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ReinvestmentZoneNumberTwoCityofCorpusChristiTexasFebruary252003ProjectPlanandReinvestmentZoneFinancingPlanIntroductiontoTheProjectandFinancePlanGeneralBackgroundAsrequiredunderthcTaxIncrementFinancingActChapter311TexasTaxCodetheTWActtheBoardofDirectorstheZoneBoardofReinvestmentZoneNumberTwoCityofCorpusChristiTexastheZonehaspreparedthisProjectPlanandReinvestmentZoneFinencmgPlanthePlanTheCityCounciloftheCityofCorpusChristTexastheCityandtheZoneBoardmustbothadoptthisPlanThcPlanincludesinformationconcerningproposedlandusesanddevelopmentestimatedprojectandnonprojectcostsandadminisWativcxpensesengineeringstudiesproposedfinancingandeconomicfeasibilitydataandpropertyappraisaldataThePlanincludesfinancingOfthcZonesportiofioftheNorthPadreIslandStormDamageReductionandEnvironmentalRestorationProjecttheProjectThisPlansetsoutthedetailsofthctaxandeconomicbenefitsderivedfxomdevelopmentoftheProjectSitethescopeofthcProjectandthefinancingstrategforfundingofProjectcoststhroughthcissuanceofbondsCompletecopiesofthcPlanincludingarortattachedtothisPlanasExhibitAentitledForecastofPotentialTIFRevenueFlowsonNorthPadreIslandpreparedbyEconomicsReseahAssociatesERAwhichconstitutestheeconomicfeasibilitystudyrequiredbytheTIFActareavailablefixmtheCityofCorpusChristiTexas1201LeopardStreetCorpusChristiTexas78401AttentionCitySecretaryNorthPadreIslandStormDumageReductionandEnvironmentnlRestorationProjectTheProjectisaprojectoftheUSArmyCorpsofEngineerstheCorpstodredgeandchannelizoareopenedwaterwayPackeyChannelbetweentheLagunaMadreIntracoastalWaterwayandtheGulfofMexicoInadditiontothePackeryChanneltheProjectincludesconstructionbytheCorpsoftwo1400footjettiesparallelingthePacketyChannelOfthetotal30000000projectedcostoftheProjecttheCityasProjectsponsorhasagreedtopay105millionTheremainingProjectcostsaretobepaidbytheUnitedStatesGovernmentTheCityhascreatedtheZoneforthepurposeofraisingfundsneededtoprovidetheZoneProjectcoststhroughtheissuanceofbondsbyriteNorthPadreIslandDevelopmentCorlxrafientheIssueanetforprofitlocalgovernmentcorporafionItwasestablishedbythcCityundertheprovisionsofChapter431TexasTransportationCodeandthogenerallawsoftheStateofTexastoaidassistandactonbehalfofthoCityintheperformanceofthcCitysgovcamentalfunctionsandtoprovideameansoffinancingccFtainProjectcostsinconnectionwiththeZoneTheCorpswasdirectedbytheCongressoftheUnitedStatesCongresstocarryoutaprojectforecosystemrestorationandstormdanmgereductionatNorthPadreIslandTheProjectwillextendtheexisfinapproximntdy26milesportionofthcPackvyChannelanadditional09mileTheProjectisdescribedintheEnvironmentalImpnctStatementELSasnrcthebenefitsandimpnctstobeexpectedfromtheProjectErosionofthebeachinfrontoftheseawalljustsouthoftheboundarybetweenMustangandNorthPadreIslandsiscausingalossofrecreationalbeachDredgingPackeayChannelwouldprovidesandfornourishmentofthebeachandaneniargedbeachwouldreduecpotentialfuturestormdanmgeAProjectStudyPlanpreparedbytheCorpsin1999examinedthreealtenuitivesitesincludingPackelyChannelThreediffertchannelwidthsunderthreediffelentsalinityregimeswerealsoxllminodtodetorthoenvironmentalbenSitsofanopiningbetweentheLagunaMadreandtheGulfofMexicoTheenvironmental



benefitsofallalternativeswereessentiallynegligibleThefinalElSwillbeavailableuponpublicationbytheCorpsfromtheCityofCorpusChiistiTexas1201LeopardStreetCorpusChristiTexgas78401AttentioncitySeeraryTheProjectisaprojectforecosystemrestorationandstormdamagereductionconsistingofajettiedentrancechannelmainchanneldredgedtoarequireddepthof14feetandabottomwidthof116feetuptotheTexasHighway361bridgescourprotectionfortheexistingbridgeconcretebulkheadsonbethsidesofthemainchannelcreatingthreeplacementareastocreateshallowwaterhabitatcontinuingwithasmallerchannelalongtheexistingalionmentofPacketyChannelfromthehighwaybridgetotheGulfInUacoaqalWaterwsydredgedtoarequireddepthof7feetandbottomwidthof80feetinstallationofa30tachHDDPEpipeforasandbypasssystembeachnourishmentonthebeachsouthofthechannelandmiscellaneousutilityremovalsandrelocationsTheProjectconsistsofdredginga134footwidechanneltoconnecttheexistingPackeryChanneltotheGulfofMexicotoa12footdeepauthorizeddepthrequiringaninitialdredgedepthto14footanddroingthexistingchanneltoadepthof7feetmeansealevelandawidthof80feetThetotallengthoftheproposedchannelfromtheGulfendofthejettiestotheGulfIntracoastalWaterwayisapproximately18500feet35milesApproximately801200cubicyardscyofmatexialwillbedredgedduringconstructionmostofwhich646000cywillbeplacedonthebeachsouthoftheproposedjettiesplacementareaPA4SforstormdamagereductionmfrontoftheexistingconcreteseawallSandymaintenancematerialfromthechanneleastoftheSH361bridgewillbeusedforbeachnourishmentandasandbypasssystemwillbedesignedtomoveaccumulatedsandfromlongshoredrifttothedowndriftsideofthejettiesApproximately15000cyofestimatedmaintenancedredgingeveryfiveyearswillbeplacedinanuplandsiteTheProjectistobeconstructedbytheCorpsunderaproposedProjectCooperationAgreementbetweenTheDepartmentoftheArmyandtheCitytheProjectContractTheProjectContracthasnotbeenapprovedbyeithertheCorpsortheCitybuttheCityexpectsexecutionoftheProjectContractbybothpartiesbySpring2003ThePlancallsfortheremainderoftheapproximately195millionneededtocompletetheProjecttobefundedbytheUnitedStatesGovernmentundertheProjectContractAsofFebrumy252003Congresshasappropriated40millionforProjectconstructionbutisundernoobligationtoappropriatetheremainderofitsshareofProjectcostsOncetheinitialProjectiscompletedtheCitywillincurcostsofmaintenancedredgingofPackeryChannelasdescribedaboveItisanticipatedthatuponcompletionoftheinitialProjectthcestimatedmaimenaneedredinogwillcommencein2008andtheestimatedcostofsuchmamtenaneedredginginthatyearwillapproximate350000ThccostsofthemaintenancedredgingareintendedtobepaidbytheZoneeitherfromtaxmutcollectionsproceedsfrombondsacombinationofthosetwosourcesorothermoneysmadeavailabletothcCityortheZoneforsuchpurposeSecondarydevelopmentwithintheZonethatincludespublicmiprovemantsisbeingproposedbytheCityaslocalsponsorSeeondarydevelopmentincludesproposedparkamenitiesthatoncompassapproximately142acresprovidingaccesstoPackmyChannelthobeahaliathejettiespassengerandrecreationalvehicleparkingwalkwaysstroomsandvendorfacilitiesThelocationoftwopotentialCityparkareasisproposedalongtheareanearesttheGulfofMexicoreachofPackeryChannelTheProjectthemaintenancedredgingofthePackeryChannelandthepublicimprovementsassociatedwiththeproposedsecondarydevelopmentarefoundtobeProjectCostsassuchtermisdefinedintheTIFActTheProjectContractTheProjectistobeconstructedbythcCorpsundotheProjectContractTheProjectContracthasnotbeenapprovedbyeithertheCorpsortheCitybutthcCitycxpeetsexecutionofthoContractbybothpartiesbySpring2003UndertheProjectContracttheCorpssubjecttoreceivingfundsappropriatedbyCongressandusingthe2



fundsexpectedtoboprovidedbythcCitythroughtheIssuerwouldagreetoexpeditiouslyconstrutheProjectTheProjectContractreconizesthatCongressionalappropriationstodatearelessthantheamountoffederaifundsrequiredforcompletionoftheProjectndthatmtheeventinsufficientfundsareappropriatedforthcfederalgovernmentsshareofProjectcoststhenProjectconstructionwillbesuspendedortheProjectContractterminatedThefederalgovernmentexpresslymakesnocommitmenttoseekadditionalfederalfundsfortheProjectTheCitywouldagreetocontribute35ofthetotalProjectcostsatleastfivepercentofwhichmustbcconlributlincashwiththeremainderbeingthcappraisedvaiucofcashorlandscasementsrightsofwayandsuitableburrowanddredgedorexcavatedmaterialdispnsalareasTheCitymustdeposititsshareofprojectedfinancialobligationsforconstructionthroughthcfirstfiscalyearofconstnionwithin45daysofnotifromttCorpsForeachsubsequentyearthcdslnsitmustbemadenolaterthan60dayspriortothebeginningofthcfiscalyearTheProjectContractobligatestheCitytooperatemaintainrepairreplaceandrehabilitatetheentireProjectatnocosttothefodelalgoviiRlentThoCityisseekingtrallsfgrofaportionofthemalntenalleecosttothBCorpsbutatthistimenoprovisionhasbeenmadforpaymentofongoingmaintenancecostsFundingofamaintenanceservefromproclsofanadditionalseriesofTaxIncrementContractRevenueBondsiscontemplatedbythisPlanbutthereisnoassurancethatamaintenancereservewillbetimdnoristhereanyguaranteethatiffundadthemaintenancereservewouldbeadequatetopaycostsofongoingmaintenanceReinvestmentZoneNumberTwoCityofCorpusChristiTexasThcZonewasceatedbytheCitypursuanttothcTIFActtofacilitatedcvclopmantoftbelandwithintheboandariesofthcZonea194701acreparcellocatedentirelywithintheCityandthcCountyTheZonebacamecffeetiveonNovember142000andwilltaminateunDecember312022oratanearliertimedesignatedbysubsequentordinanceoftheCityoratsuchearliertimethataHZoneProjectCoststaxincrementbondsandthetonalltaxincrnentbondshavebeenpaidinfullthedurationofthcZoneThcZoneislocatedonPadreIslandandintersectedbyStateHighway361andParkRoad22leadingfromthJohnFKennedyCauseavayAmapshowingtheexistingusesandconditionsofrealproptyintheZoneisattachadtothisPlanasExhibitBAmapshowingthcproposedimprovementstoandproposedusesoftherealpropertyintheZoneisatChedtothisPlanasExhibitCPursuanttotheT1FActtheordinanceoftheCityestablishingtheZonealsoestablishedaBoardfortheZoneTheZoneBoardconsistsof12personswithonememberfromeachParticipantotherthantheCityandtheremaindebutnotlessthan10appointedbytheCityNamePositionSamnelLNealPresidentVicePresidentJaviarDCohncucroMemberBnmtChesneyMemberRgxKinnivonMemberJohnLongoriaMemberJesseNoyolaMemberMarkScottMemberGabrielRivasMemberCaiJenninMllbelRielmrdPittmanMemberJohnLaRueMemberAooointedBvCityofCorpusChristiNuecesCountyCityofCorpusChstiCityofCorpusClisCityofCorpuChristiCityofCorpusChristiCityofCorpusChristiCityofCorpusChristiI1MarCollegeNueeesCountyHospitalDistrictFlourBluffIndqalentSchoolDistrictPortofCorpusChristiAuthority3



ExistingLandUseExistinglanduseswithintheZoneconsistoffightcommercialdevelopmentmixedresidentialdevelopmentvacantunimprovedlandandnondevelopablelandincludingwaterwaysroadwaysandparksTheCityhasestimatedthefollowingcurrentusagewilhinthcUseAcresVacant8571718WaterArea4478253Park3845719RightofWay1582465Commercial336232MediumDensityResidential344813PublicSemiPublic90187HighDensityResidential77001ProfessionalOffice60570LightIndustrial65105LowDensityResidential18075TotalL9470138InfrastructureRequirementsforDevelopmentItistheCityspolicythatinfrastructurerequiredfornewdevelopnmtwithinthoZonewillbetheresponsibilityofeachlandownerordevelopersimilnrtoanyotherdevelopmentthatoccursintheCityThewastewatartreatmentplantandminkmaincollectionsystemisinplaceandisofsufficientcapacitytoaccommodatenewdevelopmentandsufficientfxeshwatersupplyisavailabletoserveanticipateddevelopmentwithintheZoneTherearegenerallyroadsandstreetsthroughouttheZonethoughindividualtractsmayrequireadditionalstreetconstructionsewercollectionlinesorwatersupplylinesfordevelopmentTheCitypaysforoversizeandradepthcostsassociatedwithwaterandwastewatarextensionsthataredesignedtoservicepropertyoutsideorbcyundtheownarsdevelopmentThcCityparticipatesinstreetdevelopmenttopaytheaddilienalmforextrawidthassociatedwitharterialstreetsorcollectorsthataredesignedtobeexudedbeyondthedeveloperspropertyTheCityalsopaysforthccostsofbridgesandculvertstoextendstreetsbcyondthedeveloperspropertyUndevelopedLandWithintheZoneApproximately857acreswithintheZoneareunimprovedorunderdevelopedlandTheCityanticipatesthatsuchunimprovedlandwillbedevelopedforresidentialandlightcommercialusecomistentwithinexistingusesandadditionaldevelopmentmustoccurbeforetheIssucanprovideforthepaymentofadditionalTaxIncrementContractRevenueBondsharinaflardefinedrequiredforcompletionoftheProjectwithoutadverselyaffectingtheIssuersabilitytopaydebtserviceontheSeries2003BondshereinafterdefinedNorepresentationismadeinthisPlanwithrespecttotheultimatedevelopmentofsuchpropertyProjectCostsAdetailedlistingoftheproposedpublicworksandpublicimprovementstobeundertakenintheZoneshownbykindnumberandlocationandtheProjectcostsoftheZoneincludingwithoutlimitationthecostsoftheinitialdredngofPackeyChannelthemaintenancedredgiilgcostssecondazyProjectcostsadminihveXSofthZoneandothernonprojectcostssuchaswatersupplyimprovementsandroadsthatarenotintendedtobefundedthroughtheoperationoftheZonearesetforthinExhibitDTheestimaUxiamountofbonded4



indebtectzsstobeincumdtopayinitialProjectcostsandthetimingofwhenrelatedcostsandmonetaryobligationsforimlenlntingthisPlanaretobeincurredsetforthinExhibitDTheCitycurrentlyestimesthatthetotalnmountofIssuerdebtnssarytobeissuforcompletionofinitialProjectcostswillnotexceedSI2000000SecondarydevelopmentimprovcmentsarctobcfinancedasfundingbecomesavailablefromsurplustaxincrementsorbondsTheCitycunoenflyestimatesthetotalamountofIssuerdebtthatmaybeissuedforsecondmydevclopmentswillnotexceed3000000ThePlanofFinanceTheCityhascreatedtheZoneforthepurposeofraisingfundsneededtoprovidetheCitysshareoftheProjectcostsandthcSeries2003BondshereinafterdefinedarethcfirstinstallmentofIssuerbondstobeissuedforthatpurposeTheCitytheCountyDelMarCollegeajuniorcollegedistrictandpoliticalsubdivisionoftheStateofTexastheCollegeandNuecesCountyHospitalDistrictahospitaldistrictandpoliticalsubdivisionoftheStateofTexastheHospitalDistricteachhaveagreedtodeposittotheTaxIncrementFundestablishedfortheZonetheTaxImacantFundcertaintaxcollectionsarisingfromtheirrespectivetaxationoftheincreaseifmayintheappraisedvalueofrealpropertylocatedintheZonesinceNovember142000bereinatdefinedastheDedicatedTaxIncrementsthroughtheearlierofDecember312022orthedateonwhichanyoutstandingobligationspayablefromtheDedicatedTaxIncrementsarefinallypaidTheCityhasenteredintoseparateinterlocalagreementstheInterlocalAgreementswiththeCountytheCollegeandtheHospitalDistxictwhichsetsforthamongotherthingstheagreementoftheCityandCountyCollegeorHospitalDistrictasapplicabletopaytotheIssuertheDedicatedTaxIncrementstheContractTaxIncrementsThebondstobeissuedtofundProjectcostsaretobepayablesolelyfromtheContractTaxIncrementsandcexlainotherfundsondepositwithJPMorganChaseBankHoustonTexastheTrusteeorwhichmaybedepositedwiththeTrusteeinthefuturetogetherwithearningsandinvestmentsthereonthePledgedRevenuesTheCitytheCountytheCollegeandtheHospitalDisicteachreferredtoindividuallyhereinasaPaicipanfandcollectivelyrefeaxedtoastheParticipantshaveagreedtodeposittotheTaxInerememFundtheDedicatedPursuanttotheTIFActataxingunitstaxincrementforayearaTaxIncmentistheamountofpropetytaxesleviedbytheunitforthatyearonthecapturedappraisedvalueofrealpropertytaxablebytheunitandlocalinareinvestmentzoneTaxInerernentsdonotresultfromanyincreaseintheappraisedvalueofpersonalpropertysuchasequipmentorinventorytaxablebytheunitandlocatedinareinvestmentzoneTheTIFActdefinescapturedappraisedvalueCapturedAppraisedValneasthetotalappraisedvalueofallrealpropertytaxablebytheunitandlocatedinareinvestmentzonelessthetaxincrementbaseoftheunitThetaxincrementbaseofataxingunittheTaxIncrementBaseisthetotalappraisedvalueofallrealpropertytaxablebytheunitandlocatedinareinvesmaentzoneforthcyearinwhichthezonewasdesignatedInthecaseoftheZonetheTaxIncrementBaseisthetotalappraisedvalueofallrealpropertyintheZonetaxablebytherelevantanicipaatsasofJanuaryl2000TaxIncrementsresultonlyfromCapturedAppraisedValueintheZonewhichconsistsof19470138acsapproximately5428184ofwhichispubliclyownedandnot0ubleExhibitAshowsatheTaxIncrementBaseoftheZonebthecurrentasofthedateofthisPlantotalappraisedvalueoftaxablerealpropertyintheZoneandctheestimatedcapturedappraisedvalueoftheZoneduringeachyearofitsscheduledexistencePursuanttoseparateInterlocalAgreementsbetweentheCityandenehoftheCountytheCollegeandtheHospitalDistrictrespectivelytheInterlnealAgreementsthePaxiieipontshaveagreedtodepositallorapordunoftheirTaxIneremetotheTaxInerementFundTheCitytheCountyandtheHospitalDistricthaveagreedtodeposittotheTaxIncrementFund100oftheirtaxcollectionsonCapturedAppraisedValueinthe5



ZoneforcachtaxyearthattbeZoueremainsinaxistenceceflmaencmgintaxyear2000TheCollegehasagreedtodeposittotheTaxIncrementFund100oftheitsTaxIncrementsforthefirstfiveyears20002004oftheInterluealAgreement80forthesixthyear200560oofortheseventhyear200640fortheeighthyear200720fortheninthyear2008andnonethereafrTheamountstheParticipantshaveagreedtodeposittotheTaxIuenentFundarereferredtohereinastheDedicatedTaxIncrementsTheobligationsoftheParticipantstopayDedicatedTaxIncrementsintotheTaxInerementFundaresubjecttotherightsofanyoftheholdersofbondsnotesorotherobligationsthathavebeenorarebereafrissuedbyaParticipantthatarepayablefromandsecuredbyagenerallevyofadvaloremtaxesthroughoutthetaxingjurisdictionofthatParticipantNorthPadreIslandDevelopmentCorporationTheIssuerTheIssuerisanotforprofitlocalgovemaentcorporationandwasestablishedbytheCityundertheprovisionsofChapter431TexasTransportationCodeandthegenerallawsoftheStateofTexastoaidassistandactonbehalfoftheCityintheperformanceoftheCitysgovernmentalfunctionsandtoprovideameansoffinancingcertainProjectcostsinconnectionwiththeZoneItisgovernedbyaBoardofDirectorswhosemembersareappointedbytheCityCouncilOnDecember172002theCityCounciloftheCityappointedallofthemembersoftheCityCounciltoserveasmembersoftheCorporationTheBondsItisanticipatedthatthreeseriesofbondswillbeissuedbytheIssuertofinancetheinitialcostsoftheProjectThefirstseriesofbondsisanticipatedtobeissuedinthespringof2003theSeries2003BondsincooneetionwiththeimplenentafionofthisPlanShouldbondsbeissuedtofundthecostsofmaintenancedredgingitisanticipatedthatfundsforsuchusewouldbeincludedinthcthirdseriesofbondstobeissuedTheSeries2003BondsarethefirstissueofbondstheTaxIncrementContractRevenueBondstobeissuedbytheIssuerTheTaxIncatContractRevenneBondsincludingtheSeries2003BondsaresecuredbytheIssuerspledgeofpaymentstobereceivedpursuanttoaTriPartyAgreementamongtheCitytheZoneandtheIssuetheTriPartyAgreementUnderthatagrcementtheContractTaxInerememswillbepaidintothaTaxInerementFundattheCitysdepositoryTheBondswillfundaportionoftheCitysshareoftheProjectCostsCompletionoftheProjectwillrequireadditionalfundingwhichcurrentlyisanticipatedtobeprovidedthroughtheissuanceofadditionalbondsbytheIssuersecuredfromDedicatedTaxInerementsonparitywiththeBondsSecondadevelopmentiovementsmayalsobefinencedfromadditionalbondsFortheIssuertobeabletorepoysuchadditionalbondssubstantialgrowthmthetaxablevalueswithintheZonemustoccurandthereisnoguaranteethatsuchgrowthwillhavebeenaccomplishedpriortothetimingoffundingtheranainingphasesofthedevelopmentandcompletionoftheProjectGrowthintaxablevalueswithintheZoneisdependentonfuturedevelopmentofadditionaltaxableimprovementsVChiletheCityexpecthatsuchadditionalimprovelnentswillbeconstructedifthePackaryChanneliscompletedthereareapproximately1838tractsoflandwithintheZoneownedbyapproximately1054differentownersandneithertheIssuernortheCityhasanyagreemtwithylandownerforeonstracfienofimprovementswithintheZoneorknowledgethatanylendownerstocenstmetadditionalimprovenngWithoutfuturedevelopmentwithintheZonetherecanbenoguaranteeofadditionalDedicatedTaxIncremantssufficienttopaydebtserviceonbondsissuedtofinancetheProjectAprojectionoftheProjectcoststobefundedwithbondproceedsandthesizingofthebondissuestofundthoseProjectcostsissetforthinExhibitDTheTriPartyAgreement



TheCitytheZoneandtheIssuerwillenterintothcTriPartyAgrementPursuanttotbeTriPartyAgreementtheIssuerwillpmvidcminmanagementandadminislrativesvicesfortheZoneTheIssuerisauthorizedtoissuebondsorenterintootherobligationstoberepaidfromContractTaxIncrementsbutonlywiththeapprovaloftheCityCouncilTheIssueragreestousallContractTaxIncrementsinammmerconsistentwiththePlanTheTriPartyAgreementprovidesfordutiesandresponsibilitiesofthcCitywithrespecttoDedicatedTaxInenmtsandprovidesfordutiesendresponsibilitiesofthcZonewithrespecttoDedicatedTaxIncrementsThcDedicatedTaxIncrvmcntsarctobedepositedwhenreceivedintotheTaxIncrementFundTheCityandthcZonewillcovenantandagreethattheywillcontinuouslycollecttheDedicatedTaxIncrementsfromthePmlicipantsinthemannerandtothemaximumextentpermittedbyapplicablelawTothcextenttheCityandZonemaylegallydosotheyalsowillcovenantandagreethattheywillnotpermitareductionintheDedicatedTaxIncrementspaidbytheParticipantsThcCitywillcovenantandagreetoannuallylwyassessandcollectitsadvaloremtaxesintheZoneTheCityandtheZonewillagreetopaytotbeIssuertheContractTaxIncrementsinconsiderationfortheIssuerfundingcertainoftheProjectcostswiththeproecedsoftheTaxIncrementTheobligationsoftheCityandtheZonetopayContractTaxIncrementsshallbesubjecttotheTriPartyAgreementandtherightsofanyoftheholdersofbondsnotesorotherobligationsthathavebeenorarehcreaflrissuedbytheCitytheCountytheCollegeortheHospitalDistrictthatarepayablefromandsJredbyagenerallevyofadvaloremtaxesthroughoutthetaxingjurisdictionoftheCityCountyCollegeorHospitalDistrictItisanticipatedthatthemtcrestsoftheIssuerintheTriPartyAgreementwillbeassignedtotheTrusteefortheTaxIncrementContractRevenueBondsunderthetmsoftheIndenturepursuanttowhichsuchTaxIncrementContractRevenueBondsaretobeissuedTheTHPartyAgreenaentmaybeamendedwiththemutualconsentofthepartieshoweveranyamendmentmustbeaccompaniedbyanopinionofcounseltotheIssuertotheeffectthatsuchamendmentwillnotmateriallyimpairtherightsoftheownersofthcIssuersbondsorocroutstaxlingobligations7
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PROJECT
PROJECT            
BUDGET

 EXPENSES 
TO DATE 

PROJECT 
STATUS

1 Packery Channel South Parking Lot Improvements   
This project consisted of the demolition of existing facilities, construction of
approximately 11,500 square yards of new flexible pavement, parking lot, two concrete
driveways, minor water and wastewater improvements, landscaping improvements,
lighting improvements, and concrete pedestrian ramp.                                                                                                          

$640,447 Completed                   
March 2006

     Projects Include:
          Packery Channel Monitoring FY 2008-2009 Complete
          Packery Channel Monitoring FY 2009-2010 Complete
          Packery Channel Monitoring FY 2010-2011 Complete

2 Packery Channel South Parking Lot, Landscaping Phase 2
This project consisted landscaping and irrigation improvements to the newly constructed
300-space parking area including the construction of new planting islands with mexican
fan palms, sea grape trees, decorative rock and irrigation.

$145,461 Completed                  
March 2008

3 Packery Channel Boat Ramp Parking Lot / Access Road
This project consisted of the construction of approximately 17,000 square yards of
HMAC flexible pavement parking facility adjacent to the existing Packery Channel Boat
Ramp; construction of an access road and related signage and pavement markings,
and the installation of 1,000 square yards concrete reinforced pavement adjacent to
boat ramp, concrete bollards; minor drainage improvements; 3,500 linear feet of
electrical conduits; and minor landscaping.

 $1,053,176 total 
project cost.                                                                                              

$549,216 from 
TIRZ #2 

Completed                   
July 2009

4 Packery Channel Boat Ramp Dredging
This project consisted of dredging approximately 17,800 cy of the Packery Channel
Boat Ramp and adjacent area. The work included environmental control measures to
prevent erosion and allow for discharge of water from the dredging operations to
discharge into the surf of the Gulf of Mexico. Minor amount of stone were installed at
the boat ramp to enhance shoreline protection.

$431,377 Completed          
April 2010

5 Packery Channel South Parking Lot Restroom (Phase 1)

This project included the construction of restroom facilities at the South Parking Lot at the beach
seawall on Windward Drive. The project included separate men and women facilities to with
showers, toilets, changing stations, outdoor seating area, and native landscaping.

$460,743 Completed      
July 2010

6 Packery Channel Parking Lot and Overlooks (Phase 2)
This project consisted of improvements along the north and south sides of Packery Channel
including seven overlook structures, parking lot, access road, pedestrian walkways, storm water
structures lighted bollards with electrical receptacles, lighting, landscaping, concrete benches and
repairs to shoreline structures.   

$2,869,224 Completed 
March 2012

7 Packery Channel Aids to Navigation / Signage

This project consisted of lighting improvements to Packery Channel as required for safety and 
security along with signage to mark no wake zones. Per ISAC, additional funds needed to replace 
signs following Hurricane Harvey.

$64,500 Completed 
December 2012

7a Packery Channel Aids to Navigation / Signage - Hurricane Harvey Repairs
Per ISAC, additional funds needed to replace signs completed in Project 7 following Hurricane 
Harvey. 

Revised 2/20/18
$65,000 $7,166 Completed

 April 2019

PROJECTS WITH FUNDS FROM TAX INVESTMENT REINVESTMENT ZONE #2 
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8 Packery Channel Restroom Facilities (Phase 3)

This project consists of the purchase and installation of a mobile restroom on the north side of the
Packery Channel and adjacent parking lot. The project also includes turn-around and connector
to Zahn Road. A mobile trailor restroom on the south side of Packery Channel with wastewater lift
station and wastewater 2-inch force main (approximately 2,500 linear feet long) is also being
planned. Priority Item. P&R recommends self contained, solar powered mobile units to be placed
at Packery Channel Parking Lot, end of Zahn Road and on South side of PC (at a location yet to
be determined) Build and Install portable restroom shelters to hold portable restroom units at
various locations. Build and Install Portable Shower units on the North and South side of Packery
Channel. Board approval of 4 portable restroom facilities at $65,000 each plus 20% contingency
and shower facilities at $100,000 total.

 Revised 2/13/2018 
$412,000 $402,000

Solar Powered 
Units: Complete.

Showers: Partial 
Water line installed 
Spring '18. Waiting 

on BCC permit.

9 Packery Channel Ramps to Jetties (Phase 4)

This project includes ADA beach access on the north side and the south side or the channel to
provide access from the beach to the restroom, lookouts and parking lots. This project will include
the ADA approved mobi-mats on the north side and the south side of Packery Channel to provide
access from the beach to the restrooms, lookouts and parking lots. This project was designed as
part of the Phase 2 project for parking and overlooks. Priority ITem: P&R recommends a new
design for structures since the GLO will not approve construction of parking lots on the beach. For
Mobi-Mats per ISAC recommendation.

 Revised 2/20/18
$35,000 $8,979 Complete

10 Packery Channel Dredging and Beach Nourishment - 2012
The project consisted of dredging approximately 264,300 cubic yards of beach quality material
from within Packery Channel and placement of the dredged material as beach nourishment along
the Gulf shoreline to the south of Packery Channel, and 15,000 cubic yards of sand from the north
to south end of the N. Padre Island Seawall. Dredging schedule to be determined by results of
annual study of channel.

$1,820,843 Last Completed          
March 2012

10a Packery Channel Dredging and Beach Nourishment - 2020

The project consisted of dredging beach quality material from within Packery Channel and
placement of the dredged material as beach nourishment along the Gulf shoreline. Dredging
schedule to be determined by results of annual study of channel.

$350,000
In permitting 

process. Waiting to 
hear from USACE.
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PROJECT
PROJECT            
BUDGET

 EXPENSES 
TO DATE 

PROJECT 
STATUS

PROJECTS WITH FUNDS FROM TAX INVESTMENT REINVESTMENT ZONE #2 
CITY OF CORPUS CHRISTI

RECOMMENDATIONS FOR APPROVAL JUNE 10, 2019

11 Packery Channel Pavilion (Phase 5)

This project includes the pavilion expansion adjacent to the north side restroom or north side boat
launch. This will allow the deck area around the restroom and some sitting areas for visitors.
Design will begin in FY 2016 and construction will follow in FY 2017 dependent upon available
funding. P&R recommends further discussion on this item to determine if another amenity would
better suit the area. ISAC recommends Pavillion staged at the boat ramp parking lot as well as
pavillion like structure on north and south side of the jetty.

 Revised 2/20/18 
$250,000

Requesting Addt'l 
$23,000 

Estimated 
completion: Fall 

2019. At 90% 
Design

14 Periodic Survey of Channel Conditions and Shoreline

Packery Channel monitoring began in 2003 by Texas A&M Division of Nearshore Research by the
U.S. Army Corps of Engineers. They ceased monitoring efforts in 2007 and the City assumed
monitoring in 2008. The program includes the collection of bathymetric data in Packery Channel
and the surrounding nearshore, measurement of elevation along the adjacent beach and inland
channel segment (shoreline position), elevation measurements across the Mollie Beattie Coastal
Habitat Community, and measurement of current velocity in the inland channel segment.

Increase from 
$205,000 to 
$286,000

 $1,847,312 
(Lifetime 

Expenses to 
Date) 

 2018 monitoring 
complete. 2019 

Contract Executed 
3/29/19.

15 Packery Channel Revetment Repair
Storm surge, strong currents, and waves from Hurricane Harvey caused damage to the slope 
protection and adjacent appurtenances along the banks of Packery Channel between the SH 361 
bridge and the Gulf of Mexico. Repair concepts will be developed for two alternatives; one to 
return the project to its approximate pre-storm conditions, and another to upgrade the project to an 
improved condition that is more resilient to future storm impacts. The City will procure a design 
consultant through the RFQ process, and the selected firm will prepare the construction plans.  
Post design, construction will be procured.

 Added 2/13/18 
$600,000 $417,027 60% submittal 

under review.

16 Park Road 22 Bridge
On February 21, 2017, the TIRZ #2 board met and approved the amendment of using funds from 
TIRZ #2 to support the construction of two one-way bridges spanning Park Road 22. City Council 
approved this amendment on February 20, 2018. 

Added 2/20/2018 
$4,000,000 $0.00

Waiting for 
developer on 

canals.

17 Beach Crosswalk at St. Augustine & Windward Dr.
Per request of the Island Strategic Action Committee: Traffic improvement on Windward Drive at 
Saint Augustine Drive, for pedestrian crossing on Windward Drive to facilitate access to and from 
Michael J. Ellis Beach. Scope of work includes: crosswalk, access ramps, traffic signs, and 
pavement markings. Estimated costs are $23,000 for the crossing and associated traffic 
improvements; $9,000 for solar powered flashing LED crossing signs.

$32,000 $20,331.00 Completed 
February 2019.

18 Feasibility Study
Per Texas Tax Code Sec. 311.011. Project and Financing Plans. (c) Reinvestment zone 
financing plans must include (3) a finding that the plan is economically feasible and an 
economic feasibility study. $50,000 $33,173 Draft Complete

19 Contingency for all Projects
Project contingency fund for all projects. 

$100,000
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Account

Number        Account Description                                                  

Actual 

Revenues

2016 - 2017

Original

Budget

2017 - 2018

  

Amended

Budget

2017 - 2018

Estimated

Revenues

2017 - 2018

Proposed

Budget

2018 - 2019

Reserved for Encumbrances 910,000$       990,000$       -$                  

Reserved for Commitments 6,082,624      8,260,716      11,957,165    

Unreserved -                   -                   -                   

Beginning Balance 6,992,624$    9,250,716$    11,957,165$   

 Property Taxes

300020 RIVZ#2 current taxes-City 2,055,446$    2,307,516$    2,307,516$    2,307,516$    2,412,597$    

300050 RIVZ#2 current taxes-County 1,037,197      1,164,191      1,164,191      1,164,191      1,171,473      

300060 RIVZ #2 current taxes-Hospital 428,228         480,716         480,716         474,497         488,618         

300110 RIVZ#2 delinquent taxes-City 28,284           20,753           20,753           19,015           18,998           

300130 RIVZ#2 delnquent taxes-Del Mar 20                 -                   -                   1                   -                   

300140 RIVZ#2 delinquent taxes-County 15,268           12,040           12,040           10,384           10,500           

300150 RIVZ#2 delinqnt taxes-Hospital 6,341             4,927             4,927             4,550             4,600             

300210 RIVZ#2 P & I - City 33,489           26,662           26,662           24,958           25,000           

300230 RIVZ#2 P & I - Del Mar 22                 -                   -                   2                   -                   

300240 RIVZ#2 P & I - County 17,108           14,027           14,027           11,723           12,001           

300250 RIVZ#2 P & I-Hospital District 7,108             7,923             7,923             7,180             7,201             

Property Taxes Total 3,628,510$    4,038,755$    4,038,755$    4,024,017$    4,150,988$    

Interest and Investments

340900 Interest on Investments 24,212$         -$                  -$                  78,865$         130,000$       

340995 Net Inc/Dec in FV of Investments (806)              -                   -                   806               -                   

Interest and Investments Total 23,406$         -$                  -$                  79,671$         130,000$       

Interfund Charges

352000 Transfer from Other Fund -$                  757$              757$              757$              -$                  

Interfunds Charges Total -$                  757$              757$              757$              -$                  

Revenue Total 3,651,917$    4,039,512$    4,039,512$    4,104,445$    4,280,988$    

Total Funds Available 10,644,541$   13,355,161$   16,238,153$   

Note:

City of Corpus Christi - Budget

Reinvestment Zone No. 2 Fund 1111

Revenue Detail by Account

Reinvestment Zone #2, commonly referred to as Packery Channel was created pursuant to the Tax Increment Financing Act to 

facilitate development of the land within the boundaries of the tax increment zone. The Zone became effective on November 14, 

2000. The funding source is post-2000 incremental property taxes from taxing units with property within the boundaries of the 

zone.



Org.

Number Organization Name

Actual

Expenses 

2016 - 2017

Original

Budget

2017 - 2018

Amended

Budget

2017 - 2018

Estimated

Expenses

2017 - 2018

Proposed

Budget

2018 - 2019

11305 TIF02 Projects Infrastructure -$                  -$                  -$                  -$                  650,000$       

12960 Packery Patrol Operations 32,781           -                   -                   -                   -                   

55000 Principal retired 990,000         1,070,000      1,070,000      1,070,000      1,240,000      

55010 Interest 353,700         309,150         309,150         309,150         261,000         

55040 Paying agent fees 5,694             6,000             6,000             6,000             6,000             

60010 Transfer to General Fund 11,649           12,846           12,846           12,846           13,929           

Expenditure Total 1,393,824$    1,397,996$    1,397,996$    1,397,996$    2,170,929$    

Reserved for Encumbrances 990,000$       -$                  -$                  

Reserved for Commitments 8,260,716      11,957,165    14,067,224    

Unreserved -                   -                   -                   

Closing Balance 9,250,716$    11,957,165$   14,067,224$   

City of Corpus Christi - Budget

Reinvestment Zone No. 2 Fund 1111

Expenditure Detail by Organization
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INTRODUCTION 
This report is an update to two previous reports prepared by Economics Research Associates for City of 
Corpus Christi Tax Increment Zone #2 (TIRZ #2) in 2000 and 2002.  It discusses the current economic and 
market conditions affecting the TIRZ.  These conditions provide the foundation to an updated set of TIRZ 
#2 assessed value projections provided at the end of this report. 
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Map of Corpus Christi MSA 

 

Corpus Christi MSA Employment Growth 

Source: Texas Workforce Commission, Texas A&M Real Estate Center 
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ECONOMIC AND DEMOGRAPHIC OVERVIEW 

Regional Economic Trends 
The  Corpus  Christi  Metropolitan 
Statistical  Area  (MSA)  includes 
Aransas,  Nueces  and  San  Patricio 
Counties, illustrated in the map on the 
right.   The city of Corpus Christi  is the 
economic  center of  the MSA  and  the 
larger  region  served  by  the  Coastal 
Bend Council of Governments. 

The  region  currently has a population 
of  417,000  and  an  employment  of 
180,000.   

Employment trends 
The employment growth of the region 
has  been  positive  with  a  compound 
annual  growth  rate  of  slightly  over 
1.0%  since  1997,  roughly 
approximating  the  U.S.  employment 
growth.  However, the current national economic climate has brought a recent decline in employment in 
the region. 

 The  table  on  the  following  page 
illustrates the employment by selected 
economic  sectors  from  2000  to  July 
2009.    From  an  economic  base 
standpoint,  the  strongest  sectors  are 
mining  and  construction.    Other 
significant  growth  is  occurring  in  the 
sectors,  “educational  and  health 
services”  and  “leisure  and  hospitality” 
which accounted for 54% of the growth 
from 2000 to July 2009. 

The  sectors  in  the Corpus Christi MSA 
that  have  seen  little  job  growth  are 
manufacturing  (due  partly  to 
technological  advances)  and 
information services. 
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Corpus Christi MSA Employment Trends 

 
NAICS Industry 

Annual Average Employment  Change 

2000  2005  2007  2009*  2000 ‐ 
2005 

2005 ‐ 
2009 

Total Nonfarm Employment  166,100 170,000 177,100 180,100  3,900 10,100

Total Private  134,500 137,600 144,200 146,857  3,100 9,257

Goods Producing  28,700 28,200 31,500 31,129  ‐500 2,929

   Mining and Construction  15,700 17,600 20,500 20,700  1,900 3,100

   Construction of Buildings  6,200 5,500 6,400 6,471  ‐700 971

   Manufacturing  13,100 10,600 11,100 10,429  ‐2,500 ‐171

Service Providing  137,300 141,800 145,600 148,971  4,500 7,171

   Private Service Providing  105,800 109,400 112,700 115,729  3,600 6,329

   Trade, Transportation, and Utilities  29,900 30,500 31,800 32,371  600 1,871

   Wholesale Trade  5,100 5,300 5,600 5,686  200 386

   Retail Trade  19,300 20,100 20,800 21,043  800 943

   General Merchandise Stores  4,100 4,300 4,100 4,400  200 100

  
Transportation, Warehousing, and 
Utilities  5,400 5,100 5,400 5,643  ‐300 543

   Information  3,200 2,600 2,500 2,329  ‐600 ‐271

   Financial Activities  7,700 7,700 8,200 8,129  0 429

   Finance and Insurance  4,700 4,700 4,900 4,900  0 200

   Professional and Business Services  16,300 16,200 16,300 16,429  ‐100 229

   Admin/Support/Waste Mgmt & Svcs 10,600 9,900 9,500 9,657  ‐700 ‐243

   Educational and Health Services  24,100 26,100 26,600 28,786  2,000 2,686

   Hospitals  7,200 8,000 7,500 7,943  800 ‐57

   Leisure and Hospitality  17,700 19,800 20,700 20,557  2,100 757

   Other Services  6,900 6,400 6,600 7,129  ‐500 729

Government  31,600 32,400 32,900 33,243  800 843

   Federal Government  5,800 6,200 6,500 6,629  400 429

   State Government  4,400 4,500 4,600 4,943  100 443

   Local Government  21,400 21,600 21,800 21,671  200 71
Source: Texas Workforce Commission, 2009 
* 2009 Data is averaged through July 
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2008 Major Employers – Corpus Christi MSA 

Employer 
Type of  

Product or Service 

Civilian 

Employment 

CHRISTUS Spohn Health System  Hospital  5,400 

Corpus Christi ISD  School District  5,178 

H.E.B.  Grocery Company  5,000 

Corpus Christi Army Depot  Helicopter Repair  4,876 

City of Corpus Christi  City Government  3,171 

Bay, Ltd.  Industrial Construction  2,100 

Naval Air Station‐ Corpus Christi  Flight Training  1,630 

Del Mar College  Junior College  1,542 

Driscoll Children’s Hospital  Hospital  1,500 

Corpus Christi Medical Center  Hospital  1,300 

First Data Corporation  Teleservices  1,200 

Susser Holdings Corporation  Convenience Stores  1,100 

Nueces County  County Government  1,034 

Texas A&M Corpus Christi  Four‐year University  991 

Flint Hills Resources  Crude Oil Refining  920 

Kiewit Offshore Services  Offshore Rig Manu.  900 

Corpus Christi State School  Special‐needs Facility  850 

Valero Refining  Crude Oil Refining  824 

Sherwin Alumina  Alumina  800 

Sam Kane Beef Processors  Beef Processing  800 

Flour Bluff ISD  School District  750 

Source: Corpus Christi Regional Economic Development Corporation, Regional Profile, 
June 2009 

 

The table on the right lists the 
major employers in the Corpus 
Christi  MSA.    Government 
agencies  (local  and  military) 
and  health  care  institutions 
disproportionately  represent 
the  major  employers  in  the 
region. 

The  scheduled  closing  of  the 
Naval  Station  Ingleside  will 
adversely  impact  the  regional 
economy but will not  likely be 
devastating.   According to the 
2005  Report1  on  the 
announced closings, direct  job 
losses  in  the  three  facilities 
will  total  3,154  and  the 
indirect  job  loss of 3,879 for a 
total of 7,033  jobs  lost  (4% of 
regional employment). 

There  is  some  concern  over 
the  future  of  the  Corpus 
Christi Army Depot helicopter 
repair  center  when  the  US 
involvement  in  Iraq  and 
Afghanistan  is  reduced.    The 
impact  is  unknown  at  this 
time. 

 
 
 
   

                                                            
1 Report of the Impact of the 2005 Base Realignment and Closure Committee Recommendations for Naval Station Ingleside, 
Naval Station Corpus Christi, and Corpus Christi Army Depot, prepared by Impact Data Source, December 2005 
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Corpus Christi MSA Job Growth 

Compared with Texas and the U.S. 

 
Graphic  From:    VISTA,  South  Texas  Economic  Trends  and  Issues,  Corpus  Christi:  An 

Economy  in  Transition,  Federal  Reserve  Band  of  Dallas,  San  Antonio  Branch, 
Winter 2007/2008

County Population and Employment Forecasts 

2006 2035  Change CAGR*
Population 

Nueces County 325,745 443,722  117,977 1.1%

San Patricio County 83,821 117,856  34,035 1.2%

Total 409,566 561,578  152,012 1.1%
Total Employment 

Nueces County 159,863 231,844  71,981 1.3%

San Patricio County 18,204 25,617  7,413 1.2%

Total 178,067 257,461  79,394 1.3%
* CAGR = Compound Annual Growth Rate 
Source: Corpus Christi Metropolitan Planning Organization 

Corpus Christi Regional Economy 
The  Corpus  Christi  regional 
economy  has  two  strong 
underpinnings:  1)  a  strong 
industrial  base  and  2)  a 
healthy tourism industry. 

According  to  a  recent  report 
from the San Antonio office of 
the  Federal  Reserve,  the 
Corpus  Christi  economy  has 
grown  consistently,  tracking 
the  U.S.  economy  since  1987 
(See  chart  at  the  right).    Oil 
prices have been  a  key driver 
of the regional economy in the 
past but  the oil price  spike of 
2006  and  2007  was  not  felt 
significantly in Corpus Christi. 

Future  economic  growth  in 
the  Corpus  Christi  region  is 
expected to less dependent on the oil and gas sectors and be generated by: 

• the expansion of trade through the port,  

• becoming  a  center  for  alternative  energy  sources  (stimulated  by  the wind  energy  research 
activities being proposed for the area),  

• tourism, and  

• a burgeoning retirement community. 

Population and Employment Forecasts 

The  table  on  the  right  illustrates  the 
population  and  employment  forecasts 
produced  by  the  agency  responsible  for 
transportation  planning  in  the  region.  
Aransas County  is not  included because  it 
is not in the MPO’s planning area.  The key 
result  is  that  local planners are expecting 
long‐term moderate growth in the region, 
consistent with  recent  trends  in  the 1.0% 
to 1.2% range. 
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Demographic Trends 

Regional Demographics 

The table below  illustrates some recent demographic trends for the Corpus Christi MSA.   Demographic 
data  in  this report  is  from PCensus  for MapInfo, which  is a reseller of Claritas,  Inc. demographic data.  
According  to  PCensus  estimates, over  the past  9  years  since  the  2000  census,  the  region has  added 
14,201 persons (3.5%) and 9,128 households.  The PCensus 2009 population estimate is reasonably close 
to the U.S. Census estimate for July 2008 of 415,376.   

Corpus Christi MSA Demographic Overview 

Characteristic 2000 Census 2009 Estimate 2014 Projection 
Count Share Count Share Count Share 

Total Population  403,280   417,481   428,381 
 Population by Age         

Age 17 and under 115,341 28.6% 112,513 27.0% 113,887 26.6% 
Age 18 and over 287,939 71.4% 304,968 73.0% 314,494 73.4% 
Age 65 and over 46,481 11.5% 52,951 12.7% 59,711 13.9% 

Median Age 33.6   35.2   35.4 
Population by Ethnicity and Race         

Hispanic or Latino 212,703 52.7% 234,299 56.1% 248,264 58.0% 
White (Non-Hispanic) 165,523 41.0% 157,458 37.7% 153,838 35.9% 

Black or African American (Non-Hispanic) 14,788 3.7% 13,665 3.3% 13,120 3.1% 
Native (Non-Hispanic) 1,270 0.3% 1,421 0.3% 1,519 0.4% 
Asian (Non-Hispanic) 4,461 1.1% 5,280 1.3% 5,778 1.3% 

Pacific Islander (Non-Hispanic) 201 0.0% 207 0.0% 210 0.0% 
Other Race (Non-Hispanic) 409 0.1% 390 0.1% 381 0.1% 

Two or More Races (Non-Hispanic) 3,925 1.0% 4,761 1.1% 5,271 1.2% 
Households by Household Income         

Less than $15,000         
$15,000 to $24,999 29,193 20.6% 25,569 17.0% 24,390 15.6% 
$25,000 to $34,999 21,252 15.0% 19,607 13.0% 18,878 12.1% 
$35,000 to $49,999 19,508 13.8% 18,634 12.4% 18,130 11.6% 
$50,000 to $74,999 23,703 16.8% 23,952 15.9% 24,027 15.4% 
$75,000 to $99,999 24,997 17.7% 28,354 18.8% 29,280 18.8% 
$100,000 to $149,999 12,134 8.6% 15,427 10.2% 17,009 10.9% 
$150,000 to $249,999 6,970 4.9% 13,086 8.7% 16,242 10.4% 
$250,000 to $499,999 2,635 1.9% 3,997 2.7% 5,484 3.5% 
$500,000 or more 836 0.6% 1,507 1.0% 1,818 1.2% 

Median Household Income 302 0.2% 586 0.4% 831 0.5% 
Source: PCensus for MapInfo, Tetrad Computer Applications, 2009 
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Net Population Migration  

Corpus Christi MSA 

 
Graphic From:   VISTA, South Texas Economic Trends and Issues, Corpus Christi: An 

Economy  in Transition, Federal Reserve Band of Dallas, San Antonio Branch, 
Winter 2007/2008 

Regional Demographic Trends 

According  to  the  previously 
cited  report  from  the  Federal 
Reserve,  the  Corpus  Christi 
region’s  recent  population 
trends  have  been  somewhat 
weak.    One  such  measure  of 
population  growth  is  the  net 
population migration.   A region 
can  have  positive  population 
growth  because  of  a  net 
number  of  births  over  deaths 
yet  still  have  a  net  out‐
migration  of  people  from  the 
community.  This appears to be 
the  case  for  the Corpus Christi 
region  in  the  last  decade. 
Generally,  if  area  businesses 
are  prosperous  and  creating 
new  jobs,  the  region will  have 
net  immigration.   According  to 
the  Fed  report,  “Corpus Christi 
experienced  positive  net  domestic migration  through  1997,  but  it  fell  to  negative  in  1998, where  it 
remained  through  2003.  Net  domestic migration  became  positive  again  in  2004  and  2005,  but  just 
slightly.  International  immigration  increased  somewhat  in  the  1990s,  but  it  too  has  experienced  a 
general downward trend in the 2000s. Net internal growth has also slowed since the 1980s, with births 
decreasing  and  deaths  increasing.  Overall  population  growth  and,  in  particular,  net migration  show 
Corpus Christi has grown sluggishly over the past two decades.” 

City of Corpus Christi Demographics 

The City of Corpus Christi has, within the municipal boundaries, over two‐thirds of the residents of the 
region with a current estimated population of 287,168.  Like the region, the City’s growth over the past 
nine  years  has  been modest  (9,714  added,  3.5%).    The  table  on  the  following  page  illustrates  the 
historical and expected  future population by age group.   The population of  the City  is getting  slightly 
older with most of the change occurring in the 35‐44 year old group.   
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City Population and Employment Forecasts 

  2006  2035  Change  CAGR* 

Population 294,075 399,328  105,253  1.1%

Total Employment  156,632 223,715  67,083  1.2%
* CAGR = Compound Annual Growth Rate 

Source: Corpus Christi Metropolitan Planning Organization 

Population and Age Trends – City of Corpus Christi Total 

 
Age Group 

2000 Census 2009 Estimate 2014 Estimate Change

Count  Share  Count  Share  Count  Share  2000‐
2009 

2009‐
2014 

Total Population  277,454  287,168 294,563 9,714  7,395
Age 0 to 4  21,544  7.8% 22,243 7.8% 23,105 7.8%  699  862
Age 5 to 9  21,592  7.8% 21,518 7.5% 21,973 7.5%  ‐74  455
Age 10 to 14  21,487  7.7% 20,809 7.3% 21,236 7.2%  ‐678  427
Age 15 to 17  13,439  4.8% 12,521 4.4% 12,070 4.1%  ‐918  ‐451
Age 18 to 20  13,329  4.8% 12,791 4.5% 12,697 4.3%  ‐538  ‐94
Age 21 to 24  16,058  5.8% 16,567 5.8% 16,327 5.5%  509  ‐240
Age 25 to 34  37,792  13.6% 37,792 13.1% 39,694 13.5%  0  1,902
Age 35 to 44  43,275  15.6% 36,898 12.9% 35,129 11.9%  ‐6,377  ‐1,769
Age 45 to 49  19,928  7.2% 20,455 7.1% 18,549 6.3%  527  ‐1,906
Age 50 to 54  16,657  6.0% 20,261 7.1% 19,715 6.7%  3,604  ‐546
Age 55 to 59  12,024  4.3% 17,612 6.1% 19,236 6.5%  5,588  1,624
Age 60 to 64  9,527  3.4% 13,860 4.8% 16,568 5.6%  4,333  2,708
Age 65 to 74  16,944  6.1% 17,541 6.1% 21,490 7.3%  597  3,949
Age 75 to 84  10,533  3.8% 11,561 4.0% 11,372 3.9%  1,028  ‐189
Age 85 and over  3,325  1.2% 4,739 1.7% 5,402 1.8%  1414  663

  
Age 16 and over  208,504  75.2% 218,504 76.1% 224,315 76.2%  10,000  5,811
Age 18 and over  199,392  71.9% 210,077 73.2% 216,179 73.4%  10,685  6,102
Age 21 and over  186,063  67.1% 197,286 68.7% 203,482 69.1%  11,223  6,196
Age 65 and over  30,802  11.1% 33,841 11.8% 38,264 13.0%  3,039  4,423

  
Median Age  33.2  34.8 35.1 1.6  0.2
Average Age  34.7  36.2 36.8 1.5  0.6

Source: PCensus for MapInfo, Tetrad Computer Applications, 2009 
 
 
Population and Employment Forecasts for City of Corpus Christi 
 

The  table  at  the  right  shows  the 
forecast  of  population  and 
employment  provided  by  the  MPO. 
The  current  estimates  differ 
somewhat from other sources such as 
the  Census.    Nevertheless,  the 
principal  point  of  these  forecasts  is 
that they demonstrate long‐term growth rates consistent with past trends – continued slow growth.
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TIRZ #2 Map 

 
Source: The City of Corpus Christi

TIRZ Demographics 

In the 2000 Census, only 908 persons resided in the designated for TIRZ #2 shown below.  According to 
the PCensus estimates, that number increased by 288 persons to 1,196 in 2009.   
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The population in TIRZ #2, as illustrated in the table below, has a marked lack of children and overall lack 
population under the age of 20.  This population makes up only 12.2% of the total population in TIRZ #2, 
while this group comprises 31.5% of the population of the City of Corpus Christi overall.   The TIRZ also 
has a higher share of persons over age 65. 

 

Population and Age Trends in TIRZ #2 

 
Age Group 

2000 Census  2009 Estimate 2014 Estimate Change

Number  Share  Number  Share  Number  Share  2000‐
2009 

2009‐
2014 

Total Population  908  1,196 1,343 288  147
Age 0 to 4  29  3.2% 34 2.9% 39 2.9%  5  5
Age 5 to 9  22  2.5% 40 3.4% 41 3.0%  18  1
Age 10 to 14  25  2.8% 37 3.1% 47 3.5%  12  10
Age 15 to 17  22  2.5% 17 1.4% 22 1.6%  ‐5  5
Age 18 to 20  30  3.3% 16 1.4% 23 1.7%  ‐14  7
Age 21 to 24  87  9.55% 43 3.6% 30 2.3%  ‐44  ‐13
Age 25 to 34  168  18.5% 209 17.4% 180 13.4%  41  ‐29
Age 35 to 44  139  15.3% 201 16.9% 235 17.5%  62  34
Age 45 to 49  78  8.5% 96 8.0% 115 8.6%  18  19
Age 50 to 54  77  8.5% 118 9.9% 125 9.3%  41  7
Age 55 to 59  53  5.9% 106 8.8% 130 9.7%  53  24
Age 60 to 64  48  5.4% 82 6.9% 111 8.3%  34  29
Age 65 to 74  88  9.7% 107 8.9% 138 10.2%  19  31
Age 75 to 84  39  4.3% 72 6.0% 76 5.7%  33  4
Age 85 and over  1  0.2% 18 1.5% 30 2.2%  17  12

Age 16 and over  826  91.0% 1,080 90.3% 1,213 90.3%  254  133
Age 18 and over  808  89.1% 1,068 89.3% 1,195 89.0%  260  127
Age 21 and over  779  85.8% 1,052 88.0% 1,172 87.2%  273  120
Age 65 and over  129  14.2% 196 16.4% 244 18.1%  67  48

Median Age  40.3  45.0 47.4 4.7  2.3
Average Age  41.1  44.7 46.4 3.7  1.7

Source: PCensus for MapInfo, Tetrad Computer Applications, 2009   
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Household Size 

TIRZ #2 vs. Corpus Christi 

Average Household Size  2000  2009  2014 

TIRZ #2  1.77  1.75  1.75 

City of Corpus Christi  2.75  2.70  2.68 

Source: PCensus for MapInfo, Tetrad Computer Applications, 2009 
 

 

The  tables  on  this  page 
illustrate  household 
characteristics  for  TIRZ  #2 
compared with  the City of 
Corpus  Christi.    The 
overwhelming  majority  of 
households  in  the  TIRZ 
being  one‐person  non‐
family  and  two‐person 
family  households  further 
illustrates  of  the  lack  of 
children  in  the  TIRZ.    In 
fact,  the  quantity  of  non‐
family households exceeds 
family  households  in  the 
TIRZ;  this  is  in  stark 
contrast to the city overall, 
where there are more than 
twice the number of family 
households  versus  non‐
family  households  in  the 
city.   

The table at the bottom of 
the  page  shows  that  the 
average  household  size 
was  also  substantially 
lower  in  the  TIRZ  (1.75) 
compared  to 2.70 persons 
per household in the City.  

 

 

 

 

 

 

   

Household Characteristics  

TIRZ #2 

 
Household Type 

2000  2009  2014 

Count  Share  Count  Share  Count  Share 

Non‐family households 279 373 420

    1 person 227 81.3% 310 83.0%  351 83.7%

    2 persons 46 16.6% 56 15.0%  60 14.2%

    3 persons 5 1.9% 7 1.7%  8 1.8%

    4 or more persons 1 0.4% 1 0.3%  1 0.2%

Family households 230 304 342

    2 persons 168 73.0% 222 73.1%  251 73.3%

    3 persons 33 14.5% 45 14.7%  50 14.7%

    4 or more persons 28 12.2% 37 12.2%  41 12.0%
 

City of Corpus Christi 

 
Household Type 

2000  2009  2014 

Count  Share  Count  Share  Count  Share 

Non‐family households 28,326 29,817 30,740
   1person 22,956 25,094 84.2% 26,203  85.2% 85.4%
   2persons 4,428 3,869 13.0% 3,688  12.0% 11.8%
   3persons 633 605 2.0% 600  2.0% 1.9%
   4ormorepersons 309 249 0.8% 249  0.8% 0.8%

Family households 70,465 74,458 76,907
   2persons 25,058 27,490 36.9% 28,810  37.5% 37.6%
   3persons 17,334 18,629 25.0% 19,341  25.2% 25.2%
  

4ormorepersons 28,073 28,339 38.1% 28,756  37.4% 37.3%
Source: PCensus for MapInfo, Tetrad Computer Applications, 2009 
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TIRZ #2 vs. Corpus Christi Incomes in Constant $ 

Measure
   Geography

2000 
Adjusted 

2009 
Projection 

Change 
%

Average household income   
   TIRZ #2 $69,976  $57,359   ‐18.03%

   City of Corpus Christi $61,407  $57,050   ‐7.10%
Median household income   

   TIRZ #2 $53,460  $42,983   ‐19.60%
   City of Corpus Christi $46,734  $42,978   ‐8.04%

Per capita household income   
   TIRZ #2 $40,598  $32,468   ‐20.03%

   City of Corpus Christi $22,203  $21,009   ‐5.38%

Source:  PCensus  for  MapInfo,  Tetrad  Computer  Applications,  2009 
2000 Income statistics where adjusted to 2009 dollars using the CPI‐U 

 

The  tables on  this page 
illustrate  the household 
income  characteristics 
of  the  area  in  the  TIRZ 
and  the  City  of  Corpus 
Christi. 

Overall,  the  income 
distribution  in  the  TIRZ 
mirrors  that  of  the  City 
of Corpus Christi closely, 
except  on  a  per  capita 
basis;  this  is  likely  due 
the  lack  of  children 
residing in the TIRZ. 

The table at the bottom 
of  the  page  includes  a 
comparison  of  average, 
median  and  per  capita 
household  income  for 
the  two  geographies  in 
constant  2009  dollars.  
According  to  the 
PCensus  estimates, 
household  incomes  in 
the  TIRZ  are  declining 
more  than  double  the 
amount as  the city as a 
whole.  This may be due 
to  the  increasing 
number  of  retirees 
living in the TIRZ. 

 

 

 

 

 

 

   

Household Income Distribution 

    TIRZ #2 vs. Corpus Christi – Nominal Dollars 
 

TIRZ #2 
2000  2009  2014 

Count  Share  Count  Share  Count  Share 

Total Households  521     677     762    

Less than $15,000  86  16.6%  109  16.1%  120  15.8% 

$15,000 to $24,999  51  9.7%  70  10.3%  79  10.4% 

$25,000 to $34,999  78  15.1%  91  13.5%  91  12.0% 

$35,000 to $49,999  97  18.7%  129  19.1%  150  19.7% 

$50,000 to $74,999  102  19.5%  125  18.5%  130  17.1% 

$75,000 to $99,999  55  10.6%  75  11.1%  91  11.9% 

$100,000 to $149,999  24  4.7%  39  5.8%  52  6.9% 

$150,000 to $244,999  21  4.1%  30  4.5%  37  4.9% 

$250,000 to $499,999  6  1.1%  7  1.0%  9  1.2% 

$500,000 or more  1  0.2%  1  0.2%  2  0.3% 

CORPUS CHRISTI    

Total Households  98,779     104,275     107,647    

Less than $15,000  19,524  19.8%  17,241  16.5%  16,459  15.3% 

$15,000 to $24,999  14,684  14.9%  13,290  12.8%  12,739  11.8% 

$25,000 to $34,999  13,319  13.5%  12,869  12.3%  12,502  11.6% 

$35,000 to $49,999  16,639  16.8%  16,429  15.8%  16,382  15.2% 

$50,000 to $74,999  17,987  18.2%  19,825  19.0%  20,405  19.0% 

$75,000 to $99,999  8,734  8.8%  11,007  10.6%  12,008  11.2% 

$100,000 to $149,999  5,159  5.2%  9,302  8.9%  11,460  10.7% 

$150,000 to $244,999  1,873  1.9%  2,831  2.7%  3,852  3.6% 

$250,000 to $499,999  614  0.6%  1,039  1.0%  1,236  1.2% 

$500,000 or more  246  0.3%  442  0.4%  604  0.6% 
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TIRZ #2 Building Permit Trends 

Number of Permits  2003  2004  2005  2006  2007  2008  2009 

Commercial 
   

New commercial shell only 
 

1  3  6 
 

New commercial building  2  9  3  2 

Residential 
   

   New apartments 
 

1 
 

   New condo / townhouse 
 

2  4  35  11  22 

   New single family  1  1  1  2 
 

3 

Permit Valuations  2003  2004  2005  2006  2007  2008  2009 

Commercial 
   

New commercial shell only 
 

$227,000  $696,000  $1,887,693 
 

New commercial building  $346,600  $818,399 
 

$1,042,410  $123,200 

Residential 
   

   New apartments 
 

$404,000 
 

   New condo / townhouse 
 

$0  $507,000  $4,388,632  $715,000  $5,418,400 

   New single family  $ 4,000  $2,500  $82,000  $292,200  $383,600 

 

Source: City of Corpus Christi 

MARKET OVERVIEW 

TIRZ #2 Development Trends 
The  table  below  illustrates  the  2003  ‐  2009  record  of  building  permits within  TIRZ  #2.   Up  to  now, 
condominium and commercial development has dominated within the TIRZ, as opposed to single family 
homes.   Commercial permitting  for new  shells or buildings occurred  throughout  the period  (see  the 
Commercial summary below).   The most significant category of permitting was new condominiums or 
townhouses,  particularly  from  2006  to  2008,  during  which  the  City  issued  68  permits  for  new 
construction. 

The most  significant  new  development  project  planned  for  the  TIRZ  at  the  present  time  is  Tortuga 
Dunes,  located  immediately  north  of  the  Packery  Channel.    This  will  be  an  upscale  residential 
development with a strict Caribbean‐style architectural theme.  Phase I of the development includes 92 
single family lots plus townhome sites which are being marketed now.  There is also land reserved for a 
Phase  II with  additional  home  lots  and  potentially  condominiums.    The  developer  projects  the  first 
homes to be built in 2010, with the pace of construction picking up rapidly in 2011. 

A Holiday Inn Express is reportedly planned for 14100 South Padre Island Drive.     
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Residential 
A mix of second home owners, retirees, and  locally employed residents drives  the North Padre  Island 
housing market.    A  check  of  the  TIRZ  #2  property  accounts  indicates  that  relatively  few  homes  are 
owner‐occupied as a primary residence – only 204 accounts out of more than 1,500 total have claimed a 
homestead exemption.   Nearly all residential properties  in TIRZ #2 are classified as “condominium” by 
the  Nueces  County  Appraisal  district  (1,499  condominium  accounts  vs.  13  single  family,  duplex,  or 
triplex, plus one classified as “multifamily”). 

The residential market on North Padre  Island  is currently  in turmoil due to the national economic and 
financial crisis, which has negatively affected residential mortgage borrowers.   From 2005 to 2008 this 
area  experienced  a  surge  in  housing  prices.   Much  of  the  demand  driving  the  price  increases was 
reportedly from buyers outside Texas who were either purchasing for retirement, a second home, or an 
income‐generating  investment.    Since  2008,  this  market  has  decreased  markedly  and  foreclosed 
properties have  come  to dominate  the market.   One  real estate  agent  reported  that  two  foreclosed 
North Padre Island townhome units (not within TIRZ #2) that originally sold for $240,000 within the last 
two years sold within  the  last month  for $133,500 and $160,000.   Until  the  foreclosed properties are 
cleared from the market, they will continue to depress prices. 

The  Corpus  Christi Association  of  realtors  provided 
CDS  |  Spillette with  data  from  the Multiple  Listing 
Service (MLS) for 2007 through year to date 2009 for 
North Padre  Island  (both  TIRZ  and non‐TIRZ  areas).  
The data, as presented in the chart on the next page, 
show  that  the  shares  of  overall  sales  activity 
generated  by  homes  priced  above  $250,000  has 
receded  substantially  from  2007  and  2008  levels.  
This  reflects  the  anecdotal  evidence  that  many 
formerly  higher‐priced  residential  units  are  now 
selling  for  much  lower  prices,  often  because  of 
foreclosure.   The median closing prices  for the time 
period  also  indicate  a  significant  shift  in pricing  for 
2009, as shown in the table to the right. 

In the long run, however, the future will bring an eventual return to strong demand and increased prices 
and property values.   Although Corpus Christi’s  job base has experienced slow growth and household 
incomes are moderate, North Padre  Island’s  residential market should not be as constrained as other 
areas of the city.  This is because North Padre Island will attract out‐of‐town buyers and renters who are 
relatively detached from the  local economy but who desire coastal property and find the area’s home 
prices to be more affordable than other Gulf Coast beach locations. 

   

Median Home Sale Prices 

North Padre Island 

Year 
Median 

Closing Price  Change 

2007  $231,000 

2008  $232,500  $1,500 

2009 YTD  $192,500  ‐$40,000 

 

Source:  Corpus Christi Association of Realtors 
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Commercial 

Multi‐Tenant Commercial Uses 

Reliable data for commercial properties on North Padre  Island  is  limited.   A commercial broker who  is 
active on  the  Island provided CDS | Spillette with some  information however.   A survey conducted  in 
2006  indicated approximately 86,000  square  feet of  leaseable  (not owner/user)  space  in  inventory at 
that  time, with  two  properties  totaling  24,732  square  foot  under  construction.   Of  the  built  space, 
approximately 90 percent was occupied at that time.  Rents ranged from $0.95 per month net of utilities 
to $1.65 per month, triple net. 

New multi‐tenant properties since 2006 include: 

• Marina Plaza, 4,732 square feet, currently 75% vacant 

• An addition to Padre Professional Plaza, though it is unclear whether the entire planned 20,000 
square feet was actually completed; the addition  is mostly occupied by a church, though some 
vacancy also remains 

• Loma Alta Plaza, 23,000 square feet, vacancy data not available 

• Padre Station, 7,901 square feet, 59% vacant 

• A small retail center at 15117 – 15121 South Padre Island Drive 

New single‐tenant developments include a CVS drugstore and Ace Hardware. 

Trends in Home Sale Prices 

North Padre Island 

 
Source:  Corpus Christi Association of Realtors 
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Current  occupancy  rates  and  rents  are  uncertain  but  are  reported  lower  than  in  2006.    The  prime 
locations are near the  intersection of South Padre Island Drive and SH 361, especially on the west side 
(the “going home” side).   Traffic counts are reportedly approaching 28,000 – 30,000 vehicles per day.  
Traffic  counts  and  local market  area population  are  relatively higher on  the mainland portion of  the 
south side of Corpus Christi, putting North Padre Island at a locational disadvantage when competing for 
tenants. 

Typical  commercial  tenants on North Padre  Island were professional offices  for businesses  related  to 
real estate.  The economic slowdown and damaged residential real estate market has resulted in those 
firms having to shrink both employees and their occupied space.  When the ensuing vacancies are being 
filled,  it  is with other  types of  retail businesses  such  as  restaurants  that  can draw  from  vacationers.  
Significant neighborhood retail uses such as grocery stores are not yet on the island due to  insufficient 
full time resident population. 

Tourism and Hospitality 

Corpus Christi receives approximately 7 million visitors per year.  According to research by the Office of 
the Governor, over  three quarters of “person‐days”  (one visitor spending one day  in  the area)  to  the 
metropolitan area comes from within Texas.   Together visitors from the San Antonio and Austin areas 
accounted for 42 percent of total person‐days in the region.  The Convention and Visitors Bureau (CVB) 
reports marketing of Corpus Christi  in  the Houston  region began  just  last year.    Leisure  travelers are 
estimated  to  constitute  73  percent  of  person‐days  in  the  Corpus  Christi  region.   Apart  from  visiting 
family and  friends, major attractions  for  leisure  travelers  include  the U.S.S. Lexington and Texas State 
Aquarium.  Fishing, beaches, and nature tourism also have a major role in visitor activities.  The CVB has 
is trying to expand  its efforts regarding nature tourism, and touts that the San Diego Audubon Society 
has named Corpus Christi  the  “birdiest  city  in America”  for  the  sixth  year  in  a  row.   Business  travel, 
including meetings and conventions, makes up the balance of travel demand.   

North Padre Island attracts tourists for its beaches and fishing.  To accommodate these visitors, there is 
a large stock of vacation rental housing.  North Padre Island offers five hotel properties: 

• Best Western on the Island 

• Hampton Inn 

• Comfort Suites 

• Hawthorn Suites 

• Holiday Inn SunSpree Resort Hotel 

All of these properties are  located within TIRZ #2.     The Holiday  Inn Express, mentioned earlier, would 
also be in the TIRZ if it is built. 

Among  the  improvements  currently  proposed  to  be  funded  by  TIRZ  #2  are  amenities  for  the  public 
parklands along Packery Channel.  Because these amenities will likely increase visitation to these parks, 
their implementation should have a beneficial impact on demand for certain types of commercial uses, 
especially convenience retail and casual dining. 
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PROPERTY ACCOUNT AND TIRZ VALUE ANALYSIS 
CDS | Spillette extensively analyzed the TIRZ #2 property account data provided by the Nueces County 
Appraisal District (Nueces CAD).  Accounts were classified based on use (largely determined by the State 
of Texas  codes used by  appraisers)  and by  location – beachfront, other waterfront,  and  inland  sites.  
Residential  properties  on  Lake  Padre were  noted  separately  as well,  due  to  their  access  to  Packery 
Channel. 

Historical Value Trends 
Nueces  CAD  also  provided  historical  taxable  values  for  the  TIRZ  #2  accounts,  going  back  to  2001  if 
available.  Analysis of these values provided data on taxable value growth trends presented in the table 
on the following page. 

The table gives the compound annual growth rates for three time  intervals for all property use classes 
and  locations for which data was available.   These growth rates were often very high.   Among the key 
observations are: 

• Condominium accounts experienced rapid value  increases through 2008.   Beachfront and Lake 
Padre condo accounts experienced greater increases, on a percentage basis, than inland condos. 

• Improved commercial properties showed wildly rapid value escalation from 2005 to 2008. 

• Various classes of vacant land lost value from 2008 to 2009, a significant change in trend. 
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Historical TIRZ #2 Taxable Assessed Value Compound Annual Growth Trends 

  
Property Use Classification 

2001‐2008 

Beachfront  Lake Padre 
Interior 

Waterfront  Inland 
Waterfront 
Commercial 

Improved condo  32.5%  35.0%  20.6%  11.3% 

Improved single family  43.1%  28.0% 

Improved multifamily 

Duplex and triplex 

Improved commercial  12.4%  34.9% 

Vacant real property inventory 

Vacant commercial  32.0% 

Vacant multifamily 

Vacant unplatted condos ‐ single family land 

Vacant commercial lots  40.1% 

Vacant residentially platted lots‐tracts  84.9% 

  
Property Use Classification 

2005‐2008 

Beachfront  Lake Padre 
Interior 

Waterfront  Inland 
Waterfront 
Commercial 

Improved condo  24.4%  31.8%  23.1%  22.7% 

Improved single family  130.9%  18.4% 

Improved multifamily 

Duplex and triplex 

Improved commercial  53.5%  71.6% 

Vacant real property inventory  16.8% 

Vacant commercial  83.4% 

Vacant multifamily  16.5% 

Vacant unplatted condos ‐ single family land  65.4%  273.2% 

Vacant commercial lots  38.0%  17.0%  77.1% 

Vacant residentially platted lots‐tracts  31.5%  48.5% 

  
Property Use Classification 

2008‐2009 

Beachfront  Lake Padre 
Interior 

Waterfront  Inland 
Waterfront 
Commercial 

Improved condo  49.3%  18.7%  33.2%  20.4% 

Improved single family  239.5%  75.3% 

Improved multifamily  137.6% 

Duplex and triplex  19.9% 

Improved commercial  ‐52.4%  33.8%  26.0% 

Vacant real property inventory  7.9%  ‐2.5% 

Vacant commercial  27.3% 

Vacant multifamily  80.7%  150.0% 

Vacant unplatted condos ‐ single family land  0.4%  ‐49.5% 

Vacant commercial lots  ‐16.6%  ‐6.9%  ‐3.7% 

Vacant residentially platted lots‐tracts  16.1%  10.9% 
Source:  Nueces County Appraisal District and CDS | Spillette 
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TIRZ Value Estimation and Projection 
The  tables on  the  following pages present  the analysis and projections  that  lead  to  the projection of 
future assessed values for TIRZ #2 and TIRZ revenues.   

The first table breaks down the 2009 certified taxable assessed values by property class and location as 
of September 2009  for the City of Corpus Christi.    It also breaks down  the uncertified accounts  in the 
same manner.   Different  levels of  taxable  value  loss  are  assumed  for different  classes of properties; 
generally,  those  classes  which  experienced  more  rapid  increases  in  value  up  through  2008  are 
anticipated  to suffer greater value  reductions as a  result of owner protest.   Applying  these value  loss 
assumptions leads to an estimated certified value of the TIRZ for 2009 of $ 380,825,433.  CDS | Spillette 
used the same methodology for each participating jurisdiction; tables for these other jurisdictions were 
not included in this report. 

The second table provides CDS | Spillette’s projections for value appreciation and average annual new 
development value by property class.  These projections were based on the historical property accounts 
analysis and market research findings.   CDS | Spillette projects that value  losses will occur  in the near 
term, 2010‐2011, due to falling prices and rents.  By 2012‐2015, values will begin to increase slowly and 
more new development will occur.    From 2016 on,  it  is projected  that  value  increases of up  to 15% 
annually will be achievable  for several property classes and new development will average more  than 
$25 million per year.  In general, properties with beach frontage or interior waterfront (especially Lake 
Padre) are projected to appreciate the fastest.  The same value increase and new development factors 
were used for each participating jurisdiction. 

It should be noted  that Tortuga Dunes  is not  included  in  the new development amounts  in  the  table.  
Tortuga Dunes has provided a schedule of new development value  that  is  included  in  the actual TIRZ 
value  projections.    Also,  these  projections  represent  incremental  development  on  a  property  by 
property basis; they do not assume a large scale self‐contained resort is developed on one of the large 
tracts within  the TIRZ.   Such a  resort could add several $100s of millions  in assessed value above  the 
increases projected by CDS | Spillette. 
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Estimation of Current TIRZ Value by Property Class 

  
Property Class 

  
Property Location 

2009 
Certified 
Taxable 

Value Sept. 
2009 

2009 Values Under Protest 
  

Projected 
2009 Final 
Certified 
Value 

Preliminary 
Value 

Projected 
Protest Loss 

Improved condo  Beachfront  $     73,783,554  $     1,835,883  ‐30%  $     75,068,672 

   Lake Padre        29,822,200       1,824,218  ‐30%        31,099,153 

   Interior waterfront        20,090,193                    ‐        20,090,193 

   Inland        58,713,493  17,053,593  ‐30%        70,651,008 

Improved single family  Interior waterfront  $          434,849  $                  ‐  $          434,849 

   Inland          1,293,317         173,367  ‐30%          1,414,674 

Improved multifamily  Interior waterfront   $      7,912,520  $                  ‐  $       7,912,520 

Duplex and triplex  Inland  $          351,685  $                  ‐  $          351,685 

Improved commercial  Beachfront  $       5,989,259  $                  ‐  $        ,989,259 

   Other waterfront          3,229,447                    ‐          3,229,447 

   Inland        50,495,181       1,068,677  ‐30%        51,243,255 

Improved real property inventory  Lake Padre  $          153,409  $                  ‐  $          153,409 

Unimproved real property inventory  Interior waterfront  $          517,941  $      640,275  ‐30%  $          966,134 

   Inland             386,218          568,231  ‐30%             783,980 

Unimproved commercial land  Inland  $       1,383,601  $      273,000  ‐30%  $       1,574,701 

Unimproved multifamily land  Interior waterfront  $       1,021,500  $                  ‐  $       1,021,500 

   Inland                 2,577  $                  ‐  $               2,577 

Unimproved residential unplatted land  Interior waterfront  $          164,504  $                  ‐  $          164,504 

   Inland               24,642                   ‐                 24,642 

Unimproved commercial lots  Beachfront  $     24,597,726  $                  ‐  $     24,597,726 

   Interior waterfront          6,320,828                   ‐          6,320,828 

   Inland        45,775,050          240,626  ‐30%        45,943,488 

Vacant residentially platted lots‐tracts  Interior waterfront  $     15,349,519  $     1,144,411  ‐30%  $     16,150,607 

   Inland          9,020,370        9,451,791   ‐30%        15,636,624 

TOTAL      $ 356,833,583   $ 34,274,072      $  380,825,433 
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Projected Increases in TIRZ Values by Property Class 

  
Property Class 

  
Property 
Location 

2010‐2011  2012‐2015  2016‐2022 

Annual 
Growth 
Rate 

Annual New 
Development1 

Annual 
Growth 
Rate 

Annual New 
Development1 

Annual 
Growth 
Rate 

Annual New 
Development1 

Improved condo  Beachfront  ‐20%     5%     15%   $    3,375,000 

   Lake Padre  ‐20%     5%   $    2,700,000   15%   $    3,600,000 

  
Interior 
waterfront 

‐25%     2%     10%   $    1,800,000 

   Inland  ‐30%     2%     5%   $    2,700,000 

Improved single family 
Interior 
waterfront 

‐20%   $       200,000  2%   $       750,000   10%    

   Inland  ‐30%   $       360,000  0%     5%    

Improved multifamily 
Interior 
waterfront 

‐10%     2%     10%    

Duplex and triplex  Inland  ‐30%     0%     5%    

Improved commercial  Beachfront  0%     10%     15%   $  12,000,000 

   Other waterfront  0%     5%     12%   $    1,000,000 

   Inland  ‐10%     5%   $    1,000,000   10%   $    1,000,000 

Improved real property 
inventory 

Lake Padre  0%     5%     10%    

Unimproved real property 
Interior 
waterfront 

0%     5%     10%    

inventory  Inland  ‐10%     2%     5%    

Unimproved commercial land  Inland  0%     2%     5%    

Unimproved multifamily land 
Interior 
waterfront 

0%     5%     10%    

   Inland  0%     2%     5%    

Unimproved residential 
Interior 
waterfront 

0%     2%     10%    

unplatted land  Inland  0%     0%     5%    

Unimproved commercial lots  Beachfront  0%     10%     15%    

  
Interior 
waterfront 

0%     5%     15%    

   Inland  ‐10%     2%     10%    

Vacant residentially platted 
lots‐tracts 

Interior 
waterfront 

0%     2%     10%    

   Inland  ‐10%     0%     5%    

TOTAL      $       560,000      $    4,450,000       $  25,475,000 
1 Does not include Tortuga Dunes.  Source:  CDS | Spillette 
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The TIRZ value increase projections are then applied to 
the projected 2009 certified assessed value for TIRZ #2 
for each property class.   The Tortuga Dunes projected 
value additions (see table at right) are then introduced; 
the negative  increment  in 2010  is due to dedication of 
existing  taxable  property  for  public  use,  taking  its 
taxable value to zero.  

The  result of  these  calculations  is  a projected  taxable 
value and value increment for the TIRZ, provided in the 
table on the next page.  The assessed value increments 
for each jurisdiction are based on their respective base 
year taxable values as shown in the table below. 

   

Tortuga Dunes Value Schedule 

 Tax Year 

Projected 
Assessed 
Value 

Incremental 
Value Added 

2009  $18,640,008 

2010  $17,720,205  $(919,803)

2011  $51,224,715  $33,504,510

2012  $66,946,125  $15,721,410

2013  $77,890,140  $10,944,015

2014  $83,900,000  $6,009,860
 

Source:  Forestar 

Participating Jurisdiction Base Year Values 

 Jurisdiction 
Base Year 

Taxable Value 

City of Corpus Christi  $81,732,341

Nueces County  $81,581,144

Nueces County Hospital District  $81,732,341

Del Mar Junior College  $82,513,867

Farm to Market Road District  $82,708,597
 

Sources:  City of Corpus Christi and Nueces County Appraisal 
District 
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Project TIRZ #2 Assessed Value by Participating Jurisdiction 

PROJECTED ASSESSED VALUE 

Tax Year 
City of Corpus 

Christi  Nueces County 
Nueces County 
Hospital District 

Del Mar Jr. 
College 

Farm to Market 
Road 

2009  380,825,433  377,027,804  377,027,804  382,757,294  376,776,909 
2010  320,245,351  317,347,217  317,347,217  321,720,450  317,163,481 

2011  307,194,087  304,974,332  304,974,332  308,324,444  304,840,076 

2012  338,655,659  336,353,086  336,353,086  339,828,313  336,214,560 

2013  366,192,055  363,803,032  363,803,032  367,408,871  363,660,078 

2014  389,702,663  387,223,386  387,223,386  390,965,597  387,075,840 

2015  411,435,230  408,861,715  408,861,715  412,746,329  408,709,405 

2016  486,191,313  483,312,318  483,312,318  487,658,942  483,142,951 

2017  570,745,210  567,519,915  567,519,915  572,390,395  567,331,227 

2018  666,451,157  662,832,970  662,832,970  668,297,914  662,622,374 

2019  774,856,231  770,791,945  770,791,945  776,931,996  770,556,480 

2020  897,728,294  893,157,125  893,157,125  900,064,425  892,893,404 

2021  1,037,088,042  1,031,940,526  1,031,940,526  1,039,720,393  1,031,644,672 

2022  1,195,245,758  1,189,442,482  1,189,442,482  1,198,215,334  1,189,110,054 

ASSESSED VALUE INCREMENT 

Tax Year 
City of Corpus 

Christi  Nueces County 
Nueces County 
Hospital District 

Del Mar Jr. 
College 

Farm to Market 
Road 

2009  298,311,566  295,295,463  295,295,463  300,048,697  295,195,765 

2010  237,731,484  235,614,876  235,614,876  239,011,853  235,582,337 

2011  224,680,220  223,241,991  223,241,991  225,615,847  223,258,932 

2012  256,141,792  254,620,745  254,620,745  257,119,716  254,633,416 

2013  283,678,188  282,070,691  282,070,691  284,700,274  282,078,934 

2014  307,188,796  305,491,045  305,491,045  308,257,000  305,494,696 

2015  328,921,363  327,129,374  327,129,374  330,037,732  327,128,261 

2016  403,677,446  401,579,977  401,579,977  404,950,345  401,561,807 

2017  488,231,343  485,787,574  485,787,574  489,681,798  485,750,083 

2018  583,937,290  581,100,629  581,100,629  585,589,317  581,041,230 

2019  692,342,364  689,059,604  689,059,604  694,223,399  688,975,336 

2020  815,214,427  811,424,784  811,424,784  817,355,828  811,312,260 

2021  954,574,175  950,208,185  950,208,185  957,011,796  950,063,528 

2022  1,112,731,891  1,107,710,141  1,107,710,141  1,115,506,737  1,107,528,910 
 

Source:  CDS | Spillette 



 

Economic Study Update – Tax Increment Reinvestment Zone #2  Corpus Christi, Texas 

 

CDS | Spillette  24 

 

 

 
 
 
 
 
 

CDS | Spillette 
1250 Wood Branch Park Drive, Suite 100 

Houston, TX 77079 
 

281.582.0847 (Phone) 
 

713.465.6975 (Fax) 
 

www.cdsmr.com 
 
 


	EXHIBIT H TIRZ 2 PROJECTS Amendments for 6_10_2019.pdf
	Sheet2

	Resolution -June 10, 2019  Project Plan Amendment.pdf
	RESOLUTION




