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EXECUTIVE SUMMARY

This Housing Market Analysis (HMA) evaluates the availabilitysoitable and affordablieousing for

both accompanied and unaccompanigdl-time, active duty permanent partyilitary personnel
statimed at Tobyhanna Army DepotPennsylvaniaThis report is based on criteria and methods
approved by Headquarters, Department of the Army, and reflects current guidance by the Office of the
Secretary of Defense (OSD) regarding market analyses for militangirlg (U.S. Department of
Defense, 2010)The principal assumptions and results of the analysis are shdwablmES].

Table EQ. Military Housing Requirements and Key Assumptiohisbyhanna Army Depo20182023

Assumptions/Results

Methodology Consistent with OSD Guidance for All Services

Personnel Based on 22 March 2018 ASIP Report (SAMAS as of 13 Dec 2017)

Market Area is Based on a 20-Mile Commute

Rental Mobile Homes are Inadequate for Military Members

2018 Basic Allowance for Housing (BAH) and 2018 Community Rental Costs

One Bedroom Per Family Member for Accompanied, BAH Standard for Unaccompanied

Floor Requirement for Unaccompanied Personnel is all E1-E5 Unaccompanied Personnel

Straight-Line Transition from Current Occupancy of Military Family Housing in 2018 to Floor Requirement in

N~ WNE

2018 2019 2020 2021 2022 2023

Total Permanent-Party Personnél] 112 112 112 112 112 110

Total Military Families 87 87 87 87 87 8
Post Occupancy in 2018; Floor Requirement in 2023 20 16 12 8 4
Community Housing Demand 67 71 75 79 83 8l

Military Family Homeowners 13 13 13 13 13 1

Military Family Renters 54 58 62 66 70 7

Community Housing Shortfall 27 25 23 23 22 21
Initial Housing Requirement 47 41 35 31 26 2
10 Percent Military Community Adjustment [2] - - - - - !
TOTAL MILITARY FAMILY HOUSING REQUIREMENT 47 41 35 31 26 3
Military Family Housing Inventory 28 28 28 28 28 21
Deficit/(Surplus) of Military Family Housing 19 13 7 3 (2)

Total Unaccompanied Personnel 21 21 21 21 21 2
In On-Post Housing (E5 and below) 10 10 10 10 10 1
Community Housing Demand 11 11 11 11 11 1

Unaccompanied Personnel Homeowners 1 1 1 1 1 ‘
Unaccompanied Personnel Renters 10 10 10 10 10 1
Community Housing Shortfall 4 2 1 1 1
Total Unaccompanied Housing Requirement 14 12 11 11 11 1

Notes: [1] Fulitime active duty permanenparty personnel afobyhanna Army Depototal PemanentParty Personnel include
voluntarily-separated personnel and military gpses in dual military coupleshich are not shown separately this table.
See Chapter 4,ables 41 and 43, for details

[2] The ten percent military community adjustment reflects amgreasesvhen the initial housing requirement is less than
ten percent of total families on a grade by grade basis and is only applga2B(seeChapter 1, sectioh.2.A).

Sources: Headquarters Department of the Army2018; Tobyhanna Army Depdiousing Office2018; Defense Manpower Data Center
2014;and estimategpreparedfor this study.

For 2023 the accompaniegersonnel governmeiprrovided housing requirement total®2 units. The
unaccompanied housing requirement totdlsinits in2023
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Chapter 1 of this report describes the G&iproved methodology in detail. In summary, the projected
requirement fogovernmenprovidedhousing consists of three componéeintie floorrequirement, the
community housing shortfall, and if needed, a military community adjustment factor.

The floor housing requirement for accompanied personnel is based on four components as projected for
the fifth year of the analysi®2023. These requireants are not additive but are calculated as the
greatest of the four criteria for each grade. The four components are:

1 Military Family HousingCommunityi ten percent of families in each gradath a minimum of
onemilitary family housing unit for any pagrade with at least one family

1 Key and Essential Personriehll key and essential, or Priority 1, personnel.

1 Historic Housingi governmentcontrolled housingunits listed on or eligible for the national
historic register.

1 Quality of Life T accompanied grsonnel earning less than 50 percent of area median family
income.

The floor requirement in this analysis has been initially calculated assuming there is no military family
housing community component. If the initial estimate of the total requiremego¥@rnmeniprovided
military family housing for any individual pay grade is less than ten percent of total families in that
grade, the requirement in that grade is increased to égupkrcent of familie{seepage 12). The

initial requirement was raigeby a total of five units, one each in grades E3, E9, 02, O4, and O5
(Table ES2).

For unaccompanied personnel, the floor housing reqeinéns defined as alinaccompanied EE5
personnel. These unaccompanied persehrare assumed to be housed governmenfprovided
unaccompanied quarters.

The community housing shortfall is the number of military rentdrs would beunable to find suitable
quality, affordablehousingin the community Summaries of the projected floor, community housing
shortfall,and totalgovernmenfprovidedhousing requiremenby grade, are psented in Table E for
accompanied personrahdin TableES 3 for unaccompanied personnel
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Table EL. Floor Requirement, Private Sector Shortfall, and Total Military Family HouBlaguirement,
Tobyhanna Army DepoR023

Floor Requirement Criteria Private Initial 10-Percent Total Military
Military ~ Military Key and Historic Quality Floor Sector Housing Military Housing

Pay Grade Families Community Essential Units of Life Requirement Shortfall Requirement Community Requirement
O7 & Above - - - - - - - -

06 1 - 1 - - 1 - 1 1 1

05 2 - - - - - - - 1 1

04 1 - - - - - - 1 1

03 4 - - - - - 1 1 1 1

02 1 - - - - - - - 1 1
01 - - - - - -

Officers 9 - 1 - - 1 1 2 5 5
W5 - - - - - - - - -
w4 - - - - - - - - -
W3 - - - - - - - - -
W2 - - - - - - - - -
w1 - - - - - - - - -
Warrants - - - - - - - - -

E9 1 - - - - - - - 1 1

ES8 3 - - - - - 1 1 1 1

E7 18 - - - - - 5 5 2 5

E6 30 - - - - - 9 9 3 9

E5 20 - - - - - 8 8 2 8

E4 4 - - - - - 2 2 1 2

E3 2 - - - - - - - 1 1
E2 - - - - - - - - -

El - - - - - - - -
Enlisted 78 - - - - - 25 25 11 27
Total 87 - 1 - - 1 26 27 16 32

Note:  The total military housing requirement is the greater of the initial housing requirement and tperb@nt military
community component for each grade.

Source: Headquartes, Department of the Army, 2018obyhanna Army Depdéiousing Office2018; DefenseManpower Data
Center 2014;and estimates prepared for this study.
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Table ESS. Floor Requirement, Private Sector Shortfall, and Total UnaccompaR&rdonnel
Housing RequirementTobyhanna Army DepoR023

Total Private Total Military
Unaccompanied Floor Sector Housing
Pay Grade Personnel Requirement  Shortfall Requirement

O7 & Above - - - -
06 - - - -
05 - - - -
04 - - - -
03 1 - - -
02
01

Officers

=
1
1
1

N
'
'
'

W5 - - - -
w4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -
Warrants

E9
E8
E7
E6
E5
E4
E3
E2 - - - -
E1l -

Enlisted 19 10 1 11

NNOOODNPRF -
1
T
NN O -

Total 21 10 1 11

SourceEstimates prepared for this study.
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The total accompanied and unaccompanied housing requiremegtade and bedroom entitlements
are presentefbr accompanied personnal Table ES4 andunaccompanied personnel in TaBl8-5.

Table ESI. Total Military Family Housing Requirement by Grade and Bedroom Entitlement
Tobyhanna Army DepoR023

2023 Number of Bedrooms
Pay Grade Two Three Four+ Total

O7 & Above
06 -
05 -
04 -
03 -
02 1 - -
01 - - - -

Officers 1 2 2 5

Ll |
'

'
= o
Ll ol ol e

W5 - - - -
w4 - - - -
w3 - - - -
w2 - - - -
W1 - - - -

Warrants - -

E9 -
E8 -
E7 -
E6 1
E5 1
E4 -
E3 1 - -
E2
El - - - -

Enlisted 3 7 17 27

=

P NN P
[l 62 B o) BN SN
P N 0 OOl

Total 4 9 19 32

SourceEstimates prepared for this stly.
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Table ESS. Total Unaccompanied Housing Requirement by Grade and Bedroom Entitlement,
Tobyhanna Army DepoR023

2023 Number of Bedrooms
Pay Grade One Two Three Total

O7 & Above
06
05
04
03
02
01

Officers

W5
w4
w3
w2
w1l

Warrants

E9
E8
E7 - -
E6 - 1
E5 -
E4
E3 2
E2 -
E1l

Enlisted 10 1 - 11

N O
r NN O

Total 10 1 - 11

SourceEstimates prepared for this study.

The following points compare the result$ this study to those of the 20 HMA prepared for
Tobyhanna Army DepdRobert D. Niehas, Inc., 204).

1 The projecte®023requirement i82 family housing unitsthreemorethan the projected 281
requirement o9 units in the 204 HMA.

1 The2023projection of total activeluty permanent party military personnellis2 which iseight
lessthan thel20personnel projected in the RPODHMA.

1 The projectechumber of military families ir2023is 87, or five morethan the projected 20%otal
of 82 families. Demographic data characterizihngbyhanna Army Depagbersonnel by pay grade
and accompament status were provided hige Tobyhanna Army DepoiHousing Office (208)
andthe Defense Manpower Data Cen{e014.
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1 In this analysis]14.9 percent of familiesare homeowners in the current year, 48d percent of
families are projected to d@meowners 12023 In the 204 HMA, 15.0percent of families were
homeowners in the current year, antlé percent were homeowners in the projected yearrent
homeownership rates by pay grade in bstidies werebased onhomeownership information
provided by the Tobyhanna Army Depot Housing Office #mel aggregated results of 27 military
personnel housing surveys conducted from 2006 through 2009 at Army installations nationwide
Projected homeownership rates reflect projected changes in homeowraéfstdpbility over the
five-year forecast period.

1 Rental housingpecame more affordableetween 204 and 208. Over thisfour-year period,
weightedaverage MAHC (currently equal to BAHncreased12.0 percent, while the total
weightedaverage rental costf housing is estimated to have increasetlpercent in the market

area.
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1. INTRODUCTION

This Housing Market Analysis (HMA) evaluatéd®e availability of housing for both accompanied and
unaccompanied military personnel stationed@byhanna Army DepaineetingArmy and Department

of Defense (DoD) standards for affordability, location, quality, and number of bedrooms. This report is
basel on criteria and methods approved by Headquarters, Department of the Army, and reflects current
guidance by the Office of the Secretary of Defense (OSD) regarding requirements analyses for military
housing.

1.1 STUDY PURPOSE AND SCOPE

The purpose of this HMAs to assess the capacity of the &ré@using market to provide military
personnelvith housing meeting U.S. Armgnd DoD criteria for acceptability. These criteria are of four
principal types:

(1) Location i Housing must be located within a reasonable caterdistance of the principal work
areas of an installation.

(2) Affordability T Rent plws utilitiesmust be affordable for the military member, based on
accompaniment status and pay grade.

(3) Quality i Housing must meet or exceed minimum U.S. Army and DoD atdsdor decent, safe,
and sanitary housing.

(4) Number of Bedroomsi Housing must have the proper number of bedrooms for the military
member, based on accompaniment status, number of dependents, and pay grade.

This analysis is conducted for two points inéirthe currentyear(2018) andthe projectedyear(2023.
Addressing projected conditions permits decisioakers to plan, budget, and implement actions to
provide for future needd his HMA includes an assessment of the private and pab8tsted housing
inventories and the demands for housing from all sources.

1.2 METHODOLOGY

The analysis is consistent with current OSD guidance for the preparation of HNM&\sOepartment of
Defense2010. The following summarizes the principal features of this guidance:

A. The primary focus of the HMA process is to assess the balance between projected acceptable
communityrental housing and the projected military rental housing demand. Howevegrtireunity

housing balance is not the sole determinant of the tgdaernmat-provided military housing
requirement. For accompanied personnel, current OSD guidance allows for a projected minimum
governmenjprovidedhousing requirement, or the floor requirement, as the greatest of four criteria for
each pay grade:

ROBERT D. NIEHAUS, INC. 1-1 Economic Consulting



Tobyhanna Army Depot, Pennsylvania
2018 HOUSING MARKET ANALS 17 August2018

1 Military Housing Community i Ten percent of military families in each grade, with a
minimum of onanilitary family housing unit for any pay grade with at least one family. The
floor requirement is initially calculated assuming there is no militaysingcommunity
requrement component (i.eghis component is zero). If theitial requirement fogovernment
providedmilitary family housing for any individual pay grade is less than ten percent of total
families in that grade, the requirement in that grade is then ird¢agqual ten percent of
families.

1 Key and Essential Personnél All key and essential, or Priority 1, personnel.

1 Historic Housing i Governmentontrolledfamily housing listed on or eligible for listing on
the National Register of Historic Places untiher National Historic Preservation Act.

1 Quality of Life T Housing for members whose annual regular military compensation (RMC)
falls below 50 percent of the median family income for the housing market area.

B. No corresponding floor requirement is calcathtfor the current year of the analysis for
accompanied personnel. For analysis of current year condijorsrnmervprovided military family
housing is considered to be occupied at recent actual levels.

C. For unaccompanied personnel, the floor housneguirement is defined by Headquarters,
Department of the Army as all EH5 unaccompanied personnel. These personnel are assumed to be
housed in ofpost unaccompanied quarters in both the current and projected years.

D. For accompanied personnel, total potential community housing demand is defigéd8as those
families in excess of the current occupantsgo¥ernmenjprovided housing, and fo2023 as those
families in excess of the projected floor requirement. Facoompanied personnel the potential
community housing demand includes those personnel in excess of the floor requirement in both years.

E. The analysis assumes, in accordance with OSD guidance, that military homeowners are acceptably
housed (.S. Departmetnof Defense, 2010 This study therefore focuses primarily on the rental market
within the market area. The number of potential military renters is the difference between the overall
community housing demand and the number of military homeowners. The ##mines if the

private sector could potentially provide sufficient affordable, suitgbbdity rental housing for military

renters in the local community.

F. The methodology used in this HMA simulates a dynamic process of adjustment between market are
housing demand and supply. The analysis incorporates changes in military manpower, competing
civilian demand, and rental housing supply ovéive-year period, estimating the military market share

for each year of the analysis. The military market slet®msedon competition among accompanied
personnel, unaccompanied personnel, and civilians who actively seek housing during the year.

G. This analysis distinguishes between all market area rental housing and that rental housing estimated
to be of acceptde quality for military personndlsee belowwi t hi n t he installat:.
area. The analysis uses a market segment approach, dividing the housiegimargegments by cost

(rent and utility cosfsand numbepf bedroomsThe military sharef adequatajuality housingn each
segmenfalso termed expected suitable rental housing) is equal to the proportion the mditzapd is

of the total competing housing demand within the segment.
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H This anal ysi s eval uat essrbthépetentabyrtramsitroming gcocsnpaaiedi | i
personnel over the fivgear planning horizon. The potentially transitioning accompanied personnel are
those families currently limg in on-post military family housingwho arein excess of the projected

floor requirementThe governmenjprovidedfamily housing inventory is hypothetically adjusted to the
floor housing requirement in five years. The number of military families occupgowgrnment
providedhousing changes each year until by the fifth year efamalysis only the flooequirement for
housing is occupiedill those personnel simulated to be part of the transition are assumed to be renters
in the projected year§ t hey are transi t gowemnmenprovified doasingta e nt i
competing for rental housing in tkemmunity

I. The dynamic projection process applies these assumptions:

1 Market competition only occurs for rental housing that besawailable for rent during the
year. Rental housing becomes available when cuo@ntpants terminate their occupancy for
whatever purpose or additional housing units enter the rental market through new construction
or net conversions from owneccupancy. Estimated changes, if any, in the rental housing
supply are based on the potahtental market response to any projected changes in démand
from civilian population growth, military families moving frogovernmervprovidedhousing
to theprivate sectqror any increases in military personnel authorizations.

1 Competing demand each year is generated by those households, both military and civilian, that
actively seek rental housing during the year. These include households occupying suitable
housing that choose to seek different rental housing; military housetuicently occupying
unsuitable housing; and new households entering the housing market. The new households
include military households newly authorized to the installation, military families who are part
of the simulated transition frogovernmenprovided housing to the private sector, and civilian
housellds new to the housing market.

J. Unaccompanied personngho are not required to live ggostcompete in the private sector as well.

K. Military families and unaccompanied personnel who own their hoanesconsidered suitably
housed under current policy.

L. The shortfall or surplus in the privasector housing market is determined in the projected year as
the difference bet ween -qudlityg housing (expextedysoitable sentalsde o f
the military rentahousing demand/Nhen there is insufficient privasector rental housing of adequate
quality in a cosband/bedroom segment, a community housing shortfall exists in that segment.

M. Finally, the HMA determinean initial military housing requirement for the installation as the sum

of the projected floor housing requirement and the projected community housing sHbttfalsum of

the projected floor housing requirement and the projected community housing shortfall is nattahleas
percent of the total families in each pay grade, a military community adjustment factor is added so that
the total requirement equads leastten percent of families in each pay grade, véitminimum ofone

unit for any grade with oner morefamilies
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1.3 KEY ASSUMPTIONS

This HMA uses the best available information to assess housing supply and demand in the market area,
from both military and civilian sources. Any analysis involving interaction of economic forces,
individual behavior, and public poles must necessarily rely on assumptions regarding those factors not
easily observed or unknown in advance (such as the future course of population growth and housing
development). This HMA likewise relies on assumptions in utilizing available informaisotiscussed

here:

1.

Tobyhanna Army Depas assumed to remain open and functioning through the2@2& Total
authorized permaneptrty military personnel strength is provided for curr@l@ and
projected 2023 years by Headquarters, Depaent ofthe Army Q018).

. The breakdown of total personnel into accompanied and unaccompanied housing requirements

was based on data for assigned personnel providdtedpbyhanna Army Depdtousing
Office (2018) and the Defense Manpower Data Center 4201

The market area is defined as an approxir@étmile commute along the area road network to
and from the principal work areas on the installation

Housing is considered to be affordable if rent plus utilities does not exceed Maximum
Acceptable Housing CogMAHC). MAHC equals the military Basic Allowance for Housing
(BAH) in 2018 Military personnel are assumed to pay approximately 85 perwd@ percent

of MAHC for rent and utilities

Accompanied personnel were estimated to have requirements far theee, or fourplus
bedroom units based on the number of family membergpapdyrade othe military member.
Family size datavere provided bythe Tobyhanna Army Depadtiousing Office (208) andthe
Defense Manpower Dat@enter(2014. Each family membemther than the spouse, is entitled

to his or her own bedroom. Accompanigdlitary personnel in grades EzZ9, W4WS5, and

04-0O5 were assigned a minimum of three bedrooms due to seniority. Accompanied personnel in
grades O6 and above were assigned a minimiufimur bedrooms. The bedroom entitlements for
unaccompanied personnel are dmeelroom units for grades H5; twobedroom units for
grades E€E9, WI1W3, and 0O103; and thredoedroom units for grades \W&5 and O4 and
above.

A community rental housing unis classified as adequate and is considered adequate in this
analysis if it meets the following standard$.%. Department of Defense, 2Q0Headquartes,
Department of the Army2011):

(aphe dwelling is wel/l mai nnatnedsanada $Stemalt h
fire hazard,;

(bd)he dwelling is a complete unit with priva
its occupants. The kitchen, a bathroom, th
without passaams.t hTlhoa gkhi tbeelden has a stove
and space for food preparation. At |l east o
a flushable toilet;
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(cdhe dwelling has air conditioninmgstoal Ise dn,i |
adequately venteeguheaedi dgesy®t emj mat e con
(dohe dwelling has adequate electrical servi
(e he dwelling has washer and dryer connect.i

premi ses,;

(fo9he dwealsl hmg and cold running potabl e wat €
standards for community housing do not pro

hot and cold running water shall be provid
be made availabl e;
(gdhe dwelling has sufficient sanitary and s
(his not a mobil e home;
()it s not in an areakwitbrumagccaptdably high r
()i s not in an area, subdi vi slioocmal oco mmansd eirg

acceptable for reasons of health and safet

. As directed by OSD policy, all military homeowners are considered adequately hdused.
rates of military homeownership, by pay grade, among accompanied and unaccompanied
personnel are Is@d on homeownership information provided thg TobyhannaArmy Depot
Housing Office (2018 and the aggregated results of 27 military personnel housing surveys
conducted from 2006 through 2009 at Army installations nationwile number of military
homeowers was adjusted over the forecast pefadanticipated changes in homeownership
affordability betweer2018 and 2023 Mobile homes owned by their military occupamisre
assumed to be acceptable, just as all other military eacmrpied units are comgred
acceptable housing regardless of any other factors involved.

. Current market area population and housing stock estimates were prepared using census date
from the 2000 and 2010 censuses and the American Community Survey, current information on
populaton and housing levels provided by local planning organizations, and trends extrapolated
from these sources.

. The rental vacancy rate in the market area was estimated usingua®@010 censustructural
relationships,information from interviews with pragty managers, housing development and
population growth trends, anithe latestdata from the American Community Survey (U.S.
Bureau of the Censu20183).
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1.4 ORGANIZATION OF THE REPORT

The remaining sections of this report are organized to providengrehensive and ndachnical
assessment of housing supply and demand conditions in the market area, particularly as these affec
housing availability for military personnel.

Chapter 2 describes the housing market area, and its population and locahecataucture.

Chapter3presents a detailed analysis of the market
both current 2018) and projected 2023 years, and addresses both supply and demand factors in
evaluating future trends in area housing

Chapter 4 discusses military housing demand, affordability, and adequacy in the context of total area
demand.

Chapter 5 presents the total requirement gmvernmenjprovidedmilitary housing.
Chapter 6 summarizes the key findings of the study.
Chapter 7 identifies the persons and organizations contacted in the course of preparing this analysis.

Chapter 8 presents references used in the study.
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2. HOUSING MARKET AREA

This chapter defines the housing market argaTfibyhanna Army Depoand describes its general
population and economic characteristics.

2.1 MARKET AREA DEFINITION

Tobyhanna Army Depot is located in Monroe County, in eastern Pennsylvania, 22 miles southeast of the
city of ScrantonFigure 2-1 maps the houlsg market area forobyhanna Army Depatlong withthe
Military Housing Area PA254) used for determining BAH rates for thmestallation

Figure2-1. Housing Market AreaTobyhanna Army DepotPennsylvania
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The housing market area for Tobyhanna Army Depot encompasses those communities witifea 20
commute of the install at i on 6half opthel macket mread contaims k
portions of Lackawanna, Wayne and Pike counties, including the communities of Moscow and
Gouldsboro. The southern half of the market area covers a large portion Monroe County and includes
the communities of Tobyhanna and id Pocono

2.2 POPULATION

The market area boundary was ovedan census tract maps of area counties to determine which census
tracts are within the market area. Data for these census tracts were then extracted from 2000 and 201(
census files to compile a mprehensive database of population and housing characteristics within the
market area as of April 2000 and April 2010. Censast level estimates from tH20082012 and
2012-2016 AmericanCommunity Survey were used to supplement the 2010 census dstantate the
distribution of housindpy type and number of bedrooms.

The current population of the gfiost market area is approximatdl®2,776personshavinggrown at

an average rate of Ofercent annually since 201@.S. Bureau of the Censu&)18. The forecasted
rate of poplation growth in the area is 1percent per year, for a projected market area population of
129,886persons in 20233enter for Rural Pennsylvania, 2014

Figure 2-2 charts population growth rates fbfonroe and Lackawanna countiasd, for comparison,
Pennsylvaniaand the United Statess a wholeMonroe County grew rapidly at an averagmaal rate

of 2.8 percenduring the earlier decaq@997%2007; however, ppulation growth slowed significantly

in Monroe Countybetween 2007 and 20l1@yeraging just above zero percent per yeackawanna
Count yods p o p ddrirgtbothodacaddsy @1 perceepdr yeay and the state of Pennsylvania
grew slowly by @ percentand 02 percentannually during the previous and most recent decades,
respectively In comparison, the U.S. population grew by 1.0 percent per year between 1997 and 2007
and 0.8 percerme year between 2007 and 20(7.S. Bureau of Economic Analysis, H)1

Figure2-2. Population Growth,Monroe and Lackawanna CountieRennsylvaniaand the U.S.,
19972007 and 20(0/-2017

Monroe County

Lackawanna County

Pennsylvania

United States

-0.5% 0.0% 0.5% 1.0% 1.5% 2.0% 2.5% 3.0%

Average Annual Population Change
m 2007-2017 m 1997-2007

Sources:U.S. Bureau of Economic Analy&@18; and estimates prepared for this study
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2.3 ECONOMIC CONDITIONS

Table 2-1 displays key economic indicators for the period 2000 to 20168/tmroeand Lackawanna
counties, Pennsylvania and the United States. In 2016, the most recent year for which this
comprehensive measure is available, total joddanroe Countyincluding cwvilian, military, wage and
salary, and selémployed persons in all sectors) stood@a274

Total jobs increased in Monroe County between 2000 and 2005 by 2.7 percezdupeoynpared to 0.5
percent and 0.9 percent average annual increases in Pemigynd the U.S., respectively, during this
period. The recession slowed job growth between 2005 and 2010 at the local, state, and national levels.
During this period, jobs grew annually 8.4 percent in Monroe Count®.2 percent in Pennsylvania,

and 01 percentin the United Statesverall In comparison, totalgbsin Lackawanna Countgieclined

by 0.1 percent annually between 2000 and 2G6Bowed by an increase d.1 percentper year
between 2005 and 2010ob growth continued to slow in Monroe @by between 2010 and 2016 (0.2
percent) while job growth rebounded in Lackawanna CouRgnnsylvaniaand the United States.
Between 2010 and 2016, jobs expanded at average annual rates of 0.4 percent in Lackawanna County
1.1 percent in Pennsylvania, ah@ percent across the United States as a whole

Average earnings per job and per capita income in MoangeLackawannaotintiesare consistently
lower than in the state of Pennsylvania and the U.S. overa01l§ average earnings per job in
Monroe Cainty were$48,736(in constant 2018lollars), compared t$48,764 in Lackawanna County,
$61,260in Pennsylvaniaand$60,316in the United States (séeable 2-1). Between 2000 and 2005,
annual growth in earnings per job avera@e®l percent in Monroe County,.4 percent in Lackawanna
CountyandPennsylvania, and 0.8 percent in the United States. During the2Bd@5period, Monroe
County experienced growth in eargsof 0.4 percent per year, while over the same pergadnings fell
by 0.2 percent in Lackawanna County amched upward at the state and national level8.thypercent
per year During the more recenperiod (20102016), earnings per job fell in Monrdg@ounty (0.2
percent annuallyand did not change significantly in Lackawanna Coumifiile earnings per job
increased iboththe state of Pennsylvargad in theJ.S. by 0.5 percent per ye@ee Table 2).

As of 2016, per capita income stood$at0,406in Monroe County$45,068 in Lackawanna County,
$52,432 in Pennsylvania, an$50,886 in the United StatesPer capita income irMonroe and
Lackawanna @uniesincreased by).7 percentper year between 2000 and 2005; however, whllang

in Monroe Countyduring the 20022010period(-0.4 percent per year), per capita income increased in
Lackawanna Countyoy 1.3 percent annually. Per capita income increased in both Monroe and
Lackawanna counties during the more recent period ¢2016),at average annuahtes of 2.0 percent

and 0.9 percentespectively
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Table2-1. Economic IndicatorgVonroe and Lackawanna CountiePennsylvaniaand the United States,
2000, 2005, 2010, and 2016

Jurisdiction/Indicator 2000 2005 2010 2016
Monroe County
Total Jobs[1] 65,627 75,000 76,400 77,274
Average Annual Change (%)[2] 2.7% 0.4% 0.2%
Earnings per Job[3] $42,573 $48,289 $49,361 $48,736
Average Annual Change (%) 2.6% 0.4% -0.2%
Per Capita Income[3] $35,341 $36,523 $35,832 $40,406
Average Annual Change (%) 0.7% -0.4% 2.0%
Lackawanna County
Total Jobs 122,462 121,745 122,591 125,683
Average Annual Change (%) -0.1% 0.1% 0.4%
Earnings per Job $45,900 $49,275 $48,702 $48,764
Average Annual Change (%) 1.4% -0.2% 0.0%
Per Capita Income $38,477 $39,929 $42,639 $45,068
Average Annual Change (%) 0.7% 1.3% 0.9%
Pennsylvania
Total Jobs 6,904,693 7,062,903 7,126,039 7,598,537
Average Annual Change (%) 0.5% 0.2% 1.1%
Earnings per Job $54,941 $58,926 $59,312 $61,260
Average Annual Change (%) 1.4% 0.1% 0.5%
Per Capita Income $42,376 $45,006 $47,393 $52,432
Average Annual Change (%) 1.2% 1.0% 1.7%
United States
Total Jobs 165,370,800 172,557,400 173,034,700 193,668,40(
Average Annual Change (%) 0.9% 0.1% 1.9%
Total Earnings (in Millions) $55,762 $58,006 $58,533 $60,316
Average Annual Change (%) 0.8% 0.2% 0.5%
Per Capita Income $42,684 $44,580 $45,448 $50,886
Average Annual Change (%) 0.9% 0.4% 1.9%

Notes: [1] Total Jobs are average annual-falhd parttime jobs, by place of work.
[2] Average Annual Change in the 2005 column is for Z0W5; in the 2010 column, for 20H10;
and in the 206 column, for 201€2016.
[3] Average Earnings per Job and Per Capita Inaoene converted to constar2018dollarsusing
the implicit price deflator for personal consumption expenditures.
Sources:U.S. Bureau of Economic Analy&i3]7and 2018

Figure 2-3 charts the trend in local, state, and national civilian unemployment rates over the past ten
years.Unemployment rates in Monroe and Lackawanna counties have been consistently higher than the
Pennsylvania average unemployment rate throughout the past decade, and with the exception of 200€
and 2010, also higher than the national average unemployment rate.

Unemployment rates in the two countrese from4.9 percent in 2007 to a high @b.7percent in 2010,
and has sincdeclinedto 9.2 percentin 2017.

Unemployment rates in thi&vo countieswere lowestin 2007 (4.9 percent in Monroe County and 4.8
percent in Lackawann@ounty), before rising to peaks of 9.8 percent in Monroe County and i2énpe
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in Lackawanna County during the recessiAnsimilar trend is seen at the state and national levels
unemployment rates jumped sharply between 2008 and 2009 due to the recession, peaked in 2010, an
have sinceérended downwarthrough 2017.

For 2017, annual unemployment rategre 5.9 percent inMonroe County5.1 percent in Lackawanna
County, 4.9percent inPennsylvaniaand 4.4 percent in the U.S. as whdlke latest forecasts from the
U.S. Federal Reserve indicate the national unemployment rate could3dipgercent by 2020 (Federal
Open Market Committee, 281

Figure2-3. Trends in Unemployment Rate®donroe and Lackawanna CountieBennsylvania
and the United States2007-2017

12.0%
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4.0%

2.0%

0.0% T T T T T T T T T T
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= Monroe County =] ackawanna County Pennsylvania = United States

Source: U.S. Bureau of Labor Statistiz§,18.

Figure2-4 compares the change in totehge and salarypbs (excluding selemployed workers) during
20162017 to the change measured in the previous year {201%) forMonroe County Lackawanna
Courty, Pennsylvaniaand the United State3obs expanded iklonroe Countyby 2.1 percenbetween
2015 and 2016exceedinggainsof 0.5 percent in Lackawanna County, Ps&cent inPennsylvaniagand
1.7 percent in the United States a wholeBetween 2016 ah2017 pbs grew by 1.4¢ercentin Monroe
County, equal tothe increase at the national levahd higher thanob growthin Lackawanna County
(0.5 percent) and Pennsylvania (1.1 percen2017

ROBERT D. NIEHAUS, INC. 2-5 Economic Consulting



Tobyhanna Army Depot, Pennsylvania
2018 HOUSING MARKET ANALS 17 August2018

Figure2-4. Change in TotalWVage and Salaryobs,Monroe and Lackawanna CountieBennsylvania
and the United States2015-2016 and 201&017
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Source: U.S. Bureau of Labor Statisti218

Table 2-2 displays 2016 employmentby major economic sector fdvlonroe County Lackawanna
County, Pennsylvaniaand the United Stateslhe share of jobs in government and government
enterprises inMonroe County(15.3 percent)is higher than inLackawanna County (8.9 percent),
Pennsylvanig10.2 percent) and the United States overall (3%ercent).The bulk of the government
jobs arein state and local government, which accourited 0.6 percent and 7.8 percenttofal couny
employment in Monroe and Lackawanna counties, respectively.

Thesecondargest employment sector Monroe Countyafter total governmens retail tradewith 14.2
percent oftotal jobs. Another principal economic sector &commodation and food serwsc€l3.5
percent)followed byhealth care and social assista(it@.8 percent) manufacturing6.8 percent) other
services except public administration (6.1 percemt)l constructio5.0 percen}.

Health care and social assistance isltrgest employment sector ltackawannaCounty with 16.2
percent of jobs. An additional 11 ®rcent of jobs areetail trade, followed by manufacturing (7.8
percent),accommodation and food servic€s.0 percent) admhistrative and waste services (6.3
percent), anather services, except public administratiord (@ercent).
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Table2-2. Employment by Major Economic Sectdvionroe County Lackawanna CountyRennsylvania
and the United States, 2016

Monroe Lackawanna

Indicator County County Pennsylvania United States
Government and government enterprises 15.3% 8.9% 10.2% 12.5%
Federal, civilian 4.2% 0.7% 1.3% 1.5%
Military 0.6% 0.4% 0.5% 1.0%
State and local 10.6% 7.8% 8.4% 10.1%
Retail Trade 14.2% 11.3% 10.3% 10.0%
Accommodation and food services 13.5% 7.0% 6.6% 7.4%
Health care and social assistance 10.8% 16.2% 14.2% 11.3%
Manufacturing 6.8% 7.8% 7.8% 6.8%
Other services, except public administration 6.1% 5.4% 5.7% 5.9%
Construction 5.0% 4.4% 4.9% 5.2%
Administrative and waste services 4.5% 6.3% 5.2% 6.1%
Transportation and warehousing 4.4% 4.8% 4.2% 3.7%
Real estate and rental and leasing 4.2% 3.3% 4.0% 4.6%
Professional and technical services 4.1% 5.2% 6.9% 7.1%
All other sectors 11.1% 19.5% 20.2% 19.3%

Source: U.S. Breau of Economic Analysis, 2017

Major employers in Monroe County include Aventis Pasteur Inc.,-Mé&tt Associates Inc., Pocono
Mountain School District, Pocono Medical Center, Kalahari Resorts LLC, Mount Airy Casino Resort,
East Stroudsburg Area School District, and Highgate Hotels. Majologerp in Lackawanna County
include the Allied Services Foundation, Community Medical Center, Scranton School District,
Lackawanna County, TMG Health Inc., The University of Scranton,-M&t Associates Inc., and
Cigna Health and Life Insurance Co. (Pgrivania Department of Labor & Industry, 2017).
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3. AREA HOUSING STOCK

This chapter is divided into two sections covering prisgetor housing and publassisted housing.
Data and forecasts were compiled and are presented for the housing market area defined in Chapter 2.

3.1 PRIVATESECTOR HOUSING

Privatesector owners control most of the market & lo@sing stock. Therefore the availability and

cost of housing are subject to market forces. An integrated assessment of relevant demand and supply
factors is presented in this sectiagvering recent trends, current conditions, and projected future
changes in the availability and cost of housing to uniformed service families.

Total Housing Units, Tenure of Occupied Units, and Vacancy Rates
Trends to Date

The offpostpopulation in thanarket area is currently estimated to tdtaP,776personshavinggrown

at an average rate of Oggrcent annually since 2010, more slowly than during the previous decade
(Table 3-1). The household population (persons in occupied housing units) is an estii2atd88
persons in2018. Average household sizgecreasedrom 2.69 persons per household 2000 t02.67
personger householan 2010 (U.S. Bureau of ta Census, 2001, 2Q). However, average household
size increased through 2018 (U.S. Bureau of the Census, 2018), and this trend is projectiadu® co
over the forecast periodhe number of occupied housing units maseasedrom 34,13 units in2000

to an estimatedt5,592units in 2018. There are currently an estimat8d.53renteroccupied housing
units in themarket area, representia@.9percent of the occupied housing stocR@18 (Table3-1).

Table3-1. Recent Trends and Baseline Projections of Housing Demand
Tobyhanna Army Depadtlousing Market Area2000, 20102018, and2023

Housing Market Indicator 2000 2010 2018 2023
Total Population 92,473 113,871 122,776 129,886
Average Annual Change (%) N.A. 2.1% 0.9% 1.1%
Household Population 91,779 113,557 122,438 129,529
Average Annual Change (%) N.A. 2.2% 0.9% 1.1%
Average Household Size 2.69 2.67 2.69 2.7
Occupied Housing Units 34,153 42,600 45,592 47,947
Average Annual Change (%) N.A. 2.2% 0.9% 1.0%
Owner-Occupied Units 28,195 35,079 37,439 39,37¢
Percent of Baseline Total 82.6% 82.3% 82.1% 82.1%
Renter-Occupied Units 5,958 7,521 8,153 8,56!
Percent of Baseline Total 17.4% 17.7% 17.9% 17.9%

Note: Average annual change inDcolumn is for2000-2010; 2018 columnis for2010-
2018, and2023columnisfor 2018-2023

SourcesU.S. Bureau of the Census, 202Q11, 2018; Center for Rural Pennsylvania, 2014
and estimates prepared for this study.
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The offpost housing stockin the market areas aurrently estimated to tota$3,940 housingunits,
including both occupied and vacant urfitsible3-2). Singlefamily housesepresen89.9percent othe
total, while multi-family units account for4.8 percent, and mobile homes and other types ofing
constitute5.3 percentof total units Total housing unitsexpandedat a rate ofl.3 percent per year
between 2000 and 20,18ndby 0.3 percentannuallybetween 2010 an2i018. Based on historat trends,
recent building permit activity, andformation provided by local planners am-site interviewstotal
housing units are expectémlgrowby 0.2 percent per year betwe@018 and2023

Table3-2. Recent Trends and Baseline Projections of HousingpBuby Type of Structure,
Tobyhanna Army Depadtlousing Market Area2000, 20102018, and2023

Housing Market Indicator 2000 2010 2018 2023
Total Housing Units 54,872 62,642 63,940 64,630
Average Annual Change (#) N.A. 777 162 138
Average Annual Change (%) N.A. 1.3% 0.3% 0.2%
Single Family Units 48,237 56,223 57,487 58,197
Average Annual Change (#) N.A. 799 158 142
Share of Total Housing (%) 87.9% 89.8% 89.9% 90.0%
Multiple Family Units 2,312 3,009 3,089 3,114
Average Annual Change (#) N.A. 70 10 5
Share of Total Housing (%) 4.2% 4.8% 4.8% 4.8%
Manufactured/Trailers/Other 4,323 3,410 3,364 3,319
Average Annual Change (#) N.A. (91) (6) (9)
Share of Total Housing (%) 7.9% 5.4% 5.3% 5.1%

SourcesU.S. Bureau of the Census, 200012, 20B; Cente for Rural Pennsylvania, 2014
and estimates prepared for this study.

Housing construction added an estimal&8 nonrmobile homeunits per year to the housing stock
during the 201018 period, of which abou®@4.0percent were singleamily units(seeFigure3-1).

Figure3-1. Recent Trends and Baseline Projections of Changes in Housing Supply
Tobyhanna Army Depatlousing Market Area, 200@010, 20162018, and 20B-2023

Single Family Units

Multiple Family Units

Mobile Homes/Other

-200 0 200 400 600 800 1,000
Units Per Year

m 2000 - 2010 m 2010 - 2018 2018 - 2023
Sources: U.S. Bureau of the Census, 2002, 2011, a8d&@d estimates prepared for this study.
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As in most housing markets, residential development in the market area is ciafjaed.3-2 illustrates
the trend in building permits over the pasenty yearsPermis peakedin 2006 when a total ofL,244
singlefamily units andno multi-family units were permitted®ermit activity fell to the lowest level in
two decades in 2@Blwhen 136 single family units and twaulti-family units were permitted. A total of
224 singlefamily units and 50nulti-family units were permitted for 2017.

Figure3-2. Building Permits for New Residential Units, Market Area Communitie97:2017
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Source U.S. Department of Housing and Urban Developm261i8; and estimateprepared for this study.

Table 3-3 shows recent trends in vacancy rates in theketaareaThe overalltotal vacancy rate in the
market area ign estimated28.7 percent.Total vacancies includeacant units for sale, vacant units for
rent, and vacant units heldrfeeasonal orecreational useThis analysis estimates tl@rrentrental
vacancy ate in the market area to [@e7 percent lower than thevacancy rate observed in the 7D
Census (se@able3-3). The vacancy ratef homesfor saleis estimated to b2.9 percentat the present
time.
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Table3-3. Recent Trends and Baseline Projections of Vacant Uilitdbyhanna Army Depot
HousingMarket Area, 20002010 2018, and2023

Housing Market Indicator 2000 2010 2018 2023
Total Vacant Units 20,719 20,042 18,348 16,683
Total Vacancy Rate (%) 37.8% 32.0% 28.7% 25.8%
Vacant Units for Sale 793 1,176 1,122 1,058
For Sale Vacancy Rate (%) 2.7% 3.2% 2.9% 2.6%
Vacant Units for Rent 385 730 684 641
Rental Vacancy Rate (%) 6.1% 8.8% 7.7% 7.0%
Other Vacant Units (see note) 19,541 18,136 16,542 14,984
Vacancy Rate (%) 35.6% 29.0% 25.9% 23.2%

Note: Other vacant units include units rented or sold bot get occupied; boardedp
units; units held for seasonal or recreationale units held for migrant workers;
andother units.

SourcesU.S. Bureau of the Census, 202211, 208; Center for Rural Pennsylvania, 2014
andestimates prepared for this styd

Future Outlook

Market area ppulation is forecast to grow.1 percent per year over the fryear forecast perioandthe
averagehousehold sizés projected taincreaseslightly to 2.70persons per household (see Tablg).3
New housing development in the market area is forecast to add approxid@éalpits per year to the
housing stockanaveragegain of 0.2 percent per yeamssuminggovernmerprovidedmilitary family
housing is occupied at its recent actual leff/ble 3-2). Vacancy rates foR023 are projected to
decreasén boththe rental market anithe forsale markegiven forecasted population, housing demand,
and housing development tren@se Table 3).

Bedroom Composition of Housing

The mar k et -oxupiedahdousingrsteak toemposed omostly one, two-, andthreebedroom
units, with a distribution as skwn below U.S. Bureau of the Censu&)18; estimates prepared for this
study):

¢ Studio units 3.3 percent;

1 Onebedroom unit§ 13.5percent;

1 Two-bedroom unit§ 27.9percent;

1 Threebedroom unit§ 38.8percent;

1 Fourplusbedroom unit§ 165 percent;
The breakdown of housing units by number ofdlmoms (one two-, three, and fourplus-bedroom
units) is displayed imable 3-4. The projected breakdowncludes the additional units over baseline

development that the community would be expected to build in response to the assumed transition of
Army families fromgovernmenvprovided housingnto communityhousing betweeB018 and2023
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Table3-4. Units by Number of Bedrooms in Unit with Military Transition,
Tobyhanna Army Depadtlousing Market Area2000, 20102018, and2023

Housing Market Indicator 2000 2010 2018 2023
One Bedroom Units 2,230 2,464 2,502 2,51
Owner-occupied 397 469 496 52
Renter-occupied 797 1,013 1,102 1,16
Vacant 1,036 982 904 82
Vacant for Rent 25 40 38 3
Two Bedroom Units 9,840 10,664 10,773 10,78t
Owner-occupied 3,611 4,296 4,559 4,77
Renter-occupied 1,672 2,095 2,264 2,38l
Vacant 4 557 4,273 3,950 3,63.
Vacant for Rent 125 180 171 16
Three Bedroom Units 28,583 32,502 33,010 33,23¢
Owner-occupied 14,838 18,427 19,663 20,67¢
Renter-occupied 2,314 2,917 3,161 3,32!
Vacant 11,431 11,158 10,186 9,23.
Vacant for Rent 183 388 362 33
Four-plus Bedroom Units 13,727 16,460 17,094 17,54¢
Owner-occupied 9,289 11,810 12,639 13,31°
Renter-occupied 979 1,246 1,354 1,42!
Vacant 3,459 3,404 3,101 2,80:
Vacant for Rent 46 113 105 9

Source: U.S. Bureau of the Cens2801,2011 and2018 and estimates prepared for this study.

Mobile Homes

Information on mobile homes is included here because the mobile home inventory exhibits somewhat
different tenure, condition, cost, and vacantwracteristics than other housing units. There are an
estimated 3,364 mobile homes in the market area2018, representing.3 percent of all market area
housing unitgTable3-2). Less than halbéf mobile homes are ownerccupied 89.6percent) while 18.1

percent are rentayccupied andi2.4 percent are vacanféble 3-5). Rertal mobile homes account for

8.2 percent of all rental unitis the market are@l able3-5). The vacancy rate in thental mobile home
market isapproximatelyl6.5 percentmore than doubléherentalvacancy rate for all rental uniiis the

market aredTable3-3 andTable3-5).
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Table3-5. Recent Trends and Baselifrojections of Tenure an@ccupancy of Mobile Homes,
Tobyhanna Army Depadtlousing Market Area2000, 20102018, and2023

Housing Market Indicator 2000 2010 2018 2023
Owner-occupied

Number of Units 1,905 1,372 1,331 1,301

Share of All Mobile Homes (%) 44.1% 40.2% 39.6% 39.2%
Renter-occupied

Number of Units 542 597 608 61

Share of All Mobile Homes (%) 12.5% 17.5% 18.1% 18.4%
Total Vacant

Number of Units 1,876 1,441 1,425 1,40

Share of All Mobile Homes (%) 43.4% 42.3% 42.4% 42.4%
Vacant for Rent

Number of Units 146 120 118 11

Share of All Mobile Homes (%) 3.4% 3.4% 3.4% 3.4%
Total Mobile Homes 4,323 3,410 3,364 3,31!
Rental Vacancy Rate 21.2% 16.7% 16.3% 15.9%
Rental MH Share of All Rentals (%) 10.8% 8.7% 8.2% 7.9%

Sources:U.S. Bureau of the Cens2€§01,2011, and2018; and estimates prepared for this study.

Quiality of Housing

Housing quality is one of the primary criteria used by DoD to deterthmmacceptability of community
housing for military households. The minimum acceptable quality standards used in this analysis are
discussed in Chapter 1 of this report.

Market area housing exhibits a wide range of quality, depending on age, type afictanstibuilding
materials, location, surrounding land use, maintenance, and other factors. Although quality of housing
cannot be correlated directly with age, building materials and components in newer units generally are
less likely to have experiencedyh levels of deferred maintenance, and newer units are generally more
likely to conform to current building codes and living standards. Older units, however, may have other
desirable qualities, such as mature landscaping, larger lot sizes, -@stadlished neighborhoods.

Table 3-6 displays the rentenccupied and total housing stock in the market area by year constructed.
An estimated29.8 percentof the rental housing etk was constructed prior to A® and is therefore
more tham8 years old.
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Table3-6. Housing Stock by Year Unit Constructdabyhanna Army Depadtousing Market Area

Renter-Occupied Units Total Units

Year Housing Unit Cumulative Cumulative
Constructed Number Percent Percent Number Percent  Percent
1939 or earlier 1,007 12.4% 12.4% 5,570 8.7% 8.7%
1940 to 1949 381 4.7% 17.0% 1,620 2.5% 11.2%
1950 to 1959 416 5.1% 22.1% 3,186 5.0% 16.2%
1960 to 1969 627 7.7% 29.8% 4,687 7.3% 23.6%
1970 to 1979 1535 18.8% 48.7% 10,996 17.2% 40.8%
1980 to 1989 1,387 17.0% 65.7% 14,236 22.3% 63.0%
1990 to 1999 901 11.1% 76.7% 10,584 16.6% 79.6%
2000 to 2009 1,093 13.4% 90.1% 10,939 17.1% 96.7%
2010 to 2013 404 5.0% 95.1% 1,308 2.0% 98.7%
2014 or later 401 49% 100.0% 814 1.3% 100.0%

Sources: U.S. Bureau of the Cen&04,1 and2018 and estimates prepared for this study.

Local propery managers, real estate professionafsd planning officials interviewed for this stuity
April 2018 were asked to identify the share of the imoobile home rental housing stock that is
unsuitable with resm to quality and safety issueBhe average of the estimates provided by these
professionals is20.0 percent (Baldi, Fred; Battisto, Virginia; Benedetto, Sue; DeAngelo, Dee;
Dietterick, Victoria; Fernando; Kasarda, Dee; Lenshitsky, Bob; Ouellette, JeRgikart, Jeff; Snyder,
John 2018.

The Tobyhanna Army Depatousing Office examined census tracts for unsuitable rental housing for
the purposes of th2018 BAH data collection proces§.he Housing Officedesignatedhree census
tracts within the market area for exclusion from BAH data collection, for reasons of poor housing
condition, crime, or environmental concerii$ie rental units in the excluded census tracts represent
approximatelyl2.0 percent of the total rental bsing stockin the market areehowever, not all rental

units in these tracts are of unsuitable quality

This analysis uses an estimate 24f.2 percent of the nomobile home rental housing inventory as
unsuitable by DoD criteria, reflecting an evaluatadninterview data, census tract exclusioage of the
housing stockand observations from windshield surveys

Rental mobile homes represexgproximately8.2 percent of the rental housing stock and by definition
are unsuitable for military membefBable3-5). This analysis therefore uses @averall estimate 0f30.4
percent of the entire rental inventory as unsuitable by DoD crifEhia. figure represents a weighted
average of the condition assessment for themohile home rental housing stock and the mobile home
portion (100 percent of th8.2 percent of the rental housing stock that are mobile homes2gdlds
percent of the remainingl.8percent that are nemobile home rentals). The remaini§.6 percent of
rental housing is adequate in quality for military famili€sis percentage was scaled across all market
area units such that the largest shares of-goality units are in the lowesbst ranges.

Interviews with property managers indicated that annual turnover rates for rental properties in the
market area depend upon the type of unit, location, cost, and amenities of the property. This study uses
an average annualvilian turnover rée of 25.2 percent,representing an evaluation of responses from
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market area property managers who provided turnover information and turnover data from the American
Community Survey

Sales Market
General Market Conditions

An estimated37,439housingunits in the market area 2018 are ownetoccupied, representing2.1
percent of the occupied housing stock. The current vacancy rate for units for sale is an e&tBnated
percent (sedable3-1 andTable3-3).

Sales Prices

Figure 3-3 charts the trend in the annual median sales price of existing homes in Monroe County,
Lackawanna County, the Northedgion, and the United Statdsetween200 and 2017. Median

sales prices are lowen Monroe County and Lackawanna Countyhen compared tthe Northeast
Region or the U.S. as a whaldn 2017, the mediansales price inMonroe Countywas $50,050
compared to $25,000 in Lackawanna County, $275,00Ghe Northeastand £47,200 in the United
States. Overall, from 206 to 2017, median home sales prices decre@sktbnroe Countyat an average
annual rate 0f0.5 percentwhile increasing annually by.3 percent in Lackawanna Coung.1 percent

in the Northeast Regigmand1.0 percentin the U.S.overall

Figure3-3. Median Sales Priceof ResidentiaHomes Monroe County, Lackawanna Countiortheast Region
and theUnited States,2006-2017
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Source: Fisher and Fisher Appraisals, 2014; Greater Scranton Board of Rez0tb8s
Monroe County Planning Commission, 204:8¢l Natioral Association of Realtors,
2018
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Rental Market
General Market Conditions

An estimated8,153 housing units in the market ar@a 2018 are rentefoccupied,representingl7.9
percent of the occupied housing stock. The current vacancy ratentat unitsis estimated to b&.7
percent (sedable3-1 andTable3-3).

Recent Rent Trends

Figure 3-4 charts the Rent of Primary Residence, Fuels and Utilities, and All ltems Consumer Price
Indices for mediunsized cities in the Northeast over the past decade. These indices are proxies for
recent trends in rent, utilities, and overall prices (U.S. Bureau of Labor B&t2018). The renhdex
increased at an average annual rate of 2.2 percent between 2007 and 2017, outpacing general inflatior
(All items), which rose 1.6 percent per yeaepnthe same period, and utility costs, which increased at an
average annual rate of 1.0 percent over the past decade (although the utility cost index fluctuated
throughout the charted period, with steep increases offset by subsequent decline$la\emiseased

every year during this 1gear period, and the largest annual regiode increase in rent was 3.3
percent between 2007 and 2008.

Figure3-4. Recent Trends in Consumer Price Index Components,
Northeast— Size Class B/QQ07-2017
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Sources:U.S. Bureau of Labor Statisti2§18.
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Current Rents

For this study alatabas®f 822 non-mobile home rental observationss compiledor the market area
based on classified listings of apartments Aondses fo rent (Craigslist, 2018;Hotpads.com, 2018
Rainmaker Insights, 201&obert D. Niehaus, Inc., 2018) and rental lists from area real estate agents
and property managers (see Chapter 7, Organizations Contadtiéty).costs were estimated for one

two-, three, and fourplusbedroom units usingitility cost data fromLackawannaCounty Housing
Authority (2018),Monroe CountyHousing Authority(2018), utility costinformation provided by local
realtors and property managers, and utility cost data collectedef@AR Program (Robert D. Niehaus,
Inc.,2017).

The market area has a wide range of rental opportunities, which can be summarized as follows:

1 Based on a sample 88 non-mobile home rental units, ranging in rent fré&b0 per month to
$900 per month, the nmban rent for ondedroom units is$795 per month. Utility costs are
estimated to average®4 per month. Medin rent plus utilities is thu$1,019 per month for a
onebedroom rental.

1 Based on a sample 887 nonmobile home rental units, ranging in rérdm $695per month to
$1,250per month, the median rent for tda@droom units i$950 per month. Utility costs are
estimated to averadk?84 per month. Median rent plus utilities is th$k,234per month for a
two-bedroom rental.

1 Based on a sample 69nonmobile home rental units, ranging in rent fr@#b0per month to
$1,700per month, the median rent for thAieedroom units i$1,100per month. Utility costs
are estimated to avera§880 per monthMedian rent plus utilities is thusl80per month ér
a threebedroom rental.

1 Based on a sample 88 nonmobile home rental observations, ranging in rent f&900 per
month to$2,500per month, the median rent for units with four or more bedrooi$ik,825per
month. Utility costs are estimated to avex&p07 per month.Median rent plus utilities is
$1,832per month for a rental unit with four or more bedrooms.

Occupied and Vacant Rental Units by Cost and Number of Bedrooms

Based on the distribution of rental coslisscribed in the previous section (Current Rentaple 3-7
presents the distribution of the market area remteupied housing stock among costdargments, by
number of bedrooms, f&2018 Table 3-8 presents the comparable distribution of the vafamtent

units. The rental cost bands shoimrthe tables were chosen based on the pattern of rental costs in the
market area as well as theakmum AcceptableHousing Cost (MAHC)or Tobyhanna Army Depot
military personnel, which is currently equal to the Basic Allowance for Housing (BAH).
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Table3-7. Renter Occupied Housing Unjt§obyhanna Army Depatiousing Market Area2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 79 79
$2,300 - - - - 1 1
$2,200 - - - - 1 1
$2,100 - - - 11 236 247
$2,000 - - - 17 119 136
$1,900 - - - 235 399 634
$1,800 - - - 173 318 491
$1,700 - - - 537 122 659
$1,600 - - 8 436 5 449
$1,500 - - 8 647 74 729
$1,400 - - 614 513 - 1,127
$1,300 - - 748 480 - 1,228
$1,200 16 65 558 112 - 751
$1,100 132 516 311 - - 959
$1000 & Below 124 521 17 - - 662
Total 272 1,102 2,264 3,161 1,354 8,153

Source: Estimates prepared for this study.

Table3-8. Vacant for Rent Housing Unjt§obyhanna Army Depatlousing Market Area2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 6 6
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - 1 18 19
$2,000 - - - 2 9 11
$1,900 - - - 26 32 58
$1,800 - - - 19 25 44
$1,700 - - - 60 9 69
$1,600 - - - 49 - 49
$1,500 - - - 77 6 83
$1,400 - - 33 59 - 92
$1,300 - - 40 56 - 96
$1,200 - 2 80 13 - 95
$1,100 3 12 17 - - 32
$1000 & Below 5 24 1 - - 30
Total 8 38 171 362 105 684

Source: Estimates preparéar this study.
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Distribution of Unsuitable Market Area Rental Units

As previously discussed (see Quality of Housing section), an estiidategercentof the noamobile

home rental housing stock is considered unsuitable because of quality and/or safety c@hcerns.
percentage was scaled among cost band segnasstsning a higher incidence of poor quality housing

is found in the less expensive units, while rental units at the higher end of the market have a lower
incidence of poor quality housing.

Table 3-9 presents the percentage distribution of unsuitable units across bedroom types and cost band
segments for market area nomobile home rental units. These percentages were scaled amarggthe

band segmentsosthe number of unsuitable rental units with at least one bedroom amourzé® to
percent of allhonrmobilehomerental units with at least one bedrooRental mobile home units (all
unsuitable) were distributed by bedrooms based on census data antlgndssbased on current rental
observations(see sources in Current Rents sectigh) studio units, by definition, are considered
inadequate for occupancy by military personnel. Because no military personnel compete for studio units,
however, they do naffect the community housing shortfall.

Table3-9. Percentage of Unsuitable Rental Housing, by Rental Cost and Number of Bedrooms,
Tobyhanna Army Depadtlousing Market Area2018

2018 Number of Bedrooms

Rental Cost Studios One Two Three Four+

Above $2300 100.0% 0.0% 0.0% 0.0% 1.0%
$2,300 100.0% 0.0% 0.0% 0.0% 5.0%
$2,200 100.0% 0.0% 0.0% 0.0% 7.0%
$2,100 100.0% 0.0% 0.0% 1.0% 9.0%
$2,000 100.0% 0.0% 0.0% 3.0% 14.0%
$1,900 100.0% 0.0% 0.0% 4.0% 19.0%
$1,800 100.0% 0.0% 0.0% 6.0% 30.0%
$1,700 100.0% 0.0% 0.0% 9.0% 50.0%
$1,600 100.0% 0.0% 1.0% 15.0%  75.0%
$1,500 100.0% 0.0% 5.0% 20.0%  85.0%
$1,400 100.0% 0.0% 15.0% 40.0% 100.0%
$1,300 100.0% 0.0% 25.0% 55.0% 100.0%
$1,200 100.0% 12.0% 30.0% 60.0% 100.0%
$1,100 100.0% 23.0% 35.0% 100.0% 100.0%

$1000 & Below 100.0% 27.0% 50.0% 100.0% 100.0%

Source: Estimates prepared for this study.
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The numler of unsuitable rental units in the market are@0d8 is thus estimated to total903units.
The distribution of these units by cost band and bedrooms is presefitaule3-10.

Table3-10. Unsuitable Rental Housing Supply (Renteccupied and Vacant for Rent),
Tobyhanna Army Depadtlousing Market Area2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 1 1
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - - 23 23
$2,000 - - - 1 18 19
$1,900 - - - 10 82 92
$1,800 - - - 11 103 114
$1,700 - - - 53 89 142
$1,600 - - - 72 4 76
$1,500 - - - 235 68 303
$1,400 - - 97 284 - 381
$1,300 - - 197 335 - 532
$1,200 16 8 428 75 - 527
$1,100 135 122 115 - - 372
$1000 & Below 129 182 10 - - 321
Total 280 312 847 1,076 388 2,903

Source: Estimates prepared for this study.

Suitable Natural Vacancies

Not all vacant units for rent are availatfor occupancy by military members. Under current guidance

for preparing housing studies for military installations, vacant units for rent are only included in the
suitable rental housing supply to the extent that the number of vacant units exceedsah nat
equilibrium, or A mar k eTherecid aenaturadl vacpocy rate belew which there a ¢
is upward pressure on rental prices at a rate greater than the general rate of price iNfddich.
vacancies are not considered part of aliailable supply for market area househofslgtable natural

vacant rental units in the market atetal 408 unitsfor 2018(Table3-11).

ROBERT D. NIEHAUS, INC. 3-13 Economic Consulting



Tobyhanna Army Depot, Pennsylvania
2018 HOUSING MARKET ANALS 17 August2018

Table3-11. Suitable Natural Vacancie$obyhanna Army Depatiousirg Market Area 2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 6 6
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - 1 15 16
$2,000 - - - 2 8 10
$1,900 - - - 24 25 49
$1,800 - - - 17 16 33
$1,700 - - - 53 3 56
$1,600 - - - 40 - 40
$1,500 - - - 48 1 49
$1,400 - - 27 28 - 55
$1,300 - - 29 19 - 48
$1,200 - 2 10 5 - 17
$1,100 - 9 11 - - 20
$1000 & Below - 9 - - - 9
Total - 20 77 237 74 408

Source: Estimates prepared fitvis study.

Suitable Rental Supply

The suitable rental housing supply is the sum of the total occupied sUsllle 3-7) and the total
vacant supplyTable3-8), less the unsuitable rental housing suppigtle3-10) and the suitable natural
vacant unitsTable3-11). The distribution of the suitde rental housing supply for tAR@byhanna Army
Depotmarket area by cost band and bedrooms is presenteabie 3-12. The suitable rental housing
supply is thu$,526 units in2018.
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Table3-12. Suitable Rental Housing Supply (Renter Occupied and Vacant for Rent),
Tobyhanna Army Depatiousing Market Area2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 78 78
$2,300 - - - - 1 1
$2,200 - - - - 1 1
$2,100 - - - 11 216 227
$2,000 - - - 16 102 118
$1,900 - - - 227 324 551
$1,800 - - - 164 224 388
$1,700 - - - 491 39 530
$1,600 - - 8 373 1 382
$1,500 - - 8 441 11 460
$1,400 - - 523 260 - 783
$1,300 - - 562 182 - 744
$1,200 - 57 200 45 - 302
$1,100 - 397 202 - - 599
$1000 & Below - 354 8 - - 362
Total - 808 1,511 2,210 997 5,626

Source: Estimates prepared for this study.

Rental Market Outlook

By 2023 with military transitionthe offpost market area is projected to coni®&iB87renteroccupied
units andé42 vacant units for renflable 3-13 presents the distribution among cost bands and bedroom
types of the occupied rental housing supply projecte@@@8 In this forecast, the distribution of rental
units by cost segment is assumed to be the san2028 as in 2018 This is consistent with OSD
guidance thathe Maximum Acceptable Housing CgMAHC) should keep pace with rental costs. This
implies that the analysis is in reaD18 purchasing power for military personnel seeking community
housing.
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Table3-13. RenterOccupied Housing hits, With Military Transition,
Tobyhanna Army Depadtlousing Market Area2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 84 84
$2,300 - - - - 1 1
$2,200 - - - - 1 1
$2,100 - - - 12 249 261
$2,000 - - - 18 126 144
$1,900 - - - 248 419 667
$1,800 - - - 183 336 519
$1,700 - - - 568 128 696
$1,600 - - 9 461 6 476
$1,500 - - 17 684 78 779
$1,400 - - 640 535 - 1,175
$1,300 - - 791 501 - 1,292
$1,200 17 68 576 118 - 779
$1,100 140 547 329 - - 1,016
$1000 & Below 131 548 18 - - 697
Total 288 1,163 2,380 3,328 1,428 8,687

Source: Estimates prepared for this study.
Table3-14 presents the comparalgeojecteddistribution of the vacarr-rent housing stock.

Table3-14. Vaant-for-Rent Housing Unitsyith Military Transition,
Tobyhanna Army Depadtlousing Market Area2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 6 6
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - 1 17 18
$2,000 - - - 2 9 11
$1,900 - - - 25 29 54
$1,800 - - - 18 23 41
$1,700 - - - 56 9 65
$1,600 - - - 46 - 46
$1,500 - - 1 71 5 77
$1,400 - - 30 56 - 86
$1,300 - - 37 52 - 89
$1,200 - 1 78 12 - 91
$1,100 3 12 15 - - 30
$1000 & Below 5 22 1 - - 28
Total 8 35 162 339 98 642

Source: Estimates prepared for this study.
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The projectedinsuitable rental housing supply is calculated in the same manner as for the current year
and is presented ifable3-15.

Table3-15. Unsuitable Rental Housing Supply (Ren@ecupied and Vacant for Rent),
With Military Transition, Tobyhanna Army Depatiousing Market Area2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 1 1
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - - 24 24
$2,000 - - - 1 19 20
$1,900 - - - 11 86 97
$1,800 - - - 12 108 120
$1,700 - - - 56 92 148
$1,600 - - - 76 5 81
$1,500 - - 1 245 70 316
$1,400 - - 101 291 - 392
$1,300 - - 207 342 - 549
$1,200 17 8 433 78 - 536
$1,100 143 129 120 - - 392
$1000 & Below 136 188 10 - - 334
Total 296 325 872 1,112 405 3,010

Source: Estimates prepared for this study.

Table3-16 presents the projected suitable natural vacanBiesause the rental vacancy rate is forecast
to be at or belovthe natural vacancy rate, there are no excedalreacancies in the projected year.
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Table3-16. Suitable Natural Vacancie®yith Military Transition,
Tobyhanna Army Depadtlousing Market Area2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 6 6
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - 1 15 16
$2,000 - - - 2 8 10
$1,900 - - - 24 23 47
$1,800 - - - 17 16 33
$1,700 - - - 51 3 54
$1,600 - - - 39 - 39
$1,500 - - 1 45 1 47
$1,400 - - 25 27 - 52
$1,300 - - 28 19 - 47
$1,200 - 1 10 5 - 16
$1,100 - 9 10 - - 19
$1000 & Below - 8 - - - 8
Total - 18 74 230 72 394

Source: Estimates prepared for this study.

Table3-17. Suitable Rental Housing SuppWijth Military Transition,

Tobyhanna Army Depadtlousing Market Area2023

Table3-17 presents the projected suitable rental housing supply farabghanna Army Depdtousing
market arean 2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - 83 83
$2,300 - - - - 1 1
$2,200 - - - - 1 1
$2,100 - - - 12 227 239
$2,000 - - - 17 108 125
$1,900 - - - 238 339 577
$1,800 - - - 172 235 407
$1,700 - - - 517 42 559
$1,600 - - 9 392 1 402
$1,500 - - 16 465 12 493
$1,400 - - 544 273 - 817
$1,300 - - 593 192 - 785
$1,200 - 60 211 47 - 318
$1,100 - 421 214 - - 635
$1000 & Below - 374 9 - - 383
Total - 855 1,596 2,325 1,049 5,825

SourceEstimates prepared for this study.
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3.2 PUBLIGASSISTED HOUSING

Some Tobyhanna Army Depotiniformed personnel may qualify for assistance and may choose to
occupy publieassisted housing units in the market area. The federal government asthtthef
Pennsylvanieencourage and provide funding for local efforts to increase the availabilggfefand
affordable housing.

Programs Available

Publicassisted housing nedobyhanna Army Depds available through programs administeredhsy
MonroeCounty Housing Authorityandthe Lackawanna&ounty Housing Authority

Eligibility Requirements

Households are generally eligible for public housing assistance if their incomes fall below 50 percent of
the mediarhousehold income in the area. Some service personnel in the lowest pay grades without other
sources of household income may qualifgble3-18 presents the income limits for eligibility for local
housing programs iMonroe County

Table3-18. Annual Family Income Limits for HUDW$ing Assistance Eligibility, Monroe County

Family Very Low Low
Size Income Income
1 $25,950 $41,550
2 $29,650 $47,450
3 $33,350 $53,400
4 $37,050 $59,300
5 $40,050 $64,050
6 $43,000 $68,800
7 $45,950 $73,550
8 $48,950 $78,300

SourcelU.S. Department of Housing and Urban Developm20i3
Table3-19displays fair narket rents for federally assisted housinilionroe County

Table3-19. Monthly Fair Market Rent Schedules for HUD Housing Assist&nograms, Monroe County

Monthly
Bedrooms Rent

$750
$849
$1,073
$1,479
$1,611

A WNPEFLO

SourcelU.S. Department of Housing and drbDevelopment2018
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Availability to Uniformed Services Personnel

Eligibility for most assistance is based on virw-income standards. These limits effectively disqualify
nearly all military personnel from available prograras,service personnel havadomes (including
housing allowances) too high to qualify. Those uniformed personnel in the lowest pay grades who may
be able to qualify based on the number of their dependents generally wait one to three years. Since their
tours of duty are generally two four years, personnel may transfer out of the area or be promoted to
pay grades that eliminate their eligibility before a pubbsisted unit becomes available.

Future availability of publi@ssisted housing in the market area depends on the commo&funding

for such programs. Continued availability to service personnel also depends on future changes to HUD
specified income limits as compared to changes in service pay and allowances. No long term forecasts
of funding levels are available and fteéwchanges in funding cannot be anticipated.
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4. MILITARY HOUSING DEMND

This chapter is divided into five sections covering: total military housing dergamdrnmeniprovided
housing occupancy, analysis of the floor requirement3ddityhanna Army Depotanalysis of the
community rental housing demand by military households, and the affordability and adequacy of
community housing.

4.1 MILITARY PERSONNEL AND THEIR HOUSING REQUIREMENTS

This HMA reports both the accompanied and unaccompah@dsing requirements for military
personnel stationed &abbyhanna Army DepofThetotal authorized permanent party military personnel
strength is provided for current and projected years by Headquarters, Department of the @@y (
from the Army Statiaing Installation Plan (ASIP). Curren2@18 and projected 2023 permanent
party personndibtals were obtained from tt#2 March2018ASIP report {3 Decembel017 SAMAS)

by applying standard filters to include only COMPO code 1 and Z personnel @atyvArmy and non
Army personnel, respectively) and to exclude TDY Students (TYPCO 5), Trainees (TYPCO 6), and
Transient/Rotational personnel (TYPCO IRcluded in the personnel totals @®other fulttime active
duty military personnel dutgssigned whin 40 miles of the installation. These personast not
assigned tarobyhanna Army Depotbut they are entitled to seek housing assistance Trooyhanna
Army Depotand to apply for governmeypirovided housingThey include, for example, recruiters and
Reserve Officer Training CorgROTC) instructors.

The Tobyhanna Army DepoHousing Office (2018and he Ddense Manpower Data Cente20(4)

provided breakdowns of assigned permaipamty personnel by pay grade, marital statrg] family

size Thefamily size data were used to calculate military family bedreotitiements in this analysis.
Voluntarily separated personnel (geographic bachelors) were projected using national averages by grade
from the 1997 Variable Housing Allowance (VHA) Survey (UAS Force, 1998) as planning factors

Current Housing Demand

The number o&ctive duty permanent party military personagihorized foiTobyhanna Army Depair
duty-assigned in the surrounding area tofdl® personnein 2018. Table4-1 presents this total broken
down by accompaniment status gra/grade. There are an estimadunaccompanied membeisjo
military coupls, two voluntarily separated personnel, @8itimilitary families in2018

Table 4-1 also provides a breakdown of military families by bedroom entitlements. Accompanied
personnel are estimated to haveuiegments for twg three, andfour-plusbedroomunits depending

on family size and seniority. Following current guidance to assignbedroom per family member
(other than spouse), and including seniority assignm2fat@milies are entitled tdwo-bedroomunits,

32 families are entitled tahreebedroomunits, and 26 families are entitled to unitsvith four or more
bedroomgTable4-1).
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Table4-1. Military Personnel by Accompaniment Status and Bedroom Entitlements
Tobyhanna Army DepoR018

Permanent
Number of Bedrooms Military Military Voluntarily Party
Pay Grade Two Three Four+ Families Couples Separated Unaccompanied Personnel

O7 & Above - - - - - - - -
06 | - - 1 1 - - - 1
05 - 2 - 2 - - - 2
04 - 1 - 1 - 1 - 2
03 2 1 1 4 - - 1 5
02 1 - - 1 - - - 1
01 - - - - - - 1 1
Officers 3 4 2 9 - 1 2 12
W5 - - - - - - - -
w4 - - - - - - - -
w3 - - - - - - - -
W2 - - - - - - - -
w1 ; - - - - - - - -
Warrants | - - - - - - - -
E9 - 1 - 1 - 1 1 3
E8 - 2 1 3 1 - 1 5
E7 - 10 8 18 1 - 2 21
E6 12 9 9 30 - - 5 35
E5 10 5 5 20 - - 6 26
E4 2 1 1 4 - - 2 6
E3 2 - - 2 - - 2 4
E2 - - - - - - - -
El i - - - - - - - -
Enlisted | 26 28 24 78 2 1 19 100
Total 29 32 26 87 2 2 21 112

Notes: Voluntarilyseparated personnel are married perseel who do not have family members living with them in

the local areaMilitary couples are families in which bopousesare permanenparty military personnel and

form onehousehold Only one spouse is counted in timditary familiescolumn.

Source: Headquarters, Department of the Army, 28ITobyhanna Army Depdiousing Office, 2@t Defense
Manpower Data Center, 2014nd estimates prepared for this study
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Table4-2 presents unaccompanied personnel by grade and bedroom entitlen2éit&or

Table4-2. Unaccompanied Personnel by Grade and Bedroom Entitlemehtdyhanna Army Depo018

2018 Number of Bedrooms
Pay Grade One Two Three Total

O7 & Above - - - -
06 - - - -
05 -
04 -
03 -
02 -
o1 -

Officers -

[l
1
|l

[ERN
1
[E=N

N
1
N

W5 - - - -
w4 - - - -
w3 - - - -
W2 - - - -
w1 - - - -

Warrants -

E9 -
E8 -
E7 -
E6
ES
E4
E3
E2 - - - -
E1l - - -

Enlisted 10 9 - 19

NN O
1 N - -
' o
NNOON R BP-

Total 10 11 - 21

SourceEstimates prepared for this study.
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Projected Housing Demand

By 2023 total personnel strength projectedo remain at 11ermanent party personne@icluding45
personnel serving in the surrounding af€able4-3). The total number of families requiring housing

the projected year i87 and the number of unaccompanied personnel requiring hoissifigmilitary
members. The distribution of these regments among bedroom types is presentediaiple 4-3 for
families and inTable 4-4 for unaccompanied personnel. Based on seniority assignments and current
guidance to assigonebedroom per family member (other than spou®@families are entitled tbwo-
bedroomunits, 32 families are entitledatthreebedroomunits, and26 families are entitled tainits with

at leasfour bedroomgseeTable4-3).

Table4-3. Military Personnel by Accompaniment Status and Bedroom Entitlements
Tobyhanna Army Depo2023

Permanent

Number of Bedrooms Military Military Voluntarily Party
Pay Grade Two Three Four+ Families Couples Separated Unaccompanied Personnel
O7 & Above - - - - - - - -
06 - - 1 1 - - - 1
05 - 2 - 2 - - 2
o4 - 1 - 1 - 1 - 2
o3 2 1 1 4 - - 1 5
02 1 - - 1 - - - 1
01 - - - - - - 1 1
Officers | 3 4 2 9 - 1 2 12
W5 - - - - - - - -
W4 - - - - - - - -
W3 - - - - - - - -
W2 - - - - - - - -
wi - - - - - - - -
Warrants | - - - - - - - -
E9 - 1 - 1 - 1 1 3
E8 - 2 1 3 1 - 1 5
E7 - 10 8 18 1 - 2 21
E6 12 9 9 30 - - 5 35
E5 10 5 5 20 - - 6 26
E4 2 1 1 4 - - 2 6
E3 | 2 - - 2 - - 2 4
E2 - - - - - - - -
El - - - - - - - -
Enlisted | 26 28 24 78 2 1 19 100
Total 29 32 26 87 2 2 21 112

Notes: Voluntarilyseparated personnel are married personnel who do not have family begmliving with them in
the local area. Military couples are families in which bepbusesare permanenparty military personnel and
form one household. Only one spouse is counted in the military families column.

Source: Headquarters, Department of thermy, 20B; Tobyhanna Army Depdiousing Office, 2@ Defense
Manpower Data Center, 2014nd estimates prepared for this study
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Table4-4 presentainaccompanied personnel by grade and bedroom entitlemeuXar

Table4-4. Unaccompanied Personnel by Grade and Bedroom Entitlemehibyhanna Army DepoR023

2023 Number of Bedrooms
Pay Grade One Two Three Total

O7 & Above - - - -
06 - - - -
05 -
04 -
03 -
02 -
o1 -

Officers -

[l
1
|l

[ERN
1
[E=N

N
1
N

W5 - - - -
w4 - - - -
w3 - - - -
W2 - - - -
w1 - - - -

Warrants -

E9 -
E8 -
E7 -
E6
ES
E4
E3
E2 - - - -
E1l - - -

Enlisted 10 9 - 19

NN O
1 N - -
' o
NNOON R BP-

Total 10 11 - 21

SourceEstimates prepared for thigtudy.
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4.2 CURRENT GOVERNMENPROVIDED HOUSING OCCUPANCY

For analysis of current year conditiorggvernmenfprovided military family housing is considered
occupied at recent actual levelable4-5 presents the current occupancy of military family housing at
Tobyhanna Army DepofThe distribution by number of bedroosshased on the bedroom entitiements

of the personnel. Because the mix among bedroonstigfea s ed on t he ftmadioomt ar y
entitlements, the bedroom totals may not correspond to the actual distribution of bedroom types in the
onpost housing inventory. The Tobyhanna Army DepoHousing Office (2018 reports that20
accompanied militarpersonneturrentlyreside ingovernmenjprovided military family housing

Table4-5. Military Family Housing Occupangcyobyhanna Army Depo2018

2018 Number of Bedrooms
Pay Grade  Two Three Four+ Total

O7 & Above
06 - - 1 1
05 - - - -
04 - - - -
03 - - - -
02 - - - -
01 - - - -

Officers - - 1 1

W5 - - - -
w4 - - - -
w3 - - - -
w2 - - - -
w1 - - - -

Warrants - - - -

E9 - - -
E8 - 1 2
E7 - 5 7
E6 - 3 - 3
E5 - 4 4
E4 2 1 3
E3 - - - -
E2 - - - -
El - - - -

Enlisted 2 14 3 19

Total 2 14 4 20

Note:  Occupancy is based on the bedroom #dathents of
the personnel. Thyshe bedroom totals may not
correspond to the actual distribution of bedroom
types in theon-postinventory.

Source: Tobyhanna Army Depdtousing Office2018; and
estimates prepared for this study.
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For unaccompanied persainall EXES personnel are assumed to be housedHpmost unaccompanied
guartersTable4-6 presents the current floor housing requirement for unaccompanied personnel.

Table4-6. Unaccompanied Floor Housing Requiremghbbyhanna Army Depo?018

2018 Number of Bedrooms
Pay Grade One Two Three Total

O7 & Above - - - -
06 - - - -
05 - - - -
04 - - - -
03 - - - -
02 - - - -
o1 - - - -

Officers - - - -

W5 - - - -
w4 - - - -
w3 - - - -
w2 - - - -
w1 - - - -

Warrants - - - -

E9 - - - -
E8 - - - -
E7 - - - -
E6
E5
E4
E3
E2 - - - -
El - - -

Enlisted 10 - - 10

NN O
1
1
NN O

Total 10 - - 10

Source: Estimates prepared for this study.
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4.3 FLOOR ANALYSIS

Chapter 1 of this HMA defines thedr components of the floor requirement for accompanied personnel
and the orpost floor requirement for unaccompanied personnel. The following sections present the
individual components of the floor requirements analysis by grade and bedroom entitlem202 f

Accompanied Personnel
Accompanied Military Housing Community Requirement

The ten percenmilitary housingcommunity requirement is initially set to zeno this analysig(see
Chapter 1).

Key and Essential Requirements

There is on&ey and essentiglositionat Tobyhanna Army Depah 2023(Table4-7).

Table4-7. Key and Essenti®equirement Tobyhanna Army Depo2023

2023 Number of Bedrooms
Pay Grade  Two Three Four+ Total

O7 & Above
06 - - 1 1
05 - - - -
04 - - - -
03 - - - -
02 - - - -
01 - - - -

Officers - - 1 1

W5 - - - -
w4 - - - -
w3 - - - -
w2 - - - -
W1 - - - -

Warrants - - - -

E9 - - - -
E8 - - - -
E7 - - - -
E6 - - - -
E5 - - - -
E4 - - - -
E3 - - - -
E2 - - - -
El - - - -

Enlisted - - - -

Total - - 1 1

Sources: Tobyhanna Army Depdtousing Office2018and
estimates prepared for this study
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Historic Housing Requirements

Thereare no historic housing ungin the Tobyhanna Army Depomilitary family housing inventory
(Table4-8).

Table4-8. Historic HousingTobyhanna Army Depo023

2023 Number of Bedrooms
Pay Grade  Two Three Four+ Total

O7 & Above - - - -
06 - - - -
05 - - - -
04 - - - -
03 - - - -
02 - - - -
01 - - - -

Officers - - - -

W5 - - - -
w4 - - - -
w3 - - - -
W2 - - - -
w1 - - - -

Warrants - - - -

E9 - - - -
E8 - - - -
E7 - - - -
E6 - - - -
E5 - - - -
E4 - - - -
E3 - - - -
E2 - - - -
E1 - - - -

Enlisted - - - -

Total - - - -

SourceTobyhanna Army Depdiousing Offie, 2018
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Quality of Life Requirements

The quality of life requirement is determined by the numbeacocbmpaniegersonnel whose regular
military compensation (RMC) falls below 50 percent of the median family income imabghanna
Army Depot market aea. The 2018 median family incomefor Monroe Canty, Pennsylvaniais
$74,100 (U.S. Department of Housing and Urban Developm@6id.8. Onehalf of this amount is
$37,050

The RMC for2018 for each individual pay grade is the sum of the average annual base pay for that
grade, housing and subsistence allowances for that grade, and a tax adjustment reflecting the fact tha
housing and subsistence allowances are not taxed as intabie4-9 provides the2018 annual RMC

by individual grade forTobyhanna Army Depopersonnel with dependentdo pay grades collect a
regular military compensiain that falls below 50 percent of the estimated mediamlyancome for the

market areagthereforethere is naquality of life requirement

Table4-9. Regular Military Compensation (RMQ)byhanna ArmyDepot, 2018

Annual  Annual Annual Annual National Avg National Avg National Avg Local  Annual
Pay Grade Basic PayLocal BAH BAS Allowances Ann Allow Tax Adv  Advantage% Tax Adv  RMC

07 -010 $153,069 $24,768 $3,053 $27,821 $36,737 $10,656 29.0% $8,069 $188,959
06 $131,887 $24,588 $3,053 $27,641 $35,393 $9,981 28.2% $7,795 $167,323
05 $106,597 $24,372 $3,053 $27,425 $33,977 $9,516 28.0% $7,681 $141,702
04 $89,866 $22,140 $3,053 $25,193 $31,241 $7,334 23.5% $5,914 $120,972
03 $70,283 $19,044 $3,053 $22,097 $27,329 $4,050 14.8% $3,275 $95,654
02 $54,383 $18,252 $3,053 $21,305 $23,849 $3,352 14.1% $2,995 $78,682
o1 $38,890 $16,632 $3,053 $19,685 $22,373 $4,036 18.0% $3,551 $62,126

W5 $104,791 $21,636 $3,053 $24,689 $27,941 $7,788 27.9% $6,882 $136,362
w4 $87,227 $20,268 $3,053 $23,321 $28,301 $6,165 21.8% $5,080 $115,628
W3 $73,174 $19,080 $3,053 $22,133 $27,245 $4,224 15.5% $3,431 $98,738
w2 $60,612 $18,720 $3,053 $21,773 $25,889 $3,592 13.9% $3,021  $85,406
w1 $52,620 $18,396 $3,053 $21,449 $22,277 $3,380 15.2% $3,255  $77,323

E9 $80,043 $19,908 $4,433 $24,341 $29,933 $5,705 19.1% $4,639 $109,022
E8 $63,095 $18,828 $4,433 $23,261 $28,277 $3,872 13.7% $3,185 $89,540
E7 $53,884 $18,540 $4,433 $22,973 $27,233 $3,876 14.2% $3,269 $80,126
E6 $43,899 $18,288 $4,433 $22,721 $26,525 $4,899 18.5% $4,197 $70,816
E5 $35,169 $16,380 $4,433 $20,813 $24,233 $5,129 21.2% $4,406 $60,387
E4 $28,423 $15,372 $4,433 $19,805 $22,433 $4,588 20.5% $4,050 $52,279
E3 $23,749 $15,372 $4,433 $19,805 $22,961 $4,130 18.0% $3,562 $47,116
E2 $22,036 $15,372 $4,433 $19,805 $21,509 $3,896 18.1% $3,588 $45,428
El $19,660 $15,372 $4,433 $19,805 $21,929 $4,041 18.4% $3,650 $43,114

Source: U.S Department of [Bage,2018.
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This analysis assumes the floor requirement is initidily greatest of three componenkey and
essential personnel, historic housing units, and quality of life (edgeconomic relief) The
components are not additive; theeatest compwent for each grade determines the floor requirement in
that gradgTable4-10). Theoverall floor requiremeris oneunit.

Table4-10. Floor Requirement by Criterion, Accompanied Personra23

Floor Requirement Criteria

Military ~ Military  Key and Historic Quality Floor
Pay Grade Families Community Essential Units of Life Requirement

O7 & Above
06
05
04
03
02
01
Officers

PR NPR
1
1
1
1
1

©

1

Ll N1
1

1

[any

W5 - - - - - -
W4 - - - - - -
w3 - - - - - -
w2 - - - - - -
Wi - - - - - -
Warrants - - - - - -

E9 1 - - - - -
E8 3 - - - - -
E7 18 - - - - -
E6 30 - - - - -
ES 20 - - - - -
E4 4 - - - - -
E3 2 - - - - -
E2 - - - - - -
El - - - - - -
Enlisted 78 - - - - -

Total 87 - 1 - - 1

Source: Estimates epared for this study
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The total floor requirement by grade and number of bedrooms is preseittned-11.

Table4-11. Floor Requirement by Bedrooms, Accompanied Personmebyhanna Army Depo2023

2023 Number of Bedrooms
Pay Grade Two Three Four+ Total

O7 & Above
06 - - 1 1
05 - - - -
04 - - - -
03 - - - -
02 - - - -
01 - -

Officers - - 1 1

W5 - - - -
w4 - - - -
w3 - - - -
W2 - - - -
w1 - - - -

Warrants - - - -

E9 - - - -
ES - - - -
E7 - - - -
E6 - - - -
E5 - - - -
E4 - - - -
E3 - - - -
E2 - - - -
El - - - -

Enlisted - - - -

Total - - 1 1

SourceEstimates prepared for this study.

OSD policy is to rely on the private sector to house military personnel to the maximum possible extent.
Following OSD guidance, this analysis interprets the policy to mean that the difference between current
occupancy of governmeptrovided housing and ¢éhprojected floor requirement is the number of
families that would seek housing in tkemmunity over the next five years. Current occupancy of
governmenprovided housings 20 military families (Table4-5). The projected floor requirementage

unit. The difference between these two valuk9) s the number of accompanied personnel who are
assumedo gradually transition to seetlommunityhousing over thdive-yearforecast periodFor the
purposes of this analysis it is assumed the development community would respond to the potential
increase in privatsector renters by building an additiorfale units each year, representing3&

percent increase over the prdged baseline pace of residential construction. This market response
would be sufficient to accommodate all of the potentially transitioning military families; however, the
extent to which transitioning personnel are able to find prisattor housing thas suitable, i.e.,
housing that meets Army standards for affordability, quality, and number of bedrooms, is analyzed
further below.
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Unaccompanied Personnel

For unaccompanied personnel, the floor housing requirement is defined as all unaccompdtied E1

17 August2018

personnel. These personnel are assumed to be housgaviernmenfprovidedunaccompanied quarters.
Table4-12 presents the projected floor housing requirement for unaccompanied personnel.

Table4-12. Unaccompanied Flodfousing RequiremenftlTobyhanna Amy Depot 2023

2023

Number of Bedrooms

Pay Grade One Two

Three

Total

O7 & Above -

06
05
04
03
02
01

Officers -

W5
w4
W3
w2
wi

Warrants -

E9
E8
E7
E6
ES5
E4
E3
E2
El

NN O

NN O

Enlisted 10

10

Total 10

10

SourceEstimates prepaad for this study

ROBERT D. NIEHAUS, INC.

4-13

Economic Consulting



Tobyhanna Army Depot, Pennsylvania
2018 HOUSING MARKET ANALS 17 August2018

4.4 COMMUNITYHOUSING DEMAND

For accompanied personnel, total potential community housing demand is defir@li§as those
accompanied personnel in excess of the current occupamggsvefnmenprovided housingand for

2023as those personnel in excess of the projected floor requirement. For unaccompanied personnel the
potential community housing demaadualsthose personnel in excess of the floor requirement in both
years.

Accompanied Personnel

Accompanied personn@&ommuity-f i r st 0 h o us i 67dgamilies im2018 dnd&6 famibek s
in 2023 The bedroom requirements of these personnel, by grade, are shbaiten-13.

Table4-13. CommunityFirst Accompanied Housing Demantbbyhanna Army Depo2018and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade  Two Three Four+ Total Pay Grade  Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - 2 - 2 05 - 2 - 2
04 - 1 1 04 - 1 - 1
03 2 1 1 4 03 2 1 1 4
02 1 - - 1 02 1 - 1
01 - - - 01 - - - -
Officers 3 4 1 8 Officers 3 4 1 8
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
W3 - - - - W3 - - - -
W2 - - - - W2 - - - -
W1 - - - - W1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
E8 - 1 - 1 E8 - 2 1 3
E7 - 5 6 11 E7 - 10 8 18
E6 12 6 9 27 E6 12 9 9 30
E5 10 1 5 16 E5 10 5 5 20
E4 - - 1 1 E4 2 1 1 4
E3 2 - - 2 E3 2 - - 2
E2 - - - - E2 - - - -
E1l - - - - El - - - -
Enlisted 24 14 21 59 Enlisted 26 28 24 78
Total 27 18 22 67 Total 29 32 25 86

SourceEstimates prepared fahis study.
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Homeownership Rates

The current number of homeowners is calculated, by individual pay grade, based on homeownership
information provided by the Tobyhan#amy Depot Housing Office (20)8and the aggregated results

of 27 military personnel haing surveys conducted from 2006 through 2009 at Army installations
nationwide (Aberdeen Proving Ground, Camp Merrill, Camp Pliifett Field, Fort Bliss, Fort
Campbell, Fort Carson, Fort Detrick, Fort Drum, Fort Gordon, Fort Hamilton, Fort Huachuta, For
Jackson, Fort Knox, Fort Leavenworth, Fort Lee, Fort Leonard Wood, Fort McCoy, Fort Riley, Fort
Rucker, Fort Stewart, Hunter Army Air Field, Presidio of Monterey, Redstone Arsenal, West Point,
White Sands Missile Range, and USAG Miarfiihe projected nubrer of homeowners is based on the
expected change in homeownership affordability betv28d8and2023in the Tobyhanna Army Depot
housing market area.

Numerous factors determine the extent of homeownership at a military installation. Simple comparisons
of housing allowances to home prices are not sufficient to explain changes in homeownership. A more
precise measurement is needgable4-14 presents a method for calculatingaoges in affordability of
homewnership forTobyhanna Army Depopersonnel betweeB018 and 2023 This method can be

used to adjust th@018 homeownership rates 2023 If all other factors- availability of jobs for
spouses, attractiveness of the area for retirement or multiple tours of duty, expected home price
appreciation, extent of favorablaxt treatment of homeownershigpemained the same betwe2@13

and 2023 the adjustment for the change in affordability copbtentially provide an accurate measure

of homeownership i2023

The calculation shown inTable 4-14 uses themedian salesprice of a home inMonroe County.
Assuming al0 percent down payment, it is possible to calculate the amount of the mortgage carried by
the purchaser. Assuming a-$6ar fixed rate loan, it is possible to calculate monthly costs of principal
and interest on the loan. Allowance® dhen made for property taxes, insurance, and utility costs to
determine the total monthly cost of homeownership.

Assumptions about future interest rates, home prices, utility costs, and housing allowance escalation
must be formulated in order to projedtanges in affordabilityThe trend in home mortgage rates is
determined using a combination of sources, including the latest press releases and economic forecast:
from the U.S. Federal Reserve, a@ftlyear mortgageate forecasts from Freddie Mathe Motgage

Bankers Associatiorgndthe National Association of RealtorBiterest rates are assumed to increase to

5.6 percent by2023 Home prices are projected ittcrease at an averagate of 1.7 percent per year

from 2018to 2023 consistent witlrecenthistorical changes in the price of a home in the .ddddity

costs are assumed to incre@s2percent per yeagn averagegonsistent withhistoricalchanges in the
household utility component ¢iie Consumer Price Index (CPI) faredium sized cities ithe Northeast

(U.S Bureau of Labor Statistic2018).

Weightedaverage housing allowances foobyhanna Army Depomilitary families are projeed to
increaseby an average of.7 percent per year frol2018to 2023 based on historical changestierent

and utility cost componestof the CPI (U.S. Bureau ofLabor Statistics2018). Comparing the costfo
owning a home to the weightederage housing allowance (BAH 2018 and expected BAH 12023

for personnel with dependents allows fbe calculation of an Affordability Gap in dollar termas

shown inTable4-14, this gaps expectedto changefrom -$133in 2018to -$39in 2023
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Table4-14. Military Homeownership Affordability AnalysisTobyhanna Army Depot

Indicator Comment/description 2018 2023

Purchase Price Median sales price of a residential home, $152,673 $166,494
Projection to 2023 assumes 1.7%/year increase

Down Payment Assumed to be 10% of Purchase Price; $15,267 $16,649
varies with use of VA financing, other factors

Loan Amount Purchase Price less Down Payment $137,406 $149,844
Interest Rate Annual average yield on new home mortgages 4.6% 5.6%
as compiled by Federal Reserve Board; 2023
projection assumes moderate increase in rates

Monthly Payment Assumes 30-year fixed rate loan $704 $860

Property Taxes Annual amount assumed to be 1.5% of $191 $208
purchase price; shown as $/month

Insurance Annual amount assumed to be 0.75% of $95 $104
purchase price; shown as $/month

Utility Costs 2018 cost s for a 3-BR unit $380 $422
as estimated for this analysis;

2023 projection assumes 2.2%l/year increase

Monthly Cost Loan payment plus property taxes plus $1,370 $1,594
insurance plus utilities

Military Allowances Weighted average housing allowance for $1,502 $1,633
military personnel, $/month

Affordability Gap ($) Monthly Cost minus military allowance -$133 -$39
equals cost to be borne from base pay or other
income (spouse, second job, etc.)

Affordability Gap (%) Monthly Cost as a percent of military allowance 91.2% 97.6%

Adjustment Factor Relative Change in Affordabilty Gap (%) 100.0% 107.1%

Note: Total settlement/escrow costs are not shown.

Sources: Congressional Budget Offic)18; Freddie Mac2018 Mortgage Bankers Associati®2()18;
National Association of Realto&)18; U.S. Bureau of Labor Statisti2z§.18; and estimates prepared
for this study.

The Affordability Gap measured as a percent of the weighwedage housing allowance is also shown.
Tobyhanna Army Depopersonnel haveot pay, on average9l.2 percent of the average housing
allowance to cover the cost of owning a hom@®8. Because the cost of owning a home is expected
to rise faster than the weightaserage housing allowance, the cost of owning a hom20#8 is
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projected to be approximate§7.6 percent of the average housing allowance. This Tslgpercent
relative change in the Affordability Gap betwe2®l8 and 2023 (see the Adjustment Factor shown as
the last row infable4-14).

The purpose of the analysis shownTiable 4-14 is to forecast changes in affordability betwezfi8

and 2023 In addition, it is necessary to estimate how sensitive military home purchases are to these
changes in cost. There is very &tihformation available on which to base such an analysis. Therefore a
formulaic estimate must be used. It is possible to calculate the change in homeownership propensities
for each grade using the relative change in the affordability gap. Specificallghéne of families that

are not homeowners (that is, are renters) can be assunmegk fgroportionately with the relative
affordability gap. Symbolically, this can be expressed as:

Projected homeownership share =1 / (1 + Ratio of renters to homeowner2018x
Relative affordability gap in the projected year)

This adjustment factor can then be aspallatedfdomt o e
the results of the personnel surviey project homeownerdApplying the adjustment faatdo 2023
projections provides an estimate of future homeowners given the assumed trends in home prices,
housing allowances, and interest rates. Use of this approach is necessarily judgmental, and is subject tc
uncertainty due to housing and credit madaaiditions.

In the current year (2018),4.9 percent of military families are estimated to own a home in the local
area (3 homeowners; Table-45). Since the monthly cost of owning a home in the market area is
projected to increase at a faster rate than average housing allowances, homeownership rates by pa
grade are expected to decline. In 2023, using the pro forma analysis, it is projecti&iTtbyhanna

Army Depotfamilies will be homeowners, representitig)8percent of all families (Table-#5).

Military homeowners projected f@023are not affected by the definition of the floor requirement. All
military members living on the installatian 2018 are considered renters. Therefore, those personnel
simulated to be part of the transition frogovernmenfprovided housingnto community housing
between2018 and 2023 are treated as rentefist hey ar e tr ansi tgovenmentg fr
providedhousing to rentingrivatesectorcommunity housing.
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Table4-15. Accompanied Homeowner3obyhanna Army Depo®2018and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms

Pay Grade  Two Three Four+ Total Pay Grade  Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -

06 - - - - 06 - - -
05 - 1 - 1 05 - 1 - 1
04 - - - - 04 - - - -
03 - - 1 1 03 - - - -
02 - - - - 02 - - - -
01 - - - - 01 - - - -
Officers - 1 1 2 Officers - 1 - 1
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
W3 - - - - W3 - - - -
W2 - - - - W2 - - - -
W1 - - - - W1 - - - -
Warrants - - - - Warrants - - - -
E9 - - - - E9 - - - -
E8 - - - - E8 - - - -
E7 - 3 3 6 E7 - 3 3 6
E6 2 1 1 4 E6 2 1 1 4
E5 1 - - 1 E5 1 - - 1
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - El - - - -
Enlisted 3 4 4 11 Enlisted 3 4 4 11
Total 3 5 5 13 Total 3 5 4 12

SourceEstimates prepared for this study
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The number of accompanied personnel owning homes in the area is subtracted from the total community
housing demand (s€Bable 4-13 and Table 4-15) to obtain the number of accompanied renters. The
number of accompanied renters is tbdgamilies in2018 and74 families in2023(Table4-16).

Table4-16. Accompanied Renter§obyhanna Army Depo018and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade  Two Three Four+ Total Pay Grade  Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - 1 - 1 05 - 1 - 1
04 - 1 - 1 04 - 1 - 1
03 2 1 - 3 03 2 1 1 4
02 1 - - 1 02 1 - - 1
o1 - - - - o1 - - - -
Officers 3 3 - 6 Officers 3 3 1 7
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
ES8 - 1 - 1 ES8 - 2 1 3
E7 - 2 3 5 E7 - 7 5 12
E6 10 5 8 23 E6 10 8 8 26
E5 9 1 5 15 E5 9 5 5 19
E4 - - 1 1 E4 2 1 1 4
E3 2 - - 2 E3 2 - - 2
E2 - - - - E2 - - - -
El - - - - El - - - -
Enlisted 21 10 17 48 Enlisted 23 24 20 67
Total 24 13 17 54 Total 26 27 21 74

SourceEstimates prepared for this styd
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Unaccompanied Personnel

Tot al unaccompanied fAicommunity firsto hxoessof ng
the floor requirementTotal community housing demand is thls unaccompaniegersonnel ir2018

and 11 unaccompanied personnel 2023 The bedroom requirements of these personnel by grade are
shown inTable4-17.

Table4-17. CommunityFirst Unaccompanied Housing Demaritbbyhanna Army Depe2018and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - 1 - 1 03 - 1 - 1
02 - - - - 02 - - - -
o1 - 1 - 1 o1 - 1 - 1
Officers - 2 - 2 Officers - 2 - 2
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
W3 - - - - W3 - - - -
W2 - - - - W2 - - - -
W1 - - - - W1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
E8 - 1 - 1 E8 - 1 - 1
E7 - 2 - 2 E7 - 2 - 2
E6 - 5 - 5 E6 - 5 - 5
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - El - - - -
Enlisted - 9 - 9 Enlisted - 9 - 9
Total - 11 - 11 Total - 11 - 11

SourceEstimates prepared for this study.
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The estimated number of unaccompanied personnel owning homes in the community is presented in
Table4-18. Oneunaccompanied service memberegimated to owmm home in the area i8018, and
oneunaccompanied homeowniemprojected for2023 The number of unaccompanied homeowrvess
calculated using the same homeownership affordability analysis usedegbmate accompanied
homeowners.

Table4-18. Unaccompanied Homeowner$obyhanna Army Depo2018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - - - - 03 - - - -
02 - - - - 02 - - - -
o1 - - - - o1 - - - -
Officers - - - - Officers - - - -
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
W3 - - - - w3 - - - -
W2 - - - - W2 - - - -
W1 - - - - W1 - - - -
Warrants - - - - Warrants - - - -
E9 - - - - E9 - - - -
E8 - - - - E8 - - - -
E7 - - - - E7 - - - -
E6 - 1 - 1 E6 - 1 - 1
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - El - - - -
Enlisted - 1 - 1 Enlisted - 1 - 1
Total - 1 - 1 Total - 1 - 1

SourceEstimates prepared for this siy.
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The number of unaccompanied personnel owning homes in the area is subtracted from the total
community housing demand (sd@ble 4-17) to obtain tle number of unaccompanied renteffie

number of unaccompanied rentessthus ten in 2018 and 2023 Table 4-19 displays the grade and
bedroom entitlements of these renters.

Table4-19. Unaccompanied Renter3obyhanna Army Depe2018and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - 1 - 1 03 - 1 - 1
02 - - - - 02 - - - -
01 - 1 - 1 01 - 1 - 1
Officers - 2 - 2 Officers - 2 - 2
W5 - - - - w5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
E8 - 1 - 1 E8 - 1 - 1
E7 - 2 - 2 E7 - 2 - 2
E6 - 4 - 4 E6 - 4 - 4
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - E1l - - - -
Enlisted - 8 - 8 Enlisted - 8 - 8
Total - 10 - 10 Total - 10 - 10

SourceEstimates prepared for this study.
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4.5 AFFORDABILITY AND ADEQUACY

Cost is one of four DoD criteria used to determine whether housing is acceptable for accompanied
military personnel. Location (i.e., within the market area), adequate condition and facilities (that is,
decent, safe, and sanitary haggi, and bedroom entitlements are the three other criteria. However, all
three noncost criteria are related closely to cost. If market area housing is not affordable for military
families, they are more likely to reside outside the market area, or tinliveusing in substandard
condition or with inadequate facilities, or in units with fewer bedrooms than their entitlements.

Military Housing Allowances and Maximum Acceptable Housing Costs

Accompanied military personnel residing in community housing veciBasic Allowance for Housing
(BAH) in addition to base pay. Maximum Acceptable Housing Cost (MAKClrrently equal tBAH.
Military personnel are assumed to pay approximately 85 percent to 1@hpefdMAHC for rent and
utilities. If a military member finds it necessary to pay more than MAHC to obtain adequate housing,
that member is, by definition, in unacceptable housing. InTtlgyhanna Army Depotarketarea,
MAHC for military families ranges from 281 per month to 3,064 per month depending on grade.
For unaccompanied personfldIAHC ranges from $,059to $1,614 per month(Table4-20).

Table4-20. Maximum Acceptable Housing Cost, With Dependents and Without Dependents
Tobyhanna Army DepoR018

With Dependents  Without Dependents

Pay Grade BAH BAH
07 & Above $2,064 $1,614
06 $2,049 $1,575
05 $2,031 $1,551
o4 $1,845 $1,539
03 $1,587 $1,464
02 $1,521 $1,338
o1 $1,386 $1,197
W5 $1,803 $1,545
W4 $1,689 $1,527
w3 $1,590 $1,449
w2 $1,560 $1,395
W1 $1,533 $1,260
E9 $1,659 $1,443
E8 $1,569 $1,398
E7 $1,545 $1,284
E6 $1,524 $1,206
E5 $1,365 $1,143
E4 $1,281 $1,059
E3 $1,281 $1,059
E2 $1,281 $1,059
El $1,281 $1,059

Source: U.S. Department of Defen2618.
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Accompanied and Unaccompanied Renters by Cost Band

Table 4-21 presents the current accompanied rental housing requirement by rental cost band and
Table4-22 presents the projected accompanied rental housing requirement by rental cost band.

Table4-21. Accompanied Renters, by Rental CoBbbyhanna Army Depo2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - - -
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - - - -
$2,000 - - - 1 - 1
$1,900 - - - - - -
$1,800 - - - 1 , 1
$1,700 - - - - - -
$1,600 - - 2 2 2 6
$1,500 - - 7 5 5 17
$1,400 - - 7 3 6 16
$1,300 - - 5 1 2 8
$1,200 - - 3 - 2 5
$1,100 - - - - - -
$1000 & Below - - - - - -
Total - - 24 13 17 54

Source: Estimates prepared for this study.

Table4-22. Accompanied Renters, by Rental Cobbyhanna Army Depo2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total
Above $2300 - - - - - -
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - - - -
$2,000 - - - 1 - 1
$1,900 - - - - - -
$1,800 - - : 1 . 1
$1,700 - - - - - -
$1,600 - - 2 4 2 8
$1,500 - - 7 8 8 23
$1,400 - - 7 9 7 23
$1,300 - - 6 2 2 10
$1,200 - - 4 2 2 8
$1,100 - - - - - -
$1000 & Below - - - - - -
Total - - 26 27 21 74

Source: Estimates prepared for this study.
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Table 4-23 presents the current unaccompanied rental housing requirement by rental cost band and
Table4-24 presents the projected unaccompanied rental housing requirement by rental cost band.

Table4-23. Unaccompanied Renters, by Rental Gdstbyhanna Army Deot, 2018

2018 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total

Above $2300 - - - - - -
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - - - -
$2,000 - - - - - -
$1,900 - - - - - -
$1,800 - - - - - -
$1,700 - - - - - -
$1,600 - R
$1,500 - - - - _
$1,400 - -
$1,300 - R
$1,200 - -
$1,100 - -

$1000 & Below - - - - - -

Total - - 10 - - 10

Source: Estimates prepared for this study.
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Table4-24. Unaccompanied Renters, by Rental Cdstbyhanna Army Depo2023

2023 Number of Bedrooms
Rental Cost  Studios One Two Three Four+ Total

Above $2300 - - - - - -
$2,300 - - - - - -
$2,200 - - - - - -
$2,100 - - - - - -
$2,000 - - - - - -
$1,900 - - - - - -
$1,800 - - - - - -
$1,700 - - - - - -
$1,600 - - - - - -
$1,500 - -
$1,400 - -
$1,300 - R
$1,200 - -
$1,100 - -

$1000 & Below - - - - - -

Total - - 10 - - 10
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Source: Estimates prepared for this study.
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Community Shortfall

To assess the availability, affordability, and
of accepthle housingmilitary rental housing demarid comparedvith four housingmarket elements

rental costs in the market area (rents plus utilities); the level of competing demand for rental housing in
the market area; the overall amount of rental housingd;the extent of suitable rental housing in the
market area. Chapter 1 describes the methodology used in this analysis. The following sections present
the results of the analysis for both military families and unaccompanied personnel.

Accompanied Personnel

Table 4-25 presend the estimated number of expected suitable rentals likely to be captured by
accompanied renters f&2018 and 2023 A total of 27 accompaniedrentersare estimatedo be
acceptably housed R018 and48 accompanied renters are projected to be acceptably houg@a3n

Table4-25. Expected Suitable Rentals for Accompanied Rentéobyhanna Army Depat2018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade  Two Three Four+ Total Pay Grade Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - 1 - 1 05 - 1 - 1
04 - 1 - 1 04 - 1 - 1
03 2 1 - 3 03 2 1 - 3
02 1 - - 1 02 1 - - 1
01 - - - - 01 - - - -
Officers 3 3 - 6 Officers 3 3 - 6
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
W3 - - - - W3 - - - -
W2 - - - - W2 - - - -
W1 - - - - W1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
E8 - 1 - 1 E8 - 2 - 2
E7 - 2 2 E7 - 6 1 7
E6 6 2 1 9 E6 9 6 2 17
E5 7 - - 7 E5 8 3 - 11
E4 - - - - E4 2 - - 2
E3 1 - - 1 E3 2 - - 2
E2 - - - - E2 - - - -
E1l - - - El - - -
Enlisted 14 6 1 21 Enlisted 21 18 3 42
Total 17 9 1 27 Total 24 21 3 48

SourceEstimates prepared for this study.
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Total acceptable housing for accompanied persanrnéle market ares the sum of area homeowners
(Table 4-15) and expected suitable rentals in the awkatotal of 40 accompanied personnel are
acceptably housed 2018and60 accompanied personnel are acceptably hous2d23(Table4-26).

Table4-26. Total Acceptable Housing for Accompanied Personfiebyhanna Army Depo018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms

Pay Grade  Two Three Four+ Total Pay Grade  Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - 2 - 2 05 - 2 - 2
04 - 1 1 04 - 1 - 1
03 2 1 1 4 03 2 1 - 3
02 1 - - 1 02 1 - - 1
o1 - - - - o1 - - - -
Officers 3 4 1 8 Officers 3 4 - 7
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1

ES8 - 1 - 1 ES8 - 2 - 2

E7 - 5 3 8 E7 - 9 4 13

E6 8 3 2 13 E6 11 7 3 21

E5 8 - - 8 E5 9 3 - 12

E4 - - - - E4 2 - - 2

E3 1 - - 1 E3 2 - - 2

E2 - - - - E2 - - - -

El - - - - El - - - -
Enlisted 17 10 5 32 Enlisted 24 22 7 53
Total 20 14 6 40 Total 27 26 7 60

Source: Estimates prepared for this styd

ROBERT D. NIEHAUS, INC. 4-27 Economic Consulting



Tobyhanna Army Depot, Pennsylvania
2018 HOUSING MARKET ANALS 17 August2018

The communityhousing shortfall ishtus estimated to total Atits in 2018 and 26 units in 2023 (the
total community housing requirement less acceptable community housing for accompanied personnel).
The grade and bedroom breakdown of these isytiesentedn Table4-27.

Table4-27. Accompanied Community Housing Shortfdlbbyhanna Army Depo2018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms

Pay Grade  Two Three Four+ Total Pay Grade  Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - - - - 03 - - 1 1

02 - - - - 02 - -

01 - - - - 01 - -

Officers - - - - Officers - - 1 1
W5 - - - - w5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - W2 - - - -
w1 - - - - w1 - - - -

Warrants - - - - Warrants - - - -
E9 - - - - E9 - - - -
E8 - - - - E8 - - 1 1
E7 - - 3 3 E7 - 1 4 5
E6 4 3 7 14 E6 1 2 6 9
E5 2 1 5 8 E5 1 2 5 8
E4 - - 1 1 E4 - 1 1 2
E3 1 - - 1 E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - El - - - -

Enlisted 7 4 16 27 Enlisted 2 6 17 25

Total 7 4 16 27 Total 2 6 18 26

Source: Estimates prepared fahis study.
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Unaccompanied Personnel

Table 4-28 presents the estimated number of expected suitable rentals likely to be captured by
unaccompaniedenters in2018 and 2023 A total of six unaccompanied renteege estimatedo be
acceptably housenh 2018 and nine unaccompanied renteese projectedo be acceptably housed in
2023

Table4-28. ExpectedSuitable Rentals for Unaccompanied Rentef®byhanna Army Depo018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
07 & Above - - - - 07 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - 1 - 1 03 - 1 - 1
02 - - - - 02 - - - -
01 - - - - 01 - 1 - 1
Officers - 1 - 1 Officers - 2 - 2
w5 - - - - W5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
E8 - 1 - 1 E8 - 1 - 1
E7 - 1 - 1 E7 - 2 - 2
E6 - 2 - 2 E6 - 3 - 3
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - El - - - -
Enlisted - 5 - 5 Enlisted - 7 - 7
Total - 6 - 6 Total - 9 - 9

Source: Estimates prepared for this study.
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Total acceptable housing for unaccompanied persommehe market areas the sum of area
homeowners and expected suitable rentals in the area. A tagavefunaccompaied personnel are
acceptably housed 18018 and ten unaccompanied personnel are acceptably hous@®28 (Table
4-29).

Table4-29. Total Acceptable Housing for Unaccompanied Personfiebyhanna Army Depg2018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
O7 & Above - - - - O7 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - 1 - 1 03 - 1 - 1
02 - - - - 02 - - - -
01 - - - - 01 - 1 - 1
Officers - 1 - 1 Officers - 2 - 2
W5 - - - - w5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - 1 - 1 E9 - 1 - 1
E8 - 1 - 1 E8 - 1 - 1
E7 - 1 - 1 E7 - 2 - 2
E6 - 3 - 3 E6 - 4 - 4
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - E1l - - - -
Enlisted - 6 - 6 Enlisted - 8 - 8
Total - 7 - 7 Total - 10 - 10

Source: Estimates prepared for this study.
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The communityhousing shortfall for unaccompanied personnel is thus estimated tdotatainits in

2018 and one unit in 2023 (the total community housing requirement less acceptable community
housing for unaccompanied personnel). The grade and bedroom breakdown of these units is presented i
Table4-30.

Table4-30. Unaccompanied Community Housing Shortfdlbbyhanna Army Depo018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
O7 & Above - - - - 07 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - - - - 03 - - - -
02 - - - - 02 - - - -
01 - 1 - 1 01 - - - -
Officers - 1 - 1 Officers - - - -
W5 - - - - w5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - - - - E9 - - - -
E8 - - - - E8 - - - -
E7 - 1 - 1 E7 - - - -
E6 - 2 - 2 E6 - 1 - 1
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1l - - - - E1l - - - -
Enlisted - 3 - 3 Enlisted - 1 - 1
Total - 4 - 4 Total - 1 - 1

Source: Estimates prepared for this siy.
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5. SUPPL¥YDEMAND BALANCE

This chapter presents the total current and projected requirement for military family and unaccompanied
housing. Estimates and forecasts of thguirement were calculated based on information presented in
each of the previous chapters of this report.

5.1 TOTAL REQUIREMENT FOR HOUSING
Accompanied Personnel

The initial military family housing requirement 2023is a projecte®7 units, reflecting thesum of the

floor requirement and the community housing shortfallisTinitial requirement ighen adjustedas
needed to include at least 10 percent of military families in each pay grade to satisfy the military housing
community requiremer(see page-2). For this analysishe initial requirement was raised by a total of

five units, one each in grades E3, E9, 02, O4, aid The total military family housing requirement in
2023is therefore32 units(Table 51). The breakout of the requirement is preéednn Table £.

Table5-1. Floor Requirement, Private Sector Shortfall, and Total Military Family Housing Requirement
Tobyhanna Army DepoR023

Floor Requirement Criteria Private Initial 10-Percent Total Military
Military Military Key and Historic Quality Floor Sector Housing Military Housing
Pay Grade Families Community Essential Units  of Life Requirement Shortfall Requirement Community Requirement
O7 & Above - - - - - - - -
06 1 - 1 - - 1 - 1 1 1
05 2 - - - - - - - 1 1
04 1 - - - - - - 1 1
03 4 - - - - - 1 1 1 1
02 1 - - - - - - - 1 1
01 - - - - - - -
Officers 9 - 1 - - 1 1 2 5 5
W5 - - - - - - - - -
w4 - - - - - - - - -
W3 - - - - - - - - -
W2 - - - - - - - - -
wi - - - - - - - - -
Warrants - - - - - - - - -
E9 1 - - - - - - - 1 1
E8 3 - - - - - 1 1 1 1
E7 18 - - - - - 5 5 2 5
E6 30 - - - - - 9 9 3 9
E5 20 - - - - - 8 8 2 8
E4 4 - - - - - 2 2 1 2
E3 2 - - - - - - - 1 1
E2 - - - - - - - - -
El - - - - - - - - -
Enlisted 78 - - - - - 25 25 11 27
Total 87 - 1 - - 1 26 27 16 32

Note: The total military housing requirement is the greater of the initial housing requirementtendiO-percent military
community component for each grade.
Source: Estimates prepared for this study.
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The total accompanied housing requiremsnd7 units in 2018 and 32 units in 2023 In 2023 the
accompanied housing requirement comprfees two-bedram unis, nine threebedroom unitsand19
units with four or more bedroonf$able5-2).

Table5-2. Total Military Family Housing Requirementobyhanna Army Depo2018and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade  Two Three Four+ Total Pay Grade  Two Three Four+ Total
O7 & Above - - - - O7 & Above - - - -
06 - - 1 1 06 - - 1 1
05 - - - - 05 - 1 - 1
04 - - - - 04 - 1 - 1
03 - - - - 03 - - 1 1
02 - - - - 02 1 - - 1
o1 - - - - o1 - - - -
Officers - - 1 1 Officers 1 2 2 5
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - - - - E9 - 1 - 1
ES8 - 1 1 2 ES8 - - 1 1
E7 - 5 5 10 E7 - 1 4 5
E6 4 6 7 17 E6 1 2 6 9
E5 2 5 5 12 E5 1 2 5 8
E4 2 1 1 4 E4 - 1 1 2
E3 1 - - 1 E3 1 - - 1
E2 - - - - E2 - - - -
El - - - - El - - - -
Enlisted 9 18 19 46 Enlisted 3 7 17 27
Total 9 18 20 47 Total 4 9 19 32

SourceEstimates prepared for this study.
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Unaccompanied Personnel

The total unacempanied housing requirementlig units in 2018 and 11 units in 2023 reflecting the
sum of the community housing shortfall and timaccompanied floor housing requiremanboth years
(Table5-3).

Table5-3. Total Unaccompanied Housing Requiremghbbyhanna Army Depo2018 and 2023

2018 Number of Bedrooms 2023 Number of Bedrooms
Pay Grade One Two Three Total Pay Grade One Two Three Total
07 & Above - - - - 07 & Above - - - -
06 - - - - 06 - - - -
05 - - - - 05 - - - -
04 - - - - 04 - - - -
03 - - - - 03 - - - -
02 - - - - 02 - - - -
01 - 1 - 1 01 - - - -
Officers - 1 - 1 Officers - - - -
W5 - - - - W5 - - - -
w4 - - - - w4 - - - -
w3 - - - - w3 - - - -
w2 - - - - w2 - - - -
w1 - - - - w1 - - - -
Warrants - - - - Warrants - - - -
E9 - - - - E9 - - - -
E8 - - - - E8 - - - -
E7 - 1 - 1 E7 - - - -
E6 - 2 - 2 E6 - 1 - 1
E5 6 - - 6 E5 6 - - 6
E4 2 - - 2 E4 2 - - 2
E3 2 - - 2 E3 2 - - 2
E2 - - - - E2 - - - -
El - - - - E1l - - - -
Enlisted 10 3 - 13 Enlisted 10 1 - 11
Total 10 4 - 14 Total 10 1 - 11

Saurce:Estimates prepared for this study.

5.2 HOUSING DEFICIT/(SURPLUS)

This report addresses the current and projected requiremehbdsmgat Tobyhanna Army Depot
Comparison of these requirements to existing and planned future assets to determinalifeoogerg
deficit/surplus is the responsibility of Headquarters, U.S. Department of the Army in the course of
planning and budgeting for housingTatbyhanna Army Depot
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6. SUMMARY OF FINDINGS
6.1 HOUSING MARKET AREA

Tobyhanna Army Depot is located in northeastern Pennsylvania, 22 miles southeast of the city of
Scranton. The housing market area for Tobyhanna Army Depot encompasses those communities within
a 20mile commuteo f the installationds princiopal wor k
Monroe County, Lackawanna County, Pike County, and Wayne Colim¢yoffpost population in the

market area currently totals22,776 persons, having increasdxy 0.9 percentper yearsince 2010
Population is forecast to grotul percent per year, for a projected market area populafid29,886

persons irR023

6.2 HOUSING SUPPLY

Thear eads housing st ock 639840units.rOweerndcupgd uretsaccoumdot e d t
82.1 percent of occupied homes, while renters occupy the remalf7irggpercent. The rental vacancy

rate is currently estimated to [e7 percentdown from 8.8 percent in201Q The rental vacancy rate is
projected tadecrease t@.0 percentby 2023

The median monthlyental cost (rent and utilitig$or onebedroom units irthe marketarea is $,019
The median monthly rental cost favo-bedram units in the market area 4,834 Forthreebedroom
units, the median rental cost i4,480per month, andtie median rental cost for units wibur or more
bedrooms is $,832per month.

6.3 HOUSING DEMAND

The number of activeduty permanenparty military personnel authorized féobyhanna Army Depot
totals112 membersn 2018. Of this total, there ar87 families requiring housing. 18023 Tobyhanna
Army Depotpersonnektrength is projected ttwtal 112 personnel, witl87 families. Theprojected floor
requirement i®oneunit. In 2023 12 families are projected to own a homeddly, and thaemaining74
families would be renters

Currently Tobyhanna Army Depdtas21 unaccompanied personnel,which 11 are assumed to seek
housing in the private sectd@neunaccompanied service member is estimated @Hmmeowner, and
ten are rentersn 2018. In 2023 there are projected foe 21 unaccompanied personnel, whom 11
would seek private sector housing. Of theseswould bea homeowner antenwould be renters

6.4 TOTAL GOVERNMENTPROVIDEDHOUSING REQUIREMENTS

There is a total ihtary family housing requiremenbf 47 units in 2018 and a projected total
requirementbf 32 units in2023 The projected requirement is ffour two-bedroom ung, nine three
bedroom units, and9 units with at least four bedrooms. There is a total unaccompanied housing
requirement ofLl4 units in2018, and a projected total unasuopanied housing requirement &fl units in

2023
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7. ORGANIZATIONS CONTAKED

Organization

Better Homes and Gardens Wilkins & Associates

1398 Pocono Blvd
Mount Pocono, PA 18344

Century 21 Select Group
5651 Route 115, PO Box 200
Blakeslee, PA 18610

Century 21 Select Group
P.O Box AB, Locust Lake Village
Pocono Lake, PA 18347

Coldwell Banker Town & Country Properties

109 Church Street
Moscow, PA 18444

DeAngelo & Associates Real Estate
3110 PAG11
Stroudsburg, PA 18360

DNA Property Management
1128 N. 5th Street
Stroudsburg, PA 18360

Ginger B Realty
954 Route 196
Tobyhanna, PA 18466

Greater Scranton Board of Realtors
309 Davis Street
Clarks Summit, PA 18411

Housing Authority of Monroe County
1055 W. Maine Street
Stroudsburg, PA 18360

Lackawanna County Department of Planning

135 Jefferson Avenue
Scranton, PA 18503

Lackawanna County Housing Authority
145 Railroad Avenue
Peckville, PA 18452

Monroe County Planning Commission
1 Quaker Plaza
Stroudsburg, PA 18360

17 August2018

Representative

Kathy Skillman
Associate Broker
(570) 8394174

Dee Kasarda
Realtor
(570) 6432100

Jessica Ouellette
Realtor
(570) 6468844

Bob Lenchitsky
Branch Manager
(570) 8429531

Dee DeAngleo
Broker/Owner
(570) 6642828

Lauren Conti
Marketing Director
(570) 4248131

Virginia M. Battisto
Broker/Owner
(570) 8943400

James M. Kozloski
MLS-IT Coordinator
(570) 5871757

Joanne S. Bills
Property Manager
(570) 4227770

Mary Liz Donato
RegionalPlanning Manager
(570) 9636400

Representative
(570) 4893972

Nathaniel Staruch
Senior Planner
(570) 5173167
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Pocono Mountain Lakes Realty
233 Route 940
Blakeslee, PA 19610

Pocono Mountains Economic

Development Corporation
701 Main Street
Stroudsburg, PA 18360

Pocono Resorts Realty
32 Sterling Road
Mount Pocono, PA 18344

Re/Max Property Specialists
906 Route 940
Pocono Lake, PA 18347

Realty Executives
405 Dogwood Road
Stroudsburg, PA 18360

Tobyhanna Army Depot
11 Hap Arnold Boulevard
Tobyhanna, PA 18466

Weichert Realtors
2920 PAG11
Tannersville, PA 18372

17 August2018

John Snyder
Associate Broker
(570) 2340633

Charles A. Leonard
Executive Director
(570) 8391992

Sue Benedetto
Realtor/Sales Associate
(570) 6564393

Victoria M. Dietterick
Realtor
(570) 8542457

Jeff Rickert
Broker/Owner
(570) 9722940

Fred Baldi
Broker/Owner
(570) 2135200

Herb Shirly
Director, Installation Services

Richard D. Woodworth
Deputy Director, Installation Services

Steven Dupak
Housing Manager

Fernando
Realtor
(570) 6296100
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