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DRAFT

GOAL

To provide military families access to safe, quality, affordable, well-maintained housing in a community where they choose to live.

VISION

· Privatize Bethel Manor family housing and supporting infrastructure.

PROJECT OVERVIEW

This project involves a real estate transaction to privatize 100% of the military family housing at Bethel Manor in York County, VA. The Government will lease land and convey 1,182 existing units and 86 surplus units at Bethel Manor, and other improvements by Quitclaim deed to the Successful Offeror (SO). Additionally the SO will demolish Bayview Towers, a 90 unit high-rise building.  The SO will:

· Demolish 1,120 and replace 1,034 units in the Bethel Manor area prior to 31 December 2013.

· Install individual gas and electric meters in 148 as-is units within 1 year.

· Demolish Bayview Towers, a 90 unit high-rise building.  

· Operate and maintain conveyed utilities and other supporting infrastructure systems.

· Maintain housing inventory in good state of repair for entire term, including out-year reconstruction and renovation.

MARKET OVERVIEW

Langley AFB is located in the northeastern section of the City of Hampton in southeastern Virginia.  The Bethel Manor housing area is located in York County. Langley AFB is the headquarters for Air Combat Command and is operated by the 1st Fighter Wing.  

The current family housing demand at Langley AFB is 1,991 units according to the Housing Market Analysis dated April 2003.  Almost 70% of Langley’s 8,709 assigned personnel are accompanied. 
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Currently, enlisted personnel comprise 78% of the base’s total authorized strength and officers 22%. The current occupancy rate of Bethel Manor is approximately 88.6%. This occupancy rate accounts for all units within Bethel Manor including those units that are offline and vacant.

MILITARY FAMILY HOUSING SUMMARY

Langley AFB currently has 1,606 government-owned units, of which 1,182 housing units and 86 surplus units at Bethel Manor are included in the privatization project.  These units are located on federally owned land in a residential area approximately seven miles from the main Base.  Additionally, there are 90 inactive units in the Bayview Towers building that is to be demolished.  Bayview Towers is located on Langley AFB.

Existing Inventory

Bethel Manor Housing Area

1,268

Surplus Housing 

(86)

Total End State Privatization Inventory

1,182 

Table 1 – Target Housing Development Demographics

	
	
	RANK
	

	
	
	O7
	O6
	O5
	O4
	O3
	O2
	O1
	E9
	E8
	E7
	E6
	E5
	E4
	E3
	E2
	E1
	Totals

	Unit Size
	2 BR
	0
	0
	0
	0
	14
	0
	1
	0
	0
	0
	29
	64
	88
	29
	3
	2
	230

	
	3 BR
	0
	0
	18
	19
	16
	3
	6
	4
	7
	65
	99
	142
	76
	15
	1
	2
	473

	
	4+ BR
	0
	0
	17
	28
	29
	3
	2
	7
	33
	117
	105
	92
	37
	8
	1
	0
	479

	
	Totals
	0
	0
	35
	47
	59
	6
	9
	11
	40
	182
	233
	298
	201
	52
	5
	4
	1,182


THE DEAL

The success of this project is based on the long-term commitment between the Government and a Successful Offeror.

Langley AFB brings

· Authority to provide a Direct Government Loan.

· 1,268 revenue-producing housing units and associated improvements.

· 50-year land lease for Bethel Manor.

The Successful Offeror brings

· A complete and feasible business and financing package.

· Well-developed community plans and quality designs.

· Construction of 1,034 units and renovation of 148 units.

· Demolish 90 unit Bayview Towers building.

· Replacement of housing utility systems and other infrastructure.

· Quality property management for 50 years.

REAL ESTATE TRANSACTIONS

Real estate transactions for government-owned land, facilities, and improvements include a 50-year ground lease and a quitclaim deed for the housing units and infrastructure. The real estate agreements will allow the Successful Offeror to acquire appropriate financing and collect revenues from the housing to help finance the project.

The Government will retain ownership of some community facilities and land within Bethel Manor (e.g. AAFES shoppette, chapel, fire station, medical clinic, child development center, skate park and youth center). 

Utility distribution and collection systems serving existing housing units generally within the leased area will be conveyed to the Successful Offeror. Other improvements, such as roads, parking areas, sidewalks, street lighting, and storm drainage systems located within the leased parcels of land also will be conveyed to the Successful Offeror. Telephone and CATV are already privatized and available on-site from local commercial providers.

The Government has available funding for a direct loan.  A limited loan guarantee is not anticipated for this project.  The housing allowances, provided to military personnel who then use those allowances to pay for housing rent and utilities, do not count against the available funds for the project. 

Offerors should carefully consider the best possible means of minimizing costs to the Government. 

BUSINESS ARRANGEMENTS, FINANCIAL PLAN AND STRUCTURE

· Housing Privatization Legislative Authorities:

· Section 2873 - Direct Loans and Loan Guarantees

· Section 2878 - Conveyance or Lease of Existing Property and Facilities

· Section 2880 - Unit Size & Type 

· Section 2881 - Ancillary Support Facilities

· Section 2882 – Lease Payment by Allotments

· Section 2883 - Department of Defense Housing Funds

· Binding Instruments

· Real Property: 

Ground Lease and its Operating Agreement

Quitclaim Deed

· Financial:

Forward Commitment

Intercreditor Agreement

Lockbox Agreement

Note for Government Direct Loan

Deed of Trust for Government Direct Loan

· Taxes, if imposed, are the responsibility of the Successful Offeror
· No cross collateralization with other investments
· Long-term developer commitment to the project
· Establishment of the following accounts:
· Construction Escrow 

· Impositions Reserve

· Capital Repair and Replacement Reserve

· Reinvestment Reserve

· Utility Reserve

· Windfall Income Escrow

· The Government Direct Loan is limited to no more than 50% of total debt financing.

· The debt coverage ratio must not fall below 1.20 for the private permanent loan and 1.05 (combined) for the Government Direct Loan.

RENT STRUCTURE

· Military receive their basic allowance for housing (BAH).  Military tenants pay rent to the Successful Offeror by allotment, in arrears.

· Referred military tenants pay rent equal to BAH (w/dependents) minus 110% of expected electric and natural gas charges after metered.

· Tenants pay telephone and cable TV charges to respective providers and will pay directly for electricity and gas after metered.

· Rent includes refuse collection, water and sewage.

· All tenants other than referred military families will pay market rent and sign a maximum 12-month lease with 6-month extensions.

DESIGN AND CONSTRUCTION REQUIREMENTS

Community Planning

· Improve integration of each housing community within the larger, surrounding community. Increase green space and improve landscaping, utilities, and recreation areas to enhance the overall environment of each neighborhood and improve quality of life.

· Separation between officer and enlisted housing where possible.

· Provide efficient and separate vehicular and pedestrian traffic patterns where possible.

· Provide 3 controlled access entrances into the Bethel Manor housing area with one approved gatehouse at the 1st street entrance.

· Use community and neighborhood planning principles to create neighborhood identity for new housing areas with community entrance marquees and signage.

· Site Designs:

· Site designs for new and existing housing areas that provide an interesting, attractive, livable, residential environment with underground utilities (including phone and cable).

· Informal building arrangements, with varying setbacks to provide for best view, privacy and variety.

· Orientations that provide residents with safe, convenient access to the units, as well as passive energy efficiencies.

· Variety within groupings, arrangements and siting configurations of buildings.

· Site designs that conform to varying terrain conditions to provide attractive residential patterns and pedestrian-friendly streetscapes.

· ADA compliant sidewalks.

· Site developments that provide an optimum balance of structures, common green spaces with native and low maintenance landscaping and ornamental highlights, recreational areas, appropriate buffers and screening, street lighting, and pedestrian and vehicular circulation.

· Signage and landscaping that create defined entrances for individual neighborhoods.

· Site Density:

· Density not in excess of 8 housing units per acre for Enlisted/JNCOs and not in excess of 4 housing units per acre for SNCOs/Officers housing areas.  The site density considers only the area from the unit to the street curb, common area and perimeter fence line.  It does not include streets, parking, drainage ponds, common use areas like ball fields, community centers, pools, and other areas not strictly dedicated to housing.

· Recreation/Common Areas:

· Open areas designed to encourage creative play and learning for children and a pleasant outdoor experience for adults. These areas will be open for viewing with no secluded areas.

· Recreational facilities such as tot lots for children up to 5 years of age, and play equipment and bench seating areas for children 6 to 12 years of age. 

· Jogging/bicycle paths throughout the Bethel Manor housing area that link neighborhoods.

· Other outdoor recreational facilities, such as swimming pools, half-size basketball courts, one regulation size baseball field.

· Provide 2 easily accessible community centers.

· Landscaping:

· Landscaping of common areas and building unit perimeters that enhance the aesthetic quality of each unit and surrounding neighborhood.

· Landscaping and earth shaping techniques that establish privacy screening and soften the visual environment.

· General site and unit landscaping that provides year-round focus and interest; use of hardy, native, low maintenance plant materials; and durable mulches and surface materials, with provisions at the units for seasonal occupant plantings.

· Landscaping designs that incorporate features that conserve water and require minimal maintenance, while aiming to preserve mature trees/plants to the greatest extent possible.

· Landscaped mailbox kiosks with adequate parking for Bethel Manor units.

· Security:

· Site design elements (e.g., environmental, traffic, lighting, and landscaping designs) that minimize visual obstacles, eliminate places of concealment, offer the most protection against crime, and discourage undesirable traffic.

Unit Design and Construction

· Housing designs and construction to comply with all applicable codes, standards, and regulations, and will be appropriate to the climate and life-style of the area.

· Innovative design and construction techniques conforming to local market (private sector) standards for quality housing.

· Use of best professional judgment in choice of style, types, designs, configurations, functional solutions and materials in their design in keeping with Air Force designs.

· At least 5% of units must be ADA-compliant and should be distributed among the rank and bedroom category requirements.

· Floor Plans:

· Floor plans that incorporate an orderly arrangement of functions, circulation and open spaces.

· Designs that provide inviting entrances, pleasing interior appearances and indoor/outdoor integration.

· Kitchens with a modern, well organized work area with quality fixtures and finishes.

· Layout of bathrooms that follow modern planning techniques and utilize quality fixtures.

· Adequate interior storage space.

· Elevations:

· Overall design that provides a pleasing and interesting appearance, comparable to other quality residential developments in the area.

· Inviting facades with modulated features and rooflines.

· Varied materials and colors that break up facades on larger structures and prevent excessive uniformity among smaller units. Colors consistent with the surrounding community.

· Materials, Equipment, and Finishes:

· Materials equipment and finishes that are durable, low maintenance, and functional.

· Finishes that are aesthetically pleasing with a richness of texture and detailing.

· Designs that comply with Sustainable Design standards.

· Energy Efficiency:

· Design, materials, equipment, and construction methods that reduce energy and water consumption.

· Design features that include (but are not limited to) optimal glass locations and areas, optimizing insulation in exterior wall, ceilings and between adjoining units, and minimizing duct leakage.

· Attention to construction details, exterior fenestration materials, and passive solar energy systems.

· Unit Requirements:  As a minimum, all units to be replaced will include the following:

· No stacked units (i.e., no garden apartment-style units).

· No more than 4 units per building for Enlisted/JNCO units and no more than 2 units per building for SNCOs/CGOs/FGOs.

· At least 2 off-street parking spaces per unit in addition to 1-car garage parking on multi-family units and 2-car garage parking on single-family units. 

· Privacy features, including noise attenuation, privacy screening, window treatments and privacy fencing (unenclosed yard).

· A kitchen including energy efficient appliances (Combination refrigerator/freezer minimum 18 cubic feet (CF) for 2-bedroom units and 21 CF for 3- and 4- bedroom units all with ice makers, built-in two-tray dishwasher, 4-burner stove with self-cleaning oven and view window, vent hood exhausting to outside, and garbage disposal), cabinets constructed with raised solid wood panel doors and concealed hardware.

· Space and dedicated utility connections for a freezer, clothes washer and dryer.

· Roof with full gutters, downspouts, and splashblocks.

· Central heating/air conditioning/ventilating systems for each unit.

· One two-wire telephone and one cable television jack per habitable room.

· Storm doors for exterior entrances.

· Dead bolts on all entry doors.

· Ceiling fans with light in living room and bedrooms, separately switched at the room entry door.

· Overhead lighting in all other rooms, switched at the room entry door.

· Motion sensor lighting at rear entry and garage entrance. 
· Floor treatments:

· High quality, durable, low maintenance hard finish flooring in kitchen, informal dining area, wet areas, and high traffic areas. 

· Carpet in bedrooms and other living areas.

· Front and rear hose bib connections.

· Double sink vanity in bathrooms

Construction Management Plan

· Initial and Out-Year Construction and Renovation

· Minimize resident disruption

· Minimum of 1000 units available at all times

· Construction Schedules

· Design Review Conferences

· Pre-Construction Conference

· Inspection, Surveillance and Acceptance

· Transition Plan

PROPERTY MANAGEMENT REQUIREMENTS

· Professionally staffed on-site property management and maintenance staff. 

· Property manager certified by a professional real estate management association.

· Operations and Maintenance Plan which includes:

· Transition of Services

· Periodic Maintenance and Replacement 

· Change of Occupancy Maintenance 

· Landscaping Grounds Maintenance 

· Emergency Maintenance 

· Tenant leases/eviction/dispute resolution procedures in accordance with Federal and State law.

· Allow military families to provide in-home childcare and operate other in-home businesses, provided they obtain applicable permits.

· Allow domesticated pets on premises.

· Provide curbside refuse collection, recycling service and bulk trash pick-up.

· Provide all utilities and refuse collection for common areas.

· Provide for snow removal.

· Provide entomology and pest control services.

· Provide lock and key services.


PRIORITY PLACEMENT PLAN

· The Government will not guarantee occupancy, but will provide priority referrals of potential occupants.

· Military will not be mandated to occupy privatized housing.

· Priority placement for all units is required as follows:

· Other Active Duty Military Members and Families

· Unaccompanied Military Members

· Federal Civil Service Employees

· Retired Military Members and Families

· Active Guard and Reserve Military Members and Families

· Retired Federal Civil Service Employees

· DOD Contractors and Permanent Employees (US Citizens)

· General Public

· Units will be held open for referred military, unless occupancy levels fall below 95% for at least 3 consecutive months.

TARGET MILESTONES

Issue Solicitation
Sep 03

Evaluate Proposals and Select 
Oct 03 – Jul 04

Close Deal
Aug 04

Start Construction
Sep 04

HOUSING PRIVATIZATION WEBPAGE
Information is subject to change. Please visit the website below for the latest public information on Langley's housing privatization project.www.Offutt.af.mil 

http://www.jllpsc.com






























































































































148 Units already renovated/replaced
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1,120 Units to be replaced
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This Fact Sheet is intended to provide a preliminary overview of the LAFB housing privatization opportunity.  In no way does it represent an official Request for Proposal (RFP).  When it is issued, the RFP will supersede this document and all of its contents.
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