


Item No. 4.1

CITY OF SOUTH PADRE ISLAND
SHORELINE TASK FORCE
AGENDA REQUEST FORM

MEETING DATE: October 13, 2026

NAME & TITLE: Emily Kornblum,

DEPARTMENT: Shoreline Department

ITEM
Approve the minutes from the regular meeting on September 22, 2026. (Kornblum)

ITEM BACKGROUND
N/A

BUDGET/FINANCIAL SUMMARY
N/A

COMPREHENSIVE PLAN GOAL
N/A

LEGAL REVIEW 
Sent to Legal: 
Approved by Legal: 

RECOMMENDATIONS/COMMENTS:
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MINUTES OF SHORELINE TASK FORCE REGULAR MEETING  
CITY OF SOUTH PADRE ISLAND 

 

TUESDAY, SEPTEMBER 22, 2026  
3:00 PM AT THE MUNICIPAL BUILDING, CITY COUNCIL 

CHAMBERS, 2ND FLOOR 4601 PADRE BOULEVARD, SOUTH 

PADRE ISLAND, TEXAS 
 
1. Call to Order 

The Shoreline Task Force of the City of South Padre Island, Texas, held a regular meeting on 
Tuesday, September 22nd, 2026, at the Municipal Complex Building, 2nd Floor, 4601 Padre 
Boulevard, South Padre Island, Texas. 
 
Chairman Stormy Wall called the meeting to order at 3:00 p.m. A quorum was present with Vice 
Chairperson Abbie Mahan and Task Force Members Michael Sularz, Stephen Murphy, Denise 
Franke and Sarah McKinlay. Task Force Member Chuck Fox was absent.  
 
City staff present were Shoreline Director Kristina Boburka, Coastal Coordinator Emily Kornblum 
and City Manager Randy Smith. 
 

2. Pledge of Allegiance 
Chairman Wall led the Pledge of Allegiance. 
 

3. Public Comments and Announcements  
Chairman Wall complimented the cleanliness of the beach. 
 

4. Consent Agenda 
 

4.1.    Approve the minutes from the regular meeting on August 25, 2026. (Kornblum) 

Task Force Member Franke motioned to approve the consent agenda, seconded by Task Force 

Member McKinlay. The motion passed unanimously. 
 

5. Regular Agenda 
 

5.1. Presentation, discussion, and possible action on the Up2U Litter Prevention Program 

and potential placement locations. (Shoreline Task Force) 

Annie Zeiler Up2U Program Coordinator presented for the Up2U Litter Prevention Program and 

advocated for a potential partnership with the City. This partnership will place aluminum 

boxes at locations where litter bags will be available to the public and promote cleaner 

communities. Bags will be continued to be provided by Up2U and containers maintained 

by the Shoreline Department.  

 

Vice Chairperson Mahan motioned to recommend a pilot program for 1 year with quarterly 

feedback from the Shoreline Department to City Council and placement locations at 

Accesses 2, 16, and 25, seconded by Task Force Member McKinlay. The motion passed 

unanimously. 
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5.2. Discussion and action to provide a recommendation to City Council regarding a beach 

and dune permit at 5820 Gulf Boulevard. (Kornblum) 

Coastal Coordinator Emily Kornblum summarized the beach and dune permit for 5820 Gulf 

Boulevard to the board. Since this permit is within 100 feet of a public access, it conflicts 

with the proposed special provisions of the City’s Dune Protection, Beach Renourishment, 

and Beach Access plan. Some deliberation between the Taskforce, Shoreline Department, 

and the Applicant occurred.    

 

Vice Chairperson Mahan motioned to table the beach and dune permit until the next meeting 

October 13, 2026, seconded by Task Force Member Franke. The motion passed 

unanimously. 
 
6. Adjourn 

There being no further business, Chairman Wall adjourned the meeting at 3:58 p.m. 

 

 

 

 

 

 

________________________________          ________________________________ 

Emily Kornblum, Coastal Coordinator  Stormy Wall, Chairman 
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Item No. 4.2

CITY OF SOUTH PADRE ISLAND
SHORELINE TASK FORCE
AGENDA REQUEST FORM

MEETING DATE: October 13, 2026

NAME & TITLE: Emily Kornblum,

DEPARTMENT: Shoreline Department

ITEM
Approve an absence from Task Force Member Fox from the regular meeting on September 22, 2026.
(Fox)

ITEM BACKGROUND
N/A

BUDGET/FINANCIAL SUMMARY
N/A

COMPREHENSIVE PLAN GOAL
N/A

LEGAL REVIEW 
Sent to Legal: 
Approved by Legal: 

RECOMMENDATIONS/COMMENTS:
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Item No. 5.1

CITY OF SOUTH PADRE ISLAND
SHORELINE TASK FORCE
AGENDA REQUEST FORM

MEETING DATE: October 13, 2026

NAME & TITLE: Emily Kornblum,

DEPARTMENT: Shoreline Department

ITEM
Discussion and action to provide a recommendation to City Council regarding a beach and dune permit
at 5820 Gulf Boulevard. (Kornblum)

ITEM BACKGROUND
Item was tabled from previous meeting, September 22nd, 2026. 
Applicant is proposing to construct a walkover from their second-story, single-family residence. The
permit application includes a 1:1 mitigation plan for impacts to the dunes and dune vegetation through
in-place mitigation of 17.3 cubic yards of sand and 936 square feet of vegetation.
The proposed property and walkover are located within 100 feet of a public beach access point and
conflicts with the proposed special provisions of the Cityâ€™s Dune Protection, Beach Renourishment,
and Beach Access Plan. City staff advised the applicant to avoid constructing an entirely separate
pathway through the dunes by either using the existing public access or connecting a new path directly
into it. Although informed of this recommendation, the applicant chose not to modify the design to
integrate with the public access. Consequently, the proposed plan does not comply with the Cityâ€™s
Beach Use and Access Plan.

BUDGET/FINANCIAL SUMMARY
N/A

COMPREHENSIVE PLAN GOAL
Chapter 9: Shoreline

LEGAL REVIEW 
Sent to Legal: 
Approved by Legal: 

RECOMMENDATIONS/COMMENTS:
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Beach & Dune Application
City of South Padre lsland

4601 Padre Blvd.
South Padre lsland. TX 78597

Phone: (956) 761 -81 1 1

Fax: (956) 761-3898

Lesar Description: Lot 6, Blk 191 , Fiesta Padre Beach Section Xll physicalAddress: 5820 Gulf Blvd. South Padre lsland, Tx. 78597

lnfornntion olivnerI

*"*u Alfredo Silva, Jr. r.rame: Robert Moya

zp: 76717
Lt1 - ?ra-;qt-332t

E-MairAddress: bpvalleyl 995@yahoo.com

acquire a permit for the

Applicant Signature:

Stale:

here

Date:v -zlt

)

P

v9.

State: H
zp: ), t6 6 country: U S A

'- / L-

al.silva3@gmail.com

Owner(s) Slgnature(s):

authorize the applicant stated above, to act in my behalf in

citv: ACr5 f (te s rro Scrtr: Jor1!| 1eoae J,swno

Mailing Address:

I / We, owners of the above-mentioned
construction proposed (otrvner

- /L"

Phone Number:

Fax Number:

E-Mail Address:

MairinsAddress: fu U* /Yq2_

Phone Number:

Fax Number:

courrry: f, /5 /+

Date: .q

Project Description

kinds ol fences, whether foolings and/or retaining walls will be lnstalled, and lo€tions of proposed iands€ping and parkrng

Proposed Construction of a walkover approximately 468 square feet in the back yard area. Proposed walkover will

be 4'xl 17' with a rectangular gazebo placed midway with dimensions of 12'x8' (optional hexagon at owner request).

Proposed walkover will be placed on approximately 10,600 square feet of back yard and will cover approximately

4A% of the backyard. All material will be treated material for decking and 8" or 10" treatedpoles for pilings as requested

by windstorm engineer. Allexisting dune vegetation that is disturbed will be replaced.

Please see attached architectural drawings and topographic survey. Windstorm engineer plans will be submitted to city

Total Square Footage of Footprint of Habitable Structurc: N/A

Todal Area of lmporvious Surface (i.e. retaining walls, walkways, drives, patios, etc.l: NIA

Percentage lmpervious Sufface l(impervious surface / habitable footprint)t 100]: N/A

Please Note: the percentage of impervious surface cannot exceed 5% in an eroding area.

Approximate Ouration of Construction: N/A

Fom Number: EPW0001
Last Updated: 1 2/02125

Site for Proposed Wo&
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Type of Plan Submitted: N/A Date Submitted:

Desqibe the impact that the proposed construction will have on the natural drainage pattem on the site and adja€nt lots.

No change in the drainage on site.

fi fneproposedconstructionwillchangethegradingandthedrainageonthesubjectproperty. (Anexpianationwillberequireddetailingwherethewaterwilldrain.)
lt

Explanation / Olher lnformation, N/A

Answer eadr question as completely as possible in nanative fom

L What damage will this proposed construclion have on the dune vegetation located at the prolect srte?

No damage to dune vegetation whatsoever.

Tbe proposed construction will impa o 8 '8o/o 
'r.of the dune vegetation site. (An explanation of the "impact" will be required.)

Theproposedconstructionwill requirelheremoval andrelocationol-Yoofthedunevegetationonsite. (Thesubmissionofamitigationplanwill berequired.)

Explanation / Other lnformation:

a
T

2. How will the proposed eonstruc,tion alter the dune size/shape at the pro.iecl site?

No change to dune size/shape whatsoever.

The proposed conslruction will change_o/o of the size/shape of dunes on site. (Details will be required.)

Theproposedconstructionwill requiretheremoval andrelocationof_%ofthedunesonsite. (Thesubmissionofamitigationplanwill berequired.)

Explanalion / Other lnformation:

Vr
tr

3. How will the proposed construction change the hydrology of lhe dunes a the projed site?

V
tr

q

No change to dune hydrology whatsoercr.

The proposed construclion will impact dune hydrology on site. (Details will be required.)

Explanation / Other lnformation:

4. Describe alternatjves lo the proposed construclion or method of construclion which will cause fewer or no adverse effects on dunes and dune vege{alion.

Construction personal will walk onto proposed walkover site. vehicle permit will be requested to access property from beach area to transport material near sile.

Pylons will be inserted into ground utilizing post hole digger and small hand operated gas auger.

5. Describe alternatives to the proposed construction or method of construction whtch will cause fewer or no adverse impairment lo beach access.

Form Number EPW0001
Last Updated: 12l02l25

Drainage

n

lmpacts to Beach / Dune System
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llitigation Plan

Desqibe the methods which you will use to avoid, minimize, mitigate and/or mmpenste forany adver* effects on dunes or dune vegetation.

Exptanation / other tnformation: See Attached mitigation Plan

Financial Plan for Dune Mitigation:

takes place as proposed and required of the applicant.

Type of Plan Submitted: N/A Date of Submission

Please provide accurate map(s), plat(s), or site plan(s) showing all of the following items:

'1. Legal descriplion ofthe property (lot, block, subdivislon) and the immediately adjoining property.

2. Location of all existing struclures - including the habitable and inhabitable structures, swimming pools, decks, fences, parking areas, landscape areas etc.

3. Location of the Historical Building Line on the subject property and lhe extens,on of the line on lhe properties immediately adjoining the subject property to the
north and to the south.

a
a

I4
ms
Ie

a
V

a
tr
a

E1

v4

m

a
a

Localion and elevation of existing retaining walls - both on the subject property and those properties immediately adjoining the subjeci property to the north and to
the sou1h.

Location of proposed structure(s) - if proposing the conslruction of a retaining wall, please also include the proposed elevation of the retaining wall.

Location of proposed driveways, parking areas (showing the # of proposed parking spaces) and landscape areas.

Location of all exasting and proposed beach access paths and/or dune walkovers.

8. Location and extent of any man-made vegetated mounds, reslored dunes, fill activities. or any other pre-existing human modifications on the trad.

9. Topographical survey of the site identifying all elevations, existing contours of the project area (including dunes and scales) and the proposed contours of the final
grade.

Other required application information that is to be submitted with the permit application:

A grading and layout plan showing proposed contours for the tinal grade.

2. The floor plan(s) and elevation(s) of the struclure proposed to be constructed or expanded.

3. Photographs of the site which clearly show the current location of the vegetation line & existing dunes on the tract within the lasl 6 months.

7

Copy of the Flood Rate Map showing the location of lhe subject property (http6://msc.fema.gov/portal/home).

5. Copy of the Historical Erosion Rate Map as determined by the Universlty of Texas at Austin. Bureau of Economic Geology
(https://coa$al. beq. utexas.edu/shorelinechange20244.

6. Full mltigation plan at a minimum 1:', ratio for all impads to sand dunes and dune vegetation. This plan should be accompanied with a wrilten statement
regarding impacts for both in-place and/or compensation mitigation along with a proposed sile plan showing where the impacts are localed and where they will
be mitigated. Mitigation is required for all dune and vegetalion impacts seaward of the City's Dune Protection Line.

7. Mitigation notices to adjacenf property owners. Per IAC 15 3, where a mitigatian plan is requred, applicant must provide )nbct information for all

landowners immediately adjacent to the tract and affimation that the applicant will send notices to the adjacent owners notilying them at least 10 days pior to
the hearing on the application. A draft of this letter needs to be included with the pemit application.

8. Application fe€ of either $250 or $600, depending on project scope.

YOUR APPLICATION IS NOT COMPLETE UNLESS ALL INFORMATION REQUESTEO ABOVE IS SUBMITTED.

PERMITTING TIMELINE (See City of South Padre Island Code of Ordinancos Sec. 22-10):
Once the permit application is fully submitted, City staff have ten (10) business days to review. Staff will then send all documents and a letter of pre-determination
to the Texas General Land Office (GLO).
The GLO has either ten (10) or thirty (30) business days to review depending on the project scope, and provide their comment letter.
lf applicable, it will go before the Shoreline Task Force at their next available meeting. The Task Force may have up to six (6) weeks lo review permit applications,
and will forward a recommendation to the City Council.
The City Council shall either grant or deny a permit application within four (4) weeks of receiving a recommendation from the Task Force. The City Council has a

right to make modifications to and/or overtum a recommendation of the Task Force.

Form Number EPWO001
Last Updated: 12l02l25

Checklist of Additional Required Application lnformation
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Construction and mitigation plan for proposed improvements at 5820 Gulf Blvd. South Padre lsland,

Tx.

Robert Moya, (Texas R Homes) will ensure that all methods will avoid, minimize, mitigate, and/or
compensate for any adverse effects on the dunes and dune vegetation within the impacted area. Any

damage done to the vegetation on site will be restored and mitigated at a l-:1 ratio utilizing indigenous

vegetation such as sea oats and bitter panicum. Texas R Homes will ensure that the vegetation will provide

equal or greater area and density of vegetative cover in the system when compared to the pre-existing

conditions.

This project will consist of a walkover that is 4 feet X 117 feet towards the beach area. Mitigation for all

impacts will occur onsite or at the dune tow within the area but no more than 20 feet seaward of the

current Iine of vegetation.

Approximately 17.3 cubic yards of sand that will be impacted within the construction area of 936 sqft will
be replaced at its original location. All sediment will remain within the critical dune system and east of the
Historical Building Line. The sand will be set back in place.

There will be 936 square feet of impacts to be mitigated for in-place due to vegetation impacts from Dune

walkover construction. Mitigation for the damages will occur in-place once construction is complete
where native dune vegetation will be planted at a 1:1 ratio.

Moya
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Texas Gulf Shoreline Movement and Volumetrics (2024) E!I O 
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5126126,11:16 AM

Sea rch

It/SC Home
(/portal/)

MSC Search by
Address
(/porta l/search)

ffi FEMA FEMA Flood Ma Servicep
B(//www rema sM) Ce nte f : Sea f Ch y Address

N avigation

FEMA Flood Map Service Center I Search By Address

Enter an address, place, or coordinates: f,r,

5820 gulf blvd south padre island tx Search

Whether you are in a high risk zone or not, you may need flood
i ns u ra n ce ( https :Ufwww.fe m a_ gov/n ati o n a I -fl o od - i nsu ra n ce-

oroeram) because most homeowners insurance doesn't cover
flood damage. lf you live in an area with low or moderate flood risk,
you are 5 times more likely to experience flood than a fire in your
home over the next 30 years. For many, a National Flood lnsurance
Program's flood insurance policy could cost less than $400 per
year Call your insurance agent today and protect what you ve built.

Learn more about steEyou can Lake (https z/www-[ema.gov/what-
mitigat;on) to reduce flood risk damage.II/SC Search All

Products
(/porta l/a dva n ceSea rch)

-' N/SC Products
and Tools
(/porta l/resou rces/prod

Hazus
(/po rta l/reso u rces/ha

LON/C Batch
Files
(/porta l/resou rces/lo

IVSC Frequently
Asked Questions
(FAQs)
(/po rta I/resou rces/faq)

MSC Email
Subscriptions
(/portal/subscri ption Home

Contact IVSC Help
(/po rta l/reso u rces/conta ct)

https://msc.fema.gov/portal/search?AddressQuery=5820 gulf blvd south padre island k 1t3

Product
Availability
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May 26,2026

Edi & Susie Sanjoto
18505 Coubty Rd. 124
Bedias, Tx77831

RE: Mitigation at 5820 Gulf Blvd

South Padre lsland, Tx78597

Dear Property Owner,

We will be constructing a walkover (deck Boardwalk) from the backyard deck towards the beach area.
This will be constructed at the center of the property and will only be 4 feet wide and 83 feet towards the
beach area. This is directly north of your property, There will be a mitigation plan in place to address any
damages to the dunes and vegetation and will occur in the vicinity of your property. This letter is to satisfy
the Texas Administrative Code's rule (sXaXAXxiii)l that anytime mitigation does occur, the
adjacent property owners must

Sincerely,
Robert Moya
956-59

\
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June 06, 2026

w&A LLC (s7s707)

1100 E. Washington St.

Brownsville, Texas 7 8520

RE: Mitigation at 5820 Gulf Blvd

South Padre lsland, Tx 78597

Dear Property Owner,

We will be constructing a walkover (deck Boardwalk) from the backyard deck towards the beach area.

This will be constructed at the center of the property and will only be 4 feet wide and 83 feet towards the
beach area. This is directly north of your property. There will be a mitigation plan in place to address any
damages to the dunes and vegetation and will occur in the vicinity of your property. This letter is to satisfy
the Texas Administrative Code's rule [31515.3 (sX+XnXxiii)] that anytime mitigation does occur, the
adjacent property owners must be

Sincerely,
Robert Moya
9s5-592-3
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June 06,2026

Jose Vallejo Manzur
17O7 Palazzo
Mission, Texas78572

RE: Mitigation at 5820 Gulf Blvd

South Padre lsland,Tx78597

Dear Property Owner,

We will be constructing a walkover (deck Boardwalk) from the backyard deck towards the beach area.
This will be constructed at the center of the property and will only be 4 feet wide and 83 feet towards the
beach area. This is directly north of your property. There will be a mitigation plan in place to address any
damages to the dunes and vegetation and will occur in the vicinity of your property. This letter is to satisfy
the Texas Administrative Code's rule [31515,9 (sxaxnflxiii)] that anytime mitigation does occur, the
adjacent property owners must be notified.

Sincerely,
Robert Moya
956-592-3378
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Facing the house from the dune fencing 
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Facing the house seeing the top of the dunes 
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Area of proposed walkover 

27



 

Area of proposed walkover 
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Area of proposed walkover 
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Top of dune facing south 
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Top of dune facing north 
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Area around line of vegetation 
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Area around line of vegetation 
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MEMORANDUM: PRELIMINARY DETERMINATION 
 

City of South Padre Island Shoreline Department 

321 Padre Boulevard, South Padre Island, TX 78597 

956-761-8111 

TO:  Mei Ling Valdes, General Land Office 

FROM: Emily Kornblum, Coastal Coordinator 

DATE:  26 August 2026 

RE: Preliminary determination on proposed construction at 5820 Gulf Boulevard   

 

The enclosed application materials present plans for construction of a dune walkover with a gazebo located 

at 5820 Gulf Blvd. Construction will temporarily impact 17.3 CY of sand and 936 sqft of vegetation that 

will be mitigated in-place. The walkover will be starting from the second story, making it tall enough for 

in-place mitigation.  

Because the proposed property and walkover are located within 100 feet of a public beach access point 

(as indicated on page 5 of the application), the project conflicts with the proposed special provisions of 

the City’s Dune Protection, Beach Renourishment, and Beach Access Plan. These provisions that have 

been put forth regulate new access paths and dune walkovers within a 100-foot buffer of any public access 

location to prevent unnecessary dune fragmentation and promote shared access routes. 

City staff advised the applicant to avoid constructing an entirely separate pathway through the dunes by 

either using the existing public access or connecting a new path directly into it. Although informed of this 

recommendation, the applicant chose not to modify the design to integrate with the public access. 

Consequently, the proposed plan does not comply with the City’s Beach Use and Access Plan. 

With consideration given to conformance with TAC regulations our preliminary determination is that: 

1. The proposed activity will not reduce the size of the public beach. [TAC 15.5 (b)(1)] 
 

2. The proposed activity does not appear to involve construction upon the public beach. [TAC 15.5 (c)(1)] 
 

3. The proposed activity will not encroach upon the public beach. [TAC 15.5 (c)(1)] 

With consideration given to the City’s Dune Protection, Beach Renourishment, and Beach Access Plan 

[B&D Ord. Section 22-10]: 
 

1. The proposed activity will not result in the potential for increased flood damage to the subject property or 

adjacent properties.  
 

2. The proposed activity will not result in run-off or drainage patterns that aggravate erosion on and off the 

site.  
 

3. The proposed activity will cause no changes to the existing dune hydrology east of the HBL.  
 

4. The proposed activity will result in no adverse effects on dune complexes of vegetation.  
 

5. The proposed activity will not significantly increase the potential for washover or blowouts.  
 

If you have any further questions, please feel free to contact me via email at ekornblum@myspi.org or 

by phone at 956-761-8111. 

 

Sincerely, 

 
Emily Kornblum 

Coastal Coordinator 
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1700 North Congress Avenue, Austin, Texas 78701-1495 
P.O. Box 12873, Austin, Texas 78711-2873 

512-463-5001   glo.texas.gov 
 

September 3, 2026 
Via Electronic Mail 

 
 
 
 
Emily Kornblum 
Coastal Coordinator, Shoreline Department 
City of South Padre Island 
321 Padre Blvd. 
South Padre Island, Texas 78597 
 
Beachfront Construction Certificate and Dune Protection Permit in the City of South Padre Island 
Site Address: 5820 Gulf Blvd, South Padre Island 
Legal Description: So Padre Is- Fiesta Isles Lot 6 Blk 191 
Lot Applicant:  Robert Moya c/o Alfredo Silva Jr. 
GLO ID No.:  BDSPI-26-0151 
 
Dear Ms. Kornblum:  
 
The General Land Office (GLO) has reviewed the application materials for a beachfront construction 
certificate and dune protection permit for the above-referenced location. The applicant proposes to 
construct a 4-foot-wide dune walkover and a 12-foot by 8-foot pergola. The applicant also proposes in-
place mitigation for adverse impacts 17.3 cubic yards of dunes and 936 square feet of dune vegetation. 
According to the Bureau of Economic Geology, the area is eroding at a rate of one to two feet per year. 
 
Based on the materials forwarded to our office for review, we have the following comments: 
 

• The applicant proposes to construct a 4-foot-wide dune walkover with a 12-foot by 8-foot 
pergola structure, which does not comply with the width requirements for dune walkovers and 
similar structures in the Texas Administrative Code (TAC). 31 TAC 15.6(i)(1)(A) requires the 
width of a dune walkover or similar structure to be limited to 4 feet wide.1 An increased width 
may be permitted for public access walkovers, shared walkovers for three or more residences, or 
wheelchair or golf-cart use with approval from the local government.2 

o The pergola does not meet the above exceptions for an increased width.  
o Before the City issues a permit, the applicant must submit revised plans to the City 

demonstrating that the dune walkover and pergola structure will be limited to 4 feet wide. 
 

 
1 31 Tex. Admin. Code § 15.6(i)(1)(A). 
2 31 Tex. Admin. Code § 15.6(i)(1)(A). 
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Ms. Kornblum 
September 3, 2026 
Page 2 of 3 
 

• It appears that the location of the proposed dune walkover may interfere with the City’s ongoing 
dune restoration project using sand fencing. The applicant should coordinate with the City on 
any necessary modifications to the existing sand fencing.  
 

• The applicant must take measures to avoid adversely impacting dunes and dune vegetation 
outside of the impacts proposed in this application, such as not placing equipment on the dune or 
dune vegetation and minimizing foot traffic on dunes and dune vegetation.3 
 

• The City shall require the applicant to relocate the walkover to follow any landward migration of 
the public beach or seaward migration of the dunes.4 After significant landward migration of the 
landward boundary of the public beach, the City shall require permittees to shorten any dune 
walkovers encroaching on the public beach to the appropriate length for removal of the 
encroachment. This requirement shall be contained as a condition in any permit and certificate 
issued authorizing the construction of walkovers.5 
 

• The use of concrete to stabilize dune walkover pilings is prohibited.6 
 
Mitigation Sequence  
 

• The City must ensure the applicant has demonstrated compliance with the avoidance and 
minimization steps of the mitigation sequence before issuing the permit. 7 It appears that the 
proposed impacts to dunes and dune vegetation might be avoidable by not constructing the 
private dune walkover since there is a public beach access pathway on the neighboring property. 
 

• The City must minimize the proliferation of excessive private access by permitting only the 
minimum necessary private beach access points to the public beach from any proposed 
subdivision, multiple dwelling, or commercial facility.8 In some cases, the minimum beach 
access points may only be one access point. In determining the appropriate grouping of access 
points, the local government shall consider the size and scope of the development. The City must 
ensure compliance with this requirement, if applicable. 

 
Mitigation  
 

• The mitigated dunes and dune vegetation must be continuous with any surrounding naturally 
formed dunes and must approximate the natural position, contour, volume, elevation, vegetative 
cover, and sediment content of any naturally formed dunes in the proposed dune restoration 
area.9 
 

 
3 31 Tex. Admin. Code § 15.4(f)(1). 
4 31 Tex. Admin. Code § 15.7(g)(4). 
5 31 Tex. Admin. Code § 15.7(g)(4)(A). 
6 31 Tex. Admin. Code § 15.6(i)(2). 
7 31 Tex. Admin. Code § 15.4(f).  
8 31 Tex. Admin. Code § 15.4(f)(2)(B)(iv). 
9 31 Tex. Admin. Code § 15.7(e)(3). 
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Page 3 of 3 
 

• The applicant must conduct mitigation efforts continuously until the repaired, rehabilitated, and 
restored dunes and dune vegetation are equal or superior to the pre-existing dunes and dune 
vegetation.10 These efforts shall include preservation and maintenance of restoration activities 
pending completion of mitigation.11 

 
• The applicant must complete the sand placement and dune vegetation relocation or planting 

portions of the mitigation plan within one year of initiation of construction.12 The GLO requests 
that the permittee notify the City and GLO of the completion of the dune walkover construction 
and provide photographs to demonstrate if adverse impacts to dunes and dune vegetation 
occurred and were mitigated for. 

 
• The applicant shall be deemed to have failed to achieve mitigation if a 1:1 ratio has not been 

achieved within three years after initiation of construction, and the GLO may initiate 
enforcement as provided in 31 Tex. Admin. Code § 15.9.13  
 

• The City shall determine a mitigation project is complete when the dune restoration project’s 
position, contour, volume, elevation, and vegetative cover matches or exceeds the surrounding 
naturally formed dunes.14 The City shall provide written notification to the GLO after 
determining that mitigation is complete. The GLO may conduct a field inspection to verify 
compliance.15 

 
In the event of a material change to the site conditions or the proposed construction, a new or amended 
beachfront construction certificate and dune protection permit is required.16 If you have any questions, 
please contact me at (512) 463-5720 or at meiling.valdes@glo.texas.gov. 
 
Sincerely, 
 
 
 
Mei Ling Valdes 
Beach Access & Dune Protection Program 
Coastal Resources Division 
Texas General Land Office 
 

 
10 31 Tex. Admin. Code § 15.4(g)(2). 
11 31 Tex. Admin. Code § 15.4(g)(2). 
12 31 Tex. Admin. Code § 15.4(g)(5). 
13 31 Tex. Admin. Code § 15.4(g)(5).  
14 31 Tex. Admin. Code § 15.4(g)(3). 
15 31 Tex. Admin. Code § 15.4(g)(4). 
16 31 Tex. Admin. Code § 15.3(t)(5). 
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