FREQUENTLY ASKED QUESTIONS

FALCON HILL ENHANCED USE LEASE
HILL AFB, UT


PROJECT DESCRIPTION

What is the Falcon Hill project?

It is a mixed‐use commercial development on approximately 550 acres of AF land on the west
side of Hill AFB, adjacent to Interstate 15. The purpose of the project is to develop an aerospace
research and technology park to benefit both the community and the AF. Compensation to the AF will be construction of replacement office space for the AF and associated activities. The initial phases of the project plan include construction of AF offices and commercial space.

What is the location and current use of the land on which Falcon Hill will be built?

The AF identified approximately 550 acres of underutilized, non‐excess land (i.e., land not available for sale) on the west side of Hill AFB, UT, adjacent to Interstate 15. This land is approximately
3.5 miles long along the western Base boundary. About 90% of the land is vacant. Some of the facilities
now on the land include the AF Museum, numerous WWII‐era buildings for office/industrial use, the
Army Rail Yard with accompanying railroad tracks, and an above‐ground reservoir. The land is generally
level with natural drainage in a westerly direction. Some of the area includes buildings in the 800, 1100
and 1200 zones. These are primarily buildings originally constructed as warehouse and manufacturing
facilities during WW II and were later converted into office space. They are inefficient to operate and
require extensive and costly maintenance. The AF Museum will remain in its current location and
benefit from some improvements as a result of the project.

Who is developing Falcon Hill?

Sunset Ridge Development Partners (SRDP) is a Utah‐based LLC consisting of Woodbury Corporation of Utah and Hunt Development Group of El Paso, Texas.

Why did the Air Force decide to develop this land?

Hill AFB has almost one and a half million square feet of inadequate office space primarily
located in aging WWII era retro‐fitted warehouses. Maintenance and operations of these antiquated
facilities is costly. The 550 acre project provides a means to replace these buildings with modern office
space. Therefore, an Enhanced Use Lease (EUL) was seen as a tool to pair these assets and needs to
achieve the highest and best use of the land, and benefit both the AF and the community.

 What is an EUL and why did the AF choose to pursue an EUL at Hill AFB?
 An EUL allows the Air Force to lease non‐excess, underutilized assets or land in exchange for
cash or in‐kind consideration. In the case of Hill AFB, the Air Force leased to SRDP, approximately 550
acres of property that the Air Force still owns in exchange for payment‐in‐kind (PIK). The Air Force will
apply the PIK to construction of new AF office buildings.
The AF has several goals for this project at Hill. They include:


* Develop a successful, long‐term mutually beneficial business relationship between SRDP and
the AF; 
*Maximize the value of the property within the statutory constraints and restrictions identified
by the AF;
* Provide a mechanism for the AF to benefit as value of the development grows;
* Design and develop the EUL property in a manner that is compatible with adjacent AF mission;
* Execute, operate and manage the development consistent with best commercial practices;
* Delivery of the in‐kind consideration (construction of new AF facilities); and
* Maintain positive relationships with local government authorities in Davis and Weber
Counties and the municipalities adjacent to the project.

Why didn’t the Air Force just sell the land if it isn’t being used?

The AF determined the property is underutilized but not excess to Air Force needs, i.e. the Air
Force may still require the property for future mission needs. Much of the land is vacant. This EUL
allows the Air Force to ensure uses adjacent to the installation are compatible with the Base mission.
The EUL allows the AF to control encroachment on the Base while leveraging the value in the land to
meet shortfalls in installation requirements.

Where can I get more information about EULs?

Please consult the AFRPA web site at http://www.safie.hq.af.mil/afrpa/eul/index.asp


PROJECT BUSINESS PLAN

What is the Master Lease and Master Development agreement?

The AF and Sunset Ridge Development Partners (SRDP) LLC, signed a Master Lease and Master
Development Agreement.  These documents provide a 50 year ground lease that will allow SRDP to
develop approximately 550 acres of underused Hill AFB property along I‐15 in exchange for new office
buildings and other consideration to replace old, inefficient AF buildings. The development will consist
primarily of offices, research and technology activities along with supporting retail and hosting facilities.
This plan supports the State’s Aerospace Economic Cluster Initiative.

What is the value of the project?

 Initial increments of the development are expected to generate millions of dollars in facilities
and improvements for the Air Force and attract thousands of high tech jobs. The overall value of the
project will be dependent upon market conditions and project success. The agreement includes rent
sharing with the AF, which the developer will use to provide replacement office space and associated
facility improvements at Hill AFB. All of the commercial facilities and associated retail activity will be
subject to property and sales taxes. For the community and State of Utah, this project brings hundreds
of new jobs and an expanded tax base.

 How much money does SRDP stand to make on this deal?

Profit will depend on market conditions and overall project success which will be determined by
market demand and lease‐up. The agreement between the AF and SRDP includes sharing of all rent
revenue with the AF, which will be used to provide replacement office space and associated actions at
Hill AFB.

What is the cost to John Q Taxpayer?

 The State has provided two grants in the first year to support infrastructure construction – road
improvements and gate relocations. The State is also considering using bonds funded by new tax
increments to help the developer cover infrastructure costs and Air Force buildings. Other than the grants and tax increment, there should be no additional cost to the taxpayer. Local communities stand to benefit from the project as new tax revenue streams will be generated from the development in addition to the construction employment and potential for thousands of aerospace‐related jobs.
The AF will receive in‐kind payments to be used for AF building construction and associated
improvements . The Air Force construction will also generate jobs for the local area. These in‐kind
funds also avoid costs to the Federal taxpayers to construct the replacement office space and upgrade
infrastructure, improve highway access, etc.

What about the infrastructure and utilities needed for a project this size?

The Lessee will provide new utility service for all commercial space and is responsible for
providing its own separately metered utility services to the commercial buildings on the land. This includes, but is not limited to natural gas, electric, water, sewer, steam, storm drainage, telephone,
cable TV, and computer network lines. In addition, the Lessee will develop the roads through
easements as needed.


PROJECT FINANCING

 What did the State provide to finance the project?

 The State has provided mechanisms through the Military Installation Development Authority
(MIDA) for State grant and possible bonds . The funds will go to the developer to be used for infrastructure improvements that will help with roads and gate locations as well as support construction of AF facilities. In exchange, thousands of high tech jobs are expected to move to the area as Hill AFB’s mission grows. At the request of the State, the Air Force has agreed that all in‐kind proceeds produced by the development will remain in Utah to support facility requirements at Air Force installations.

DEVELOPMENT OF FALCON HILL

 How will the 550 acres be developed?

 The Developer will request a Site Development Lease for each parcel they wish to develop. This
will be done incrementally, as tenants express their interest in a sublease on the land. Completion of the
development will depend on the market demand. Easements will be obtained for the streets .

 What is expected to be constructed in each increment of the project?

 The planned uses for the land are research, office, retail, commercial, hotel and hospitality that
complement both the mission of Hill AFB and the surrounding communities. It is expected that the land
near current freeway interchanges in both the northern and southern portion of the EUL area, will be
developed first. Infrastructure will also have to be upgraded or newly constructed to support the
operations of each building before each is built.

SCHEDULE FOR DEVELOPMENT OF FALCON HILL

 What is the schedule for the proposed development?

 The ICBM building construction and infrastructure improvements began in 2010 and the new Hill AFB west gate and security forces building will begin construction 2011.  Individual site developments will continue based on market demand. 

 How will the public be notified of the progress of the project?

A Hill AFB website has been launched http://www.hill.af.mil/library/eul/falconhill.asp  which will post current construction and traffic news along with periodic notifications in the Hill Top Times and local newspapers.  Progress will be readily apparent through construction activities and as space or parcels become available, announcement and advertisements will be issued.

BENEFITS TO AF AND HILL AFB

 What are the benefits of the EUL to Hill AFB?

 There are multiple benefits from this EUL:
* Realizing untapped value for the AF's real property holdings as payment in‐kind;
* Replacement of deficient Air Force office space with new Air Force Buildings by utilizing payment in-kind consideration;
* Avoiding the cost to the taxpayer for necessary replacement of the buildings and
infrastructure by utilizing payment in‐kind consideration instead of appropriated funds;
* Enhancing Air Force program integrity by consolidating the workforce, improving morale,
accessibility, and providing better work facilities;
* Providing AF leadership a tool to make the most effective and efficient use of AF resources;
* Maintain mission effectiveness and facilitating mission growth for the installation by providing the ability to add office and specialty workspace.

 Why is Hill AFB doing this when there appears to already be a surplus of available office space in Weber and Davis Counties?

 When the Business Case Analysis was conducted in the Fall of 2005, there was only about 13%
or a little more than 660,000 SF of available office space. The future needs of Hill AFB alone may require
more than 1 M SF of office space. Absorption of existing space in 2007 was moving at an unexpectedly
rapid pace, and according to commercial office space experts in the area, will continue to do so in the
coming years. In addition, the developer is focusing its efforts to attract out‐ of‐ state tenants and
minimize the impact on local vacancy rates.
It appears that vacancy rates are down in Weber and Davis counties. As construction and energy costs rise, and population and job growth continue, the demand for space will likely increase. In addition, not all buildings at Hill AFB are in need of immediate replacement. It is anticipated that, over the next 15‐25 years, an additional SF will be required. The age of the buildings plus program growth (anticipated at 25% increase in personnel requirements) have
made this EUL a top priority for Hill AFB.

 How will the new facilities enhance employee morale and welfare?

Employees need a safe and secure workspace that provides appropriate “quality of life.” This
includes issues as adequate heating, air conditioning, parking and other amenities. The 1100 and 1200
blocks’ buildings are more than 50 years old and are in substandard condition. Building mechanical
systems and components are inefficient, unreliable, and construction materials are failing. The Air Force
believes that improved conditions resulting from new Air Force buildings will significantly improve
morale and welfare. Improved employee morale and welfare will have a positive impact on productivity
and mission effectiveness.
Additionally, because many directorates have staff members and contractors in multiple
buildings, the travel time between buildings, in some cases on‐ and off‐base,  has increased work hours and decreased productivity. If these various organizations are able to co‐locate it will improve efficiencies and reduce travel‐related work time.
 Will Hill AFB just get office space for the land lease or will they also get cash to use for other projects on the base?

The AF and base will get value in the form of new facilities to replace aging infrastructure. The
Air Force will, from time to time, coordinate with SRDP and MIDA to determine its facility requirements
or other in‐kind consideration they require for the lease, which may include maintenance, repair
services to the facilities or other activities allowed by law.

BENEFITS TO CITIES, COUNTIES and STATE

 What benefits will local cities and counties obtain from this EUL?

 The Local communities are entitled to property tax on the buildings to be constructed (on the commercially developed areas) and sales tax on retail sales in the commercial parts of the development. In addition, construction employment and long‐term aerospace‐related jobs will be generated.
The Hill AFB EUL is a WIN‐WIN opportunity for the AF and the community.

 What are the pros and cons of the Falcon Hill project for these communities?

 The Falcon Hill project is seen as a great benefit to the local area, based on discussions with local
leaders. The Congressional delegation, the State Legislative members, the Council of Governments, the
recently‐created MIDA, the Governor’s Economic Development Council, and many other organizations
have also voiced support for this EUL. The local communities may be concerned about increased traffic
congestion. This is being addressed by the grants from the State to improve infrastructure and
transportation arteries. Local communities may have environmental concerns. The Developer and its
subtenants must comply with all state and federal environmental laws as it would at any location. State
and local governments will also apply their standards as they would for any new development and issue
permits, conduct inspections and issue certificates of occupancy accordingly.


ENVIRONMENTAL CONCERNS

Have environmental studies been conducted on the EUL land?

 Prior to the execution of this lease, SRDP prepared, in cooperation with the Government, an
Environmental Assessment (EA) for the project that complies with all applicable requirements under the
National Environmental Policy Act (NEPA), including relevant DoD and AF policies. After review of this
document, a Finding of No Significant Impact (FONSI) was prepared and signed by the AF. The FONSI
states that the environmental concerns of the EUL land are being addressed or have been addressed by
appropriate parties, and that the development will not have a significant impact on the environment .
The Developer will be required to comply with all Federal, state and local environmental laws and
policies applicable to the specific development. The AF will continually monitor and coordinate with the
Developer on these issues as the project progresses.

EUL BASICS

What is an EUL?

 An Enhanced Use Lease (EUL) is an opportunity for the AF to make use of underutilized assets,
including real property, by leasing them to private entities. EUL is an innovative business practice
authorized by law ‐ 10 United States Code Section 2667 – and Executive Order 13327, dated 4 Feb 2004
titled Federal Real Property Asset Management. The AF is exploring these new tools to return value to
the service members and the taxpayer.

 What are the EUL opportunities?

 Underutilized assets on AF installations, whether land or existing facilities, have limitless
potential as EUL projects. Numerous opportunities exist, depending on the commercial market and AF
mission needs at any AF installation. This could include better utilization of office space, flight line and
hangar facilities; warehouses and industrial buildings; laboratories and research and development
facilities; energy co‐generation plants; temporary lodging; conference centers; hospitals and medical
facilities; wastewater treatment plants; recreational facilities; and airspace rights, to name a few.

What are the benefits for the AF of an EUL?

There are many benefits to the AF from EULs. The Air Force Real Property Agency (AFRPA)
manages the EUL program for the AF. The statute allows for bases to receive:
1) cash or in‐kind consideration that can be used to restore and modernize installation
infrastructure;
2) in‐kind consideration that can be used toward construction of new facilities, maintenance
and improvement of current facilities, addressing natural infrastructure needs, and payment of base
operating support; and
3) at least 50 percent of the proceeds. Current direction is to retain all the proceeds at the
installation sponsoring the EUL.
An EUL is a WIN‐WIN opportunity for the AF and the community……………..

What is the authority that allows for EULs?

EULs are authorized by Title 10, United States Code, Section 2667, as amended. This authority
allows military departments to lease land and facilities to private or public entities.

Where can I get more information about EULs?

Please consult the AFRPA web site at http://www.safie.hq.af.mil/afrpa/eul/index.asp

How does an EUL support the Air Force?

 The AF is facing unexpected demands on its resources, including budget shortfalls, rising fuel
prices, the costs of fighting the global war on terror, and restrictions on retiring weapon systems. In
response to these issues, the AF is transforming itself to guarantee it can continue to accomplish its
mission. Part of this transformation is to use innovative business practices such as EULs to return value
to the Air Force by capitalizing on underutilized assets, including real property, and by leasing these
assets to private entities for at least fair market value in exchange for in‐kind consideration. This
relieves budgetary pressure on limited tax funds.

What is in it for the local communities who are nearby an EUL?

Local communities will realize increased tax revenue from the new businesses that operate
within the EUL area, as well as from the possible real estate taxation from the constructed buildings.
The communities will also likely realize additional benefits from new, high‐value job opportunities and
economic growth, other advances in increasing population, secondary business suppliers, increased foot
traffic, etc.

Can you provide some examples of other EUL projects that the AF has entered into recently?

Please visit the Air Force’s EUL website at http://www.safie.hq.af.mil/afrpa/eul/index.asp to see
other EUL projects.


SELECTION OF THE HIGHEST RANKING OFFEROR (HRO):

What was the process to select this Developer?

 A Request for Qualifications (RFQ) was issued by the AF and responses received in July 2007. The
proposals were evaluated by the AF according to the stated criteria and a Highest Ranked Offeror (HRO)
was selected. After deliberation, the AF issued a decision document, then entered into an MOU with
the HRO to negotiate. The negotiation process has culminated in the execution of these agreements.

What was the basis for selection of the HRO?

The basis of the selection was “the most advantageous” proposal based upon an integrated
assessment of five equally weighted evaluation factors and associated subfactors. The factors and
subfactors were of equal importance. During the Hill AFB EUL Industry Forum in March 2006,
prospective developers were informed of the proposal evaluation factors;
1)Business Plan
2)Development Plan
3)Property Management Plan
4)Qualifications
5)Past Performance

How did the Government select the top firm with which it has been negotiating?

 A team of government officials with varying disciplines and backgrounds evaluated the offers
against the RFQ evaluation factors. The team then recommended the HRO with the offer that was
“most advantageous” for consideration by senior AF leaders and the AF selection authority. After
receiving approval, the AF entered into exclusive negotiations with the HRO to ensure the final lease
incorporates all of the requirements and to tailor the project accordingly.

Did anyone in the State of Utah have any say in the decision? If not, why not?

 Because this is a Federal matter involving Federal assets, state and local officials do not have a
specific voice in any decisions related to EULs. However, their total support certainly encourages the AF
to move forward with the project. The Governor has made this project a priority in his state‐wide
“military cluster” economic development strategy.

How many companies submitted responses to the RFQs? Can we see the document presented by SRDP for the RFQ? Can we see the proposals submitted by the other companies not selected? Can we obtain copies?

 The number of Offerors who responded together with their names and the details of their
proposals is Source Selection Sensitive information and proprietary to the responding firms and thus is
not releasable.

What was missing from the other proposals that were not selected?

 After a thorough review, SRDP was deemed the HRO and to be the company that could best meet
the requirements of the EUL project in a manner most advantageous to the AF. The selection of one
proposal does not indicate that any other proposals were missing information or were deficient.
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Bldg. 1285 – Throughout the years, additions and modifications were made to World
War II era buildings to support Hill Air Force base organizations.
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Bldg. 1248: Existing infrastructure on west side of Hill Air Force Base is aging and needs
replacement.
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Land near Hill Air Force Base’s West Gate area includes underutilized land available for
the West Side Development Enhanced Lease Use project.
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Underutilized land is available on Hill Air Force Base’s western edge.
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Hill Air Force Base Enhanced Use Lease Program

                          Website Links


Hill AFB Link:

Hill AFB Falcon Hill National Aerospace Research Park  

http://www.hill.af.mil/library/eul/falconhill.asp



Air Force Real Property Agency (AFRPA) Links:

Air Force Enhanced Use Lease (EUL) Program 

http://www.safie.hq.af.mil/afrpa



Department of the Air Force Link:

Air Force Deputy Assistant Secretary of the Air Force (Installations) 

http://www.safie.hq.af.mil/installations
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