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Section 1 Introduction
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1.1 Executive Summary
The Teichman Point Neighborhood Plan was guided by a series of facilitated discussions designed to draw essential feedback from the community.  The initial meetings sought to collect information from residents about the issues most applicable to their neighborhood and culminated with their feedback on the goals, opportunities, and actions identified based on that information.  The neighborhood planning process began with a community meeting where residents identified their top planning priorities for the neighborhood.
Planning Priorities
The topics in the following sections surfaced during those meetings as representing the most important issues and opportunities in the neighborhood. Sections 3 and 4 explore existing conditions and goals and recommended actions for each of the following priorities:
Recreation and Open Space:  Focus improvements around the lagoon as a neighborhood asset and designate additional public park space nearby.
Infrastructure:  Repair the underlying infrastructure for the drainage, sewerage and potable water delivery systems.
Pedestrian Infrastructure:  Provide safe and attractive options for pedestrians and bicyclists to circulate the area.
Natural Resource Management:  Ensure that the wetland areas continue to be effectively protected, managed and of sufficient water quality.
Land Use: Maintain the single-family residential character of the neighborhood, but allow for additional housing options and limited commercial development without significantly increasing the density of development.
These issues formed the basis for the neighborhood goals, which were then developed at a subsequent meeting. 
Goals
These goals represent long and short term objectives, and they are the foundation for the analysis and the recommendations in this plan.
Goal #1—A cohesive community which enjoys access to healthy, natural environments for leisure and recreation.
Goal #2—Safe and convenient options for all modes of transportation to access and circulate the neighborhood.
Goal #3—Fully functional drainage, sewerage and potable water delivery systems throughout the neighborhood.
Goal #4—A predominantly residential neighborhood with a sense of internal community, a mix of housing types and appropriate commercial establishments.


1.2 Galveston Master Neighborhood Plan 
The Master Neighborhood Planning process emerged from one of the recommendations contained in Galveston’s Long Term Community Recovery Plan. The Long Term Community Recovery Plan was developed in the wake of Hurricane Ike, advocated for the creation of a master document to consolidate and coordinate social, environmental, and economic planning at the neighborhood scale. In 2010 and 2011, Galveston Island’s neighborhoods were delineated and analyzed, culminating in the development of 17 neighborhood plans focused on the unique priorities and goals of each neighborhood. 
The 17 different plans provide a tool for the city and the neighborhood residents to use in tandem with Galveston’s Comprehensive Plan. The Galveston Master Neighborhood Plan is composed of a series of distinct documents that focus on 17 neighborhood planning areas; each neighborhood plan discusses neighborhood-specific instances of city-wide issues addressed in the Comprehensive Plan. This neighborhood plan identifies the planning priorities of the 103rd Street Area community and discusses opportunities to address them. Finally, the plan recommends the appropriate actions and strategies to lead to its implementation.
1.3 The Planning Process in Teichman Point 
The Teichman Point Neighborhood Plan was was developed primarily from input received from residents at a series of meetings held from September to November 2010. The initial meetings sought to collect information from residents about the issues most applicable to their neighborhood and culminated with their feedback on the goals, opportunities, and actions identified based on that information. 
At these meetings, neighborhood residents gathered and were encouraged to: 
discuss the priorities for the future of Teichman Point 
work in consultation with the city’s planning team to refine their goals and priorities 
identify appropriate actions and opportunities for meeting the goals 
Finally, the planning team outlined implementation measures to further the objectives and carry-out the agreed-upon action items.  Some of the action items were generated directly from residents and others were pulled from best practices in the planning field.
1.4 Neighborhood Planning Area 
The Teichman Point planning area stretches along the south side of Interstate 45 immediately upon arriving at the island.  The approximately 2 miles of Teichman Point offers the first view of an island community upon arrival—an impressive one at that.  While I-45 creates the northern boundary of the neighborhood, the rest is confined to the south by water—mainly by Offatts Bayou.  As the more expansive west side of the neighborhood (i.e. the “Point”) becomes a narrow sliver of land to the east; Teichman Point ends and becomes the Robert Cohen neighborhood planning area.
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 Figure 1.1 San Jacinto Neighborhood Planning Area
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Section 2 History
2.1 Early History
This brief history of the neighborhood provides a background for the discussion of the current-day neighborhood in the other sections of the plan.  
In 1957, after serving in the U.S. Army and working for numerous companies, Rudy Teichman established T&T Marine Ways, Inc., a small shipyard at the end of Teichman Point.
The next defining establishment that located in Teichman Point was the Galveston County Publishing Company Building (now headquarters to the Galveston Daily News). Constructed in 1965, it was built with strong, concrete features meant to withstand hurricane-force winds. 
Shortly thereafter, Payco Marina located at 501 Blume Street in 1967.  The company provides boat and marine equipment storage.  
2.2 Recent History
During the next few decades, the area became increasingly residential and developed in a piecemeal manner.  Clary's Seafood was founded in 1977 and has been a consistent feature of Teichman Point ever since.  Residents see it as an iconic establishment and as an important part of their neighborhood.
In 1993, 14 acres of land in Teichman Point was donated to Texas A&M University Galveston to house TEEX, the university sailing and rowing teams.
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Section 3 Existing Conditions
3.1 Overview
The Existing Conditions section discusses several characteristics of the neighborhood, including the people who live here, the homes, businesses, and public places, among others. 

Data presented in the following sections are from the 1990 and 2000 U.S. Censuses; the City of Galveston Department of Planning and Community Development; and the University of Texas Medical Branch (UTMB). Due to the timing of the neighborhood planning process and the ongoing release of the 2010 U.S. Census results, those data are not reflected in this plan.  As that data becomes available, further analysis can be carried out by the City to incorporate important changes, especially as related to changes associated with Hurricane Ike. 

3.2 Demographics
 The Teichman Point planning area could be described as a peninsula-like bedroom community with interspersed vacant land and a few marine-related businesses.  Residential development within the planning area seems to be growing more prevalent over time, as the following data will demonstrate.    Nevertheless, the community experienced a considerable decrease in population during the decade between 1990 and 2000—it shrank from 450 residents to 292. 
The age distribution of residents in Teichman Point has also seen a trend toward an increasingly mature population. As Table 3.1 shows, the planning area population experienced both significant loss of residents under 39 as well as considerable gains in residents over age 40 during the 1990s. The largest increase was a near-doubling of residents aged 40 to 49. In 1990, almost 60% of the population was under 40 years old (59.1%).  In stark contrast, by 2000, almost 70% of the population was over 40 years old (68%).  As a result, the median age in 2000 was 47 years. 


Table 3. 1 Age Distribution
	Age
	1990 (%)
	2000 (%) 
	

	0 – 4
	6.2
	5
	

	5 – 17
	14.7
	11
	

	18 – 21
	4.7
	2
	

	22 – 29
	12.4
	7
	

	30 – 39
	21.1
	7
	

	40 – 49
	12.9
	24
	

	50 – 64
	18.0
	26
	

	65 and up
	10.0
	18
	



The Teichman Point planning area also became less racially diverse between 1990 and 2000.  Relative to the rest of the island, Teichman Point was not particularly diverse in 1990--nearly 90% of the population was white; nevertheless, black residents and those of an “other race” still accounted for almost 9% of the population.  By 2000, however, 97% of the population was white while black and “other race” residents combined to account for less than 1% of the neighborhood population.  
Table 3. 2 Race & Ethnicity
	Race/ Ethnicity
	1990
	2000
	2010

	Race
	
	
	

	White
	89.6%
	97%
	

	Black
	4%
	0.3%
	

	American Indian/Native American
	0%
	0.3%
	

	Asian
	1.8%
	1.4%
	

	Native Hawaiian/Other Pacific Islander
	0%
	0%
	

	Other Race
	4.6%
	0.3%
	

	Multi-race
	NA
	0.7%
	

	Ethnicity
	
	
	

	Hispanic/Latino
	14.2
	5
	



The level of education attained by Teichman Point residents was higher, on average, in 2000 than in 1990. Table 3.3 shows that in 1990, 71% of residents did not have a college degree—and nearly a third of those had not graduated from high school.  In contrast, by 2000, 86% of residents had attained a high school or college diploma—and nearly half of them had graduated with an Associate’s Degree or higher. Over the 10 year period, the percentage of residents with no high school diploma decreased by 14 percent, those with a high school diploma increased by 4 percent, and the percentage of residents with at least an associates’ degree increased 10 percent.
 Table 3.3 Education


	
	1990 (%) 
	2000 (%) 
	
	2010 (%)
	

	Up to 12th grade, no diploma
	85 (28%)
	55 (14.5%)
	
	
	

	High School Graduate – some college, no diploma
	128 (43%)
	176 (46.5%)
	
	
	

	Associates degree – graduate degree
	86 (29%)
	147 (39%)
	
	
	

	Total Pop. >25 yrs.

	    299 (100%)
	    378 (100%)
	
	
	



Household income levels also showed dramatic increases between 1990 and 2000. As identified in Table 3.4, the proportion of households in the lowest income bracket (less than $25,000) decreased by more than a third from 48% to 31%. The largest relative changes were in the portion of population making between $75,000 and $99,999 (from 0 percent to 7 percent) and those with incomes of $150,000 or more, which similarly rose from 0 percent in 1990 to 8 percent in 2000. 
 Table 3.4 Income


	Income Range
	1990 (%)
	2000 (%)
	
	2010 (%)
	

	Less than $25,000
	48
	31
	
	
	

	$25,000 - $49,999
	32
	39
	
	
	

	$50,000 - $74,999
	8
	9
	
	
	

	$75,000 - $99,999
	0
	7
	
	
	

	$100,000 - $149,999
	12
	6
	
	
	

	$150,000 or more
	0
	8
	
	
	


In summary, the demographic changes experienced in Teichman Point from 1990 to 2000 have resulted in a neighborhood that is older, less diverse, and more affluent
3.3 Land Use and Zoning
Teichman Point is a unique area that covers over 200 acres of land that includes residential communities, occasional recreational commercial establishments, industrial activities and large stretches of vacant land.  The bulk of the planning area is clustered on a peninsula-like area in the west; the remainder is a long a narrow strip of land flanked by the I-45/Broadway corridor on its north and Offatts Bayou at its south.  Although grouped as a single planning area for analysis purposes, the western portion contains the community which self-identifies as the “Teichman Point” neighborhood; the long strip heading east is viewed as a distinct area (with potentially distinct issues) by residents of the neighborhood.  
Land Uses
Table 3.5 shows the breakdown of the land uses present in the Teichman Point planning area.  The total area of recorded land use is approximately 220 acres which consists largely of four different types of land uses: Agricultural, Commercial, Single-family residential, and Vacant.
Fully a fifth of the planning area is categorized as agricultural use (20.9%), but, in practice these areas mainly consists of protected wetland open space.      The expansive “agricultural” area contributes to the extremely low population density of the area— only 1-2 people per acre.  Even when calculating the density based on only the area of residential land uses, Teichman Point is still less densely populated than the island as a whole, with just 4.5 persons per acre calling it home in 2000.  Table 3.5 Land Use

	
	Acreage
	Portion 

	Agricultural
	46
	20.9%

	Commercial
	38
	17.6%

	Heavy Industrial
	5.9
	2.7%

	Light Industrial
	2.2
	1.0%

	Multi-Family Residential
	0.3
	0.1%

	Single-Family Residential
	65
	29.7%

	Vacant
	61
	27.9%

	Total
	218
	100.0%




Residential properties account for almost 30% of the planning area—the vast majority of which consists of single family residences. Multi-family residential land use occupies less than one acre within the Teichman Point boundaries.
Commercial development occupies 17.6% of the total planning area.  The Galveston Daily News, Texas A&M University Waterfront Campus, Payco’s Marina and T&T are the key commercial establishments in Teichman Point—each accounts for a large portion of the commercial land uses.  Additional, small-scale businesses are also located in the planning area—mainly speckled along the south side of I-45.
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Empty, undeveloped lots account for 27% of the planning area, making “Vacant” the second-most-prevalent land use.   Many of these are cleared lots currently for sale and others are as-yet undeveloped residential lots subdivided as part of a larger planned community.  
A small portion (3.4% of total neighborhood) of Heavy and Light Industrial land use is located in the area between where Teichman Rd. and Broadway St. converge.  
Figure 3.1 illustrates the random placement and distribution of the various land uses throughout the planning area.  Without any particularly coherent development patterns, it is not uncommon for potentially incompatible uses to abut each other.  However, residents of Teichman Point were not particularly concerned about the existing commercial and industrial land uses since the associated businesses are generally well-established facets of the area which often preceded any of the residential development.  In fact, those attending meetings seemed keen on the idea of allowing additional commercial use, but only of an appropriate scale and preferably located along the narrow strip below the I-45 corridor.
Teichman Point neighborhood has no known Brownfield sites within its boundaries. 
Zoning
As Table 3.6 breaks-down the zoning in Teichman Point, which is primarily a mix of three district types: residential (44%), commercial (36%), and recreation/resort (15%).  Much like with the existing land uses, there are some potentially problematic combinations of zoning districts which do not appear to concern the community, however.  

	Base Zoning
	Acreage
	Portion

	Residential 
	92
	44%

	Commercial 
	74
	36%

	Heavy Industrial 
	7
	3%

	Institutional 
	4
	2%

	Resort/Recreation 
	31
	15%

	Overlay Zoning
	 
	 

	High Density
	176
	84%

	Gateway
	0.9
	0.4%

	Total Zoned
	209
	100%



Figure 3.2 is a map of the various base and overlay zoning districts, which will likely shape the future development of the planning area.  If future development follows the current zoning, residential development will be concentrated on the western peninsular area which the commercial, and recreational development will be clustered further east and along the narrow strip south of I-45.
The Resort/Recreation zoning district lines much of the waterfront south of Teichman Rd., although there are a few commercial and institutionally zoned areas, too.
Interestingly, there is a small area zoned Heavy Industrial that covers about 2.5% of the neighborhood area—located on the very tip of the point (far from the industrial land uses), ensconced between the water and a residential zoning district.  This property is owned by the Teichman family.  
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[image: Teichman Point - Zoning.jpg] Figure 3.2 Zoning
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Almost all of the areas zoned for residential use are located on the western point of the neighborhood with a single residentially zoned spot located closer to Robert Cohen, south of Teichman Rd. 
Another feature of the zoning in Teichman Point is that over three-quarters of the planning area falls within the Height and Density Development Zone, zoning overlay district.  The purpose of the HDDZ overlay is to allow for the continued growth and expansion of the local economy by applying new prescriptive development standards that promote development and redevelopment that:
is compatible in height, mass and scale with surrounding neighborhoods and preserves view corridors and access to Gulf breezes; 
meets community objectives and supports an overall future vision for the island; and 
incorporates sustainable design. 
3.4 Urban Design and Neighborhood Character
Extending along the north shore of Offatts Bayou, Teichman Point is one of the four least-densely developed planning areas on the island. Development interspersed with agricultural land use and numerous vacant lots, as well as a small number of multifamily units contribute to its low density. One key feature of Teichman Point is the approximately 20 acre lagoon located in the center of the planning area.  The lagoon serves Payco’s Marina and is surrounded by single-family residential homes, many of which have private boat launches. The Teichman Point neighborhood planning area is appreciated by its residents for the broad areas of open space, the recreational feel of its environment, the internal sense of community and residential character that define it. 
Housing and other Building Styles
The vast majority of residential development in the neighborhood is single-family (64.6 acres of single-family compared to less than an acre of multi-family). As the neighborhood borders the bayou and the West Bay, much of the development is clustered along the waterfront. Extending west from its border with Robert Cohen, there is mainly residential development interspersed with a few commercial uses and vacant properties. The residential developments are a mix of larger single-family homes, some of which are three stories tall as shown in Figures 3.3 and 3.4, as well as a couple of multi-family developments. The residential properties at this eastern end of the neighborhood are spread out with large areas of open space and vacant properties in between.  Beasely and Fox describe two forms of residential design in the neighborhood, the classic Texas coastal style (at 9111 Teichman Road) and the raised ranch-type house (at 8219 Teichman Road), which represents “a portent of the suburbanization of Offatt’s Bayou” beginning in the 1950s (1996).  





[image: 100_0129.JPG]
Figure 3.3 Typical Single-Family Residence
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Figure 3.4 Typical Single-Family Residence
The same dispersed residential development pattern continues into the western portion of the neighborhood where there is also more industrial land development. Much of the industrial land development occurs right next to residential properties with little to no buffering or transition. Figure 3.5, below, shows an example of some of the industrial uses in the neighborhood. 


[image: 100_0156.JPG][image: 100_0131.JPG]Figure 3.5: Industrial Uses

West of Harborside Drive, the development pattern in the neighborhood demonstrates more of a clustering of residential development on small “peninsulas” extending into the bayou. Typically, as there are more homes built closer together in these developments, the homes have been built in a more ordered format. In contrast, where there is less density in the neighborhood, the homes take on the appearance of somewhat random placement. There are also more east-west and north-south roads extending into these clustered developments. The very western tip of the planning area is occupied by undeveloped, open dirt lots and T&T Marine, with its commercial / industrial buildings and facilities. There are also two homes directly abutting this commercial area.
Commercial Uses and Accessibility
Local community facilities and commercial resources for residents consist of a restaurant and a church. For all other basic needs, residents travel outside the neighborhood, mostly by car. Nearby commercial resources are located outside of the neighborhood boundary north of Broadway Street. These retail businesses consist mainly of convenience stores, gas stations, and a newly constructed commercial center with Target as the anchor store.  Travel to the commercial center from Teichman Point can be convoluted and difficult by car due to the I-45 overpass, however, even though the location is all but adjacent to the planning area.
One defining piece of architecture in Teichman Point is the Galveston County Publishing Company Building located at 8522 Teichman Road. The building was built in 1965 with strong, concrete features meant to withstand hurricane-force winds. Beasley and Fox describe the style as “tense and uneasy” with “gestural elements [that] are overstated and underdetailed” (1996).  Nevertheless, the newspaper headquarters is considered as much a facet of the community as Payco’s Marina or T&T Marine. 
Roads, Streetscapes, Connectivity
Travel into and out of the neighborhood takes place via Interstate 45, Harborside Drive and Broadway Avenue. As described in the Transportation Section, Teichman Road is also a main road that provides access to and from the western section of the neighborhood. Other residential streets branch off to provide access to and around the various housing developments.  Unlike most of the other residential streets that can only be accessed via Teichman Rd., 89th Street, or Blume Drive, can be accessed from Broadway Street as well, near the entrance of Payco’s Marina. 
Despite the irregular shape and sporadic development of the Teichman Point planning area, the streets are laid-out in a grid-like pattern inasmuch as is possible.
3.5 Housing
As mentioned in the Land Use section, most of the housing in Teichman Point consists of single-family units (171 acres).  There is, however, a small enclave of multifamily housing developments that occupy a portion of the eastern strip of land. The multifamily units are low-rise, high-end and newly developed.  Residents of the planning area generally agreed that this is the most appropriate model for any future multifamily development.  The following sections describe the basic characteristics of the existing housing stock in the Teichman Pt. area.
Housing Tenure and Occupancy
Table 3.7 is based on 1990 and 2000 US Census data and reveals that theTeichman-Point planning area experienced a significant decrease in housing stock over the 10-year period, losing 233 units--or fully 58 percent--from its inventory.
Table 3.7 Occupancy
	 
	1990
	2000
	2010

	 
	# Units
	% of Total
	# Units
	% of Total
	# Units
	% of Total

	Total Housing Units
	399
	100%
	166
	100%
	
	

	Occupied Housing Units
	202
	51%
	129
	78%
	 
	 

	Vacant Housing Units
	197
	49%
	37
	22%
	
	



Nevertheless, more recent building permit records indicate that residential development is on an upward trend--the City issued 29 residential building permits in the planning area in 2009.  Until 2010 Census data is available for analysis, the full extent of redevelopment activity cannot be estimated with confidence.  
The occupancy rate of housing units increased significantly over the 10 year period.  Whereas vacant units were nearly one half of the housing stock in 1990, they accounted for less than a quarter of the neighborhood housing units by 2000; effectively decreasing the inventory of unoccupied units by over 80 percent in a decade. 


Table 3.8 Tenure
	 
	1990
	2000
	2010

	Occupied Housing Units
	202
	100%
	129
	100%
	 
	 

	Owner-Occupied Housing Units
	115
	57%
	97
	75%
	
	

	Renter-Occupied Housing Units
	87
	43%
	32
	25%
	 
	 



Figure 3.8 shows the tenure breakdown of occupied units in the Teichman Point Area.  It reveals that-- since 1990--the character of the housing stock has been shifting away from rented units to owner-occupied housing.  Owner-occupied housing units accounted for 75% of total occupied housing units in 2000 compared to only 57% in 1990. Renter-occupied housing units accounted for 25% of total occupied housing units in 2000 compared to 43% in 1990. Based on the 2010 Housing Market Study, approximately 59% of single-family houses are assumed to be owner-occupied because they have homestead exemptions. This is slightly higher than the citywide average of about half of all single-family residential parcels with homestead exemptions.  The high rate in Teichman Point is also in line with the report’s finding that the concentrations of parcels with homestead exemptions are generally higher in the City’s urban core, meaning that housing is more likely to be occupied year-round by the homeowner.
Table 3.9 is focused on the characteristics of the vacant housing units in the planning area.  Of the total vacant housing units in 1990, 74% were classified as “other vacant”.  In 2000, the vast majority of vacant units in Teichman Point (73%) were for seasonal, recreational, or occasional use.  Based on this data, it is fair to assume that the “other vacant” units constituted the majority of those lost over the decade.
Table 3.9 Vacant Units
	
	1990
	
	2000
	
	2010
	

	Total Vacant Units
	197
	
	37
	
	
	

	For rent
	11
	6%
	3
	8%
	 
	 

	For sale only
	7
	4%
	5
	14%
	
	

	Rented or sold, not occupied
	0
	0%
	0
	0%
	 
	 

	Seasonal, recreational, occasional use
	34
	17%
	27
	74%
	
	

	For migrant workers
	0
	0%
	0
	0%
	 
	 

	Other vacant
	145
	74%
	2
	5%
	
	


Housing Value and Rent
Based on 2000 US Census data, the median appraised value of houses in the Teichman Point planning area was $89,300. That median value reflects an increase in home values since 1990, and the trend of increasing housing values in the area appears to be continuing--in 2009 the median assessed value of single-family homes had risen to $148,695 (GCAD 2009). 
Table 3.10 shows the breakdown of housing values in the Teichman Point planning area for both 1990 and 2000.  
Table 3.10 Housing Values
	 
	1990
	2000
	2010

	Housing Value
	% of Housing
	% of Housing
	% of Housing

	Less than $50,000
	10%
	28%
	

	$50,000 to $99,999
	44%
	24%
	 

	$100,000 to $149,999
	23%
	6%
	

	$150,000 to $199,999
	9%
	18%
	 

	$200,000 to $299,999
	9%
	9%
	

	$300,000 to $499,999
	3%
	16%
	 

	$500,000 or more
	4%
	0%
	

	Median value
	 
	$89,300 
	 



As illustrated in Figure 3.10, 43 percent of homes were worth more than $150,000 in 2000 compared to only 24 percent just ten years earlier. Conversely, the large majority of homes in 1990 (76%) were appraised at less than $150,000 compared to just over half in 2000. 
Table 3.11 Rent
	Monthly Rent
	1990
	2000
	2010

	Less than $200
	4%
	9%
	 

	$200 - $399
	77%
	45%
	

	$400 - 599
	15%
	37%
	 

	$600 - 999
	5%
	0%
	

	$1,000 or more
	0%
	8%
	 

	Median Rent
	
	$391 
	



Table 3.11 shows the breakdown of rental prices for housing in the Teichman Point planning area.  Between 1990 and 2000, monthly rents for units in the neighborhood crept upward in cost. Approximately 81 percent of renters paid less than $400/month in 1990 compared to only 54 percent in 2000. However, the majority of units for rent remained below $600/month over the decade (96% in 1990 to 91% in 2000). According to the US Census, median rent in Teichman Point was $391 per month in 2000.  Interestingly, by then 8 percent of rental units cost over $1,000/month—a price unheard of in Teichman Point in 1990.  
Surveyed Housing Conditions
Early in 2010, City inspectors collected information on general property conditions across the island. Properties recorded as violations demonstrated obvious City code violations (e.g. unkempt grass, paint, roof, yard, etc.) Inspections were based on visual assessments from windshield surveys meant for general information purposes only.  Of the properties inspected in Teichman-Point, 11 percent exhibited some form of code violation. Approximately 4 percent were classified as vacant lots. 
The City also assessed Hurricane Ike housing damage and found that 91 percent of all Teichman-Point housing properties were affected by the storm to some degree.  Of those damaged properties, 81 percent experienced minor damage while 10 percent were classified as substantially damaged or destroyed.  This is much higher than the damage experienced by other parts of the island.
3.6 Economic Development
Assessing the existing economic conditions within the Teichman Point planning area is important in determining how best to develop the area economically in the future. Basic indicators of economic conditions are commercial activity and employment-related data of the residents. Discussed below in more detail are the key economic development issues and indicators in the Teichman Point. Aspects like educational attainment, occupational mix, work status and existing commercial establishments all contribute to the overall economic context for the neighborhood. The following sections discuss in more detail the key economic development issues in the Teichman Point neighborhood.
Economic Base
As mentioned earlier, in the 1990s, the overall population of Teichman Point decreased by approximately 35 percent. Nevertheless, as Table 3.12 demonstrates, some cohorts of the population-- for example residents age 16 and over--grew.  Moreover, those residents over age 16 are increasingly employed (from 20% in 1990 to 50% in 2000). The employed population over 16 years old consisted of 188 people in 1990; by 2000 that number had increased to 275 persons. This represents approximately a 46 percent increase in the number of employed residents of the neighborhood.  In addition to population changes, several indicators of the economic base in the community fluctuated between the 1990 and 2000 censuses. 
[bookmark: _GoBack]As described in the Demographic section, the majority of neighborhood residents in both 1990 and 2000 had completed high school and at least some college. Table 3.12 also shows a breakdown of the primary occupational categories of Teichman Point residents in those years.  Management and professional occupations slightly dominated the occupation mix in 1990 with the next three highest being service; sales and office; and, production, transportation, and material moving occupations. Farming, fishing, and forestry and construction, extraction, maintenance, and repair professions both comprised approximately 7 percent of the occupations among neighborhood residents. Of note is the dramatic increase of neighborhood residents working in service occupations by 2000—approximately half of all residents.
Table 3.12 Occupations
	 
	1990 Census
	2000 Census
	2010 Census

	Management, professional, and related
	64 (34%)
	105 (38%)
	 

	Service
	25 (13%)
	147 (54%)
	

	Sales and office
	41 (22%)
	9 (3%)
	 

	Farming, fishing, and forestry
	14 (7%)
	0
	

	Construction, extraction, maintenance, and repair
	13 (7%)
	14 (5%)
	 

	Production, transportation, and material moving
	31 (17%)
	0
	

	TOTAL
	188
	275
	 



The years 1990 and 2000 show similar levels of employment in the management/professional occupations. There was a marked increase in residents employed in service occupations, from 13 percent in 1990 to 54 percent in 2000. In 1990, 25 individuals were employed in service oriented jobs and in 2000 147 individuals were. 
The number of residents working in sales and office occupations decreased from 41 people in 1990 to 9 people in 2000. The number of people employed in farming, fishing, and forestry as well as production and transportation occupations both decreased from 7 and 17 percent in 1990, respectively, to 0 percent in 2000.
Table 3.13 Work Status
	 
	1990 Census
	2000 Census
	2010 Census

	Worked in census year
	211 (65%)
	297 (74%)
	 

	Did not work in census year
	114 (35%)
	105 (26%)
	

	TOTAL Population Age 16+
	325
	402
	 



Table 3.13 provides a more detailed look at the data by showing the work patterns of employed residents in the neighborhood in the year 1999 (from year 2000 census). The vast majority of those employed worked 35 or more hours per week in 1999 while 15 percent of the population worked 34 hours per week or less.
Neighborhood Businesses and Employment
In 2010, the University of Texas Medical Branch (UTMB) collected data of the types and locations of business establishments in various neighborhoods. For ease of analysis, the individual categories of UTMB data are regrouped into seven larger categories of business types and neighborhood facilitie:
Retail service businesses: liquor stores, post offices, gas stations, and convenience stores. 
Food-Related businesses: restaurants, fast food, bars, coffee shops, and grocery stores.
Community Facilities: places of worship, food pantries, civic organizations, and community centers.
Education: schools and daycare centers.
Financial Services: full-service banks and payday loan centers.
Health-Related businesses: gyms, health food stores, clinics, and healthcare facilities.
Hotels: hotels and private clubs.
Table 3.14 Business Types
	Business Type
	Number 

	Retail
	-

	Food-Related
	1 

	Community Facilities
	1 

	Education
	-

	Financial Services
	-

	Health
	-

	Hotels
	-

	Total
	2



Table 3.14 shows that there were two recorded neighborhood businesses in Teichman Point neighborhood. The food-related business is a seafood restaurant and the community facility is a community church.  In addition to these neighborhood services, Teichman Point is home to T&T Marine, the Galveston Daily News, Payco’s Marina and A&M’s Marine and Fisheries school, among other commercial operations.


[image: T n T.JPG]Figure 3.6  T&T Marine has been an establishment in the community since the 1960s.


3.7 Transportation and Infrastructure
Transportation Network
[image: street2.JPG][image: ]Travel to and within the Teichman Point neighborhood occurs mostly by way of personal automobile.  According to the National Household Travel Survey (NHTS), over ninety five percent of households within the census tract that contains the Teichman Point neighborhood own a personal vehicle.  The average vehicle-owning household travels 63 miles per workday.  This indicates that the population consists of commuters that are not employed on the island—possibly traveling to the Houston metropolitan area.	Comment by milburnpet: Overlapping text
Although the vast majority of Teichman residents rely on their personal vehicles for transportation, there are other viable modes that could potentially supplement the car if provided with adequate infrastructure.  Pedestrian and bicycle locomotion—particularly within the neighborhood and between Teichman Point and other nearby areas of the island—was considered a desirable option by community members.  However, there are currently no sidewalks, bicycle lanes, or public transit lines which serve the area.Figure 3.7 Typical street and curbside conditions

Like other communities on the west end of the island, Teichman Point offers access to the bay by personal or charter boats.  Payco’s Marina is located in the neighborhood and the lagoon is encircled with residences with private boat launches.  Recreational boating is a unique transportation option for residents of Teichman Point. 
The neighborhood is accessed via two major roadways: Broadway, a major arterial, and Harborside Drive, a collector street.  The roadways within the neighborhood’s boundaries are shown in Figure 3.8, as are the associated speed limits.  Teichman Road is the backbone of the planning area—providing access to both the western portion and the thin corridor south of I-45 and Broadway.  The majority of the remaining roadways within the neighborhood are local roads, offering low mobility but thorough access to all parts of the neighborhood.
Traffic and Safety
In 2006 and 2008, the TxDOT measured traffic volume at several points within and around the neighborhood.  Points along Teichman Road, along 1-45, and on Harborside Drive near I-45 were surveyed and analyzed.  These AADT measurements are shown in Figure 3.9.    The intersection of Teichman Road and Blume Drive averaged 1,300 vehicles daily, and Teichman Road near Commodore averaged 2,500 vehicles daily.  The point along I-45, where Teichman Road and Harborside Drive intersect measured 55,000 vehicles daily--making it the busiest point measured in the entire City. 
 Figure 3.10 highlights the recorded accidents within Teichman Point.  Fifty-five accidents were reported within Teichman Point between 2003 and August, 2010.  There were 20 accidents at Teichman Road and Broadway, and 18 accidents at 71st Street and Broadway.  No accidents involving pedestrians or bicyclists were reported within the neighborhood.
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[image: COG_NB_TeichmanPoint_RCSL.jpg]Figure 3.8 Roadways and Speed limits




Figure 3.9 Teichman Point AADT Traffic Count

[image: COG_NB_TeichmanPoint_AADT.jpg]



Figure 3.10 Traffic Accidents

[image: ]
 Figure 3.6 Roads and Speed Limits in Lake Madeline
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Infrastructure and Drainage
The Teichman Point neighborhood’s location between Galveston Bay and Offatts Bayou allows access to deep waters for a variety of recreational boating, but also makes the neighborhood quite susceptible to flooding and drainage problems. The stormwater, wastewater, and water systems in Teichman Point all exhibit some level of disrepair. In general, drainage in the neighborhood is poor. 
Residents report that wetland and tidal waters in the neighborhood do not have consistent circulation and are concerned that the land-locked wetlands areas are being starved of sufficient fresh water, as a result.  Improvements to the drainage system would ideally be coupled with efforts to improve water quality and the general hydrology in the area. In the water and wetlands near 89th and 91st Streets in the vicinity of Teichman Road, residents report strong sewage odors, which according to Public Works is the result of stagnant water at the end of a water line.  
There are many examples of localized stormwater drainage and flooding issues across Galveston Island. In many instances, solutions to these problems will transcend neighborhood boundaries. The same holds true for the City’s wastewater collection and treatment system and its water distribution system. For a citywide discussion of Galveston’s stormwater, wastewater and water systems, see Appendix A.
3.8 Open and Public Spaces, Natural Resources
Although there are no designated public parks, per se, in the Teichman Point planning area, it features key, expansive open space which provides natural resources and community assets for the entire area.  The majority of the agricultural land use in Teichman Point consists of wetland conservation area—particularly two extensive swathes of land on each side of the lagoon.  Wetlands, in fact, are the key natural resource for Teichman Point and community members associate the overall health of the wetlands with the desirability of their neighborhood.  Wetlands are prevalent within the planning area and skirt the western side of the neighborhood (see Figure 3.11).



[image: Doc1.jpg]
[image: private access.JPG]The 20+ acre lagoon provides an essential and defining asset of the neighborhood and allows visitors and residents, alike, access to and from the neighborhood via water.  Even though private residences surround the lagoon, precluding public access by land; residents view the lagoon and Payco’s Marina as important facets of their community which should not only be maintained but improved.Figure 3.12 Teichman Point residence with private access to lagoon
Figure 3.11 Teichman Point natural resources

[image: marina-wetlands.JPG]Nevertheless, residents expressed a desire for additional recreational space like a walking trail or a designated community park.  Ironically, although the planning area includes large expanses of undeveloped land, natural resources and recreational assets, it doesn’t really provide the neighborhood residents with publicly accessible parks or open spaceFigure 3.13 Marina and adjacent wetlands

3.9 Safety
The Teichman Point neighborhood is located in Police Zone 3 of the Galveston Police Department; Zone 3 covers the area within the city limits west of 61st street.  Table 3.15 lists the criminal incidents reported in 2009 that took place in the Teichman Point planning area. 


	Crime
	2009 Incidents

	Aggravated Assault
	-

	Aggravated Robbery
	-

	Burglary – Auto
	-

	Burglary
	4

	Motor Vehicle Theft
	2

	Robbery
	-

	Sexual Assault
	-

	Theft
	5

	Homicide 
	-



Table 3.15 Reported incidents
 Residents of Teichman Point generally enjoy a sense of security in their community and have experienced relatively low incidences of criminal activity.  Most attribute this to the relatively secluded location of the neighborhood (surrounded on three sides by water and on the fourth by the interstate) and the strong sense of internal community shared among neighbors.  In 2009, there were 11 crimes reported to the Galveston Police Department.  These crimes consisted of automobile burglary and theft, including motor vehicle theft.  No violent crimes were reported.  
The nearest emergency response center is Fire Station 5, located on 56th street.  This station provides both fire and emergency medical response.  The neighborhood is located in close proximity to the fire station.
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Section 4 Goals, Opportunities & Actions
4.1 Overview
Based on the series of public meetings in which neighborhood residents provided feedback on neighborhood priorities and specific issues, project planners and residents developed the following Neighborhood Vision. The action items are organized under goals for the neighborhood’s future and provide additional detail and suggestions for how to reach those goals and attain the vision. The goals centered on issues important to the community including preservation of the wetlands, the overall condition and functionality of the drainage, water and sewer infrastructure, pedestrian amenities and accessibility and preserving the residential character of the area. Each of the four overarching goals is accompanied by a discussion of the neighborhood-specific issues tied to that goal and a list of supporting opportunities and actions to attain the goal. Some action items were suggested during the community meetings and others were pulled from best professional practices in the planning field after the community was given the opportunity to react.
Focus improvements around the lagoon to make it an asset and ensure it is of sufficient water quality.  Incorporate the lagoon as a neighborhood asset with public space and amenities.
Teichman Point Vision Statement

A cohesive residential community that is: 
Situated in a healthy, vibrant natural bayside environment; pedestrian-friendly accommodations are conducive for recreational activities; moving further east, the area becomes increasingly commercial with services and tourist related businesses; active recreational operations and small scale, potentially attached, multiunit housing  are present along the eastern waterfront portion of the planning area.  All of these dynamics support increased boat activities in Offatts Bayou and neighborhood businesses with boat docks.





Goal #1
A cohesive community which enjoys access to healthy, natural environments for leisure and recreation.
[image: marina.JPG]The single most valuable characteristic of the Teichman Point planning area cited by its residents is the natural and secluded environment it offers.  Based on the residents’ discussion of their visions for the future of the neighborhood, it became clear that the community equates passive recreational activities based on natural resources with the spirit of this neighborhood. The vast areas of conserved wetlands and the associated wildlife are viewed as a critical element for preserving this character, as is the continued presence of a marina managing access to the lagoon.  Figure 4.1 Payco’s Marina

Accordingly, Teichman Point residents expressed concern over maintenance and quality of crucial hydrologic/hydrographical systems that serve the lagoon and the wetlands.  Although a full assessment of the hydrology and drainageic system is discussed further under Goal 3 as an infrastructure issue, it will ultimately determine the condition of the wetlands/marshes around the western end of the neighborhood.  While many areas seem to be suffering from trash and debris disposal, some are still supporting wildlife activity.  Texas Senate Bill 2445, which took effect on September 1, 2009, controls the disposal of sewage and other waste from recreational boats (no untreated sewage may be discharged from boats into Texas waters within 3 miles of the coast). The law has been adopted, but compliance and enforcement is lagging and illegal discharges persist.  Accrued litter also damages wetland health so, while the long term issue of boat discharge is being addressed, the neighborhood can take some immediate actions to improve their wetlands.  A likely source of degradation is the illegal dumping of waste by recreational boaters.  The flow and limited circulation of water in the lagoon is likelyprobably compounding the problem.
Texas Senate Bill 2445, which took effect on September 1, 2009, controls the disposal of sewage and other waste from recreational boats (No untreated sewage may be discharged from boats into Texas waters within 3 miles of the coast). The law has been adopted, but compliance and enforcement is lagging and illegal discharges persist.  Payco’s Marina, which utilizes the lagoon for recreational boaters, is a facet of and important to the neighborhood, but its environmental impact should be studied.  In addition, some marina-related activities, such as fuelling boats along the right-of-way on 91st, were also cited as undesired consequences of the recreational boat traffic on the surrounding neighborhood.
There is an existing wetlands trail accessed on 93rd Street which—except for not leading to any destination or connection--provides an excellent model for a hike and bike trail which would circulate throughout the neighborhood.
Residents also identified the loss of neighborhood trees from Ike and a general lack of street lighting throughout the neighborhood as issues they would like to see addressed. Street lights and street trees enhance the neighborhood environment, contributing to a more pedestrian friendly and desirable experience. Well-placed lighting helps residents feel safe and additional greenery can beautify a neighborhood, particularly when large parks and open spaces are not viable options. More trees also mean cleaner air and more habitats for urban wildlife. The opportunities and actions listed below represent actions that start to address these priority issues, with the idea that other follow-on actions will develop as a result of these first steps. 
Opportunities & Actions
1.1 Payco’s Marina takes the “Clean Marina Pledge” (via Galveston Bay Foundation) in order to: 
1.1.1.1 learn of funding opportunities to construct, renovate or replace pump-out stations
1.1.2 learn and implement best practices to control pollution associated with vessel maintenance and repair, petroleum storage/transfer, sewage and hazardous waste disposal, storm water runoff and facilities management.
1.2 Improve the infrastructure and public amenities in and around the lagoon.  Look into deepen the lagoon and providing designated refueling areas. 
1.3 Research and install appropriate infrastructure to ensure proper water flow and circulation in the lagoon. 
1.4 Residents initiate meetings with representatives of City Planning to:
1.4.1 Determine potential routes for hike and bike trail to circulate the neighborhood and access natural areas.
1.4.2 Discuss the availability and challenges of securing access of potential routes.
1.4.3 Consider how access to the lagoon might be incorporated into the planned trail.
1.4.4 Determine if and how wetlands walkways in conservation areas might be incorporated into the trail design.
Determine legal and potential financing options to acquire and designate a public park across the I-45 (along the railroad tracks).	
1.5 Partner with Galveston Bay’s “Boater Waste Educational Campaign” to decrease the incidence of boater sewage discharge into the Galveston Bay estuary. 
1.6 Residents partner with Galveston Bay Estuary Program to:
1.6.1 Assess the existing conditions of the wetlands and identify problem areas for focused attention.
1.6.2 Develop a restoration and management plan for the wetlands
1.6.3 Join and undertake outreach efforts for the Boater Waste Educational Campaign
1.7 Residents organize wetlands restoration, litter pick-up and educational events. 
1.8 Sanitation Department install no littering signage and public garbage cans at identified problem areas where litter is generated. 
1.9 Residents become familiar with Galveston’s ReLeaf Plan and engage the City of Galveston’s Tree Committee to.
1.9.1 Determine which planting approach is most appropriate for priority areas in neighborhood.
1.9.2 Ensure that priority areas are replanted in an adequate timeframe 
1.9.3 Recruit and train Teichman Point community “Arborists”
1.10 Research other tree planting organizations to partner with (Trees for Houston, Austin’s TreeFolks)
1.11 Residents actively market resources and opportunities for adopting and planting trees.
Goal #2
Safe and convenient options for all modes of transportation to access and circulate the neighborhood
Transportation in the Teichman Point planning area can be vehicular, pedestrian, via bicycle or via boat.  Generally speaking, the infrastructure is well-suited for providing access to both vehicular and maritime traffic—although there is still room for improvement.  Issues identified by the community related to transportation in and around the neighborhood included speeding, insufficient signage, poor road conditions, lack of pedestrian and bike access, and poor lighting.  Residents were particularly keen on having more pedestrian and bicycle friendly accommodations, purporting that use of those modes would increase significantly if adequate infrastructure and amenities were installed.  
The layout and design of the street system provides adequate access to all parts of the Teichman Point planning area and offers sufficient capacity to handle traffic demands.  Nevertheless, some external conditions and dynamics often lead to traffic and safety issues in specific problem areas.  Figure 4.2 shows the problematic spots identified during community meetings as they relate to traffic in the area.
Teichman Road provides the backbone of the planning area and residents found it problematic in several ways.  Dangerous driving conditions along Teichman Road frustrated residents.   West of 89th St. the road becomes dangerously narrow for two-way traffic and vehicles are unable to maneuver easily.  At night it is difficult for drivers to see the road since it lacks lighting and has no clear delineation of the roadway edges.  Teichman Road is actually under State jurisdiction up to its intersection with 89th Street; west of 89th Street it is the responsibility of the City to maintain and improve it.  The futher west on Teichman the road narrows, which becomes problematic at the terminus by T&T Marine.  
Generally, the community wants to see enhanced accommodation and amenities for pedestrian and bicycle traffic.  Lack of sidewalks, benches, designated spaces and other amenities all work to discourage foot traffic in the neighborhood.  Unleashed dogs also tend to discourage pedestrian activity in Teichman Point.
Unlike most other neighborhood planning areas in Galveston, Teichman Point offers an additional mode of transportation for accessing the area: by boat.
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Figure 4.2 Infrastructure “Hot Spots” identified by Resident
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Opportunities & Actions
2.1	Public Works designs and builds pedestrian and bike accommodations along the south side of Teichman Rd. and along other appropriate residential streets or pathway as determined with City Planning. 
2.5	Residents Organize a "Friends of the Lagoon" to promote maintenance and improvements to the lagoon infrastructure to:
2.5.1 	Carry out fundraising activities
2.5.2	Perform comprehensive water quality/hydrology sampling and analysis of the Lagoon.
2.5.3	Ensure that the hike and bike trail adequately incorporates the lagoon
2.5.4	Partner with Payco’s Marina on maintenance and lagoon improvements
2.4	Public Works installs no littering signage, benches and public garbage cans along pedestrian routes.
2.5	Improve Payco’s access channel and marina basins to allow for additional maritime use.
2.6	Residents compile and submit a prioritized list of streets and areas with insufficient lighting.
2.7	Install low level lighting along Teichman Rd, then throughout the neighborhood. 
2.87	Public Works applies striping to the edges of Teichman Rd. (first, west of 89th, then in other areas).
2.8	Residents compile and submit a prioritized list of streets and areas with insufficient lighting.
2.9	Public works assesses and installs additional traffic control measures and signage (including stop signs at the intersections of Teichman with 89th and 91st Streets). 
2.10 	Additional signage and enforcement of leash laws.  Establish a neighborhood dog park with fencing. 
2.11	Raise the elevation of the major roads that experience frequent flooding and are used to evacuate the neighborhood. 
2.12	City enhances navigational aids along the waterfront and to waterways.
Goal #3
Fully functional drainage, sewerage and potable water delivery systems throughout the neighborhood
In order for streets to function atto their full capacity, they must be in good condition and not flood during average rainfall events when it rains. As described in Section 3, streets and alleys throughout the neighborhood have potholes, can beare often littered with trash and yard waste, and several areas flood when it rains. Drainage issues are prevalent across the island, but Denver Court/Ft. Crockett flooding is largely due to ill-maintained or broken culverts and gutters. The basic infrastructure exists, it is just not fully functional and isn’t sufficiently maintained by Public Works. 
Storm drains continue to back-up when the tide is high—due to lack of maintenance and damage to the system. Dirt and grass growing into the street and gutters along the ditches not only look shabby, but obstruct the drainage system. Residents noted the common habit among yard maintenance workers of blowing debris into the drainage ditches as well, which is illegal, but violations are rarely enforced. Littering has particularly bad implications when waste ends up in drainage ditches and culverts—further obstructing flow. The neighborhood’s potable water supply is of poor quality.  The sewer infrastructure has old pipelines which often break and cause odor problems in the neighborhood. 
Opportunities & Actions
3.1	Public Works or City Planning commissions a full assessment of the drainage and other hydrologic systems in the area.
3.2	Public Works installs curbs to upgrade the sewerage infrastructure west of 89th St. along Teichman Rd. 
3.3	Public Works coordinates the infrastructure repair with other improvements to the neighborhood’s public right-of-ways whenever possible. (City, neighborhood)
3.4	Residents partner with City and T&T to remove abandoned boat from wetlands.
3.5	Residents organize neighborhood street clean-up events to pick-up litter and clear-out drainage culverts.
3.6	Residents initiate and coordinate meetings with representatives from City Planning and Public Works Departments to discuss:
3.6.1	Funding status and implementation schedule for Master Drainage Plan actions
3.6.2	Master Drainage Plan “fixes” and how they will address current drainage problems
3.6.3	The benefits and challenges of rain gardens, permeable pavement, system maintenance
3.6.4	Status of and plans for coordinating additional street improvements
3.6.5	The pros and cons of utilizing two small drainage pipes along 77th Street
3.6.6	The options for improving drainage into Offatts Bayou running under Teichman Road. 
3.7	Public Works repairs clogged storm water drains. 
3.8	Public Works Department improves maintenance of drainage culverts and addresses obstructions in the pipe network.  Public works will look into and present findings to City Planning around: 
3.8.1	The applicability of installing grates in front of the ditches to prevent obstructions from entering.   
3.8.2	The model in Texas City of “storm drains with flaps” as an option.
3.9	City Planning promotes incentives for utilizing permeable surfaces for new developments and parking.
3.10	City communicates funding status and plans for street light installations to residents.
Goal #4
A predominantly residential neighborhood with a sense of internal community, a mix of housing types and appropriate commercial establishments
Residents of Teichman point express a desire to maintain the single-family residential character of the neighborhood.  Nevertheless, though, when pressed about the availability of basic goods and services or the possibility of small-scale businesses located in the planning area they were amenable to the idea.  Similarly, residents were not opposed to the development of additional housing options and limited commercial development. Community members like the residential feel of the neighborhood but seem open to the development of a mixture of types that maintain the scale and recreational character.  Residents like to have some limited commercial presence—particularly at scales and uses like Landry’s and Bait and Tackle.  The Teichman Company “T&T” at the end of the neighborhood is not problematic and is a facet of the neighborhood, as is Payco’s Marina.
Opportunities for Action
4.1	Residents partner with City to determine options for funding and installing a entrance-way at Teichman Road to clearly delineate the neighborhood to outside traffic and visitors; a smaller entranceway at the entrance of Lewis, as well. Particularly if visible from the interstate, they provide an initial, quaint impression of the island, as well as a “gateway” into the neighborhood. 
4.2	Public Works installs traffic calming measures along Lewis Lane and Blume Drive.
4.3	City Planning incorporates updated zoning regulations to: 
4.3.1	Encourage the development of low-to mid-rise attached units with a mixture of tenure options (from condominium townhouses to time shares and rental apartments) and a range of income-earners
4.3.2	Adopt design and/or performance standards for proposed commercial developments to ensure they are a compatible scale and nature/use with the neighborhood.  







[image: untitled.bmp]Figure 4.3  Rendering of neighborhood gateway and traffic signal

[image: lohman_color.jpg]Figure 4.4  Low-rise, attached multifamily housing units


 
4.4	Residents meet with City Planning to discuss:
4.4.1 	Desirable redevelopment, adaptive reuse or demolition scenarios for the Comcast building.
4.4.2	Where landscaping is most needed to create noise and visual buffers from traffic and existing commercial or industrial activities.
4.4.3	The benefits of small-scale mixed-use developments and how to apply the most appropriate zoning to meet density and use goals.  Businesses that provide goods or services useful to residents as well would be preferable.  Small food-marts or grocers, florists, kayak or canoe rental and restaurants were all considered favorable options.
4.5	Residents determine the feasibility and desirability of hosting periodic, cyclical markets and/or events.  Some considerations, in light of the existing neighborhood environment, could be fish markets, bait and supply markets, farmers markets or outreach events. 
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Section 5 Implementation
The actions and opportunities in Section 4 cover a wide range of options: from immediate actions that can be taken by residents to long-term capital improvements that must be spearheaded by the city with support from outside agencies.  Achieving the goals through these actions requires a plan of attack.  This section provides a suggested approach to taking the steps toward achieving the goals for the Teichman Point Neighborhood Planning Area.
TAll of the recommended actions and opportunities in Section 4 have been re-organized in table format.  Their leading agent, the time frame for carrying out the action, and the type of action are identified.  There is also a column for estimated costs, which the residents and City will continue to develop as actions become more defined and move toward detailed bids and estimates.  This section of the report constitutes a tool for all users of the neighborhood plan to prioritize their next steps based on factors that provide a structure for tackling the goals for the neighborhood.  
In Teichman Point, the City is the leading agent for 20 actions. Residents are the leading agent for 12 actions, and coordinated efforts between residents, the City and potentially third parties are necessary to undertake 5 actions. To identify which actions correspond to the leading agent, see column “Who” in the Implementation Table.
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	Action #
	What
	Who
	When
	Type of Action
	Cost

	Goal #1: A cohesive residential community which enjoys access to healthy, natural environments for leisure and recreation

	1.1
	Payco’s Marina takes the “Clean Marina Pledge” (via Galveston Bay Foundation) in order to: 
	Payco's Marina
	0-6 months
	Policy
	 

	1.1.1
	Learn of funding opportunities to construct, renovate or replace pump-out stations
	Payco's Marina
	0-6 months
	Research / Analysis
	

	1.1.2
	Learn and implement best practices to control pollution associated        with vessel maintenance and repair, petroleum storage/transfer, sewage and hazardous waste disposal, storm water runoff and facilities management.
	Payco's Marina
	0-6 months
	Research / Analysis
	 

	1.1.3
	Deepen the lagoon and provide designated refueling areas. 
	Payco's Marina
	0-6 months
	Capital Improvements
	

	1.2
	Improve the infrastructure and public amenities in and around the lagoon.  
	Public Works
	0-12 months
	Capital Improvements
	 

	1.3
	Research and install appropriate infrastructure to ensure proper water flow and circulation in the lagoon. 
	Public Works
	0-12 months
	Capital Improvements
	

	1.4
	Initiate a series of meetings with representatives of City Planning to:
	Residents/ Planning
	0-12 months
	Communication
	 

	1.4.1
	Determine potential routes for hike and bike trail to circulate the neighborhood and access natural areas.
	Residents/ Planning
	0-12 months
	Research / Analysis
	

	1.4.2
	Discuss the availability and challenges of securing access of potential routes.
	Residents/ Planning
	0-12 months
	Communication
	 

	1.4.3
	Consider how access to the lagoon might be incorporated into the planned trail.
	Residents/ Planning
	0-12 months
	Research / Analysis
	

	1.4.4
	Determine if and how wetlands walkways in conservation areas might be incorporated into the trail design.
	Residents/ Planning
	0-12 months
	Research / Analysis
	 

	1.4.5
	Determine legal and potential financing options to acquire and designate a public park across the I-45 (along the railroad tracks). 
	Residents/ Planning
	0-12 months
	Research / Analysis
	

	1.5
	Partner with Galveston Bay’s “Boater Waste Educational Campaign” to decrease the incidence of boater sewage discharge into the Galveston Bay estuary. 
	Residents
	0-12 months
	Policy
	 

	1.6
	Partner with Galveston Bay Estuary Program to:
	Residents
	0-6 months
	Communication
	

	1.6.1
	Assess the existing conditions of the wetlands and identify problem areas for focused attention.
	Residents
	0-6 months
	Research / Analysis
	 

	1.6.2
	Develop a restoration and management plan for the wetlands
	Residents
	0-6 months
	Program Improvement/Development
	

	1.6.3
	Join and undertake outreach efforts for the Boater Waste Educational Campaign
	Residents
	0-6 months
	Program Improvement/Development
	 

	1.7
	Organize wetlands restoration activities, litter pick-up and educational events. 
	Residents
	0-12 months
	Events
	

	1.8
	Install no littering signage and public garbage cans at identified problem areas where litter is generated. 
	Sanitation Department
	0-6 months
	Capital Improvements
	 

	1.9
	Become familiar with Galveston’s ReLeaf Plan and engage the City of Galveston’s Tree Committee in order to:
	Residents
	0-6 months
	Research / Analysis
	

	1.9.1
	Determine which planting approach is most appropriate for priority areas in neighborhood.
	Residents
	0-6 months
	Communication
	 

	1.9.2
	Ensure that priority areas are replanted in an adequate timeframe 
	Residents
	0-6 months
	Communication
	

	1.9.3
	Recruit and train Teichman Point community “Arborists”
	Residents
	0-6 months
	Program Improvement/Development
	 

	1.10
	Research other tree planting organizations to partner with (Trees for Houston, Austin’s TreeFolks)
	Residents
	0-6 months
	Research / Analysis
	

	1.11
	Actively market resources and opportunities for adopting and planting trees.
	Residents
	0-12 months
	Events / Communication
	 




	Action #
	What
	Who
	When
	Type of Action
	Cost

	Goal #2: Safe and convenient options for all modes of transportation to access and circulate the neighborhood.

	2.1
	Design and install pedestrian and bike accommodations along the south side of Teichman Rd. and along other appropriate residential streets or pathway as determined with City Planning.
	Public Works
	0-6 months
	Capital Improvements
	

	2.2
	Organize a "Friends of the Lagoon" to promote maintenance and improvements to the lagoon infrastructure to:
	Residents
	0-18 months
	Research/Analysis
	 

	2.2.1
	Carry out fundraising activities
	Residents
	0-6 months
	Communication
	

	2.2.2
	Perform comprehensive water quality/hydrology sampling and analysis of the Lagoon.
	 Residents
	0-6 months
	Communication
	 

	2.2.3
	 Ensure that the hike and bike trail adequately incorporates the    lagoon
	 Residents
	0-6 months
	Communication
	

	2.2.4
	 Partner with Payco’s Marina on maintenance and lagoon improvements
	 Residents
	0-6 months
	Communication
	 

	2.3
	Install no littering signage, benches and public garbage cans along pedestrian routes.
	Public Works
	6
	Communication
	

	2.4
	Improve Payco’s access channel and marina basins to allow for additional maritime use.
	Public Works
	6
	Capital Improvement
	 

	2.5
	Enhance navigational aids along the waterfron and to waterways.
	Public Works
	6-18 months
	Policy
	

	2.6
	Compile and submit a prioritized list of streets and areas with insufficient lighting.
	Residents
	0-6 months
	Communication
	 

	2.7
	Install low level lighting along Teichman Rd, then throughout the neighborhood. 
	Public Works
	0-18 months
	Capital Improvements
	

	2.8
	Apply striping to the edges of Teichman Rd. (first, west of 89th, then in other areas).
	Public Works
	0-6 months
	Communication
	 

	2.9
	Assess  and install additional traffic control measures and signage (including stop signs at the intersections of Teichman with 89th and 91st Streets). 
	Public Works
	0-18 months
	Policy
	

	2.10
	Additional signage and enforcement of leash laws.  Establish a neighborhood dog park with fencing. 
	Residents/ Public Works/ Planning
	0-6 months
	Policy
	 

	2.11
	Raise the elevation of and widens Teichman Road west of 91st Street. 
	Public Works
	0-18 months
	Policy
	

	2.12
	City enhances navigational aids along the waterfront and to waterways
	City
	0-18 months
	Capital Improvements
	

	
	
	
	
	
	



	Action #
	What
	Who
	When
	Type of Action
	Cost

	Goal #3: Fully functional drainage, sewerage and potable water delivery systems            throughout the neighborhood.

	
	
	
	
	
	

	3.1
	Commission a full assessment of the drainage and other hydrologic systems in the area.
	City
	0-6 months
	Research/ Analysis
	 

	3.2
	Install curbs to upgrade the sewerage infrastructure west of 89th St. along Teichman Rd. 
	Public Works
	0-18 months
	Capital Improvement
	

	3.3
	Coordinate the infrastructure repair with other improvements to the neighborhood’s public right-of-ways whenever possible.
	Public Works
	0-6 months
	Communication  
	 

	3.4
	Coordinate with City and T&T to remove abandoned boat from wetlands.
	Residents/ City/T&T
	0-6 months
	Events
	

	3.5
	Organize neighborhood street clean-up events to pick-up litter and clear-out drainage culverts
	Residents
	0-18 months
	Events
	 

	3.6
	Coordinate a series of meetings with representatives from City Planning and Public Works Departments to discuss:
	Residents
	0-12 months
	Research / analysis & Communication
	

	3.6.1
	Funding status and implementation schedule for Master Drainage Plan actions
	Residents
	0-12 months
	Communication
	 

	3.6.2
	Master Drainage Plan “fixes” and how they will address current drainage problems
	Residents
	0-12 months
	Communication
	

	3.6.3
	The benefits and challenges of rain gardens, permeable pavement, system maintenance
	Residents
	0-12 months
	Research/ Analysis
	 

	3.6.4
	Status of and plans for coordinating additional street improvements
	Residents
	0-12 months
	Communication
	

	3.6.5
	The pros and cons of utilizing two small drainage pipes along 77th Street
	Residents
	0-12 months
	Research / analysis & Communication
	 

	3.6.6
	The options for improving drainage into Offatts Bayou running under Teichman Road. 
	Residents
	0-12 months
	Program Development/ Improvement
	

	3.7
	Improve maintenance of drainage culverts and address obstructions in the pipe network.  
	Public Works
	0-6 months
	Program Development/ Improvement
	 

	3.8
	Research and present findings to City Planning around: 
	Public Works
	0-6 months
	Research / analysis & Communication
	

	3.8.1
	The applicability of installing grates in front of the ditches to prevent obstructions from entering.   
	Public Works
	0-6 months
	 
	 

	3.8.2
	The model in Texas City of “storm drains with flaps” as an option.
	Public Works
	0-6 months
	
	

	3.9
	Promote, through incentives, the utilization of permeable surfaces for new developments and parking.
	City Planning
	0-6 months
	Policy
	 

	3.10
	Communicate funding status and plans for street light installations to residents.
	Public Works
	6-12 months
	Communication
	




	Action #
	What
	Who
	When
	Type of Action
	Cost

	Goal #4: A predominantly residential neighborhood with a sense of internal community, a mix of housing types and appropriate commercial establishments.

	
	
	
	
	
	

	4.1
	Coordinate with Public Works to determine options for funding and installing community gateways:
	Residents 
	0-12 months
	Research/ Analysis
	 

	4.1.1
	A grand entrance-way at Teichman Road to clearly delineate the neighborhood to outside traffic and visitors; 
	Residents 
	0-12 months
	Research/ Analysis
	

	4.1.2
	A smaller entranceway at the entrance of Lewis, as well. 
	Residents 
	0-12 months
	Research/ Analysis
	 

	4.2
	Install traffic calming measures along Lewis Lane and Blume Drive.
	Public Works
	0-6 months
	Capital Improvements
	

	4.3
	Incorporate updated zoning regulations to: 
	City Planning
	0-12 months
	Policy
	 

	4.3.1
	Encourage the development of low-to mid-rise attached units with a mixture of tenure options (from condominium townhouses to time shares and rental apartments) and a range of income-earners
	City Planning
	0-12 months
	Policy
	

	4.3.2
	Adopt design and/or performance standards for proposed commercial developments to ensure they are a compatible scale and nature/use with the neighborhood.  
	City Planning
	0-12 months
	Policy
	 

	4.3.3
	Require generous open space dedication with new development
	City Planning
	0-12 months
	Policy
	

	4.4
	Initiate and coordinate a series of meetings with City Planning to discuss:
	Residents/Planning
	0-6 months
	Communication & Research/ Analysis
	 

	4.4.1
	Desirable redevelopment, adaptive reuse or demolition scenarios for the Comcast building.
	Residents/Planning
	0-12 months
	Capital Improvements
	

	4.4.2
	Where landscaping is most needed to create noise and visual buffers from traffic and existing commercial or industrial activities.
	Residents/Planning
	0-12 months
	Policy
	 

	4.4.3
	The benefits of small-scale mixed-use developments and how to apply the most appropriate zoning to meet density and use goals.  
	Residents/Planning
	
	Program Development/ Improvement
	

	4.5
	Determine the feasibility and desirability of hosting periodic, cyclical markets and/or events.  
	Residents 
	0-6 months
	Research/ Analysis & Events
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Appendix A:  City Wide Infrastructure
Stormwater
The Federal Emergency Management Agency (FEMA) is responsible for preparing flood maps used to determine the flood risk to individual residential parcels near surface waters, especially in coastal communities like Galveston. The Federal Emergency Management Agency (FEMA) uses flood maps to determine the flood risk homeowners face, especially in coastal communities like Galveston. Prior to the enactment of the National Flood Insurance Program (NFIP), homeowners had no mechanism to protect themselves from the devastation of flooding, and in many parts of the United States, unchecked development in the floodplain was exacerbating the flood risk. As part of its administration of the NFIP, FEMA publishes flood hazard maps, called Flood Insurance Rate Maps (FIRM). The purpose of a FIRM is to show the areas in a community that are subject to flooding and the risk associated with these flood hazards. The map shown in Figure A.1 consolidates the FIRMs that currently demarcate the Galveston neighborhood planning areas. FEMA is scheduled to update the FIRMS in the near future. 
Approximately 90 percent of Galveston is located in high risk flood areas as designated by FEMA. As shown in Figure A.1, much of the island is designated as having a flood zone classification of AE or VE. An AE or VE designated area has a one percent annual chance of flooding and a 26 percent chance of flooding over the life of a 30-year home mortgage. In communities that participate in the NFIP, mandatory flood insurance purchase requirements apply to both of these zones. The remaining portions of Galveston, approximately 10 percent of the City, are designated as part of an X or 0.2 Percent flood zone classification. X zone classifications have moderate to low risk of flooding. Within Galveston, areas immediately adjacent to the Seawall – parts of the Denver Court/Fort Crockett, Kempner Park, San Jacinto, and University Area neighborhoods - have X zone classifications. The 0.2 Percent designated areas are transition areas between the Seawall and high risk flood areas and have a 0.2 percent annual chance of flooding.
FEMA designation provides one indication of flooding potential in a community, but equally important is the operation and maintenance of the local stormwater collection and disposal system. In 2003, a master drainage study was completed for the City of Galveston, identifying the reaches, characteristics, and conditions of the existing major storm sewer and drainage facilities. At the time of the 2003 study, a significant portion of the existing drainage system was identified as undersized to meet current City stormwater collection system design criteria. This evaluation was completed under the assumption that the collection system is clean and free of debris. However, because of tidal effects and regular winds, the collection system typically has significant levels of sand and silt, further compromising its ability to convey stormwater away from flood prone areas.
The City essentially consists of two distinct systems - storm sewers and surface drainage. Storm sewers primarily serve areas east of the Scholes International Airport behind the Seawall. West of the airport the primary drainage system is open channels with culverts and/or bridges. Based on reviews of old construction plans completed at the time of the 2003 study, much of the stormwater collection system was constructed using monolithic box culverts and clay pipe inlet leads. Many of the inlet leads are less than 18 inches in diameter, easily blocked by debris and silt. In addition, the system contains a significant number of bridge blocks, which are shallow culverts that connect roadside gutters across intersections, allowing water to pass under roadways where there are no storm sewers.
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Storm sewer maintenance operations primarily focus on street cleaning and removing debris from storm drain inlets in the streets; limited resources are available for extensive maintenance of underground and hard to access portions of the system. Sources of debris include trash from the public, leaves, grass and other yard debris, and sand from beach areas. Crews also typically inspect inlets before and after large City events such as Mardi Gras to remove trash and debris and minimize system clogging. Crews also fix drainage problems during storm events as conditions dictate. Prior to Hurricane Ike, street sweepers were typically used along the Seawall and in the downtown area to minimize sand and silt runoff into the stormwater collection system. However, the street sweepers were damaged by Hurricane Ike and street sweeping is currently sporadic at best.
Due to limited maintenance of the underground system in the past, a large accumulation of sand and debris has developed in the system. The City developed a new group within the Sanitation District Recycling Group to tackle stormwater related issues more comprehensively.  The team cleans entire reaches of the drainage system starting with the roadway gutters and continuing to the inlets, storm sewer leads and main storm sewer trunk lines. While these efforts have helped to improve the functionality of the collection system in some parts of the City, the progress has been slow due to staff shortages and competing responsibilities.
While the state of the existing storm sewer system has been a concern of the City for some time, the situation was made considerably worse due to the deposits left after the floodwaters receded following Hurricane Ike. As a result of the storm, significant deposits have been left in the storm sewer system, causing a reduction in the capacity of the pipes and creating greater recurrences of flooding problems. According to the City’s 2010 Long-Term Community Recovery Plan, City staff indicates that significant flooding (1-2 feet deep) occurs more than once a year. This causes water to stand in the streets until it can exit through the storm sewers or be soaked into the ground. This standing water creates a health issue for residents and becomes a safety concern because emergency vehicles may not be able to use certain roadways during these events.
Wastewater
This wastewater discussion is based on a review of the City’s 2001 Comprehensive Plan. The City of Galveston’s five wastewater treatment plants (WWTP) have a combined capacity of approximately 15 million gallons per day (mgd). This wastewater discussion is based on a review of the City’s 2003 Comprehensive Plan. The City of Galveston’s five wastewater treatment plants (WWTP) have a combined capacity of approximately 15 million gallons per day (mgd). The WWTPs serve approximately 22,000 homes, approximately 88 percent of the City’s residents, and most commercial properties. The WWTPs are dispersed throughout the city and are listed in Table A.1. Approximately 3,000 septic systems are currently in use in the City, primarily in the Bay Harbor, Indian Beach, and Ostermeyer areas and in the vicinity of Harborside Drive from 52nd to 77th Streets.
Approximately 75 percent of the residential wastewater in the City is treated at the Main WWTP. The Main WWTP service area encompasses the area east of 57th Street and English Bayou, and north of Offatts Bayou to 69th Street. This is the oldest part of the City. The current service area is made up of two sectors, Downtown and the East End. The Main Plant is currently overloaded and has no expansion capability.
The Airport WWTP service area is bound on the west by 57th Street, on the north by Offatts Bayou to Spanish Grant and out to Teichman Road. The Airport WWTP itself is nearing capacity and will require expansion to accommodate future development.
Table A.1 City of Galveston Wastewater Treatment Plants

	Name
	Process
	Location
	Closest Neighborhood
	Water discharge to:

	Main
	Activated sludge
	5200 Port Industrial Boulevard
	N/A
	Lower Galveston Bay

	Airport
	Activated sludge
	7618 Mustang Drive
	N/A
	Tidal canal that connects to Lake Madeline

	Terramar
	Activated sludge/sequenced batch reactor
	4.5 miles east of San Luis Bridge and 1,900 feet west of San Louis Pass Road
	West End
	Galveston West Bay

	Pirates Beach
	Activated sludge
	0.5 miles north of Steward Road and 0.25 miles east of 12-mile Road near Eckert Bayou
	West End
	None – all effluent is pumped via pipe to Galveston Country Club golf course irrigation ponds

	Seawolf Park
	Activated sludge
	Pelican Island, 3.5 miles northeast of Pelican Island Bridge
	N/A
	Lower Galveston Bay



In the areas to the west of the airport, which remain sparsely developed, wastewater is pumped via force main from the existing collection system. Service to these western areas is handled by the Pirates Beach WWTP plant located near Eckert Bayou. This plant is relatively new and is in good condition, with usage up to about 20 percent of capacity.
The Terramar Plant service area goes from Jamaica Beach to San Luis Pass. Based on the current pattern of development and anticipating some changes that could limit continued development at the current pace and/or intensity, it is estimated that Terramar Plant has adequate capacity to serve all the residents of the western portion of Galveston Island.
During Hurricane Ike, the storm surge flooded the north side of the City causing the Main and Seawolf Park WWTPs to fail, causing service disruptions to the majority of homes. As a result of being inundated by the storm surge, millions of gallons of untreated sewage were swept into the rising floodwaters and deposited throughout the eastern end of Galveston, Pelican Island, and into the West Bay, causing numerous immediate and long-term health risks.
Many reaches of the sanitary sewer collection system are also in need of replacement and/or rehabilitation. There have been infiltration issues for a long time and the City has commissioned studies to determine what pipes need rehabilitation and/or replacement. These issues were exacerbated by the events associated with Hurricane Ike. 
Many of the individual septic disposal systems in the City are failing, creating a potential environmental problem. During rain events, residents have noted that raw sewage leaches from their septic fields into their yards, roadside drainage ditches, Galveston Bay and the Gulf of Mexico. This problem was worsened by Hurricane Ike and is a matter of the general health and welfare of the residents and surrounding waters.
Water
The City of Galveston purchases its drinking water from the Gulf Coast Water Authority (GCWA). The potable water is brought to the City through two existing waterlines that run above ground on an existing railroad bridge from the GCWA treatment facility in Texas City, Texas. The first of these lines is a 30-inch transmission main with a capacity of approximately 25 mgd. The second line is a 36-inch transmission main with a capacity of approximately 35 mgd. A third, 30-inch transmission main with a capacity of approximately 25 mgd also connects to the City system via the West Bay and is underground near the railroad bridge. It was constructed in 1894 and is not currently in service. The two working transmission lines are both owned by the GCWA and the older, buried line is owned by the City. 
The City currently has approximately 32 million gallons of water stored on the island in both ground and elevated tanks. Included in this is approximately 0.5 million gallons that is stored in the existing ground level Jamaica Beach storage tanks. There are currently five water pumping stations owned and operated by the City that provide the available water pressure throughout the system. The stations are located at 30th Street, 59th Street, Scholes Airport, Pirates Beach and Jamaica Beach. The existing water storage tanks and pumping stations are located at relatively low elevations and subject to potential damage during storm events.
Prior to Hurricane Ike, the City water usage during non-peak months was approximately 15 mgd and during peak months was approximately 25 mgd. In contrast, current non-peak water usage is approximately 10 mgd. The existing system provides drinking water to the entire City.
In the wake of Hurricane Ike, both City staff and residents have expressed concerns about the long-term safety of the water system facilities, particularly related to Seawall protection, storage capacity, and redundancy in the transmission system from the mainland. The water distribution system on the eastern end of the City, consisting of the higher density residential and commercial properties, is protected from storm damage along the gulf side by the existing Seawall. However, it is not protected on the bay side. In addition, the City’s western reaches, consisting of lower density, higher end residential properties, remain unprotected on all sides against future storm events. 
While the pressure in the system is not a source of concern, the amount of water stored on the island and the amount of water stored at a high elevation are items of concern for the community. Although the pump station mechanics did not fail, the City’s power supply to the stations was cut off as a result of the storm. With limited storage capacity on the island, the City was unable to maintain necessary pressures throughout the system.
There are also concerns about the two water transmission lines from the mainland. Their current location on the existing railroad bridge makes them potentially susceptible to wind, debris, flood, etc. during storm events. While neither of these lines was damaged during Hurricane Ike, the bridge was affected by the storm and thus there are concerns about the long-term safety of these transmission lines. 
Increasing protection of these existing highly valuable assets and upgrading the infrastructure are central to the overall viability of the recovery of the City and could mitigate extensive damage from future storm events. In order for a full recovery to continue, the City must ensure that greater water service dependability and adequate water pressures are available throughout the island at all times.
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