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EXECUTIVE SUMMARY 

This Housing Market Analysis (HMA) evaluates the availability of suitable and affordable housing for 

both accompanied and unaccompanied full -time, active duty permanent party military personnel 

stationed at Tobyhanna Army Depot, Pennsylvania. This 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 military housing (U.S. Department of 

Defense, 2010). The principal assumptions and results of the analysis are shown in Table ES-1. 

Table ES-1.  Military Housing Requirements and Key Assumptions, Tobyhanna Army Depot, 2018-2023 

Assumptions/Results

 1.  Methodology Consistent with OSD Guidance for All Services
 2.  Personnel Based on 22 March 2018 ASIP Report (SAMAS as of 13 Dec 2017)
 3.  Market Area is Based on a 20-Mile Commute
 4.  Rental Mobile Homes are Inadequate for Military Members
 5.  2018 Basic Allowance for Housing (BAH) and 2018 Community Rental Costs
 6.  One Bedroom Per Family Member for Accompanied, BAH Standard for Unaccompanied
 7.  Floor Requirement for Unaccompanied Personnel is all E1-E5 Unaccompanied Personnel
 8.  Straight-Line Transition from Current Occupancy of Military Family Housing in 2018 to Floor Requirement in 2023

2018 2019 2020 2021 2022 2023

Total Permanent-Party Personnel [1]          112          112          112          112          112          112 

Total Military Families            87            87            87            87            87            87 
Post Occupancy in 2018; Floor Requirement in 2023            20            16            12              8              4              1 
Community Housing Demand            67            71            75            79            83            86 

Military Family Homeowners            13            13            13            13            13            12 
Military Family Renters            54            58            62            66            70            74 
Community Housing Shortfall            27            25            23            23            22            26 

Initial Housing Requirement            47            41            35            31            26            27 
10 Percent Military Community Adjustment [2]               -               -               -               -               -              5 
TOTAL MILITARY FAMILY HOUSING REQUIREMENT            47            41            35            31            26            32 

Military Family Housing Inventory            28            28            28            28            28            28 
Deficit/(Surplus) of Military Family Housing            19            13              7              3             (2)             4 

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

Unaccompanied Personnel Homeowners              1              1              1              1              1              1 
Unaccompanied Personnel Renters            10            10            10            10            10            10 

Community Housing Shortfall              4              2              1              1              1              1 
Total Unaccompanied Housing Requirement            14            12            11            11            11            11 

 
 Notes: [1] Full-time active duty permanent-party personnel at Tobyhanna Army Depot. Total Permanent Party Personnel include 

voluntarily-separated personnel and military spouses in dual military couples, which are not shown separately in this table. 
See Chapter 4, Tables 4-1 and 4-3, for details. 

[2] The ten percent military community adjustment reflects any increases when the initial housing requirement is less than 
ten percent of total families on a grade by grade basis and is only applied in 2023 (see Chapter 1, section 1.2.A). 

Sources: Headquarters, Department of the Army, 2018; Tobyhanna Army Depot Housing Office, 2018; Defense Manpower Data Center, 
2014; and estimates prepared for this study. 

For 2023, the accompanied personnel government-provided housing requirement totals 32 units. The 

unaccompanied housing requirement totals 11 units in 2023. 
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Chapter 1 of this report describes the OSD-approved methodology in detail. In summary, the projected 

requirement for government-provided housing consists of three components ï the floor requirement, 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 analysis (2023). These requirements are not additive but are calculated as the 

greatest of the four criteria for each grade. The four components are: 

¶ Military Family Housing Community ï ten percent of families in each grade, with a minimum of 

one military family housing unit for any pay grade with at least one family. 

¶ Key and Essential Personnel ï all key and essential, or Priority 1, personnel. 

¶ Historic Housing ï government-controlled housing units listed on or eligible for the national 

historic register. 

¶ Quality of Life ï accompanied personnel 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 requirement for government-provided 

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 equal ten percent of families (see page 1-2). The 

initial requirement was raised by a total of five units, one each in grades E3, E9, O2, O4, and O5  

(Table ES-2). 

For unaccompanied personnel, the floor housing requirement is defined as all unaccompanied E1-E5 

personnel. These unaccompanied personnel are assumed to be housed in government-provided 

unaccompanied quarters. 

The community housing shortfall is the number of military renters who would be unable to find suitable 

quality, affordable housing in the community. Summaries of the projected floor, community housing 

shortfall, and total government-provided housing requirement, by grade, are presented in Table ES-2 for 

accompanied personnel and in Table ES-3 for unaccompanied personnel. 
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Table ES-2. Floor Requirement, Private Sector Shortfall, and Total Military Family Housing Requirement, 
Tobyhanna Army Depot, 2023 

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             -               -          -        -        -               -            -                    -                 -                     - 

O6             1               -         1        -        -              1            -                   1                1                    1 

O5             2               -          -        -        -               -            -                    -                1                    1 

O4             1               -          -        -        -               -            -                    -                1                    1 

O3             4               -          -        -        -               -           1                   1                1                    1 

O2             1               -          -        -        -               -            -                    -                1                    1 

O1              -               -          -        -        -               -            -                    -                 -                     - 

Officers             9               -         1        -        -              1           1                   2                5                    5 

W5              -               -          -        -        -               -            -                    -                 -                     - 

W4              -               -          -        -        -               -            -                    -                 -                     - 

W3              -               -          -        -        -               -            -                    -                 -                     - 

W2              -               -          -        -        -               -            -                    -                 -                     - 

W1              -               -          -        -        -               -            -                    -                 -                     - 

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              -               -          -        -        -               -            -                    -                 -                     - 

E1              -               -          -        -        -               -            -                    -                 -                     - 

Enlisted          78               -          -        -        -               -         25                 25              11                  27 

Total          87               -         1        -        -              1         26                 27              16                  32 

Floor Requirement Criteria

 
 Note: The total military housing requirement is the greater of the initial housing requirement and the 10-percent military 

community component for each grade. 

Source: Headquarters, Department of the Army, 2018; Tobyhanna Army Depot Housing Office, 2018; Defense Manpower Data 
Center, 2014; and estimates prepared for this study. 
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Table ES-3.  Floor Requirement, Private Sector Shortfall, and Total Unaccompanied Personnel 
Housing Requirement, Tobyhanna Army Depot, 2023 

Total Private Total Military 
Unaccompanied Floor Sector Housing

Pay Grade Personnel Requirement Shortfall Requirement

O7 & Above                  -                -               -                - 

O6                  -                -               -                - 

O5                  -                -               -                - 

O4                  -                -               -                - 

O3                 1                -               -                - 

O2                  -                -               -                - 

O1                 1                -               -                - 

Officers                 2                -               -                - 

W5                  -                -               -                - 

W4                  -                -               -                - 

W3                  -                -               -                - 

W2                  -                -               -                - 

W1                  -                -               -                - 

Warrants                  -                -               -                - 

E9                 1                -               -                - 

E8                 1                -               -                - 

E7                 2                -               -                - 

E6                 5                -              1               1 

E5                 6               6               -               6 

E4                 2               2               -               2 

E3                 2               2               -               2 

E2                  -                -               -                - 

E1                  -                -               -                - 

Enlisted               19            10              1             11 

Total               21            10              1             11  
Source: Estimates prepared for this study. 
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The total accompanied and unaccompanied housing requirements by grade and bedroom entitlements 

are presented for accompanied personnel in Table ES-4 and unaccompanied personnel in Table ES-5.   

Table ES-4.  Total Military Family Housing Requirement by Grade and Bedroom Entitlement, 
Tobyhanna Army Depot, 2023 

2023

Pay Grade Two Three Four+ Total  

O7 & Above - - - -
O6 - - 1 1
O5 - 1 - 1
O4 - 1 - 1
O3 - - 1 1
O2 1 - - 1
O1 - - - -

Officers 1 2 2 5

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - 1 - 1
E8 - - 1 1
E7 - 1 4 5
E6 1 2 6 9
E5 1 2 5 8
E4 - 1 1 2
E3 1 - - 1
E2 - - - -
E1 - - - -

Enlisted 3 7 17 27

Total 4 9 19 32

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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Table ES-5.  Total Unaccompanied Housing Requirement by Grade and Bedroom Entitlement, 
Tobyhanna Army Depot, 2023 

2023

Pay Grade One Two Three Total

O7 & Above - - - -
O6 - - - -
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - - -

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - - - -
E8 - - - -
E7 - - - -
E6 - 1 - 1
E5 6 - - 6
E4 2 - - 2
E3 2 - - 2
E2 - - - -
E1 - - - -

Enlisted 10 1 - 11

Total 10 1 - 11

Number of Bedrooms

 
Source: Estimates prepared for this study. 

The following points compare the results of this study to those of the 2014 HMA prepared for 

Tobyhanna Army Depot (Robert D. Niehaus, Inc., 2014).  

¶ The projected 2023 requirement is 32 family housing units, three more than the projected 2018 

requirement of 29 units in the 2014 HMA. 

¶ The 2023 projection of total active-duty permanent party military personnel is 112, which is eight 

less than the 120 personnel projected in the 2014 HMA.  

¶ The projected number of military families in 2023 is 87, or five more than the projected 2019 total 

of 82 families. Demographic data characterizing Tobyhanna Army Depot personnel by pay grade 

and accompaniment status were provided by the Tobyhanna Army Depot Housing Office (2018) 

and the Defense Manpower Data Center (2014). 
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¶ In this analysis, 14.9 percent of families are homeowners in the current year, and 13.8 percent of 

families are projected to be homeowners in 2023. In the 2014 HMA, 15.0 percent of families were 

homeowners in the current year, and 14.6 percent were homeowners in the projected year. Current 

homeownership rates by pay grade in both studies were based on homeownership information 

provided by the Tobyhanna Army Depot Housing Office and the aggregated results of 27 military 

personnel housing surveys conducted from 2006 through 2009 at Army installations nationwide. 

Projected homeownership rates reflect projected changes in homeownership affordability over the 

five-year forecast period.   

¶ Rental housing became more affordable between 2014 and 2018. Over this four-year period, 

weighted-average MAHC (currently equal to BAH) increased 12.0 percent, while the total 

weighted-average rental cost of housing is estimated to have increased 6.4 percent in the market 

area.  
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1.  INTRODUCTION 

This Housing Market Analysis (HMA) evaluates the availability of housing for both accompanied and 

unaccompanied military personnel stationed at Tobyhanna Army Depot meeting Army and Department 

of Defense (DoD) standards for affordability, location, quality, and number of bedrooms. This 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 requirements analyses for military 

housing.  

1.1 STUDY PURPOSE AND SCOPE 

The purpose of this HMA is to assess the capacity of the area's housing market to provide military 

personnel with housing meeting U.S. Army and DoD criteria for acceptability. These criteria are of four 

principal types: 

(1) Location ï Housing must be located within a reasonable commute distance of the principal work 

areas of an installation.  

(2) Affordability  ï Rent plus utilities must be affordable for the military member, based on 

accompaniment status and pay grade. 

(3) Quality  ï Housing must meet or exceed minimum U.S. Army and DoD standards for decent, safe, 

and sanitary housing.  

(4) Number of Bedrooms ï 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 in time: the current year (2018) and the projected year (2023). 

Addressing projected conditions permits decision-makers to plan, budget, and implement actions to 

provide for future needs. This HMA includes an assessment of the private and public-assisted 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 HMAs (U.S. Department of 

Defense, 2010). 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 

community rental housing and the projected military rental housing demand. However, the community 

housing balance is not the sole determinant of the total government-provided military housing 

requirement. For accompanied personnel, current OSD guidance allows for a projected minimum 

government-provided housing requirement, or the floor requirement, as the greatest of four criteria for 

each pay grade: 
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¶ Military Housing Community ï Ten percent of military families in each grade, with a 

minimum of one military family housing unit for any pay grade with at least one family. The 

floor requirement is initially calculated assuming there is no military housing community 

requirement component (i.e., this component is zero). If the initial requirement for government-

provided 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 then increased to equal ten percent of 

families. 

¶ Key and Essential Personnel ï All key and essential, or Priority 1, personnel. 

¶ Historic Housing ï Government-controlled family housing listed on or eligible for listing on 

the National Register of Historic Places under the National Historic Preservation Act. 

¶ Quality of Life  ï 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 calculated for the current year of the analysis for 

accompanied personnel. For analysis of current year conditions, government-provided military family 

housing is considered to be occupied at recent actual levels. 

C. For unaccompanied personnel, the floor housing requirement is defined by Headquarters, 

Department of the Army as all E1-E5 unaccompanied personnel. These personnel are assumed to be 

housed in on-post unaccompanied quarters in both the current and projected years.  

D. For accompanied personnel, total potential community housing demand is defined for 2018 as those 

families in excess of the current occupants of government-provided housing, and for 2023 as those 

families in excess of the projected floor requirement. For unaccompanied 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 (U.S. Department of 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 HMA determines if the 

private sector could potentially provide sufficient affordable, suitable-quality rental housing for military 

renters in the local community.  

F. The methodology used in this HMA simulates a dynamic process of adjustment between market area 

housing demand and supply. The analysis incorporates changes in military manpower, competing 

civilian demand, and rental housing supply over a five-year period, estimating the military market share 

for each year of the analysis. The military market share is based on 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 acceptable quality for military personnel (see below) within the installationôs housing market 

area. The analysis uses a market segment approach, dividing the housing market into segments by cost 

(rent and utility costs) and number of bedrooms. The military share of adequate-quality housing in each 

segment (also termed expected suitable rental housing) is equal to the proportion the military demand is 

of the total competing housing demand within the segment. 
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H. This analysis evaluates the communityôs ability to absorb the potentially transitioning accompanied 

personnel over the five-year planning horizon. The potentially transitioning accompanied personnel are 

those families currently living in on-post military family housing who are in excess of the projected 

floor requirement. The government-provided family housing inventory is hypothetically adjusted to the 

floor housing requirement in five years. The number of military families occupying government-

provided housing changes each year until by the fifth year of the analysis only the floor requirement for 

housing is occupied. All those personnel simulated to be part of the transition are assumed to be renters 

in the projected years ï they are transitioning from ñrentingò government-provided housing to 

competing for rental housing in the community. 

I. The dynamic projection process applies these assumptions: 

¶ Market competition only occurs for rental housing that becomes available for rent during the 

year. Rental housing becomes available when current occupants terminate their occupancy for 

whatever purpose or additional housing units enter the rental market through new construction 

or net conversions from owner-occupancy. Estimated changes, if any, in the rental housing 

supply are based on the potential rental market response to any projected changes in demand ï 

from civilian population growth, military families moving from government-provided housing 

to the private sector, or any increases in military personnel authorizations. 

¶ 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 households currently 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 from government-provided housing to the private sector, and civilian 

households new to the housing market. 

J. Unaccompanied personnel who are not required to live on-post compete in the private sector as well. 

K. Military families and unaccompanied personnel who own their homes are considered suitably 

housed under current policy. 

L. The shortfall or surplus in the private-sector housing market is determined in the projected year as 

the difference between the militaryôs share of adequate-quality housing (expected suitable rentals) and 

the military rental housing demand. When there is insufficient private-sector rental housing of adequate 

quality in a cost-band/bedroom segment, a community housing shortfall exists in that segment. 

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

of the projected floor housing requirement and the projected community housing shortfall. If the sum of 

the projected floor housing requirement and the projected community housing shortfall is not at least ten 

percent of the total families in each pay grade, a military community adjustment factor is added so that 

the total requirement equals at least ten percent of families in each pay grade, with a minimum of one 

unit for any grade with one or more families.  
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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 policies 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 information, as discussed 

here: 

1. Tobyhanna Army Depot is assumed to remain open and functioning through the year 2023. Total 

authorized permanent party military personnel strength is provided for current (2018) and 

projected (2023) years by Headquarters, Department of the Army (2018).   

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

was based on data for assigned personnel provided by the Tobyhanna Army Depot Housing 

Office (2018) and the Defense Manpower Data Center (2014). 

3. The market area is defined as an approximate 20-mile commute along the area road network to 

and from the principal work areas on the installation. 

4. Housing is considered to be affordable if rent plus utilities does not exceed Maximum 

Acceptable Housing Cost (MAHC). MAHC equals the military Basic Allowance for Housing 

(BAH) in 2018. Military personnel are assumed to pay approximately 85 percent to 100 percent 

of MAHC for rent and utilities.  

5. Accompanied personnel were estimated to have requirements for two-, three-, or four-plus-

bedroom units based on the number of family members and pay grade of the military member. 

Family size data were provided by the Tobyhanna Army Depot Housing Office (2018) and the 

Defense Manpower Data Center (2014). Each family member, other than the spouse, is entitled 

to his or her own bedroom. Accompanied military personnel in grades E7-E9, W4-W5, and  

O4-O5 were assigned a minimum of three bedrooms due to seniority. Accompanied personnel in 

grades O6 and above were assigned a minimum of four bedrooms. The bedroom entitlements for 

unaccompanied personnel are one-bedroom units for grades E1-E5; two-bedroom units for 

grades E6-E9, W1-W3, and O1-O3; and three-bedroom units for grades W4-W5 and O4 and 

above. 

6. A community rental housing unit is classified as adequate and is considered adequate in this 

analysis if it meets the following standards (U.S. Department of Defense, 2010; Headquarters, 

Department of the Army, 2011): 

(a) the dwelling is well maintained and structurally sound. It does not pose a health, safety, or 

fire hazard; 

(b) the dwelling is a complete unit with private entrance, bathroom, and kitchen for sole use of 

its occupants. The kitchen, a bathroom, the living room and the bedrooms can be entered 

without passing through bedrooms. The kitchen has a stove and refrigerator connections, 

and space for food preparation. At least one bathroom has a shower or bathtub, lavatory, and 

a flushable toilet; 
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(c) the dwelling has air conditioning or similar cooling system and a permanently installed, 

adequately vented, heating system, if required due to climate conditions; 

(d) the dwelling has adequate electrical service; 

(e) the dwelling has washer and dryer connections, or accessible laundry facilities are on the 

premises; 

(f) the dwelling has hot and cold running potable water. In some foreign areas, construction 

standards for community housing do not provide for potable running water. In such places, 

hot and cold running water shall be provided and a continuous supply of potable water shall 

be made available; 

(g) the dwelling has sufficient sanitary and sewage disposal facilities; 

(h) is not a mobile home; 

(i) is not in an area with unacceptably high risk of crime; and 

(j) is not in an area, subdivision, or housing complex designated by a local commander as not 

acceptable for reasons of health and safety. 

7. As directed by OSD policy, all military homeowners are considered adequately housed. The 

rates of military homeownership, by pay grade, among accompanied and unaccompanied 

personnel are based on homeownership information provided by the Tobyhanna Army Depot 

Housing Office (2018) and the aggregated results of 27 military personnel housing surveys 

conducted from 2006 through 2009 at Army installations nationwide. The number of military 

homeowners was adjusted over the forecast period for anticipated changes in homeownership 

affordability between 2018 and 2023. Mobile homes owned by their military occupants were 

assumed to be acceptable, just as all other military owner-occupied units are considered 

acceptable housing regardless of any other factors involved.  

8. Current market area population and housing stock estimates were prepared using census data 

from the 2000 and 2010 censuses and the American Community Survey, current information on 

population and housing levels provided by local planning organizations, and trends extrapolated 

from these sources. 

9. The rental vacancy rate in the market area was estimated using 2000 and 2010 census structural 

relationships, information from interviews with property managers, housing development and 

population growth trends, and the latest data from the American Community Survey (U.S. 

Bureau of the Census, 2018). 
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1.4 ORGANIZATION OF THE REPORT 

The remaining sections of this report are organized to provide a comprehensive and non-technical 

assessment of housing supply and demand conditions in the market area, particularly as these affect 

housing availability for military personnel. 

Chapter 2 describes the housing market area, and its population and local economic structure. 

Chapter 3 presents a detailed analysis of the market areaôs housing stock. This analysis is provided for 

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 for government-provided military 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 area for Tobyhanna Army Depot and 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 Scranton. Figure 2-1 maps the housing market area for Tobyhanna Army Depot along with the 

Military Housing Area (PA254) used for determining BAH rates for the installation. 

Figure 2-1. Housing Market Area, Tobyhanna Army Depot, Pennsylvania 
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The housing market area for Tobyhanna Army Depot encompasses those communities within a 20-mile 

commute of the installationôs principal work areas. The northern half of the market area contains 

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 Mount Pocono. 

2.2 POPULATION 

The market area boundary was overlaid on 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 2010 

census files to compile a comprehensive database of population and housing characteristics within the 

market area as of April 2000 and April 2010. Census-tract level estimates from the 2008-2012 and  

2012-2016 American Community Survey were used to supplement the 2010 census data to estimate the 

distribution of housing by type and number of bedrooms.  

The current population of the off-post market area is approximately 122,776 persons, having grown at 

an average rate of 0.9 percent annually since 2010 (U.S. Bureau of the Census, 2018). The forecasted 

rate of population growth in the area is 1.1 percent per year, for a projected market area population of 

129,886 persons in 2023 (Center for Rural Pennsylvania, 2014). 

Figure 2-2 charts population growth rates for Monroe and Lackawanna counties and, for comparison, 

Pennsylvania and the United States as a whole. Monroe County grew rapidly at an average annual rate 

of 2.8 percent during the earlier decade (1997-2007); however, population growth slowed significantly 

in Monroe County between 2007 and 2017, averaging just above zero percent per year. Lackawanna 

Countyôs population declined during both decades by 0.1 percent per year, and the state of Pennsylvania 

grew slowly by 0.3 percent and 0.2 percent annually 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 percent per year between 2007 and 2017 (U.S. Bureau of Economic Analysis, 2018). 

Figure 2-2. Population Growth, Monroe and Lackawanna Counties, Pennsylvania, and the U.S.,  
1997–2007 and 2007-2017 

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

United States

Pennsylvania

Lackawanna County

Monroe County

Average Annual Population Change

2007-2017 1997-2007  
Sources:  U.S. Bureau of Economic Analysis, 2018; 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 2016 for Monroe and Lackawanna 

counties, Pennsylvania, and the United States. In 2016, the most recent year for which this 

comprehensive measure is available, total jobs in Monroe County (including civilian, military, wage and 

salary, and self-employed persons in all sectors) stood at 77,274.  

Total jobs increased in Monroe County between 2000 and 2005 by 2.7 percent per year, compared to 0.5 

percent and 0.9 percent average annual increases in Pennsylvania and 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 by 0.4 percent in Monroe County, 0.2 percent in Pennsylvania, 

and 0.1 percent in the United States overall. In comparison, total jobs in Lackawanna County declined 

by 0.1 percent annually between 2000 and 2005, followed by an increase of 0.1 percent per year 

between 2005 and 2010. Job growth continued to slow in Monroe County between 2010 and 2016 (0.2 

percent) while job growth rebounded in Lackawanna County, Pennsylvania, and 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, and 1.9 percent across the United States as a whole. 

Average earnings per job and per capita income in Monroe and Lackawanna counties are consistently 

lower than in the state of Pennsylvania and the U.S. overall. In 2016, average earnings per job in 

Monroe County were $48,736 (in constant 2018 dollars), compared to $48,764 in Lackawanna County, 

$61,260 in Pennsylvania, and $60,316 in the United States (see Table 2-1). Between 2000 and 2005, 

annual growth in earnings per job averaged 2.6 percent in Monroe County, 1.4 percent in Lackawanna 

County and Pennsylvania, and 0.8 percent in the United States. During the 2005-2010 period, Monroe 

County experienced growth in earnings of 0.4 percent per year, while over the same period, earnings fell 

by 0.2 percent in Lackawanna County and inched upward at the state and national levels by 0.1 percent 

per year. During the more recent period (2010-2016), earnings per job fell in Monroe County (0.2 

percent annually) and did not change significantly in Lackawanna County, while earnings per job 

increased in both the state of Pennsylvania and in the U.S. by 0.5 percent per year (see Table 2-1). 

As of 2016, per capita income stood at $40,406 in Monroe County, $45,068 in Lackawanna County, 

$52,432 in Pennsylvania, and $50,886 in the United States. Per capita income in Monroe and 

Lackawanna counties increased by 0.7 percent per year between 2000 and 2005; however, while falling 

in Monroe County during the 2005-2010 period (-0.4 percent per year), per capita income increased in 

Lackawanna County by 1.3 percent annually. Per capita income increased in both Monroe and 

Lackawanna counties during the more recent period (2010-2016), at average annual rates of 2.0 percent 

and 0.9 percent, respectively. 
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Table 2-1. Economic Indicators, Monroe and Lackawanna Counties, Pennsylvania, and the United States,  
2000, 2005, 2010, and 2016 

2000 2005 2010 2016

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%

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%

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 165,370,800 172,557,400 173,034,700 193,668,400

  Average Annual Change (%) 0.9% 0.1% 1.9%

Total Earnings (in Mill ions) $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%

Monroe County

Lackawanna County

Pennsylvania

Jurisdiction/Indicator

 
 Notes: [1] Total Jobs are average annual full- and part-time jobs, by place of work. 

[2] Average Annual Change in the 2005 column is for 2000-2005; in the 2010 column, for 2005-2010; 
and in the 2016 column, for 2010-2016.  

[3] Average Earnings per Job and Per Capita Income were converted to constant 2018 dollars using 
the implicit price deflator for personal consumption expenditures. 

Sources: U.S. Bureau of Economic Analysis, 2017 and 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 2009 

and 2010, also higher than the national average unemployment rate.  

Unemployment rates in the two counties rose from 4.9 percent in 2007 to a high of 15.7 percent in 2010, 

and has since declined to 9.2 percent in 2017.  

Unemployment rates in the two counties were lowest in 2007 (4.9 percent in Monroe County and 4.8 

percent in Lackawanna County), before rising to peaks of 9.8 percent in Monroe County and 9.0 percent 
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in Lackawanna County during the recession. A similar trend is seen at the state and national levels ï 

unemployment rates jumped sharply between 2008 and 2009 due to the recession, peaked in 2010, and 

have since trended downward through 2017.  

For 2017, annual unemployment rates were 5.9 percent in Monroe County, 5.1 percent in Lackawanna 

County, 4.9 percent in Pennsylvania, and 4.4 percent in the U.S. as whole. The latest forecasts from the 

U.S. Federal Reserve indicate the national unemployment rate could fall to 3.5 percent by 2020 (Federal 

Open Market Committee, 2018). 

Figure 2-3.  Trends in Unemployment Rates, Monroe and Lackawanna Counties, Pennsylvania,  
and the United States, 2007–2017 
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Source: U.S. Bureau of Labor Statistics, 2018. 

Figure 2-4 compares the change in total wage and salary jobs (excluding self-employed workers) during 

2016-2017 to the change measured in the previous year (2015-2016) for Monroe County, Lackawanna 

County, Pennsylvania, and the United States. Jobs expanded in Monroe County by 2.1 percent between 

2015 and 2016, exceeding gains of 0.5 percent in Lackawanna County, 0.8 percent in Pennsylvania, and 

1.7 percent in the United States as a whole. Between 2016 and 2017 jobs grew by 1.4 percent in Monroe 

County, equal to the increase at the national level, and higher than job growth in Lackawanna County 

(0.5 percent) and Pennsylvania (1.1 percent) in 2017.  
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Figure 2-4. Change in Total Wage and Salary Jobs, Monroe and Lackawanna Counties, Pennsylvania,  
and the United States, 2015–2016 and 2016-2017 
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Source: U.S. Bureau of Labor Statistics, 2018. 

Table 2-2 displays 2016 employment by major economic sector for Monroe County, Lackawanna 

County, Pennsylvania, and the United States. The share of jobs in government and government 

enterprises in Monroe County (15.3 percent) is higher than in Lackawanna County (8.9 percent), 

Pennsylvania (10.2 percent), and the United States overall (12.5 percent). The bulk of the government 

jobs are in state and local government, which accounted for 10.6 percent and 7.8 percent of total county 

employment in Monroe and Lackawanna counties, respectively. 

The second largest employment sector in Monroe County after total government is retail trade with 14.2 

percent of total jobs. Another principal economic sector is accommodation and food services (13.5 

percent), followed by health care and social assistance (10.8 percent), manufacturing (6.8 percent), other 

services except public administration (6.1 percent), and construction (5.0 percent). 

Health care and social assistance is the largest employment sector in Lackawanna County with 16.2 

percent of jobs. An additional 11.3 percent of jobs are retail trade, followed by manufacturing (7.8 

percent), accommodation and food services (7.0 percent), administrative and waste services (6.3 

percent), and other services, except public administration (5.4 percent). 
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Table 2-2. Employment by Major Economic Sector, Monroe County, Lackawanna County, Pennsylvania,  
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, civil ian 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. Bureau of Economic Analysis, 2017. 

Major employers in Monroe County include Aventis Pasteur Inc., Wal-Mart Associates Inc., Pocono 

Mountain School District, Pocono Medical Center, Kalahari Resorts LLC, Mount Airy Casino Resort, 

East Stroudsburg Area School District, and Highgate Hotels. Major employers in Lackawanna County 

include the Allied Services Foundation, Community Medical Center, Scranton School District, 

Lackawanna County, TMG Health Inc., The University of Scranton, Wal-Mart Associates Inc., and 

Cigna Health and Life Insurance Co. (Pennsylvania Department of Labor & Industry, 2017). 
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3. AREA HOUSING STOCK 

This chapter is divided into two sections covering private-sector housing and public-assisted housing. 

Data and forecasts were compiled and are presented for the housing market area defined in Chapter 2.  

3.1 PRIVATE SECTOR HOUSING 

Private-sector owners control most of the market areaôs housing 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 section, covering 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 off-post population in the market area is currently estimated to total 122,776 persons, having grown 

at an average rate of 0.9 percent annually since 2010, more slowly than during the previous decade 

(Table 3-1). The household population (persons in occupied housing units) is an estimated 122,438 

persons in 2018. Average household size decreased from 2.69 persons per household in 2000 to 2.67 

persons per household in 2010 (U.S. Bureau of the Census, 2001, 2011). However, average household 

size increased through 2018 (U.S. Bureau of the Census, 2018), and this trend is projected to continue 

over the forecast period. The number of occupied housing units has increased from 34,153 units in 2000 

to an estimated 45,592 units in 2018. There are currently an estimated 8,153 renter-occupied housing 

units in the market area, representing 17.9 percent of the occupied housing stock in 2018 (Table 3-1). 

Table 3-1.  Recent Trends and Baseline Projections of Housing Demand,  
Tobyhanna Army Depot Housing Market Area, 2000, 2010, 2018, and 2023 

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             2.70 

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        39,379 
 Percent of Baseline Total 82.6% 82.3% 82.1% 82.1%

Renter-Occupied Units          5,958          7,521          8,153          8,568 
 Percent of Baseline Total 17.4% 17.7% 17.9% 17.9%

 
Note: Average annual change in 2010 column is for 2000-2010; 2018 column is for 2010-

2018, and 2023 column is for 2018-2023. 

Sources: U.S. Bureau of the Census, 2001, 2011, 2018; Center for Rural Pennsylvania, 2014; 
and estimates prepared for this study. 
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The off-post housing stock in the market area is currently estimated to total 63,940 housing units, 

including both occupied and vacant units (Table 3-2). Single-family houses represent 89.9 percent of the 

total, while multi-family units account for 4.8 percent, and mobile homes and other types of housing 

constitute 5.3 percent of total units. Total housing units expanded at a rate of 1.3 percent per year 

between 2000 and 2010, and by 0.3 percent annually between 2010 and 2018. Based on historical trends, 

recent building permit activity, and information provided by local planners in on-site interviews, total 

housing units are expected to grow by 0.2 percent per year between 2018 and 2023. 

Table 3-2.  Recent Trends and Baseline Projections of Housing Supply, by Type of Structure, 
Tobyhanna Army Depot Housing Market Area, 2000, 2010, 2018, and 2023 

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%

 
Sources: U.S. Bureau of the Census, 2001, 2011, 2018; Center for Rural Pennsylvania, 2014; 

and estimates prepared for this study. 

Housing construction added an estimated 168 non-mobile home units per year to the housing stock 

during the 2010-2018 period, of which about 94.0 percent were single-family units (see Figure 3-1). 

Figure 3-1.  Recent Trends and Baseline Projections of Changes in Housing Supply 
Tobyhanna Army Depot Housing Market Area, 2000-2010, 2010-2018, and 2018-2023 
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Sources:  U.S. Bureau of the Census, 2002, 2011, and 2018; and estimates prepared for this study. 
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As in most housing markets, residential development in the market area is cyclical. Figure 3-2 illustrates 

the trend in building permits over the past twenty years. Permits peaked in 2005 when a total of 1,244 

single-family units and no multi -family units were permitted. Permit activity fell to the lowest level in 

two decades in 2013 when 136 single family units and two multi-family units were permitted. A total of 

224 single-family units and 50 multi-family units were permitted for 2017. 

Figure 3-2.  Building Permits for New Residential Units, Market Area Communities, 1997-2017 
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Source: U.S. Department of Housing and Urban Development, 2018; and estimates prepared for this study. 

Table 3-3 shows recent trends in vacancy rates in the market area. The overall total vacancy rate in the 

market area is an estimated 28.7 percent. Total vacancies include vacant units for sale, vacant units for 

rent, and vacant units held for seasonal or recreational use. This analysis estimates the current rental 

vacancy rate in the market area to be 7.7 percent, lower than the vacancy rate observed in the 2010 

Census (see Table 3-3). The vacancy rate of homes for sale is estimated to be 2.9 percent at the present 

time.  
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Table 3-3.  Recent Trends and Baseline Projections of Vacant Units, Tobyhanna Army Depot 
Housing Market Area, 2000, 2010, 2018, and 2023 

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 but not yet occupied; boarded-up 

units; units held for seasonal or recreational use; units held for migrant workers; 
and other units. 

Sources: U.S. Bureau of the Census, 2001, 2011, 2018; Center for Rural Pennsylvania, 2014; 
and estimates prepared for this study. 

Future Outlook  

Market area population is forecast to grow 1.1 percent per year over the five-year forecast period and the 

average household size is projected to increase slightly to 2.70 persons per household (see Table 3-1). 

New housing development in the market area is forecast to add approximately 138 units per year to the 

housing stock, an average gain of 0.2 percent per year, assuming government-provided military family 

housing is occupied at its recent actual level (Table 3-2). Vacancy rates for 2023 are projected to 

decrease in both the rental market and the for-sale market given forecasted population, housing demand, 

and housing development trends (see Table 3-3). 

Bedroom Composition of Housing  

The market areaôs renter-occupied housing stock is composed of mostly one-, two-, and three-bedroom 

units, with a distribution as shown below (U.S. Bureau of the Census, 2018; estimates prepared for this 

study): 

¶ Studio units ï 3.3 percent; 

¶ One-bedroom units ï 13.5 percent; 

¶ Two-bedroom units ï 27.9 percent; 

¶ Three-bedroom units ï 38.8 percent; 

¶ Four-plus bedroom units ï 16.5  percent; 

The breakdown of housing units by number of bedrooms (one-, two-, three-, and four-plus-bedroom 

units) is displayed in Table 3-4. The projected breakdown includes the additional units over baseline 

development that the community would be expected to build in response to the assumed transition of 

Army families from government-provided housing into community housing between 2018 and 2023. 
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Table 3-4.  Units by Number of Bedrooms in Unit with Military Transition,  
Tobyhanna Army Depot Housing Market Area, 2000, 2010, 2018, and 2023 

Housing Market Indicator 2000 2010 2018 2023

One Bedroom Units          2,230          2,464          2,502          2,512 
 Owner-occupied              397              469              496              520 
 Renter-occupied              797          1,013          1,102          1,163 
 Vacant          1,036              982              904              829 
  Vacant for Rent                25                40                38                35 

Two Bedroom Units          9,840        10,664        10,773        10,788 
 Owner-occupied          3,611          4,296          4,559          4,776 
 Renter-occupied          1,672          2,095          2,264          2,380 
 Vacant          4,557          4,273          3,950          3,632 
  Vacant for Rent              125              180              171              162 

Three Bedroom Units        28,583        32,502        33,010        33,239 
 Owner-occupied        14,838        18,427        19,663        20,679 
 Renter-occupied          2,314          2,917          3,161          3,328 
 Vacant        11,431        11,158        10,186          9,232 
  Vacant for Rent              183              388              362              339 

Four-plus Bedroom Units        13,727        16,460        17,094        17,546 
 Owner-occupied          9,289        11,810        12,639        13,317 
 Renter-occupied              979          1,246          1,354          1,428 
 Vacant          3,459          3,404          3,101          2,801 
  Vacant for Rent                46              113              105                98 

 
Sources: U.S. Bureau of the Census, 2001, 2011, and 2018; 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 vacancy characteristics than other housing units. There are an 

estimated 3,364 mobile homes in the market area in 2018, representing 5.3 percent of all market area 

housing units (Table 3-2). Less than half of mobile homes are owner-occupied (39.6 percent), while 18.1 

percent are renter-occupied and 42.4 percent are vacant (Table 3-5). Rental mobile homes account for 

8.2 percent of all rental units in the market area (Table 3-5). The vacancy rate in the rental mobile home 

market is approximately 16.5 percent, more than double the rental vacancy rate for all rental units in the 

market area (Table 3-3 and Table 3-5). 
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Table 3-5.  Recent Trends and Baseline Projections of Tenure and Occupancy of Mobile Homes,  
Tobyhanna Army Depot Housing Market Area, 2000, 2010, 2018, and 2023 

Housing Market Indicator 2000 2010 2018 2023

Owner-occupied
  Number of Units          1,905          1,372          1,331          1,300 
  Share of All Mobile Homes (%) 44.1% 40.2% 39.6% 39.2%
Renter-occupied
  Number of Units              542              597              608              612 
  Share of All Mobile Homes (%) 12.5% 17.5% 18.1% 18.4%
Total Vacant
  Number of Units          1,876          1,441          1,425          1,407 
  Share of All Mobile Homes (%) 43.4% 42.3% 42.4% 42.4%
Vacant for Rent
  Number of Units              146              120              118              116 
  Share of All Mobile Homes (%) 3.4% 3.4% 3.4% 3.4%

Total Mobile Homes          4,323          3,410          3,364          3,319 

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 Census, 2001, 2011, and 2018; and estimates prepared for this study. 

Quality of Housing  

Housing quality is one of the primary criteria used by DoD to determine the acceptability 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 of construction, building 

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 experienced high 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, or well-established neighborhoods. 

Table 3-6 displays the renter-occupied and total housing stock in the market area by year constructed. 

An estimated 29.8 percent of the rental housing stock was constructed prior to 1970 and is therefore 

more than 48 years old. 
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Table 3-6.  Housing Stock by Year Unit Constructed, Tobyhanna Army Depot Housing 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 1,535 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 4.9% 100.0% 814 1.3% 100.0%
 

Sources: U.S. Bureau of the Census, 2011 and 2018; and estimates prepared for this study. 

Local property managers, real estate professionals, and planning officials interviewed for this study in 

April  2018 were asked to identify the share of the non-mobile home rental housing stock that is 

unsuitable with respect to quality and safety issues. The average of the estimates provided by these 

professionals is 20.0 percent (Baldi, Fred; Battisto, Virginia; Benedetto, Sue; DeAngelo, Dee; 

Dietterick, Victoria; Fernando; Kasarda, Dee; Lenshitsky, Bob; Ouellette, Jessica; Rickert, Jeff; Snyder, 

John; 2018). 

The Tobyhanna Army Depot Housing Office examined census tracts for unsuitable rental housing for 

the purposes of the 2018 BAH data collection process. The Housing Office designated three census 

tracts within the market area for exclusion from BAH data collection, for reasons of poor housing 

condition, crime, or environmental concerns. The rental units in the excluded census tracts represent 

approximately 12.0 percent of the total rental housing stock in the market area; however, not all rental 

units in these tracts are of unsuitable quality. 

This analysis uses an estimate of 24.2 percent of the non-mobile home rental housing inventory as 

unsuitable by DoD criteria, reflecting an evaluation of interview data, census tract exclusions, age of the 

housing stock, and observations from windshield surveys. 

Rental mobile homes represent approximately 8.2 percent of the rental housing stock and by definition 

are unsuitable for military members (Table 3-5). This analysis therefore uses an overall estimate of 30.4 

percent of the entire rental inventory as unsuitable by DoD criteria. This figure represents a weighted 

average of the condition assessment for the non-mobile home rental housing stock and the mobile home 

portion (100 percent of the 8.2 percent of the rental housing stock that are mobile homes plus 24.2 

percent of the remaining 91.8 percent that are non-mobile home rentals). The remaining 69.6 percent of 

rental housing is adequate in quality for military families. This percentage was scaled across all market-

area units such that the largest shares of poor-quality units are in the lowest cost 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 annual civilian turnover rate 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 estimated 37,439 housing units in the market area in 2018 are owner-occupied, representing 82.1 

percent of the occupied housing stock. The current vacancy rate for units for sale is an estimated 2.9 

percent (see Table 3-1 and Table 3-3). 

Sales Prices 

Figure 3-3 charts the trend in the annual median sales price of existing homes in Monroe County, 

Lackawanna County, the Northeast Region, and the United States, between 2005 and 2017. Median 

sales prices are lower in Monroe County and Lackawanna County when compared to the Northeast 

Region or the U.S. as a whole. In 2017, the median sales price in Monroe County was $150,050, 

compared to $125,000 in Lackawanna County, $275,000 in the Northeast, and $247,200 in the United 

States. Overall, from 2005 to 2017, median home sales prices decreased in Monroe County at an average 

annual rate of -0.5 percent, while increasing annually by 1.3 percent in Lackawanna County, 0.1 percent 

in the Northeast Region, and 1.0 percent in the U.S. overall. 

Figure 3-3. Median Sales Prices of Residential Homes, Monroe County, Lackawanna County, Northeast Region, 
and the United States, 2005-2017 
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Source:  Fisher and Fisher Appraisals, 2014; Greater Scranton Board of Realtors, 2018; 
Monroe County Planning Commission, 2018; and National Association of Realtors, 
2018. 
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Rental Market  

General Market Conditions 

An estimated 8,153 housing units in the market area in 2018 are renter-occupied, representing 17.9 

percent of the occupied housing stock. The current vacancy rate for rental units is estimated to be 7.7 

percent (see Table 3-1 and Table 3-3).  

Recent Rent Trends 

Figure 3-4 charts the Rent of Primary Residence, Fuels and Utilities, and All Items Consumer Price 

Indices for medium-sized 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 Statistics, 2018). The rent index 

increased at an average annual rate of 2.2 percent between 2007 and 2017, outpacing general inflation 

(All items), which rose 1.6 percent per year over the 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 declines). Rents have increased 

every year during this 10-year period, and the largest annual region-wide increase in rent was 3.3 

percent between 2007 and 2008. 

Figure 3-4.  Recent Trends in Consumer Price Index Components,  
Northeast – Size Class B/C, 2007-2017 
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Sources: U.S. Bureau of Labor Statistics, 2018. 
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Current Rents 

For this study a database of 822 non-mobile home rental observations was compiled for the market area 

based on classified listings of apartments and houses for rent (Craigslist, 2018; Hotpads.com, 2018; 

Rainmaker Insights, 2018; Robert D. Niehaus, Inc., 2018) and rental lists from area real estate agents 

and property managers (see Chapter 7, Organizations Contacted). Utility costs were estimated for one-, 

two-, three-, and four-plus-bedroom units using utility cost data from Lackawanna County Housing 

Authority (2018), Monroe County Housing Authority (2018), utility cost information provided by local 

realtors and property managers, and utility cost data collected for the BAH Program (Robert D. Niehaus, 

Inc., 2017). 

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

¶ Based on a sample of 33 non-mobile home rental units, ranging in rent from $650 per month to 

$900 per month, the median rent for one-bedroom units is $795 per month. Utility costs are 

estimated to average $224 per month. Median rent plus utilities is thus $1,019 per month for a 

one-bedroom rental. 

¶ Based on a sample of 237 non-mobile home rental units, ranging in rent from $695 per month to 

$1,250 per month, the median rent for two-bedroom units is $950 per month. Utility costs are 

estimated to average $284 per month. Median rent plus utilities is thus $1,234 per month for a 

two-bedroom rental. 

¶ Based on a sample of 519 non-mobile home rental units, ranging in rent from $750 per month to 

$1,700 per month, the median rent for three-bedroom units is $1,100 per month. Utility costs 

are estimated to average $380 per month. Median rent plus utilities is thus $1,480 per month for 

a three-bedroom rental. 

¶ Based on a sample of 33 non-mobile home rental observations, ranging in rent from $900 per 

month to $2,500 per month, the median rent for units with four or more bedrooms is $1,325 per 

month. Utility costs are estimated to average $507 per month. Median rent plus utilities is 

$1,832 per 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 costs described in the previous section (Current Rents), Table 3-7 

presents the distribution of the market area renter-occupied housing stock among cost band segments, by 

number of bedrooms, for 2018. Table 3-8 presents the comparable distribution of the vacant-for-rent 

units. The rental cost bands shown in the tables were chosen based on the pattern of rental costs in the 

market area as well as the Maximum Acceptable Housing Cost (MAHC) for Tobyhanna Army Depot 

military personnel, which is currently equal to the Basic Allowance for Housing (BAH). 
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Table 3-7.  Renter Occupied Housing Units, Tobyhanna Army Depot Housing Market Area, 2018 

2018

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Table 3-8.  Vacant for Rent Housing Units, Tobyhanna Army Depot Housing Market Area, 2018 

2018

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 



Tobyhanna Army Depot, Pennsylvania 

2018 HOUSING MARKET ANALYSIS 17 August 2018 

ROBERT D. NIEHAUS, INC. 3-12 Economic Consulting 

Distribution of Unsuitable Market Area Rental Units  

As previously discussed (see Quality of Housing section), an estimated 24.2 percent of the non-mobile 

home rental housing stock is considered unsuitable because of quality and/or safety concerns. This 

percentage was scaled among cost band segments, assuming 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 non-mobile home rental units. These percentages were scaled among the cost 

band segments so the number of unsuitable rental units with at least one bedroom amounted to 24.2 

percent of all non-mobile-home rental units with at least one bedroom. Rental mobile home units (all 

unsuitable) were distributed by bedrooms based on census data and by cost bands based on current rental 

observations (see sources in Current Rents section). All studio units, by definition, are considered 

inadequate for occupancy by military personnel. Because no military personnel compete for studio units, 

however, they do not affect the community housing shortfall. 

Table 3-9.  Percentage of Unsuitable Rental Housing, by Rental Cost and Number of Bedrooms,  
Tobyhanna Army Depot Housing Market Area, 2018 

2018

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%

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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The number of unsuitable rental units in the market area in 2018 is thus estimated to total 2,903 units. 

The distribution of these units by cost band and bedrooms is presented in Table 3-10. 

Table 3-10.  Unsuitable Rental Housing Supply (Renter-Occupied and Vacant for Rent), 
Tobyhanna Army Depot Housing Market Area, 2018 

2018

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Suitable Natural Vacancies 

Not all vacant units for rent are available for 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 exceeds a natural, 

equilibrium, or ñmarket clearingò level of vacancies. There is a natural vacancy rate below which there 

is upward pressure on rental prices at a rate greater than the general rate of price inflation. Natural 

vacancies are not considered part of the available supply for market area households. Suitable natural 

vacant rental units in the market area total 408 units for 2018 (Table 3-11).  
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Table 3-11.  Suitable Natural Vacancies, Tobyhanna Army Depot Housing Market Area, 2018 

2018

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Suitable Rental Supply 

The suitable rental housing supply is the sum of the total occupied supply (Table 3-7) and the total 

vacant supply (Table 3-8), less the unsuitable rental housing supply (Table 3-10) and the suitable natural 

vacant units (Table 3-11). The distribution of the suitable rental housing supply for the Tobyhanna Army 

Depot market area by cost band and bedrooms is presented in Table 3-12. The suitable rental housing 

supply is thus 5,526 units in 2018. 
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Table 3-12.  Suitable Rental Housing Supply (Renter Occupied and Vacant for Rent),  
Tobyhanna Army Depot Housing Market Area, 2018 

2018

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          5,526 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Rental Market Outlook  

By 2023, with military transition, the off-post market area is projected to contain 8,587 renter-occupied 

units and 642 vacant units for rent. Table 3-13 presents the distribution among cost bands and bedroom 

types of the occupied rental housing supply projected for 2023. In this forecast, the distribution of rental 

units by cost segment is assumed to be the same in 2023 as in 2018. This is consistent with OSD 

guidance that the Maximum Acceptable Housing Cost (MAHC) should keep pace with rental costs. This 

implies that the analysis is in real 2018 purchasing power for military personnel seeking community 

housing. 
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Table 3-13.  Renter-Occupied Housing Units, With Military Transition, 
Tobyhanna Army Depot Housing Market Area, 2023 

2023

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          8,587 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Table 3-14 presents the comparable projected distribution of the vacant-for-rent housing stock. 

Table 3-14.  Vacant-for-Rent Housing Units, With Military Transition, 
Tobyhanna Army Depot Housing Market Area, 2023 

2023

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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The projected unsuitable rental housing supply is calculated in the same manner as for the current year 

and is presented in Table 3-15.  

Table 3-15.  Unsuitable Rental Housing Supply (Renter Occupied and Vacant for Rent), 
With Military Transition, Tobyhanna Army Depot Housing Market Area, 2023 

2023

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Table 3-16 presents the projected suitable natural vacancies. Because the rental vacancy rate is forecast 

to be at or below the natural vacancy rate, there are no excess rental vacancies in the projected year. 
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Table 3-16.  Suitable Natural Vacancies, With Military Transition,  
Tobyhanna Army Depot Housing Market Area, 2023 

2023

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Table 3-17 presents the projected suitable rental housing supply for the Tobyhanna Army Depot housing 

market area in 2023. 

Table 3-17.  Suitable Rental Housing Supply, With Military Transition,  
Tobyhanna Army Depot Housing Market Area, 2023 

2023

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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3.2 PUBLIC-ASSISTED HOUSING 

Some Tobyhanna Army Depot uniformed personnel may qualify for assistance and may choose to 

occupy public-assisted housing units in the market area. The federal government and the state of 

Pennsylvania encourage and provide funding for local efforts to increase the availability of safe and 

affordable housing. 

Programs Available  

Public-assisted housing near Tobyhanna Army Depot is available through programs administered by the 

Monroe County Housing Authority and the Lackawanna County Housing Authority.  

Eligibility Requirements  

Households are generally eligible for public housing assistance if their incomes fall below 50 percent of 

the median household income in the area. Some service personnel in the lowest pay grades without other 

sources of household income may qualify. Table 3-18 presents the income limits for eligibility for local 

housing programs in Monroe County.  

Table 3-18.  Annual Family Income Limits for HUD Housing 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 
 

Source: U.S. Department of Housing and Urban Development, 2018. 

Table 3-19 displays fair market rents for federally assisted housing in Monroe County. 

Table 3-19.  Monthly Fair Market Rent Schedules for HUD Housing Assistance Programs, Monroe County 

Monthly
Bedrooms Rent

0 $750 

1 $849 

2 $1,073 

3 $1,479 

4 $1,611 
 

Source: U.S. Department of Housing and Urban Development, 2018. 
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Availability to Uniformed Services Personnel  

Eligibility for most assistance is based on very-low-income standards. These limits effectively disqualify 

nearly all military personnel from available programs, as service personnel have incomes (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 to four years, personnel may transfer out of the area or be promoted to 

pay grades that eliminate their eligibility before a public-assisted unit becomes available. 

Future availability of public-assisted housing in the market area depends on the continuation of 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 future changes in funding cannot be anticipated. 
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4. MILITARY HOUSING DEMAND 

This chapter is divided into five sections covering: total military housing demand, government-provided 

housing occupancy, analysis of the floor requirements at Tobyhanna Army Depot, analysis 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 unaccompanied housing requirements for military 

personnel stationed at Tobyhanna Army Depot. The total authorized permanent party military personnel 

strength is provided for current and projected years by Headquarters, Department of the Army (2018) 

from the Army Stationing Installation Plan (ASIP). Current (2018) and projected (2023) permanent 

party personnel totals were obtained from the 22 March 2018 ASIP report (13 December 2017 SAMAS) 

by applying standard filters to include only COMPO code 1 and Z personnel (active duty Army and non-

Army personnel, respectively) and to exclude TDY Students (TYPCO 5), Trainees (TYPCO 6), and 

Transient/Rotational personnel (TYPCO T). Included in the personnel totals are 45 other full-time active 

duty military personnel duty-assigned within 40 miles of the installation. These personnel are not 

assigned to Tobyhanna Army Depot, but they are entitled to seek housing assistance from Tobyhanna 

Army Depot and to apply for government-provided housing. They include, for example, recruiters and 

Reserve Officer Training Corps (ROTC) instructors. 

The Tobyhanna Army Depot Housing Office (2018) and the Defense Manpower Data Center (2014) 

provided breakdowns of assigned permanent-party personnel by pay grade, marital status, and family 

size. The family size data were used to calculate military family bedroom entitlements in this analysis. 

Voluntarily separated personnel (geographic bachelors) were projected using national averages by grade 

from the 1997 Variable Housing Allowance (VHA) Survey (U.S. Air Force, 1998) as planning factors.  

Current Housing Demand  

The number of active duty permanent party military personnel authorized for Tobyhanna Army Depot or 

duty-assigned in the surrounding area totals 112 personnel in 2018. Table 4-1 presents this total broken 

down by accompaniment status and pay grade. There are an estimated 21 unaccompanied members, two 

military couples, two voluntarily separated personnel, and 87 military families in 2018. 

Table 4-1 also provides a breakdown of military families by bedroom entitlements. Accompanied 

personnel are estimated to have requirements for two-, three-, and four-plus-bedroom units depending 

on family size and seniority. Following current guidance to assign one bedroom per family member 

(other than spouse), and including seniority assignments, 29 families are entitled to two-bedroom units, 

32 families are entitled to three-bedroom units, and 26 families are entitled to units with four or more 

bedrooms (Table 4-1). 
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Table 4-1.  Military Personnel by Accompaniment Status and Bedroom Entitlements, 
Tobyhanna Army Depot, 2018 

Permanent
Military Military Voluntarily Party

Pay Grade Two Three Four+ Families Couples Separated Unaccompanied Personnel

O7 & Above - - - - - - - -
O6 - - 1 1 - - - 1
O5 - 2 - 2 - - - 2
O4 - 1 - 1 - 1 - 2
O3 2 1 1 4 - - 1 5
O2 1 - - 1 - - - 1
O1 - - - - - - 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 - - - - - - - -
E1 - - - - - - - -

Enlisted 26 28 24 78 2 1 19 100

Total 29 32 26 87 2 2 21 112

Number of Bedrooms

 
Notes: Voluntarily separated personnel are married personnel who do not have family members living with them in 

the local area. Military couples are families in which both spouses are permanent party military personnel and 
form one household. Only one spouse is counted in the military families column. 

Source:  Headquarters, Department of the Army, 2018; Tobyhanna Army Depot Housing Office, 2018; Defense 
Manpower Data Center, 2014; and estimates prepared for this study. 
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Table 4-2 presents unaccompanied personnel by grade and bedroom entitlement for 2018. 

Table 4-2. Unaccompanied Personnel by Grade and Bedroom Entitlements, Tobyhanna Army Depot, 2018 

2018

Pay Grade One Two Three Total

O7 & Above - - - -
O6 - - - -
O5 - - - -
O4 - - - -
O3 - 1 - 1
O2 - - - -
O1 - 1 - 1

Officers - 2 - 2

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - 1 - 1
E8 - 1 - 1
E7 - 2 - 2
E6 - 5 - 5
E5 6 - - 6
E4 2 - - 2
E3 2 - - 2
E2 - - - -
E1 - - - -

Enlisted 10 9 - 19

Total 10 11 - 21

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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Projected Housing Demand  

By 2023, total personnel strength is projected to remain at 112 permanent party personnel, including 45 

personnel serving in the surrounding area (Table 4-3). The total number of families requiring housing in 

the projected year is 87 and the number of unaccompanied personnel requiring housing is 21 military 

members. The distribution of these requirements among bedroom types is presented in Table 4-3 for 

families and in Table 4-4 for unaccompanied personnel. Based on seniority assignments and current 

guidance to assign one bedroom per family member (other than spouse), 29 families are entitled to two-

bedroom units, 32 families are entitled to three-bedroom units, and 26 families are entitled to units with 

at least four bedrooms (see Table 4-3). 

Table 4-3.  Military Personnel by Accompaniment Status and Bedroom Entitlements, 
Tobyhanna Army Depot, 2023 

Permanent
Military Military Voluntarily Party

Pay Grade Two Three Four+ Families Couples Separated Unaccompanied Personnel

O7 & Above - - - - - - - -
O6 - - 1 1 - - - 1
O5 - 2 - 2 - - - 2
O4 - 1 - 1 - 1 - 2
O3 2 1 1 4 - - 1 5
O2 1 - - 1 - - - 1
O1 - - - - - - 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 - - - - - - - -
E1 - - - - - - - -

Enlisted 26 28 24 78 2 1 19 100

Total 29 32 26 87 2 2 21 112

Number of Bedrooms

 
Notes: Voluntarily separated personnel are married personnel who do not have family members living with them in 

the local area. Military couples are families in which both spouses are permanent party military personnel and 
form one household. Only one spouse is counted in the military families column. 

Source:  Headquarters, Department of the Army, 2018; Tobyhanna Army Depot Housing Office, 2018; Defense 
Manpower Data Center, 2014; and estimates prepared for this study. 
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Table 4-4 presents unaccompanied personnel by grade and bedroom entitlement for 2023. 

Table 4-4.  Unaccompanied Personnel by Grade and Bedroom Entitlements, Tobyhanna Army Depot, 2023 

2023

Pay Grade One Two Three Total

O7 & Above - - - -
O6 - - - -
O5 - - - -
O4 - - - -
O3 - 1 - 1
O2 - - - -
O1 - 1 - 1

Officers - 2 - 2

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - 1 - 1
E8 - 1 - 1
E7 - 2 - 2
E6 - 5 - 5
E5 6 - - 6
E4 2 - - 2
E3 2 - - 2
E2 - - - -
E1 - - - -

Enlisted 10 9 - 19

Total 10 11 - 21

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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4.2 CURRENT GOVERNMENT-PROVIDED HOUSING OCCUPANCY 

For analysis of current year conditions, government-provided military family housing is considered 

occupied at recent actual levels. Table 4-5 presents the current occupancy of military family housing at 

Tobyhanna Army Depot. The distribution by number of bedrooms is based on the bedroom entitlements 

of the personnel. Because the mix among bedroom types is based on the military membersô bedroom 

entitlements, the bedroom totals may not correspond to the actual distribution of bedroom types in the 

on-post housing inventory. The Tobyhanna Army Depot Housing Office (2018) reports that 20 

accompanied military personnel currently reside in government-provided military family housing.  

Table 4-5. Military Family Housing Occupancy, Tobyhanna Army Depot, 2018 

2018

Pay Grade Two Three Four+ Total  

O7 & Above - - - -
O6 - - 1 1
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - 1 1

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - - - -
E8 - 1 1 2
E7 - 5 2 7
E6 - 3 - 3
E5 - 4 - 4
E4 2 1 - 3
E3 - - - -
E2 - - - -
E1 - - - -

Enlisted 2 14 3 19

Total 2 14 4 20

Number of Bedrooms

 
Note: Occupancy is based on the bedroom entitlements of 

the personnel. Thus, the bedroom totals may not 
correspond to the actual distribution of bedroom 
types in the on-post inventory. 

Source: Tobyhanna Army Depot Housing Office, 2018; and 
estimates prepared for this study. 
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For unaccompanied personnel, all E1-E5 personnel are assumed to be housed in on-post unaccompanied 

quarters. Table 4-6 presents the current floor housing requirement for unaccompanied personnel. 

Table 4-6. Unaccompanied Floor Housing Requirement, Tobyhanna Army Depot, 2018 

2018

Pay Grade One Two Three Total

O7 & Above - - - -
O6 - - - -
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - - -

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - - - -
E8 - - - -
E7 - - - -
E6 - - - -
E5 6 - - 6
E4 2 - - 2
E3 2 - - 2
E2 - - - -
E1 - - - -

Enlisted 10 - - 10

Total 10 - - 10

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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4.3 FLOOR ANALYSIS 

Chapter 1 of this HMA defines the four components of the floor requirement for accompanied personnel 

and the on-post floor requirement for unaccompanied personnel. The following sections present the 

individual components of the floor requirements analysis by grade and bedroom entitlements for 2023. 

Accompanied Personnel  

Accompanied Military Housing Community Requirement  

The ten percent military housing community requirement is initially set to zero in this analysis (see 

Chapter 1). 

Key and Essential Requirements 

There is one key and essential position at Tobyhanna Army Depot in 2023 (Table 4-7). 

Table 4-7.  Key and Essential Requirement, Tobyhanna Army Depot, 2023 

2023

Pay Grade Two Three Four+ Total 

O7 & Above - - - -
O6 - - 1 1
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - 1 1

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

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

Enlisted - - - -

Total - - 1 1

Number of Bedrooms

 
Sources: Tobyhanna Army Depot Housing Office, 2018 and 

estimates prepared for this study. 
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Historic Housing Requirements  

There are no historic housing units in the Tobyhanna Army Depot military family housing inventory 

(Table 4-8).  

Table 4-8.  Historic Housing, Tobyhanna Army Depot, 2023 

2023

Pay Grade Two Three Four+ Total 

O7 & Above - - - -
O6 - - - -
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - - -

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

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

Enlisted - - - -

Total - - - -

Number of Bedrooms

 
Source: Tobyhanna Army Depot Housing Office, 2018.  
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Quality of Life Requirements  

The quality of life requirement is determined by the number of accompanied personnel whose regular 

military compensation (RMC) falls below 50 percent of the median family income in the Tobyhanna 

Army Depot market area. The 2018 median family income for Monroe County, Pennsylvania, is 

$74,100 (U.S. Department of Housing and Urban Development, 2018). One-half of this amount is 

$37,050. 

The RMC for 2018 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 that 

housing and subsistence allowances are not taxed as income. Table 4-9 provides the 2018 annual RMC 

by individual grade for Tobyhanna Army Depot personnel with dependents. No pay grades collect a 

regular military compensation that falls below 50 percent of the estimated median family income for the 

market area, therefore there is no quality of life requirement. 

Table 4-9.  Regular Military Compensation (RMC), Tobyhanna Army Depot, 2018 

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

O7 - O10 $153,069 $24,768 $3,053 $27,821 $36,737 $10,656 29.0% $8,069 $188,959
O6 $131,887 $24,588 $3,053 $27,641 $35,393 $9,981 28.2% $7,795 $167,323
O5 $106,597 $24,372 $3,053 $27,425 $33,977 $9,516 28.0% $7,681 $141,702
O4 $89,866 $22,140 $3,053 $25,193 $31,241 $7,334 23.5% $5,914 $120,972
O3 $70,283 $19,044 $3,053 $22,097 $27,329 $4,050 14.8% $3,275 $95,654
O2 $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
E1 $19,660 $15,372 $4,433 $19,805 $21,929 $4,041 18.4% $3,650 $43,114

Source:  U.S Department of Defense, 2018. 
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This analysis assumes the floor requirement is initially the greatest of three components: key and 

essential personnel, historic housing units, and quality of life (targeted economic relief). The 

components are not additive; the greatest component for each grade determines the floor requirement in 

that grade (Table 4-10). The overall floor requirement is one unit. 

Table 4-10.  Floor Requirement by Criterion, Accompanied Personnel, 2023 

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

O7 & Above             -               -          -        -        -               - 

O6             1               -         1        -        -              1 

O5             2               -          -        -        -               - 

O4             1               -          -        -        -               - 

O3             4               -          -        -        -               - 

O2             1               -          -        -        -               - 

O1              -               -          -        -        -               - 

Officers             9               -         1        -        -              1 

W5              -               -          -        -        -               - 

W4              -               -          -        -        -               - 

W3              -               -          -        -        -               - 

W2              -               -          -        -        -               - 

W1              -               -          -        -        -               - 

Warrants              -               -          -        -        -               - 

E9             1               -          -        -        -               - 

E8             3               -          -        -        -               - 

E7          18               -          -        -        -               - 

E6          30               -          -        -        -               - 

E5          20               -          -        -        -               - 

E4             4               -          -        -        -               - 

E3             2               -          -        -        -               - 

E2              -               -          -        -        -               - 

E1              -               -          -        -        -               - 

Enlisted          78               -          -        -        -               - 

Total          87               -         1        -        -              1 

Floor Requirement Criteria

 
Source: Estimates prepared for this study. 
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The total floor requirement by grade and number of bedrooms is presented in Table 4-11. 

Table 4-11. Floor Requirement by Bedrooms, Accompanied Personnel, Tobyhanna Army Depot 2023 

2023

Pay Grade Two Three Four+ Total  

O7 & Above - - - -
O6 - - 1 1
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - 1 1

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

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

Enlisted - - - -

Total - - 1 1

Number of Bedrooms

 
Source: Estimates 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 government-provided housing and the projected floor requirement is the number of 

families that would seek housing in the community over the next five years. Current occupancy of 

government-provided housing is 20 military families (Table 4-5). The projected floor requirement is one 

unit. The difference between these two values (19) is the number of accompanied personnel who are 

assumed to gradually transition to seek community housing over the five-year forecast period. For the 

purposes of this analysis it is assumed the development community would respond to the potential 

increase in private-sector renters by building an additional five units each year, representing a 3.2 

percent increase over the projected 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 private-sector housing that is 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 unaccompanied E1-E5 

personnel.  These personnel are assumed to be housed in government-provided unaccompanied quarters. 

Table 4-12 presents the projected floor housing requirement for unaccompanied personnel. 

Table 4-12.  Unaccompanied Floor Housing Requirement, Tobyhanna Army Depot, 2023 

2023

Pay Grade One Two Three Total

O7 & Above - - - -
O6 - - - -
O5 - - - -
O4 - - - -
O3 - - - -
O2 - - - -
O1 - - - -

Officers - - - -

W5 - - - -
W4 - - - -
W3 - - - -
W2 - - - -
W1 - - - -

Warrants - - - -

E9 - - - -
E8 - - - -
E7 - - - -
E6 - - - -
E5 6 - - 6
E4 2 - - 2
E3 2 - - 2
E2 - - - -
E1 - - - -

Enlisted 10 - - 10

Total 10 - - 10

Number of Bedrooms

 
Source: Estimates prepared for this study 
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4.4 COMMUNITY HOUSING DEMAND 

For accompanied personnel, total potential community housing demand is defined for 2018 as those 

accompanied personnel in excess of the current occupants of government-provided housing, and for 

2023 as those personnel in excess of the projected floor requirement. For unaccompanied personnel the 

potential community housing demand equals those personnel in excess of the floor requirement in both 

years. 

Accompanied Personnel  

Accompanied personnel ñcommunity-firstò housing demand totals 67 families in 2018 and 86 families 

in 2023. The bedroom requirements of these personnel, by grade, are shown in Table 4-13. 

Table 4-13.  Community-First Accompanied Housing Demand, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total Pay Grade Two Three Four+ Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - 2 - 2 O5 - 2 - 2
O4 - 1 - 1 O4 - 1 - 1
O3 2 1 1 4 O3 2 1 1 4
O2 1 - - 1 O2 1 - - 1
O1 - - - - O1 - - - -

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 - - - -
E1 - - - - E1 - - - -

Enlisted 24 14 21 59 Enlisted 26 28 24 78

Total 27 18 22 67 Total 29 32 25 86

Number of BedroomsNumber of Bedrooms

           
Source: Estimates prepared for this 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 Tobyhanna Army Depot Housing Office (2018), and the aggregated results 

of 27 military personnel housing surveys conducted from 2006 through 2009 at Army installations 

nationwide (Aberdeen Proving Ground, Camp Merrill, Camp Parks-Moffett Field, Fort Bliss, Fort 

Campbell, Fort Carson, Fort Detrick, Fort Drum, Fort Gordon, Fort Hamilton, Fort Huachuca, Fort 

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 Miami). The projected number of homeowners is based on the 

expected change in homeownership affordability between 2018 and 2023 in 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 needed. Table 4-14 presents a method for calculating changes in affordability of 

homeownership for Tobyhanna Army Depot personnel between 2018 and 2023. This method can be 

used to adjust the 2018 homeownership rates to 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 favorable tax treatment of homeownership - remained the same between 2018 

and 2023, the adjustment for the change in affordability could potentially provide an accurate measure 

of homeownership in 2023. 

The calculation shown in Table 4-14 uses the median sales price of a home in Monroe County. 

Assuming a 10 percent down payment, it is possible to calculate the amount of the mortgage carried by 

the purchaser. Assuming a 30-year fixed rate loan, it is possible to calculate monthly costs of principal 

and interest on the loan. Allowances are then 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 project changes in affordability. The trend in home mortgage rates is 

determined using a combination of sources, including the latest press releases and economic forecasts 

from the U.S. Federal Reserve, and 30-year mortgage rate forecasts from Freddie Mac, the Mortgage 

Bankers Association, and the National Association of Realtors. Interest rates are assumed to increase to 

5.6 percent by 2023. Home prices are projected to increase at an average rate of 1.7 percent per year 

from 2018 to 2023, consistent with recent historical changes in the price of a home in the area. Utility 

costs are assumed to increase 2.2 percent per year, on average, consistent with historical changes in the 

household utility component of the Consumer Price Index (CPI) for medium sized cities in the Northeast 

(U.S Bureau of Labor Statistics, 2018). 

Weighted-average housing allowances for Tobyhanna Army Depot military families are projected to 

increase by an average of 1.7 percent per year from 2018 to 2023, based on historical changes in the rent 

and utility cost components of the CPI (U.S. Bureau of Labor Statistics, 2018). Comparing the cost of 

owning a home to the weighted-average housing allowance (BAH in 2018 and expected BAH in 2023) 

for personnel with dependents allows for the calculation of an Affordability Gap in dollar terms. As 

shown in Table 4-14, this gap is expected to change from -$133 in 2018 to -$39 in 2023. 
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Table 4-14. Military Homeownership Affordability Analysis, Tobyhanna 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

Util ity Costs 2018 cost is for a 3-BR unit $380 $422

as estimated for this analysis; 

2023 projection assumes 2.2%/year increase

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

insurance plus util ities

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 Office, 2018; Freddie Mac, 2018; Mortgage Bankers Association, 2018; 
National Association of Realtors, 2018; U.S. Bureau of Labor Statistics, 2018; and estimates prepared 
for this study. 

The Affordability Gap measured as a percent of the weighted-average housing allowance is also shown. 

Tobyhanna Army Depot personnel have to pay, on average, 91.2 percent of the average housing 

allowance to cover the cost of owning a home in 2018. Because the cost of owning a home is expected 

to rise faster than the weighted-average housing allowance, the cost of owning a home in 2023 is 
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projected to be approximately 97.6 percent of the average housing allowance. This is a 7.1 percent 

relative change in the Affordability Gap between 2018 and 2023 (see the Adjustment Factor shown as 

the last row in Table 4-14). 

The purpose of the analysis shown in Table 4-14 is to forecast changes in affordability between 2018 

and 2023. In addition, it is necessary to estimate how sensitive military home purchases are to these 

changes in cost. There is very little information 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. Specifically, the share of families that 

are not homeowners (that is, are renters) can be assumed to rise proportionately with the relative 

affordability gap. Symbolically, this can be expressed as: 

Projected homeownership share =  1 / (1 + Ratio of renters to homeowners in 2018 x 

     Relative affordability gap in the projected year) 

This adjustment factor can then be applied to each gradeôs homeownership propensity as calculated from 

the results of the personnel survey to project homeowners. Applying the adjustment factor to 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 to 

uncertainty due to housing and credit market conditions. 

In the current year (2018), 14.9 percent of military families are estimated to own a home in the local 

area (13 homeowners; Table 4-15). 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 pay 

grade are expected to decline. In 2023, using the pro forma analysis, it is projected that 12 Tobyhanna 

Army Depot families will be homeowners, representing 13.8 percent of all families (Table 4-15).  

Military homeowners projected for 2023 are not affected by the definition of the floor requirement. All 

military members living on the installation in 2018 are considered renters. Therefore, those personnel 

simulated to be part of the transition from government-provided housing into community housing 

between 2018 and 2023 are treated as renters ï they are transitioning from ñrentingò government-

provided housing to renting private-sector community housing. 
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Table 4-15.  Accompanied Homeowners, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total  Pay Grade Two Three Four+ Total  

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - 1 - 1 O5 - 1 - 1
O4 - - - - O4 - - - -
O3 - - 1 1 O3 - - - -
O2 - - - - O2 - - - -
O1 - - - - O1 - - - -

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 - - - -
E1 - - - - E1 - - - -

Enlisted 3 4 4 11 Enlisted 3 4 4 11

Total 3 5 5 13 Total 3 5 4 12

Number of BedroomsNumber of Bedrooms

Source: Estimates 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 (see Table 4-13 and Table 4-15) to obtain the number of accompanied renters. The 

number of accompanied renters is thus 54 families in 2018 and 74 families in 2023 (Table 4-16). 

Table 4-16.  Accompanied Renters, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total  Pay Grade Two Three Four+ Total  

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - 1 - 1 O5 - 1 - 1
O4 - 1 - 1 O4 - 1 - 1
O3 2 1 - 3 O3 2 1 1 4
O2 1 - - 1 O2 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
E8 - 1 - 1 E8 - 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 - - - -
E1 - - - - E1 - - - -

Enlisted 21 10 17 48 Enlisted 23 24 20 67

Total 24 13 17 54 Total 26 27 21 74

Number of Bedrooms Number of Bedrooms

 
Source: Estimates prepared for this study 
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Unaccompanied Personnel  

Total unaccompanied ñcommunity firstò housing needs are those unaccompanied personnel in excess of 

the floor requirement. Total community housing demand is thus 11 unaccompanied personnel in 2018 

and 11 unaccompanied personnel in 2023. The bedroom requirements of these personnel by grade are 

shown in Table 4-17. 

Table 4-17.  Community-First Unaccompanied Housing Demand, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - 1 - 1 O3 - 1 - 1
O2 - - - - O2 - - - -
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 - - - -
E1 - - - - E1 - - - -

Enlisted - 9 - 9 Enlisted - 9 - 9

Total - 11 - 11 Total - 11 - 11

Number of BedroomsNumber of Bedrooms

 
Source: Estimates prepared for this study. 
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The estimated number of unaccompanied personnel owning homes in the community is presented in 

Table 4-18. One unaccompanied service member is estimated to own a home in the area in 2018, and 

one unaccompanied homeowner is projected for 2023. The number of unaccompanied homeowners was 

calculated using the same homeownership affordability analysis used to estimate accompanied 

homeowners. 

Table 4-18.  Unaccompanied Homeowners, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - - - - O3 - - - -
O2 - - - - O2 - - - -
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 - - - -
E1 - - - - E1 - - - -

Enlisted - 1 - 1 Enlisted - 1 - 1

Total - 1 - 1 Total - 1 - 1

Number of Bedrooms Number of Bedrooms

 
Source: Estimates prepared for this study. 
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The number of unaccompanied personnel owning homes in the area is subtracted from the total 

community housing demand (see Table 4-17) to obtain the number of unaccompanied renters. The 

number of unaccompanied renters is thus ten in 2018 and 2023. Table 4-19 displays the grade and 

bedroom entitlements of these renters. 

Table 4-19.  Unaccompanied Renters, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - 1 - 1 O3 - 1 - 1
O2 - - - - O2 - - - -
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 - 4 - 4 E6 - 4 - 4
E5 - - - - E5 - - - -
E4 - - - - E4 - - - -
E3 - - - - E3 - - - -
E2 - - - - E2 - - - -
E1 - - - - E1 - - - -

Enlisted - 8 - 8 Enlisted - 8 - 8

Total - 10 - 10 Total - 10 - 10

Number of BedroomsNumber of Bedrooms

 
Source: Estimates 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 housing), and bedroom entitlements are the three other criteria. However, all 

three non-cost 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 to live in housing 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 receive a Basic Allowance for Housing 

(BAH) in addition to base pay. Maximum Acceptable Housing Cost (MAHC) is currently equal to BAH. 

Military personnel are assumed to pay approximately 85 percent to 100 percent of MAHC 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. In the Tobyhanna Army Depot market area, 

MAHC for military families ranges from $1,281 per month to $2,064 per month depending on grade. 

For unaccompanied personnel, MAHC ranges from $1,059 to $1,614 per month (Table 4-20). 

Table 4-20.  Maximum Acceptable Housing Cost, With Dependents and Without Dependents, 
Tobyhanna Army Depot, 2018 

With Dependents Without Dependents
Pay Grade BAH BAH

O7 & Above $2,064 $1,614
O6 $2,049 $1,575
O5 $2,031 $1,551
O4 $1,845 $1,539
O3 $1,587 $1,464
O2 $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
E1 $1,281 $1,059

 
Source: U.S. Department of Defense, 2018. 
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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  

Table 4-22 presents the projected accompanied rental housing requirement by rental cost band.  

Table 4-21.  Accompanied Renters, by Rental Cost, Tobyhanna Army Depot, 2018 

2018

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 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Table 4-22.  Accompanied Renters, by Rental Cost, Tobyhanna Army Depot, 2023 

2023

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 

Number of Bedrooms

 
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 

Table 4-24 presents the projected unaccompanied rental housing requirement by rental cost band. 

Table 4-23.  Unaccompanied Renters, by Rental Cost, Tobyhanna Army Depot, 2018 

2018

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              -              -             2              -              - 2
$1,300              -              -             2              -              - 2
$1,200              -              -             4              -              - 4
$1,100              -              -             2              -              - 2

$1000 & Below              -              -              -              -              - -

Total            -              -             10            -              -                 10 

Number of Bedrooms

 
Source: Estimates prepared for this study. 

Table 4-24.  Unaccompanied Renters, by Rental Cost, Tobyhanna Army Depot, 2023 

2023

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              -              -             2              -              - 2
$1,300              -              -             2              -              - 2
$1,200              -              -             4              -              - 4
$1,100              -              -             2              -              - 2

$1000 & Below              -              -              -              -              - -

Total            -              -             10            -              -                 10 

Number of Bedrooms

 
Source: Estimates prepared for this study. 
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Community Shortfall  

To assess the availability, affordability, and adequacy of community rentals under the Armyôs definition 

of acceptable housing, military rental housing demand is compared with four housing market 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 housing; and 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 presents the estimated number of expected suitable rentals likely to be captured by 

accompanied renters for 2018 and 2023. A total of 27 accompanied renters are estimated to be 

acceptably housed in 2018 and 48 accompanied renters are projected to be acceptably housed in 2023. 

Table 4-25.  Expected Suitable Rentals for Accompanied Renters, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total  Pay Grade Two Three Four+ Total  

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - 1 - 1 O5 - 1 - 1
O4 - 1 - 1 O4 - 1 - 1
O3 2 1 - 3 O3 2 1 - 3
O2 1 - - 1 O2 1 - - 1
O1 - - - - O1 - - - -

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 - - - -
E1 - - - - E1 - - - -

Enlisted 14 6 1 21 Enlisted 21 18 3 42

Total 17 9 1 27 Total 24 21 3 48

Number of BedroomsNumber of Bedrooms

 
Source: Estimates prepared for this study. 
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Total acceptable housing for accompanied personnel in the market area is the sum of area homeowners 

(Table 4-15) and expected suitable rentals in the area. A total of 40 accompanied personnel are 

acceptably housed in 2018 and 60 accompanied personnel are acceptably housed in 2023 (Table 4-26). 

Table 4-26.  Total Acceptable Housing for Accompanied Personnel, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total  Pay Grade Two Three Four+ Total  

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - 2 - 2 O5 - 2 - 2
O4 - 1 - 1 O4 - 1 - 1
O3 2 1 1 4 O3 2 1 - 3
O2 1 - - 1 O2 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
E8 - 1 - 1 E8 - 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 - - - -
E1 - - - - E1 - - - -

Enlisted 17 10 5 32 Enlisted 24 22 7 53

Total 20 14 6 40 Total 27 26 7 60

Number of Bedrooms Number of Bedrooms

 
Source: Estimates prepared for this study. 
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The community-housing shortfall is thus estimated to total 27 units 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 units is presented in Table 4-27.  

Table 4-27.  Accompanied Community Housing Shortfall, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total  Pay Grade Two Three Four+ Total  

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - - - - O3 - - 1 1
O2 - - - - O2 - - - -
O1 - - - - O1 - - - -

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 - - - -
E1 - - - - E1 - - - -

Enlisted 7 4 16 27 Enlisted 2 6 17 25

Total 7 4 16 27 Total 2 6 18 26

Number of BedroomsNumber of Bedrooms

 
Source: Estimates prepared for this study. 

. 
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Unaccompanied Personnel 

Table 4-28 presents the estimated number of expected suitable rentals likely to be captured by 

unaccompanied renters in 2018 and 2023. A total of six unaccompanied renters are estimated to be 

acceptably housed in 2018 and nine unaccompanied renters are projected to be acceptably housed in 

2023. 

Table 4-28.  Expected Suitable Rentals for Unaccompanied Renters, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - 1 - 1 O3 - 1 - 1
O2 - - - - O2 - - - -
O1 - - - - O1 - 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 - - - -
E1 - - - - E1 - - - -

Enlisted - 5 - 5 Enlisted - 7 - 7

Total - 6 - 6 Total - 9 - 9

Number of Bedrooms Number of Bedrooms

 
Source: Estimates prepared for this study. 



Tobyhanna Army Depot, Pennsylvania 

2018 HOUSING MARKET ANALYSIS 17 August 2018 

ROBERT D. NIEHAUS, INC. 4-30 Economic Consulting 

Total acceptable housing for unaccompanied personnel in the market area is the sum of area 

homeowners and expected suitable rentals in the area. A total of seven unaccompanied personnel are 

acceptably housed in 2018 and ten unaccompanied personnel are acceptably housed in 2023 (Table 

4-29). 

Table 4-29.  Total Acceptable Housing for Unaccompanied Personnel, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - 1 - 1 O3 - 1 - 1
O2 - - - - O2 - - - -
O1 - - - - O1 - 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 - - - -
E1 - - - - E1 - - - -

Enlisted - 6 - 6 Enlisted - 8 - 8

Total - 7 - 7 Total - 10 - 10

Number of Bedrooms Number of Bedrooms

 
Source: Estimates prepared for this study. 
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The community-housing shortfall for unaccompanied personnel is thus estimated to total four units 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 in 

Table 4-30. 

Table 4-30.  Unaccompanied Community Housing Shortfall, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - - - - O3 - - - -
O2 - - - - O2 - - - -
O1 - 1 - 1 O1 - - - -

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 - - - -
E1 - - - - E1 - - - -

Enlisted - 3 - 3 Enlisted - 1 - 1

Total - 4 - 4 Total - 1 - 1

Number of BedroomsNumber of Bedrooms

 
Source: Estimates prepared for this study. 

 

 

 

 

 

 



Tobyhanna Army Depot, Pennsylvania 

2018 HOUSING MARKET ANALYSIS 17 August 2018 

ROBERT D. NIEHAUS, INC. 4-32 Economic Consulting 

 

 

 

 

 

 

 

 

 

 

 

 

THIS PAGE INTENTIONALLY LEFT BLANK  

 

 

 

 

  



Tobyhanna Army Depot, Pennsylvania 

2018 HOUSING MARKET ANALYSIS 17 August 2018 

ROBERT D. NIEHAUS, INC. 5-1 Economic Consulting 

5. SUPPLY-DEMAND BALANCE 

This chapter presents the total current and projected requirement for military family and unaccompanied 

housing. Estimates and forecasts of the requirement 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 in 2023 is a projected 27 units, reflecting the sum of the 

floor requirement and the community housing shortfall. This initial requirement is then adjusted as 

needed to include at least 10 percent of military families in each pay grade to satisfy the military housing 

community requirement (see page 1-2). For this analysis, the initial requirement was raised by a total of 

five units, one each in grades E3, E9, O2, O4, and O 5. The total military family housing requirement in 

2023 is therefore 32 units (Table 5-1). The breakout of the requirement is presented in Table 5-2.  

Table 5-1. Floor Requirement, Private Sector Shortfall, and Total Military Family Housing Requirement,  
Tobyhanna Army Depot, 2023 

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             -               -          -        -        -               -            -                    -                 -                     - 

O6             1               -         1        -        -              1            -                   1                1                    1 

O5             2               -          -        -        -               -            -                    -                1                    1 

O4             1               -          -        -        -               -            -                    -                1                    1 

O3             4               -          -        -        -               -           1                   1                1                    1 

O2             1               -          -        -        -               -            -                    -                1                    1 

O1              -               -          -        -        -               -            -                    -                 -                     - 

Officers             9               -         1        -        -              1           1                   2                5                    5 

W5              -               -          -        -        -               -            -                    -                 -                     - 

W4              -               -          -        -        -               -            -                    -                 -                     - 

W3              -               -          -        -        -               -            -                    -                 -                     - 

W2              -               -          -        -        -               -            -                    -                 -                     - 

W1              -               -          -        -        -               -            -                    -                 -                     - 

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              -               -          -        -        -               -            -                    -                 -                     - 

E1              -               -          -        -        -               -            -                    -                 -                     - 

Enlisted          78               -          -        -        -               -         25                 25              11                  27 

Total          87               -         1        -        -              1         26                 27              16                  32 

Floor Requirement Criteria

 
   Note: The total military housing requirement is the greater of the initial housing requirement and the 10-percent military 

community component for each grade. 

Source: Estimates prepared for this study. 
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The total accompanied housing requirement is 47 units in 2018 and 32 units in 2023. In 2023, the 

accompanied housing requirement comprises four two-bedroom units, nine three-bedroom units, and 19 

units with four or more bedrooms (Table 5-2). 

Table 5-2.  Total Military Family Housing Requirement, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade Two Three Four+ Total  Pay Grade Two Three Four+ Total  

O7 & Above - - - - O7 & Above - - - -
O6 - - 1 1 O6 - - 1 1
O5 - - - - O5 - 1 - 1
O4 - - - - O4 - 1 - 1
O3 - - - - O3 - - 1 1
O2 - - - - O2 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
E8 - 1 1 2 E8 - - 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 - - - -
E1 - - - - E1 - - - -

Enlisted 9 18 19 46 Enlisted 3 7 17 27

Total 9 18 20 47 Total 4 9 19 32

Number of BedroomsNumber of Bedrooms

 
Source: Estimates prepared for this study. 
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Unaccompanied Personnel  

The total unaccompanied housing requirement is 14 units in 2018 and 11 units in 2023, reflecting the 

sum of the community housing shortfall and the unaccompanied floor housing requirement in both years 

(Table 5-3). 

Table 5-3.  Total Unaccompanied Housing Requirement, Tobyhanna Army Depot, 2018 and 2023 

2018 2023

Pay Grade One Two Three Total Pay Grade One Two Three Total

O7 & Above - - - - O7 & Above - - - -
O6 - - - - O6 - - - -
O5 - - - - O5 - - - -
O4 - - - - O4 - - - -
O3 - - - - O3 - - - -
O2 - - - - O2 - - - -
O1 - 1 - 1 O1 - - - -

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 - - - -
E1 - - - - E1 - - - -

Enlisted 10 3 - 13 Enlisted 10 1 - 11

Total 10 4 - 14 Total 10 1 - 11

Number of BedroomsNumber of Bedrooms

 
Source: Estimates prepared for this study. 

5.2 HOUSING DEFICIT/(SURPLUS) 

This report addresses the current and projected requirement for housing at Tobyhanna Army Depot. 

Comparison of these requirements to existing and planned future assets to determine the overall housing 

deficit/surplus is the responsibility of Headquarters, U.S. Department of the Army in the course of 

planning and budgeting for housing at Tobyhanna 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 20-mile commute of the installationôs principal work areas. The market area includes portions of 

Monroe County, Lackawanna County, Pike County, and Wayne County. The off-post population in the 

market area currently totals 122,776 persons, having increased by 0.9 percent per year since 2010. 

Population is forecast to grow 1.1 percent per year, for a projected market area population of 129,886 

persons in 2023. 

 

6.2 HOUSING SUPPLY 

The areaôs housing stock is currently estimated to total 63,940 units. Owner-occupied units account for 

82.1 percent of occupied homes, while renters occupy the remaining 17.9 percent. The rental vacancy 

rate is currently estimated to be 7.7 percent, down from 8.8 percent in 2010. The rental vacancy rate is 

projected to decrease to 7.0 percent by 2023. 

The median monthly rental cost (rent and utilities) for one-bedroom units in the market area is $1,019. 

The median monthly rental cost for two-bedroom units in the market area is $1,234. For three-bedroom 

units, the median rental cost is $1,480 per month, and the median rental cost for units with four or more 

bedrooms is $1,832 per month. 

6.3 HOUSING DEMAND 

The number of active-duty permanent-party military personnel authorized for Tobyhanna Army Depot 

totals 112 members in 2018. Of this total, there are 87 families requiring housing. In 2023, Tobyhanna 

Army Depot personnel strength is projected to total 112 personnel, with 87 families. The projected floor 

requirement is one unit. In 2023, 12 families are projected to own a home locally, and the remaining 74 

families would be renters. 

Currently, Tobyhanna Army Depot has 21 unaccompanied personnel, of which 11 are assumed to seek 

housing in the private sector. One unaccompanied service member is estimated to be a homeowner, and 

ten are renters in 2018. In 2023, there are projected to be 21 unaccompanied personnel, of whom 11 

would seek private sector housing. Of these, one would be a homeowner and ten would be renters. 

6.4 TOTAL GOVERNMENT-PROVIDED HOUSING REQUIREMENTS 

There is a total military family housing requirement of 47 units in 2018 and a projected total 

requirement of 32 units in 2023. The projected requirement is for four two-bedroom units, nine three-

bedroom units, and 19 units with at least four bedrooms. There is a total unaccompanied housing 

requirement of 14 units in 2018, and a projected total unaccompanied housing requirement of 11 units in 

2023. 
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7. ORGANIZATIONS CONTACTED 

 Organization           Representative 

Better Homes and Gardens Wilkins & Associates Kathy Skillman 

 1398 Pocono Blvd  Associate Broker 

 Mount Pocono, PA 18344  (570) 839-4174 

Century 21 Select Group Dee Kasarda 

 5651 Route 115, PO Box 200  Realtor 

 Blakeslee, PA 18610  (570) 643-2100 

Century 21 Select Group Jessica Ouellette 

 P.O Box AB, Locust Lake Village  Realtor 

 Pocono Lake, PA 18347  (570) 646-8844 

Coldwell Banker Town & Country Properties Bob Lenchitsky 

 109 Church Street  Branch Manager 

 Moscow, PA 18444  (570) 842-9531 

DeAngelo & Associates Real Estate Dee DeAngleo 

 3110 PA-611  Broker/Owner 

 Stroudsburg, PA 18360  (570) 664-2828 

DNA Property Management Lauren Conti 

 1128 N. 5th Street  Marketing Director 

 Stroudsburg, PA 18360  (570) 424-8131 

Ginger B Realty Virginia M. Battisto 

 954 Route 196  Broker/Owner 

 Tobyhanna, PA 18466  (570) 894-3400 

Greater Scranton Board of Realtors James M. Kozloski 

 309 Davis Street  MLS-IT Coordinator 

 Clarks Summit, PA 18411  (570) 587-1757 

Housing Authority of Monroe County Joanne S. Bills 

 1055 W. Maine Street  Property Manager 

 Stroudsburg, PA 18360  (570) 421-7770 

Lackawanna County Department of Planning Mary Liz Donato 

 135 Jefferson Avenue  Regional Planning Manager 

 Scranton, PA 18503  (570) 963-6400 

Lackawanna County Housing Authority  

 145 Railroad Avenue  Representative 

 Peckville, PA 18452  (570) 489-3972 

Monroe County Planning Commission Nathaniel Staruch 

 1 Quaker Plaza  Senior Planner 

 Stroudsburg, PA 18360  (570) 517-3167 
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Pocono Mountain Lakes Realty John Snyder 

 233 Route 940  Associate Broker 

 Blakeslee, PA 19610  (570) 234-0633 

Pocono Mountains Economic 

Development Corporation Charles A. Leonard 

 701 Main Street  Executive Director 

 Stroudsburg, PA 18360  (570) 839-1992 

Pocono Resorts Realty Sue Benedetto 

 32 Sterling Road  Realtor/Sales Associate 

 Mount Pocono, PA 18344  (570) 656-4393 

  Victoria M. Dietterick 

   Realtor 

   (570) 854-2457 

Re/Max Property Specialists Jeff Rickert 

 906 Route 940  Broker/Owner 

 Pocono Lake, PA 18347  (570) 972-2940 

Realty Executives Fred Baldi 

 405 Dogwood Road  Broker/Owner 

 Stroudsburg, PA 18360  (570) 213-5200 

Tobyhanna Army Depot  Herb Shirly 

 11 Hap Arnold Boulevard   Director, Installation Services 

 Tobyhanna, PA 18466   

  Richard D. Woodworth 

   Deputy Director, Installation Services 

  Steven Dupak 

   Housing Manager 

Weichert Realtors Fernando 

 2920 PA-611  Realtor 

 Tannersville, PA 18372  (570) 629-6100 
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