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Chapter 1 - Introduction

1.1 Scope

The purpose of this chapter is to provide general
information and background material on Robins
AFB and on the purpose and process of the Housing
Community Profile (HCP).

111 Statement of Purpose

This Robins AFB Housing Community Profile (HCP)
is one of the building blocks for the Robins AFB
Family Housing Master Plan (FHMP). This and other
installation level FHMPs form the foundation of the
Air Force (AF) FHMP. This Air Force (AF) FHMP
provides a corporate, requirements-based housing
investment strategy that integrates and prioritizes
traditional construction, and operations and maintenance
(O&M) funding with private sector financing within a
single “road map” for fiscal years (FY) 2006-2011. It
identifies the most cost-effective investment option for
each installation to meet its military family housing
(MFH) requirements consistent with Congressional and
Office of the Secretary of Defense (OSD) constraints
and directives. The AF FHMP meets the requirement of
the OSD guidance requiring the Air Force to eliminate
inadequate housing at all bases in the United States by
FY2007, at four northern tier locations by FY2008,
and at overseas bases by FY2009. This document is an
update to the previous HCP for Robins AFB, dated May
2003.

The HCP identifies specific deficiencies and needs for
the MFH areas at Robins AFB based on the requirements
identified in the Housing Requirements Market Analysis
(HRMA) dated December 2003 and recommends
solutions to correct deficiencies and meet those needs.
Projected total family housing requirements at Robins
AFB for FY2008 are for 1,073 families. Current
inventory (currently available or programmed to be
available through FY2004) is 1,477 Family Housing
Units (FHUs). Of this total, Robins AFB has an
inventory of 15 historic eligible units. This leaves a

HCP

surplus of 404 FHUs. These HRMA requirements are
detailed in Chapter 2, Housing Requirements.

This HCP contains text and graphic displays, which
describe existing conditions and recommendations for
improving the Quality of Life for military families
who live in base housing. Housing is one of the most
important factors in a person’s life. It can affect career,
family life, and personal development. This planning
document is designed to respond to the housing needs of
military personnel and their families.

The purpose of the HCP is to take an independent,
unbiased look at the family housing community at
Robins AFB, through the eyes of design professionals
experienced in civilian community residential housing
projects and merge that background with the criteria,
goals, and objectives of the AF to create a living
environment more in line with that found outside the
structured nature of a military installation.

This HCP will:

e Serve as a guide for bringing the entire housing
inventory both individual units and neighborhood
areas, up to current AF standards

e Identify necessary improvements and repairs for the
units and community areas

e Function as a programming guide for development
of specific projects

e Provide construction costs for improvements and
repairs in the FH community

e  Provide for the orderly, economical implementation
of all proposed improvements through the use of
a phasing plan that recognizes the priorities of
the U.S. Air Force and Robins AFB, the variable
nature of funding for improvements, and the logical
sequence of construction that must be followed

The investment cost recommendations within the HCP
will be incorporated into the Installation FHMP for
Robins AFB. All Installation FHMPs are consolidated
into MAJCOM FHMPs. These FHMPs are, in turn,
consolidated into the AF FHMP. The AF FHMP will be
used by the MAJCOMSs and the AF to prepare Program
Objective Memoranda and Budget Estimate Submittals.
Accordingly, future budget documents will be based on
and consistent with the plan and supporting installation
data.
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1.1.2 Goals and Objectives

The goal of the HCP is to provide families with homes
and communities that meet contemporary AF standards
of design and amenities and also are in accordance with
local construction standards and building practices.
The HCP focuses on two objectives; improving the
community areas and improving individual housing
units.

The HCP itemizes specific deficiencies compared with
AF requirements for family housing areas. The final
product is used for programming and designing all future
FH projects on the base. The plan will be instrumental
in bringing the family housing community at Robins
AFB up to the whole-community standards required by
the AF. The whole-community standards include both
whole-neighborhood and whole-house requirements.

The intent of the HCP recommendations is to provide
an adequate housing inventory and a quality living
environment for AF families. Recommendations are
provided to bring current inventory to the standards
defined in the AFFHG, expanding the life of a residence
for 20 to 30 years. In the case of historic structures, the
aim is to preserve these units for as long as possible.

Recommendations within the HCP are intended to foster
a sense of identification and belonging with the home,
street, and neighborhood for each family, and to make
the housing areas attractive and a source of pride.

Implementation of HCP recommendations will
provide families with homes and communities that are
comparable in design and amenity to current private-
sector housing, and which offer:

e A sense of neighborhood identity through
compatible housing styles, architectural features,
and landscape development.

e A sense of “Pride of Place” for each resident in the
community.

e Dwelling units with functional spaces of adequate
size to meet today’s AF living standards

e  Units with an additional 20 to 30 years of useful
life
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e  Units which meet all allowances in accordance with
the AF Family Housing Guide (AFFHG) in making
a truly functional and pleasant layout

Adequate transportation and utility systems
Properly designed, convenient off-street parking
Family support facilities

Recreation facilities and athletic areas

Quality materials in construction to the fullest extent
possible

Typical Community Recommendations

e Provide structured, functional, uncluttered open
spaces

Improve crosswalks and intersections

Create bikeway/pedestrian routes

Improve community and neighborhood parks

Add tot lots and playgrounds

Improve neighborhood signage

Provide additional landscaping and screening

Typical Infrastructure Recommendations

Repair or replace storm sewer

Repair or replace sanitary sewer
Repair or replace water supply

Repair or replace electrical distribution

Typical Housing Unit Recommendations

Replace roofs

Repair damage to exterior
Provide exterior storage areas
Provide covered parking
Increase off-street parking

Add trash enclosures

Add privacy fences

Increase unit size

Renovate or relocate kitchens
Upgrade mechanical systems
Expand or add family rooms
Expand or add master bathrooms
Provide new plumbing and light fixtures
Identify conversion

Identify replacement

Identify demolition

Identify build new (deficit)
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113 Methodology

A brief description of the methods used to meet the goals
and objectives is:

Field Survey

This update to the HCP was accomplished in stages,
starting with field investigations in June of 1999 by a
team of architects, engineers and landscape architects/
planners. Existing conditions were documented through
digital photography and a standardized Condition
Assessment Matrix (CAM) spreadsheet. Refer to Section
3.1.3, Basis for Community/Infrastructure CAMs and
Section 4.1.5, Basis for Unit CAMs for additional
information regarding CAMs.

Numerous interviews with Base personnel and residents
of the housing neighborhoods were conducted. Base
personnel have been involved throughout the HCP
process, contributing valuable input.

Community and unit assessments were conducted to:

e Evaluate the present technical condition of the
facilities

e Confirm the general accuracy of the record
documents provided

e  Gain a familiarity with the site and neighborhoods

e  Determine the quality of materials used

e  Obtain visual feelings and impressions of the base,
neighborhoods and units

Analysis of Existing Conditions

The project team next documented and evaluated the
FH community with respect to the HCP’s goals and
objectives. The analyses consider the base’s assets as
well as deficiencies, and are featured in Chapters 3 and 4.
Guidelines for the analyses are contained in the AFFHG,
and are generally embodied in contemporary community
planning practice.

HCP

The analysis of existing conditions has been prepared by
gathering data from a combination of:

e Review of CAM information collected during Field
Survey

e Interviews with appropriate base personnel.
Conversations with neighborhood residents.
A walkthrough of each unit type to ascertain specific
conditions.

e Review of photographs, subdivision plans, utility
maps, and documents furnished by Robins AFB.

This information provides the necessary background
to allow for the development of meaningful options to
improve the quality of life for family housing residents

Recommendations for Community and Unit
Improvements

The project team used their observations and analysis to
make comprehensive recommendations for improving
all components of the FH community.

Construction Cost Estimating

Detailed recommendations and estimates are provided
for Whole Neighborhood/Whole House improvement
recommendations. Whole Neighborhood/Whole House
estimates use a comprehensive, one-time approach
funded by MILCON funds. The AF prefers this approach
as the most economical means of bringing housing up
to standards. The costs in this plan are escalated to a
common fiscal year. Specific projects, once developed,
need to be appropriately escalated to the programmed
fiscal year.

Replacement Analysis

The Whole Neighborhood/Whole House improvement
recommendations are compared on a neighborhood/area
wide basis with the cost of replacing each neighborhood/
area as a whole. The results of the Replacement Analysis
are compiled into a series of Decision Database Reports,
which are integrated into the construction phase
planning.
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Construction Phase Planning

The Decision Database Reports are incorporated into a
phased construction plan. This Phasing Plan provides
for an orderly and economical implementation of all
proposed improvements over a multi-year period.

Database

As part of the analysis, the team populates a computer
database established by Parsons and Baker and
Associates. This database enables the team to easily
generate and integrate data from a number of sources.
The database then generates the Family Housing Master
Plan (FHMP) for the Base. This and other installation-
level FHMPs form the foundation of the Air Force (AF)
FHMP.

114 Organization of Document

This document is conceptual in nature and is not intended
for use as working drawings or contract documents. The
plans and proposals within have not been developed for
detailed construction.

Chapter 1, Introduction provides general information
and background data impacting both the Community
Development Plan and Unit Improvements.

Chapter 2, Housing Requirements provides database
reports from the Housing Requirements Market
Analysis detailing requirements for housing by grade
and bedrooms.

Chapter 3, Community & Infrastructure Improvements
— Whole Neighborhood/Area defines the “building
block” nature of the housing area, the relationship of
each individual dwelling unit to a cluster of units, a
neighborhood and the Base community as a whole.
The housing neighborhoods should be aesthetically
pleasing, have appropriate infrastructure and community
support services to meet the needs of the families
living in an area. Whole Neighborhood improvement
recommendations are itemized and estimated.
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Chapter 4, Unit Improvements — Whole House examines
the existing housing unit inventory by “unit type”. Each
unit type is considered to be a unique floor plan as defined
by configuration, size, number of bedrooms, and quality
of condition. Recommendations are provided for each
unit type to provide the improvements and modifications
necessary to meet future housing requirements for
both quantity and quality. The floor plan for each
unit type is evaluated and reconfigured in a proposed
plan, if necessary, to improve functionality, livability,
and accessibility to meet the needs of its occupants.
Adequate living space is provided in each dwelling
unit, as authorized, through additions, expansions or
conversion of unit types. Whole House improvement
recommendations are itemized and estimated.

Chapter 5, Replacement Analysis compares the
whole  neighborhood/whole  house improvement
recommendations of Chapters 3 and 4 on a project wide
basis with the cost of replacing each neighborhood/area
as a whole. The results of the Replacement Analysis are
compiled into a series of Decision Database Reports.

Chapter 6, Investment Phasing Plan combines all
recommendations into a final phasing plan to guide the
base into an orderly implementation plan for upgrading
all Base housing and neighborhoods to help attract and
retain quality personnel.

Appendix I, Electronic Files contains a CD with all
electronic files used in compiling the HCP. The user can
access CAMs, call up a PDF format of the HCP, research
details of inventory and cost estimates in this Appendix.
Electronic files are also included of all CAD drawings,
text documents, spreadsheets, and photos.

Appendix II, Supplemental Information as Required.
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1.1.5 Reference Documents

The following is a partial list of reference documents
utilized in this study effort. This information is
supplemented by data gathered during site visits,
including interviews with Base personnel.

e AF Family Housing Guide for Planning,
Programming, Design and Construction (AFFHG)

e AFI 32-6002, Family Housing Planning,
Programming, Design and Construction

o Military Family Housing Community Plan, Robins
AFB (May 2003)

e Housing Requirements Market Analysis Tables
(December 2003)

e  As-Built Record Drawings

e  Real Property Records Robins AFB

1.1.6 Standard Abbreviations
and Acronyms

Abbreviations and Acronyms used in the development of
this document include the following:

ACF: Area Cost Factor

ADA: Americans with Disabilities Act

AFB: Air Force Base

AF: Air Force

AFTI: Air Force Instruction

AFFHG: Air Force Family Housing Guide
CAM: Condition Assessment Matrix

DoD: Department of Defense

DX: Direct Exchange

EIFS: Exterior Insulation and Finishing System
FHMP: Family Housing Master Plan

FHCP DB: Family Housing Community Profile
Database

FY: Fiscal Year

FHU: Family Housing Unit

GOQ: General Officers Quarter

GSF: Gross Square Feet

HCP: Housing Community Profile

HRMA: Housing Requirements Market Analysis
[HD: Integrated Housing Database

LF: Linear Feet

MAJCOM: Major Command

MILCON: Military Construction

HCP

MFH: Military Family Housing

NSF: Net Square Feet

O & M: Operations & Maintenance

OH: Overhead

SF: Square Feet

SIOH: Supervision Inspection & Overhead
WH: Whole House
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1.2 General Information and
Background

Robins Air Force Base is located in Central Georgia,
100 miles south of Atlanta and 16 miles south of Macon.
The housing community at Robins AFB contains 1,477
homes.

1.21 Study Area Definition/
Vicinity Map

1.2.2 Community History

Robins AFB was activated in March of 1942. It was

GEORGIA

Atlanta
*

Warner Robins
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named after Brig. General Augustine Warner Robins,
an early chief of the Materiel Division of the Army Air
Corps, who died June 16, 1940.

The host Warner Robins Air Logistics Center (ALC) is
one of four such centers in the AF. Warner Robins ALC
has worldwide management responsibility for the repair
modification, and overhaul of the F-15 Eagle, the C-130
Hercules, the C-141 Starlifter, the C-5 Galaxy, and all
AF helicopters. Warner Robins ALC, along with the
AF Reserve Command, 93" Air Control Wing, 19" Air
Refueling Group, 5" Combat Communications Group,
116" Bomb Wing, and more than 60 other organizations
contribute affordable combat superiority, readiness, and
sustainability to the AF war fighting team.

The center also provides logistical support for all AF
missiles, vehicles, general-purpose computers, avionics,
and electronic systems for most aircraft. The center also
provides logistical support for the C-17 Globe master
III. In addition, Warner Robins ALC has worldwide
management and engineering responsibility for the U-2
Dragon Lady.

Robins AFB military organizations and their community
partners make up Team Robins Plus — a team delivering
the AF core competencies of air and space superiority,
global attack, rapid global mobility, precision
engagement, information superiority, and agile combat
support.

Robins AFB is the largest industrial complex in Georgia.
It is situated on 8,722 acres and contains more than
14 million square feet of facilities. Robins AFB has
the largest runway in Georgia and employs more than
19,000 contractors, military members, and civilian
service workers.

HCP
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