CITY OF PORT ARANSAS, TEXAS

MINUTES

PLANNING & ZONING COMMISSION

PORT ARANSAS CITY COUNCIL
SPECIAL JOINT WORKSHOP MEETING
Monday, February 23, 2015 @ 5:00 pm
Port Aransas City Hall, 710 W. Avenue A
Port Aransas, Texas 78373

On this the 23" day of February, 2015 the Port Aransas Planning & Zoning Commission of the
City of Port Aransas, Nueces County, Texas, and City Council convened in Special Workshop
Session at 5:00 p.m., at the regular meeting place in City Hall, and notice of meeting giving time,
place, date and subject was posted as described in V.T.C.A., Government Code § 551.041.

CITY COUNCIL MEMBERS PRESENT
Mayor Keith McMullin

Council Member Beverly Bolner, Place 2
Council Member Glenda Balentine, Place 3
Council Member Charles Bujan, Place 4
Council Member Edwin Myers, Place 5

CITY COUNCIL MEMBER(S) ABSENT
Mayor Pro-Tem Steven Lanoux, Place 6
Council Member Rick Pratt, Place 1

STAFF MEMBERS PRESENT
City Manager David Parsons
City Secretary Irma Parker
Finance Director Darla Honea
Police Chief Scott Burroughs

Planning & Development Director Rick Adams

Planning Assistant Nicole Boyer

COMMISSION MEMBER(S) PRESENT
Chairman Becky Corder

Co-Chairman Mike Garlough
Commissioner Bruce Clark

Commissioner Chuck Crawford
Commissioner Randy D’Herde
Commissioner Nick Lorette

Commissioner Wendy Moore

COMMISSION MEMBER(S) ABSENT
N/A

STAFEF MEMBERS ABSENT

City Attorney Michael Morris

Parks & Recreation Director David Hyde
Airport Manager Randy Hanson

Gas Superintendent Mitch Ortiz

Public Works Director Johnny White
EMS Director Tim MclIntosh

1. CALL TO ORDER - With a quorum of the Members present, the Special Joint Workshop
Meeting of the Port Aransas Planning & Zoning Commission was called to order by
Chairman Betty Corder immediately following the City Council Special Meeting on
Monday, February 23, 2015 in the Council Chambers of the Port Aransas City Hall, 710

W. Avenue A, Port Aransas, Texas.
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2. ITEMS FOR CONSIDERATION

A. Presentation by Gignac & Associates, in Association with Sasaki Associates, and
Thomas K. Murray Associates, of the marina market assessment and waterfront
development study to address the size of the market, level of demand, economic
viability, capital costs and financial implications of operating proposed services and
offer recommendations for modifying existing marina facilities, services to improve
the value of the projects, and analysis of highest and best use of property.

Presentation of Market Analysis for Port Aransas Marina Development, Prepared by Thomas
J. Murray & Associates, Inc. For Gignac & Associates, LLC: Raymond Gignac, Carolyn James
- This study has been completed on behalf of the City of Port Aransas, Texas. The analysis
concerns itself specifically with the proposed development of “Charlie’s Pasture” the City’s 67
acre undeveloped potential marina site, and the City’s existing 25 acre Dennis Dyer Municipal
Harbor. The main objectives of the study are to: (1) Complete an analysis of comparable and
competitive marinas; and (2) Assess the potential market demand for additional marina capacity.
Estimates of market demand for expanded berthing are reached by reviewing published databases,
recently published industry studies, trade literature, and business intelligence and Extensive
interviewing in the region associated with this study.

+«»+ Evaluation of Port Aransas Marina Market Potential:

0 Port Aransas is a coastal city in Nueces County, Texas, and is located between Corpus
Christi Bay and the Gulf of Mexico. According to the United State Census Bureau, the
city has a total area of 12.1 square miles, of which 8.8 square miles of it is land and 3.3
square miles of it is water.

0 Port Aransas is about 30 minutes from downtown Corpus Christi, three hours
from San Antonio, and four hours from both Houston and Austin.

0 The Port Aransas region is an acknowledged gateway to marine recreation-based
tourism. Beaches and sport fishing are the leading tourist attractions.

o Port Aransas’s prime Gulf Coast position is a major location advantage, affording a
singular opportunity to fish and recreate in the Gulf of Mexico. Its proximity to major
metropolitan areas is a basis for strong demand for water access to marine resource
based recreation.

% Texas Recreational Boating Market Situation:

o0 In Texas, as throughout the Nation, the recreational boating and fishing industry
has experienced cyclical expansions and contractions in recent history. Boating and
fishing are complementary outdoor activities, and trends and participation in either
reflect upon the other.

0 Notably in Texas, while the number of recreational saltwater anglers has stayed about
the same since 1996, the general population of Texas has increased during this time;
indicating the per capita percentage of Texans who fish has declined.1 A related trend
shows (Figure 1) that the number of Texas State registered recreational watercraft has
declined substantially for the past 5 years despite an increasing population.
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0 According to the National Marine Manufacturers Association (NMMA), in 2013 Texas
ranked second nationally in total boating expenditures. While this represents a decline
of 1.2% from the prior year, it is still nearly 30% above the 2009 boating expenditure
level. A drop in registered boats between 2009 and 2011 was to some extent due to the
reduced lake levels according to marina industry and related trade. The lake level
declines were brought on by the worst one-year drought documented. It is not clear
how this impacted the increased demand for marina facilities along the coastal zone not
impacted by low water, but offering competitive facilities.

0 The increasing demand for water access in the study area is derived by the continued
growth in tourism in the region. For example, between 2012 and 2013, Port Aransas
experienced increases of 12.7% in hotel/motel tax revenues, 14.2% in sales tax
collected, 3.2% in ferry passenger counts, and 11.1% increase in City Harbor income.
Inherent in this growth, was also an increasing demand for recreational boating, fishing,
and general water access.

0 Nearly 1 in 5 tourists (22.5%) identified a boating activity as the primary reason for
visiting Port Aransas. Further, visitors identified additional watercraft related activities
which they would like to see added to Port Aransas such as jet skiing, kayaking and
paddle boarding. All such activities will add demand to existing water access
infrastructure.

0 The demographics of tourists visiting Port Aransas mirror the strongest market segment
for recreational boating and fishing. According to tourist survey data collected by the
Port Aransas Chamber of Commerce

= Tourists visiting Port Aransas are relatively well educated with approximately
two out of three individuals having at least an undergraduate degree;

= QOver 40% of the visitors live in a household that earns at least $100,000 per
year;

= Households making less than $50,000 comprised the smallest group at
approximately 15%. The average household income fell in the range of
$75,000-99,999, slightly higher than the average household income ($72,672)
for visitors to the Corpus Christi MSA (which includes Port Aransas);

= The vast majority of these tourists (80.6%) come from within Texas, primarily
from San Antonio (22.4%); Austin (18.3%), Dallas-Fort Worth (15.9%) and
Houston (15.6%), an estimated 5.5% of visitors are from the Corpus Christi
area.

= The top activities were being on the beach, fishing (various forms), dining out,
attending festival/special events, and shopping;

= Notably 16.9 % of respondents took a guided fishing trip (either small or charter
boat) 14.3 sailed or boated (non- fishing) and 13.4 % fished from a non-guided
boat. 4.3% of tourists participated in a fishing tournament.

e The general increasing trend in boating related spending and the
registration of larger watercraft statewide has generated a shortage of
slips for the growing number of offshore fishing and cruising boats in
excess of 30-40 feet.

¢+ Basis for Projected Demand:
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o This positive trend in larger boat activity in the Port Aransas region is particularly
important in considering any proposed marina expansion, as most of the non- trailerable
transient vessels will require dockage and related services.

o0 Port Aransas’ strategic location places it at the center of the region’s bay and
offshore recreational fishing activity. In addition to the larger state registered
recreational boats, there are over 10,000 federally documented recreational boats in
Texas. Those vessels, typically measuring in excess of 34’ in length, are in excess of
5 net tons displacement; the largest size class in the market area.

o |If considering marina expansion in the region, a marketing focus upon larger
recreational fishing boats would draw upon this significant and currently underserved
existing pool of vessels. An expanded or newly developed marina may have a unique
opportunity to differentiate itself from competitors within the region principally by
virtue of a greater number of larger slip sizes available. Any proposed expansion should
be consistent with the overall trend in marinas nationwide, e.g. adapting to larger slip
capabilities and dry stack storage to accommodate the growing size of sport fishing and
cruising vessels. Dry stack storage complexes are now accommodating vessels up to
the 30°-40’ range.

+«+ Storage/Occupancy:

0 Industry sees the shift to larger slip capabilities as its future. As one marina operator
indicated, by expanding the size of berths available, if needed, they could continue to
be able to accommodate smaller boats in the larger slips, but current configurations
limit the dockage available for increasingly larger fleet of offshore fishing and cruising
craft active in the region.

0 The current occupancy profile at competitive marinas was studied along with the
number of wet and dry (stack) slips. The logistical situation of each marina is
represented in the estimated distances to the offshore water access, or the end of the
Aransas Pass Jetty.

Regional Marina Capacity, Occupancy and Distance to Jetty

Total Total Distance
Wet Dry Overall to the
Marina Location Slips Slips Occupancy | Jetty (nm)

City Marina Corpus Christi 600 78% 20.7
Municipal Harbor Marina Port Aransas 275 96% 2.1
Island Mooring Marina Port Aransas 300 78% 6.3
Cove Harbor Marina Rockport 173 412 90% 11.7
Key Allegro Marina Rockport 157 86% 15
Redfish Bay Boat House Aransas Pass 20 250 70% 7.8
San Patricio Navigation District Aransas Pass 158 80% 8.2
Aransas County Navigation District | Rockport 276 85% 13.5

« Rate Structures
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o Comparisons among marinas are complicated by rate structures that are based upon
different size classes used by marinas to estimate the cost per foot to dock. In
addition to the common offering of daily berthing rates, individual marinas
increasingly offer monthly, six month and annual rates at a relative discount to the
daily rates.

o In order to normalize these rates for the sake of simple comparison, respective
monthly rates for specific length vessels used below to evaluate relative berthing
costs. While clearly there are differences in location and access among the various
Port Aransas facilities, comparing the other regional marinas essentially represents
the most complete snapshot of available slips in the region.

San

Patricio Aransas

Boat Corpus Port Island Cove Key Redfish | Co. Nav. | Co. Nav.
Length Christi Aransas | Moorings | Harbor Allegro Bay District District
30’ $244 $289 $240 $235 N/A $120 $210
40° $284 $325 $361 $300 $270 N/A $138 $260
50’ $338 $407 $540 $375 $345 N/A $154 $310
60’ $432 $488 $600 $520 $385 N/A $488 $360

SUMMARY OF FINDINGS

Competition: Expansion of marina capacity in Port Aransas should be evaluated in the context of
regional competition. Fieldwork documents the recent increase in marina slips and dry stack
capacity in the region, particularly in Aransas Pass (Conn Brown Harbor) and Rockport.
There is additional interest in further marina development in the Conn Brown Harbor for both in-
water and increasingly popular dry stack storage. Additionally, the planned development of a
large recreational boat marina on “Packery Channel” is a likely competitive risk to both existing
marinas, and any other new developments targeting that market. It remains to be seen exactly
what type of marina “Packery Channel” will present. Whether it is primarily residential oriented
vs. a full service marina open to the public boat owners, will have significant implications for Port
Aransas and the region. The fieldwork completed here documents the concerns of existing marina
and dock owners in the Port Aransas region regarding the competitive locational advantage of
Packery Channel to boat owners in Corpus Christi in particular.

Dry Stack Storage: The attributes of adding dry storage stacks are increasingly recognized and
accepted at marinas as an alternative to increasing in-water berths. The rationale is that it is
generally less expensive and perhaps more environmentally sensitive to add racks and move
smaller boats into them. Thus making slip room available for larger boats that cannot fit into racks,
and reducing the need for permitting the expansion of the water surface area of the marina. Such
development has potential for Port Aransas. Fieldwork completed in visiting dry stack marinas in
Florida, Virginia and Texas suggest that the actual cost to construct is quite variable. For the sake
of example, one dry stack owner/developer estimates a cost per slip (boat) at $12,500. This would
include a three stack high capability for 136 boats per 156” wide x 310” building entailing 40’
eaves, 45’ peak, 20 bays 30’ wide x 36’ deep. In addition two 20,000 pound fork lifts
would be required at approximately $275,000 each. As well, additional floating piers, parking
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lot, water supply and marina office.  Overall this would represent approximately a $3.0 million
investment without dredging, etc. or approximately $22,000 per slip in this example.

Demand: There is reportedly excess capacity, and difficulty in renting smaller slips in the region,
as newly completed dry stack options are tapping that market. Within the immediate region at the
marinas surveyed there are an estimated 318 empty in-water slips. Primarily those open slips are
constructed to accommodate boats of the relatively small length class of under 30°.

Marinas report waiting lists for larger size boat slips and the State registration and Federal
documentation data cited above indicates a significant potential for that market and the
berthing of boats 40° and over. The current average size of the regional marinas is 280 in-water
slips. Given the size makeup of the larger State registered and Federally documented vessels, the
overall existing fleet of boats over 30’ is estimated to be just under 2,800 (1,360 Federally
documented and 1,431 State registered) in the region.

The Table below illustrates possible initial slip allocations, market rates, and revenues based upon
the various databases assimilated and interviews conducted for this study. Overall effective
occupancy in this example is 80%. Based upon the operating budget income and expense structure
for the existing Port Aransas Municipal Harbor, the revenue estimate in this Table would be subject
to approximately 35% annual operating costs; generating approximately $.945 million for other
purposes.

Number of In-
Slip Monthly | Annual | Water Slipsin % & #

Size(Feet) | Rate ($) | Revenue| New Marina Occupancy | Revenue
30 $300 $3,600 40 70% $100,800
40 $400 $4,800 80 75% $288,000
50 $600 $7,200 80 80% $460,800
60 $700 $8,400 80 90% $604,800

280 #224 $1,454,400

Next Steps for waterfront development study —
Boundary and topographic survey;
Market Study to identify program for commercial marina amenity

1.
2.

SRR

leases;

Detailed Master Plan (program accommodation and adjacencies,
2D/3D design, site sections, site amenities and landscape concepts,
pedestrian/vehicular circulation, illustrative site plan and renders);

Phasing Strategy;
Financial Analysis (public/private partnership & finance strategies);
Begin Army Corps of Engineer’s Permit for Avenue | Extension;

and

Begin Jetty Design.

Market Analysis for Port Aransas Marina Development

In summary, financial assessment of specific marina development or redevelopment shall carefully
consider not only existing but also emerging marina and dry stack facilities.
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There does appear to be potential for increasing the number of larger recreational boats locating in
Port Aransas. Whether that potential is best accommodated by redeveloping exiting infrastructure

or constructing an entirely new marina remains to be evaluated financially, in preparation for
important public discussions.

A short question and answer period followed. Staff advised that the complete presentative would
be posted on the City’s website. Council/Commision Directive: None

3. ADJOURNMENT

Upon a motion duly made and seconded, the meeting adjourned.

PLANNING & ZONING COMMISSION

Bruce Clark, Acting Chairman

ATTEST:

Irma G. Parker, City Secretary
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