CHAPTER 1

INTRODUCTION AND BACKGROUND



��SYMBOL 110 \f "Wingdings" \s 16 \h�	1.1	Purpose and Use of this Guide

This Guide provides definitive guidance for the planning, programming, designing, and constructing of Air Force Family Housing (FH).  It supplements Air Force Instruction (AFI) 32-6002, Family Housing Planning, Programming, Design, and Construction, by provid�ing more detailed and quantifiable standards and technical guidance.

�symbol 110 \f "Wingdings" \s 10��	It provides a consolidated source of relevant information, and references other supporting publi�cations.

�symbol 110 \f "Wingdings" \s 10��	It incorporates and consolidates information previously found in the Air Force Unit Assessment Guide with Guidelines for Neighborhood Improvement (hereafter referred to as the Unit Assessment Guide) and AFR 88-25, Military Family Housing Design and Construction Manage-ment.

�symbol 110 \f "Wingdings" \s 10��	The Major Commands (MAJCOMs) will use this Guide to establish policy and oversight control; each base will use this Guide as a definitive implementation tool.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	It provides standards and criteria for all Air Force FH Projects.  These projects include the construction, acquisition, improvement, maint-enance, and repair of FH units, utility systems, and mobile home parks.  The Air Force Housing Support Facilities Guide contains guidance for housing support facilities.



�SYMBOL 110 \f "Wingdings" \s 16 \h�	1.2	Air Force Family Housing Goal and Objectives

The Air Force FH Goal statement defines the ideal end-state for military communities and housing.  It is not intended to be a static end-state, but one that responds to the dynamics of Air Force families.

The Air Force FH Goal:

�symbol 110 \f "Wingdings" \s 10��	To house Air Force families in the highest quality, energy-efficient housing that supports the needs of the military family and reinforces a strong sense of community.

Air Force FH Objectives support the achievement of the FH goal.  These objectives are:

�symbol 110 \f "Wingdings" \s 10��	To bring the existing required housing stock up to contemporary housing standards (codes, liv�ability, and amenities) through either improvement or replacement.

�symbol 110 \f "Wingdings" \s 10��	To reduce housing deficits so that they are within 10 percent of the FH demand at each base.

�symbol 110 \f "Wingdings" \s 10��	To reduce energy consumption levels by 30 percent of FY 85 levels by the year 2005.



�SYMBOL 110 \f "Wingdings" \s 16 \h�	1.3	The Whole House/Whole Neighborhood Concept

The terms "whole house" and "whole neighborhood" are used to define a comprehensive approach to the improvement/replacement and repair of existing FH units and neighborhoods.  In the past, because of previous programming constraints, bases did many FH unit and infrastructure repairs and improvements on a piecemeal basis.  Ultimately, this method caused work to be duplicated and often caused more problems than it solved.  The Air Force paid start-up costs for multiple projects when one comprehensive renovation project could have addressed all the improvement or repair issues at one time.  It is difficult to ensure the compatibility of subsequent projects and their respective materials and systems when the projects overlap or when several projects run concurrently.  Concurrent housing projects also put undue inconvenience on military families living in the homes, since workers must enter homes several times, as opposed to entering the homes once to complete a comprehensive project.

Whole house/whole neighborhood improvement efforts must:

�symbol 110 \f "Wingdings" \s 10��	Be comprehensive.

�symbol 110 \f "Wingdings" \s 10��	Extend the useful life of facilities and infrastructure by 25 years.

�symbol 110 \f "Wingdings" \s 10��	Be cost effective.

�symbol 110 \f "Wingdings" \s 10��	Restore the housing unit to structural soundness.

�symbol 110 \f "Wingdings" \s 10��	Upgrade the building envelope to achieve acceptable energy standards.

Whole House improvements address improvements and repairs of items within 5 feet of the exterior wall of the unit.  These improvements include:

�symbol 110 \f "Wingdings" \s 10��	Mechanical, electrical, and plumbing system repairs and improvements.

�symbol 110 \f "Wingdings" \s 10��	Building system repairs and improvements relating to foundations, walls, and roofs.

�symbol 110 \f "Wingdings" \s 10��	Floor plan modifications to improve livability.

�symbol 110 \f "Wingdings" \s 10��	Utilities, systems, or infrastructure provided for the sole use of the unit.

Whole Neighborhood improvement efforts address the environment outside the 5-foot line from the exterior of the housing units.  These improve�ments include but are not limited to:

�symbol 110 \f "Wingdings" \s 10��	Utility repairs and improvements, such as power distribution and repairs to water supply and sewage systems.

�symbol 110 \f "Wingdings" \s 10��	Street repair and replacement.

�symbol 110 \f "Wingdings" \s 10��	Fencing.

�symbol 110 \f "Wingdings" \s 10��	Streetscape repair and improve-ments, such as adding landscap�ing, street lighting, and signage.

�symbol 110 \f "Wingdings" \s 10��	Community amenities, such as playgrounds, community walkways, and fitness trails.

AFI 32-6002 provides additional guidance on Whole House/Whole Neighborhood improvement criteria.

��
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�chapter 2

Project Development



�The housing project development process is composed of three distinct steps as illustrated in Figure 2.1:



Figure 2.1:	Project Development Process
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�SYMBOL 110 \f "Wingdings" \s 16 \h�	2.1	Determination of Housing Requirements

Current DoD guidance states that the local community should be the first source for satisfying the demand for housing generated by military families.  On-base housing built with appropriated funds can be used to meet housing demand that is not satisfied in the local community.  A Housing Market Analysis (HMA) assesses the type and amount of housing that is available in the local community that meets DoD suitability criteria.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.1.1	Housing Market Analysis (HMA)

The HMA provides a detailed study of the housing market area of a particular Air Force installation to identify the current and projected supply and demand for FH.  The HMA analyzes the local housing market to determine  the ability of that market to provide suitable housing for Air Force personnel and families and other DoD members supported by the Air Force.  Its importance cannot be overstated since it provides the basis and justification for a base's FH planning and programming.



Bases must prepare HMAs in accordance with the latest version of the Air Force Housing Market Analysis Guidance Manual (obtained through each Major Command).  Bases must keep the HMA current because it becomes a component of the Housing Community Plan, which is discussed in Section 2.2.1.

The HMA methodology:

�symbol 110 \f "Wingdings" \s 10��	Considers both military and civilian housing supply and demand when analyzing the market area for its suitability for housing Air Force members.

�symbol 110 \f "Wingdings" \s 10��	Analyzes the housing market area by each pay grade's housing requirement, both by number of bedrooms and cost.

�symbol 110 \f "Wingdings" \s 10��	Acknowledges that military personnel must compete with civilians for obtaining suitable community rental housing off-base.

�symbol 110 \f "Wingdings" \s 10��	Compares military demand for housing to the supply of suitable off-base housing.



�symbol 110 \f "Wingdings" \s 12��	2.1.2	Housing Requirements Analysis (HRA)

The HRA is an important product of the HMA process.  The purpose of an HRA is to organize the HMA FH requirements according to pay grade and number of bedrooms required.  The HRA information provides the basis for the Housing Community Plan and validates all FH projects.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	Bases must complete the HMA and the HRAs every 3 years or whenever there is a mission realignment for the installation.  Every time the HRAs change, they should be compared to the HRAs found in the HCPs.  This will determine the need for an HCP update.

Figures 2.2.1 through 2.2.6 show the summary tables found in an HRA.  Figures 2.2.7 through 2.2.9 are also included since the entire set of tables appears in the Housing Community Plan (discussed in the next section).  Figures 2.2.7 through 2.2.9 also draw upon information contained in Figures 2.2.1 through 2.2.6, so it is important to show both sets together.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	Remember that it is DoD policy to first satisfy military personnel and FH requirements in the local community.  New construction or Whole-House improvements are justified only if the HMA concludes that there is a deficit of suitable units in the local community.

In order to give the reader a sense of "what the numbers mean" and how they are derived, figures from an actual base are shown in Figures 2.2.1 through 2.2.9.

Figure 2.2.1: Total Family Load - Current (Less Voluntary Separated).  These figures are not part of the calculations but serve as a benchmark indicating the current number of families eligible for FH by military rank and bedroom requirement.  They are based on the currently assigned strength.

Figure 2.2.2: Total Family Load -      5-Year Forecast (Less Voluntary Separated).  These figures are based on the mission and personnel requirements expected for the installation five (5) years from the base year of the analysis.  They are used to calculate the Net FH Requirement in Figure 2.2.4 and are based on projected authorized strength.

Figure 2.2.3: Available Community Housing - 5-Year Forecast.  These figures show the availability of suitable community housing to meet the 5-year forecast for families shown in Figure 2.2.2.

Figure 2.2.4: Net FH Requirement.  This table shows the housing requirement which cannot be provided in the community and provides the anticipated on-base requirement.  Figure 2.2.4 is the difference between Figure 2.2.3 and Figure 2.2.2. except as noted below.  Note that all two and three-bedroom unit requirements for SGO are moved to four-bedroom unit and two-bedroom unit requirements for FGO  and SNCO are moved to three-bedroom unit.

For example, Figure 2.2.2 indicates that in 5 years, there will be a requirement for 659 three-bedroom Junior NCO FH units.  Figure 2.2.3 forecasts that in 5 years, there will be 126 suitable units in the local economy to meet the Junior NCO, three-bedroom need.  Therefore the total FH need for this rank category and bedroom type would be calculated as follows:

	659 (Housing Units Needed)

-	126 (Suitable Units Available)

	533 FH Units Needed

The above calculation is completed for each rank category and corresponding bedroom type.  Columns and rows are summed to determine deficits/surpluses by rank category and bedroom type.  Note that AF policy authorizes Senior Officers a four-bedroom unit, if available.  Therefore, the two- and three-bedroom requirements have been consolidated with the actual four-bedroom requirements for the senior pay grades.  Also, the two bedroom requirement for FGOs and SNCOs has been consolidated with the actual three-bedroom requirement.

Figure 2.2.5: Family Housing (FH) Assets - As Built.  Figure 2.2.5 shows the availability of Air Force-owned or leased FH units to help offset the net requirement shown in Figure 2.2.4.

The base Housing Flight can provide information on the existing FH, which is reported on the DD Form 1410, Family Housing Inventory and Occupancy Report; and DD Form 1411, Family Housing Inventory Designation and Assignment Report.  The Housing Flight generates these reports which must reflect units that have been approved for construction and those already under construction.

Figure 2.2.6:  Mismatches-Deficit [Surplus].  The data in Figure 2.2.6 indicate whether there is a deficit or surplus of FH units on base.  The calculation to obtain figures in Figure 2.2.6 is based on the availability of Air Force-owned FH units (Figure 2.2.5) and the need for units calculated in Figure 2.2.4.  Using the same Junior NCO three-bedroom category:



	533 (AF Housing Units Needed)

-	981 (AF-Owned Units)     

	[448] Surplus On-base Units

The same follows for each rank category and bedroom type until the entire housing picture is characterized in Figure 2.2.6.  Remember that these figures are based on the five-year family load forecast (Figure 2.2.2).

You will only see the next three tables (Figures 2.2.7 through 2.2.9), in conjunction with Figures 2.2.1 through 2.2.6, in a Housing Community Plan.  It is important to show them in this document because they yield the project requirements for housing programming efforts.

Figure 2.2.7: Waiting List - Current.  These data show the number of families by rank category and bedroom type required that are on the waiting list for FH.  The Housing Flight provides these data.  Although these figures are taken into consideration when determining assignments of FH units, they are not used in any subsequent calculations.

Figure 2.2.8:  FH Renovation Decision Showing Conversion or [Demolition].  These data show the revised FH assets after the incorporation of the HCP design concepts and recommendations.  This figure's data revise Figure 2.2.5 data as a result of the decision to either renovate/convert/construct or to remove housing units in order to minimize deficits and surpluses shown in Figure 2.2.6.  Using the same Junior NCO category, the table shows that there will now be 565 Air Force-owned, Junior NCO three-bedroom units (Figure 2.2.8) as opposed to 981 previously reported (Figure 2.2.5).

These 416 (981- 565 = 416) units did not just go away.  Note that the Junior NCO two-bedroom inventory went from 29 units (Figure 2.2.5) to 445 units �SYMBOL 190 \f "Symbol"� an increase of 416 units.  In other words, 416 units of the 448 unit surplus in Junior NCO units (Figure 2.2.6) were used to offset the 955 Junior NCO two-bedroom unit deficit indicated in Figure 2.2.6.

Note that there is no change between Figures 2.2.5 and 2.2.8 for the total number of units.  This indicates that no units are being demolished or lost through conversion.

Figure 2.2.9: Revised Mismatches - Deficit [Surplus].  Just as Figure 2.2.5 is revised by Figure 2.2.8 to show the revised Air Force-owned units, Figure 2.2.6 data are revised in Figure 2.2.9 to show a revised deficit or surplus of units for each rank category and bedroom type.  The data in Figure 2.2.9 are obtained by subtracting Figure 2.2.4 from Figure 2.2.8.  So for the same Junior NCO examples above, the table shows that the surplus of Junior NCO three-bedroom units went from [448] (Figure 2.2.6) to [32] (Figure 2.2.9) and correspondingly, the deficit for Junior NCO two-bedroom units went from 955 (Figure 2.2.6) to 539 (Figure 2.2.9).  This is demonstrated as follows:

	565 (FH Unit Assets - Fig. 2.2.8)

-	533 (Units Needed, Fig. 2.2.4)

	[32] Unit Surplus (Fig. 2.2.9)

and

	445 (FH Unit Assets, Figure 2.2.8)

-	984 (Units Needed, Figure 2.2.4)

	539 Unit Deficit (Figure 2.2.9)

The tables shown in Figures 2.2.1 through 2.2.9 represent an HRA Summary as well as an entire renovation project in tabular form by military grade groupings and bedroom requirements.

�Figure 2.2.1:

Total Family Load - Current

(Less Voluntary Separated)

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�57�64�39�160��FGO�344�294�91�729��CGO�473�153�43�669��Subtotal�874�511�173�1558��������SNCO�325�302�138�765��JNCO�1776�566�237�2579��E1-3�275�8�3�286��Subtotal�2376�876�378�3630��������Total�3250�1387�551�5188��



Figure 2.2.2:

Total Family Load - 5-Year Forecast

(Less Voluntary Separated)

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�46�38�37�121��FGO�170�233�151�554��CGO�349�125�38�512��Subtotal�565�396�226�1187��������SNCO�260�274�224�758��JNCO�1638�659�271�2568��E1-3�240�21�4�265��Subtotal�2138�954�499�3591��������Total�2703�1350�725�4778���Figure 2.2.3:

Available Community Housing - 5-Year Forecast

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�29�25�24�78��FGO�234�211�45�490��CGO�282�79�26�387��Subtotal�545�315�95�955��������SNCO�228�167�50�445��JNCO�654�126�22�802��E1-3�156�6�0�162��Subtotal�1038�299�72�1409��������Total�1583�614�167�2364��



Figure 2.2.4:

Net FH Requirement

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�N/A�N/A�43�43��FGO�N/A�[42]�106�64��CGO�67�46�12�125��Subtotal�67�4�161�232��������SNCO�N/A�139�174�313��JNCO�984�533�249�1766��E1-3�84�15�4�103��Subtotal�1068�687�427�2182��������Total�1135�691�588�2414���

Figure 2.2.5:

FH Assets - As Built

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�0�58�7�65��FGO�0�62�60�122��CGO�1�173�28�202��Subtotal�1�293�95�389��������SNCO�0�127�142�269��JNCO�29�981�415�1425��E1-3�0�0�0�0��Subtotal�29�1108�557�1694��������Total�30�1401�652�2083��

Figure 2.2.6:

Mismatches - Deficit [Surplus]

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�N/A�[58]�36�[22]��FGO�N/A�[104]�46�[58]��CGO�66�[127]�[16]�[77]��Subtotal�66�[289]�66�[157]��������SNCO�N/A�12�32�44��JNCO�955�[448]�[166]�341��E1-3�84�15�4�103��Subtotal�1039�[421]�[130]�488��������Total�1105�[710]�[64]�331��

�

Figure 2.2.7:

Waiting List - Current

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�0�0�2�2��FGO�0�16�9�25��CGO�0�33�5�38��Subtotal�0�49�16�65��������SNCO�0�6�3�9��JNCO�0�538�35�573��E1-3�0�17�1�18��Subtotal�0�561�39�600��������Total�0�610�55�665��



Figure 2.2.8:

FH Renovation Decision Showing Conversion or [Demolition]

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�0�0�43�43��FGO�0�62�60�122��CGO�23�173�28�224��Subtotal�23�235�131�389��������SNCO�0�127�142�269��JNCO�445�565�415�1425��E1-3�0�0�0�0��Subtotal�445�692�557�1694��������Total�468�927�688�2083���

Figure 2.2.9:

Revised Mismatches - Deficit [Surplus]

�2BR�3BR�4BR�TOTAL��GO�0�0�0�0��SGO�N/A�N/A�0�0��FGO�N/A�[104]�46�[58]��CGO�44�[127]�[16]�[99]��Subtotal�44�[231]�30�[157]��������SNCO�N/A�12�32�44��JNCO�539�[32]�[166]�341��E1-3�84�15�4�103��Subtotal�623�[5]�[130]�488��������Total�667�[236]�[100]�331��

��SYMBOL 110 \f "Wingdings" \s 16 \h�	2.2	Planning Considerations

It is important for the housing planner to understand the relationship between the housing planning process and the Base Comprehensive Plan (BCP) process (as Illustrated in Figure 2.3).  The BCP is the primary planning tool for the base to meet its long-term objectives with respect to mission and community support.  The BCP addresses issues such as base population and demographics, land use, long-term facility planning, vehicular and pedestrian circulation, infrastructure, and architectural compatibility.

�Figure 2.3:  Planning Considerations
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�Housing areas are a part of the overall base plan.  Recommendations on housing community development are a part of the general base land use plan.  The Housing Community Plan (HCP), a component of the BCP, continues the planning process where the BCP leaves off by providing specific recommendations for neigh�borhoods, communities, and individ�ual housing units.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.1	The Housing Community Plan (HCP)

The HCP provides a long-range plan for the planning, programming, design, improvement, replacement, and construction of FH.  The HCP is the key to the Whole-House/Whole Neighborhood program.  It is the justification for housing design projects submitted to HQ AF/CEH by the base's respective MAJCOM.  Every installation must have an initial HCP, except for those installations where the housing inventory contains fewer than 100 units.  Bases should update HCPs approximately every 3 years, depending on the mission requirement of the installation.  In many cases, an update may consist of simply revising the Housing Requirements Analysis based on a new Housing Market Analysis.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	HCPs, first initiated in 1988, use a comprehensive approach to planning, programming, and designing FH.  The HCP provides a complete review of all aspects of an FH area, resulting in a plan to improve not only the housing units, but all aspects of the neighborhood.

An HCP accomplishes the following:

�SYMBOL 110 \f "Wingdings" \s 10 \h�	It identifies the total FH requirement by grade and number of bedrooms per dwelling unit.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	It provides comprehensive housing unit and neighborhood-level concept designs and cost estimates for FH improvement projects.  The HCP then serves as the basis for the development of all FH projects.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	It provides a comprehensive construction execution/phasing plan for programming outyear improvement projects.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	It incorporates existing Operations and Maintenance (O&M) projects into improvement projects.  Future updates of all HCPs will provide an O&M plan that will interface with the HCP phasing plan.  All housing O&M and future Maintenance and repair (M&R) project submissions must identify the phase of the HCP with which they are complying.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	It provides a comprehensive, cost-effective programming and implementation plan in support of Air Force requests for FH appropriations over a 10-year period.

The relationship of the HCP to its inputs and outputs is illustrated in Figure 2.4.

��Figure 2.4:  HCP Process
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�The HCP is organized into four major sections that cover:

�symbol 110 \f "Wingdings" \s 10��	Section 1:  The HRA, which dem�onstrates the supply and demand for FH.

�symbol 110 \f "Wingdings" \s 10��	Section 2:  Community improvements, with designs for circulation, streetscape, recreational opportu-nities, infrastructure, and utilities.

�symbol 110 \f "Wingdings" \s 10��	Section 3:  Unit improvements, with designs for floor plans, building exteriors, yards/patios, and building systems.

�symbol 110 \f "Wingdings" \s 10��	Section 4:  A multi-year phasing plan and cost estimates.

The second and third major sections, Community and Unit Improvements, contain detailed design/improvement recommendations accompanied by cost estimates for the particular item being discussed.  The Community Improvements section contains master plans for each FH neighborhood.  Each neighborhood plan defines the character or identity for that neighborhood in terms of the areas of focus described above.  The Unit Improvement section addresses each type of unit according to the areas of focus noted above.

The fourth major section, the HCP Phasing Plan, summarizes the long- range plan.  Both community and housing unit improvements are summarized and costed by neigh-borhood and phase.  Each phase becomes the basis for programming documents (DD Form 1391) submitted by the MAJCOM to HQ AF/CEH for inclusion in the construction budget submission.  AFI 32-6002 provides additional guidance for programming (DD Form 1391) procedures.

Figure 2.5 below summarizes the FH planning standards, their purpose, and how often they must be updated.

�Figure 2.5:  Summary of Base Planning Standards

Planning Standards�Purpose�Update��Base Comprehensive Plan (BCP)�Base-wide Long-Range Plan;�Defines FH Land Uses�Every 5 years��Housing Market Analysis (HMA)�Assess Local Housing Market�Every 3 years��Housing Requirements Analysis (HRA)�Validate FH Demand�Every 3 years��Housing Community Plan (HCP)�FH Long-Range Plan�Every 3 years or as mission changes��

��SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.2	HCP Update Policy

The base is responsible for ensuring that HCPs are updated every 3 years, and that the updates revise the comprehensive concept in accordance with changing requirements and investment policies.

�symbol 110 \f "Wingdings" \s 10��	Updates must build upon the existing HCP, and should not completely revise the comprehensive concepts generated in the original HCP, unless major mission changes warrant this action.

�symbol 110 \f "Wingdings" \s 10��	All HCP updates will require an Executive Summary that includes an assessment of the existing housing inventory and its ability to meet the updated requirements.

�symbol 110 \f "Wingdings" \s 10��	An Economic Analysis may be required in conjunction with an HCP update.  The economic analysis covers the next 3-year program projection based on the phasing plan in the HCP and approved projects.

�symbol 110 \f "Wingdings" \s 10��	A tri-service cost model replacement estimate must be prepared for all units in the plan that exceed $50,000 times the area cost factor.  If the estimated cost to improve units exceeds 70% of replacement costs, then the plan must include a replacement project.

If, during the design phase of a housing project, the economic analysis indicates that replacing units rather than improving them is the most economical means to upgrade the housing inventory, the designer should complete a comprehensive site plan for the entire housing area.  This will then be incorporated as an appendix of the existing HCP and will be used as the primary site plan in a subsequent HCP update.

By using the generic statement of work for HCP updates (developed by HQ AF/CEH in conjunction with the Army Corps of Engineers), the integrity of the original HCP can be ensured.

HCP updates are required after a new Housing Market Analysis (HMA) has been completed (every 3 years).

�symbol 110 \f "Wingdings" \s 10��	Once a new HMA is completed, the base can prepare a new HRA that assesses the impact of new requirements on the existing HCP.

�symbol 110 \f "Wingdings" \s 10��	The new HRA's degree of impact will determine whether a full HCP update is required or whether annotated changes will suffice.

All contracts for HCP updates will be funded by HQ AF/CEH.

�symbol 110 \f "Wingdings" \s 10��	HQ AF/CEH reviews and validates the MAJCOM HCP update programmatic requirements prior to releasing the contract for execution.

�symbol 110 \f "Wingdings" \s 10��	HQ AF/CEH, working with the Corps of Engineers, has set up an Indefinite Quantity (Open End) Architect-Engineer (A-E) contract to support all MAJCOMs in completing the HCP updates.

�symbol 110 \f "Wingdings" \s 10��	After updating the HCP, the MAJCOM will ensure copies are distributed to all the respective office levels (base, MAJCOM, HQ USAF, and SAF/MII).



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.3	Environmental Planning/ Compliance

The principal guidance documents for ensuring environmental compliance for construction are the National Environmental Policy Act of 1969, (NEPA) as amended (40 CFR 1500-1508) and AFI 32-7061, The Environmental Impact Analysis Process.  The Air Force Environmental Impact Analysis Process (EIAP) specifies the responsibilities of HQ USAF, MAJCOMs and base-level environmental offices, installations, environmental protection committees, and the Air Force Center for Environmental Excellence.

The NEPA and AFI 32-7061 require the Air Force to incorporate environmental considerations into its planning and decision-making through a systematic, interdisciplinary approach.

Three levels of environmental analysis are provided in the following documents:

�SYMBOL 110 \f "Wingdings" \s 10 \h�	The Categorical Exclusion (CATEX) is used for classes of actions that have been evaluated and determined to have no environmental impact.  A complete listing of Air Force-related actions that can be categorically excluded appears in AFI 32-7061.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	An Environmental Assessment is an analysis of the potential environ�mental impacts of a proposed action.  It requires minimal public interaction during preparation.  Actions that generally require an Environmental Assessment are:  minor construction projects, movement of aircraft or personnel, real estate acquisitions, and some waste site cleanup efforts.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	If significant impacts are not identified, the Air Force signs a Finding of No Significant Impact (FONSI).  Informal co-ordination with appropriate environmental agencies is encouraged while the Environmental Assessment is being prepared; however, there is no requirement for formal review of documents outside the Air Force.  The resulting FONSI must be made available to the interested public.

�symbol 110 \f "Wingdings" \s 10��	If the determination is made that significant environmental impacts may occur from the proposed action, then there must be a finding that preparation of an Environmental Impact Statement is necessary.

�symbol 110 \f "Wingdings" \s 10��	An Environmental Impact Statement (EIS) is a detailed study of major federal actions that may have significant environmental ramifications.  The format for the EIS is documented in the Council for Environmental Quality (CEQ) regulations.  For unclassified actions, the Air Force must notify the public that a project or proposal with potential significant environmental impacts is being considered.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	Input from the public is solicited and included in the preparation of the EIS.

�symbol 110 \f "Wingdings" \s 10��	The outcome of the EIS process is a Record of Decision (ROD) which is a document, signed by the agency sponsoring the proposed action, that explains the action and its potential environmental consequences, and discusses any potential mitigation that has been adopted to minimize the impact of the proposed action.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.4	Economic Analysis (EA)

An economic analysis (EA) is required:

�SYMBOL 110 \f "Wingdings" \s 10 \h�	For all new FH construction as well as replacement projects.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	For FH support facility construction projects with a total cost of over $2,000,000.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	For improvement projects when the most expensive unit exceeds $50,000 multiplied by the local area cost factor.

Bases prepare the Economic Analysis in accordance with the Air Force Family Housing Economic Analysis Guidance Manual.  The MAJCOMs then certify the EA.

Other special analysis procedures apply when leasing is a feasible alternative.  Department of Energy indices should be used to analyze utility costs.  The Economic Analysis must be documented to allow for complete replication by reviewers.  This includes costs that are traceable to their most basic inputs and units of measure.

The EA methodology provides the opportunity for cooperative analysis between the base-level civil engineer (CE) and financial manager (FM), the MAJCOM CE and FM, and the Air Staff CE and FM.  The EA is used to determine if replacement or improvement is most cost effective.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.5  Investment Strategy

Following the determination of the requirements, each base must select the appropriate investment strategy, within Air Force and DoD directives.  HQ AF/CE provides the appropriate funds, through P-711, P-713, P-714, and P-722 fund codes, in accordance with requirements.  P-714 funds are used for planning and designing projects in the Acquisition Program and Post Acquisition Improvement Program (PAIP).  Upon appropriation, these funds are issued in a lump sum to the MAJCOM for distribution.  P-711 funds are used for new construction and replacement construction projects.  P-713 funds are used for projects that provide improvements to existing FH units/ facilities.  Both P-711 funds and P-713 funds are provided to the MAJCOM for distribution upon award of a project.  P-722 funds are used for planning, designing, and constructing projects in the Maintenance and Repair Program.  Upon appropriation, these funds are issued in a lump sum to the MAJCOM for distribution.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.6	Execution Goal and Strategy

The execution goal is to have construction funds obligated within the fiscal year they are appropriated and to expend the funds not later than (NLT) the end of the next fiscal year (refer to Figure 2.6).  The key objectives to achieving this goal are:

�SYMBOL 110 \f "Wingdings" \s 10 \h�	To reach 100% design or Ready For Proposal (RFP)/Ready to Advertise (RTA) status NLT June of FY-1.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	To be prepared to award construction contracts NLT 30 days after the Air Force receives construction funds, ideally within the window of October to December of the fiscal year of execution, depending on the appropriation.

Figure 2.6 illustrates a model timeline for housing project execution.  It indicates the timeframe in which the steps of the project should be executed to ensure the project is completed on time.  It assumes that all planning and programming coordination has been accomplished through HQ AF/CEH.  It also indicates project design timelines for three commonly used delivery methods (Design/Bid/Build; Design/Build; and Turnkey).

�Figure 2.6:  Housing Project Execution Timeline

      � EMBED PowerPoint.Show.4  �����SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.7	Programming/Repro�gramming Limitations and Procedures

Use the following statutory guidance found in AFI 32-6002, Family Housing Planning, Programming, Design, and Construction when programming FH projects:



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.7.1	Statutory Unit Improve�ment Cost Limit (AFI 32-6002 Paragraph 1.11.2)

�symbol 110 \f "Wingdings" \s 10��	Unit Improvement Cost:  The unit improvement cost includes both major and minor improvement costs as well as concurrent maintenance and repair and minor alteration costs for a single FH structure or one unit of a multiple-FH structure.  The unit improvement cost includes the cost for both the housing unit and associated facilities, such as a carport, garage, storage, driveway or other assigned parking, patio, privacy fence, utility (water, sewer, electricity, gas etc.) service lateral lines, and other attached facilities.  This is identified as “family housing” cost in Block 9, DD Form 1391.

�symbol 110 \f "Wingdings" \s 10��	Neighborhood Improvement Cost:  The neighborhood improvement cost (including concurrent maintenance and repair) consists of “common neighborhood” improvement costs and “associated neighborhood” im�provement costs.

Common Neighborhood:  The housing area or facilities outside of the housing units that support the entire housing community and are not associated with individual units or discrete groups of units, such as main/secondary roads and their sidewalks, general common-use parking areas, utility mains (water, sewer, electrical, gas etc.), playgrounds, and bus shelters, etc.  (If programming as part of a unit improvement project, this is identified as common neighborhood im-provement in Block 9, DD Form 1391).

Associated Neighborhood:  The housing area or facilities directly associated with the FH units, such as access roads and their sidewalks, parking spaces, walkways between roads/parking and housing unit, landscaping adjacent to housing unit, and utility branch lines servicing the housing unit, etc.  (This is identified as “support facilities” cost in Block 9, DD Form 1391).

�symbol 110 \f "Wingdings" \s 10��	Statutory Limit (SL):  The unit improvement cost limit is $50,000 (for a non-accessible unit) or $60,000 (for a unit that is accessible to disabled persons) times the Area Cost Factor (ACF) at the time of contract award.  The ACF is a local escalation or de-escalation factor based on the local economy.  The ACF does not apply in non-CONUS installations.  This limit includes both the unit improvement cost and prorated associated neighborhood cost, but excludes common neighbor-hood improvement cost.  The unit with the highest combined cost total (unit improvement cost plus prorated associated neighbor-hood improvement cost) becomes the “Most Expensive Unit” for a project and is identified in Block 9, DD Form 1391.  The unit improvement cost is the total funded cost, which includes construction cost, contingency, and supervision, inspection, and overhead (SIOH).  Projects where the cost of the most expensive unit exceeds the statutory limit require SAF/MII approval, Congressional notification, and an economic analysis showing the cost effectiveness of improvement over other alternatives.  These projects are included in the annual President’s Budget.

�symbol 110 \f "Wingdings" \s 10��	Three-Year Rule:  The base should not undertake improvement, minor improvement, major maintenance and repair, and minor alteration work for 3 years after a new construction, replacement con�struction, improvement, or minor improvement project is completed.  The rationale for this policy is that all work necessary to bring the unit up to current standards should be programmed in a single improvement project.  There are exceptions to this rule for health and safety issues (AFI 32-6002, Paragraph 1.3.5).

�symbol 110 \f "Wingdings" \s 10��	Minor Improvement Project (MIP):  MIP costs cannot exceed the statutory improvement unit cost limit.  The limit includes the cost of all improvement, maintenance and repair, and minor alteration work planned and accomplished during the current fiscal year.

Indicate all current fiscal year planned or accomplished work for the unit in the DD Form 1391 to ensure the total cost does not exceed the statutory limit (AFI 32-6002, Paragraph 1.11.4.4).

The three-year rule also applies to MIPs.  Subsequent MIPs year after year would be considered pyramiding.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.7.2	Unit Maintenance and Repair Thresholds (AFI 32-6002, Paragraph 1.12.3)

�symbol 110 \f "Wingdings" \s 10��	General Officer Quarters Mainte�nance and Repair Threshold:  The annual obligation limit for the total cost of all maintenance and repair and minor alteration work accom�plished by job order, work order, or contract on general officer quarters is $25,000 per unit (AFI 32-6002, Paragraph 1.12.3.1).

�symbol 110 \f "Wingdings" \s 10��	Non-General Officer Quarters Maintenance and Repair Threshold:  The annual obligation limit for total cost of major maintenance and repair, and minor alteration work, accom�plished by job order, work order, or contract on non-general officer quarters is $15,000 per unit (AFI 32-6002, Paragraph 1.12.3.2). 



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.7.3	Application Rule

Apply only one threshold at any time.  The improvement unit cost limit applies during the construction period of an improvement project.  Once the construction is completed and the unit is occupied, the three-year rule and maintenance and repair thresholds apply.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.7.4	Improvement to Replace�ment

Bases may replace FH units instead of improving them (10 U.S.C. 2825, Improvement to Family Housing Units) under either of the following:

�SYMBOL 110 \f "Wingdings" \s 10 \h�	If the improvement of existing housing units has been authorized by law and, after a review of post design or bid cost estimates, the improvement project is no longer cost effective.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	An economic analysis demonstrates that the cost of improving the units would exceed 70% of the cost to replace the units for the same pay grades, and it further demonstrates that the replacement project is more cost effective than the improvement project.

�symbol 110 \f "Wingdings" \s 10��	If the replacement units are intended for different pay grades, a justification of the need for replacement must be based on long-term requirements.

�symbol 110 \f "Wingdings" \s 10��	In order to change an improvement project to a replacement construction project, bases must submit request to AF/CEH through the MAJCOMs.  SAF/MII must approve project substitution, notify Congress and wait 21 days before the contract can be awarded.  Bases must be able to complete the replace�ment project within the dollar amount originally appro�priated for the improvement project.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.7.5	Rules on Total Project Cost and Scope Variances

�symbol 110 \f "Wingdings" \s 10��	Total project cost refers to the Programmed Amount (PA).

PA =	(Cost Per Unit) x (Units)

With prior HQ USAF approval, bases may exceed the PA by 25%, provided that funds are available.  Alternately, projects may cost less than the PA.  Bases must reprogram and Congress must re-approve variances of the PA greater than 25% or $2 million, whichever is less.

�symbol 110 \f "Wingdings" \s 10��	Scope variances refer to the number of units being improved or replaced.  Bases may increase or decrease this number by up to 25% of the original number of units with prior SAF/MII approval.  Increases or decreases of more than 25% must be approved by Congress.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.8	Other Statutory Limitations

Title 10 United States Code (10 U.S.C.) states three limits on FH projects.  Section 2822, Requirements for Authorization of Number of Family Housing Units, requires that the acquisition of any housing unit by construction, purchase, lease, or rental guarantee must be specifically authorized by law.  Section 2825 sets a statutory cost limitation for improvement of a single housing unit (as discussed earlier in Section 2.2.7), and Section 2826, Limitations on Space by Pay Grade,  sets a maximum net floor area by pay grade and number of bedrooms.  Except for the statutory improvement cost limit (10 U.S.C. 2825), Congress must approve all requests to exceed these limits and must include such approvals in the annual National Defense Authorization Act.  The Air Force cannot waive these limits by notifying the Congressional oversight committees.  Officials who make decisions that lead to violation of these limits violate United States federal law.

Statutory Limitation on Space (10 U.S.C. 2826):

�SYMBOL 110 \f "Wingdings" \s 10 \h�	This section of the law specifies the maximum net floor area that is permitted in the acquisition, construction, and improvement of FH units, regardless of the funding source.  See Figure 4.1 for limits to the net floor area.  See Appendix 1, Glossary of Acronyms and Terms, for an explanation of the net floor areas.  These limits apply to new construction and improvement projects as well as leased units.  They also limit the net floor area for minor improvement and alterations (in-house, contract, and self-help).

�SYMBOL 110 \f "Wingdings" \s 10 \h�	Exceeding the statutory limitation on space requires specific statutory authority in the annual National Defense Authorization Act.

�SYMBOL 110 \f "Wingdings" \s 10 \h�	In order to permit the award of a turnkey project, a 5% flex on the maximum net floor area may be allowed with prior SAF/MII approval to the contractor offering the most satisfactory proposal that is determined to be in the best interest of the government.  See Military Handbook 1190, Facility Planning and Design Guide, Chapter 13, Section C and 10 U.S.C. 2826.



�SYMBOL 110 \f "Wingdings" \s 12 \h�	2.2.9	Related Directives and Documents

See Appendix 2 for a listing of FH directives and documents.
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