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In 2023:

750

$94+million
of annual impact to the local
Corpus Christi economy

full time local jobs

$17.8 million
in annual salaries supported

$4.6 million annual tax revenues to the City of Corpus Christi
and

$1.4 million annually to other taxing authorities
(this excludes any property taxes paid into any active TIRZ in 2023)
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Executive Summary
The City of Corpus Christi, Texas (“City”) is found to possess a significant economic
opportunity and benefit to not only the City, but also Nueces County and other local
municipalities in developing a navigable Grand Canal on North Beach as proposed by
the North Beach Infrastructure Task Force and the North Beach Preservation Society as
pictured below.

Both the parallels and opportunities of North Beach development compared to that of
the River Walk in San Antonio are very similar. Like North Beach, the River Walk was
originally conceived as a flood control solution for the immediate area, which included
cementing and covering the current River Walk site. The area was so blighted and
dangerous that it was deemed off limits to military personnel. Due to efforts of local
citizens and a visionary architect, the plans for the River Walk area were modified into a
commercially viable canal to support stores, restaurants and hotels. Now the River Walk
is considered to be the No. 1 tourist attraction in the state of Texas, responsible for
bringing in 14 million visitors, generating $3.5 billion in economic impact to the city of
San Antonio and hosting two dozen free events a year. In North Beach, the City of
Corpus Christi is in the enviable position of already owning all of the right of way for a
Grand Canal capable of solving both persistent drainage problems, as well as creating
substantial economic development for the City on lands that provide no current
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economic benefit to the City. Like the River Walk, the location is proximate to a
downtown economic area and is mutually beneficial to the economic activity of both
areas. However, the North Beach location provides an added attractiveness over the
River Walk in that it is immediately adjacent to a bay front beach and could also be
accessible by boat. North Beach has the clear potential rival the success of the Riverwalk

San Antonio Riverwalk Before

San Antonio Riverwalk After

The building of the proposed Grand Canal on North Beach would serve as a platform
and catalyst to entice developers and entrepreneurs to create an Entertainment District.
This district would be comprised of economically contributing establishments such as
hotels, restaurants, retail establishments, amusement park, tourism-based businesses
and activities as well as creating density producing multi-family developments,
condominiums and single-family homes on North Beach (collectively the “Project”). All
of this economic impetus is currently missing from North Beach and the surrounding
areas of Corpus Christi today.
This economic impact study will measure the annual economic and fiscal impacts of
developments along a Grand Canal in order to highlight the potential economic
benefits to the City, County and other local municipal entities. Over time, these
economic impacts to the City could be applied by the City to the fund the incremental
costs of building a Grand Canal capable of spurring much needed economic
development of North Beach and the surrounding Corpus Christi area, versus a ditch or
similar development with only the potential to solve stormwater drainage issues. The
measurement of economic and fiscal impact will also encompass the construction of
this development during the construction period.
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Some key insights gained from this analysis were:
•

Once completed, the Project is envisioned to have a total annual economic
impact of $94.1 million on the City of Corpus Christi and the Nueces County
economy. Construction of the Project would provide an additional $262.7 million
of impact to the Economic Zone during a three-year construction period

•

Approximately 750 permanent full-time jobs in the local economy will be
supported by the spending activity of the Project, with an additional 1,425+ jobs
supported during the construction period

•

More than $17.8 million in labor income (earnings) will be generated through
indirect and induced spending activity, as well as an additional $90.0 million
during the construction period

•

Through direct spending and secondary spending impacts, the Project would
generate $4.6 million in annual tax revenues (fiscal impact) to the City and $1.4
million to other local taxing districts. Construction of the Project would deliver
another $782,000 to the City and 216,000 to other local taxing districts

Annual Project Economic Impact
Impact

Employment

Labor
Income

Output

Direct Impact

403

9,670,434

67,704,323

Indirect & Induced Impact

347

8,151,995

26,382,326

Total Impact

750

17,822,429

94,086,650

Labor
Income

Output

Construction Period Project Economic Impact
Impact

Employment

Direct Impact

756

49,050,000

122,625,000

Indirect & Induced Impact

669

40,961,655

140,062,275

1,425

90,011,655

262,687,275

Total Impact
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Report Overview
Analysis
This analysis makes projections on the incremental Economic and Fiscal Impacts on the
City and immediately surrounding areas including Nueces County (“Economic Zone”).
These Economic Zone impacts will be realized after completion of construction of the
Grand Canal, as well as the completion and stabilization of new commercial
developments comprising the Project (“New Project Developments”). Once online,
New Project Developments will draw additional tourism to the area which will have the
following positive impacts to the Economic Zone:
•

Create sales and bookings of New Project Developments which depend upon
tourist traffic and local visitors,

•

Drive increased revenues and occupancy of businesses and developments
already existing on North Beach and the immediate surrounding areas (“Existing
Local Businesses”),

•

Increase out-of-town visitors to the Texas State Aquarium and the USS Lexington.

Therefore, the measurement of the annual economic impact is assumed to commence
approximately four years from the date of this report. Annual economic impacts are
expressed in 2023 dollars. Given that the number and attributes of all New Project
Developments are not known or planned as of the writing of this report, the number
and nature of these developments, as well as the impact of growth of Existing Local
Businesses and the Texas State Aquarium and USS Lexington may vary.
The Construction period economic impacts are assumed to be realized over the next
36 months from the date of this report, ranging from calendar year 2020 through 2022.
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Primary Metrics:
In order to assess the Economic Impact of the Project, three primary metrics were used
for both annual operational impact as well as construction period impact:
1. Output: The value of industry production in Economic Zone. This equates to
sales generated by New Project Developments and purchases made from local
businesses, and incremental revenues and purchases realized by Existing Local
Businesses, the Texas State Aquarium and the USS Lexington. Output on retail
sales and wholesale activity is considered to be Gross Profit. In addition,
Construction expenditures assumed in the Project are considered in Output
2. Employment: The number of full-time equivalent jobs created or supported by
the project.
3. Labor Income: All forms of employment income, including wages and benefits
created of supported by the Project.

The Fiscal Impacts were measured using:
1. Taxes paid directly by New Project Developments and related construction, and
the expansion of Existing Local Businesses (and associated capital
improvements) and Texas State Aquarium / USS Lexington during a fiscal year
2. Tax revenue generated by increased business spending (indirect) and household
spending (induced) as a result of the Project’s direct output.

Sources of Economic Growth:
In order to provide further insight into the Incremental Economic and Fiscal Impacts of
the Project, results are measured across four mechanisms of expected economic growth
from the Project:
1. Annual incremental business activity driven by New Project Development - the
establishment of new businesses and developments within the Project such as
hotels, restaurants, amusement park, retail activity, residential and tourism
related businesses and activities. The creation of these businesses and
developments will establish the Project as a tourist destination and thus is a
primary driver of the economic activity presented in #2, #3, and #4 below
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2. Annual increase in out-of-town visitors to the Texas State Aquarium and the USS
Lexington (currently the exclusive drivers of tourism to the North Beach area and
surrounding areas of Corpus Christi) as the Project drives more tourism as a travel
destination
3. Increased annual business activity of Existing Local Businesses - already existing
hotels, motels, restaurants and multi-family residential developments located on
or immediately proximate to North Beach in Corpus Christi. The data set
representing these existing developments and businesses is four (4) full-service
hotels of 300 or more units each, six (6) motels averaging ~50 units each, five (5)
casual restaurants and five (5) retail shops and establishments
4. One time Economic and Fiscal Impacts of the construction of the Grand Canal,
hotels, restaurants, amusement park, retail activity and tourism related
businesses and activities within the Project; as well as capital improvements of
Existing Local Businesses required to stay competitive with New Project
Development. These impacts are measured during the assumed three-year
construction period only

Project Growth Assumptions:
The Project assumes the following incremental growth and new development
assumptions.
Note: One of the proposed hotels is already funded and pre-construction development
activities will begin upon the City approval of an upcoming TIRZ proposal for North
Beach and City approval of the Grand Canal. Another hotel development is under
consideration by another investor.
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Growth Assumptions
Incremental Texas State Aquarium and USS
Lexington Growth %

10%

Incremental Growth % of Existing Local
Businesses

10%

# New Restaurants

4

# New Retail Shops

4

# New Hotels (125 Keys ea.)

3

# New Amusement Park

1

# Amphiteater / Live Event Venue

1

# Condo / Multifamily Developments (30 Units
ea.)

2

# New Single Family Homes

20

Methodology Overview
In order to measure the economic and fiscal impacts using recent and geographic
industry multipliers relevant to the Corpus Christi industrial area. Detailed assumptions
are shown in Appendix A, with calculation detail presented in Appendix B.

Terminology
A Direct effect describes an initial, or first-round change in the economy and is the
starting point for economic impact analysis. Changes in an economy create concentric
circles of economic activity through the region begin analyzed, with the ripples being
described as indirect and induced effects. A positive Direct effect causes increased
purchases within the economy being modeled. Generally, direct describes activity
attributable to the economic activity being modeled (in this case the individual
businesses within the Project).

Indirect effects represent changes in the industries that provide goods and services to
the economic activity being modeled (i.e. suppliers, service providers, etc.). Indirect
effects occur in a repeating cycle but diminishes in each round as economic activity
“leaks’ from the region being modeled. Indirect effects cease when the last dollar of
economic activity “leaks” from the economy being studied. Indirect effects are
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estimated using regional economic multipliers found in the US Department of
Commerce’s Regional Input-Output Modeling System (RIMS II).

Induced effects represent the impact of changes in household spending resulting from
the Direct and Indirect effects. Like indirect effects, induced effects occur in repeating
cycles, but diminish in each round as economic activity “leaks” from the region being
modeled. Induced effects case when the last dollar of economic activity leaks from the
economy being studied. Indirect effects are estimated using regional economic
multipliers found in the US Department of Commerce’s Regional Input-Output
Modeling System (RIMS II).
Total impact refers to the final cumulative result of all rounds of Direct, Indirect and
Induced economic activity.

Definitions:
Direct

Indirect and Induced

Jobs

Jobs directly engaged in the activity being
analyzed

Estimate of the number of jobs
supported by the purchase of goods and
services by the activity being modeled
(Indirect), as well as by changes in
household spending (Induced)

Earnings

Actual wages and benefits associated with the
Direct Jobs. Earnings of Contractors were
estimated based on the earnings of each
businesses' employees.

Estimated of the total labor income
(wages, benefits) asssociated with the
Indirect and Induced economic activity.

Output

Estimate of the total value of goods and
services produced by the activity being
modeled. Output often represents sales or
revenue associated with this activity.

Estimate of the total value of goods and
services produce by indirect and
induced economic activity. Output often
represents sales or revenue associated
with this activity.

City Revenues

Those portion of sales, ad valorem and hotel
occupancy taxes paid direct to the City of
Corpus Christi on the activity being analyzed.

Those portion of Sales, ad valorem and
hotel occupancy taxes paid direct to the
City of Corpus Christi on Indirect and
Induced activity.

Other Local Government Revenues

Those portion of sales and ad valorem taxes
paid directly to the County of Nueces, Corpus
Christi ISD, Del Mar College, the Hospital
District, the Corpus Christi Crime Control
District and the Corpus Christi MTA on the
activity being analyzed.

Those portion of sales and ad valorem
taxes paid directly to the County of
Nueces, Corpus Christi ISD, Del Mar
College, the Hospital District, the Corpus
Christi Crime Control District and the
Corpus Christi MTA on Indirect and
Induced activity.
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Data Sources
Revenue and direct expense and employment data of the individual businesses and
developments within the Project were provided by:
o Operating results provided directly by several hospitality businesses located in
and around North Beach, as well as a September 2019 North Beach hotel
feasibility study conducted by Greg Eilmann, an excerpt of which is presented in
Appendix C. Mr. Eilmann is a long-time veteran of the hospitality business, his
resume is presented in Appendix E.
o Actual projections of multi-family projects currently being built in North Beach
and Corpus Christi,
o Michael Jenkins of Leisure and Recreation Concepts, Inc., an expert in
Amusement Parks provided revenue assumptions on the proposed amusement
park assumed with the Project.
o “Report on the Potential Market Demand for the Proposed Frazier Hotel to be
located in Corpus Christi, Texas”, dated September 2019, as prepared by Greg
Eilmann and presented in Appendix C

Multi-family development pricing provided by a Multi-family Market Feasibility Study
performed by Apartment Market Data, LLC in April 2018, an excerpt of which is
presented Appendix D.

Regional Economic Multipliers were provided from:
•

US Department of Commerce’s Regional Input-Output Modeling System (RIMS
II) for Nueces County, Texas as presented in “A Report of the Economic Impact
of the Texas State Aquarium in Corpus Christi, Texas During 2017”, dated January
24, 2018 prepared by Impact DataSource.
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Assumptions on the Economic Impact of growth of Texas State Aquarium and the USS
Lexington were gathered from:
•

“A Report of the Economic Impact of the Texas State Aquarium in Corpus Christi,
Texas During 2017”, dated January 24, 2018 prepared by Impact DataSource

City specific assumptions and utilities figures were gathered from:
•

“A Report of the Economic Impact of the Texas State Aquarium in Corpus Christi,
Texas During 2017”, dated January 24, 2018 prepared by Impact DataSource.
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Direct Project Revenues & Expenditures
Direct Project Revenues
Direct Project Revenues consist of (i) New Project Development revenues, (ii)
incremental revenues at Existing Local Businesses and (iii) incremental tourist volumes
at the Texas State Aquarium and USS Lexington. The development of a Grand Canal
and surrounding Entertainment District will drive the demand for New Project
Development and will act as a catalyst to drive increased revenue and occupancy at
Existing Local Businesses and the increased out of town tourism at the Texas State
Aquarium and the USS Lexington. All of the direct new and incremental revenues
realized will collectively fall within the geographic boundaries of the Economic Zone
given the local nature of the businesses and developments.
These Direct Project Revenues are broken out below into components of anticipated
revenues - hotel revenues, restaurant sales, retail sales, venue sales, single family and
condominium sales, amusement park ticket and retail sales and Texas Aquarium / USS
Lexington ticket and retail sales.
The annual Direct Project Revenues estimated for the Project are $47.8 million
comprised largely of New Project Development of $36.5 million. Incremental TSA /
Lexington and Existing Local Businesses direct revenue growth is estimated at $11.3
million, representing a modest 14.8% increase over estimated direct revenue of these
businesses today.
$15.0 million of these Direct Project Revenues and Sales are assumed to be taxable
sales, largely comprised of retail, food and beverage sales. In addition, Hotel room
revenues will be subject to a 9% Hotel Occupancy Tax assessed by the City.

Direct Revenues & Sales Summary
Revenue Category

New Project
Development

Texas State
Aquarium / USS
Lexington

Existing Local
Businesses

Total Annual
Revenue &
Sales

Hotel Revenues

15,915,575

-

4,762,670

20,678,245

Restaurant Sales

9,380,271

-

977,112

10,357,382

Retail Sales

3,312,242

-

375,000

3,687,242

Venue Sales

500,000

-

-

500,000

Single Family and Condominium Sales

3,619,437

-

-

3,619,437

Amusement Park Ticket & Retail Sales

3,788,513

-

-

3,788,513

-

4,622,671

TSA / Lexington Ticket & Retail Sales

-

4,622,671

Capital Improvements on Existing Local Businesses
Total Direct Revenue & Sales

36,516,037

4,622,671

520,200
6,634,981

520,200
47,773,690

Taxable Direct Revenue & Sales

12,692,513

630,392

1,664,232

14,987,136
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Direct Construction Expenditures
In addition to Direct Project
Revenues,
the
Project
will
collectively spend significant sums
in order to construct New Project
Developments as well as make
capital improvements to Existing
Local Businesses. A total value of
$136.3 million in construction
expenditures is estimated for this
analysis. Annual direct capital
improvement expenditures refer to construction activity that will renovate, improve or
expand the facilities of existing business and developments within the North Beach and
immediately surrounding area. As the businesses and developments within the Project
will be newly constructed, there will not be any capital improvements made in the near
future. The economic stimulus and beautification generated by the Project and the
resulting need to stay competitive with the new business development is expected to
drive additional spending in this area, especially with existing select service hotels,
motels and multifamily developments.
Direct expenditures on capital improvements by existing businesses and developments
in the North Beach area is expected to equate to 3% -4% of revenues, a standard
replacement reserve measure.
Only the cost of materials equating to 60% of construction costs are considered taxable.
Of taxable material purchases, only 20% are assumed to be purchased within city of
Corpus Christi.
Assumptions used to derive Direct Project Revenues and Direct Construction Costs are
listed in Appendix A, with detailed calculations presented in Appendix B.
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Direct Construction Expenditures

Cost Category
Canal Infrastructure (including sidewalks, bridges)
Other

Direct Costs
40,000,000
-

New Restaurants

6,000,000

New Retail Shops

750,000

New 125 Key Hotels

52,500,000

New Amusement Park

15,000,000

New Music Amphitheater / Venue

2,000,000

New Condo buildings
New Single Family Houses

9,000,000
6,000,000

Capital Improvements of Existing Local Businesses

5,000,000

Total Construction Costs
Direct Material Costs (Taxable)
Labor Costs
Soft Costs

136,250,000
73,575,000
49,050,000
13,625,000

Direct Employee Compensation Expenditures
Spending in this category includes salaries, wages and benefits for all employees of
New Project Developments, those employees supporting incremental growth of
Existing Local Businesses and the Texas State Aquarium / USS Lexington. The lion’s
share of the Employee Compensation Expenditures will be spent in New Project
Developments versus supporting the incremental activity of Existing Local Businesses
and Texas State Aquarium and the USS Lexington.
Assumptions used to derive Direct Employee Compensation Expenditures are listed in
Appendix A, with detailed calculations presented in Appendix B.
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Direct Employee Compensation Expenditures & FTE’s

Employment

Compensation

FTE's

New Project Development

5,945,056

282

Existing Local Businesses

1,258,581

60

TSA / Lexington

2,466,797

61

Annual Direct Employee Compensation

9,670,434

403

49,050,000

756

One Time Construction Expenditures

Direct Impact Summary
Based on the collective annual Direct Project Revenues collected, and Direct
Construction and Employee Compensation Expenditures incurred above across New
Project Development, Existing Local Businesses and the TSA / Lexington, the following
direct economic impacts are realized:
•

Generated $67.7 million in annual Direct Output, with $54.8 million hailing from
New Project Development, $5.3 million generating from incremental growth of
Texas State Aquarium and the USS Lexington, and the expansion of Existing
Local Businesses accounting for $7.6 million

•

Supported over 400 jobs, with most of these coming from New Project
Development

•

Produced $9.7 million in labor income throughout the greater Corpus Christi
area

•

Construction activities produced $122.6 in direct output, $49.0 million in labor
income and 756 jobs during the construction period
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Direct Economic Impacts
Impact
Employment
Labor Income

New Project
Development

Texas State Aquarium
/ USS Lexington

Existing Local
Businesses

Total Annual
Revenues

Construction
Expenditures

282

61

60

403

756

5,945,056

2,466,797

1,258,581

9,670,434

49,050,000

Output

54,774,056

5,332,053

7,598,214

67,704,323

122,625,000

Total Direct Expenditures

60,719,394

7,798,911

8,856,856

77,375,161

171,675,756
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Impacts on Output
Based on the direct revenues and sales across New Project Development, Existing
Local Businesses and TSA / Lexington, the total annual impact on economic output of
the Project is $94.1 million, with $262.7 million due to construction activities over the
construction period.

Economic Output
New Project
Development

Texas State Aquarium
/ USS Lexington

Existing Local
Businesses

Total Annual
Expenditures

Construction
Expenditures

Direct

54,774,056

5,332,053

7,598,214

67,704,323

122,625,000

Indirect and Induced

17,439,220

7,210,393

1,732,714
-

26,382,326

140,062,275

Total Direct Expenditures

72,213,276

12,542,446

9,330,928

94,086,650

262,687,275

Impact Type

Given that the New Project Developments, the Texas State Aquarium and USS
Lexington represent local draws to out of town tourists, their Indirect and Induced
amounts of Output are calculated using an output multiplier that specifically calculates
the benefits of out of town visitors spending money at local businesses. The factor
assumes that an average of 100 daily visitors from out of town supports 134 jobs in areas
hotels, amusements, retail outlets, eating and drinking places and other local
businesses. These out of town visitors are assumed to spend 3 days and 2 nights in
Corpus, spending an average of $103 a day with local businesses, and spend $94 a
night staying at local lodging.
•

Of the $72.2 million in total output generated in New Project Development,
$54.8 million represented direct spending, while $17.4 million represented
indirect business spending and induced household spending. The amount of
Indirect and Induced Output calculated by the economic multipliers is
significantly discounted to reflect the fact that the concentric effects of direct
revenues would be muted as some of the Economic Zone businesses that will
benefit from such an effect realize direct revenue from New Project
Development

•

Of the $9.3 million in total output generated in Existing Local Businesses, $7.6
million represented direct spending, while $1.7 million represented indirect
business spending and induced household spending. The amount of Indirect
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and Induced Output calculated by the economic multipliers is discounted by a
factor of 70% to reflect the fact that the concentric effects of direct revenues
would be muted as some of the Economic Zone businesses that will benefit from
such an effect realize direct revenue from Existing Local Businesses
•

Of the $12.5 million in total output generated in the Texas State Aquarium and
the USS Lexington, $5.3 million represented direct spending, while $7.2 million
represented indirect business spending induced household spending. The
amount of Indirect and Induced Output calculated by the economic multipliers
is discounted to reflect the fact that the concentric effects of direct revenues
would be muted as some of the Economic Zone businesses that will benefit from
such an effect realize direct revenue from TSA / Lexington

•

The construction expenditures of $262.7 million generate a substantial increase
in output using 100% of the effect of an output economic multiplier of 1.1455,
consistent with an earlier impact study of the planned expansion of the Texas
State Aquarium conducted by Impact DataSource in 2018.
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Impacts on Employment
Based on the collective headcount of the businesses and developments incorporated
within the Project of 403, the Project scope would make it a significant employer in the
greater Corpus Christi area.
Along with the significant increase in economic output within the Economic Zone,
Project expenditures supported a multitude of jobs. Thanks to this spending, the Project
is expected to support over 750 jobs annually, with another 1,425 jobs supported in the
construction sector during the three-year construction period.
•

Of the 486 jobs supported in New Project Development, 282 represent jobs
directly supported by New Project Development spending activity, while close to
204 represent jobs supported by indirect business spending and induced
household spending

•

Of the 103 jobs supported by Existing Local Businesses, 60 represent jobs
directly supported by the Project’s spending activity, while 43 represent jobs
supported by indirect business spending and induced household spending. The
amount of Indirect and Induced Employment calculated by the economic
multipliers is discounted to reflect the fact that the concentric effects of
employment would be muted as some of the Economic Zone businesses that
will benefit from such an effect realize employment from Existing Local
Businesses

•

Of the 161 jobs supported by the expansion of tourism volume of the Texas State
Aquarium and the USS Lexington, over 61 represent jobs directly supported by
TSA / Lexington spending activity, while 100 represented jobs supported by
indirect business spending and induced household spending

•

Of the 1,425 jobs supported by construction spending, over 756 of them are
supported by direct spending, with 669 representing jobs expected to be
supported by indirect business spending and household spending
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Employment
New Project
Development

Texas State Aquarium
/ USS Lexington

Existing Local
Businesses

Total Annual
Expenditures

Construction
Expenditures

Direct

282

61

60

403

756

Indirect and Induced

204

100

-43

347

669

Total Direct Expenditures

486

161

103

750

1,425

Impact Type

The jobs that the Project will support span a variety of sectors. The food, retail, real
estate, construction and event sectors are among the most impacted.
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Impacts on Labor Income
Direct spending by the Project helped to generate a great deal of earnings for workers
in the Economic Zone, generating $9.7 million in Labor Income.

Labor Income
New Project
Development

Texas State Aquarium
/ USS Lexington

Existing Local
Businesses

Total Annual
Expenditures

Construction
Expenditures

Direct

5,945,056

2,466,797

1,258,581

9,670,434

49,050,000

Indirect and Induced

4,285,791

2,958,892

907,311

8,151,995

40,961,655

10,230,848

5,425,689

2,165,892

17,822,429

90,011,655

Impact Type

Total Direct Expenditures

•

Of the $10.2 million in labor income generated by New Project Development,
$5.9 million represents direct spending, while $4.3 million represented indirect
business spending and induced household spending

•

Of the $2.2 million in labor income generated by Existing Local Businesses, $1.3
million represents direct spending, while $900,000 represents indirect business
spending and induced household spending

•

Of the $5.4 million in labor income generated by TSA / Lexington, $2.5 million
represents direct spending, while $2.9 million represents indirect business
spending and induced household spending

•

Of the $90.0 million in labor income supported by construction spending, over
$49.0 million represents direct spending, and $41.0 million represents indirect
business spending and household spending
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Fiscal Impact
In addition to economic impacts, the Project will also generate fiscal impacts on the
Economic Zone in the form of tax revenues to the City and to other Local Taxing Districts
such as Nueces County, Corpus Christi ISD, Del Mar College, the Hospital District,
Corpus Christi Crime Control District and Corpus Christi MTA. All of the direct, indirect
and induced impacts produced by the Project spurs the generation of annual and
construction period tax revenues for the City and other local governments. This revenue
will support vital public services to the City and local community.
•

The total of $6.0 million in fiscal impact is anticipated to be generated by the
Project consists of $4.6 million to the City in the form of $589,300 in sales taxes,
$2.1 million in Hotel Occupancy Taxes, $350,000 in ad valorem taxes (not
assumed to double count property taxes collected in the TIRZ #3 or proposed
TIRZ #4) and $1.6 million in utility revenues

•

A total of $1.4 million of tax revenues will be generated in other local taxation
districts, including $178,245 to the County, $716,100 to Corpus Christi ISD,
$142,460 to Del Mar College, $73,130 to the Hospital District and $267,850 to
other Corpus Christi related taxing authorities

•

A total of $1.0 million of tax revenues will be generated in during the construction
period, with $782,000 collected by the City and $216,100 collect by Corpus
Christi Crime Control and MTA authorities

Annual Fiscal Impact
Impact Type
Sales taxes
Property taxes collected on residential property

City of Corpus
Christi

Nueces
County

589,269

-

350,866

178,245

Corpus
Christi ISD
716,098

Del Mar
College
142,461

Hospital
District
-

Corpus Christi Crime
Control District + MTA
267,850

Total
857,118

73,129

-

1,460,799

Utility revenues

1,556,187

-

-

-

-

-

1,556,187

Hotel occupancy taxes

2,096,789

-

-

-

-

-

2,096,789

-

-

-

-

-

Ground Leases Paid for City Right of Way
Total Tax Revenues
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4,593,111

178,245

716,098

142,461

73,129

267,850

5,970,893

Construction Period Fiscal Impact
City of Corpus
Christi

Nueces
County

Sales taxes

475,365

-

-

-

-

Permits & Fees

306,563

-

-

-

-

Total Tax Revenues

781,927

-

-

-

-

Impact Type

Corpus
Christi ISD

Del Mar
College

Hospital
District

Corpus Christi Crime
Control District + MTA
216,075
216,075

Total
691,440
306,563
998,002

These fiscal impacts were realized through the generation of the following taxable
revenues of the Project:

Annual Taxable Revenues
Impact Type

Annual
Revenues

Construction
Period
Revenues

Taxable Sales / Revenues of Project

14,987,136

Taxable Purchases of Project

14,656,747

14,715,000

9,504,972

5,850,758

Taxable spending by OTV at local businesses

Taxable spending of Out of Town Visitors at local 3,707,065
businesses
Taxable spending by indirect businesses

-

14,006,228

Total Taxable Retail Sales Revenues

42,855,920

Taxable Hotel Revenues

23,297,656

-

Value of Taxable Property Values

57,873,487

-

Utility Payments / Permit Fees to City

1,556,187

34,571,985

306,563

The tax rates applicable to the Economic Zone are the following:

Fiscal Impact Tax Rates
Taxating Authority:
Ci ty of Corpus Chri s ti

Hotel Occ Tax
9.000%

Sales Tax
1.375%

Property Tax
0.606264

Nueces County i ncl udi ng Fa rm to Ma rket Roa d

0.307991

Corpus Chri s ti ISD

1.237350

Del Ma r Col l ege

0.246159

Hos pi ta l Di s tri ct

0.126360

Corpus Chri s ti Cri me Control Di s tri ct

0.1250%

Corpus Chri s ti MTA

0.5000%

TOTAL Tax Rates
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9.000%

2.000%

2.524124

Appendix A: Assumption Detail
General Assumptions
Annual Economic & Fiscal Impacts
Construction Economic & Fiscal Impacts
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Organization of Assumptions
This Appendix A presents the assumptions that are used to derive and measure the
annual economic impact of the Project of each of the following:
•

Revenues, spending and employment generated from the NEW businesses and
developments surrounding and proximate to the Grand Canal and the
Entertainment District. These new businesses and developments include hotels,
commercial establishments such as restaurants, retail developments as well as
multi-family, condominiums and single-family developments

•

Incremental out of town visitors to Corpus Christi and the North Beach attracted
by the Grand Canal and the Entertainment District that tour the Texas State
Aquarium (“Aquarium”) and the USS Lexington (“Lexington”). This represent
incremental visitors to both these venues and to the City of Corpus Christi. Job,
Labor Income and Output economic and fiscal Impacts would be incremental to
the City and local governments. These volumes are also not double counted with
impacts from additional traffic experienced at other Existing Local Businesses nor
from New Project Development

•

Incremental traffic to EXISTING local businesses in the North Beach / greater
downtown areas from additional out of town visitors attracted to Corpus Christi
and North Beach by the Grand Canal and the Entertainment District

Assumptions, estimations and calculations used in this analysis are presented in this
Appendix A and are organized according to the following analysis:
I.

General Assumptions of Economic Impact

II.

Annual Economic Impacts
A. Incremental Jobs and Salaries Supported by Project
B. Incremental Direct Annual Revenues and Purchases of TSA / Lex, Existing
Local Businesses and New Developments attributable to Project
C. Incremental Local Business Sales to Out-of-Town Visitors Attributable to
Project
D. Incremental Local Spending by Workers of Project
E. Annual revenues to Corpus Christi Area Supported by the Project
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III.

Annual Fiscal Impacts (Direct Revenues to City)
A. Annual Revenues from the Project to the City of Corpus Christi
B. Annual Revenues from the Project to Other Local Taxing Districts

IV.

Construction Period Economic Impacts
A. Project Construction Costs
B. Incremental Annual Revenues to Area businesses Attributable to the
Construction of the Project
C. Salaries / Jobs Created by Project Construction

V.

Construction Period Fiscal Impacts (Direct Revenues to City)
A. Revenues from the Project Construction to the City of Corpus Christi
B. Revenues from the Project Construction to the Other Local Taxing
Districts
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I. General Assumptions of Economic Impact
•

Construction of the New Project Developments, including the Grand Canal is
expected to commence in January 2020 and last for 36 months, ending in
December 2022

•

The first full year of Annual Economic Impact measured in this analysis is in
calendar year 2023 dollars, after completion of New Project Developments

•

All incremental figures are expressed in 2023 dollars using the growth rates,
price escalation and labor inflation factors expressed below

•

The annual growth rates, price escalation rates and labor inflation rates from the
baseline year of calendar 2017 to the first full year of operations of the New
Project Developments (CY 2023) are as follows:

Growth Rates, Escalation Rates, Inflation Rates
Impact

Annual YOY
Growth %

Revenues & Sales:
# of Out-of-town visitations to Texas State Aquarium & USS Lexington

0.0%

Texas State Aquarium & USS Lexington Ticket Prices

2.0%

Existing Hotel Daily Room Rate

2.0%

Existing Restaurant Meal Price per Cover

2.0%

Retail Sales Dollars per Item

2.0%

Condo / Multi-family Rent Rates

2.0%

Costs & Expenses:
Other Revenue Sources

2.0%

Labor Costs

2.0%

Construction Material Costs
Sales Tax Rates / Utility Rates
Hotel Occupancy Tax Rates

2.0%
0.0%
0.0%

Ad Valorem Tax Rates

0.0%
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II. Annual Economic Impact of Project
A. Incremental Jobs & Salaries Supported by Project

Existing Number of Out of Town Visitors to Corpus Christi Attributable to the Texas State
Aquarium and the USS Lexington Attractions

Out of Town Visitor Analysis
Total Number of Incremental Visitors to Corpus Christi (CC)
Number of Incremental Out-of-Town Visitors (OTV)

Aquarium (TSA)
2017 (1)

Lexington
2017 (2)

Existing Local
Businesses

EXISTING Annual
Economic
Impact

598,000
463,450

149,810
116,103

-

747,810
579,553

20.0%
92,690

20.0%
23,221

0.0%
-

115,911

Percent of visiting time in CC that other OTV devoted to Project
30.0%
Weighted # of other OOT visitors for which the Project attracted the visitors to CC111,228

30.0%
27,865

0.0%
-

139,093

Total Number of OTV drawn to CC by the Project

51,085

-

255,003

Percent specifically that came to Corpus Christi to visit the Project
Number of Incremental OTV that specifically came to CC to visit Project

203,918

•

In order to correctly estimate the incremental number of out-of-town visitors that
will visit the Aquarium and the USS Lexington once the Grand Canal and
Entertainment District is completed (drawing additional out of town visitors to the
Corpus Christi), a baseline of out-of-town visitors currently attending these two
venues must first be established

•

As of 2017, the Texas State Aquarium and the USS Lexington receive 598,000
and 320,000 visitors per year respectively. These visitation figures were provided
directly by the Aquarium and the Lexington. The Texas State Aquarium
experienced a reduction in visitor attendance in 2018, possibly due to the
aftermath and rebuilding months after Hurricane Harvey hitting in late 2017.
However, volumes are expected to return to 2017 levels by 2023, the first year of
operations of the New Project Developments

•

The Texas State Aquarium estimated it received 463,450 out-of-town visitors in
2017 or 77.5% of the total visitors to the Aquarium in 2017 of 598,000. Since the
USS Lexington is located so closely to the Aquarium and the two venues share
some portion of their visitor base, this same out-of-town visitor percentage was
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also applied to the USS Lexington visitors figures to arrive at an estimated
248,000 out-of-town visitors per year
•

Given this analysis seeks to isolate the number of incremental out-of-town visitors
generated by the Grand Canal and Entertainment District, we must assume that
the two attractions must share some portion of their 711,450 out-of-town visitors.
A visitor sharing factor of 20% was estimated based upon discussions with both
the Aquarium and the USS Lexington, so the total number of unique out-of-town
visitors to both these venues was assumed to be 80% of the total, or 569,160
unique out-of-town visitors

•

IMPACT DataSource, in their “Report of the Economic Impact of the Texas State
Aquarium in Corpus Christi, Texas During 2017”, published in January 2018,
further estimates that 20% of the out-of-town visitors came specifically to Corpus
Christi to visit the Aquarium. In addition to these visitors, the study also estimated
that the other out-of-town visitors who did not come to Corpus Christi to
specifically visit the Aquarium, spent a total of 30% of their visitation time at the
Aquarium. These same assumptions were applied to the out-of-town visitors to
the USS Lexington

•

Thus, a total of 250,430 of out-of-town visitors were estimated to have been
drawn to Corpus Christi by the Aquarium and the USS Lexington combined in
2017. Since these two venues are the largest tourism draws to the Corpus Christi,
their combined volumes serve as a benchmark for future tourism growth of
Corpus Christi and especially the North Beach area

•

As such, this out-of-town visitor count serves as the baseline for estimating the
number of new visitors that will frequent both attractions due to the Grand Canal
and the Entertainment District drawing new visitors to Corpus Christi and North
Beach

•

Existing Local Businesses located in and near North Beach are not credited with
drawing any out of town visitors to Corpus Christi currently, so there is no
baseline of out-of-town visitors in which to grow
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Explanation of How the Project Draws Incremental Out-of-Town Visitors to Corpus Christi
•

The building of the Grand Canal and the Entertainment District is expected to
greatly broaden the appeal of Corpus Christi as a destination to out of town
visitors and specifically to the North Beach / Downtown areas of the City. This
increased appeal of Corpus Christi as a destination for out of town visitors will
manifest itself through two primary means
o First, the Project itself will directly draw out-of-town visitors to Corpus
Christi to specifically visit the Grand Canal and the Entertainment District
and the hotels, restaurants, retail establishments and other tourism
businesses within the District (“New Project Development”)
o Secondly, through the increased draw of the City as a tourist destination
due to the attraction of the Project and the related marketing and word of
mouth, will call increased attention to the existing attractions of Corpus
Christi, including the Texas State Aquarium and the USS Lexington. Thus
these venues will themselves draw additional out-of-town visitors to
Corpus Christi, up and above the out of town visitors directly visiting the
Grand Canal and the Entertainment District

•

Only the increased draw of the Texas State Aquarium and the USS Lexington are
assumed in this analysis. Increased out-of-town visitors draw by other existing
attractions in Corpus Christi are not modeled, but represent a true benefit to the
City
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Number of Incremental Out-of-Town Visitors Drawn to Corpus Christi Directly by Grand
Canal and the Entertainment District

Out of Town Visitor Analysis
Total Number of Incremental Visitors to Corpus Christi (CC)
Number of Incremental Out-of-Town Visitors (OTV)

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

INCREMENTAL Annual
Project Driven
Economic Impact

146,880
113,832

-

146,880
113,832

293,760
227,664

Percent specifically that came to Corpus Christi to visit the Project
Number of Incremental OTV that specifically came to CC to visit Project

20.0%
22,766

0.0%
-

50.0%
56,916

79,682

Percent of visiting time in CC that other OTV devoted to Project
Weighted # of other OOT visitors for which the Project attracted the visitors to CC

10.0%
9,107

0.0%
-

25.0%
14,229

Total Number of OTV drawn to CC by the Project

31,873

-

71,145

103,018

•

Using the 2017 baseline of 569,160 unique out-of-town visitors that visit the Texas
State Aquarium and the USS Lexington annually, New Project Developments are
expected to generate 113,832 of incremental out of town visitors to Corpus
Christi after these developments are completed at the end of calendar year 2022.
This represents an increase of 20% over the unique annual out-of-town visitor
baseline, however, the increase in out-of-town visitors directly attributable to
these two venues increased only 12%.

•

Of the 113,832 new out-of-town tourists visiting Corpus Christi annually once the
New Project Development is completed, it is estimated that only 50% of these
out-of-town visitors came to Corpus Christi to specifically visit New Project
Development. In addition to these visitors, the study also estimated that the
other out-of-town visitors who did not come to Corpus Christi to specifically visit
the New Project Developments, spent a total of 25% of their visitation time at the
New Project Developments

•

Thus, a total of 71,145 out-of-town visitors were estimated to have been drawn
to Corpus Christi by New Project Developments

•

Using the same 113,832 new out-of-town tourists visiting Corpus Christi annually
once the New Project Development is completed, it is estimated that only 20%
of these out-of-town visitors came to Corpus Christi to specifically visit the Texas
State Aquarium and the USS Lexington. In addition to these visitors, the study
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also estimated that the other out-of-town visitors who did not come to Corpus
Christi to specifically visit the Aquarium and the Lexington, spent a total of 10%
of their visitation time at these two venues
•

Thus, a total of 31,873 out-of-town visitors were estimated to have been drawn
to Corpus Christi due the Aquarium and the Lexington after the completion of
the New Project Developments

•

Therefore, out of the 113,832 incremental out-of-town tourists visiting Corpus
Christi after the completion of the New Project Development, 71,145 (62.5%) are
directly drawn by New Project Developments and 31,873 (28.0%) are attributable
to the Aquarium and the Lexington. Combined, 103,018 new out-of-town visitors
are specifically drawn to Corpus Christi by either New Project Developments or
the Texas State Aquarium, which assumes that approximately 10,800 (9.5%)
incremental out-of-town tourists visited Corpus Christi due to other attractions
within the City
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Existing Number of Workers & Salaries Directly Employed by the Texas State Aquarium,
USS Lexington and Existing Local Businesses

Direct Workers Analysis
Direct workers, FTE

Aquarium (TSA)
2017 (1)

Salaries
7,135,000

Jobs
200

Lexington
2017 (2)

Salaries
3,817,225

Existing Local
Businesses

Jobs
107

Salaries
11,175,840

Jobs
597

EXISTING Annual
Economic Impact

Salaries
22,128,065

Jobs
904

o In order to correctly estimate the incremental number of direct jobs created once
the Grand Canal and Entertainment District is completed (drawing additional out
of town visitors to the Corpus Christi), a baseline of the number of full time
equivalent jobs currently employed by these two venues must first be established
o According to an economic impact study commissioned by the Texas State
Aquarium and prepared in January 2018 by IMPACT DataSource titled “Report
of the Economic Impact of the Texas State Aquarium in Corpus Christi, Texas
During 2017”, the Texas State Aquarium employed 185 full time equivalent
workers in 2017 with $6.6 million in payroll paid to these employees, or $35,675
per employee per year, expressed in 2017 dollars
o The 2017 employee and payroll census was taken prior to the construction of the
Caribbean Journey expansion, which is now complete and in operations. This
study estimates that the Caribbean Journey required the hiring of an additional
15 employees with an additional $535,000 in annual salaries. Total employees
are now estimated at 200 with annual salaries of $7,135,000 in 2017 dollars
o The USS Lexington is estimated to employ 107 full time equivalent employees
with $3,817,225 in annual salaries in 2017 dollars. This figure was estimated
using the relative number of visitors in relation to the number of visitors of the
Texas Aquarium next door. The number of employees also represents the midpoint of range of employees estimated by Glassdoor.com. The salaries per
employee are also assumed at $35,675 in 2017 dollars, the same as the
Aquarium
o Existing Local Businesses - already existing hotels, motels, restaurants and multifamily residential developments located on or immediately proximate to North
Beach in Corpus Christi – also currently employ workers that represented in the
baseline of employees. Existing Local Businesses consists of a data set of (4) full36 | P a g e

service hotels of 300 or more rooms each, six (6) motels averaging 50 units each,
five (5) casual restaurants and five (5) retail shops and establishments. An
estimate of 597 employees are currently employed by Existing Local Businesses:
o The properties listed below are considered to comprise the data set for
the four full-service hotels with a total 1,327 rooms combined. The
Radisson is located on North Beach with the remaining properties in the
Downtown area. These hotels were determined to be representative
based upon their locations relative to demand, amenities offered and
current guest profiles. The Omni and the Radisson are considered the
most representative of any new hotels to be developed as part of New
Project Development based upon location, guest profile, support
amenities such as restaurants, entertainment and proximity to the
waterfront and tourist destinations. The data set of full-service properties
are listed in the following table which is an excerpt from “Report on the
Potential Market Demand for the Proposed Frazier Hotel to be located in
Corpus Christi, Texas”, dated September 2019, as prepared by Greg
Eilmann. Per Greg Eilmann, these hotels would average approximately
75 full time equivalent employees each.

Proposed Frazier Hotel
Primary Competitive Set

Property

Year
Built

Holiday Inn Corpus Christi Downtown
Emerald Beach Hotel
Radisson Hotel North Beach
Omni Corpus Christi Hotel

1984
1966
1960
1985

345
368
139
475

8,154
10,000
4,051
23,263

24
27
29
49

Total / Average

1974

1,327

11,367

32

Number Meeting Mtg. SF Per
of Rooms Room SF* Guestroom

* Meeting space does not include prefunction space
Source: Smith Travel Research / Hotel Websites

Per the “Report of the Economic Impact of the Texas State Aquarium in
Corpus Christi, Texas During 2017”, by IMPACT DataSource, the average
worker at similar establishments to the Texas State Aquarium in Corpus
Christi made $9.00 dollars an hour. Annual salary calculations assume
2,080 hours worked annually per employee. These assumptions are
assumed to be valid for all hospitality and tourism businesses located in
the greater Corpus Christi area

37 | P a g e

o The six motel properties comprising Existing Local Businesses include the
Sea Shell Inn Motel (25 rooms), Budget Inn Corpus Christi at North Beach
(26), Quality Inn (112 rooms), Hotel DeVille (40 rooms), Regency Inn (32
rooms), and the Days Inn by Wyndham (55 rooms), all located on North
Beach. There are several other Motel properties on North Beach, but only
these six with a combined 290 rooms were measured in the study. Based
upon actual employment data provided by subset of these Motel(s) on
North Beach, the average assumed full time equivalent employees is
estimated at 12 each. The same $9.00 per hour wage and 2,080 hours
worked per year assumptions as presented in the hotel analysis are used
here
o The study also considers five local restaurants within the Local Existing
Businesses. These eating establishments are Blackbeards on the Beach,
Yo Philly Cheese Steaks, Pier 99, Fajitaville and Bales Bar & Grill. These
eating establishments are all located on North Beach. Based upon actual
employment data provided by subset of these eating establishments, the
average assumed full time equivalent employee is estimated at 40 each.
The same $9.00 per hour wage and 2,080 hours worked per year
assumptions as presented in the hotel analysis are used here
o The last component of Existing Local Businesses considered in this study
are five local retail shops and establishments. The retails establishments
are the North Beach Gift Shop, the Palace Beachwear & Gifts, Sea
Treasure, Splash and Hook, Line & Sinker. All of these establishments are
located on North Beach, with the exception of Hook, Line & Sinker which
is located just across the channel from North Beach. Based upon actual
employment data provided by subset of these eating establishments, the
average assumed full time equivalent employee is estimated at 5 each.
The same $9.00 per hour wage and 2,080 hours worked per year
assumptions as presented in the hotel analysis are used here.
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Incremental Number of Workers & Salaries Directly Employed by the Texas State
Aquarium, USS Lexington, Existing Local Businesses and New Project Developments

Direct Workers Analysis
Direct workers, FTE

Incremental TSA / Lex
Volume

Salaries
2,466,797

Jobs
61

Incremental Existing
Local Businesses

Salaries
1,258,581

Jobs
60

New Project
Development

Salaries
5,945,056

Jobs
282

INCREMENTAL
Annual Project
Driven Economic
Impact
Salaries
9,670,434

Jobs
403

•

As stated previously in the out-of-town visitor assumptions, the out-of-town
visitations to both the Texas State Aquarium and the USS Lexington are assumed to
increase 20% over the 2017 baseline once the New Project Developments are
completed. The number of employees is assumed that growth by the same
percentage as out -of -town visitors. The same salary per employee of $35,675 was
applied to the increase in employees

•

Incremental Existing Businesses sales volumes are expected to grow by 10% after
completion of the New Project Developments. Hotels, Motels, Restaurants and
Retail shops are all expected to grow equally. The number of direct employees are
expected to growth the same percentage as sales volumes. The same $9.00 per
hour wage and 2,080 hours worked per year assumptions are used to estimate the
growth of salaries

•

New Project Developments – since these are new developments there is not a
baseline in which to grow. The incremental projects located in or proximate to the
Entertainment District will consist of the following developments: (3) full-service
hotels of 125 rooms each (one of these hotel developments is already underway),
(4) new restaurants (one of which is already underway), (4) new retail shops, (1) new
amusement park, (2) new condo/ multifamily developments of 30 units each, (20)
new single family developments being sold at 5 single family houses with lots per
year. An estimate of 282 employees will be currently employed by New Project
Developments. The same $9.00 per hour wage and 2,080 hours worked per year
assumptions are used to estimate the growth of salaries:
o

New Project Developments include the construction and operation of three new
full-service hotels with a total 275 rooms combined (125 units each). The
properties are assumed to be built on North Beach proximate to the
Entertainment District. Per a market study performed by Greg Eilmann in
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September 2019 on a new 125 key hotel on the North Beach, the market could
absorb these additional rooms given the increase in demand from the Grand
Canal and the Entertainment District. An excerpt from this study is presented in
Appendix C. Per Mr. Eilmann, hotels with 125 keys each, including eating
facilities and limited meeting room facilities would average approximately 25 full
time equivalent employees each.
o Four new restaurants are also assumed to be constructed and operated in the
Entertainment District. Based upon actual employment data provided by subset
of these restaurants, the average assumed full time equivalent employees is
estimated at 40 each.
o The study also considers four new retail shops located in and around the
Entertainment District. Based upon actual employment data provided by subset
of these retail establishments, the average assumed full time equivalent
employee is estimated at 4 each
o New Project Development also includes two new multi-family / condominiums
buildings for lease. Each building will consist of 30 individual leased units. Based
on a market study conducted by Apartment Market Consultants, LLC on the
primary market area including North Beach, 60 additional rental units should be
easily absorbed in the area. An excerpt of this market study is attached in
Appendix D. Each building is projected to employ 5 full time employees.
o Approximately 20 new single-family houses will be constructed on lots proximate
to the Grand Canal. This study reflects the sale of these properties at a rate of 4
per year. This development is expected to employ 1 full time real estate broker
to sell and resell these properties
o New Project Developments also envisions an amusement park located next to
the Entertainment District and the Texas State Aquarium as seen in North Beach
in years past. Upon its completion, this attraction will employ 20 full time
employees
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Existing Number of Workers & Salaries Indirectly Employed by the Texas State Aquarium,
USS Lexington, Existing Local Businesses

Indirect Workers Analysis
Direct workers, FTE
Employment Multiplier / Earnings Multiplier
OTV Job Creation Divisor
Indirect and induced jobs
Jobs supported by tourists in other local businesses
Total Jobs & Annual Salaries supported by the Project

•

Aquarium (TSA)
2017 (1)

Salaries
7,135,000
1.7209x

Jobs
200
1.7228x
0.0036712
5,143,622
145
10,277,280
549
22,555,902
894

Lexington
2017 (2)

Salaries
3,817,225
1.7209x
2,751,838
1,198,080
7,767,143

Jobs
107
1.7228x
0.0036712
77
64
248

Existing Local
Businesses

Salaries
Jobs
11,175,840
597
1.7209x 1.7228x
0
8,056,663
432
19,232,503
1,029

EXISTING Annual
Economic Impact

Salaries
22,128,065

Jobs
904

15,952,122
654
11,475,360
613
49,555,547 2,171

The sections above titled Existing Number of Workers & Salaries Directly Employed
by the Texas State Aquarium, USS Lexington, Existing Local Businesses provides for
the number of incremental workers directly employed by the Texas State Aquarium,
USS Lexington and Existing Local Businesses. However, the number of jobs that are
directly employed by these attractions is does not reflect the full impact on the labor
market. In addition to the number of workers directly employed with a particular
business or attraction, there is both an Indirect and Induced labor impact to be
considered as well
o Indirect effects represent changes in the industries that provide goods and
services to the economic activity being modeled (i.e. suppliers, service
providers, etc.). Indirect effects occur in a repeating cycle but diminishes in
each round as economic activity “leaks’ from the region being modeled
o Induced effects represent the impact of changes in household spending
resulting from the Direct and Indirect effects. Like indirect effects, induced
effects occur in repeating cycles, but diminish in each round as economic
activity “leaks” from the region being modeled. Induced effects case when
the last dollar of economic activity leaks from the economy being studied
o Total impact refers to the final cumulative result of all rounds of Direct, Indirect
and Induced economic activity

•

In this section of assumptions, we will take estimate the Indirect and Induced number
of jobs that are supported by the existing individual attractions and businesses up
and above the number of jobs that these entities directly employ. There are two
different sources of Indirect and Induced jobs to be considered in this study:
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o The number of jobs supported through out of town tourists visiting the area
and spending money at both the attractions visited and with local businesses.
This impact is determined by using a ratio calculated by the Economic Policy
Division of the U.S. Chamber of Commerce and used to measure the jobs
impact of out-of-town visitors to the Texas State Aquarium as quoted in “A
Report of the Economic Impact of the Texas State Aquarium in Corpus Christi,
Texas During 2017” conducted by IMPACT DataSource.
This measure states that “an average of 100 daily visitors to a community
create an estimated 134 jobs in area hotels, amusements, retail outlets, eating
and drinking places and other businesses in the community.” Expressed in
annual terms, this ratio means that every 36,500 tourists visiting a city each
year supports 134 jobs. This ratio is expressed as a factor of .003671233 (134
/ 36,500) and multiplied against the number of out-of-town visitors drawn to
Corpus Christi by the attraction or business being evaluated, less the number
of their direct employees in order to calculate the number of indirect jobs
created by out of town visitors touring these venues.
The effect of out-of-town visitors on jobs and salaries are calculated in the
chart above in this section.
o The concentric economic benefit derived from those directly employed by
the businesses and attractions considered in this study by determining how
many other jobs are supported through their spending in the local economy.
These indirect and induced jobs and related salaries are estimated using
regional economic multipliers found in the US Department of Commerce’s
Regional Input-Output Modeling System (RIMS II). These Corpus Christi
specific multipliers were used in the economic impact study of the Texas State
Aquarium prepared by IMPACT DataSource and are assumed valid for all
components of this study as well.
The two types of regional multipliers applied is (1) an Employment Multiplier
– which estimates the number of indirect and induced jobs created and
supported in the Corpus Christi area by the Aquarium’s spending and
spending by its employees, and (2) an Earnings Multiplier, which is used to
measure the amount of salaries paid to workers in indirect and induced jobs.
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An Employment Multiplier of 1.7228 is applied, which means for every
employee working directly for the attraction or business, there is an additional
.7228 spin-off jobs created and supported in the community
An Earnings Multiplier of 1.7209 is a also used, which calculates .7209 of
salaries paid to workers in spin-off jobs above for every dollar paid to
employees working directly for the attraction or business
•

The effects of these multipliers applied against the number of direct jobs and
salaries of employees of the attraction or business are seen in the chart above in
this section and again creates a baseline in which to measure incremental indirect
and induced jobs supported by the attractions and business of the Grand Canal
and Entertainment District:
o The Texas State Aquarium directly employs approximately 200 full time
workers. Using the factors above, the out-of-town visitors to the Aquarium
generate an additional 549 local jobs through their spending. These local
jobs are estimated to pay salaries of $10,277,280 in 2017 dollars using a
previously established hourly rate of $9.00 and 2,080 hours worked in a
year. The 200 full time employees of the Aquarium support an additional
145 jobs through their spending into the local economy with salaries paid
of $5,143,622 assuming 2017 dollars.
o The USS Lexington directly employs ~107 full time workers. Using the
factors above, the out-of-town visitors to the Lexington generate an
additional 64 local jobs through their spending. These local jobs are
estimated to pay salaries of $1,198,080 in 2017 dollars using a previously
established hourly rate of $9.00 and 2,080 hours worked in a year. The
107 full time employees of the Lexington support an additional 77 jobs
through their spending into the local economy with salaries paid of
$2,751,838 assuming 2017 dollars.
o Existing Local Businesses as defined are believed to employ ~600 direct
employees. Since this study assumes that these Existing Local Businesses
themselves do not draw any out-of-town visitors directly to Corpus Christi,
there are no additional jobs generated through their spending. However,
the nearly 600 workers employed by these businesses support an
additional 432 jobs through their spending into the local economy with
salaries paid of $8,056,663 assuming 2017 dollars.
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Incremental Number of Workers & Salaries Indirectly Employed by the Texas State
Aquarium, USS Lexington, Existing Local Businesses and New Project Developments

Indirect Workers Analysis
Direct workers, FTE
Earnings Multiplier / Employment Multiplier
OTV Job Creation Divisor
Indirect and induced jobs
Jobs supported by tourists in other local businesses
Total Jobs & Annual Salaries supported by the Project

Incremental TSA / Lex
Volume

Salaries
Jobs
2,466,797
61
1.7209x 1.7228x
0.00367
1,778,314
44
1,180,579
56
5,425,689
161

Incremental Existing
Local Businesses

Salaries
Jobs
1,258,581
60
1.7209x 1.7228x
0
907,311
43
2,165,892
103

New Project
Development

Salaries
Jobs
5,945,056
282
1.7209x 1.7228x
0.00367
4,285,791
204
10,230,848
486

INCREMENTAL
Annual Project
Driven Economic
Impact
Salaries
9,670,434

Jobs
403

6,971,416
1,180,579
17,822,429

291
56
750

•

The same out-of-town visitor multiplier and Employment & Earnings multipliers
discussed above in the Existing Number of Workers & Salaries Indirectly Employed
by the Texas State Aquarium, USS Lexington, Existing Local Businesses section of the
study are applied to the incremental out-of-town visitors and incremental direct hires
of the Texas State Aquarium, USS Lexington, Existing Local Businesses and New
Project Developments

•

These results can be exhibited in the chart above. Note that Incremental Existing
Local Businesses are not shown to generate jobs and salaries supported by out-oftown visitors because these businesses are not assumed to attract any out-of-town
visitors to Corpus Christi
o The Texas State Aquarium and the USS Lexington are expected to
increase their base of direct employees by an additional 61 full time
workers to meet the demand after the New Project Developments are
completed. Using the factors above, the out-of-town visitors to these two
attractions generate an additional 56 local jobs through their spending.
These local jobs are estimated to pay salaries of $1,180,579 in 2017 dollars
using a previously established hourly rate of $9.00 and 2,080 hours
worked in a year.
The 61 incremental full-time employees of the
Aquarium and Lexington support an additional 44 jobs through their
spending into the local economy with salaries paid of $1,778,314
assuming 2023 dollars.
o Existing Local Businesses as defined are believed to employ 60 direct
employees. Since this study assumes that these Existing Local Businesses
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themselves do not draw any out-of-town visitors directly to Corpus Christi,
there are no additional jobs generated through their spending. However,
the 60 workers employed by these businesses support an additional 43
jobs through their spending into the local economy with salaries paid of
$907,311 assuming 2023 dollars.
o New Project Developments are expected to hire 282 full time workers to
after their completion. Using the factors above, the out-of-town visitors
are expected to generate the same number of local jobs through their
spending, so there is no incremental jobs created through out-of-town
guest spending over the number of direct hires. The 282 incremental fulltime employees of the Aquarium and Lexington support an additional 204
jobs through their spending into the local economy with salaries paid of
$4,285,791 assuming 2023 dollars.
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B. Incremental Direct Annual Revenues and Purchases of Project Businesses

This section presents the assumptions applied to calculate the Output of the Grand
Canal and Entertainment District. The Output is measured as the annual revenues
generated by New Project Developments and the purchases made from local
businesses by these developments.

Existing Revenues and Purchases of the Texas State Aquarium, USS Lexington and
Existing Local Businesses

Revenues & Purchases
Revenues:
TSA / Lex Revenue
New Restaurants
New Retail Shops
New 125 Key Hotels
New Amusement Park
New Music Amphitheater / Venue
New Condo buildings
New Single Family Houses
New Cruise Ship Sales
Capital Improvements of Existing Local Businesses
(5) Existing Restaurants
(4) Existing Full Service Hotels
(6) Existing Limited Service Motels
(5) Retail Establishments
Total Incremental Revenues of Project Businesses
Revenues subject to Sales Tax
Purchases:
Total Purchases of Project Businesses
Total TAXABLE Purchases of Project Businesses

Aquarium (TSA)
2017 (1)

Lexington
2017 (2)

Existing Local
Businesses

15,524,000
15,524,000
2,384,087

5,000,000
5,000,000
767,871

8,850,000
38,373,719
4,763,250
3,750,000
55,736,969
12,600,000

20,524,000
8,850,000
38,373,719
4,763,250
3,750,000
76,260,969
15,751,958

2,382,268
-

767,285
-

8,553,233
8,553,233

11,702,787
8,553,233

EXISTING Annual
Economic Impact

In order to calculate the incremental revenues and purchases of New Project
Developments, the revenues and expenditures of the current economic based must first
be understood. This economic baseline is comprised of the revenues and purchases of
the Texas State Aquarium, the USS Lexington and Existing Local Businesses. It should
be noted that not all revenues earned or purchases made will be taxable by the City,
County or other local taxing authority. Specific taxation assumptions will be addressed
in more detail in the Fiscal Impact section of assumptions, not in this section.
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•

Texas State Aquarium and USS Lexington:
o In “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, the Texas
State Aquarium reported annual revenues of $15,524,000 in 2017 dollars, or
approximately $26.00 per visitor
o Of this amount, $2,384,087 are reported as subject to local sales tax, most
likely retail sales at the Aquarium, as opposed to non-taxable ticket sales.
Taxable sales represented 15.4% of total revenues.
o It was further reported that the Aquarium purchased $2,382,268 in supplies,
materials and services from local businesses, representing 15.4% of revenues.
Since the Texas State Aquarium is a non-profit organization, none of its
purchases are subject to local sales taxes
o The average ticket price of the USS Lexington is publicly listed at
approximately 60% of that of the Texas State Aquarium or ~$15.50 per visitor.
Applying this pricing against the 320,000 visitors to the USS Lexington
equates to $5,000,000 of annual sales at this venue
o Assuming that taxable retail sales at the Lexington are the same percentage
as that of the Aquarium at 15.4% of sales, then the Lexington generates
$767,871 in annual sales subject to local sales tax.
o Also applying the same local business purchase percentage as the Aquarium
at 15.4% of sales, generates an estimate of $767,285 in annual purchases by
the USS Lexington. As with the Aquarium, the Lexington is a non-profit
organization, so none of its purchases are subject to local sales taxes.

•

Existing Local Businesses
o Restaurants – a sampling of annual revenues was obtained from local
restaurants that comprise the restaurant establishments within the Existing
Local Businesses. Based upon this information, it is estimated that the five
local restaurants assumed in this study generated annual 2018 revenues of
$8,850,000 in aggregate, or $1,770,000 per establishment on average.
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o Hotels – per the “Report on the Potential Market Demand for the Proposed
Frazier Hotel to be located in Corpus Christi, Texas”, dated September 2019,
as prepared by Greg Eilmann (Appendix C), shows that among the 4
properties comprising the hotel developments within the Existing Local
Businesses, that they cumulatively offered a supply of 1,327 rooms offering a
supply of 484,445 room nights annually. In 2018, these properties
experienced a 59.6% occupancy rate, thus providing 288,611 occupied room
nights per year. These properties were able to book these room nights at an
average of $132.96 per night. This calculates existing hotel revenues of
$38,373,719 per year expressed in 2018 dollars.
o Motels – as expressed earlier in this analysis, the six motels comprising the
Existing Local Businesses offered a cumulative 290 available rooms, or
105,850 available room nights annually. Assuming the same 60% occupancy
as hotels in the immediate area, these properties were able to fill 63,510 room
nights per year. Based on actual data received on some of the properties for
2018, an average daily rate of $75.00 per night was assumed. This would
generate annual revenue of $4,763,250 for these properties expressed in
2018 dollars.
o Retail Establishments - a sampling of annual revenues was obtained from local
retail shops that comprise the retail establishments within the Existing Local
Businesses. Based upon this information, it is estimated that the five local
retail outlets assumed in this study generated annual 2018 revenues of
$3,750,000 in aggregate, or $750,000 per establishment on average.
o The combined businesses comprising the Existing Local Businesses generate
annual revenues of $55,736,969 expressed in 2018 dollars.
o Of this revenue amount, only revenues generated from restaurants and retail
establishments are subject to local states taxes, which equates to $12,600,000
per year in 2018 dollars
o The combined local business purchases of Existing Local Businesses are
calculated at $8,553,233 relying on the same assumption of 15.4% of
revenues as experienced by the Aquarium. All of this amount is considered
subject to local sales taxes
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Incremental Revenues and Purchases of the Texas State Aquarium, USS Lexington,
Existing Local Businesses and New Project Developments

Revenues & Purchases
Revenues:
TSA / Lex Revenue
New Restaurants
New Retail Shops
New 125 Key Hotels
New Amusement Park
New Music Amphitheater / Venue
New Condo buildings
New Single Family Houses
New Cruise Ship Sales
Capital Improvements of Existing Local Businesses
(5) Existing Restaurants
(4) Existing Full Service Hotels
(6) Existing Limited Service Motels
(5) Retail Establishments
Total Incremental Revenues of Project Businesses
Revenues subject to Sales Tax
Purchases:
Total Purchases of Project Businesses
Total TAXABLE Purchases of Project Businesses

New Project
Development

INCREMENTAL
Annual Project
Driven Economic
Impact

520,200
977,112
4,236,769
525,901
375,000
6,634,981
1,664,232

9,380,271
3,312,242
15,915,575
3,788,513
500,000
1,589,876
2,029,560
36,516,037
12,692,513

4,622,671
9,380,271
3,312,242
15,915,575
3,788,513
500,000
1,589,876
2,029,560
520,200
977,112
4,236,769
525,901
375,000
47,773,690
14,987,136

963,233
963,233

18,258,019
13,693,514

19,930,633
14,656,747

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

4,622,671
4,622,671
630,392

709,382
-

Based on the economic baseline of revenues and purchases established above,
incremental revenues and purchases to be realized after completion of New Project
Developments will be estimated in this section.

•

Texas State Aquarium & USS Lexington
o As stated previously in the out-of-town visitor assumptions, the out-of-town
visitations to both the Texas State Aquarium and the USS Lexington are
assumed to increase 20% over the 2017 baseline once the New Project
Developments are completed. This increase in out-of-town visitors translates
into a one-to-one increase in the revenues.
o An acceleration factor was applied to bring these incremental revenues to
2023 dollars in the amount of $4,622,671
o Of this amount, $630,392 is reported as subject to local sales tax, most likely
retail sales at the Aquarium and the Lexington, as opposed to non-taxable
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ticket sales. Taxable sales represented 15.4% of total revenues, which is the
same percentage as the Aquarium realized in 2017
o The Aquarium and Lexington are estimated to purchase $709,382 in
incremental supplies, materials and services from local businesses,
representing 15.4% of revenues. Since the Texas State Aquarium and USS
Lexington are non-profit organizations, none of their purchases are subject to
local sales taxes
•

Existing Local Businesses
o Restaurants – existing revenues established for the restaurant properties were
grown by 10% to provide for additional sales realized by these establishments
after the New Project Development have been completed. In addition, these
actual sales were adjusted into 2023 dollars. Incremental restaurant revenues
are thus established at $977,112 per year
o Hotels – existing revenues established for the hotel properties were grown by
10% to provide for additional sales realized by these establishments after the
New Project Development have been completed. In addition, these actual
sales were adjusted into 2023 dollars. Incremental hotel revenues are thus
established at $4,236,769 per year
o Motels – existing revenues established for the motel properties were grown
by 10% to provide for additional sales realized by these establishments after
the New Project Development have been completed. In addition, these
actual sales were adjusted into 2023 dollars. Incremental motel revenues are
thus established at $525,901 per year
o Retail Establishments - existing revenues established for the retail
establishments were grown by 10% to provide for additional sales realized by
these establishments after the New Project Development have been
completed. In addition, these actual sales were adjusted into 2023 dollars.
Incremental retail sales are thus established at $375,000 per year
o Capital Improvements of Existing Properties – In order for existing properties
and businesses to compete with New Project Developments in the Grand
Canal and Entertainment District, it is anticipated that these establishments
will make capital improvements to their facilities in a cumulative amount of
$520,200 per year.
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o The combined businesses comprising the Existing Local Businesses generate
annual revenues of $6,634,981 expressed in 2023 dollars.
o Of this revenue amount, only revenues generated from restaurants and retail
establishments are subject to local states taxes, which equates to $1,664,232
per year in 2023 dollars
o The combined local business purchases of Existing Local Businesses are
calculated at $963,233 relying on the same assumption of 15.4% of revenues
as experienced by the Aquarium. 100% of these purchases are considered
subject to local sales taxes

•

New Project Developments
o Restaurants – the average revenue per restaurant of $1,770,000 per
establishment was assumed for the four restaurants comprising the New
Project Developments. A 20% premium was applied to this figure in order to
reflect a more upscale class of restaurants to be opened in the Entertainment
District. The revenues were adjusted to reflect 2023 dollars to arrive at annual
revenues of 9,380,271.
o Hotels – each of the three new hotels comprising the New Project
Developments were sized at 125 keys. Per Greg Eilmann, each hotel assumes
a higher than normal 70% occupancy and $145 per night average daily rate,
both reflecting a beach front location. Revenues are reduced by 10% to
account for a “transfer factor”, where these new hotels will cannibalize a
portion of the room bookings of other local Corpus Christi hotels. In addition,
$2.2 million a year is added for food, beverage and meeting revenues in
aggregate for the combined hotels. Sales were adjusted to 2023 dollars.
Incremental hotel revenues are thus established at $15,915,575 per year
o Retail Establishments - the average revenue per retail outlet of $750,000 per
establishment was assumed for the four retail shops comprising the New
Project Developments. The revenues were adjusted to reflect 2023 dollars to
arrive at annual revenues of 3,312,242.
o An amusement park is planned to be operated as part of the Entertainment
District. Michael Jenkins of Leisure and Recreation Concepts, Inc., an expert
in Amusement Parks estimated from the size park contemplated at $3.5
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million in 2019 dollars.
revenues at $3,788,513.

Adjusting to 2023 dollars would realize annual

o Capping the end of the Grand Canal and adjacent to the amusement park will
be an amphitheater hosting a number of outdoor concerts and music
festivals. It is anticipated that 20,000 visitors will frequent the amphitheater
every year and will pay $25 per ticket in 2023 dollars.
o New Project Developments also includes two 30-unit multi-family /
condominium builds to be located near the Grand Canal and Entertainment
District. Each unit is 1,200 square feet and priced at $1.70 per square foot
per month in 2019 dollars. Adjusted for 2023 dollars, annual revenues are
$1,589,876.
o Twenty new single-family spec houses also comprise the New Project
Developments. These houses will be build at an average of 3,000 square feet
each and are expected to be sold at $125 per square foot in 2019 dollars.
Four houses are assumed sold each year and would expected to continue for
multiple years. Adjusted for 2023 dollars, annual revenues would
approximate $2,029,560.
o The combined businesses comprising the New Project Developments would
generate annual revenues of $36,516,037, expressed in 2023 dollars.
o Of this revenue amount, only revenues generated from restaurants and retail
establishments are expected to be subject to local states taxes, which equates
to $12,692,513 per year in 2023 dollars.
o The combined local business purchases of New Project Developments are
calculated at $18,258,019 assuming 50% of revenues. 75% of these purchases
are considered subject to local sales taxes equating to $13,693,514.
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C. Incremental Local Business Sales to Out of Town Visitors Attributable to the Project

This section highlights how the study calculated economic benefits of out-of-town
visitors drawn by the Texas State Aquarium, USS Lexington and the New Product
Developments, spending at local businesses and lodgings. Since these calculations do
not assume growth over an established baseline of activity, only the incremental analysis
will be detailed.

Incremental TSA
/ Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

INCREMENTAL
Annual Economic
Impact

C. Incremental Local Business Sales to OTV attributable to Project
Number of Incremental OTV visiting CC due to Project
Number of Days of OTV visits attributable to Project
Daily Spending of OTV
Incremental spending into local businesses generated by Project

31,873
1.50
50.00
2,390,472

-

71,145
2.00
50.00
7,114,500

103,018
4
100
9,504,972

Daily Nights of lodging of OTV generated by Project
Average room rate for one person with double occupancy
,123 Incremental lodging sales generated by the Project
Total local retail and room sales to OTV generated by Project

0.50
30.08
479,369
2,869,841

-

1.00
30.08
2,140,042
9,254,542

2,619,411
12,124,383

•

Texas State Aquarium and USS Lexington:
o As previously estimated, 31,873 incremental, new out-of-town visitors are
expected to visit Corpus Christi every year due to the draw of the Aquarium
and Lexington
o Per “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, an out of town
visitor that tours the Aquarium will stay an average of 1.5 days and .5 nights in
Corpus Christi that are directly attributable to the Aquarium and Lexington.
o This report further estimates each out of town visitor will spend $94 a day with
local businesses and $103 each night a local lodging at double occupancy.
However, given that incremental Existing Local Businesses and New Project
Development reflect that increase in business from out of town visitors, it is
only assumed that out-of-town visitors will spend $50 per day at local
businesses outside of Existing Local Businesses and New Project
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Developments, and will spend only $30 a night at lodging establishments
outside of these hotels / motels.
o As such, it is estimated that incremental out of town visitors visiting Corpus
Christi due to the Aquarium and Lexington will spend $2,869,841 annually at
local businesses and lodging establishments
•

New Project Developments:
o As previously estimated, 71,145 incremental, new out-of-town visitors are
expected to visit Corpus Christi every year due to the draw of the New Project
Developments
o Per “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, an out of town
visitor that tours the Aquarium will stay an average of 1.5 days and .5 nights in
Corpus Christi that are directly attributable to the Aquarium (and extrapolated
to the Lexington). However, the Grand Canal and Entertainment District on
North Beach is expected to extend the stays of out-of-town visitors that are
drawn to Corpus Christi by New Project Developments. Thus these visitors
are expected to stay an average of 2.0 days and 1.0 nights in Corpus Christi,
directly attributable to New Project Developments.
o This report further estimates each out of town visitor will spend $94 a day with
local businesses and $103 each night a local lodging at double occupancy.
However, given that incremental Existing Local Businesses and New Project
Development reflect that increase in business from out of town visitors, it is
only assumed that out-of-town visitors will spend $50 per day at local
businesses outside of Existing Local Businesses and New Project
Developments, and will spend only $30 a night at lodging establishments
outside of these hotels / motels.
o As such, it is estimated that incremental out of town visitors visiting Corpus
Christi due to the New Project Developments will spend $9,254,542 annually
at local businesses and lodging establishments

•

Note that Existing Local Businesses are not assumed to draw any out of town visitors
to Corpus Christi by themselves, so they do not contribute any incremental affect to
spending of out-of-town visitors
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D. Incremental Local Business Spending by Workers Employed or Supported by
Projects

This section highlights how the study calculated economic benefits of local workers
employed by or supported by the Texas State Aquarium, USS Lexington, Local Existing
Businesses and the New Product Developments, spending at local businesses. These
include spending by workers representing direct, indirect and induced jobs. Since
these calculations do not assume growth over an established baseline of activity, only
the incremental analysis will be detailed.

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

INCREMENTAL
Annual Economic
Impact

D. Incremental Local Spending by Workers of Project

•

Salaries of workers supported by the Project
Estimated percent of salaries spent in local businesses
Total spending in local businesses

5,425,689
80.0%
4,340,551

2,165,892
80.0%
1,732,714

10,230,848
80.0%
8,184,678

Percent of salaries spent on taxable purchases
Taxable spending in the community by workers

26.0%
1,128,543

26.0%
450,506

26.0%
2,128,016

17,822,429
14,257,943

3,707,065

Incremental Texas State Aquarium and USS Lexington:
o As stated previously, the salaries of direct, indirect and induced jobs created
or supported by the Aquarium and Lexington was $5,425,689 in 2023 dollars
o “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource estimates
Aquarium (and extrapolated to Lexington) workers spend 80% of their salaries
with local businesses
o This report further estimated that of the 80% of salaries spent at local
businesses, that 26% of these Aquarium salaries were spent on taxable
purchases. This same percentage was also applied to USS Lexington salaries
o Thus of $5,425,689 annual 2023 salaries from direct, indirect and induced
jobs either created or supported by the Texas State Aquarium and USS
Lexington, $1,128,543 was spent on taxable transactions (sales taxes) from
local taxing authorities
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•

Incremental Existing Local Businesses:
o As stated previously, the salaries of direct, indirect and induced jobs created
or supported by the Existing Local Businesses was $2,165,892 in 2023 dollars
o “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource estimates
Aquarium (and extrapolated to Existing Local Businesses) workers spend 80%
of their salaries with local businesses
o This report further estimated that of the 80% of salaries spent at local
businesses, that 26% of these Aquarium salaries were spent on taxable
purchases. This same percentage was also applied to Existing Local
Businesses salaries
o Thus of $2,165,892 annual 2023 salaries from direct, indirect and induced
jobs either created or supported by Existing Local Businesses, $450,506 was
spent on taxable transactions (sales taxes) from local taxing authorities

•

New Project Developments:
o As stated previously, the salaries of direct, indirect and induced jobs created
or supported by the New Project Developments was $10,230,848 in 2023
dollars
o “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource estimates
Aquarium (and extrapolated to New Project Developments) workers spend
80% of their salaries with local businesses
o This report further estimated that of the 80% of salaries spent at local
businesses, that 26% of these Aquarium salaries were spent on taxable
purchases. This same percentage was also applied to New Project
Developments
o Thus of $10,230,848 annual 2023 salaries from direct, indirect and induced
jobs either created or supported by New Project Developments, $2,128,016
was spent on taxable transactions (sales taxes) from local taxing authorities
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E. Corpus Christi Local Business Revenues Supported by Project

This section summarizes the total amount of incremental Local Business Revenue
generated by the Texas State Aquarium, USS Lexington, Local Existing Businesses and
the New Product Developments. This amount is the total annual economic output
produced by completion of Grand Canal and Entertainment District and equates to the
annual gross domestic product (GDP) of the local area resulting from this Project. All of
these values have been previously calculated and documented in Appendix A.

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

6,634,981
963,233
1,732,714
9,330,928

36,516,037
18,258,019
7,114,500
2,140,042
8,184,678
72,213,276

INCREMENTAL
Annual Economic
Impact

E. Corpus Christi Area Annual Revenues Supported by Project
Incremental Revenues of the Project
4,622,671
Estimated sales by businesses in the community to the Project
709,382
Sales of Local Businesses to Out of Town Visitors
2,390,472
Sales of Local Hotels and motels to Out - of - Town visitors
479,369
Sales of Local Businesses to direct & indirect workers
4,340,551
Total Annual revenues / sales to the community supported by the Project
12,542,446

47,773,690
19,930,633
9,504,972
2,619,411
14,257,943
94,086,650

•

Revenues and Purchases generated or supported directly by the completion of the
New Project Developments account for 76.6% of the total Output of the Project or
approximately $72.2 million in annual economic benefit.

•

Revenue and Purchases generated or supported indirectly by the completion of the
New Project Developments account for the remaining 23.4% of the total Output of
the Project or approximately $21.9 million in annual economic benefit
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III. Annual Fiscal Impact of Project
This section of assumptions describes how the City of Corpus Christi and other local
taxing authorities such as the County will receive tax revenues from the Project.
Annual tax revenues represent Fiscal Impacts of the Project versus annual Economic
Impacts that are detailed in earlier sections of this Appendix A.

A. Annual Taxable Revenues from the Project to the City of Corpus Christi

Retail Sales subject to City of Corpus Christi Sales Taxes

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

630,392
2,390,472
1,128,543
4,149,407

1,664,232
963,233
450,506
3,077,970

12,692,513
13,693,514
7,114,500
2,128,016
35,628,543

INCREMENTAL
Annual Economic
Impact

F. Annual Revenues from the Project to the City of Corpus Christi
Taxable Sales / Revenues of Project
Taxable Purchases of Project
Taxable spending by OTV at local businesses
Local taxable spending by direct and indirect workers
Total Taxable Retail Sales

14,987,136
14,656,747
9,504,972
3,707,065
42,855,920

•

The preceding taxable sales were calculated earlier in this Appendix A and represent
the local sales that are subject to the City of Corpus Christi’s 1.375% sales tax. A
recap of these determinations is provided below

•

Incremental Texas State Aquarium and USS Lexington:
o Incremental taxable sales and revenues directly generated by the Aquarium
and Lexington subject to City sales taxes were assumed at 15.4% of Revenues
which was established in “A Report of the Economic Impact of the Texas State
Aquarium in Corpus Christi, Texas During 2017” conducted by IMPACT
DataSource
o Incremental taxable direct purchases made by the Aquarium and Lexington
subject to City sales taxes were assumed at 15.4% of Revenues which was
established in “A Report of the Economic Impact of the Texas State Aquarium
in Corpus Christi, Texas During 2017” conducted by IMPACT DataSource
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o As previously estimated, 31,873 incremental, new out-of-town visitors are
expected to visit Corpus Christi every year due to the draw of the Aquarium
and Lexington
o Per “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, an out of town
visitor that tours the Aquarium will stay an average of 1.5 days and .5 nights in
Corpus Christi that are directly attributable to the Aquarium and Lexington.
o This report further estimates each out of town visitor will spend $94 a day with
local businesses and $103 each night a local lodging at double occupancy.
However, given that incremental Existing Local Businesses and New Project
Development reflect that increase in business from out of town visitors, it is
only assumed that out-of-town visitors will spend $50 per day at local
businesses outside of Existing Local Businesses and New Project
Developments, and will spend only $30 a night at lodging establishments
outside of these hotels / motels.
o As stated previously, the salaries of direct, indirect and induced jobs created
or supported by the Aquarium and Lexington was $5,425,689 in 2023 dollars
o “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource estimates
Aquarium (and extrapolated to Lexington) workers spend 80% of their salaries
with local businesses
o This report further estimated that of the 80% of salaries spent at local
businesses, that 26% of these Aquarium salaries were spent on taxable
purchases. This same percentage was also applied to USS Lexington salaries
o Thus of $5,425,689 annual 2023 salaries from direct, indirect and induced
jobs either created or supported by the Texas State Aquarium and USS
Lexington, $1,128,543 was spent on taxable transactions (sales taxes) from
local taxing authorities
•

Incremental Existing Local Businesses:
o Of the direct incremental revenues earned by Existing Local Businesses, only
revenues generated from restaurants and retail establishments are subject to
local states taxes, which equates to $1,664,232 per year in 2023 dollars
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o The combined local business purchases of Existing Local Businesses are
calculated at $963,233 relying on the same assumption of 15.4% of revenues
as experienced by the Aquarium in “A Report of the Economic Impact of the
Texas State Aquarium in Corpus Christi, Texas During 2017” conducted by
IMPACT DataSource. 100% of these purchases are considered subject to local
sales taxes
o As Existing Local Businesses are considered to draw new out-of-town visitors
to Corpus Christi, it does not generate any out-of-town visitor spending at
local businesses
o As stated previously, the salaries of direct, indirect and induced jobs created
or supported by the Existing Local Businesses was $2,165,892 in 2023 dollars
o “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource estimates
Aquarium (and extrapolated to Existing Local Businesses) workers spend 80%
of their salaries with local businesses
o This report further estimated that of the 80% of salaries spent at local
businesses, that 26% of these Aquarium salaries were spent on taxable
purchases. This same percentage was also applied to Existing Local
Businesses salaries
o Thus of $2,165,892 annual 2023 salaries from direct, indirect and induced
jobs either created or supported by Existing Local Businesses, $450,506 was
spent on taxable transactions (sales taxes) from local taxing authorities
•

New Project Developments
o Of this revenue amount, only revenues generated from restaurants and retail
establishments are expected to be subject to local states taxes, which equates
to $12,692,513 per year in 2023 dollars.
o The combined local business purchases of New Project Developments are
calculated at $18,258,019 assuming 50% of revenues. Due to varying nature
of businesses incorporated within New Project Developments, only 75% of
these purchases are considered subject to local sales taxes, equating to
$13,693,514.
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o As previously estimated, 71,145 incremental, new out-of-town visitors are
expected to visit Corpus Christi every year due to the draw of the New Project
Developments
o Per “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, an out of town
visitor that tours the Aquarium will stay an average of 1.5 days and .5 nights in
Corpus Christi that are directly attributable to the Aquarium (and extrapolated
to the Lexington). However, the Grand Canal and Entertainment District on
North Beach is expected to extend the stays of out-of-town visitors that are
drawn to Corpus Christi by New Project Developments. Thus these visitors
are expected to stay an average of 2.0 days and 1.0 nights in Corpus Christi,
directly attributable to New Project Developments.
o This report further estimates each out of town visitor will spend $94 a day with
local businesses and $103 each night a local lodging at double occupancy.
However, given that incremental Existing Local Businesses and New Project
Development reflect that increase in business from out of town visitors, it is
only assumed that out-of-town visitors will spend $50 per day at local
businesses outside of Existing Local Businesses and New Project
Developments, and will spend only $30 a night at lodging establishments
outside of these hotels / motels.
o As such, it is estimated that incremental out of town visitors visiting Corpus
Christi due to the New Project Developments will spend $7,114,500 annually
at local businesses and lodging establishments
o As stated previously, the salaries of direct, indirect and induced jobs created
or supported by the New Project Developments was $10,230,848 in 2023
dollars
o “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource estimates
Aquarium (and extrapolated to New Project Developments) workers spend
80% of their salaries with local businesses
o This report further estimated that of the 80% of salaries spent at local
businesses, that 26% of these Aquarium salaries were spent on taxable
purchases. This same percentage was also applied to New Project
Developments
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o Thus of $10,230,848 annual 2023 salaries from direct, indirect and induced
jobs either created or supported by New Project Developments, $2,128,016
was spent on taxable transactions (sales taxes) from local taxing authorities
•

In total, Incremental Aquarium, Lexington, Existing Local Businesses and New
Project Developments are projected to generate $42.9 million in annual sales taxeligible revenues to the City of Corpus Christi in 2023 dollars.
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Project Revenues subject to City of Corpus Christi Hotel Occupancy Tax

Incremental TSA /
Lex Volume
Lodging Room Sales subject to Hotel Occupancy Taxes

479,369

Incremental
Existing Local
Businesses

New Project
Development

4,762,670

18,055,617

INCREMENTAL
Annual Economic
Impact
23,297,656

•

The preceding taxable sales were calculated earlier in this Appendix A and represent
the local sales that are subject to the City of Corpus Christi’s 9.000% hotel occupancy
tax. A recap of these determinations is provided below.

•

Incremental Texas State Aquarium and USS Lexington:
o As Aquarium and Lexington revenues are generated only from ticket
revenues and retails sales, none of its revenue is subject to hotel occupancy
taxes.
o As previously estimated, 31,873 incremental, new out-of-town visitors are
expected to visit Corpus Christi every year due to the draw of the Aquarium
and Lexington
o Per “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, an out of town
visitor that tours the Aquarium will stay an average of .5 nights in Corpus
Christi that are directly attributable to the Aquarium and Lexington.
o This report further estimates each out of town visitor will spend $103 each
night a local lodging at double occupancy. However, given that incremental
Existing Local Businesses and New Project Development reflect that increase
in business from out of town visitors, it is only assumed that out-of-town
visitors will spend $30 a night at lodging establishments outside of these
hotels / motels.
o As such, it is estimated that incremental out of town visitors visiting Corpus
Christi due to the Aquarium and Lexington will spend $479,369 annually at
lodging establishments
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•

Incremental Local Existing Businesses:
o Four full-service hotels and six motels comprising Local Existing Businesses
generate revenues of $4,762,670 subject to local hotel occupancy tax
o Note that Existing Local Businesses are not assumed to draw any out of town
visitors to Corpus Christi by themselves, so they do not contribute any
incremental affect to spending at lodging establishments of out-of-town
visitors

•

Incremental New Project Developments:
o Three new 125 room hotels comprising the New Project Developments
generate revenues subject to local hotel occupancy tax
o As previously estimated, 71,145 incremental, new out-of-town visitors are
expected to visit Corpus Christi every year due to the draw of the New Project
Developments
o Per “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, an out of town
visitor that tours the Aquarium will stay an average of 1.5 days and .5 nights in
Corpus Christi that are directly attributable to the Aquarium (and extrapolated
to the Lexington). However, the Grand Canal and Entertainment District on
North Beach is expected to extend the stays of out-of-town visitors that are
drawn to Corpus Christi by New Project Developments. Thus these visitors
are expected to stay an average 1.0 nights in Corpus Christi, directly
attributable to New Project Developments.
o This report further estimates each out of town visitor will spend $103 each
night a local lodging at double occupancy. However, given that incremental
Existing Local Businesses and New Project Development reflect that increase
in business from out of town visitors, it is only assumed that out-of-town
visitors will spend $30 a night at lodging establishments outside of these
hotels / motels.
o As such, it is estimated that incremental out of town visitors visiting Corpus
Christi due to the New Project Developments will spend $2,140,042 annually
at lodging establishments
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o In addition, three full-service hotels comprising New Project Developments
generate revenues of $15,915,575 subject to local hotel occupancy tax
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Residential Property Value of Direct & Indirect Works Subject to City of Corpus Christi Ad
Valorem Tax

Incremental TSA /
Lex Volume
Number of Workers supported directly or indirectly by the Project
% of Workers living in Community
Workers living in Community supported directly or indirectly by the Project

161
80.0%
129

Incremental
Existing Local
Businesses

New Project
Development

INCREMENTAL
Annual Economic
Impact

103
80.0%
82

486
80.0%
389

% of Workers living in TIRZ#3 & TIRZ #4 Zones
5.0%
5.0%
Workers living in TIRZ#3 & TIRZ #4 Zones
6
4
Workers living in Community supported directly or indirectly by the Project providing incremental
123
property tax base
78

5.0%
19
370

29
571

101,355
37,501,209

57,873,487

Average taxable value of single or multi-family owned or occupied by workers 101,355
Value of Incremental Residential supported by project subject to Property
12,466,618
Tax

101,355
7,905,660

750
600

•

The total number of workers supported directly (Direct Hires) or indirectly (Indirect
& Induced Jobs) by Incremental economic activities of the Aquarium, Lexington,
Existing Local Businesses and New Project Developments were derived in earlier
sections of the Appendix A. They were 161 jobs, 103 jobs and 486 jobs for the
Aquarium / Lexington, Existing Local Businesses and New Project Development
respectively, or 750 jobs in total.

•

Of this data set, 80% are estimated to live within Corpus Christi per estimations in “A
Report of the Economic Impact of the Texas State Aquarium in Corpus Christi, Texas
During 2017” conducted by IMPACT DataSource, equaling 600 workers

•

There will be active TIRZ zones as of 2023 - TIRZ #3 in Downtown and an anticipated
TIRZ# in North Beach. TIRZ #2 in South Padre Island will be expired by 2023 unless
subsequently renewed. Since these TIRZ zones will deposit any incremental ad
valorem taxes collected into a TIRZ facility versus the General Fund of the City, any
workers assumed to be living in these zones must be removed from these
calculations of incremental ad valorem taxes benefiting the City. Given the small
resident population size of these TIRZ zones, only 5% of the 600 local residents are
assumed to live in either of these zones.

•

Of these remaining incremental 571 workers, each is expected live or rent a property
with an average market value of $101,355. Market value was derived from the
$90,000 assumed in “A Report of the Economic Impact of the Texas State Aquarium
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in Corpus Christi, Texas During 2017” conducted by IMPACT DataSource, adjusted
into 2023 dollars.
•

Therefore, incremental workers either hired by or supported by the Project, live in
properties worth $57.9 million on which the City will collect a .6063% property tax
rate
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City Utility Payments of Direct & Indirect Works Subject to City of Corpus Christi Ad
Valorem Tax and Aquarium, Lexington, Existing Local Businesses and New Project
Developments

Incremental TSA /
Lex Volume
Number of Workers supported directly or indirectly by the Project
% of Workers living in Community
Workers living in Community supported directly or indirectly by the Project

Incremental
Existing Local
Businesses

New Project
Development

INCREMENTAL
Annual Economic
Impact

161
80.0%
129

103
80.0%
82

486
80.0%
389

Average annual utlity payments to City per worker
Total utility payments by workers

1,152
148,608

1,152
94,464

1,152
448,128

691,200

Incremental Utility payments to the City by Project
Total incremental utility payments to attributable to Project

57,114
205,722

77,552
172,016

730,321
1,178,449

864,987
1,556,187

750
600

•

The total number of workers supported directly (Direct Hires) or indirectly (Indirect
& Induced Jobs) by Incremental economic activities of the Aquarium, Lexington,
Existing Local Businesses and New Project Developments were derived in earlier
sections of the Appendix A. They were 161 jobs, 103 jobs and 486 jobs for the
Aquarium / Lexington, Existing Local Businesses and New Project Development
respectively, or 750 jobs in total.

•

Of this data set, 80% are estimated to live within Corpus Christi per estimations in “A
Report of the Economic Impact of the Texas State Aquarium in Corpus Christi, Texas
During 2017” conducted by IMPACT DataSource, equaling 600 workers

•

Each of these workers will an average of $1,152 in annual utility payments to the City,
per “A Report of the Economic Impact of the Texas State Aquarium in Corpus Christi,
Texas During 2017” conducted by IMPACT DataSource, adjusted into 2023 dollars.

•

Therefore, incremental workers either hired by or supported by the Project pay a
total of $691,200 in annual utility payments to the City

•

In addition, each of the Project businesses (Aquarium, Lexington, Exiting Local
Businesses and New Project Developments) each pay the City for utilized utility
services. In “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource, the Aquarium was
shown to pay 1.4% of its revenues in utility costs. This percentage was applied to
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incremental Aquarium / Lexington revenues and to Existing Local Businesses as well.
The percentage of utilities to revenues for New Project Developments was increased
slightly to 2.0% of revenues to account for uncertainty around the varied nature of
these revenues. Annual utility payments made to the City by businesses and
developments total $864,987.
•

Total annual utility payments to the City of both direct & indirect workers supported
by the Project and the Project businesses themselves totals $1,556,187.
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Incremental Annual Tax Revenues to the City of Corpus Christi Attributable to the
Project

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

City of CC Sales Tax Rate %
City of CC Property Tax Rate %
City of CC Hotel Occupancy Tax Rate %

1.3750%
0.6063%
9.0000%

1.3750%
0.6063%
9.0000%

1.3750%
0.6063%
9.0000%

Sales taxes
Property taxes collected on residential property
Utility revenues
Hotel occupancy taxes
Ground Leases Paid by Project to City for City owned Right of Way
Total Revenues to City

57,054
75,581
205,722
43,143
381,500

42,322
47,929
172,016
428,640
690,908

489,892
227,356
1,178,449
1,625,006
3,520,703

•

INCREMENTAL
Annual Economic
Impact

589,269
350,866
1,556,187
2,096,789
4,593,111

Applying the Sales Tax, Property Tax and Hotel Occupancy Tax Rates applicable to
the City of Corpus Christi above as well as the Utility payments to the City as detailed
in an earlier section, the City is projected to receive approximately $4.6 million in
incremental annual tax revenues attributable to the Project.
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Incremental Annual Tax Revenues to the Other Taxing Authorities Attributable to the
Project

Incremental TSA /
Lex Volume

Incremental
Existing Local
Businesses

New Project
Development

Nueces County (including Farm to Market Road) Property Tax Rate %
Corpus Christi ISD Property Tax Rate %
Del Mar College Property Tax Rate %
Hospital District Property Tax Rate 5
Corpus Christi Crime Control District Sales Tax Rate %
Corpus Christi MTA Sales Tax Rate %

0.3080%
1.2374%
0.2462%
0.1264%
0.1250%
0.5000%

0.3080%
1.2374%
0.2462%
0.1264%
0.1250%
0.5000%

0.3080%
1.2374%
0.2462%
0.1264%
0.1250%
0.5000%

Nueces County including Farm to Market Road
Corpus Christi ISD
Del Mar College
Hospital District
Corpus Christi Crime Control District
Corpus Christi MTA
Total Revenues to Other Local Taxing Districts

38,396
154,256
30,688
15,753
5,187
20,747
265,026

24,349
97,821
19,460
9,990
3,847
15,390
170,857

115,500
464,021
92,313
47,387
44,536
178,143
941,899

•

INCREMENTAL
Annual Economic
Impact

178,245
716,098
142,461
73,129
53,570
214,280
1,377,782

Applying the Sales Tax and Property Tax Rates applicable to the Other Local Taxing
Authorities, these agencies are projected to receive approximately $1.38 million in
incremental annual tax revenues attributable to the Project.
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IV. Economic Impact of Project Construction (During Construction Period Only)
This section of assumptions details the economic impact of the Construction of New
Project Developments during the three-year construction period, calendar years 2020 2022

A. Project Construction Costs

Dollar Construction Costs
Project Related
Construction

A. Construction Costs
Canal Infrastructure (including sidewalks, bridges)
Other
New Restaurants
New Retail Shops
New 125 Key Hotels
New Amusement Park
New Music Amphitheater / Venue
New Condo buildings
New Single Family Houses
Capital Improvements of Existing Local Businesses
Total Project Costs

40,000,000
6,000,000
750,000
52,500,000
15,000,000
2,000,000
9,000,000
6,000,000
5,000,000
136,250,000

•

All of the following construction costs are considered preliminary and have not
undergone any design and architecture planning.

•

$40 million is projected for construction costs of a navigable canal with outlet to the
bay, as well as bridges and sidewalks. The City has commissioned a study of the
viability and costs of various stormwater solutions (including the canal) to be
prepared by Urban Consultants. As of the writing of this study, the Urban analysis
has not yet published.

•

Four new restaurants are planned to be built as part of the New Project
Developments at estimated cost of $1,500,000 each, or $6 million in total

•

Four new retail shops are also expected to be constructed in or around the Grand
Canal and Entertainment District. Each of these retail spaces are assumed at 1,500
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square feet and built out for $100 per square foot. An additional $150,000 was
added for finish out.
•

Three new 125 room hotels are also envisioned to be built on the beach or on the
Grand Canal. Greg Eilmann has estimated that three hotels of this size could absorb
the additional demand created by the New Project Developments. Mr. Eilmann
further believes these upscale hotels would be built for approximately $140,000 per
key (room), in line with higher class hotels according to the Hotel Cost study attached
in Appendix ___ of this study.

•

A new amusement park is planned to be built adjacent to the Entertainment District
at a preliminary cost of $15,000,000

•

An outdoor amphitheater complex is planned to be built at an estimated cost of
$2,000,000

•

Two 30 unit multi-family / condominium buildings are planned as part of the New
Project Developments and are estimated to be built for $150,000 per unit, in line
with multi-family construction currently undertaken on North Beach

•

Construction of 20 single-family homes averaging 3,000 square foot per home, built
at an estimated cost of $100.00 per square foot

•

It is anticipated that existing facilities on North Beach will be improved, renovated
and expanded during the construction period concurrent with the construction of
New Project Developments. $5,000,000 in such improvements are estimated in this
analysis

•

Total estimated construction costs of New Project Developments is $136,250,000.
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Cost Components of New Project Developments Construction

Total Project Costs

Project Related
Construction
136,250,000

Soft Costs %
Construction Costs
Cost of materials%
Cost of labor %
Cost of Materials
Cost of Labor

10.0%
122,625,000
60.0%
40.0%
73,575,000
49,050,000

•

10% of the $136,250,000 in total construction costs are assumed to be “soft costs”
including design, architecture and engineering services, furniture etc.

•

This results in estimated “hard” construction costs of $122,625,000

•

Of the hard construction costs, 60% are assumed to be material costs ($73,575,000)
and 40% are labor costs ($49,050,000). This breakout of materials versus labor costs
were estimated in “A Report of the Economic Impact of the Texas State Aquarium in
Corpus Christi, Texas During 2017” conducted by IMPACT DataSource for the
building of the Caribbean Journey expansion of the Aquarium.
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B. Revenues Generated by Local Businesses Attributable to Project Construction
Spending
Project Related
Construction
Direct Project Construction Costs
Output Multiplier
Indirect revenues of local businesses
Total Revenues

122,625,000
1.1422x
140,062,275
262,687,275

•

$122,625,000 of construction costs represents direct revenue generated by
construction companies, subcontractors, material vendors, etc. This construction
activity will in turn create and support revenues in other businesses in the area. The
calculation of the additional revenue generated by local businesses as the result of
the construction activity is accomplished by the application of an Output Multiplier
of 1.1422x. This is Texas based regional economic multiplier included in the U.S.
Department of Commerce’s Regional Input-Output Modeling Systems (RIMS II) as
used in “A Report of the Economic Impact of the Texas State Aquarium in Corpus
Christi, Texas During 2017” conducted by IMPACT DataSource for the building of
the Caribbean Journey expansion of the Aquarium.

•

This multiplier applied against construction costs of $122,625,000 yields
$140,062,275 in additional indirect and induced revenue earned by local businesses
as result of the construction activity.

•

Therefore, the total local economic benefit generated by the Construction activity
equals $262,687,275 (Output)
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C. Salaries / Jobs Generated by Local Businesses Attributable to Project Construction
Spending

Project Related
Construction
Direct Jobs
Employment Multiplier
Indirect Jobs
Total Jobs
Direct Construction Costs
Cost of Labor %
Direct Labor Costs
Earnings Multipler
Indirect Labor Costs
Total Labor Costs (Salaries)

756
0.8849x
669
1,425
122,625,000
40.0%
49,050,000
0.8351x
40,961,655
90,011,655

•

The construction activity will require approximately 756 full time equivalent workers
to complete the Project. This figure was extrapolated from the 305 workers required
to complete the Caribbean Journey expansion of the Texas State Aquarium (a
$55,000,000 construction project) as estimated in “A Report of the Economic Impact
of the Texas State Aquarium in Corpus Christi, Texas During 2017” conducted by
IMPACT DataSource.

•

As previously established the total labor costs of the construction was estimated at
$49,050,000.

•

These 756 workers directly employed in construction activity earning salaries of
$49,050,000 will in turn create and support other indirect and induced jobs and
salaries in other businesses in the area. The calculation of the additional jobs and
salaries generated by local businesses as the result of the construction activity is
accomplished by the application of an Employment Multiplier of .8849x and an
Earnings Multiplier of .8351x. The Employment Multiplier measures the number of
indirect and induced jobs created and supported in Corpus Christi for each
construction job employed by the construction activity. The Earnings Multiplier
similarly measures the indirect and induced salaries created and supported in the
area due to construction activity. These Texas based regional economic multipliers
are included in the U.S. Department of Commerce’s Regional Input-Output
Modeling Systems (RIMS II) as used in “A Report of the Economic Impact of the Texas
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State Aquarium in Corpus Christi, Texas During 2017” conducted by IMPACT
DataSource for the building of the Caribbean Journey expansion of the Aquarium.
•

The Employment Multiplier applied against the 756 direct construction workers
yields 669 additional indirect and induced local jobs at local businesses as the result
of the construction activity.

•

Therefore, a total of 1,425 jobs are created or supported by the construction activity
during the construction period

•

This Earnings Multiplier applied against direct construction salaries of $49,050,000
yields $40,961,655 in additional indirect and induced salaries at local businesses as
the result of the construction activity.

•

Therefore, a total of $90,011,655 in salaries are created or supported by the
construction activity during the construction period
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V. Fiscal Impact of Project Construction (During Construction Period Only)
This section of assumptions details the fiscal impact of the Construction of New Project
Developments during the three-year construction period, calendar years 2020 - 2022

A. Revenues Generated by Construction Activity to the City of Corpus Christi

Taxable Spending Generated by Construction Activity
Project Related
Construction
Cost of Materials
73,575,000
Estimated % of construction materials that will be taxable in Corpus Christi 20.0%
Total taxable construction materials
14,715,000
Direct construction labor
49,050,000
% of construction salaries to be spent on taxable goods and services
26.0%
% of construction salaries to spent in Corpus Christi
25.0%
Total taxable spending by construction workers in Corpus Christi
3,188,250
Indirect salaries
40,961,655
% of construction salaries to be spent on taxable goods and services
26.0%
% of construction salaries to spent in Corpus Christi
25.0%
Total taxable spending by construction workers in Corpus Christi
2,662,508
% of taxable spending in CC (excluding salary payments)
Estimated taxable spending in CC by indirect businesses

10.0%
14,006,228

Summary of Taxable Spending in CC:
Purchases of Project construction materials
Taxable spending by direct and indirect workers
Taxable spending by indirect businesses
Total taxable spending during construction

14,715,000
5,850,758
14,006,228
34,571,985

•

The cost of materials for the construction activity was previously established to be
$73,575,000. Only 20% of these materials are assumed to be taxable locally in
Corpus Christi as most of the materials will need to be brought in to the construction
site from other locales. Therefore, $14,715,000 in materials purchases will be
subject to City Sales Tax.

•

Direct labor salaries for the construction activity was previously established to be
$49,050,000. As assumed in “A Report of the Economic Impact of the Texas State
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Aquarium in Corpus Christi, Texas During 2017” conducted by IMPACT DataSource
for the building of the Caribbean Journey expansion of the Aquarium, 26% of these
salaries are assumed to be spent on taxable goods and services. Of the $12,753,000
in taxable expenditures of construction salaries, 25% are assumed to spent locally in
Corpus Christi. Therefore, $3,188,250 will represent taxable expenditures of direct
salaries in Corpus Christi and thus subject to City Sales Tax.
•

The salaries of indirect and induced labor for the construction activity was previously
established to be $40,961,655. As assumed in “A Report of the Economic Impact of
the Texas State Aquarium in Corpus Christi, Texas During 2017” conducted by
IMPACT DataSource for the building of the Caribbean Journey expansion of the
Aquarium, 26% of these salaries are assumed to be spent on taxable goods and
services. Of the $10,650,030 in taxable expenditures of indirect and induced
construction salaries, 25% are assumed to spent locally in Corpus Christi. Therefore,
$2,662,508 will represent taxable expenditures of direct salaries in Corpus Christi
and thus subject to City Sales Tax.

•

Therefore, taxable spending by direct and indirect workers created and supported
by the construction activity equals $5,850,758

•

The estimated indirect revenues generated by local businesses as the result of the
construction activity was previously established at $140,062,275. in “A Report of the
Economic Impact of the Texas State Aquarium in Corpus Christi, Texas During 2017”
conducted by IMPACT DataSource for the building of the Caribbean Journey
expansion of the Aquarium, a factor of 10% was applied to indirect revenues
generated by local businesses to calculate how much of these revenues are spent
with other local Corpus Christi businesses.. Therefore, $14,006,228 of indirect
revenue were spent on local purchases subject to City Sales Tax.

•

Therefore, the total amount of taxable spending during the construction period is
estimated at $34,571,985
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City of Corpus Christi Revenues
Project Related
Construction

Estimated permits and fees as a percent of construction costs
Estimated construction permits and fees

0.25%
306,563

City of CC Sales Tax Rate %

1.3750%

Sales Taxes Collected
Estimated construction permits and fees
Total City Revenues

475,365
306,563
781,927

•

The $34,571,985 in taxable spending during the construction period is taxed at a
City Sales Tax rate of 1.375%, yielding $475,365 in City Sales Tax Revenues

•

In addition to the taxable spending, the City will also receive fees for permitting, and
other initial construction activities. As per “A Report of the Economic Impact of the
Texas State Aquarium in Corpus Christi, Texas During 2017” conducted by IMPACT
DataSource for the building of the Caribbean Journey expansion of the Aquarium,
these permitting fees were estimated at .25% of construction costs, or $302,563

•

In total, the City is expected to earn $781,927 in revenues from the Project
construction activity
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B. Revenues Generated by Construction Activity to the Other Taxing Authorities

Project Related
Construction

Corpus Christi Crime Control District Sales Tax Rate %
Corpus Christi MTA Sales Tax Rate %

0.1250%
0.5000%

Corpus Christi Crime Control District Sales Tax Collected
Corpus Christi MTA Sales Tax Collected
Total Other Local Taxing District Revenues

43,215
172,860
216,075

•

The $34,571,985 in taxable spending during the construction period is taxed at a
Sales Tax rate of .1250% by the Corpus Christi Crime Control District and .5000%
from the Corpus Christi MTA.

•

Therefore, other local taxing authorities will generate $216,075 in City Sales Tax
Revenues from Project construction activities
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Appendix B: Calculation Detail
Annual Economic & Fiscal Impacts
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Annual Economic Impacts

I. Annual Economic Impact of Project
A. Incremental Jobs & Salaries Supported by Project

Revenues & Purchases
Total Number of Incremental Visitors to Corpus Christi (CC)
Number of Incremental Out-of-Town Visitors (OTV)

Incremental TSA / Lex
Volume

Incremental Existing
Local Businesses

New Project
Development

INCREMENTAL
Annual Project
Driven Economic
Impact

146,880
113,832

-

146,880
113,832

293,760
227,664

20.0%
22,766

0.0%
-

50.0%
56,916

79,682

Percent of visiting time in CC that other OTV devoted to Project
10.0%
Weighted # of other OOT visitors for which the Project attracted the visitors to CC 9,107

0.0%
-

25.0%
14,229

-

71,145

Percent specifically that came to Corpus Christi to visit the Project
Number of Incremental OTV that specifically came to CC to visit Project

Total Number of OTV drawn to CC by the Project

Direct workers, FTE
Earnings Multiplier / Employment Multiplier
OTV Job Creation Divisor
Indirect and induced jobs
Jobs supported by tourists in other local businesses
Total Jobs & Annual Salaries supported by the Project

31,873
Salaries
Jobs
2,466,797
61
1.7209x 1.7228x
0.00367
1,778,314
44
1,180,579
56
5,425,689
161

Salaries
Jobs
1,258,581
60
1.7209x 1.7228x
0
907,311
43
2,165,892
103

Salaries
5,945,056
1.7209x

103,018

Jobs
282
1.7228x
0.003671
4,285,791
204
10,230,848
486

Salaries
9,670,434

Jobs
403

6,971,416
1,180,579
17,822,429

291
56
750

B. Incremental Direct Annual Revenues and Purchases of Project businesses
Revenues:
TSA / Lex Revenue
New Restaurants
New Retail Shops
New 125 Key Hotels
New Amusement Park
New Music Amphitheater / Venue
New Condo buildings
New Single Family Houses
New Cruise Ship Sales
Capital Improvements of Existing Local Businesses
(5) Existing Restaurants
(4) Existing Full Service Hotels
(6) Existing Limited Service Motels
(5) Retail Establishments
Total Incremental Revenues of Project Businesses
Revenues subject to Sales Tax
Purchases:
Total Purchases of Project Businesses
Total TAXABLE Purchases of Project Businesses

83 | P a g e

4,622,671
4,622,671
630,392

520,200
977,112
4,236,769
525,901
375,000
6,634,981
1,664,232

9,380,271
3,312,242
15,915,575
3,788,513
500,000
1,589,876
2,029,560
36,516,037
12,692,513

4,622,671
9,380,271
3,312,242
15,915,575
3,788,513
500,000
1,589,876
2,029,560
520,200
977,112
4,236,769
525,901
375,000
47,773,690
14,987,136

709,382
-

963,233
963,233

18,258,019
13,693,514

19,930,633
14,656,747

Incremental TSA / Lex
Volume

Incremental Existing
Local Businesses

New Project
Development

INCREMENTAL
Annual Economic
Impact

C. Incremental Local Business Sales to OTV attributable to Project
Number of Incremental OTV visiting CC due to Project
Number of Days of OTV visits attributable to Project
Daily Spending of OTV
Incremental spending into local businesses generated by Project

31,873
1.50
50.00
2,390,472

-

71,145
2.00
50.00
7,114,500

103,018
4
100
9,504,972

Daily Nights of lodging of OTV generated by Project
Average room rate for one person with double occupancy
,123 Incremental lodging sales generated by the Project
Total local retail and room sales to OTV generated by Project

0.50
30.08
479,369
2,869,841

-

1.00
30.08
2,140,042
9,254,542

2,619,411
12,124,383

D. Incremental Local Spending by Workers of Project
Salaries of workers supported by the Project
Estimated percent of salaries spent in local businesses
Total spending in local businesses

5,425,689
80.0%
4,340,551

2,165,892
80.0%
1,732,714

10,230,848
80.0%
8,184,678

17,822,429

Percent of salaries spent on taxable purchases
Taxable spending in the community by workers

26.0%
1,128,543

26.0%
450,506

26.0%
2,128,016

3,707,065

Incremental Revenues of the Project
4,622,671
Estimated sales by businesses in the community to the Project
709,382
Sales of Local Businesses to Out of Town Visitors
2,390,472
Sales of Local Hotels and motels to Out - of - Town visitors
479,369
Sales of Local Businesses to direct & indirect workers
4,340,551
Total Annual revenues / sales to the community supported by the Project
12,542,446

6,634,981
963,233
1,732,714
9,330,928

36,516,037
18,258,019
7,114,500
2,140,042
8,184,678
72,213,276

47,773,690
19,930,633
9,504,972
2,619,411
14,257,943
94,086,650

14,257,943

E. Corpus Christi Area Annual Revenues Supported by Project
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Annual Fiscal Impacts
Incremental TSA / Lex
Volume

Incremental Existing
Local Businesses

New Project
Development

INCREMENTAL
Annual Economic
Impact

F. Annual Revenues from the Project to the City of Corpus Christi
Taxable Sales / Revenues of Project
Taxable Purchases of Project
Taxable spending by OTV at local businesses
Local taxable spending by direct and indirect workers
Total Taxable Retail Sales

630,392
2,390,472
1,128,543
4,149,407

1,664,232
963,233
450,506
3,077,970

12,692,513
13,693,514
7,114,500
2,128,016
35,628,543

14,987,136
14,656,747
9,504,972
3,707,065
42,855,920

Lodging Room Sales subject to Hotel Occupancy Taxes

479,369

4,762,670

18,055,617

23,297,656

161
80.0%
129

103
80.0%
82

486
80.0%
389

750

% of Workers living in TIRZ#3 & TIRZ #4 Zones
5.0%
5.0%
Workers living in TIRZ#3 & TIRZ #4 Zones
6
4
Workers living in Community supported directly or indirectly by the Project providing incremental
123
property tax base 78

5.0%
19
370

29
571

101,355
7,905,660

101,355
37,501,209

57,873,487

161
80.0%
129

103
80.0%
82

486
80.0%
389

Average annual utlity payments to City per worker
Total utility payments by workers

1,152
148,608

1,152
94,464

1,152
448,128

691,200

Incremental Utility payments to the City by Project
Total incremental utility payments to attributable to Project

57,114
205,722

77,552
172,016

730,321
1,178,449

864,987
1,556,187

City of CC Sales Tax Rate %
City of CC Property Tax Rate %
City of CC Hotel Occupancy Tax Rate %

1.3750%
0.6063%
9.0000%

1.3750%
0.6063%
9.0000%

1.3750%
0.6063%
9.0000%

Sales taxes
Property taxes collected on residential property
Utility revenues
Hotel occupancy taxes
Ground Leases Paid by Project to City for City owned Right of Way
Total Revenues to City

57,054
75,581
205,722
43,143
381,500

42,322
47,929
172,016
428,640
690,908

489,892
227,356
1,178,449
1,625,006
3,520,703

Nueces County (including Farm to Market Road) Property Tax Rate %
Corpus Christi ISD Property Tax Rate %
Del Mar College Property Tax Rate %
Hospital District Property Tax Rate 5
Corpus Christi Crime Control District Sales Tax Rate %
Corpus Christi MTA Sales Tax Rate %

0.3080%
1.2374%
0.2462%
0.1264%
0.1250%
0.5000%

0.3080%
1.2374%
0.2462%
0.1264%
0.1250%
0.5000%

0.3080%
1.2374%
0.2462%
0.1264%
0.1250%
0.5000%

Nueces County including Farm to Market Road
Corpus Christi ISD
Del Mar College
Hospital District
Corpus Christi Crime Control District
Corpus Christi MTA
Total Revenues to Other Local Taxing Districts

38,396
154,256
30,688
15,753
5,187
20,747
265,026

24,349
97,821
19,460
9,990
3,847
15,390
170,857

115,500
464,021
92,313
47,387
44,536
178,143
941,899

Number of Workers supported directly or indirectly by the Project
% of Workers living in Community
Workers living in Community supported directly or indirectly by the Project

Average taxable value of single or multi-family owned or occupied by workers 101,355
Value of Incremental Residential supported by project subject to Property
12,466,618
Tax
Number of Workers supported directly or indirectly by the Project
% of Workers living in Community
Workers living in Community supported directly or indirectly by the Project

600

750
600

589,269
350,866
1,556,187
2,096,789
4,593,111

G. Annual Revenues from the Project to Other Local Taxing Districts
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178,245
716,098
142,461
73,129
53,570
214,280
1,377,782

Construction Period Economic Impacts
Project Related
Construction

A. Construction Costs
Canal Infrastructure (including sidewalks, bridges)
Other
New Restaurants
New Retail Shops
New 125 Key Hotels
New Amusement Park
New Music Amphitheater / Venue
New Condo buildings
New Single Family Houses
Capital Improvements of Existing Local Businesses
Total Project Costs

40,000,000
6,000,000
750,000
52,500,000
15,000,000
2,000,000
9,000,000
6,000,000
5,000,000
136,250,000

Soft Costs %
Construction Costs
Cost of materials%
Cost of labor %
Cost of Materials
Cost of Labor

10.0%
122,625,000
60.0%
40.0%
73,575,000
49,050,000

B. Revenues for area businesses
Direct Project Construction Costs
Output Multiplier
Indirect revenues of local businesses
Total Revenues

122,625,000
1.1422x
140,062,275
262,687,275

C. Salaries / Jobs
Direct Jobs
Employment Multiplier
Indirect Jobs
Total Jobs
Direct Construction Costs
Cost of Labor %
Direct Labor Costs
Earnings Multipler
Indirect Labor Costs
Total Labor Costs (Salaries)
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756
0.8849x
669
1,425
122,625,000
40.0%
49,050,000
0.8351x
40,961,655
90,011,655

Construction Period Fiscal Impacts
Project Related
Construction

D. Revenues from the Project construction to the City of Corpus Christi
Direct Project Construction Costs
Costs of Materials %
Costs of Labor %

122,625,000
60.0%
40.0%

Cost of Materials
73,575,000
Estimated % of construction materials that will be taxable in Corpus Christi
20.0%
Total taxable construction materials
14,715,000
Direct construction labor
% of construction salaries to be spent on taxable goods and services
% of construction salaries to spent in Corpus Christi
Total taxable spending by construction workers in Corpus Christi

49,050,000
26.0%
25.0%
3,188,250

Indirect salaries
% of construction salaries to be spent on taxable goods and services
% of construction salaries to spent in Corpus Christi
Total taxable spending by construction workers in Corpus Christi

40,961,655
26.0%
25.0%
2,662,508

% of taxable spending in CC (excluding salary payments)
Estimated taxable spending in CC by indirect businesses

10.0%
14,006,228

Summary of Taxable Spending in CC:
Purchases of Project construction materials
Taxable spending by direct and indirect workers
Taxable spending by indirect businesses
Total taxable spending during construction

14,715,000
5,850,758
14,006,228
34,571,985

Estimated permits and fees as a percent of construction costs
Estimated construction permits and fees

0.25%
306,563

City of CC Sales Tax Rate %

1.3750%

Sales Taxes Collected
Estimated construction permits and fees
Total City Revenues

475,365
306,563
781,927

E. Annual Revenues from the Canal / Entertainment District Construction to the Other Local Taxing District
Corpus Christi Crime Control District Sales Tax Rate %
Corpus Christi MTA Sales Tax Rate %

0.1250%
0.5000%

Corpus Christi Crime Control District Sales Tax Collected
Corpus Christi MTA Sales Tax Collected
Total Other Local Taxing District Revenues

43,215
172,860
216,075
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Appendix C: Excerpt from 125 Key Hotel Study
on North Beach, Corpus Christi, Texas
Study performed by Greg Eilmann
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MARKET INTERVIEWS
In order to understand the potential viability for a new hotel in the North Beach area of
Corpus Christi, as well as the facilities needed in the market, a series of interviews were
conducted. The interviews included representatives from the following entities:

•

Corpus Christi Regional Economic Development Corporation

•

Corpus Christi Convention and Visitors Bureau

•

Texas State Aquarium

•

USS Lexington

•

Hotel DeVille

•

Emerald Beach Resort

•

Omni Corpus Christi

•

Holiday Inn Downton Marina

COMPETITIVE SUPPLY OF HOTELS
The properties considered to be the primary comparative set includes a total of five
hotels, one of which is opening in September 2019. The set is comprised of four fullservice hotels with a total 1,327 rooms combined. The Radisson is located on North
Beach proximate to the Subject hotel and the remaining properties are in the
Downtown area. These hotels were determined to be comparative based upon their
locations relative to demand, amenities offered and current guest profiles. The
comparative set properties are listed in the following table.
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HISTORICAL MARKET PERFORMANCE
The following table reflects the historical performance of the primary comparative set
of hotels from 2014 through 2018 and July 2019 year-to-date.

Proposed Frazier Hotel
Historical Performance of the Primary Competitive Set
Year

Annual
Supply

2014
2015
2016
2017
2018

484,445
484,445
484,445
484,445
484,445

-0.0%
0.0%
0.0%
0.0%

271,346
276,629
278,209
314,532
288,611

-1.9%
0.6%
13.1%
-8.2%

56.0%
57.1%
57.4%
64.9%
59.6%

$128.49
130.38
127.42
128.94
132.96

-1.5%
-2.3%
1.2%
3.1%

$71.97
74.46
73.19
83.73
79.23

-3.5%
-1.7%
14.4%
-5.4%

CAGR*
18 YTD Jul
19 YTD Jul

0.0%
281,324
281,324

-0.0%

1.6%
184,705
185,033

N/A
0.2%

65.7%
65.8%

0.9%
$89.68
90.98

-1.4%

2.4%
$89.68
90.98

-1.4%

Percent Occupied Percent
Market
Average Percent Market Percent
Change Rooms Change Occupancy Daily Rate Change RevPAR Change

*Compounded annual grow th rate
Source: Smith Travel Research

Market occupancies remained relatively flat over the past five years with the exception
of the spike in room demand in 2017 as a result of hurricane Harvey. The last quarter of
2017 saw a significant increase in hotel occupancy due to FEMA crews, displaced
residents and additional crews handling damage at industrial facilities. The steep
decline in 2018 is skewed as a result of not having the hurricane-related business in
2018. No new hotel supply entered the market over the last five years as evidenced by
no increase in available rooms which are shown annual supply on the above table.
Average Daily Rates also remained relatively flat from 2014 to 2018 as evidenced by the
0.9% compounded annual growth rate over the period. The ADR decrease in 2016 was
somewhat the result of decreased Port activity during the year. Due to all the
commercial growth in the Port and the North Corpus Christi Bay area, the competitive
set did not see any impact from the addition of a significant number of new rooms
added along South Padre Island Drive (SPID) as well as in the Portland area, just north
of Corpus Christi. Year-to-date through July, demand remains flat with a slight increase
in ADR. Overall, for the five-year period 2014 through 2018, demand (1.6%) outpaced
new supply (0.0%) on a compounded annual growth rate basis. During this same
period, ADR increased 0.9% and RevPAR increased 2.4% on a compounded annual
growth rate basis.
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MARKET SEASONALITY
The following table shows the extreme seasonality in the Greater Corpus Christi hotel
market as demonstrated by the comparative set hotels:
Competitive Set Monthly Hotel Trends
2018
Occupancy
ADR
RevPAR
January
42.5%
$115.02
$48.84
February
56.0
125.22
70.10
March
70.7
137.92
97.48
April
65.1
134.81
87.79
May
65.7
133.24
87.59
June
78.0
141.60
110.42
July
81.1
153.24
124.24
August
69.2
139.13
96.32
September 46.5
128.26
59.66
October
55.9
123.61
69.15
November
42.0
116.76
49.00
December
41.8
117.11
48.93
Annual
59.6%
$132.96
$79.23
Source: Smith Travel Research

The summer months of June – August are the peak season as leisure transient travel is
very strong due to the ocean and beaches. March also sees a spike during Spring
Break week. Shoulder months are April and May, and September through February is
considered to be the off-peak months. There are significant occupancy and ADR
swings based upon the season, with peak season occupancy running almost double
the off-peak season levels. The market also experiences peak season ADR premiums
of up to $40 compared to off peak season.
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DAY OF WEEK TRENDS
The following table shows the average daily performance of the comparative set hotels
over the past three years:
Competitive Set Monthly Hotel Trends
Occupancy
Mon
Tue
Wed
Thu
Fri
48.9
55.6
57.6
57.2
70.2
60.5
67.5
68.2
65.2
74.4
53.1
60.5
60.8
58.3
67.4
54.1
61.2
62.2
60.2
70.7

Sat
75.6
78.8
73.5
76.0

Total Year
57.8
66.4
59.7
61.3

Aug 16 - Jul 17
Aug 17 - Jul 18
Aug 18 - Jul 19
Total 3 Yr

Sun
39.4
50.4
44.1
44.6

Aug 16 - Jul 17
Aug 17 - Jul 18
Aug 18 - Jul 19
Total 3 Yr

Sun
121.36
125.22
126.82
124.61

Mon
121.76
125.34
126.92
124.76

Tue
124.29
127.36
127.45
126.47

ADR
Wed
123.46
128.46
128.04
126.79

Thu
123.97
127.72
129.47
127.10

Fri
132.99
137.75
142.80
137.78

Sat
139.44
144.27
149.78
144.45

Total Year
127.86
131.59
134.08
131.23

Sun
47.81
63.10
55.87
55.59

Mon
59.54
75.88
67.37
67.54

Tue
69.11
85.92
77.07
77.42

Wed
71.14
87.65
77.81
78.86

Thu
70.92
83.33
75.46
76.57

Fri
93.33
102.53
96.23
97.36

Sat
105.37
113.66
110.11
109.71

Total Year
73.85
87.43
79.98
80.42

RevPAR
Aug 16 - Jul 17
Aug 17 - Jul 18
Aug 18 - Jul 19
Total 3 Yr

Source: Smith Travel Research

The chart indicates that weekends are the strongest on an annual basis due to the high
proportion of leisure business in the market. Mid-week fill nights follow a typical
corporate pattern with Tuesday to Thursday being the strongest demand nights.

ADDITIONS TO SUPPLY
Based upon market research and development pipeline data provided by Smith Travel
Research, the four projects are considered to be comparative new supply, most of which
have been included in the market demand model:

A 110-key Residence Inn, located at 301 South Shoreline Boulevard, is nearing
completion and is expected to open in the next 30 days. This property is located
approximately 3.5 miles south of the Subject hotel. This extended-stay hotel is expected
to likely serve the medical district as well as Texas A&M Corpus Christi. Due to the
limited meeting space and extended-stay nature of the hotel, this property will only
compete with the Subject for transient demand, both corporate and leisure. The project
is being developed by RGB Hospitality, the group which owns the Holiday Inn
Downtown.
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A 102-key Courtyard Hotel, located at the intersection North Shoreline Boulevard and
Starr Street, approximately 2.6 miles south of the Subject hotel, is also being developed
by RGB hospitality. This project is in the final planning phase and is expected to open
in early 2021. This hotel will compete with the Subject in all transient segments as the
Courtyard will have very limited meeting space.
A combination Hilton Garden Inn (110-keys) and Homewood Suites (86 keys) is planned
near the ABC Convention Center at the intersection of Hirsch Street and Broadway,
approximately 1.5 miles south of the Subject hotel. This project is being developed by
the Sea District Hotel Group and has been in final planning since September 2016. The
Hilton development team is confident this project will move forward with a projected
opening date of mid to late-2021. The Homewood Suites will offer limited meeting
space and will compete with the Subject in all transient segments. The Hilton Garden in
will likely have 2,000 to 3,000 square feet of meeting space and will compete with the
Subject in all segments.
Lastly, Hilton recently received a franchise application for a 150-key Embassy Suites to
be located on the empty lot just south of the Holiday Inn Downtown. Because this
project is in such an early stage of development, it is considered to be speculative and
has not been included in the supply and demand model but is reflected in the market
growth rate assumptions.

The City of Corpus is currently considering the need for a Headquarters Hotel that
would be located adjacent to the American Bank Center. This project is in the
preliminary discussion phase, is considered speculative and has not been included in
the supply and demand model. If a headquarters hotel is developed, it will induce new
demand to the City and would not greatly impact the Subject hotel because the Subject
will likely not be participating in convention blocks. The Subject will, however, benefit
from compression and overflow produced from the larger groups that would be able
to be hosted at the ABC.
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MARKET DEMAND
The following table shows the current market demand segmentation for the competitive
set:
Primary Competitive Market
2018 Mix of Demand
Market Segment
Corporate Transient
Leisure Transient
Group
Crew
Total

Room Nights

Ratio

76,217
106,193
103,570
3,778
289,758

26%
37%
36%
1%
100%

Source: Hotel Interview s

The largest market demand segments for the primary comparative set are Leisure
Transient (37%) and Group demand (36%) due to the waterfront locations of the
properties and the large amount of meeting space at the comparative set hotels.
Additionally, these full-service hotels are the predominant hosts for Convention Center
Group business. Crew rooms are airline crews that stay primarily at the Holiday Inn
Downtown. The Corporate Transient segment also comprises a significant amount of
the current mix at 26% of the total demand. This is due to the proximate location of the
Port of Corpus Christi and the large predominantly oil and gas-related companies in the
North Corpus Christi Bay area. Government-related demand related to the Naval Air
Station Corpus Christi and the Corpus Christi Army Depot are also included in the
Corporate Transient segment.
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Key Market Growth Assumptions
The key assumptions related to future market growth are, as follows:
•
The continued healthy state of the economy and the strength of the oil and gas
industry continue in the Texas market in general and also in the Corpus Christi Port and
North Corpus Christi areas in particular.
•
The planned $14+ billion in development projects, such as the additional
pipelines, the Steel Dynamics facility and the JV between Exxon Mobil and SABIC come
to fruition.
•
The North Beach master-plan development is completed concurrently with the
opening of the Subject hotel, which creates a new destination in Corpus Christi.
•
No major terrorist events or wars occur that have a material adverse impact on
local travel volume.
•
No natural disasters, such as major hurricanes, disrupt the local economy during
the projection period.
•
There are no new additions to the competitive supply other than noted
previously in this section.

Corporate Transient Demand
North Beach is strategically located in the Corpus Christi Bay area just north of
downtown and the Port of Corpus Christi and south of Portland and Ingleside. The
Subject site is located proximate to the significant commercial development that was
discussed earlier in the Port of Corpus Christi section. In addition, more than $14+
billion of commercial investment is planned within an approximate ten-mile radius of
proposed hotel. There are several major corporations currently operating in the local
hotel market. Kiewit Offshore Services, Ltd. is an oil and gas platform fabricating
company that recently experienced tremendous growth. Some other local hotel
demand generators include H.E.B., CHRISTUS Spohn Health Systems, Corpus Christi
Medical Center, Bay Ltd., Texas A&M University Corpus Christi, Turner Industries and
Valero Refining
Corporate market demand growth rates are projected to be 5% throughout the
projection period due to the continued significant development planned within the Port
and in the North Corpus Christi Bay area. When new hotels with new brand affiliations
are added to a market, they usually attract new business demand to the specific
competitive market through their national marketing and reservations systems and
frequent traveler programs. With the addition of the Subject hotel and the other
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Marriott and Hilton branded hotels that will be opening in the next several years, it is
estimated that 15,000 and room nights of induced Corporate Transient demand will be
generated from 2020 through 2023.

Leisure Transient Demand
Location of a hotel and the proximity to dining, retail, entertainment venues and tourist
attractions are all important attractors of leisure demand. With major tourist attractions
such as the Texas State Aquarium, the USS Lexington and the Corpus Christi beaches,
the Leisure Transient segment is a significant part of the current market mix. The
redevelopment of North Beach will create a destination that has not been seen in
Corpus Christi for many years. Upon completion of the redevelopment, the new North
Beach will likely draw business away from Port Aransas and North Padre Island.
Leisure market demand growth rates are projected to be a steady 4% throughout the
projection period from 2019 to 2023. With the addition of the Subject hotel as well as
the other hotels that are scheduled to open, an estimated 22,500 room nights of
induced Leisure demand will be generated from 2020 through 2023.

Group Demand
Group demand includes corporate meetings, association meetings and SMERF (social,
military, educational, religious, and fraternal) groups. The larger, full-service hotels also
host convention groups that are meeting at the ABC.
Group market demand growth rates for the compartive set are projected to be a steady
3% throughout the projection period from 2019 to 2023. With the addition of the
Subject Hotel and the other hotels under development, the addition of an estimated
15,000 room nights of induced Group demand will be generated from 2020 through
2023.

Crew Demand
A very small percentage of the current market mix is related to airline crew business that
is currently being accommodated at the Holiday Inn Downtown. While this business is
not highly-rated, it provides a base of business that helps larger hotels drive occupancy
levels. Demand growth is rates are expected to 2% throughout the projection period.
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Appendix D: Multi-Family Market Pricing for
Corpus Christi, Texas Excerpt
Performed by Apartment Market Data, LLC
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Analysis of Proposed Rent
The following tables detail the market rents of the most comparable units compared to the
proposed rents for the subject. The tables are sorted by the concession adjusted average
price per square foot (PPSF).
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Appendix E: Greg Eilmann
Resume
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GREG E. EILMANN
832-837-9099
greg.eilmann@gmail.com
https://www.linkedin.com/in/gregeilmann/
PROFILE
Successful hospitality professional experienced in hotel real estate, asset management, development and
feasibility.
SKILLS and KEY STRENGTHS
• Increasing & protecting shareholder value
• Analyzing real estate markets to identify potential investment opportunities
• Underwriting, negotiating & closing favorable acquisitions
• Negotiating purchase & sale contracts, management contracts & franchise agreements
• Recommending brands & optimal facilities
• Appraising real estate valued in excess of $1 billion
• Driving improvements to the top & bottom lines
• Developing & executing aggressive growth strategies
• Forging profitable strategic alliances & win-win partnerships
• Streamlining operations & optimizing processes to boost efficiency
• Devising & implementing strategies to minimize risks & maximize ROIs
• Identifying & capitalizing on emerging markets & untapped opportunities
• Recruiting, mentoring & motivating top-performing multidisciplinary talent
• Fostering innovation, continuous improvement & organizational excellence
EXPERIENCE
PHOENIX AMERICAN HOSPITALITY – Dallas, TX 10/16 – 10/18
Vice President of Acquisitions and Asset Management
Was responsible for the growth of a start-up hotel investment firm and related hotel management company.
Results and job duties included:
• Successfully completed the acquisition of 15 hotels with a combined value in excess of $250 million
over an 18-month period – Marriott, Hilton and Hyatt-branded assets.
• Asset managed one full-service hotel and 13 select-service hotels. Responsibilities included operational
oversight, budget review and approval and capital expenditure review and planning.
AIMBRIDGE HOSPITALITY – Plano, TX 06/15 – 09/16
Vice President Feasibility and Planning/Director of Feasibility and Planning
Underwrote potential hotel acquisitions and new development projects, including the supervision of staff.
• Developed market supply and demand projections as well as pro-forma operating results for the subject
properties.
• Operational analysis for hotels including pre-opening budgets, creation of staffing guides, and
benchmarking analysis.
• Impact analysis on behalf of various ownership groups for hotels managed by Aimbridge.
PKF CONSULTING USA, a CBRE COMPANY – Los Angeles, CA and Houston, TX 05/12 – 05/15
Vice President / Associate
Performed and oversaw hotel market studies and appraisals, including the supervision of junior-level staff.
Additional consulting assignments included:
• Assessed the impact of potential new-build hotels on existing hotels in the immediate market area
• Capital reserve analysis.
• Determined project feasibility by determining the appropriate hotel programming/facilities that best
serve the need of the market, developing pro-forma and investment analysis models that incorporated
various debt and equity structures.
• Impact of a living wage ordinance on Los Angeles area hotels.
UNIVERSITY OF HOUSTON and HONG KONG POLYTECHNIC UNIVERSITY 08/07 – 12/13
Lecturer
Areas of Teaching Expertise:
• Hotel Management/Operations, Hospitality Accounting and Hotel Development/Feasibility
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GREG E. EILMANN
EXPERIENCE (continued)
RIGHT AT HOME OF THE DESERT – Palm Springs, CA 01/06 – 08/07
Owner
• Recruited & managed staff, sales & marketing, client assessments, case management and all back-office
functions. Reached annualized sales of $750,000.
HOTEL ASSET VALUE ENHANCEMENT, LLC – Palm Springs, CA 02/05 – 08/06
Vice President
• Provided third-party asset management services for hotel Owners with direct oversight of properties
valued in excess of $250 million.
• Responsible for all aspects of asset management including operational oversight, budget review &
approval and capital expenditure review.
• Implemented the RFP processes to select a Spa Operator for a $50 million upgrade and expansion.
• Underwrote acquisitions and expansions and provided due diligence support to clients for potential
hospitality investments.
AMSTAR GROUP, LTD. – Denver, CO 04/00 – 02/05
Investment Manager: Hotels
• Was responsible for all aspects of hotel acquisitions and asset management.
• Provided asset management of two hotels with a combined value of approximately $90 million.
• As part of an acquisition team, successfully completed the acquisition and negotiation of the
management agreement of the Doubletree Park Terrace Hotel in Washington, DC.
• Performed project management duties including design review, construction management, financial
control, quality oversight and closeout of a $14.3 million renovation project.
STARWOOD HOTELS & RESORTS WORLDWIDE, INC. – White Plains, NY 01/97 – 03/00
PATRIOT AMERICAN HOSPITALITY/WYNDHAM INTERNATION – Dallas, TX
Senior Manager: Project Feasibility
• Analyzed market feasibility, pro-forma projections and investment return analysis.
• Ascertained market depth by analyzing economic data and interviewing key market personnel.
• Produced internal/external project memoranda for Board approval and/or financing requests.
PRICE WATERHOUSE – Saudi Arabia and Fort Worth, TX 01/86 – 09/93
Manager – Consulting Services / Staff Auditor
• Automated the financial accounting systems of a large, Middle Eastern oil company.
• Planned and scheduled systems implementations.
• Trained staff and users and provided user support.
• Developed relevant business policies and procedures.
• Participated in audits of publicly-held, Fortune 500 clients.
CERTIFICATIONS

CERTIFIED PUBLIC ACCOUNTANT – TEXAS (inactive)

EDUCATION

CONRAD N. HILTON COLLEGE, UNIVERSITY OF HOUSTON
Master of Hospitality Management, 4.0 GPA, Dean’s Award Recipient
TEXAS CHRISTIAN UNIVERSITY, Fort Worth, Texas
Bachelor of Business Administration (Accounting), Magna Cum Laude

BOARDS

MONTROSE GRACE PLACE
• Board Treasurer / founding board member of a 501(c)(3) organization dedicated
to improving the lives of homeless LGBTQ youth in Houston, TX.

VOLUNTEERISM and INTERESTS
• Resource Center Dallas – Food Pantry
• Ronald McDonald House of Houston – Operations Committee member
• Colorado AIDS Project – Food Pantry
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