
STAFF REPORT 
 
Case No. 20BD1002  
INFOR No.  
 
Concurrent Beach/Dune Committee Hearing Date: March 17, 2021 
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Applicant: Emmons Investments LLC and Craig Thompson, Hanson, Inc. 
Location Address: 106 Beach View Drive 
Legal Description: A property located at 106 Beachview Estates Road and 
described as Lot 16, Block 1, Beach View Estates, located along the eastside 
of State Highway 361, and west of the Gulf of Mexico. 
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 Area Development Plan: The subject property is located within the boundaries 
of the Padre/Mustang Island Area Development Plan and is planned for a 
Planned Development.  
Map No.: 021038  
Council District: 4 
Zoning Violations:  None 

 
Request: Requesting a Beachfront Construction Certificate from City for construction of 
a single-family dwelling located seaward of the 350’ erosion setback line, and 310’ feet 
landward from the line of vegetation.  
 
Staff Summary: 
 
Development Plan:  The subject property is a total of .8792 acres in size. The proposed 
development consists of construction of a single-family home with amenities, including a 
pool, and associated driveway. Due to the home encroaching 40’ within the erosion 
setback line, further development requirements were recommended by the General Land 
Office. Initially the applicant had applied for construction of a dune walkover. After 
dialogue with General Land Office (GLO) and the City, the application was amended to 
remove the dune walkover.  
 
In a letter dated December 16, 2020 the Beach View Estates (BVE) Home Owner’s 
Association (HOA)/ACC requested a similar location and orientation of the existing homes 
(deep front setbacks and alignment with the seaward setback) in this subdivision to 
maintain community character. 
 
Existing Land Uses & Zoning: The subject property is currently zoned “RM-AT” 
Multifamily AT District and consists of vacant property. The property has remained vacant 
since annexation in 2001. 
 
Flood Hazard Area: Effective Flood Zone is A12 with a BFE of 9’ 
 
Plat Status: The property is platted. 
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Beachfront Construction Certificate: The purpose of the Beachfront Construction 
Certificate, as cited in Municode Section 10-11: is to authorize activities affecting 
dunes seaward of the dune protection line, and affecting public use of the public 
beach or affecting public access to and from the public beach, and affecting the 
preservation, restoration, or enhancement of critical sand dunes that provide natural 
storm protection. A dune protection permit application is required if the site is located 
seaward of the dune protection line and a beachfront construction certificate is 
required if the site is located seaward of the beachfront construction line, and an 
erosion response permit is required if the site is located seaward of the erosion 
setback line. 
Erosion Response Plan: The applicant has provided with his Beachfront Certificate 
Application an erosion response plan (mitigation plan). As shown in Exhibit E – Mitigation, 
mitigation will include removal of the topsoil and native vegetation at the construction 
site and reconstructing a dune seaward using the source material. The Erosion 
Response plan is administratively reviewed, and a permit is issued with the 
Beachfront Construction Certificate issuance. 

Nueces County Dune Protection Permit:  
Previously approved Exemption from a Dune Protection Permit, but currently under 
review since the dune walkover has been removed. 

Texas General Land Office (GLO) Review: 
An exception to prohibition of construction seaward of the Erosion Response Line is 
required per the Joint Erosion Response Plan for Nueces County and City of Corpus 
Christi Section III.E. Per GLO an exception may be granted provided the criteria below 
are met: 

• To qualify for an exemption, the applicant must demonstrate to the satisfaction of
the City and the County that no practicable alternatives to construction seaward
of the Building Setback Line exist.

• In this instance, practicable means available and capable of being done after
taking into consideration existing building practices, site alternatives, and the
footprint of the structure in relation to the area of the buildable portion of the lot,
and considering the overall development scheme for the property.

• If the City allows an exemption from the prohibition on building a structure
seaward of the Building Setback Line, the lowest habitable floor of the structure
must be constructed at a minimum of two-foot freeboard above FEMA’s BFE and
any enclosures below BFE may not exceed 300 square feet.

• The City must ensure that all construction is located as far landward as
practicable.

• The City must ensure that every attempt has been made to minimize the use of
impervious surfaces in the area between 350 and 200 feet landward of the line of
vegetation.
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• The City must ensure that construction is designed so as to minimize impacts on 

natural hydrology. Construction shall not cause erosion to adjacent properties, 
critical dune areas, or the pubic beach. 
 

• The City must ensure that the construction complies with the FEMA-approved 
local ordinance or county commissioners’ court order. 
 

• If a material change has occurred on site since the applicant applied for a Dune 
Protection Permit from Nueces County, the applicant must obtain a new or 
amended Dune Protection Permit from the County before construction 
commences. 

 
The applicant has agreed to the following criteria for an exemption to the prohibition of 
construction within the Erosion Response Line: 
 

1. Sealed – Plans for the structure, sealed by a P.E. 
a. Freeboard – A minimum of 2’ freeboard above the FEMA’s BFE to the 

finished floor elevation; 
b. Enclosures – No enclosure exceeding 300 sq. ft. below the BFE; 
c. Design Standards – Consistent with ASCE 24-05 (Flood Resistant Design 

and Construction); 
d. Hydrology – Construction shall be designed to minimize impacts to the 

existing hydrology  
 

2. Location of Construction – Location of all construction should be landward of the 
landward toe of the foredune ridge and as far landward as practicable. 

a. The proposed development and all proposed structures shall not be 
farther seaward than the adjacent existing home within the Beach View 
Estates Subdivision.  

 
The Director of Development Services has granted the exemption per UDC Section 
3.14.A.2, after finding that the application met all criteria.  
 
Required Findings for Beach/Dune Committee: 
As per Section 10-36 of the City Code, before issuing a certificate authorizing proposed 
construction, the Beach/Dune Committee must find that the construction does not: 
 

1. Reduce the size of the public beach in any manner, except for man-made 
vegetated mounds and dune walkovers constructed in compliance with the 
requirements of these regulations 
 

2. Close any existing public beach access or public parking area, unless equivalent 
or better public access or public parking is established as required in Section 10- 
37 of this article (dedication of equivalent or better access) 

 
3. Cumulatively, directly, or indirectly impair or adversely affect public use of or 

access to and from a public beach (including failure to comply with any 
requirements of Article VI of the Public Beach Management regulations) unless 
equivalent or better public access or parking is established as required in Section 
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10-37 of this article (dedication of equivalent or better access) 
 

4. Fail to comply with any requirements of Article III of these regulations 
(requirements for dune protection permits) or Article V of these regulations 
(concurrent requirements for dune protection permits and beachfront construction 
certificates) 

 
5. Functionally support or depend on or otherwise related to proposed or existing 

structures that encroach on the public beach, regardless of whether the 
encroaching structure is on land that was previously landward of the public 
beach. This provision shall not be construed to prevent construction or 
reconstruction of structures or facilities landward of the concrete seawall, nor 
those structures or facilities that are functionally dependent on the concrete 
seawall or are associated with the concrete seawall, nor shall this provision be 
construed to prevent repair or maintenance of the concrete seawall. 

 
Staff Recommendation: 
Staff recommends approval of the Beachfront Construction Certificate for construction 
of a single-family dwelling located seaward of the 350’ Erosion Response Line (Building 
Setback Line) and 310’ feet landward from the line of vegetation. Staff finds that the 
proposed development is consistent with Chapter 10 Beachfront Management and 
Construction of the City Code and the requirements in UDC Section 3.14.3. 
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Number of Notices Mailed –  58 within 200-foot notification area 
                                               0 outside notification area  
 
As of March 9, 2021: 
In Favor           – 0 inside notification area 

– 0 outside notification area 
 

In Opposition           – 0 inside notification area  
– 0 outside notification area  

 
Totaling 0.00% of the land within the 200-foot notification area* in opposition. 
 
*Created by calculating the area of land immediately adjoining the subject property and extending 
200-foot therefrom. The opposition is totaled by the total area of land that each individual 
property owner owns converted into a percentage of the total 200-foot notification area. Notified 
property owner’s land in square feet / Total square footage of all property in the notification area 
= Percentage of public opposition 

 
Attachments: 

A. Impact and Mitigation 
B. Site Plan 
C. Location Map and Notice Area 
D. Response from the General Land Office 
E. Department Recommendation of Exemption 
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Corpus Christi, Texas
106 Beach View Estates

BEACH VIEW ESTATES LOT 16 BLOCK 1

EXHIBIT D - Impacts
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Corpus Christi, Texas 
106 Beach View Estates

BEACH VIEW ESTATES LOT 16 BLOCK 1

EXHIBIT E - Mitigation

Hanson Professional Services Inc.
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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 
 

 
November 16, 2020  

Via Electronic Mail  
 
Craig Garrison 
Planning Technician 
City of Corpus Christi – Development Services 
2406 Leopard Street 
Corpus Christi, Texas 78408 
  
Beachfront Construction Certificate in the City of Corpus Christi 
Site Location:  106 Beach View Estates, Corpus Christi 
Legal Description: Beach View Estates, Lot 16, Block 1, access easement, and Mustang Island     

Section 2, 1.4158 acres out of Lot 51, Block 1 
Lot Applicant: Emmons Investments LLC c/o Craig Thompson 
City Case No.: BCC20BD1002 
GLO ID No.:   BDCC-20-0289 
 
Dear Ms. Dodd-Wallace: 
 
The General Land Office has reviewed the application materials for a beachfront construction certificate 
for the above-referenced location. The applicant proposes to construct a single-family residence with a 
swimming pool and a 6-foot-wide dune walkover for golf cart access. The applicant also proposes to 
adversely impact approximately 5,028 square feet of dune vegetation and 287 cubic yards of dunes and 
to mitigate for those impacts with 5,090 square feet of dune vegetation and 287 cubic yards of dunes that 
will be placed seaward of the 350-foot Building Setback Line. The proposed single-family residence is 
located partially seaward of the 350-foot Building Setback Line and the proposed swimming pool is 
located seaward of the Building Setback Lane. According to the Bureau of Economic Geology, the area 
is eroding at a rate of four to five feet per year.  
 
Based on the information provided to our office for review, we have the following comments: 

 
• The applicant proposes to locate a portion of the single-family residence seaward of the 350-foot 

Building Setback Line, which is prohibited without an exemption from the City of Corpus 
Christi and Nueces County.1 To qualify for an exemption, the applicant must demonstrate to the 
satisfaction of the City and the County that no practicable alternatives to construction seaward of 
the Building Setback Line exist.2 In this instance, practicable means available and capable of 
being done after taking into consideration existing building practices, site alternatives, and the 

 
1 Joint Erosion Response Plan for Nueces County and City of Corpus Christi § III. 
2 Joint Erosion Response Plan for Nueces County and City of Corpus Christi § III.D.1. 



Mr. Garrison 
November 16, 2020 
Page 2 of 3 
 

footprint of the structure in relation to the area of the buildable portion of the lot, and considering 
the overall development scheme for the property.3 

• The seaward terminus of the proposed dune walkover must be restricted to the most landward 
point of the public beach and must not interfere with or otherwise restrict public use of the beach 
at normal high tide.4 Based on the photographs included in Exhibit F of the application materials, 
the dune walkover does not appear to comply with this requirement. The seaward terminus of the 
dune walkover must be located further landward to end at or closer to the line of vegetation. 

• The City shall require the applicant to relocate the walkovers to follow any landward migration 
of the public beach or seaward migration of the dunes.5 After a major storm or any other event, 
the City shall require permittees to shorten any dune walkovers to the appropriate length. This 
requirement shall be contained as a condition in any permit and certificate issued authorizing 
construction of walkovers.6 
 

• If the City allows an exemption from the prohibition on building a structure seaward of the 
Building Setback Line, the lowest habitable floor of the structure must be constructed at a 
minimum of two-foot freeboard above FEMA’s BEF and any enclosures below BFE may not 
exceed 300 square feet.7 

• The City must ensure that all construction is located as far landward as practicable.8 

• The City must ensure that every attempt has been made to minimize the use of impervious 
surfaces in the area between 350 and 200 feet landward of the line of vegetation.9 

• The City must ensure that construction is designed so as to minimize impacts on natural 
hydrology. Construction shall not cause erosion to adjacent properties, critical dune areas, or the 
pubic beach.10 

 
• The City must ensure that the construction complies with the FEMA-approved local ordinance or 

county commissioners’ court order. 11 
 

• If a material change has occurred on site since the applicant applied for a Dune Protection Permit 
from Nueces County, the applicant must obtain a new or amended Dune Protection Permit from 
the County before construction commences.12  

 
If you have any questions, please contact me at (512) 463-5232 or at michelle.culver@glo.texas.gov. 

 
3 Joint Erosion Response Plan for Nueces County and City of Corpus Christi § III.D.1. 
4 COCC Beach Access Plan § 10-63(a)(1-2) & 31 Tex. Admin. Code § 15.7(g)(1-2). 
5 COCC Beach Access Plan § 10-63(b) & 31 Tex. Admin. Code § 15.7(g)(4). 
6 COCC Beach Access Plan § 10-63(b)(1) & 31 Tex. Admin. Code § 15.7(g)(4)(A).  
7 Joint Erosion Response Plan for Nueces County and City of Corpus Christi § III.E. 
8 Joint Erosion Response Plan for Nueces County and City of Corpus Christi § III.E.2. 
9 Joint Erosion Response Plan for Nueces County and City of Corpus Christi § III.B. 
10 COCC Beach Access Plan § 10-42(2). 
11 31 Tex. Admin. Code § 15.6(e)(3). 
12 31 Tex. Admin. Code § 15.2(46) & § 15.3(t)(4). 

mailto:michelle.culver@glo.texas.gov
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Sincerely, 
 
 
Michelle Culver 
Beach Access & Dune Protection Program 
Coastal Resources Division 
Texas General Land Office 
 
cc:        Yvette Dodd, City of Corpus Christi 
             Juan Pimentel, Nueces County 
             Scott Cross, Nueces County 



February 8, 2021 

Craig B. Thompson 
Project Engineer 
Hanson Professional Services, Inc 
4501 Gollihar Road 
Corpus Christi, Texas 78411 
Via Email: cthompson@hanson-inc.com 

Application for Beachfront Construction Certificate (BCC) for Large-Scale 
Project  
Applicant: Emmons Investments LLC and Craig Thompson, Hanson Inc.  
Case No.: BCC20BD1002  
Site Address: 106 Beach View Estates, Port Aransas, TX 78373  
Legal Description: Beach View Estates, Lot 16, Block 1, access easement, and 
Mustang Island Section 2, 1.4158 acres out of Lot 51, Block 1. 

Good Afternoon Craig Thompson, 

Regarding your request for a Beachfront Construction Certificate (BCC) at 106 
Beach View Estates, Port Aransas, Texas 78373 it is a requirement as per Section 
3.14.3 of the Unified Development Code (UDC) to submit the request to the City of 
Corpus Christi Beach/ Dune Committee. Prior to submittal to the Beach/Dune 
Committee the property is reviewed by City Staff and the General Land Office (GLO). 
GLO’s comments have resulted in further review and revisions to your permit. The 
revisions to your previous submittal are necessary because the development’s site 
has had a landward move of our Line of Vegetation by 40’ resulting in a landward 
migration of our 350’ Building line by 40’ as well.  

The proposed placement of the home is now approximately 40 feet within our 
erosion response line. The Joint Erosion Response Plan (JERP) requests that the 
applicant or developer explore all practicable alternatives to the proposed placement 
of the home. In this case, you and your applicant have requested an exemption to 
our implied “prohibition” of development landward of the 350’ erosion response line. 
Under Section (III.E.) of the Erosion Response Plan, City Staff is recommending 
exemption from the prohibition of building seaward of the 350’ Building line if the 
following are met: 

The applicant is agreeing to the following criteria for an exemption: 

A. Sealed – Plans for the structure, sealed by a P.E. 
a. Freeboard – A minimum of 2’ freeboard above the FEMA’s BFE to the

finished floor elevation;
b. Enclosures – No enclosure exceeding 300 sq. ft. below the BFE;
c. Design Standards – Consistent with ASCE 24-05;

mailto:cthompson@hanson-inc.com
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 January 28,2021 
 
Craig Garrison, Planning Technician 
Zoning │ Development Services 
2406 Leopard Street 
Corpus Christi, TX  78408 
 
Re: Exempted Property Application – No Practicable Alternative 
 106 Beachview Estates 
 
Mr. Garrison, 
 
As we have previously discussed and as allowed within the Joint Erosion Response Plan (JERP), 
this letter is to request that the City recognize 106 Beachview Estates as an exempted property. 
Recent erosive events from Hurricane Hanna have caused a major shift on the vegetation line, 
and thus 350’ building line, nearly 40’ landward and reduced the practicable building area to an 
almost unusable size and configuration, especially with regard to adjacent lots.  Section III.D.1 
Properties Where There is No Practicable Alternative of the JERP states “practicable means 
available and capable of being done after taking into consideration existing building practices, 
site alternatives, and the footprint of the structure in relation to the area of the buildable 
portion of the lot and considering the overall development scheme for the property.” 
 
Lot 106 Beachview Estates appears to be an appropriate property for this exemption.  The 
existing platted lot dimensions and configuration limits placement of habitable structures to the 
general location as identified in the original permit application.  Additionally, the HOA has 
written a letter indicating it’s desire to see this lot developed with a similar pattern as the other 
three beachfront lots within the subdivision.   
 
Section III.E Construction Requirement for Exempt Properties of the JERP indicates that where 
an allowance is made for placing habitable structures seaward of the building line the City will 
require the following conditions of construction or a reasoned justification for a variance: 

1. Sealed Plans – Plans for the structure, sealed by a P.E., providing evidence of the 
following: 

i.  Freeboard – A minimum of 2’ freeboard above the FEMA’s BFE to the finished 
floor elevation; 

ii. Enclosures – No enclosure exceeding 300 sq. ft. below the BFE; 
iii. Design Standards – Consistent with ASCE 24-05; 
iv. Relocatable Structures – It was discussed that the City would be willing to 

consider a variance for this provision; 
v. Hydrology – Construction shall be designed to minimize impacts to the existing 

hydrology. 

2. Location of Construction – Location of all construction should be landward of the 
landward toe of the foredune ridge and as far landward as practicable. 

 







December 16, 2020 
Mike Emmons 
Lot 16, Beach View Estates 
 
Dear Mike, 
   
Thanks for the call last night and the update on your permit status.  With regard to our feedback as to 
perhaps moving your house significantly further away from the ocean, the Beach View Estates (BVE) 
HOA/ACC believe such a change would not be consistent with the intended use of Lot 16 and would 
negatively impact the appearance, enjoyment, and property values of the BVE community as a 
whole.  We will support your efforts in any way we can to continue forward with your existing 
construction plans that the HOA/ACC has already thoroughly reviewed and approved. 
  
Here are a few key points regarding the existing approval by the HOA/ACC of your previously submitted 
house plans that you might take into consideration… 
  

1. You approached the HOA, and the ACC specifically, in 2019 many months before you actually 
purchased the lot – you had Lot 16 under a purchase contract option for quite some time to 
ensure you had sufficient time to perform your due diligence to make sure you could build what 
you wanted.  The HOA/ACC answered questions and clarified details to assist you in that 
process. 

2. You purchased Lot 16 in early May 2020 and notified the HOA of your status as the new Owner. 
You then submitted your house construction plans to the ACC in the following weeks with 
various back-and-forth iterations and several changes to address ACC feedback on our 
requirements. 

3. On June 11 the ACC granted Initial Approval for the construction of your home, with final 
approval waiting on 1) details of exterior colors, and 2) a copy of the building permit issued by 
the city of CC. 

4. At your request, all 3 members of the ACC met with you on-site on the morning of June 16, 2020 
to walk the property together and discuss your plans face-to-face to make sure everyone had a 
shared understanding of the placement of your home, driveway, elevations, and golf cart dune 
walkover (along with the required easement grant to the HOA for the new dune walkover).   

5. The oceanfront lots in BVE are flagship “anchor” properties for our subdivision.  They are, by far, 
the most expensive Lots in BVE and as such their appearance and use/relationship to and for the 
community is very important because their use impacts the value of all properties in BVE.  As 
such, these Lots, in particular, require very careful consideration by the HOA/ACC.  The 
placement, appearance and use of a home on Lot 16 is important - not only from the 
perspective of its placement and appearance with regard to our private road and the direct 
views of the dunes/beach frontage from the other homes within the subdivision, but also from 
the perspective of its placement and appearance with regard to our private boardwalk(s) and 
from the beach frontage itself (which the HOA also owns) and the ocean looking back at the 
community. 

6. Half of oceanfront Lots in BVE already have homes built that are placed in a very similar location 
and orientation in a consistent manner. The intended use of Lot 16 is to essentially be a mirror 
image of the existing home on Lot 19 in terms of placement and orientation. 

 



In summary, the ACC would likely not approve house plans that involve a significant change in 
placement and/or orientation from your previously submitted plans that the HOA/ACC has already 
reviewed in detail and approved.  The ACC is charged with maintaining uniformity and consistency in the 
appearance and intended use of all homes in BVE in order to maximize enjoyment and protect the 
property value/investments of all BVE Owners.  The ACC would not be supportive of a home on Lot 16 
that is inconsistent with its intended use and inconsistent in placement and orientation with the other 
existing oceanfront homes in our subdivision. 
  
  
Best regards, 
On behalf of the BVE HOA/ACC committee, 
 
Ron Wolfe 
Secretary and Treasurer 



 

TBPE  F I RM  NO .  F -355  TBPLS  No .  F -100395-00  

Hanson Professional Services Inc. 
4501 Gollihar Road 
Corpus Christi, TX 78411 
(361) 814-9900 
Fax: (361) 814-4401 

www.hanson-inc.com 
 

 

 
 



 

TBPE  F I RM  NO .  F -355  TBPLS  No .  F -100395-00  

Hanson Professional Services Inc. 
4501 Gollihar Road 
Corpus Christi, TX 78411 
(361) 814-9900 
Fax: (361) 814-4401 

www.hanson-inc.com 
 

 

 
 



 

TBPE  F I RM  NO .  F -355  TBPLS  No .  F -100395-00  

Hanson Professional Services Inc. 
4501 Gollihar Road 
Corpus Christi, TX 78411 
(361) 814-9900 
Fax: (361) 814-4401 

www.hanson-inc.com 
 

 

 




























