MINUTES
Scheduled Meeting Planning and Zoning Commission April 13, 2026 - 5:30 P.M.
STATE OF TEXAS	§
COUNTIES OF ARANSAS, SAN PATRICIO, AND NUECES §
CITY OF ARANSAS PASS	§

On this the 13th day of January 2026, the Planning and Zoning Commission convened in a Scheduled Meeting at Aransas Pass City Hall 600 W. Cleveland Blvd., Aransas Pass, Texas and notice of said meeting giving the time, place, date, and subject thereof having been posted as prescribed by Chapter 551 of the Texas Government Code with the following attendance to wit and constituting a quorum:
PRESENT:
Commissioners: Myron Schroeder, Green Hill IV, Misty Wyatt, Doug Goyer, Debby Hughes, Rene Thakor, Liz Bralley, Carol Salinas

NOT PRESENT: 

STAFF PRESENT:
Joseph Garza- Director of Development Services/ Building Official, Melissa Thorn- Development Services Planning Clerk

1. CALL TO ORDER:

a. Myron calls the meeting to order at 5:30pm and establishes there is a quorum.


2. APPROVAL OF PREVIOUS MEETING MINUTES:

a. Minutes for March 18, 2026, Scheduled PNZ Meeting. First motion by Rene for approval of the minutes, Doug seconded. No discussion or changes. All in favor. The motion passed unanimously.

3. CASES DISCUSSED
1. Public Hearings

Dissolution of the Environmentally Sensitive Area

Myron provides Public Hearing information. 

1. Director of Development Services, Joseph Garza provides background information for the Environmentally Sensitive Area. Originally established to provide an additional layer environmental review overseeing that area in the city. Primarily to protect sensitive lands and regulate development activities. We really don’t get much development in the ESA. With the city 4 years and only seen one case go to ESA for development. Goes through floodplain management, an ESA meeting. This in not taking away any type of review processes or eliminating any environmental reviews, safeguards or anything like that. Most of the ESA is located also in the flood zone so FEMA is involved when it comes the majority of the ESA already. We are trying to remove the redundancy of these reviews and make it a little easier for our citizens to develop their land that is located in the ESA.
2. Myron asks if they still have to follow the guidelines.
3. Joseph advises that they absolutely do and it still goes to review. It still goes through land review, building review and on top of that it goes through a floodplain management review because most of the ESA is located in the flood zone.
4. Green mentions the Corp of Engineers too.
5. Misty states she did not see anything in regular zoning that had any reference whatsoever to the wetlands and environmentally the different species and stuff that the ESA does. Do you have specific areas of our plan that shows where they overlap?
6. Joseph explains he was looking in the ESA ordinance itself and it does state a lot about the species or what constitutes habitat sensitive species that are located in there, but it doesn’t necessarily state what determines to protect, what types of habitat, what goes into what they are looking at.
7. Misty thinks there is a list.
8. Joseph advises that there is a list of species of animals. Misty clarifies that it does change periodically.
9. Misty asks where in planning does it reference other protections within? Other than flooding?
10. Green states that normally if you are going to do a project right there you have to go through the Army Corps of Engineers and they talk about all that stuff. Like whenever you are trying to get approved for anything. They will tell you what species are right there and you have to get like a whole consultant to hire to see what species or whatever is there. So they make you do that as well.
11. Joseph clarifies you’re definitely dealing with wetlands, so Army Corps of Engineers are involved in that process. It goes through them, it goes through FEMA, that for the land itself, making sure that the soil is good. That whatever fill is brought in for the land is good. They do all those types of reviews. It has to go through the Army co As far as the City goes we don’t really have any sort of environmental review as far as the building department or planning.
12. Misty asks if we do have a review because of this and its requirements? Her concern is that why dissolve it completely? Why don’t we go through and figure out where its causing issues?
13. Debby advises that if you look on the city website, the last minutes were from a couple years ago. Wasn’t it?
14. Joseph says yes.
15. Debby questions, when was the last time this committee met? It seems like it was 2024. If that is the case it seems like it’s not a very restrictive thing because there’s not even a need for it be met in the last 2 years. But it is on the website. 
16. Rene asks if it’s because the Harbor is on there? Rene and Green discuss the location.
17.  Debby states that there has been no demand for the committee. When was the last time it even met?
18. Misty says she believes it was 2024, November of 2024 was the last time they had minutes. There was another meeting but there were not any minutes associated with it.
19. Debby again questions how restrictive could it be?
20. Green stated that in his opinion, he doesn’t believe that it is so restrictive as like when you’re dealing with the Army Corp of Engineer’s because once you got to go through them it’s a long process just dealing with them. He thinks with them trying to get rid of it and you’re going through the Army Corp of Engineers, you’re already spending a lot of time because of the things they’re going to ask you for. Pretty much more than the ESA is going to ask for because they have more experience dealing with the wetlands and everything like that.
21. Misty clarifies that you could come to them with the reports and ask them for a waiver and if it shows that all of the things on the ESA is taking care of. 
22. Green states that Misty makes a good point. Once they go through and they have all of their findings, it’s just not going to a board? It’s coming to us, right? Then from us to City Council?
23. Joseph, Green, and Misty discuss the process if it would go to a board.
24. Joseph explains there would be no board for them to go to. Melissa advised unless it’s a standard replat or something like that. Joseph again states that is not really the restriction, it’s the redundancy of review after review.
25. Debby states that its not restrictive. There hasn’t even been a need for it in the past 2 years. It’s these Government entities that somebody would have to go through to be in an environmentally sensitive area. Those are government entities, isn’t this more like a citizen’s issue. Like we represent this environmentally sensitive area and if all of these other government entities and all this research has shown that its ok, just having a final approval from the citizens.
26. Rene says that feels fair.
27. Misty stated the ones in the past were asking for some sort of waiver to not have some sort of EPA or whatever. So this board can so ok we’ll waive that. They will have to have it with someone else? Or if we waive it, do they have to have it with someone else? She was looking on past meetings and they were asking for a professional environmental person to come in and waiver something.
28. Debby clarifies that she did remember that. Brenda discussed it once when she was here. That we are certified people and we don’t really need to pay to have some outside agency. She asks Carol if she remembers that?
29. Misty explains that from what she can tell, most coastal towns have an ESA. If there are things that are causing a back log, which obviously it’s not. In her opinion she doesn’t see why we would say no to permits.
30. Joseph explains there’s definitely no back log whatsoever.
31. Misty asks if there’s something we need to adjust?
32. Rene states he feels like this isn’t much of a powerful thing, but it is an oversight, right? Because at the end of the day, like you said, you’re up against the Army Corp of Engineers and all this other stuff. Their scrutiny is going to be way better than our scrutiny in the end. But, the touch of our layer, the citizens’ layer, to having any type of input, he thinks it’s worthy of sticking around.
33. Debby asks what was the impetus to have this come about? Are y’all just cleaning up committees? Was there some out cry from someone that we need to get rid of this 	ESA?
34. Melissa explained that based on the last council meeting we are cleaning up some of committees because there’s some that have been inactive since 56.
35. Rene stated he was made the president of the Hotel Occupancy Tax Authority and they’ve had 2 meetings and he hasn’t seen anyone since.
36. Melissa clarifies that is part of the ESA, she has been here a year next month and I’ve never met with them. We don’t have anything come across. I get where we kind of want to keep the ESA, but she believes the Council is ready to move forward and not have so many review processes.
37. Board and staff discusses the Conn Brown Harbor location and that the City Council will ultimately have the final say.
38. Joseph reiterates that agencies like FEMA would still be involved, but he does understand the concerns with natural habitat.
39. Debby questions so that would be happening between a construction company and FEMA and all this stuff could be happening in this environmentally sensitive area and the citizens feel like they don’t have some say so.
40. Carol has 2 questions. First talking about the wildlife in there, they don’t know they’re supposed to stay there. She’s had beach birds in her yard for the last week. The white birds with the long beaks that eat crabs. 4 of them hanging around for the last week. They don’t know they’re not supposed to be there. Her dog doesn’t like them either. She thought at the last council meeting there were several boards dissolved and she thought that already happened. Just last week or so.
41. Melissa explains that they didn’t dissolve them at the council. What essentially happened is they brought it in front of the council and told them there were all these inactive boards. Mary and Sal were going to get together and look at those boards. Then take them back in front of council and get them dissolved.
42. Joseph stated that another reason for this board specifically. He thinks it was originally approved with PNZ so it was our resolution to bring it back to PNZ.
43. Myron asks so the city requires that the people that want to build there have to go through FEMA, Army Corps of Engineers, everything?
44. Joseph confirms yes at the moment.
45. Rene states there’s a reason why PNZ put it in place whenever it did.
46. Joseph advises he’s had plenty of inquiries for just residential homes in the vicinity and I do mention they have to go thorough the ESA board. That was a big thing with the first district was people wanted to build but they didn’t want to have to go through the board to build.
47. Debby ask so they would go through Planning and Zoning, they’d come down to your office over and over again, but they’re not going to 1 environmentally sensitive meeting?
48. Rene asks but that’s the caveat right? Like no one knows how to deal with that. So I’ve go a permit meeting or that meeting, ok I’ll go. But when you say environmental, there like oh no I don’t know what’s going to get done.
49. Jospeh clarifies and to hear environmentally sensitive meeting, there like why do I want to go to that. They do not know what you’re talking about.
50. Rene explains, at the end of the day it’s a filtration system. Sometimes I say hey you do not meet the height you cannot ride the ride. Just the way it is sometimes.
51. Joseph explains it is no different than this commission itself if we told people hey you need to go through PNZ for this specific item or if you want to do this you have to go through PNZ. Uh you know what, never mind.
52. Debby states that as a PNZ member, one thing that she is most concerned about is the citizens around the affected area. We’ve had very few, but all the citizens come up and say hey I do not want this happen cause it’s going to hurt my property. She thinks the citizens of Aransas Pass should have the same opportunity and where would they have that opportunity if it weren’t announced through the environmentally sensitive meetings and agenda.
53. Melissa clarified that she did publish a legal notice, granted not a lot of people check that, but I have not had, I get more calls about Titus’ conditional use permit. Not 1 call about this agenda item and I also sent out a courtesy email to the board to let them know. I really expected when this was brought to us it was going to be a big thing.
54. Rene says that no on knows, when you see that map and you go back, I guarantee you go put that on Aransas Pass needs to know that controls that highlighted area an people are going to have an opinion. 
55. Board discusses citizen attendance, like Mr. Peacock. 
56. Green states he sees both sides of it.
57. Joseph explains his surprise that the ESA board members are not at this meeting.
58. Rene asks who is on the ESA board?
59. Melissa states it’s Bill and Vincent Klus, wait that’s ZBA. See that is how much she has met with them. Only know 1 member. 
60. Board discusses possible members.
61. Joseph advises we did get an email from Mr. Averbach that said “Why not? Nobody followed the rules anyway, especially the staff who knew next to nothing about the ordinance and didn’t want to be bothered with it. Sorry, you might as well shoot the thing in its head and put it out of its misery.”
62. Myron asks if it’s costing the city money.
63. Joseph and Melissa, both clarify that is the one email received about this.
64. Green asks for the thought from staff?
65. Joseph states he’s looking at it from a review standpoint. He sees the redundancy, but Misty does bring up about species. He gets why we would want it around. 
66. Misty states she’s not opposed if it is regulated.
67. Joseph clarifies that the problem with that is, how do we track where the species are in the ESA? How do we track that were disturbing the species? How do we track that?
68. Misty says she is sure there’s something with TPWD or GLO or somebody.
69.  Joseph states that this is Aransas Pass and any of those species could be anywhere in the city.
70. Green advised that there was a property that he was looking at and he had to go to the Army Corp of Engineers and it was an environmental consultant that they had him talk to. One big thing they were talking about was the mangrove. They were like hey, you’re going to have to deal with the mangroves. You’re going to have to come up with all these different things you’re going to have to do to protect the mangroves because they’re protected.
71. Board discusses wetlands.
72. Melissa advises that this is just about redundancy on our part. We’ve got 3 other agencies reviewing it and then it comes to us. We have to review it again.
73. Debby asks how does the ESA, people that are on the board were fanatics and would say no to anything in the environmental area and they all said no to it, but the GLO an Corp of Engineers said yes, what power would they really have?
74. Rene asks if they can hold it up?
75. Carol states that one of the things that she thinks that worked into this, she doesn’t know if this was the cause of it, but someone was wanting to put an RV park in that area, on the flats, somewhere in there and there was a lot of protest. She’s not sure if that’s when this ESA was formed or not.
76. Melissa advises that there are no more RV parks in the city of Aransas Pass at this point. We have 18 and were telling anyone that calls to do one that it’s essentially not going to happen.
77. Rene gives his 3 takes. 1 we’ve talked about how nothings happened for ages. Just take a second and think about where we are as a city and what were about to embark on and what were about to do in that same zone. Right? The talk of the town is the harbor, so if there was any still time, it was right now. Right? We’re about to hit where, hey, guess what ESA time to wake up. I think. Right now. Second thing is like, again, it comes back to, it’s my whole it’s the community touch, it’s their last stroke of help or any say so in it. At the end of the day they’re just as effective as us and what were going to do right now. We know however we vote for this, councils going to do what they want that’s that 10% that we don’t get what we want. But, it does say at the end of the day and I always look at this on all the boards I sit on, at legal stand point when something does happen and they trace it back to this board, when all of us were like hey we want it. I don’t want no crane messing up our whole life because we were like take it off.
78. Doug says that he does feel like with what is coming to the harbor it’s that most sensitive time.
79. Rene points out we haven’t seen anything happen in that whole circle. Now, everything’s happening in that one little corner. He gets the one from 1956 that hasn’t done anything with, but it’s probably the harbor oversight committee because nothings happened here since 1956.
80. Debby states she doesn’t think it’s a barrier to development. I don’t. We can say all day long that that’s going to be the barrier to development by goly nobody’s going to put in a hotel down there cause there’s an environmentally sensitive board you’re going to have to go before.
81. Myron doesn’t think so.
82. Rene says if he’s gonna develop he’s gonna develop and if he has to go through the board that’s the nature of the beast.
83. Debby clarifies that it’s not going to hurt the business industry.
84. Green asks if you’re going to do something in that circle and you go to the ESA board, and they deny you, you don’t even get to go to city council right?
85. Melissa advised that council has the be all be end all say. We get our recommendation from you guys, but essentially it all goes in front of city council
86. Rene asks even for the ESA?
87. Green says that he thought for the ESA, ZBA if you don’t pass that stage then you don’t move forward?
88. Melissa advises that most ZBA cases don’t go in front of the board because it’s going to be like a variance or stuff like that. I’m going to have to check on the ESA because I haven’t dabbled in it, at all. But I’m pretty sure that council has the final say.
89. Rene states, again in this day in age hey look, even the ESA gets to put their hands up to their mouth and say he we tried.
90. Myron says it doesn’t hurt to keep the board open. I mean it’s not gonna cost anything.
91. Misty states that money would be lost because of the different fees collected for filing.
92. Myron asks for any further discussion or if anyone is there to make a comment.

Myron closes public hearing. Consider and act on the dissolution of the Environmentally Sensitive Area.

Rene makes a motion to NOT dissolve the ESA. Debby seconded. No further discussion. Motion not to dissolve the ESA carries unanimously.

4. CONSIDER & ACT

1. Case No. PZ-2026-3_REPLAT_549 Banty Ln. _(ETJ)_Property ID-14275

Myron opens the case.

Joseph presents for staff.

Commission and staff discuss the replat. 

Debby makes a motion to approve the replat. Doug seconded. No further discussion. Motion approved unanimously.

2. Case No. PZ-2026-7_REPLAT_529 Nelson_ Property ID-60966

Myron opens the case.

Joseph asks Mr. Green Hill to step down and presents the case for staff.

It’s explained to the board that Green must recuse himself from the board as he is the applicant for the replat.

Green, commission and staff discuss the replat.

Rene makes a motion to approve the replat. Misty seconded. No further discussion. Motion approved unanimously.

Green rejoins the commission.

3. Case No. PZ-2025-33_Subdivision Improvement Plan_0 CR-110-112 (Between)- Property ID- 1044229

Myron opens the case.

Joseph presents for staff.

Commission and staff briefly discuss the subdivision improvement plan.

Doug makes a motion to approve the subdivision improvement plan. Green seconded. No further discussion. Motion approved unanimously.


Myron asks for announcements or comments.

Doug announces it may be his last meeting with the board depending on the next 2 weeks.

Myron adjourns the meeting.



                                                                    _______________________
Myron Schroeder, Chair


Date Approved


