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A P P E N D I X  A .   G L O S S A R Y  
 

Preamble  
This Glossary contains those terms commonly used throughout the Project Documents.  Since it is the 

Government’s intent that each Project Document stands on its own, should there be a conflict between a 
definition as set forth in this Glossary and a definition as set forth in the Project Document, it is the Project 
Document definition that controls for that particular document. 
 
Acquisition Support 
Team 

This committee is chosen by the Selection Authority (SA) to evaluate proposals in 
the solicitation process and make recommendations to the SA.  Also referred to as 
the “AST”. 

Additional Rent All sums payable by the Lessee to the Government under the Lease of Property, 
including any and all charges or other amounts which Lessee is obligated to pay 
the Government under the Lease of Property, other than Base Rent.  All items of 
reimbursement, such as reimbursement for police and fire protections services 
provided by the Government, not otherwise payable as Base Rent shall be deemed 
Additional Rent.  For the purposes of the Lease of Property, Base Rent and 
Additional Rent shall sometimes be collectively referred to as “Rent.”  

All-in Cost of 
Financing 

A total interest rate expressed as a percentage including the underlying benchmark 
rate, all credit spreads, premiums and expenses associated with providing the 
principal amount of the loan.  The calculation shall account for the timing of all 
applicable expenses including, but not limited to, any underwriting fees, debt 
service reserve amounts or surety policy costs, registration costs, trustee fees and 
commitment fees. 

Applicable Laws All federal, state, and local laws, rules, regulations, orders, ordinances, and other 
governmental standards and requirements which are applicable to the Lessee or the 
Project during the Lease Term. 

Base Rent The consideration the Lessee is required to pay to the Government for the entire 
lease term, the receipt and sufficiency of which is acknowledged by the 
Government.  The consideration shall include a nominal cash rent in the amount of 
ONE DOLLAR ($1.00), and other good and valuable consideration as provided in 
the Lease of Property.  For the purposes of the Lease of Property, Additional Rent 
and Base Rent shall sometimes be collectively referred to as “Rent.” 

Basic Allowance for 
Housing (BAH) 

The sum allotted to each service member to cover the cost of housing, including 
utilities and personal property insurance.  The respective amount corresponds with 
the service member’s rank and dependent status.  Refer to Internet Web site 
http://www.dtic.mil/perdiem/bah.html for additional information. 

Borrower The Project Owner or any of its successors or assigns which are approved as the 
owner of the Project by the Secretary and which is the borrower under a guaranteed 
loan, a direct loan or any other financing secured by a mortgage on the Project. 

Certificate of 
Compliance 

A certificate issued by the Government indicating that the Project has been 
approved for occupancy by military tenants in accordance with the Final Plans.  A 
Certificate of Compliance may be issued with respect to each phase and the “Final 
Certificate of Compliance” shall refer to the certificate issued with respect to the 
last phase of the Project. 
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Certificate of 
Occupancy 

A certificate issued by the Installation civil engineer or contracting officer that a 
housing unit has been inspected and meets all the requirements identified in the 
approved plans, meets the local building codes, and is ready for occupancy. 

Commitment Letter A formal offer by an investor making explicit the events leading up to and terms 
under which it agrees to lend money to a specific borrower over a certain period of 
time. 

Construction Lender The lender, including any of its successors, assigns, or agents as designated in the 
Construction Loan Documents, in its capacity as a lender providing financing for 
the rehabilitation and/or construction of the Project. 

Construction Loan The mortgage loan made by the Construction Lender to the Project Owner in the 
original principal amount of $206,588,638, which loan is secured by the liens, 
security interests and rights affecting the Property, and improvements located 
thereon, evidenced by the Construction Loan Documents, and all indebtedness 
arising under the Construction Loan Documents and secured thereby. 

Construction Loan 
Documents 

The Construction Mortgage, Construction Note, and any related documents, 
evidencing or securing the obligations of the Borrower and Construction Lender 
with respect to the Construction Loan. 

Day The term “Day” shall mean a calendar day unless otherwise specified in writing. 
Deficiency A material failure of a proposal to meet a Government requirement, or a combination 

of significant proposal Weaknesses that increase the risk of unsuccessful contract 
performance to an unacceptable level.  Examples of deficiencies include: a statement 
by an Offeror that it cannot or will not meet a Government requirement; an approach 
that clearly does not meet a Government requirement; or an omission of data required 
to assess compliance with the requirement.  

DNL 
 
 
 
 
 
 
 
Final Plans 

DNL (Day-Night Sound Level) is based on sound levels measured in relative 
intensity of sound, or decibels (dB), on the "A" weighted scale (dBA).  This scale 
most closely approximates the response characteristics of the human ear to sound. 
The higher the number on the scale, the louder is the sound.  DNL represents noise 
exposure events over a 24-hour period.  To account for human sensitivity to noise 
between the hours of 10 p.m. and 7 a.m., noise events occurring during these hours 
receive a "penalty" when the DNL is calculated.  Each nighttime event is measured 
as if ten daytime events occurred.  The Federal Aviation Administration (FAA) has 
established this measure as a community noise exposure metric to aid airport noise 
analyses under FAA Regulation Part 150. 

Any or all of the Housing Design Plans and Site Design Plans that are 100% 
complete.  The Final Plans must satisfy the Design Criteria.  The Design Criteria 
shall control any inconsistencies between the Final Plans and the Design Criteria 
unless the Government otherwise expressly agrees in writing. 

Government Direct 
Loan 

The permanent loan in the original principal amount of $241,119,385made to the 
Project Owner by the Government. 

Government Direct 
Loan Documents 

The mortgage, the note and any related documents, as they may be amended or 
modified in accordance with their terms, evidencing or securing the obligations of 
the Borrower and Secretary with respect to the Government Direct Loan. 
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Government Paid 
Short Distance Moves 

Includes packing, crating, hauling, uncrating, unpacking (ref. JFTR, Appendix A, 
Definitions, Short Distance Move).  There is not a household goods weight limit 
for short distance local moves. 

Housing Allowance  See the definition for Basic Allowance for Housing (BAH). 
Improvements 
 

The Housing Units and the other buildings, structures, appurtenances, utility 
distribution systems and other improvements now or to be located on the Project 
Site, which are to be constructed, demolished and/or renovated and to be 
maintained in accordance with the Final Plans and the transaction documents.  

Installation There are six Installations in the Project:  Edwards AFB, Eglin AFB, Eielson AFB, 
Hurlburt Field, McConnell AFB and Seymour Johnson AFB. 
 

Key and Essential 
Personnel  

Those Air Force personnel required to reside on the Installation because of military 
necessity or operational considerations.  

Leased Premises The real estate located on the Installation which the Project Owner is developing as 
part of the Project.  

Leased Premises 
Improvements 

Collectively, those improvements conveyed to the Project Owner as the Lessee, or 
constructed or erected thereon by the Project Owner. 

Loan Documents The note, the security instrument, and any related documents, as they may be 
amended or modified in accordance with their terms, evidencing or securing the 
obligations of the borrower and lender with respect to the loan. 

Offeror A party that submits a proposal in response to the solicitation. 
Offeror Related Parties Any entity that acts in concert with or on behalf of the Offeror such as other 

divisions, corporate management, or critical team members, and its or their 
predecessors or affiliates. 

Other Eligible Tenant Any tenant other than a Target Tenant. 
Private Lender  The lender, including any of its successors, assigns, or agents as designated in the 

Private Loan Documents of a mortgage loan for the Project and which loan is the 
subject of a Private Loan. 

Private Loan  A first lien mortgage loan in the original principal amount approved by the 
government, from the Private Lender to the Borrower. 

Private Loan 
Documents  

The note, the security instrument, and any related documents, evidencing or 
securing the obligations of the Borrower and Private Lender with respect to the 
Private Loan. 

Prohibited Participant Firms that are precluded from proposing on any Air Force military housing 
privatization projects and from being team members, consultants, subcontractors or 
contractors on such projects (as provided in their contracts with the Government) 
due to the firms having provided assistance to the Government in its privatization 
program and have conflict-of-interest (COI) clauses in their contracts.  For 
purposes of this solicitation, Prohibited Participants include:  Alvarez and Marsal 
Real Estate Advisory Services, LLC; Basile, Baumann, Prost and Associates, Inc.; 
Ernst & Young; Federal Privatization Services Advisory Group, LLC; 
Kormendi\Gardner Partners; Jones Lang LaSalle; Peter S. Cook Military Housing 
Company;  AGEISS Environmental, Inc.; Booz Allen Hamilton; Portage 
Environmental Inc.; System Research and Applications Corporations; TEAM 
Integrated Engineering Inc.; and Northrop Grumman. 
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Project Collectively, the Project Site and the Improvements thereon. 
Project Development 
Demographics 

Refers to the anticipated demand for housing for the development arranged by 
military pay grade and Bedroom Type from the Housing Management 
Requirements Analysis (HRMA) that the PO must provide in order to satisfy the 
minimum housing end-state requirement. 

Project Documents The documents issued or executed in connection with the Project, including, but 
not limited to, the Selected Proposal, Lease of Property, Operating Agreement, 
Lockbox Agreement and other agreements. 

Project Owner Paid 
Short Distance Moves 

Includes packing, crating, hauling, uncrating, and unpacking and reconnection and 
reinstallation charges for telephone, internet, and cable/satellite to restore the level 
of service in place prior to the move.  There shall not be a household goods weight 
limit for short distance local moves. 

Project Site The Land and/or the Leased Premises on which the Project is developed by the 
Project Owner. 

Qualified Surety An insurer carrying a rating no less than 2 ratings lower than the highest rated 
bond.   

Quitclaim Deed The deed, by which the Government relinquishes Improvements in favor of the 
Project Owner, without warranty. 

Related Party The term “Related Party” has the same meaning for the Request for Proposal as it 
does in Financial Accounting Standards Board (FASB) Statement Number 57, 
“Related Party Disclosures.”  The Offeror shall disclose all parties related to the 
Offeror or any Joint Venture or contractor for all work to be performed under this 
solicitation.  

Related Party Fees The Project Owner, its Joint Ventures, and contractors shall disclose all related 
party transactions in the same manner as is required by Financial Accounting 
Standards Board (FASB) No. 57, and Statement on Auditing Standards Number 
45, “Related Parties.”   

Selection Authority 
(SA) 

This individual directs the solicitation process and makes the final selection for the 
base and headquarters based upon the recommendations of the AST.   

Senior Lender  The maker of a mortgage loan, its successors and/or permitted assigns, that extends 
DoD guaranteed loans to the private sector for financing of the Project.  In this 
transaction, the Senior Lender is a lender approved or pending approval by the 
DoD.  

Senior Loan  A first lien mortgage loan in the original principal amount approved by the 
government, from the Senior Lender to the Borrower, which is guaranteed by the 
Secretary, under certain specified limited circumstances pursuant to the terms of 
the Guaranty Agreement. 

Senior Loan 
Documents  

The note, the security instrument, and any related documents, as they may be 
amended or modified in accordance with their terms, evidencing or securing the 
obligations of the Borrower and Senior Lender with respect to the Senior Loan. 

Senior Officer Housing Those housing units designated specifically for senior ranking officers. 
Strength A proposal aspect that appreciably decreases the risk of unsuccessful contract 

performance, or that represents a significant benefit to the Government.  
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Target Rent With respect to a Target Tenant who receives Basic Allowance for Housing at the 
“with dependent” rate, the amount of the tenant’s monthly Basic Allowance for 
Housing less an amount sufficient to cover average utility usage. 

Target Tenant Target Tenants are those members of the Uniformed Services and their families or 
such other individuals as may be so designated by the Government authorized to 
reside in family housing units at Edwards AFB, Eglin AFB, Eielson AFB, Hurlburt 
Field, McConnell AFB or Seymour Johnson AFB. 

Term Sheet A document summarizing the details of a potential financing structure, and 
anticipated timeline and the terms under which a final business agreement would 
be executed. 

Transition Period Following the closing of the transaction, the project will enter into a transition 
period (up to 60 months) during which units will be demolished or renovated and 
new units constructed, also known as the Initial Development Period (IDP). 

Uniformed Services In accordance with Title 10, United States Code, Section 101 (10 U.S.C. 101) the 
Uniformed Services means the Armed Forces (the Army, Navy, Air Force, Marine 
Corp, and Coast Guard), the commissioned corps of the National Oceanic and 
Atmospheric Administration (NOAA), and the commissioned cops of the United 
States Public Health Services. 

Unrestricted Rent With respect to each Housing Unit, the monthly rent that the Project Owner charges 
Other Eligible Tenants; but in no event shall the Unrestricted Rent be less than the 
highest Target Rent applicable to such Housing Unit. 

Utility Allowance 110% of estimated average utility consumption per unit type multiplied by actual 
utility rates. 

Utilities Privatization A means available to the Government to secure third party services to own and 
maintain base utility systems.  See the following site information:  
http://www.afcesa.af.mil/Directorate/CEO/Contracts/UtilPrivatization/default.htm. 

Weakness A proposal element that increases the risk of unsuccessful contract performance.  
A significant proposal weakness is a flaw that appreciably increases the risk of 
unsuccessful contract performance.  

 


