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Risk mitigation is crucial to a successful 
development project along the North 
Gulf Coast. 

The primary concept is simple - cover all 
of your bases - but there are a handful of 
points that are often overlooked, which 
are specific to the North Gulf Coast. 

In this eBook, 
we have assembled some important 
issues that developers should be sure 

to research before they become a 
problem, and we hope that you find 

this information of use.

 

Introduction 



Understanding 
your development 
vision
You need to have a deep understanding of your vision 
before moving to the next phase in development. 

What sort of yield is ideal for the project, and how 
can you optimize the results?

What are the development risks associated with your 
development business model? 

Develop a pre-emptive mitigation plan organized 
by risk category such as:  Site Development, Facility 
Development, Schedule, Budget, Financing, 
Operations.
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Consider these factors:

Target-market driven quality 
expectations                 

Target demographics requirements
 
Square-footage and unit cost goals

Acquisition costs of available sites

Construction costs in target 
market area

If any of these are not clearly 
defined, then you run the risk of 
having your proforma misread by 
team members and prospects. 



A Developers Guide to Optimize Developmente Yield 
in the Norh Gulf Coast
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        Matching 
the vision to a 
location
 
Always, always evaluate your site and 
market before you buy. 

If you’re rolling your eyes at that sentence, 
here is a list of issues to double-check 
before you purchase. 

Better safe than sorry.

 ▶ Land Use, Zoning & regulatory restrictions, 
including bureaucratic hurdles on 
timelines for permit acquisitions

 ▶ How does the site lay out in delivering 
your target demographics reflected in 
your proforma?



Bullock Tice Associates — Design eBook
7

P A G E

 ▶ Environmental restrictions or buffers. 
Along the North Gulf Coast, wetlands, 
buffers, flooding, and protected 
species territories are important to 
look into.

 ▶ Local market and future of the 
location

 ▶ Traffic exposure, visibility, ease of 
access

 ▶ Privacy and noise levels

 ▶ The obvious: price and location

These topics should be 
addressed during the 
pre-design stage of 
development, or they can 
surface as a problem later 
on.



Creating a 
realistic budget
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Creating a realistic budget is the simplest 
way to understand your constraints in a 
development project. 

As long as the economic model matches 
the budget, your proforma should be 
adequate, and you shouldn’t have to worry 
about losing control of the budget.

Here are a few sound recommendations:

• Invest in design early on in the process,and 
you will have a more accurate idea 
of your hard costs and optimization 
possibilities. Design is a small sliver of the 
total development life cycle costs and, if 
used correctly, will expedite the timeline, 
reduce and control hard costs while 
increasing product and brand value.
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• Extrapolate hard costs from your economic model.                   
Real estate acquisition and construction are often the 
highest costs.  Create a contingency strategy in case 
the development cost per square foot increases slightly 
during construction. If timeline is an issue, ensure that you 
understand all of the regulatory hurdles.        

• Don’t underestimate soft costs. Interest on loans, legal, 
accounting, marketing, real estate, architects, engineers; 
soft fees accumulate, especially if there is an error in 
projected scheduling. Ensure that there is money set  aside 
in the budget, or it will be your bottom line that suffers.                            

                                                       

During the pre-planning 
stages, before a solid 
calculation can be made, 
adding 5%-10% to your draft 
budget will give you an idea 
of the amount of cash to set 
aside for contingencies.



Schedule and timeline impacts your 
brand and your costs, both during 
development and due to opportunities 
missed. 

Is your 
development 
schedule 
achievable?
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Create a realistic timeline 
to mitigate the potential for 
these to become an issue
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Use a realistic development order 
approval date, achievable final 
design to budget date(s), and 
contractor-confirmed construction 
duration period(s) to determine the 
optimal deliver date for your project.

A comprehensive roadmap to 
development order can be made 
using all of this information; it will 
contain the milestones to cross on the 
way to occupancy, as well as your 
budget and contingency strategies. 
                                                                                                       

Last but not least, validate all of the 
above. Budget and timeline are more 
often than not linked - so it is very 
important to have these dates assured, 
or you risk overshooting not only your 
timeline, but your budget as well.



Avoiding post-occupancy building failure
Occupancy is the end-goal. 
If all is done right, everyone’s made a profit. 
On the other hand, the bottom line, your and your client’s brand are at stake if the proper 
precautions aren’t taken against post-occupancy building failure. 

The strategy to avoid this is to consciously maintain building system and material capabilities to meet the 
operational and maintenance challenges associated with your development’s locale
when value engineering the design to your target budget.

Upon completion, make sure that: 
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The building systems are operating as intended

Building system and material warranty 
information is transferred to the owner(s)

Building maintenance information is relative to 
optimizing building operations and performance, 
and transferred to appropriate owner
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So long as you understand the risks associated with 
every stage of development, and have the appropriate 
contingency strategies in place to negate or minimize 
damage, your development project in the North Gulf 
Coast Region is sure to be a successful investment. 
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Bullock Tice Associates (BTA) provides design integrated development 
management support services focused on delivering critical development 
outcomes / success factors.   

We plan, design, and execute with a pro-forma and jurisdictional navigation 
mindset in crystallizing and executing the developer’s brand driven vision. From 
this approach, we have built a regional reputation on creativity optimizing a 
site’s development margin and mitigating development risk while protecting 
and enhancing the developer’s brand. 

If you are considering undertaking a development project in the North Gulf 
Coast region, let’s talk. 

Bullock 
Tice AssociatesAbout

Lee Goodson 
850-434-5444

I.goodson@bulltice.com

We offer a no cost needs and options review that will help you 
identify the most cost effective way to proceed from where you 
are in your development process.

909 E Cervantes St.
Pensacola, FL 32501

Bullocktice.com
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