developments was half that of 

market-rate developments5. In 2015, the state of California signed Assembly Bill 44, which allows developers to 

request reduced minimum parking requirements, to as low as 0.50 spaces per unit, for affordable housing 

projects6.  Minneapolis, MN reduced parking requirements in certain instances in 20157, and eliminated minimum 

parking requirements entirely in 20188.   

 

Walker also researched available census data related to means of transportation to work for residents of 

Galveston. Based on 2018 5-year estimates, approximately 86% of the residents of Galveston drive to work when 

driving alone and carpooling are combined. Galveston is more auto dependent than several of the large cities that 

have reduced or eliminated parking requirements for affordable housing projects; however, the data collected at 

the comparable properties indicates that a reduction from the City’s minimum parking requirements is warranted. 

 

 
4 Metro Boston Perfect Fit Parking Initiative Phase II Report, Metropolitan Area Planning Council, 2019. 
5 San Diego Affordable Housing Parking Study, Wilbur Smith Associates, 2011. 
6 https://smartgrowthamerica.org/california-governor-signs-bill-to-ease-parking-requirements-and-create-more-affordable-

housing/ 
7 https://www.itdp.org/2016/08/15/affordable-housing-over-parking/ 
8 https://usa.streetsblog.org/2018/12/12/minneapolis-moves-to-eliminate-mandatory-parking/ 

Villas on the Strand 160 312 238 9:00 PM 87 1.18 102 0.64 0.33

Cedars at Carver Park 122 272 169 9:30 PM 88 1.18 104 0.85 0.38

Seaport Village 192 336 265 4:00 PM 122 1.43 174 0.91 0.52

The Park at Cedar Lawn 189 293 253 5:00 PM 164 1.43 164 0.87 0.56

Ashton Place Apartments 172 292 146 4:00 PM 85 1.43 121 0.70 0.41

Champion Homes at Marina 

Landing Galveston (Parc at 

Marina Landing)

256 400 381 9:00 PM 141 1.18 166 0.65 0.42

Average 0.76 0.44

0.75 0.45Average excluding Cedars at Carver Park

Parking 

Demand/ 

Bedroon

Parking 

Demand/ 

Unit

Adjusted 

Overnight 

Parking 

Demand

Unadjusted 

Parking 

Demand

UnitsProperty Name
Total 

Bedrooms

Parking 

Spaces

Data 

Collection 

Time

Adjustment 

Factor
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CONCLUSIONS 

 

The proposed Oleander Site Redevelopment Plan will have approximately 348 dwelling units with approximately 

610 bedrooms in total. McCormack Baron Salazar (MBS) is proposing to provide approximately 435 parking 

spaces, which is 1.25 parking spaces per dwelling unit (0.71 spaces per bedroom), which is greater than the 

observed parking demand, on a per unit and per bedroom basis, at all six of the functionally comparable 

properties at which Walker collected parking demand data.  

 

Several jurisdictions throughout the Country have reduced or eliminated minimum parking requirements for 

affordable housing in particular, and residential projects in general as minimum parking requirements are 

increasingly seen as a barrier to residential developments and inclusionary housing goals. The parking plan 

proposed by MBS includes a prudent reduction from the City of Galveston’s minimum parking requirements that 

is supported by parking demand observed at functionally comparable properties.  
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SYM.

BOTANICAL NAME /

COMMON NAME CAL. HEIGHT SPREAD

MIN.

ROOT REMARKS

TREES

BC
TAXODIUM DISTICHUM 

BALD CYPRESS
 2 1/2" 9' - 10' 3' - 4' 65 GAL.

FULL, MATCHED, WELL

ROOTED, STAKED

LO
QUERCUS VIRGINIANA

LIVE OAK
2" - 2 1/2" 12' - 14' 4' - 5' 45 GAL. MATCHED, WELL ROOTED

MG
MAGNOLIA GRANDIFLORA

SOUTHERN MAGNOLIA
2" - 2 1/2" 8' - 10' 4' - 5' 45 GAL.

FULL, MATCHED, WELL

ROOTED, STAKED

VT
VITEX AGNUS-CASTUS

VITEX

1" - 1 1/4"

EA. CANE
8' - 10' 6' - 8' 45 GAL. MATCHED, WELL ROOTED

WM
MYRICA CERIFERA 

WAX MYRTLE

1" - 1 1/2"

EA. CANE
6' - 7' 5' - 6' 30 GAL.

FULL, MATCHED, WELL

ROOTED, STAKED

DDM
MAGNOLIA GRANDIFLORA 'D.D. BLANCHARD'

D.D. BLANCHARD MAGNOLIA 
2" - 2 1/2" 8' - 10' 4' - 5' 30 GAL. MATCHED, WELL ROOTED

CM
LAGERSTROEMIA INDICA 'NATCHEZ WHITE'

'NATCHEZ WHITE' CRAPE MYRTLE

1 1/2" - 2"

EA.
8' - 10' 3' - 4' 30 GAL.

MATCHED, WELL 

ROOTED, SINGLE TRUNK

PALMS

WP
WASHINGTON ROBUSTA

MEXICAN FAN PALM 

18' - 20' 

C.W.
- B&B

FULL, MATCHED, WELL ROOTED, 

PEELED

MJ
PHOENIX DACTYLIFERA 

MEDJOOL PALM 

18' - 20' 

C.W.
- B&B

FULL, MATCHED, WELL ROOTED, 

PEELED

SHRUBS

DO
NERIUM OLEANDER 'PETITE PINK'

DWARF OLEANDER
24" 22" 5 GAL.

FULL, WELL ROOTED

30" O.C.

BB
CALLISTEMON SP. 'LITTLE JOHN'

LITTLE JOHN BOTTLEBRUSH
22" 20" 3 GAL.

FULL, WELL ROOTED

30" O.C.

NP
CARISSA MACROCARPA 

NATAL PLUM
20" 20" 5 GAL.

FULL, WELL ROOTED

30" O.C.

PL
PLUMBAGO AURICULATA

PLUMBAGO
20" 20" 5 GAL.

FULL, WELL ROOTED

30" O.C.

CH
RAPHIOLEPIS INDICA 'CLARA'

CLARA HAWTHORN
20" 22" 5 GAL.

FULL, WELL ROOTED

30" O.C.

WM
MYRICA PUSILLA

DWARF WAX MYRTLE
20" 20" 5 GAL.

FULL, WELL ROOTED

30" O.C.

GROUNDCOVER

FF
ASPARAGUS MEYERI

FOXTAIN FERN
16" 8" 1 GAL.

FULL, WELL ROOTED

18" O.C.

GM
MUHLENBERGIA CAPILLARIS

GULF MUHLY GRASS
20" 24" 1 GAL.

FULL, WELL ROOTED

30" O.C.

WE
WEDILIA TRILOBATA

WEDILIA
16" 8" 1 GAL.

FULL, WELL ROOTED

18" O.C.

LI
LIRIOPE MUSCARI

LIRIOPE
10" 8" 1 GAL.

FULL, WELL ROOTED

12" O.C.

AN SEASONAL COLOR 4" POTS
FULL, WELL ROOTED

10" O.C.

TURF

CYNODON DACTYLON

COMMON BERMUDA
SOLID SOD

P L A N T   L I S T
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Taxodium distichum, deciduous
BALD CYPRESS



LIVE OAK
Quercus virginiana, evergreen



LIVE OAK
Quercus virginiana, evergreen





VITEX
Vitex agnus-castus



WAX MYRTLE

Blooms in spring, berries in fall & winter

Myrica cerifera, evergreen





‘NATCHEZ WHITE’ CRAPE MYRTLE
Lagerstroemia indica ‘Natchez White’



MEXICAN FAN PALM





OLEANDER
Nerium oleander



LITTLE JOHN BOTTLEBRUSH
Callistemon rigidus ‘Little John’





Plumbago auriculata

PLUMBAGO



Raphiolepis indica, evergreen

Blooms in spring, berries in summer & fall

INDIAN HAWTHORNE













BIOSWALE – channels designed to concentrate and
convey stormwater runoff while removing debris and 
pollution. 

Structured Basin  Natural Channel

Natural Basin Concept Plan

Roadway/Paving Runoff 

System Diagram

Bioswale Construction

Attachment H
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Exhibit COleander Homes Stormwater Management Strategies



 

 

 

Storm Water Planters – contained vegetated 
areas that collect stormwater runoff utilizing 
bioretention practices. 

Dry Planter 

Railing/Fencing

Flooded Planter

Native Plantings

Paving Runoff  System Diagram Block Construction

Planter Construction 



 

 

 

PaveDrain Pavers– provides infiltration, storage, 
detention, conveyance of stormwater; and a concrete 
paving surface. 

Driveways 

Parking Spaces 

Parking/Sidewalk Placement

Sidewalks

Drainable Surface 

System Diagram 
Construction Detail

Drive and Parking Lot Placement



 

 

 

Stormwater Chamber System– provides 
subsurface structured detention to infiltrate stormwater 
runoff. 

Connected Chambers 

Scalable 

Concealed Below Grade 

Placed Under Paving and Landscape

System Diagram 

Construction Detail
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