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Purpose of This Session

DIScCuSS the Imporiant concepts an
techmuques related to real estate
fevelopment

Williocus ondevelopment ofa husiness park
BUT

Variation on this process pertains'to most
every Kind of development, no matierwhat the
lyne, location or size




Whenitcomes to sites, Ivs a Buyers Market

Youare hothithe Sellerand the Commotity
heingsold

Timeframe forselectionprocess1s halfthat
allower 10/years ayo

ItIS essential o have a reasonabie choice
of binldings & sites available NOW.




Industrial Bumidings and DISIrICTS

Weaknesses with olderindustrial districts
WhenandWhere was the iirstindustrial
Parks

Manchester, Englanid—1896

Ghicago, IL—1902-1910

New Engiand Industrial Genter; Needham, MA -
1949




Theassemblyof land, unider one continuing
control; 1o provite facilities ior business
and industry consistent with a masterpian
and restrictions resulting inithe creation of
a physical environmentachievingthe
following objectives:




Gonsistency with community goals

Efficient business and industrial operations
Human scale andvalues

Gompatibility with the natural environment
Achieving and sustaining hghest iand values

sotirce: NAIOP (formerly the National Association of Industrial and Office
Properties)




GCoroliary Refuirements

Many specialdisciplines

Long term commitment

Investmentmentalty




Nuishiell Development Piiriosopny




Projectdevelopmentis usually’along-term
commitment

1—3' yearsito pian and prepare

Unto 20 yearsto develon
Development analysis goes through 2
rounds

Macro-analysis to tetermine i major planning
efiortis justined —anu 1r'so -




How DoYoubolt?
Ihe Development Business pian

The Major Elementsiofa Property
DevelopmentMaster Plan

Priority goals and development philosophies
Market analysis

Planning and engineering analysis

Financial analysis

implementation pian




Ine Planning &
jevelopment Process

Deciiding toido the project

Market Analysis
Dowe have aproject?
Iiiso, whatdoes it look like?

Gomparative site analysis:
Which of several sites Is hetter?
-0"-
Can our site provide the characleristics the marketis
jooKing for?




Ine Planning &
jevelopment Process

Gonceptual sitedesignis}
Gain control ofsite

Gomplete master pian
Prepare financial analysis
Arrange inancing

Obiain permits antd approvals
Prepare bhid speciiications




Ine Planning &
jevelopment Process

select contractors

Ground breaking ceremony
Begin marketing
Gonstructinfrastructure

Ribhon cutting ceremony
Manage project during bumid-out
Retire to/St. Groix




What kind of developmentwill thisibe:
Single or mixeduse
Business park or gistrict

Howlongare wewilling to be involved?

How much are we willing to invest--ani
whatreturn o we want?

Johs or1axes?
Quick or quality?




ne Market Analysis

IS there a market atall?

i so, what doesitlook like=
Tunesofuses

pemanil characieristics
— Size parameters
— Cost expectations

Competition

Market strength--how much inwhat
perion?




Ine Market Analysis-continuen

shiaping/iorces
stipporting infrastricture and public Serices
Permit & approval process
GCommunity athitude

Locational variabies relaten to:
— Markets
— Labor supply andcharacieristics
— Cost competitiveness




MarketAnalysis
ENd Products

Primary uses antl mix
Annualconstructionievel
Annual landahsorption
Pricing structure
Necessary special ieatures
ldeal'site characieristics
Reveniie projections

Mayhe:
New taxes generated
Johscreated



Property Gontrol Methotls

Outright purchase

Option

Partnershinwith land owner
Partnershinwith investor
Preferred develoner'siatus




Key Achunsition eiements

LS notjust the price!
Whatis your primary'market looking/for?

Location

Accessibility/ Transportation
— Availahle goors & services / Company markets
— Lahororempioyment
— Amenities

Utility availability & adeguacy

Neighhorhood companbility




Key Achunsition eiements

Zoning
Current
Rossihie

sile size, configuration and “yield”

Howmuchis enough=
— Patiencevs. ROl
— Aim high
Think about multiple phases

Price/value




Planning & Engineering AnNalysis

Property characteristics
stirrounding neighborhood characteristics

Zoning andother development regulations
antd community “master pian®

Access and existing interior. roas
Tramcgeneration




Planning & Engineering AnNalysis

Physicalieatures of land:
Size anidishape
Soils
Wetianis and watercourses
Topography
Bedrock and sub-suriace geology
Vegetation
Views




Planning & Engineering AnNalysis

Physical ieatures of buldings:

Total size and configuration

— s this a single building or' a multi-huilding
complexs

— IS this asingle or multi-story building?
— Isithere ahasement?

Tyne of construction
— Structural system (wootl, metal, concrelel

— Exterior wall system (wootl, metal, masonry,
ashestosshingies)




Planning & Engineering AnNalysis

Physical ieatires of hinigings:
Column spacingand bay sizes

Do they matchwith typical space neegasinthe
market?

— Does itmeet current cones for load/(weight)
pearing?

— [sitflat or peakeds?

— IS It tara gravel, membrane, shingies; other
matenal?




Planning & Engineering AnNalysis

Physical ieatures of buldings:

Utility Systems [electric, water, SewWer, gas,
HVAG, communications)
— How'welldo they works
= Are they modern?
— Aire they centralized or scatierediin the bniding?
— Can they be redistritinted for multiple occupants?




Planning & Engineering AnNalysis

Physical ieatures of buldings:

Truck docks anddoors
— Howmany are theres
— Do theyhave levelers?
- Are theyadenuate toiserve multiple occupants?
— Canmore be installen?

IS the binlding attractive?
— I not, what s required to make it so?




Planning & Engineering AnNalysis

Physical features of bmldings:

Otherfactors
— Any special features(e.o. raill
— Any problems)(e.o. termites]

— Does the biniding meet handicapped
refuirements?

— Any'special eqipment (e.g. overheat cranes,
security systems)




Rlanning & Engineering Analysis

Environmental, Iegal ana otheriactors
Environmental audits
Stormwater'management
Water supply watersheds and/anuifers
Suitahility for on-site septic/PTP'systems
Wetianis tratleoffs
Easements and rights-of-way
Historical or:archeological significance
Protected species
Loning
Traffic




Iipossibie, double loadyour roars

Roads and utilities will each have their own
pestlocations

As muchas possibie, work'with the natural
featiires oithe site

2 schoolsof thought on subtivision/
platting




Gonceptual DevelopmentPlan
=0F-
Plat (SubmvisionlPlan
Either'one should show
Potential sites to meetmarket needs
Road & Utihity Layout
Stormwater Management Plan

Necessary'Zoning Changes ldentified
Gost Estimates
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Amount or potential development
Total Iandor'existing hiniging space
jeveiopabie land
Saleable land
Total hunlding potential




Knancial Analysis

Gompiie development.costs
site and relatetiacuumsition costs
pesign
Inirastructure construction
Bunltding construction
Project management and atdimimistration
Marketing

Projectstart-up; ahsorption and close-out
phases




Knancial Analysis

Revenue andfinancing costs
Land or hunldingsalesorleases
Other siie related revenues [e.g. timber)
Loans
Grants
Bonds

Equity




KinancialAnalysis Entpronicts

GosiS andRevenues
sourcesant Uses of kunds Tahle
FProformacashiiowanalysis

ROI calcuiation
Private sector= Cash-on-cash
Public sector=$ + johs + taxes + 223




dimportant kinancial Topics

Land Release Payments

IRS regulations on capitalizing cost of
actuisition ani development

Discountrate = ime value of money




impiementation Bian
(How to.convert plan on paper to reality)

Legal iilings & related elements
Land purchase
Title insurance
Covenants [CC&RS)
Park Association
Development Authority




Inirastricture development
Regular field inspection
As-Built drawings




some Thoughts Related to
Marketing

Marketing 1s the art of human persuasion
through the provision of information'to
solve prohiems

The neenifor patience
insistence on quanty
selectingithe nght first project




You/Gan Use
TS Process ror

Greennield development

Brownhield redevelopment
Bulldingagapuve rense

sfec orBTS huiding development
shiopping center development
Residentialideveiopment

Most any other’kind ofdevelopment




Ihe ESsence or'the Process

The same thought process shouliibe
followedfor any Kind ofdevelopment:

todetermine ifthereisa
market angd whatthedesignieatures must be

tomakesureitis
economicallyiable




Ihe ESsence or'the Process

Youmustiook'atthe projectin 4 phases:
Planning & Design
stari-up
Ahsorption
Close-out




Youmust have productto be competitve

Theworld of industrial parksis
Increasingly competitive:
More parksiand buildings

— More “pocket parks’
— Larger parks are mixed use neighborhoous




Neverdo a speculative development
without adeguate market data tojustifyit.

The hottom line--

Land s aresource thatalmost never gets
an economical second chance tohe
feveloped--fioitrightthe firstiime.




Urban Land Institute wun
Washington, OC; 202-624-1000, www.uli.org

Business Park and industrial Development Handook 2nd Edition
(2001) Development Handhook Series;

nealEstale fevelopment Princiiies and rrocess A Edition [2008)

National Association of Industrial and Office Properties
[NRIOP), Herndon, VA

103-904-1100, www_.naiop.org

IEDC Zeal Esiale Development and Relse Manual iRevised.
Z004], waw.ieticonline.org




