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Purpose

Give development perspective on mitigation 

ratio and possible or probable effect on

participation in plan
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Current approach by Developers 
toward Endangered Species

 Identify impacts before purchase

 Avoidance

 HCP or mitigation last resort
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Habitat Compliance Form
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Three types of properties impacted by 
Endangered Species

 Property owned for a generation or more.

 Property owned by a developer without 
knowledge of endangered species at the time 
of purchase.

 Property purchased for development with 
knowledge of endangered species with the 
intent to mitigate.



6

Example 300 Acre 
Development
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Hypothetical Development Scenario

 Assumptions – Residential development with 
a targeted home price of $225,000

 Maximum lot price - $45,000
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300 Acres

300 acre area with 200 acre 
habitat & buffer

100 acres developable

100 acres @ 3 units/acre = 300 lots

Purchase price - $20,000/acre =

$6,000,000

Cost/lot = $20,000

Offsite - $750,000 cost/lot = $2,500

Development cost per lot = $25,000

Total development per lot = $47,500

Total cost with profit = $61,750
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200 Acres

200 acre area with 100 acre 
habitat & buffer

100 acres developable

200 acres @ 3 units/acre = 600 lots

Purchase price - $20,000/acre =

$6,000,000

Cost/lot = $10,000

Offsite - $750,000 cost/lot = $1,250

Development cost per lot = $25,000

Total development per lot = $36,250

Total cost with profit = $47,125
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Mitigation Cost for 100 Acres at 2:1

Assuming 2:1 Mitigation Ratio and $5,000/Acre

100 acres x 2 x $5,000 = $1,000,000

Cost per lot = $1,600

Total Cost per lot = $49,300
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Mitigation Cost for 100 Acres at 3:1

Assuming 3:1 Mitigation Ratio and $5,000/Acre

100 acres x 3 x $5,000 = $1,500,000

Cost per lot = $2,500

Total Cost per lot = $50,375
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All Acreage Developed

300 acre area with 200 acre 
habitat & buffer

300 acres developable

300 acres @ 3 units/acre = 900 lots

Purchase price - $20,000/acre =

$6,000,000

Cost/lot = $6,666

Offsite - $750,000 cost/lot = $833

Development cost per lot = $25,000

Total development per lot = $32,499

Total cost with profit = $42,248
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Mitigation Cost for 200 Acres

Assuming 2:1 Mitigation Ratio and $5,000/Acre

200 acres x 2 x $5,000 = $2,000,000

Cost per lot = $2,222

Total Cost per lot = $45,137
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Mitigation Cost for 200 Acres

Assuming 3:1 Mitigation Ratio and $5,000/Acre

200 acres x 3 x $5,000 = $3,000,000

Cost per lot = $3,333

Total Cost per lot = $46,581
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60 Acre Tract

60 acre area with 30 acre 
habitat & buffer

30 acres developable

73 – ½ Acre Lots

Assume 1 bird impacting 30 acres.

Development cost per lot:

Mitigation cost per lot @ 2:1 = $4,109

($300,000)

Mitigation cost per lot @ 3:1 = $6,164

(450,000)
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More likely 300 Acre 
Development
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Tree Ordinance Mitigation Box
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County Steep Slope Map
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Steep Slope 
Aerial
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Hypothetical Bird 
Locations
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Resulting Land 
Plan



22

Land Plan Calculations

 200 acres Developable Land = 600 lots

 Purchase price - $20,000/acre = $6,000,000

 Cost/lot = $10,000

 Offsite - $750,000 cost/lot = $1,250

 Development cost per lot = $25,000

 Total Development per lot = $36,250

 Total cost with profit = $47,125

 Mitigation cost @ 3:1 for 20 acres impacted = $300,000

 Cost per lot = $500
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Developer Initiated HCP

 Surveys

 Legal

 Mitigation Land

 HCP Preparation

 Time Delay

 Third Party Management

 Management Funding

 Certainty
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Developer Initiated HCP

 Surveys - $30,000

 Legal - $225,000

 Mitigation Land - $3,500 Acre/Outside Bexar County

 HCP Preparation - $50,000 to $100,000

 Time Delay – 2 to 3 Years

 Third Party Management – Find or Create

 Management Funding - $40,000 - $700,000

 Certainty - Priceless
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Cost Analysis of Developer Initiated 
HCP

Survey: $30,000

Legal: $100,000

Mitigation Land:

20 Acres Mitigation @ 3:1 = 

60 Acres @ $3,500/Acre = 
$210,000

HCP Preparation:  $75,000

Management Funding: $30,000

TOTAL COST:  $445,000

Proposed RHCP: $300,000
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Conclusion

 Current regulatory environment has heightened 
awareness of bird habitat.

 Most developers perform bird surveys prior to 
purchase.

 Habitat impact calculated into value of 
underlying land.

 Potential mitigation participants did not discount 
land purchase for habitat and need to develop 
habitat to get a return on investment.
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Conclusion (cont.)

 Actual land constraints and development code 
prevents the development of some habitat areas 
reducing potential for participation.

 Main impact of mitigation ratios is the upfront 
cost to participate, not the per lot cost. Therefore, 
developers will phase their participation.

 Mitigation ratios and mitigation cost in the 
proposed RHCP are consistent if not lower than 
individual HCP’s and provide certainty to the 
process


