e I

Alpine, Texas

A Vision for the Future

Center for Urban and Regional Planning Research - College of Architecture, Construction and Planning

The University of Texas at San Antonio - August 2016



910¢ - 9J4nind 8yj) Joj UOISIA V - XL ‘auldly N



Preface

This report by the Center for Urban and Regional Planning
Research (CURPR) at the University of Texas at San Antonio
(UTSA) presents aVision Plan for improving the Alpine Historic
Downtown District and its tourism potential.

This study was initiated by the Rural Business Program
(RBP), a part of the South-West Texas Border Small Business
Development Center (SWTSBDC) which is hosted by the
Institute for Economic development (IED) at UTSA. To
develop the study RBP contracted with CURPR in the College
of Architecture, Construction and Planning at UTSA.

A number of recommendations are made to encourage future
economic development in the historic Alpine Downtown
District. These recommendations include:

e The preservation and adaptive reuse of historic
buildings

*  Enhancement of sidewalks and street crossings for
pedestrians to improve connectivity

*  Development of a special events center that can serve
as a catalyst for public and private events

* Improved connection of Murphy Street to the
Downtown District

* Additional parking options and,

* Promotion of economic growth via small business
development and local entrepreneurship

This Vision Plan is intended to assist Alpine with the
enhancement and development of the Alpine Downtown
District and lay the foundation for future long-term growth.

Dr. Richard Tangum, Director, CURPR
Bert Moyer, CURPR, Research Scientist Associate |ll, CURPR
Ernest Gerlach, Senior Research Fellow, CURPR
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Future Directions

This vision study presents plans, concepts, and methods for
developing and revitalizing Alpine’s Downtown District. This
report is meant to serve as starting points for a discussion on
what steps to take to improve the Downtown District.

The Downtown District is part of a larger Alpine Historic
District. A first priority for Alpine should be to rexamine
the boundaries of the Downtown District to determine its
pedestrian walking boundaries. Pedestrians will generally walk

up to a quarter of a mile or more if an enjoyable streetscape is
present. For the purposes of this report the district is defined
as the area bordered to the south by Avenue F, to the west by
9th street, to the north by Avenue E, and to the east by Ist
street north of the train tracks, and 4th street south of the
train tracks.

Figure 1: Holland Ave and 5th St - City Center

Source: CURPR
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Figure 2: Boundaries of Alpine Downtown District and Historic District

Source: ESRI, CURPR



Historical Background

The Trans-Pecos and Big Bend regions were important for
transportation and trade even before Alpine was founded.
Spanish explorers entered the area in 1582, and the water
hole at Kokernot Springs (later called the Alpine water hole)
became an important location for camps and later settlement.
After Texas Independence in 1836 and annexation by the
United States in 1845, Alpine became an important stop along
the Chihuahua Trail, which connected the city of Chihuahua
with the port of Indianola (since abandoned) on the Gulf of
Mexico near Port Lavaca.

The area was still predominantly a frontier area even after the
Civil War, as Indian raids on the ranches, cattle drives,and small
towns continued to occur. During this time Fort Davis (as well
as Fort Stockton) functioned as defensive outposts protecting
(American) civilians. In the 1870s and 1880s, the military
advantage of U.S. troops (often veterans of the Mexican-
American and Civil Wars) over the various Indian nations such
as the Apache and Comanche began to tell, and by the time
railroads were built through the area, most of the remaining
American Indians had been forcibly removed to reservations.

Alpine was formally established in the spring of 1882 as an
unincorporated settlement, which was initially named Osborne
after the railroad section at the location. Specifically, it was
settled by railroad workers due to the presence of the springs
and the water hole. During the era of steam railroads, water
stops or stations were needed to replenish the train’s supply,
and a spring or water hole was precisely what the Galveston,

Harrisburg, & San Antonio (GH & SA) Railroad needed as it
constructed its line further west.

In 1883, Daniel and Thomas Murphy, the settlers who owned
the land containing the springs, sighed an agreement with the
GH & SA to allow the railroad to draw water. In return, they
were given the right to formally establish the town, and so it
was officially platted as Murphyville in November 1883. In 1887,
Brewster County was created from Presidio County when the
county seat of the latter was moved from Fort Davis (now in
Jeff Davis County) to Marfa (which remains the county seat of
Presidio County). Murphyville was chosen as the county seat
of Brewster County, but by that time the population had grown
to such an extent that many residents wanted to change the
name, and so in 1888 the name was formally changed to Alpine.

The railroad gave Alpine an impetus for growth based largely
on the cattle trade. The town depot became an important
transit node for transporting livestock and ranching supplies.
In the 1880s, mercury was discovered in the mountains near
Terlingua in southern Brewster County, and this added to the
economic activity in Alpine. Between 1890 and 1910 the town
grew significantly based on the railroad and the cattle trade,
and many of the historic buildings that remain date from this
era.

In 1910, the residents of Alpine decided to create a summer-
only normal school to train teachers, and the Alpine Summer
Normal School was established. It proved successful, and in
1917 the Texas Legislature authorized a year-round normal
school to serve the region (at the time it was the only normal

Figure 3: Southern Pacific Railroad Station,Alpine TX, 1903
(View from across Holland Avenue)

Source: UTSA Libraries Digital Collections

Figure 4: Southern Pacific Railroad Station,Alpine TX, 1903
(View from Station Platform)

Source: UTSA Libraries Digital Collections
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Sul Ross State
Normal School formally opened in fall of 1920. The school was
named Sul Ross State Teachers College in 1923, Sul Ross State
College in 1949, and Sul Ross State University in 1965. It began
awarding bachelor’s degrees in 1925 and master’s degrees in
1933.

school between El Paso and San Antonio).

In large part due to the presence of the college, the population
of Alpine grew by an order of magnitude in the first three
decades of the 20th century, from roughly three hundred
(1904) to roughly three thousand (1927). Still, the town
remained predominantly rural. Although many public areas had
electricity, many private homes did not. Also, according to the
Sanborn Map of 1927, only four miles of roads in the city were
paved (most likely U.S. Highway 90, which formally opened in
1927).

With the stock market crash of 1929 and the severe conditions
of the Dust Bowl in the 1930s, the cattle business in Alpine
and other nearby towns collapsed. While Alpine’s economic
difficulty was cushioned somewhat by the presence of Sul Ross
State, many of the ranchers went out of business during this
time, and the number of cattle decreased by more than half

between 1930 and 1940, from around 91,000 to around 39,000.

However, various New Deal programs were implemented
during the 1930s that helped Alpine and Brewster County
The Federal
Administration (FERA) provided assistance to the ranchers,

avoid further decline. Emergency Relief

the Civilian Conservation Corps (CCC) provided work for
improving the infrastructure of Big Bend State Park, and the

-----
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Figure 5:View of Holland Avenue looking northeast toward newly opened Sul Ross State Normal School, 1920

Source: Sul Ross State University

Works Progress Administration (WPA) provided work for

improving public facilities such as post offices, libraries, etc.

Congress authorized the creation of Big Bend National Park
in 1935.1n some cases land was purchased from ranchers who
were no longer grazing cattle. The park infrastructure of Big
Bend National Park, including the roads, was largely built by

the Civilian Conservation Corps during the mid-1930s. The
park officially opened in 1944 and became a popular attraction
for tourists after the end of World War |l with the increase
in personal automobiles and the improvement in the road
infrastructure.



Figure 6: Sull Ross State Teachers College, 1923

Source: Sul Ross State University

Figure 7: Unidentified group of men posing for picture with inner-
tubes, 1930

Source: Marfa Public Library

The Works Progress Administration (WPA), created in 1935,
created a tremendous amount of public infrastructure. Much
of that infrastructure remains today. In Alpine, there are three
examples. The Museum of the Big Bend was built on the Sul
Ross State Teacher’s College campus in 1937 through the Texas
Centennial Commission and the WPA. It has become a major
resource for both tourists and academics. A second example is
the Old Post Office, also built in 1937. lts mural was completed
in 1940. A third example is the Lawrence Hall on the Sul Ross
campus, built in 1938 as a women’s dormitory.

Figure 8: Lawrence Hall - Sull Ross State University
Source: CURPR

As was the case for many rural areas nationwide during the
New Deal, the infrastructure of Alpine was considerably
improved during this period (in particular, paving the streets
and electrification of private homes).

Eventually, as the interstates were built and the U.S. population
became more mobile, Alpine became a preferred retirement

destination beginning in the 1960s.This was in part due to its
climate, its location near national and state parks, the presence
of a university and other amenities, and a relatively low cost
of living.

This proved to be a fortunate economic shift, as the
construction of Interstate |0 resulted in Alpine losing a
significant portion of its cross-state and cross-country traffic
that would otherwise use US-90 and the Southern Pacific
(now Union Pacific) or Atchison, Topeka & Santa Fe (now Texas
Pacifico) railways. In that sense, the fact that Alpine, while not
flush against Interstate 10, might have actually worked in its
favor, as potential residents who were mainly retirees would
not typically look for a business or transport hub to settle in.

In the mid-1960s, the City of Alpine commissioned a plan for
community facilities as part of a comprehensive plan spanning
a 25 year period, 1966-1991.
this plan, Alpine did not have any specifically designated parks,

Prior to the implementation of

only athletic fields and school playgrounds. Several parks were
proposed in the plan and some of them were created during
this period, improving the amenities of the town and making it
more attractive to existing and prospective residents.

The intervening decades, therefore, have been about Alpine
cultivating its distinctive West Texas ranching and frontier
character, which has always been present. The key is that as
the decades pass, such examples of pre-interstate Texas towns
which have mostly retained their initial character are harder to
come by, and thus more valuable for tourism.
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Regional Context

Alpine, Texas is located in northern Brewster County in the
Trans-Pecos region of West Texas. It is approximately 190 miles
southeast of El Paso and 310 miles west of San Antonio. The
nearest towns are: Marfa, 26 miles to the west; Fort Davis, 24
miles to the northwest;and Marathon, 30 miles to the east. The
population of Alpine at the 2010 Census was 5,905. Although
this is comparatively small when compared to Texas as a whole,
it is the largest city by population in the three-county Big Bend
area (Brewster, Jeff Davis, and Presidio Counties).

Alpine lies at 4,475 feet above sea level, with the Davis
Mountains to the west and south, and the Del Norte
Mountains to the east. This gives the area around Alpine the
characteristics of a drainage basin, which is important given the
scarcity of rainfall in West Texas. Many of the nearby mountain
peaks are about 1,000 to 2,000 feet above the desert plateau,
and thus over a mile (5280 feet) in elevation. The terrain is
part of the Chihuahuan Desert and is primarily high desert in
terms of vegetation and climate. Moving south from Alpine,
the Davis Mountains transition into a landscape of mesas and
relatively flat terrain until the Christmas Mountains, the Chisos
Mountains, and various solitary mountain peaks in Big Bend
National Park.

Alpine is located along U.S. Highway 90 (US-90) which
generally runs east to west. The other major road is Texas
State Highway 118 (TX-118), which generally runs north to
south from Fort Davis to Terlingua (near Big Bend National
Park). Interstate Highway 10 (I-10) is about 50 miles to the

Figure 9: Regional Context Map - Alpine, TX
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north. The two nearest north-south roads to TX-118 are U.S.
Highway 67 from Marfa to Presidio, and U.S. Highway 385 from
Marathon to the Big Bend National Park entrance (at which
point it becomes a park road instead of a highway).

Due to the remoteness of the area, the standard market areas
(as indicated in Figure 9) are less helpful, although they provide
important reference points for revised market areas. For
instance, the primary market area of Alpine should encompass
at least the area within a 10-mile radius of the town,as opposed
to the standard area within a 5-mile radius. Conceivably, even
the standard tertiary market area (within a 20-mile) radius
could be used to assess the primary market area for Alpine, as
it just about reaches Marfa to the west and Fort Davis to the
northwest. If that is the case, then the secondary and tertiary
market areas would need to change as well. If enlarged to scale,
that would result in a secondary market area of 40 miles and a
tertiary market area of 80 miles.

The 40-mile radius just about reaches I-10 but does not add
much population. The 80-mile radius would reach the Pecos
River to the northeast and include both Fort Stockton and
Pecos, both of which are larger than Alpine and which would
outweigh Alpine economically (which is generally the case for
tertiary market areas). The 80-mile radius would also include
the small towns of Sanderson, Balmorhea, and Valentine; it
would encompass the northern half of Big Bend National Park
as well as the border towns of Presidio (in Presidio County)
and Ojinaga, Chihuahua, Mexico. For purposes of brevity and
readability, the 40- and 80-mile radii are not shown in Figure 9.
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Demographics

The population pyramid for Alpine (Figure I1) shows some
distinctive features which differentiate it from the statewide
age distribution among cohorts (Figure 13). The Brewster
County population pyramid (Figure 12) is less distinctive than
that of Alpine, but it is still noticeably different than the state.

The most obvious discrepancy is for the male population
aged 20-29 and for the female population aged 20-24. This
demographic bulge, especially for ages 20-24, is directly
attributable to the presence of Sul Ross State University,
which typically enrolls about 2,000 students. According to the
university itself, Fall 2015 enrollment was 2,027 students and
Spring 2016 enrollment was |,811. In a city of 6,026 people
(the American Community Survey estimate for 2014), that
represents approximately a third of the total population. In
fact, absent the university, the 20-24 cohort would likely be
significantly smaller than neighboring cohorts, as residents of
that age would have to leave Alpine to attend college.

One possible explanation for the relatively high percentage of
males aged 25-29 is that construction is relatively important
for the Alpine economy (at | 1.8% of the labor force, it is the
third largest industry in Alpine, behind educational services/
health and public administration) and that it is a predominantly
male industry.

In Brewster County (estimated population of 9,232 in 2014),
the demographic bulge of the college-aged population is less
noticeable, in part because the more significant bulge is in the

Alpine Population by Age Cohort, 2010
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Figure | 1: Population by Age Cohort for Alpine,TX, 2010

older cohorts, especially ages 45-64 (Figure 12). These four
cohorts represent the “Baby Boom Generation”, those born
between 1946 and 1965. The oldest Baby Boomers turned 64
in 2010, while the youngest turned 45.

Source: U.S. Census Bureau

By contrast, the age cohorts representing the population
under age 45 (“Generation X”, born between 1966 and 1980
and 30-44 years old in 2010; the “Millennial Generation”, born
between 1981 and 2000, and 10-29 years old in 2010) are



Brewster County Population by Age Cohort, 2010
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Figure 12: Population by Age Cohort for Brewster County, 2010

almost identical in size and distribution to the corresponding
cohorts in the Alpine population pyramid.

Source: U.S. Census Bureau

Based on these differences, it is safe to say that Baby Boomers
are less likely than younger generations to live within the Alpine
city limits and more likely than younger generations to live
in unincorporated Brewster County. Also, while many of the

Figure 13: Population by Age Cohort for State of Texas, 2010

Source: U.S. Census Bureau

students at Sul Ross State University do not remain in Alpine
after graduation, their presence at the university is a benefit to
the town both economically and demographically.

The remoteness of Alpine from large cities—Odessa is about
130 miles away, El Paso is 190 miles away, Lubbock is about
240 miles away, and San Antonio is some 310 miles away—
means that in the absence of the university, few college-aged
residents would remain in town, and the population of both
city and county would decrease by 1,500 to 2,000 (i.e. Alpine
would lose between a quarter and a third of its population, and
Brewster County would lose between a sixth and a fifth of its
population).

Another important demographic comparison is that between
the three major portions of the population: the working age
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population (age 16-64), whether they are in the labor force
or not; the children (age 0-15); and the elderly (age 65 and
over), whether they are in the labor force or not. In some
cases, children and elderly are grouped together to calculate
the “dependency ratio” of the population (the ratio of
the dependent population, i.e. children and elderly, to the
independent population, i.e. those of working age).

In this case, the ratio is nearly identical for Alpine, Brewster
County, and Texas. However, it is useful here to distinguish
between the dependent populations of the three areas.
Texas has the largest discrepancy between the 0-15 and 65+
populations (24.3% - 10.3% = 14.0%), while Brewster has the
smallest discrepancy (18.1% - 16.6% = 1.5%). The difference
will affect how jurisdictions allocate their budgets: schools,
children’s playgrounds, pediatric care, and school lunch
programs for one population; community centers, walking
paths and benches, nursing home care, and meals-on-wheels

for the other.
Table |: Comparison of Working-age and Dependent
Populations, 2010

Subject Texas Brewster Co. Alpine

Population 16-64 16,433,369 65.4%| 6,026 65.3%| 3,847 65.1%
Population 0-15 6,110,306| 24.3%| 1,675 18.1%| 1,168 19.8%
Population 65+ 2,601,886| 10.3%| 1,531 16.6%| 890 15.1%
Median age (years) 336 (X)| 415 (X)| 363| (X)

Population Growth and Age Structure
Both Alpine and Brewster County grew rapidly in the 1920s
(the earliest census data for Alpine is 1920), the 1940s, and
the 1960s, with stagnant or declining populations in the 1930s,
1950s, and 1970s. Population growth was more steady from
1980 to 2010, especially for Alpine (see Figure 14).

As the only incorporated city in Brewster County, it would
be expected that Alpine would have a significant share of the
population of the county, and this is indeed the case. From
1930 onward,Alpine has had over half the county’s population,
with the peak coming in 1970 at 76.7%. It currently accounts
for 64% of the county’s population.

The Texas Water Development Board (TVWDB) projects
population increases for both cities and counties in order to
prepare for increasing demand for water. The TWDB projects
Alpine to have 6,231 residents in 2040 and Brewster County to
have 10,230 residents. These are both rather gradual growth
trends and approximate the pace of growth seen since 1980.
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Figure 14: Population Growth in Alpine and Brewster County, 1920-2040 (*projected 2020-2040)

Source: U.S. Census Bureau, Texas Almanac, Texas Water Development Board



Race/Ethnicity

The race and ethnicity of the population of Alpine differs from
that of Brewster County primarily in comparing the Hispanic
share of the population (of all races) with the Non-Hispanic
White share of the population. In Alpine, the Hispanic share is

51.2% and the Non-Hispanic White share is 45.2% (Figure 15).

In Brewster County, overall, the Hispanic share is 42.4% while
the Non-Hispanic White share is 54.3% (Figure 16).

Alpine and Brewster County are both quite different from
Texas in terms of race and ethnicity. The non-Hispanic Black
and non-Hispanic Other population represent | 1.5% and 5.6%
respectively of the total population in Texas as a whole. In
Alpine they represent |.1% and 2.5%, and in Brewster County
they represent 0.9% and 2.4%.

1.1% _2.5%

Alpine Population by Race/Ethnicity, 2010

® Hispanic (all races)
B Non-Hispanic White

® Non-Hispanic Black

51.2%

# Non-Hispanic Other

Brewster County Population by Race/Ethnicity, 2010

0.9% 2.4%

H Hispanic (all races)
= Non-Hispanic White
# Non-Hispanic Black

= Non-Hispanic Other

Figure 16: Brewster County Population by Race/Ethnicity, 2010

Source: U.S. Census Bureau

Texas Population by Race/Ethnicity, 2010

m Hispanic (all races)
# Non-Hispanic White
# Non-Hispanic Black

& Non-Hispanic Other

Figure 15:Alpine Population by Race/Ethnicity, 2010

Source: U.S. Census Bureau

Figure 17:Texas Population by Race/Ethnicity, 2010

Source: U.S. Census Bureau

Educational Attainment

The level of educational attainment in Alpine and Brewster
County is generally higher than in Texas as a whole. As might
be expected, the presence of Sul Ross State University has
a significant impact upon the educational background of the
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residents of Alpine. Undergraduate students are represented
primarily in the yellow segment (some college, no degree).
The share of residents with a bachelor’s degree or a graduate
degree is significantly higher than that of Texas as well. Lastly,
the share of residents with less than a high school degree as
their highest educational attainment is much smaller in Alpine
and Brewster County than statewide.

Source: U.S. Census Bureau

Housing Characteristics

Housing occupancy in Alpine, at 83.8%, is lower than the
statewide occupancy rate (88.5%) but higher than the
countywide occupancy rate (75.3%). The relative remoteness
of Alpine and the further remoteness of unincorporated
Brewster County play a part in housing demand and supply.
Sul Ross State University students and a segment of retirees
usually seek housing in Alpine without regard to employment,

while in larger urban areas (represented here in the statewide
numbers) housing occupancy is often closely linked with the
state of the job market. (Table 2)

The presence of college-aged students in Alpine also has a
clear influence on the type of tenure. Over 47% of occupied
housing units in Alpine are renter-occupied, significantly more
than the 40.8% renter-occupied share in Brewster County as a
whole, and higher still than the 37.3% statewide average.

Within the owner-occupied units in Alpine, 6 1% of the units are
owned “free and clear” and 39% are owned with a mortgage.
This is slightly lower than the 63.5% “free and clear” rate for
the county, but still significantly higher than the statewide “free
and clear” rate of 39.4%. This indicates a relatively stable base
of homeowners in Alpine and Brewster County.

A comparison of the age of the housing stock reveals that both
Alpine and Brewster County have older housing stock than
Texas as a whole, according to the U.S. Census. While only
43.2% of housing stock in Texas was built before 1980,49.6% of
the housing stock in Brewster County and 58.9% of the housing
stock in Alpine date from before 1980. More tellingly, close
to a sixth of the housing stock in both Alpine and Brewster
County was built before 1940 (16.7% and 16.2% respectively),
while only 4.1% of Texas housing stock dates from that era.

Economic Characteristics

The comparison in Table 3 of economic data between Alpine,
Brewster County,and Texas is made usingAmerican Community
Survey (ACS) 5-year estimates for 2010-2014 (the most recent



Table 2: Comparison of Housing Characteristics in Alpine, Brewster County, and Texas, 2010-2014

HOUSING CHARACTERISTICS COMPARISON, 2014
Subject Texas Brewster Co. Alpine
HOUSING OCCUPANCY Estimate Percent| Estimate| Percent| Estimate| Percent
Total housing units 10,187,189 100.0% 5,406| 100.0% 2,996| 100.0%
Occupied housing units 9,013,582 88.5% 4,071 75.3% 2512 83.8%
Vacant housing units 1,173,607 11.5% 1,335 24.7% 484 16.2%
HOUSING TENURE Estimate Percent| Estimate| Percent| Estimate| Percent
Occupied housing units 9,013,582 100.0% 4,071 100.0% 2,512] 100.0%
Owner-occupied 5,652,542 62.7% 2,412 59.2% 1,329 52.9%
Renter-occupied 3,361,040 37.3% 1,659| 40.8% 1,183 47.1%
MORTGAGE STATUS Estimate Percent| Estimate| Percent| Estimate| Percent
Owner-occupied units 5,652,542 100.0% 2,412| 100.0% 1,329 100.0%
Housing units with a mortgage 3,423,338 60.6% 881 36.5% 518] 39.0%
Housing units without a mortgage 2,229,204 39.4% 1,531 63.5% 81| 61.0%

available as of Feb.2016). Note that ACS estimates are not as
accurate as the Decennial Census, and thus the estimates of
total population or of total households should not be used in
comparison with official population and household counts from
the Decennial Census. However, ACS estimates encompass a
wider range of topics than the Decennial Census and provide
a basis for comparing two or more study areas on a range of
different characteristics.

Alpine, Brewster County, and Texas are quite similar in terms
of labor force participation (Table 3). For example, the share
of the population in the labor force is 64.9% for Texas, 63.0%
for Brewster County, and 62.0% for Alpine.

Source:American Community Survey 5-Year Estimates, 2010-2014

The differences are more apparent for other measures. Texas
has an estimated unemployment rate of 7.7% in the ACS 5-Year
Estimates, while Alpine has an unemployment rate of 4.6% and
Brewster County has a rate of 4.3%. This would indicate that
Alpine and Brewster County are close to full employment (i.e.
almost all of those considered as being in the labor force are
working).

The rate of households receiving Supplemental Nutrition
Assistance Program (SNAP) benefits is one measure in
which Alpine and Brewster County differ to some degree:
13.9% of households in Alpine receive SNAP benefits as
compared to 10.4% of households in Brewster County and
13.5% of households in Texas. This reflects to some degree
the socioeconomic differences between the town and the

Table 3: Comparison of Economic Characteristics in Alpine, Brewster County, and Texas, 2010-2014

ECONOMIC CHARACTERISTICS COMPARISON, 2014

Subject

Texas Brewster Co. Alpine

EMPLOYMENT STATUS

Estimate| Percent| Estimate| Percent| Estimate| Percent

Estimated Population |6 years and over

19,858,082 100.0% 7,519 100.0% 4,764| 100.0%

In labor force

12,889,163 64.9% 4,737 63.0% 2,952 62.0%

Armed Forces

97,573 0.5% 14 0.2% 14 0.3%

Civilian labor force

12,791,590 64.4% 4,723 62.8% 2,938 61.7%

Not in labor force

6,968,919| 35.1% 2,782 37.0% 1,812 38.0%

UNEMPLOYMENT RATE

Estimate| Percent| Estimate| Percent| Estimate| Percent

Civilian labor force 12,791,590| 100.0% 4,723| 100.0% 2,938| 100.0%
Percent Unemployed (X) 7.7% (X) 4.3% (X) 4.6%
INCOME AND BENEFITS Estimate| Percent| Estimate| Percent| Estimate| Percent
Median household income (dollars) 52,576 (X)| 38,589 X)| 36,414 (X)
Total households 9,013,582 100.0% 4,071| 100.0% 2,512| 100.0%

With SNAP benefits in the past |2 months

1,218803] 13.5% 424 10.4% 348| 13.9%

Source:American Community Survey 5-Year Estimates, 2010-2014
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unincorporated county. The former consists of students and
service workers (those two categories no doubt overlap); the
latter consists of long-established ranchers, empty-nesters and
retirees, who likely have both investment income and property
assets.

Sales Tax

According to the Texas State Comptroller’s office, the sales
tax rate in Alpine is .0825 (8.25%):.015 (1.5%) of which is for
Alpine itself, .005 (0.5%) is for Brewster County, and .0625
(6.25%) is for the State of Texas. In the past five years or so,
taxable sales revenue for Alpine has slowly increased from
around $71 million annually in 2010 to around $81 million in
2014, with most of the increase occurring in 2012 (Fig. 19). A
similar trend occurred for Brewster County, which saw taxable
sales revenue grow from about $85 million in 2010 to about
$101 million in 2014, with most of the increase occurring in
2012. (Figure 19)

Hotel Occupancy Tax

Another source of tax revenue is the Hotel Occupancy Tax; the
state of Texas levies a tax rate of 6% (.06) on accommodations
which cost $15 or more per day. Cities and some counties can
also impose additional taxes of up to 7% (.07) each. In some
cases, civic venue development such as for sports arenas and
concert halls are also allowed to generate revenue through
hotel occupancy tax.

Alpine’s quarterly hotel receipts have been relatively consistent
over the two-plus years from July |, 2013 (3rd Quarter,
July-September) to September 30, 2015 (3rd Quarter, July-
September). Total receipts have increased from about $1.70
million to about $2.07 million, with seasonal fluctuations.
Taxable receipts (important as they are a source of revenue
for Alpine) have increased from about $1.47 million to about
$1.83 million, also with seasonal fluctuations. Room capacity
remained relatively constant in the 570-590 range, with some

Taxable Sales in Alpine and Brewster County, 2010-2015
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Figure 19:Taxable Annual Sales in Alpine and in Brewster County,
2010-2015

Source:Texas Comptroller of Public Accounts
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Source: Texas Comptroller of Public Accounts

turnover in ownership of large establishments and some
“churn” (new establishments opening, old establishments
closing) in the ranks of small establishments (guest houses and
bed-and-breakfast operations). (Figure 20)

Retail Market Gap Analysis

A retail market gap analysis was calculated for the City of Alpine
using data from ESRI Community Analyst Software. Table 4
shows the summary information of the analysis, including
the standardization of some of the measurements using per
household calculations. Alpine has a retail market gap of about
$9.7 million in 2015, which comes to $3,525 per household.

In terms of leakage, Alpine is losing a portion of the consumer
spending made by its residents, but it is a fairly low portion
(9.4% of median household income). This is in part due to the
remoteness of the city from larger markets; the closest cities—
each about 20 miles from Alpine—are Ft. Davis and Marfa,
which are county seats (as is Alpine) but with much smaller
populations (around 1,000 for Ft. Davis and around 2,000 for
Marfa). Therefore,Alpine serves more as a central place for the
“Big Bend” area, which includes the three counties of Brewster,
Jeff Davis, and Presidio,and it likely draws in consumer spending
from those towns (and others in the vicinity) rather than vice
versa. It is partly for this reason that the primary market area
for Alpine is considered to be the area within a 20-mile radius,
with its secondary market (within a 40-mile radius) including
both Marfa and Fort Davis.

It is important to note that this economic data is specifically
for the City of Alpine, meaning that it refers only to the area



Table 4: Comparison of Basic Data and Retail Market Gap
Analysis data for City of Alpine,TX, 2015

Subject Alpine
Estimated Population 2015 6,024
Estimated Households 2015 2,757
Estimated Median Household Income $37,580
Estimated Median Disposable Income $32,586
Consumer Expenditures $81,910,491
Retail Sales $72,191,097
Retail Gap or Surplus $9,719,394
Leakage or Surplus Factor 6.3
Number of Businesses 91
Consumer Expenditures per household $29,710.01
Retail Sales per household $26,184.66
Retail Gap or Surplus per household $3,525.35
Retail Gap as Percentage of MHI 9.4%

Source: ESRI Community Analyst

within city limits. A detailed look at the retail market of Alpine
by three-digit NAICS industry group (Table 5) shows that only
one of the |3 general industrial groups/sectors (Nonstore
Retailers) is projected to have no revenue in 2015. The leakage
factor is 100, meaning there is a complete loss of consumer
spending in this industry sector/group to other entities.
Specifically, Alpine loses that potential to other markets or
jurisdictions.

Only one other industry group has a leakage factor over 50:
Motor Vehicle and Parts Dealers, with a leakage factor of 77.3.

Four industry groups in Alpine have retail surpluses: Electronics
and Appliance Stores; Building Materials, Garden Equipment &

Table 5: Retail Market Gap Analysis by Industry Group for City of Alpine, TX, 2015

Demand Supply Retail Gap or| Leakage or
Industry Group .
(Spending) (Sales) Surplus Surplus

Motor Vehicle & Parts Dealers (441) $16,903,482 $2,161,439 | $14,742,043 773
Furniture & Home Furnishings Stores (442) $2,041,376 $1,739,955 $301,421 8.0
Electronics & Appliance Stores (443) $3,522,213 $5,464,213 ($1,942,000) (21.6)
Bldg Materials, Garden Equip. & Supply Stores (444) $3,300,069 $5,862,429 ($2,562,360) (28.0)
Food & Beverage Stores (445) $13,970,782 | $26,246,402 | ($12,275,620) (30.5)
Health & Personal Care Stores (446) $4,091,769 $2,623,354 $1,468,415 21.9
Gasoline Stations (447) $5,307,967 $2,327,391 $2,980,57