Executive Summary

This Housing Market Analysis (HMA) determines the requirement for housing military personnel at Sample Air Force Base (AFB), State.  This HMA incorporates Interim Instructions for preparing HMAs to support the Air Force Family Housing Master Plan (AF FHMP) process.  The Air Force seeks to maximize reliance on private-sector housing in local communities that is consistent with the needs of the mission and military families.  The HMA process relies on a rigorous, fact-based methodology to determine the ability of the local market to house military members and their families.  The process considers private-sector housing supply and demand, and assumes that military families compete for and are proportionally successful in obtaining suitable and affordable housing.  It also considers the current demand for base housing by military families.  The HMA has determined that in 2006 there will be no requirement for additional units at Sample AFB.

The Air Force conducts HMAs every three years, or whenever there is a major mission change, to determine the capability of the private sector to provide housing for military families assigned to each installation.  This analysis identifies the total capacity of the local market to house military families by competing the total military demand against the local market supply of adequate and affordable housing units.  This off-base first approach assures that the Air Force identifies the maximum ability of the local private-sector market to provide housing.  The process defines the number of families, who cannot be accommodated in the local market.  This occurrence is designated as a private-sector housing shortfall.  However, the private-sector housing balance is not the sole determinant of the military housing requirements.  The Sample AFB Core Requirement for each pay grade is established from the greater of the private-sector housing shortfall and a Floor Requirement, which is defined as the larger of the following four criteria: 

· Military On-Base Community – Personnel representing 10 percent of the effective military family housing (MFH) requirement for each pay grade.

· Key and Essential – All designated Key and Essential personnel.

· Historic Housing – On-base historic units and units eligible for the National Register of Historic Places.

· Quality of Life – Housing for members whose total Regular Military Compensation (RMC) is less than 50 percent of the local median family income for the housing market area.

This analysis also considers existing demand for Sample AFB on-base housing.  If a surplus (military housing supply in excess of the Core Requirement) in on-base housing is identified, a three-year average of occupancy in the housing is used to determine the action taken by the installation.  If the three-year average occupancy rate is equal to or greater than 98 percent, the units are retained, otherwise, demolition is planned.  A high-occupancy rate, in a market with adequate quantity but unaffordable local housing supply, is an indication of the economic inequity between on-base housing and private-sector housing.  This inequity is amplified by the Office of the Secretary of Defense (OSD) Compensation Basic Allowance for Housing (BAH) process, particularly with regard to the junior grades.  The BAH process compensates Air Force members using housing standards lower than the OSD housing standards for on-base housing.  As long as there is an economic disparity between on-base housing and private-sector housing, the Air Force will retain and maintain on-base housing wherever necessary.

This Executive Summary displays findings for the projected year 2006.  Findings for the current year 2001 are provided in the body of the HMA report.

Findings for Projected Year – 2006
For 2006, the findings for Sample AFB HMA show the following.

Military Families

· Effective Military Families: 5,447 military families will seek housing in the Housing Market Area
Military Family Homeowners: 2,506 
Military Family Renters: 2,941 
· Floor Requirement:  548 military housing units — based on the greater of each of its components on a pay-grade by pay-grade basis

· Military On-Base Community
 – 545 units

· Key and Essential positions – 23 units

· Historic Housing – none
· Quality of Life Housing
 – none
· Core Requirement: 1,170 military housing units — based on the greater of the Floor Requirement and the private-sector housing balance on a pay-grade by pay-grade basis

Private-Sector Housing Shortfall for Military Families – 1,156 rental units
Floor Requirement – 548 rental units

· Customer Demand
: 75 units
· Rental Partnership Program Housing
: 2,218 units 

Unaccompanied Personnel

· Unaccompanied Personnel: 3,963 members
Unaccompanied Homeowners – 290 
Unaccompanied Renters – 660 
· Private-Sector Housing for Unaccompanied Personnel: Shortfall of 236 additional suitable private-sector rental housing units for grades E5 and above

Table ES-1.  Sample AFB Military Family Housing Requirements, 2006

Pay Grade
Effective Military 

Families
Military

On-Base

Community
K & E
Historic Housing
Quality of Life
Floor
Private-Sector Housing Shortfall
Core
Rental Partnership Program












O7 &










Above
3
-
3
-
-
3
1
3
-

O6
123
12
12
-
-
12
7
12
-

O5
229
23
4
-
-
23
16
23
-

O4
428
43
1
-
-
43
45
45
-

O3
770
77
-
-
-
77
98
98
-

O2
110
11
-
-
-
11
28
28
-

O1
56
6
-
-
-
6
21
21
-

Officers
1,719
172
20
-
-
175
216
230
-












E9
50
5
2
-
-
5
8
8
-

E8
100
10
-
-
-
10
13
13
-

E7
525
53
-
-
-
53
76
76
-

E6
835
84
-
-
-
84
146
146
-

E5
1,287
129
-
-
-
129
322
322
1,287

E4
531
53
1
-
-
53
198
198
531

E3
234
23
-
-
-
23
103
103
234

E2
52
5
-
-
-
5
23
23
52

E1
114
11
-
-
-
11
51
51
114

Enlisted
3,728
373
3
-
-
373
940
940
2,218












Total
5,447
545
23
-
-
548
1,156
1,170
2,218

Source: SAIC, 2001

Table ES-2.  Customer Demand

Customer Demand


Current Housing Assets:
1,245

Core Requirement:
1,170

Potential Surplus:
75

Occupancy Rate:

98%

Actual Surplus:
-

Required Housing Assets:
1,245

Housing Market Area

The Air Force Housing Market Analysis Guidance Manual currently defines the Housing Market Area as the area within a one-half hour commuting distance from the installation's ingress/egress points during peak traffic in privately owned vehicles.  Average highway speeds for major highways during peak traffic were used in conjunction with information provided by local experts and on-site timed drives to delineate the boundaries for the Housing Market Area. The boundary of the thirty-minute area, shown in Figure ES-1, shows that the Sample AFB Housing Market Area contains most of the central portion of City; i.e., inside the I-410 loop. The area extends as far as Highway 1604 along its western boundary and the western most edge reaches Castroville, which is in Medina County.

Projected housing supply

Private-Sector Housing Stock

The number of housing units in the Sample AFB Housing Market Area is projected to be 323,879 units in 2006, consisting of 151,459 rental and 172,420 homeowner housing units.

Rental Housing Stock Composition

The bedroom distribution in the rental market is not expected to change from the current distribution.  Currently, the composition of the rental stock is 83 percent two-bedroom or smaller, 15 percent three-bedroom, and two percent of all units have four or more bedrooms.  Rental prices are projected to increase at 0.80 percent per year from 2001 to 2006.

Rental Housing Suitability and Vacancies

There are projected to be 99,512 suitable rental units in the Sample Housing Market Area in 2006.  The rental market area is projected to hold 5,701 suitable units that are vacant due to rental turnover or maintenance requirements; these units are not considered available for occupancy.

Military Family Housing

Sample AFB will have 1,245 MFH units (based upon completion of the FY2003 Military Family Housing Program).

Military Rental Market Share

The military family share of the 2006 rental market is 1,785 units, and the unaccompanied personnel market share is 424 units.

Figure ES-1.  Housing Market Area

TO BE ADDED
Projected housing requirement

In 2006, Sample AFB is projected to have housing responsibility for 10,142 military personnel.

Family Housing Requirement

Of the 5,447 military families, an estimated 2,941 will require private-sector rental units and 2,506  will own homes.

Unaccompanied Personnel Housing Requirement

There are projected to be 3,963 unaccompanied personnel in 2006.  Of this total, 950 unaccompanied service members, not required to live on base, will reside in private owner-occupied or rental housing units.
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1.
Introduction

1.1 Overview

The Sample Air Force Base (AFB) Housing Market Analysis (HMA) is a detailed study of the housing market serving Sample AFB, State.  This HMA is the foundation of the Family Housing Master Plan process.  This study determines the required family housing assets that the government must provide to ensure all families at Sample AFB have access to quality housing that is safe and affordable.  The major focus of this HMA is the assessment of the current and projected supply and demand for private-sector housing, and balance of the military requirements against the military’s market share.

The Core Requirement is based on the shortfall, if any, of private-sector housing, and on the Floor Requirement.  The Floor Requirement, which is the minimum housing required by Air Force policy, considers the need for an on-base military community, housing for personnel in Key and Essential positions, and the historic on-base housing that must be preserved, as well as housing for the personnel whose level of Regular Military Compensation (RMC) makes it difficult for them to find acceptable housing in the private sector. 

Future changes in military manpower and in the private-sector housing inventory may alter the Core Requirement if it affects the balance of housing demand and supply for military personnel at Sample AFB.  To determine the Core Requirement, this study quantifies any imbalance in the private-sector housing market for the current and projected years and estimates the Floor and the Core requirements for military family housing (MFH).  The study also quantifies the military families’ demand for government-controlled housing assets.

The study follows the methodology of the Air Force Housing Market Analysis Guidance Manual, including subsequent revisions and the Interim Instructions, issued 26 July 1999.  Essentially, the Interim Instructions bring the HMA process into conformity with the Air Force Family Housing Master Plan process (AF FHMP).  The HMA is an integral part of the planning process and serves as a resource document for military and community planners. 

Purpose and Scope of the Study

The purpose of this study is to determine the Core Requirement for MFH at Sample AFB by determining the Floor Requirement for MFH and by assessing the ability of the private-sector housing in the Sample AFB Housing Market Area to meet the current and projected housing requirements for military personnel at Sample AFB.  According to the Interim Instructions, for housing in excess of the Floor Requirement, the Air Force must look first to the private sector to meet its housing needs before considering military housing.  Private-sector housing includes homes and apartments in the communities surrounding the installation that meet Air Force standards for suitability and price, and that are available for either sale or rent.

This study uses 2001 as the current year of the analysis and projects the housing market and requirements five years in the future, for the year 2006.  This study takes a long-term perspective, based on underlying trends in the housing market, rather than short-term supply conditions.  This study projects the government-controlled housing assets that are projected to be available upon completion of the FY2003 Military Family Housing Program.

1.2 Methodology

The methodology uses the procedures set forth in the Air Force Housing Market Analysis Guidance Manual and succeeding revisions issued by the Air Force and the Interim Instructions, issued 26 July 1999.  Summarized, this procedure first establishes the Floor Requirement and then determines the private-sector housing balance by comparing the demand for housing by military families and unaccompanied military personnel with a military market share of suitable private-sector rental housing.  The Core Requirement is derived as the greater of the Floor Requirement and any private-sector housing shortfall.

The Floor Requirement and the Core Requirement are determined on a pay-grade by pay-grade basis.  The private-sector housing analysis uses a market segment approach, dividing the housing market into segments by cost (rent plus utility costs) and number-of-bedroom categories.  The housing supply in each segment is compared to the requirements in that segment to determine any surplus or deficit.  When requirements exceed supply, a shortfall is said to exist in the private sector.

Key Assumptions

The following assumptions are used in this HMA for Sample AFB.

Methodology

· The HMA is conducted according to the methodology set forth in the Air Force Housing Market Analysis Guidance Manual and succeeding revisions to the methodology and the Interim Instructions dated 26 July 1999.
· On-base housing requirements and assets for unaccompanied personnel in grades E1-E4 are not considered in the HMA process. 

Private-Sector Housing Inventory

· The rental housing inventory only includes specified housing units (units on less than ten acres of land) for which cash rent is paid.  Homeowner-housing units excludes homes on more than ten acres of land and homes with a business or medical office located on the property.

· There are currently 320,263 housing units in the Sample AFB Housing Market Area, excluding seasonal rental units.  The distribution of housing by number of bedrooms and rental categories is based on 1990 Census data.

Housing Market Growth

· The growth in the housing supply and civilian housing demand are primarily based on housing permit data and 1990 Census information, as well as population and economic projections for the region.  The total Sample AFB Housing Market Area housing supply has grown at an average annual rate of 0.22  percent since 1990.

Housing Suitability

· Approximately 65 percent of all rental housing is considered suitable for military families in 2001 and 2006.  The suitability of the housing inventory is based on census data and interviews with local experts.  Mobile homes are not considered suitable housing for military personnel. 

Rental Rates and Housing Allowances

· A 0.80 percent per year increase in rental rates and costs over the study period is based on trends in local rental housing prices.  The Maximum Allowable Housing Costs (MAHC) are assumed to increase at 0.80 percent per year.

Military Family Housing Inventory

· Sample AFB maintains and operates 1,245 MFH units in the current year, and is expected to retain this same number of MFH units in 2006. 

Military Housing Requirements

· Housing requirements for Sample AFB are based on a current manpower of 10,577 personnel including Air Force and non-Air Force tenants for whom the Sample AFB Housing Office has responsibility.  The requirements for 2006 are based on a projected manpower of 10,142 personnel.

· Single military members living with dependents are considered military families. 

· Military members not living with a spouse or dependent are considered unaccompanied.

· Military personnel married to military personnel are considered to be a single household.  There are 535 such couples sharing a residence in the Sample AFB Housing Market Area in 2001, and 514 couples are projected to share a residence in 2006.

· Under the Interim Instructions, each dependent child is entitled to a bedroom.  Minimum bedroom requirements, according to the rank of the military member, are described in the Air Force Housing Market Analysis Guidance Manual and in subsequent Air Force policies.

· Military personnel home-ownership and rental rates are based on tenure rates derived from the 1997 Variable Housing Allowance Survey (VHAS) and the assumption that personnel currently residing on base would become renters if required to live off base.

Housing Market Area Description

1.3 Overview

Sample AFB is located in southwest City, State. The Sample Housing Market Area includes parts of Bexar and Medina Counties.  During the early to mid 1990s, the City area experienced a rapid recovery from the downturn that affected the local and national economies in late 1980s.  In the late 1990s, the market area settled into a period with relatively steady population and employment growth compared to the early 1990s and late 1980s. These growth rates are expected to remain fairly consistent throughout the next five years.

1.4 Definition of the Housing Market Area

The Air Force Housing Market Analysis Guidance Manual currently defines the Housing Market Area as the area within a one-half hour commuting distance from the installation's ingress/egress points during peak traffic in privately owned vehicles.  Average highway speeds for major highways during peak traffic were used in conjunction with information provided by local experts and on-site timed drives to delineate the boundaries for the Housing Market Area. The boundary of the thirty-minute area, shown in Figure 2-1, shows that the Sample AFB Housing Market Area contains most of the central portion of City; i.e., inside the I-410 loop. The area extends as far as Highway 1604 along its western boundary and the western most edge reaches Castroville, which is in Medina County.

The residential location maps of Sample AFB personnel by zip code are displayed on pages 7 and 8.  The largest share of personnel live in west and northwest City.  Much of the housing growth in recent years has occurred to the north and northwest of City.

tc "2-1
Lackland AFB Housing Market Area, 2001” \f fFigure 2-1.  Sample AFB Housing Market Area, 2001
Residential Locations of Sample AFB personnel by Zip Code, 2001- Northern Area

Residential Locations of Sample AFB personnel by Zip Code, 2001-Southern Area

1.5 Population

The population in the Sample AFB Housing Market Area includes a large portion of the population in Bexar County.  Bexar County makes up most of the city of City as well as the City Metropolitan Statistical Area (MSA). Other counties in the MSA--Comal, Guadalupe, and Wilson--are located to the northeast of Sample AFB.  Bexar County accounts for the majority of the areas population because City is located primarily in this county (Table 2-1).

TC “2-1
Population of the Counties in the Lackland Housing Market Area, 1990-2000” \  f tTable 2-1. Population of the Counties in the Sample Housing Market Area, 1990-2000
County
1990
2000
% Change
1990-2000






Bexar
1,185,394
1,392,931
17.5%

Medina
27,312
39,304
43.9%

City MSA
1,324,749
1,592,383
20.2%






Source: U.S. Census Bureau, 2001

Population growth in Bexar County has been concentrated in the areas along the Highway 1604 loop, particularly in the north and northwest City.  Growth has been much slower inside the I-410 loop, which is largely made up of older homes.

According to recent population growth trends compiled by the Economic Analysis Panel of the Greater City Chamber of Commerce, growth rates for Bexar County and the MSA were both approximately 2.3 percent per year on average from 1995 to 2000.  These population growth rates recently exceeded the rate for City, which has fallen from an annual average of 3.2 percent during the first half of the 1990s to an average of 2.2 percent during the last half of the decade (1995-2000). This indicates that growth is occurring more rapidly outside the city limits.

Population projections from the State Water Development Board suggest that the current growth trends will continue throughout the next decade. The population in Bexar County is expected to grow by 24 percent over the decade, which equals an average annual growth rate of almost 2.1 percent.  In contrast, the City of City is expected to grow by approximately 14 percent from 2000 through 2010, which is equivalent to an annual growth rate of 1.3 percent.

The State State Data Center  has population growth projections for the City MSA that are slightly lower.  The Center estimates that the average annual growth rate was 2.1 percent between 1990 and 2000, and that the projected annual growth rate between 2000 and 2005 will be 2.0 percent.

1.6 Employment 

Although the military remains a major employer in the area, the economic recovery of the 1990s has led to a more diversified economic base that includes strong health/bio-medical and tourism sectors as well.

Total employment in Bexar and Medina Counties exceeded 849,000 by 1999 (Table 2-2), which is the most recent year for which BEA data is available. Approximately 98 percent of employment is in Bexar County. 

 TC “2-2
Employment in Selected Counties, 1995-1999” \  f tTable 2-2.  Employment in Selected Counties, 1995-1999
County
1995
1996
1997
1998
1999









Bexar
745,817
767,125
798,083
815,804
834,890


Medina
12,561
13,258
13,645
13,919
14,290


Total
758,378
780,383
811,728
829,723
849,180








Source: Bureau of Economic Analysis, 2001

Between 1995 and 1999, overall employment grew at an average annual rate of 2.3 percent in Bexar and Medina counties, which was slightly lower than the annual growth rate of 2.4 percent for the entire City MSA. The actual annual employment growth rate for the MSA declined over the period from 4.0 percent in 1995 to 2.5 percent in 1999 and the rate for the two-county area declined from 3.8 percent to 2.3 percent.

Table 2-3 shows that most of the job growth during the period occurred in the services and retail trade sectors. The construction and finance sectors also accounted for a substantial number of new jobs. The largest declines occurred in federal government employment sectors.  Sector employment for the two counties in Table 2-4 indicates fairly similar distributions of employment across sectors except that Bexar County has a substantially higher share of employment in the service sector and Medina County has a larger agricultural sector. 

 TC “2-3
Employment by Industrial Sector in the San Antonio Area 1995-1999” \  f tTable 2-3.  Employment by Industrial Sector in the City Area 1995-1999
Industry
1995
1996
1997
1998
1999
% Change 1995-1999









Total employment
758,378
780,383
811,728
829,723
849,180
12.0%

Farm
5,333
5,517
5,666
5,628
5,568
4.4%

Agricultural Services
5,448
5,582
6,090
6,026
6,445
18.3%

Mining
5,763
4,835
5,062
4,873
4,637
-19.5%

Construction
43,128
45,019
47,507
49,524
51,186
18.7%

Manufacturing
43,125
44,141
43,935
45,498
46,607
8.1%

Transportation and Public Utilities
32,510
34,493
34,843
37,003
38,273
17.7%

Wholesale Trade
29,758
30,593
30,887
31,672
32,840
10.4%

Retail Trade
137,027
141,055
143,790
145,318
149,673
9.2%

Finance, Insurance, and Real Estate
62,251
65,282
70,093
74,524
78,791
26.6%

Services
231,171
241,454
260,867
266,605
274,937
18.9%

Federal Government, Civilian
38,667
38,497
37,900
36,482
33,168
-14.2%

Federal Government, Military
39,086
37,548
37,433
36,938
35,872
-8.2%

State Government
14,374
14,270
14,927
15,121
15,349
6.8%

Local Government
70,737
72,097
72,728
74,511
75,834
7.2%









Source: Bureau of Economic Analysis, 2001

 TC “2-4
Employment Share Comparison by Industrial Sector, 1999” \  f tTable 2-4.  Employment Share Comparison by Industrial Sector, 1999

Industry
Bexar
Medina


1999
Share
1999
Share







Total employment
834,890
100.0%
14,290
100.0%

Farm
3,210
0.4%
2,358
16.5%

Agricultural Services
6,135
0.7%
310
2.2%

Mining
4,512
0.5%
125
0.9%

Construction
50,244
6.0%
942
6.6%

Manufacturing
45,985
5.5%
622
4.4%

Transportation and Public Utilities
37,446
4.5%
827
5.8%

Wholesale Trade
32,538
3.9%
302
2.1%

Retail Trade
147,431
17.7%
2,242
15.7%

Finance, Insurance, and Real Estate
77,953
9.3%
838
5.9%

Services
272,055
32.6%
2,882
20.2%

Federal Government, Civilian
33,104
4.0%
64
0.4%

Federal Government, Military
35,772
4.3%
100
0.7%

State Government
14,773
1.8%
576
4.0%

Local Government
73,732
8.8%
2,102
14.7%







Source: Bureau of Economic Analysis, 2001

In the city of City, the health care and bio-medical sector has one of the largest economic impacts, employing more than 100,000 people throughout the city’s hospitals, product suppliers, insurance companies, pharmaceuticals, research, and military medical installation. Over 26,000 employees work at the South State Medical Center located in northwest City. City’s largest private employers include the United States Automobile Association (USAA), H.E.B. Grocery Company, H.B. Zachry Company, SBC Communications, Southwestern Bell Telephone Company, Six Flags Fiesta State Theme Park, and Olsten Staffing Services of South State. The city’s largest public sector employers include Randolph AFB, Sample AFB, Brooks AFB, North East ISD, University of State Health Science Center, Bexar County Courthouse, Central Public Service, University of State at City, U.S. Postal Service, and the City Police Department.

Tourism also has a large impact on the local economy. A 1997 study conducted by the City Convention and Visitors Bureau indicated that more than 60,000 people were employed in the tourism industry, which contributed a total of $3.5 billion to the local economy in direct and indirect economic impacts. By comparison, in 1997 the total economic impact of the health care sector was $7.1 billion, and the total impact of the military was $13.5 billion.

Employment growth throughout the decade has contributed to a steadily declining unemployment rate for the City MSA that reached a low of 2.7 percent in December 2000.  The local unemployment rate has been below the state average since 1991, as can be seen in the following chart.  The unemployment rate is expected to remain low as long as the rate of job growth exceeds the rate of population growth. The resulting tight labor market, however, may begin to constrain job growth unless net migration into the area increases.

Unemployment Rate Trends in the City MSA and 
the State of State, 1990-2000
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1.7 Housing Market

The housing market in City is dominated by owner-occupied dwellings. According to the 1990 Census, almost 60 percent of all housing units are owner-occupied. Consequently, single family dwellings also dominate the housing stock. In 1990, they accounted for 65 percent of all occupied units (owner occupied and rentals).
Housing construction continues to increase in the area following the most recent crash and recovery cycle; i.e., a rapid decline in construction activity in the latter half of the 1980s followed by a period of rapid growth from 1990 to 1994. The recent tendency toward growth in the residential housing market is most visible in the single family construction estimates shown in Figure 2-2. The numbers are based on annual electrical connections provided by Bexar County. One electrical connection is equal to one single family home or one apartment unit.

1.7.1 Development Patterns

Multi-family construction has been more variable because large developments will have a proportionately large affect on overall annual construction estimates (Figure 2-2a). Following a period of almost no construction activity from 1990 to 1996, new multi-family electrical connections grew to 518 in 2000. New multi-family construction is expected to slow in the next five years as vacancy rates rise and rents stabilize to absorb the new units. Similar to single family housing, most of the multi-family construction in City has occurred in the north and northwest of the City MSA.

1.7.2 Condition of the Housing Stock

The average condition of housing in a given community is typically a function of the amount of new construction, the climate, and the overall level of economic prosperity in the area.  In assessing the condition of housing in the City area, the analysis primarily relied on the Census and other information.  The following map displays the median age of housing in the City area by census tract.

Median Age of Housing by Census Tract, 1999

 TC “2-2
New Single Family Housing Electrical Connections in the San Antonio Area, 1990-2000”\f fFigure 2-2.  New Single Family Housing Electrical Connections in 
the City Area, 1990-2000
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 TC “2-2a
New Multi-Family Housing Electrical Connections in the San Antonio Area, 1990-2000”\f fFigure 2-2a.  New Multi-Family Housing Electrical Connections in 
the City Area, 1990-2000
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Homeowner Market

The City single family housing market, like the multi-family market, experienced significant growth in the 1990s.  The following figure shows that single family housing sales generally increased between 1991 and 2000.  The housing market peaked in 1999 with approximately 6,700 home sales.  New home sales declined by about 4.5 percent in 2000 as mortgage rates continued to climb through the end of the year.  The outlook for new home sales over the next several years is for modest growth, with annual sales averaging between 6,000 and 6,500 annually.
Comparison of Single Family Housing Starts and Sales, 1991-2000
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The median sales price for new homes, as shown in the following chart increased by approximately 30 percent between 1990 and 2000, and is projected to increase another three percent in 2001.  The median sales price, however, peaked in 1996 at $122,400 and has since declined. The decline is attributed to a changing mix of new home sales. Builders are constructing more homes in price ranges under $100,000.

Median Sales Price for a Single Family Home in City, State, 1990-2000
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1.7.3 Rental Market

Multi-family construction was stagnant until 1996 when it increased significantly in 1997 and again in 2000. Building was less rapid in 1998 and 1999. By 2000, annual construction was almost double the 1997 construction level.

Construction activity for multi-family housing is driven primarily by changes in the vacancy rate and by subsequent changes in rental rates. The relationship often involves a time lag because additions to the multi-family rental stock tend to require long lead times between planning and completion. Furthermore, such additions tend to be much more uneven compared to single family housing construction trends (i.e., completed apartment complexes add a large number of units in a relatively short period of time). 

At the beginning of the 1990s, the City rental market was slowly emerging from a period of inactivity. The stagnant market of the late-1980s was the result of severe overbuilding by real estate speculators and a weak local economy. By 1989 rental vacancy rates began to decline as the economy strengthened. Rental rates were slow to respond because of the large number of vacant units that still needed to be absorbed. Rental rates began to increase in 1992 as vacancy rates dropped. The decline in vacancy rates is followed closely by an increase in multi-family electrical connections. The rental vacancy rate increased again in response to these new units entering the market. Annual growth in new multi-family electrical connections slowed between 1994 and 1998; however, more than 9,000 individual units were constructed during this period (City Business Journal, 1999).

 tc “2-3
Vacancy Rate and Average Rent, 1990-2000” \f f Figure 2-3. Vacancy Rate and Average Rent, 1990-2000 
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Multi-family construction is expected to stabilize over the study period.  Local projections indicate that the City rental market can absorb up to 3,000 new units per year without affecting the vacancy rate, although the net change in rental units may be lower because some of the new units will replace existing units that are no longer habitable.

Average rents and vacancy rates vary between the different submarkets within the City area.  The following table presents average rent per square foot for one, two, three, and four bedroom apartments and overall apartment vacancy rates for the different City rental submarkets shown in the figure.  Higher priced units, and new construction, are generally found in the northern portion of the city. Southern and central City generally have the lowest priced apartments, reflecting the lack of new construction and older housing stock in these areas.

Average per Square Foot Lease Rates and Vacancy for the 
City Rental Submarkets, February 2001

Submarket
One Bedroom
Two Bedroom
Three Bedroom
Four Bedroom
Occupancy Rate

Central 1
$0.74
$0.66
$0.57
$0.51
96.3%

Central 2
$0.84
$0.93
$0.94
N/a
96.9%

East 1
$0.80
$0.73
$0.75
$0.45
93.8%

East 2
$0.76
$0.68
$0.61
N/a
93.7%

East 3
$0.67
$0.61
$0.59
$0.58
87.2%

North 1
$0.81
$0.72
$0.68
$0.86
93.5%

North 2
$0.84
$0.77
$0.83
N/a
92.6%

North 3
$0.79
$0.69
$0.66
$0.73
93.1%

Northwest 3
$0.85
$0.79
N/a
N/a
100%

South 1
$0.69
$0.63
$0.56
N/a
95.7%

South 2
$0.72
$0.60
$0.52
$0.41
97.0%

South 3
$0.70
$0.60
$0.62
$0.57
94.3%

West 1
$0.79
$0.73
$0.72
N/a
95.5%

West 2
$0.68
$0.59
$0.54
N/a
97.2%

West 3
$0.74
$0.67
$0.53
$1.16
95.5%

Overall
$0.79
$0.70
$0.66
$0.85
94.0%

SOURCE: Apartment Market Data, 2001;  N/a – not available

City Submarkets

Housing Supply

1.8 Overview

Sample AFB has 1,245 MFH units in its current inventory, and is expected to maintain the same number of units for 2006.  Private-sector housing consists of homeowner and rental housing.  In 2001, there are an estimated 320,263 private-sector housing units in the Sample AFB Housing Market Area.  By 2006, this inventory is projected to be 323,879 units (Table 3-1).

tc "3-1
Summary of Lackland Market Area Housing, 2001 and 2006” \  f tTable 3-1.  Summary of Sample Market Area Housing, 2001 and 2006
Housing Units
2001

2006







Private-Sector Housing




Home Owner Units

170,107

172,420

Rental Units

150,156

151,459







Total Private-Sector Housing
320,263

323,879







On-Base Housing




MFH

1,245

1,245







Source:
Sample AFB Housing Office, 2001; Parsons Infrastructure and Technology Group Inc., 2001;1990 Census; SAIC, 2001
1.9 Military Family Housing

Sample AFB has 1,245 military family housing units.  It is expected to retain these units in the projected year. 

1.10 Public & Assisted Housing

The number of public assisted housing units in the City of City is displayed in Table 3-2.  Public housing units are those owned and managed by the housing authority, while the Section 8 voucher program involves subsidizing privately owned market rate rentals.

tc "3-2
Units Managed by Housing Authorities in the City of San Antonio, 1998” \  f tTable 3-2.  Units Managed by Housing Authorities in the 
City of City, 1998


Area
Public Housing
Section 8
Vouchers





City of City
23,321
9,545





Source:  Department of Housing & Urban Development, 1998

Table 3-3 shows the income limits for eligibility for public assisted housing in the  City area.  The local median family income in 2001 is $45,300 as reported by the Department of Housing and Urban Development.

tc "3-3
Income Limits For Public Assisted Housing Eligibility in the San Antonio MSA, 2001” \  f tTable 3-3.  Income Limits For Public Assisted Housing Eligibility in the
 City MSA, 2001
Persons
in Household
Very Low
Income
Low
Income





1
$15,850
$25,350

2
$18,100
$29,000

3
$20,400
$32,600

4
$22,650
$36,250

5
$24,450
$39,150

6
$26,250
$42,050

7
$28,100
$44,950

8
$29,900
$47,850





Source:  Department of Housing & Urban 
 Development, 2000

Some military personnel and their families would qualify for housing assistance based on family income criteria.  However, due to the large waiting list and length of the waiting time to acquire housing, it is unlikely that these families could avail themselves of the benefits.  The Public & Assisted Housing was not explicitly addressed in the analysis.

1.11 Private-Sector Housing

Private-sector housing includes both homeowner housing units and rental units in the Housing Market Area that are defined as specified housing units by the Census.  Specified housing units include owner-occupied housing and housing units for which cash rent is paid, but exclude housing units on more than ten acres of land or units with a business or medical office located on the property.

Based on local building trends, population, and household projections, the total housing supply has grown at an estimated average annual rate of 0.22 percent since 1990.  It is projected that new housing construction will increase slowly over the next five years, which is consistent with the population growth projections.  The estimated 320,263 housing units (including 170,107 homeowner-housing units and 150,156 rental units) in the Sample AFB Housing Market Area in 2001 are expected to increase to 323,879 housing units in 2006, consisting of 172,420 homeowner-housing units and 151,459 rental units.

1.11.1 Homeowner Housing Market

There are an estimated 170,107 homeowner units in the Sample AFB Housing Market Area in 2001 (Table 3-4), about 53 percent of the total housing stock.  The majority of these units are valued between $70,000 and $125,000 .  The owner-occupied housing market is expected to meet the needs of military personnel electing to purchase homes in the Sample AFB Housing Market Area.

All owner-occupied housing is considered suitable for Air Force personnel with the exception of mobile homes. 

tc "3-4
Homeowner Housing, 2001” \  f tTable 3-4.  Homeowner Housing, 2001
Price Category
Number of Units







$400,000 &
Above

1,508


$250,000 -
$400,000 

2,777


$175,000 -
$250,000 

5,382


$125,000 -
$175,000 

10,237


$70,000 -
$125,000 

53,008


$50,000 -
$70,000 

42,430


$35,000 -
$50,000 

32,807


$20,000 -
$35,000 

16,555


Under
$20,000 

5,403








Total

170,107


Source:
1990 Census of Housing; SAIC, 2001
Housing prices rose an annual average rate of 2.43 percent from 1990 to 2001, and are expected to increase by 2.697 percent per year from 2001 to 2006.  The homeowner-housing inventory is projected to increase at 0.273 percent per year from 2001, reaching an estimated 172,420 units by 2006 (Table 3-5).

tc "3-5
Homeowner Housing, 2006” \  f tTable 3-5.  Homeowner Housing, 2006
Price Category
Number of Units







$400,000 &
Above

2,182


$250,000 -
$400,000 

3,711


$175,000 -
$250,000 

7,156


$125,000 -
$175,000 

15,196


$70,000 -
$125,000 

61,545


$50,000 -
$70,000 

43,092


$35,000 -
$50,000 

23,529


$20,000 -
$35,000 

11,473


Under
$20,000 

4,536








Total

172,420


Source:
1990 Census of Housing; SAIC, 2001
1.11.2 Rental Housing Market

Military personnel who own their homes are considered suitably housed by Air Force standards.  This shifts the focus of the analysis to the rental housing market.  Therefore, this market is examined in greater detail using market segments.  Rent, utility costs, and the suitability of the housing by Air Force standards are established for each rental market segment.

The HMA process recognizes that vacancies play an important role in the housing market and that not all vacancies may be available to military personnel in the long term.  Rental vacancies occur at times of tenant turnover and to facilitate needed maintenance to the rental units.  Vacancies also serve as a signal to the landlords when rent increases are likely to be accepted, when rent reductions are needed, or when to consider the economic/financial feasibility of constructing additional rental units.

Short-term vacancy rates typically fluctuate in a rental market.  Providing that there are no circumstances, such as limited infrastructure, that could inhibit the housing market from adjusting to changes in demand, as new developments are completed, the number of vacancies increase but then fall as the new units are absorbed into the market.

When demand or changes in demand are relatively stable, the rental housing supply potentially adjusts over time until a long term, i.e., “natural,” vacancy rate is realized.  At this natural vacancy rate, the existing vacancies no longer signal a need for additional rental housing or for price changes.  For the purposes of the methodology, the natural vacant rentals, although part of the housing supply, are not considered available for occupancy, as the supply will adjust in the long term to bring the number of vacancies to its natural level.

The natural vacancy rate in the Sample AFB Housing Market Area as a whole may differ from other housing markets.  Its natural rate is influenced by rental prices, construction costs, interest rates, past and projected growth rates, and other characteristics of the housing market.  For example, the overall natural vacancy rate may appear higher when there is a large number of low-quality housing units that are vacant for long periods of time, and that are not likely to be occupied at most any price.

The overall natural vacancy rates may appear to be higher for areas in which a relatively larger share of rental housing is held available for tourist, or “high,” season use when very high rental rates may be exacted.  In such cases, rental prices often follow the seasonal demand patterns.  Vacancy rates based on occupancy of housing by permanent residents alone, may seem high compared to non-tourist areas, yet may be considered normal or at natural levels.

When vacancy rates are higher than the natural level, the “excess” vacancies, i.e., those in excess of the natural level are considered available for occupancy.  Further, since there is no civilian demand for the excess vacant rentals, military personnel do not experience competition for this excess vacant housing.  This HMA provides for the exclusion of the natural vacant units from the available housing supply in the long term and applies separate criteria to the excess vacant housing in determining the military share of the rental housing market.

In this study, vacancies in all segments of the rental market are included: professionally managed multi-unit apartment buildings and owner-managed single family rentals, as well as small, lower-quality apartment buildings where it is less likely that the owner/manager would respond to voluntary vacancy surveys.  Vacancies, as estimated for this HMA, incorporate apartment survey, census, and other data.

Current Rental Housing Supply

The 2001 inventory of rental housing in the Sample AFB Housing Market Area is 150,156 units, summarized in Table 3-6 by monthly rental rates (including utilities) and number of bedrooms.  Two-bedroom and smaller units make up 83 percent of total rental housing.  Three bedroom units make up 15 percent of rental housing, and the remaining two percent have four or more bedrooms. 

tc "3-6
Total Rental Housing Supply (Occupied And Vacant), 2001” \  f tTable 3-6 .  Total Rental Housing Supply (Occupied And Vacant), 2001


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
85
807
2,491
4,297
844
8,524

$1,100 -
$1,200
18
303
1,401
1,772
365
3,859

$1,000 -
$1,100
28
450
2,052
2,586
584
5,700

$900 -
$1,000
44
719
3,343
3,814
289
8,209

$800 -
$900
1,193
6,076
3,276
1,088
220
11,853

$700 -
$800
2,526
11,696
4,784
1,538
281
20,825

$600 -
$700
3,330
14,937
5,888
1,868
295
26,318

$500 -
$600
3,580
15,744
5,923
1,721
199
27,167

$400 -
$500
2,529
10,708
3,587
1,040
172
18,036

Under
$400
2,209
9,599
5,157
2,420
280
19,665










Total
15,542
71,039
37,902
22,144
3,529
150,156

Source:
1990 Census of Population and Housing; SAIC, 2001
A large portion of the rental housing units for 2001 are in the $500 to $700 price category including utility costs.  Average utility costs for rental units in the Sample AFB Housing Market Area are estimated to range from $61 per month for a one-bedroom unit up to $159 per month for a four-bedroom unit or larger.

Current Suitable Rental Housing

Not all rental housing units are considered suitable for Air Force personnel and their families.  The suitability of housing, both on base and in the private sector, is a function of cost, number of bedrooms, proximity to the installation, health and safety, construction quality, and environmental factors.  For the purposes of this section of the report, suitable housing are those units that meet minimum Air Force and Department of Defense (DoD) standards on the basis of physical condition, square footage, location, and other considerations exclusive of price and number of bedrooms.  Suitability based on cost and bedroom requirements is determined through the balancing process (Chapter 5).

The extent of suitable housing using these criteria is based on information from 1990 Census data, as well as interviews with local planners, realtors, and others knowledgeable about the local housing market.  All mobile homes are considered unsuitable by Air Force standards and are excluded from the suitable rental housing supply.

In 2001, 34.6 percent (51,930 units), of all rental housing in the City housing market area is considered unsuitable for military personnel based on physical condition and health and safety factors.  Suitable rental housing in the Sample AFB Housing Market Area is estimated at 98,226 units in 2001 (Table 3-7).  A higher proportion of low-cost units are unsuitable.

tc " 3-7
Suitable Rental Housing, 2001” \  f tTable 3-7.  Suitable Rental Housing
, 2001


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
82
731
2,276
3,943
758
7,790

$1,100 -
$1,200
13
257
1,285
1,455
284
3,294

$1,000 -
$1,100
18
362
1,832
1,975
421
4,608

$900 -
$1,000
24
543
2,906
2,736
192
6,401

$800 -
$900
913
4,585
2,135
638
121
8,392

$700 -
$800
1,927
8,719
2,929
869
147
14,591

$600 -
$700
2,487
10,985
3,561
1,061
137
18,231

$500 -
$600
2,603
11,172
3,201
791
67
17,834

$400 -
$500
1,634
6,704
1,454
340
51
10,183

Under
$400
935
3,954
1,376
583
54
6,902










Total
10,636
48,012
22,955
14,391
2,232
98,226

Source:
1990 Census of Population and Housing; SAIC, 2001
1.11.2.1 Current Vacant Rental Housing

There are an estimated 9,310 vacant rental units in the Sample AFB Housing Market Area.  Apartment vacancy surveys and other data were used to estimate the overall vacancy rate at 6.2 percent, which is above the natural vacancy rate of 6.0 percent.  The vacancy rates differ by price segment with lower cost units typically experiencing a higher vacancy rate than the average, due to their location and size.  Suitable rental vacancies are estimated at 5,823 in 2001 (Table 3-8).

tc "3-8
Suitable Rental Vacancies, 2001” \  f tTable 3-8.  Suitable Rental Vacancies
, 2001


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
2
52
102
167
30
353

$1,100 -
$1,200
-
7
29
28
6
70

$1,000 -
$1,100
-
7
45
55
11
118

$900 -
$1,000
1
15
76
69
5
166

$800 -
$900
31
152
70
22
6
281

$700 -
$800
74
358
136
45
10
623

$600 -
$700
160
710
233
70
11
1,184

$500 -
$600
197
861
259
69
7
1,393

$400 -
$500
171
719
166
40
5
1,101

Under
$400
78
313
100
40
3
534










Total
714
3,194
1,216
605
94
5,823

Source:
1990 Census of Population and Housing; SAIC, 2001
Projected Rental Housing Supply

Rental housing is expected to grow by 0.172 percent per year from 2001 reaching an estimated 151,459 rental housing units in the Sample AFB Housing Market Area in 2006.  Similar to the housing stock in 2001, the majority of rental housing units will be two-bedroom units or smaller.  The 2006 inventory of rental housing in the Sample AFB Housing Market Area is summarized in Table 3‑9 by monthly rental cost and number of bedrooms.

Rents are expected to increase, on average, by 0.80 percent yearly between 2001 and 2006.

tc " 3-9
Total Rental Housing Supply (Occupied And Vacant), 2006” \  f tTable 3-9.  Total Rental Housing Supply (Occupied And Vacant), 2006


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
95
974
3,200
5,181
1,032
10,482

$1,100 -
$1,200
22
355
1,616
2,145
420
4,558

$1,000 -
$1,100
32
504
2,468
3,262
591
6,857

$900 -
$1,000
68
1,451
3,439
2,561
167
7,686

$800 -
$900
1,893
8,664
3,585
1,192
233
15,567

$700 -
$800
2,724
12,284
4,909
1,577
285
21,779

$600 -
$700
3,352
15,024
5,922
1,852
276
26,426

$500 -
$600
3,384
14,881
5,424
1,491
167
25,347

$400 -
$500
2,156
8,967
2,923
1,013
166
15,225

Under
$400
1,893
8,325
4,811
2,250
253
17,532










Total
15,619
71,429
38,297
22,524
3,590
151,459

Source:
1990 Census of Population and Housing; SAIC, 2001
1.11.2.2 Projected Suitable Rental Housing

In 2006, 34.3 percent (51,947 units), of all rental housing is projected to be unsuitable for military personnel due to physical characteristics and health and safety factors.  The suitable rental housing in 2006 within the Sample AFB Housing Market Area is estimated at 99,512 units (Table 3-10).

tc " 3-10
Suitable Rental Housing, 2006” \  f tTable 3-10.  Suitable Rental Housing
, 2006


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
90
878
2,939
4,708
915
9,530

$1,100 -
$1,200
16
300
1,480
1,725
317
3,838

$1,000 -
$1,100
20
397
2,175
2,425
423
5,440

$900 -
$1,000
40
1,095
2,786
1,797
96
5,814

$800 -
$900
1,458
6,540
2,256
698
125
11,077

$700 -
$800
2,063
9,112
2,980
884
151
15,190

$600 -
$700
2,516
11,109
3,615
1,035
120
18,395

$500 -
$600
2,407
10,315
2,759
637
48
16,166

$400 -
$500
1,356
5,440
1,104
340
49
8,289

Under
$400
744
3,208
1,252
523
46
5,773










Total
10,710
48,394
23,346
14,772
2,290
99,512

Source:
1990 Census of Population and Housing; SAIC, 2001

1.11.2.3 Projected Vacant Rental Housing

In 2006, 9,087 rental units are expected to be vacant in the Sample AFB Housing Market Area.  The rental supply and demand are assumed to adjust to a more balanced level, with the vacancy rate approximating the natural vacancy rate of 6.0 percent.  The number of suitable rental vacancies will be 5,701 units in 2006.  Table 3-11 provides a summary of suitable rental vacancies for 2006 in the Sample AFB Housing Market Area.

tc "3-11
Suitable Rental Vacancies, 2006” \  f tTable 3-11.  Suitable Rental Vacancies
, 2006


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
2
54
117
179
31
383

$1,100 -
$1,200
-
5
21
29
8
63

$1,000 -
$1,100
1
11
63
66
11
152

$900 -
$1,000
2
31
71
45
3
152

$800 -
$900
48
221
79
25
7
380

$700 -
$800
94
435
156
51
9
745

$600 -
$700
160
709
233
70
9
1,181

$500 -
$600
189
829
237
59
5
1,319

$400 -
$500
148
613
130
37
4
932

Under
$400
53
218
86
34
3
394










Total
697
3,162
1,193
595
90
5,701

Source:
1990 Census of Population and Housing; SAIC, 2001

Housing Requirements

1.12 Overview

The housing requirements for the Sample AFB Housing Market Area include both the demand for housing by civilian households and military households.  This study focuses on military personnel for whom Sample AFB has housing responsibility, including other Services.  Although housing demand in the Housing Market Area is mainly driven by civilian households, the civilian demand, while accounted for in this study, is not extensively documented.

The number of military personnel receiving housing support from Sample AFB is 10,577 service members in 2001 and is projected to decline to 10,142 in 2006.  Tables 4-1 and 4-2 provide a summary of manpower authorizations for Sample AFB personnel and tenant organizations by pay grade for 2001 and 2006, respectively.

tc "4-1
Lackland AFB Manpower Authorizations, 2001" \  f tTable 4-1.  Sample AFB Manpower Authorizations, 2001
Pay Grade
Host Organization
Tenants
Total Manpower






O7 & Above
2
1
3

O6
102
41
143

O5
194
79
273

O4
392
160
552

O3
770
315
1,085

O2
129
53
182

O1
85
35
120

Officers
1,674
684
2,358






E9
38
24
62

E8
76
48
124

E7
404
258
662

E6
666
425
1,091

E5
1,194
761
1,955

E4
643
410
1,053

E3
702
448
1,150

E2
253
161
414

E1
1,043
665
1,708

Enlisted
5,019
3,200
8,219






Total
6,693
3,884
10,577

Source:
 Sample AFB Housing Office, 2001

tc "4-2
Lackland AFB Manpower Authorizations, 2006" \  f tTable 4-2.  Sample AFB Manpower Authorizations, 2006

Pay Grade
Host Organization
Tenants
Total
Manpower






O7 & Above
2
1
3

O6
102
41
143

O5
192
79
271

O4
390
160
550

O3
766
315
1,081

O2
128
53
181

O1
85
35
120

Officers
1,665
684
2,349






E9
34
24
58

E8
69
48
117

E7
370
258
628

E6
610
425
1,035

E5
1,093
761
1,854

E4
588
410
998

E3
643
448
1,091

E2
231
161
392

E1
955
665
1,620

Enlisted
4,593
3,200
7,793






Total
6,258
3,884
10,142

Source: Sample AFB Housing Office, 2001

1.13 Current Demand

The total housing demand consists of homeowner and rental housing demand by all households within the Sample AFB Housing Market Area, including civilians and military personnel not related to the base, civilian employees of the installation, and military personnel for whom Sample AFB has housing responsibility.

Civilian Housing Demand

Total civilian demand for housing in the Sample AFB Housing Market Area is 305,636 units.  The demand is for 167,199 homeowner units and 138,437 rental units.

This section concentrates on the demand for rental housing.  Table 4-3 presents a summary of civilian rental housing demand in the Housing Market Area by price and bedroom categories.  Prices displayed in this and other tables include rent and utility costs.

tc " 4-3
Civilian Rental Demand, 2001" \  f tTable 4-3.  Civilian Rental Demand, 2001



Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
83
752
2,357
4,103
814
8,109

$1,100 -
$1,200
18
295
1,340
1,725
356
3,734

$1,000 -
$1,100
28
398
1,932
2,486
569
5,413

$900 -
$1,000
43
553
3,123
3,669
281
7,669

$800 -
$900
1,153
5,514
2,996
987
210
10,860

$700 -
$800
2,429
10,689
4,427
1,406
262
19,213

$600 -
$700
3,116
13,577
5,462
1,729
272
24,156

$500 -
$600
3,309
14,418
5,437
1,568
177
24,909

$400 -
$500
2,262
9,547
3,172
918
155
16,054

Under
$400
2,041
8,909
4,829
2,275
266
18,320










Total
14,482
64,652
35,075
20,866
3,362
138,437

Source:
SAIC, 2001

Civilian housing demand in the market area is comprised of the housing demand by military and civilian households in the Sample AFB Housing Market Area not directly related to the activities of the base, as well as households of civilian personnel employed at Sample AFB.  Housing demand by civilian households is measured by the number of occupied housing units in each price and bedroom category, as determined by their housing decisions based on factors such as income, location, and personal preferences.  In 2001, 45 percent of civilian housing demand is for rental units.

Military Housing Requirements

Military housing requirements are defined as the housing necessary to accommodate personnel for whom Sample AFB has housing responsibility in accordance with regulations and policies with regard to housing affordability and suitability.  According to current Air Force housing policy, affordability is determined by housing costs, including utilities, in relation to the Maximum Allowable Housing Cost (MAHC) for the service members’ pay grade and accompaniment status.  Housing suitability is defined by ownership, square footage of units, physical conditions, location factors, and number of bedrooms with respect to family size and pay grade.

For the purpose of this HMA, there are currently 10,577 military personnel for whom Sample AFB has housing responsibility, including Air Force and non-Air Force tenants.  Accompanied personnel make up 6,421 of the total personnel, including 231 members who are voluntarily separated from their spouses and/or dependents (Table 4-4).  There are 5,655 military families of which 535 families have two military service members.  Unaccompanied personnel make up 4,156 of the total 2001 authorizations.

tc " 4-4
Breakdown of Military Families Requiring Housing, 2001" \  f tTable 4-4.  Breakdown of Military Families Requiring Housing, 2001
Pay Grade
Accompanied Personnel
Military Couples
Voluntary Separations
Effective Military Families
Unaccompanied
Personnel








O7 & Above
3
-
-
3
0

O6
127
1
3
123
16

O5
251
14
6
231
22

O4
469
24
15
430
83

O3
841
55
13
773
244

O2
123
10
3
110
59

O1
68
9
3
56
52

Officers
1,882
113
43
1,726
476








E9
56
3
1
52
6

E8
116
6
6
104
8

E7
623
41
28
554
39

E6
993
69
43
881
98

E5
1,603
169
77
1,357
352

E4
674
88
26
560
379

E3
276
28
2
246
874

E2
62
5
2
55
352

E1
136
13
3
120
1572

Enlisted
4,539
422
188
3,929
3,680








Total
6,421
535
231
5,655
4,156

Source:
Sample AFB Housing Office, 2001; Variable Housing Allowance Survey, 1997; SAIC, 2001

These military personnel (both families and unaccompanied personnel) require 2,907 owner-occupied and 3,727 rental units off base.

1.13.1.1 Maximum Allowable Housing Costs

The affordability of rental housing for military personnel is determined by the MAHC.  The MAHC includes the Basic Allowance for Housing (BAH) plus the Out of Pocket Expense (OOP) for the Military Housing Area.  The MAHC sets the maximum acceptable housing cost for military personnel.  Housing costs include rent and utility costs for gas, electricity, water and sewer, and solid waste disposal.  The costs of phone and cable TV are not considered a part of the costs to be covered by MAHC.  A summary of the MAHC for accompanied and unaccompanied personnel is provided in Tables 4-5 and 4-6.

tc "4-5
Maximum Allowable Housing Cost With Dependents " \  f tTable 4-5.  Maximum Allowable Housing Cost With Dependents




MAHC

Pay Grade
BAH

OOP

2001
2006








O7 & Above
$1,165
$221
$1,386
$1,442

O6
$1,151
$218
$1,369
$1,425

O5
$1,142
$216
$1,358
$1,413

O4
$1,050
$201
$1,251
$1,302

O3
$918
$179
$1,097
$1,141

O2
$846
$153
$999
$1,039

O1
$777
$137
$914
$952







E9
$955
$185
$1,140
$1,187

E8
$902
$173
$1,075
$1,119

E7
$874
$163
$1,037
$1,080

E6
$848
$153
$1,001
$1,041

E5
$768
$135
$903
$939

E4
$692
$125
$817
$850

E3
$692
$125
$817
$850

E2
$692
$125
$817
$850

E1
$692
$125
$817
$850







Source:
Sample AFB Housing Office, 2001; SAIC, 2001

tc " 4-6
Maximum Allowable Housing Cost Without Dependents" \  f tTable 4-6.  Maximum Allowable Housing Cost Without Dependents




MAHC

Pay Grade
BAH

OOP

2001
2006








O7 & Above
$938
$183
$1,121
$1,166

O6
$920
$179
$1,099
$1,143

O5
$893
$170
$1,063
$1,106

O4
$876
$164
$1,040
$1,083

O3
$819
$147
$966
$1,005

O2
$742
$131
$873
$908

O1
$615
$116
$731
$761







E9
$809
$144
$953
$992

E8
$784
$138
$922
$960

E7
$697
$126
$823
$856

E6
$626
$117
$743
$773

E5
$562
$110
$672
$699







Source:
Sample AFB Housing Office, 2001; SAIC, 2001

1.13.1.2 Military Family Housing Requirements

All married military members and single members who live with dependents are considered as military families.  Military members not living with a spouse or dependents are considered unaccompanied.  Members who have a spouse and/or dependents and are voluntarily separated from them are not considered a housing responsibility.  There are currently a total of 5,655 military families affiliated with Sample AFB, including a total of 535 families with two military members.  Voluntary separations total 231 members.

Grade, family size, and composition, as defined by Air Force regulations, determine housing requirements.  Bedroom requirements are derived from current base personnel records data applying one bedroom per dependent, regardless of age and gender, and the minimum bedroom requirement by rank as specified in the Air Force Housing Market Analysis Guidance Manual and subsequent Air Force policies. 

As shown in Table 4-7, 50 percent of the total MFH requirement is for two-bedroom units while three- and four-bedroom units comprise 36 and 14 percent, respectively, of the total housing requirement.  Most junior enlisted families require two-bedroom units, while families of field grade officers require at minimum a three-bedroom unit to comply with Air Force standards.  For Sample AFB, the minimum for senior officers is four bedrooms.

tc " 4-7
Effective Military Family Housing Requirements, 2001" \  f tTable 4-7.  Effective Military Family Housing Requirements, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
123
123

O5
-
184
47
231

O4
-
338
92
430

O3
502
180
91
773

O2
83
15
12
110

O1
44
9
3
56

Officers
629
726
371
1,726







E9
-
46
6
52

E8
-
85
19
104

E7
-
461
93
554

E6
430
297
154
881

E5
864
372
121
1,357

E4
481
58
21
560

E3
238
7
1
246

E2
55
-
-
55

E1
118
1
1
120

Enlisted
2,186
1,327
416
3,929







Total
2,815
2,053
787
5,655

Source:
SAIC, 2001

Tenure rates, used to estimate home ownership and rental demand for military families, are derived from 1997 VHAS data.  Home ownership rates can be expected to vary with the family’s income and allowances, mortgage interest rates, and the general price level of owner-occupied housing.  These tenure rates, as derived by the VHAS data, estimate the home ownership for only those members who (at that time) were eligible for housing allowances.  In contrast, under the Interim Instructions, this analysis assesses the ability of the private-sector housing to meet the needs of all military family housing requirements.  This analysis is based on the assumption that all personnel currently occupying MFH units would be renters of private-sector housing if MFH were no longer available to them.  Home-ownership rates vary by pay grade as shown in Table 4-8.

tc " 4-8
Tenure for Military Families" \  f tTable 4-8.  Tenure for Military Families 

Pay Grade
Percentage Homeowners
Percentage Renters





O7 & Above
80.9%
19.1%

O6
80.9%
19.1%

O5
77.0%
23.0%

O4
73.0%
27.0%

O3
65.2%
34.8%

O2
33.9%
66.1%

O1
15.5%
84.5%





E9
83.7%
16.3%

E8
75.0%
25.0%

E7
72.1%
27.9%

E6
64.0%
36.0%

E5
48.6%
51.4%

E4
21.7%
78.3%

E3
7.3%
92.7%

E2
3.6%
96.4%

E1
3.6%
96.4%





Source:
1997 VHAS

If all 5,655 families were to live off base, 2,610 families would require owner-occupied housing (Table 4-9) and 3,045 families would require rental housing (Table 4-10).

tc " 4-9
Military Family Owner-Occupied Housing Requirements, 2001" \  f tTable 4-9.  Military Family Owner-Occupied Housing Requirements, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
91
91

O5
-
112
31
143

O4
-
197
58
255

O3
276
101
57
434

O2
24
4
4
32

O1
6
1
-
7

Officers
306
415
241
962







E9
-
28
1
29

E8
-
58
13
71

E7
-
300
61
361

E6
251
153
93
497

E5
388
146
55
589

E4
95
-
-
95

E3
3
-
-
3

E2
1
-
-
1

E1
2
-
-
2

Enlisted
740
685
223
1,648







Total
1,046
1,100
464
2,610

Source:
SAIC, 2001

tc "4-10
Military Family Rental Housing Requirements, 2001" \  f tTable 4-10.  Military Family Rental Housing Requirements, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
32
32

O5
-
72
16
88

O4
-
141
34
175

O3
226
79
34
339

O2
59
11
8
78

O1
38
8
3
49

Officers
323
311
130
764







E9
-
18
5
23

E8
-
27
6
33

E7
-
161
32
193

E6
179
144
61
384

E5
476
226
66
768

E4
386
58
21
465

E3
235
7
1
243

E2
54
-
-
54

E1
116
1
1
118

Enlisted
1,446
642
193
2,281







Total
1,769
953
323
3,045

Source:
SAIC, 2001
Rental housing requirements by grade and number of bedrooms are allocated to price-bedroom market segments based on the MAHC of accompanied service members and the assumed pattern of expenditures by the personnel within each pay grade.  Currently, some personnel spend more than their MAHC for housing.  There are many external factors that affect their housing choices.  However, the purpose of the HMA process is to assess if there is sufficient affordable housing in a local community.  For this analysis, all service members are allocated to affordable market segments equal to or less than their MAHC.  Spending patterns below MAHC are derived from the 1997 VHAS data.  In allocating personnel to each price segment, it is assumed that the personnel will spend between 70 and 97 percent of their MAHC for housing (rent plus utility costs).  Thirty percent of the personnel will spend between 91  and 97 percent of MAHC, 30 percent will spend between 82 and 91 percent, and the remaining 40 percent of the personnel will spend between 70 and 82 percent of MAHC.  The military family rental housing requirement by price category is shown in Table 4‑11.

tc "4-11
Military Family Rental Housing Requirements by Price Category, 2001" \  f tTable 4-11.  Military Family Rental Housing Requirements
by Price Category, 2001


Number of Bedrooms


Price Category

Two
Three
Four+
Total








$1,200 &
Above
-
46
25
71

$1,100 -
$1,200
-
58
23
81

$1,000 -
$1,100
67
108
38
213

$900 -
$1,000
155
193
64
412

$800 -
$900
392
240
73
705

$700 -
$800
613
215
71
899

$600 -
$700
451
85
27
563

$500 -
$600
91
8
2
101

$400 -
$500
-
-
-
-

Under
$400
-
-
-
-








Total
1,769
953
323
3,045

Source:
SAIC, 2001

Unaccompanied Personnel Housing Requirements

There are a total of 4,156 unaccompanied service members for whom Sample AFB has housing responsibility.  Of the total number of unaccompanied personnel, 979 are in grade E5 and above and require private-sector rental or owner-occupied housing (Table 4-12).  
tc "4-12
Total Unaccompanied Personnel Private-Sector Housing Requirements, 2001" \  f tTable 4-12.  Total Unaccompanied Personnel Private-Sector Housing Requirements
, 2001

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
16
16

O5
-
-
22
22

O4
-
-
83
83

O3
-
244
-
244

O2
-
59
-
59

O1
-
52
-
52

Officers
-
355
121
476







E9
-
6
-
6

E8
-
8
-
8

E7
-
39
-
39

E6
-
98
-
98

E5
352
-
-
352

Enlisted
352
151
-
503







Total
352
506
121
979

Source:
SAIC, 2001
Tenure rates for unaccompanied personnel are based on the 1997 VHAS data summaries and the assumption that all members currently residing on base would be renters if they were required to seek housing in the private sector.  Home-ownership rates for unaccompanied personnel by pay grade are displayed in Table 4-13.  An estimated 297 unaccompanied service members require owner-occupied housing (Table 4-14), and the remaining 682 unaccompanied service members require rental units (Table 4-15).  All unaccompanied personnel requirements are for one-, two-, and three-bedroom living quarters.

tc " 4-13
Tenure for Unaccompanied Personnel" \  f tTable 4-13.  Tenure for Unaccompanied Personnel

Pay Grade
Percentage Homeowners
Percentage Renters





O7 & Above
77.3%
22.7%

O6
77.3%
22.7%

O5
67.6%
32.4%

O4
63.0%
37.0%

O3
48.3%
51.7%

O2
16.6%
83.4%

O1
5.3%
94.7%





E9
44.4%
55.6%

E8
48.3%
51.7%

E7
32.9%
67.1%

E6
19.3%
80.7%

E5
13.7%
86.3%





Source:
1997 VHAS

tc " 4-14
Unaccompanied Personnel Owner-Occupied Housing Requirements, 2001" \  f tTable 4-14.  Unaccompanied Personnel Owner-Occupied Housing Requirements1, 2001

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
12
12

O5
-
-
15
15

O4
-
-
52
52

O3
-
118
-
118

O2
-
10
-
10

O1
-
3
-
3

Officers
-
131
79
210







E9
-
3
-
3

E8
-
4
-
4

E7
-
13
-
13

E6
-
19
-
19

E5
48
-
-
48

Enlisted
48
39
-
87







Total
48
170
79
297

Source:
SAIC, 2001

tc " 4-15
Unaccompanied Personnel Rental Housing Requirements, 2001" \  f tTable 4-15.  Unaccompanied Personnel Rental Housing Requirements
, 2001

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
4
4

O5
-
-
7
7

O4
-
-
31
31

O3
-
126
-
126

O2
-
49
-
49

O1
-
49
-
49

Officers
-
224
42
266







E9
-
3
-
3

E8
-
4
-
4

E7
-
26
-
26

E6
-
79
-
79

E5
304
-
-
304

Enlisted
304
112
-
416







Total
304
336
42
682

Source:
SAIC, 2001
Rental housing requirements by pay grade and bedroom category are allocated to price-bedroom market segments (Table 4-16), based on without-dependent rate MAHC for the various pay grades and their assumed spending patterns (see Section 4.2.2.2).

tc " 4-16
Unaccompanied Personnel Rental Housing Requirements by Price Category, 2001" \  f tTable 4-16.  Unaccompanied Personnel Rental Housing Requirements 
by Price Category, 2001


Number of Bedrooms


Price Category

One
Two
Three
Total








$1,200 &
Above
-
-
-
-

$1,100 -
$1,200
-
-
-
-

$1,000 -
$1,100
-
-
6
6

$900 -
$1,000
-
30
15
45

$800 -
$900
-
61
13
74

$700 -
$800
-
98
8
106

$600 -
$700
109
97
-
206

$500 -
$600
151
50
-
201

$400 -
$500
44
-
-
44

Under
$400
-
-
-
-






-

Total
304
336
42
682

Source:
SAIC, 2001
1.14 Projected Demand

In 2006, the total housing demand for civilian and military households is projected to reach 316,476 units, approximately 46 percent of which will demand rental housing.

1.14.1 Civilian Housing Demand

In this study, the future civilian housing demand in the market area is comprised of the housing demand by military and civilian households in the Sample AFB Housing Market Area not directly related to the activities at the installation, as well as households of civilian personnel employed at the base.

Table 4-17 presents a summary of estimated total civilian rental housing demand in 2006 in the Sample AFB Housing Market Area.

tc "4-17
Civilian Rental Demand, 2006" \  f tTable 4-17.  Civilian Rental Demand, 2006



Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
93
916
3,039
4,968
1,000
10,016

$1,100 -
$1,200
22
332
1,558
2,091
409
4,412

$1,000 -
$1,100
31
424
2,311
3,139
576
6,481

$900 -
$1,000
66
1,250
3,224
2,446
161
7,147

$800 -
$900
1,830
8,040
3,324
1,094
221
14,509

$700 -
$800
2,599
11,344
4,560
1,450
267
20,220

$600 -
$700
3,139
13,840
5,516
1,718
254
24,467

$500 -
$600
3,117
13,669
4,953
1,350
148
23,237

$400 -
$500
1,918
7,951
2,581
900
151
13,501

Under
$400
1,769
7,804
4,525
2,126
242
16,466










Total
14,584
65,570
35,591
21,282
3,429
140,456

Source:
SAIC, 2001

Military Housing Requirements

The 2006 projected military personnel authorizations total 10,142 for whom  Sample AFB will have housing responsibility.  Accompanied personnel are estimated to make up 6,179 of the total personnel, including 218 personnel voluntarily separated from their spouses (Table 4-18).  Of the 5,447 military families, 514 will have two military service members.  Unaccompanied personnel are projected to make up 3,963 of the total 2006 manpower.  In allocating housing requirements to market segments, MAHC is assumed to increase by 0.80 percent per year from 2001 to 2006.

tc " 4-18
Breakdown of Military Families Requiring Housing, 2006" \  f tTable 4-18.  Breakdown of Military Families Requiring Housing, 2006
Pay Grade
Accompanied Personnel
Military Couples
Voluntary Separations
Effective Military Families
Unaccompanied Personnel








O7 & Above
3
-
-
3
-

O6
127
1
3
123
16

O5
249
14
6
229
22

O4
467
24
15
428
83

O3
838
55
13
770
243

O2
123
10
3
110
58

O1
68
9
3
56
52

Officers
1,875
113
43
1,719
474








E9
53
3
-
50
5

E8
110
5
5
100
7

E7
591
39
27
525
37

E6
942
66
41
835
93

E5
1,520
161
72
1,287
334

E4
638
83
24
531
360

E3
262
27
1
234
829

E2
59
5
2
52
333

E1
129
12
3
114
1,491

Enlisted
4,304
401
175
3,728
3,489








Total
6,179
514
218
5,447
3,963

Source:
Sample AFB Housing Office, 2001; Variable Housing Allowance Survey, 1997; SAIC, 2001

In 2006, military personnel (both families and unaccompanied personnel) will require 2,796 owner-occupied and 3,601 rental units off base.

Military Family Housing Requirements

As shown in Table 4-18, there is projected to be a total of 5,447 effective military families affiliated with Sample AFB in 2006.  Family requirements are based on one dependent per bedroom and the minimum bedroom requirements by grade.  About 50 percent of the total family housing requirement in 2006 will be for two-bedroom units while the requirements for three- and four-bedroom units will comprise 36 and 14 percent, respectively, of the total housing requirement (Table 4-19).

tc " 4-19
Effective Military Family Requirements, 2006" \  f tTable 4-19.  Effective Military Family Requirements, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
123
123

O5
-
182
47
229

O4
-
336
92
428

O3
500
179
91
770

O2
83
15
12
110

O1
44
9
3
56

Officers
627
721
371
1,719







E9
-
44
6
50

E8
-
81
19
100

E7
-
437
88
525

E6
407
282
146
835

E5
819
353
115
1,287

E4
456
55
20
531

E3
226
7
1
234

E2
52
-
-
52

E1
112
1
1
114

Enlisted
2,072
1,260
396
3,728







Total
2,699
1,981
767
5,447

Source:
SAIC, 2001

If all families at Sample AFB required private-sector housing, 2,506 families are estimated to require owner-occupied housing and the remaining 2,941 families are expected to require rental housing (Tables 4-20 and 4-21).  Of those families renting, approximately 58 percent of the rental requirements will be in the two-bedroom category, while three- and four-bedroom rental requirements will respectively account for 31 and 11 percent of total rental demand.  Military family home-ownership rates are assumed to remain at their 2001 levels over the study period.

tc " 4-20
Military Family Owner-Occupied Housing Requirements, 2006" \  f tTable 4-20.  Military Family Owner-Occupied Housing Requirements, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
91
91

O5
-
111
31
142

O4
-
196
58
254

O3
275
100
57
432

O2
24
4
4
32

O1
6
1
-
7

Officers
305
412
241
958







E9
-
26
1
27

E8
-
54
13
67

E7
-
282
58
340

E6
237
142
88
467

E5
364
136
53
553

E4
89
-
-
89

E3
2
-
-
2

E2
1
-
-
1

E1
2
-
-
2

Enlisted
695
640
213
1,548







Total
1,000
1,052
454
2,506

Source:
SAIC, 2001

tc " 4-21
Military Family Rental Housing Requirements, 2006" \  f tTable 4-21.  Military Family Rental Housing Requirements, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
32
32

O5
-
71
16
87

O4
-
140
34
174

O3
225
79
34
338

O2
59
11
8
78

O1
38
8
3
49

Officers
322
309
130
761







E9
-
18
5
23

E8
-
27
6
33

E7
-
155
30
185

E6
170
140
58
368

E5
455
217
62
734

E4
367
55
20
442

E3
224
7
1
232

E2
51
-
-
51

E1
110
1
1
112

Enlisted
1,377
620
183
2,180







Total
1,699
929
313
2,941

Source:
SAIC, 2001

Rental housing requirements by pay grade and bedroom category are allocated to price-bedroom segments based on the MAHC of accompanied service members (Table 4-22) and their assumed spending pattern (see Section 4.2.2.2).

tc " 4-22
Military Family Rental Housing Requirements by Price Category, 2006" \  f tTable 4-22.  Military Family Rental Housing Requirements 
by Price Category, 2006


Number of Bedrooms


Price Category

Two
Three
Four+
Total








$1,200 &
Above
-
71
35
106

$1,100 -
$1,200
26
68
26
120

$1,000 -
$1,100
95
147
49
291

$900 -
$1,000
210
198
62
470

$800 -
$900
462
223
72
757

$700 -
$800
524
163
52
739

$600 -
$700
368
58
17
443

$500 -
$600
14
1
-
15

$400 -
$500
-
-
-
-

Under
$400
-
-
-
-








Total
1,699
929
313
2,941

Source:
SAIC, 2001

Unaccompanied Personnel Housing Requirements

A total of 3,963 unaccompanied service members are projected to be affiliated with Sample AFB in 2006.  Of the total unaccompanied personnel, 950 are in grades E5 and above, and, therefore, comprise the private-sector unaccompanied requirement for owner-occupied and rental housing.  Bedroom requirements vary from one to three based, on OSD compensation standards.  The total 2006 private-sector housing requirement for unaccompanied personnel is summarized in Table 4-23.

tc " 4-23
Total Unaccompanied Personnel Private-Sector Housing Requirements, 2006" \  f tTable 4-23.  Total Unaccompanied Personnel Private-Sector
 Housing Requirements
, 2006

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
16
16

O5
-
-
22
22

O4
-
-
83
83

O3
-
243
-
243

O2
-
58
-
58

O1
-
52
-
52

Officers
-
353
121
474







E9
-
5
-
5

E8
-
7
-
7

E7
-
37
-
37

E6
-
93
-
93

E5
334
-
-
334

Enlisted
334
142
-
476







Total
334
495
121
950

Source:
SAIC, 2001

Home-ownership rates for unaccompanied personnel are expected to remain at 2001 levels.  An estimated 290 unaccompanied service members will require owner-occupied housing, and the remaining 660 unaccompanied service members will require rental units (Tables 4-24 and 4-25).

tc "4-24
Unaccompanied Personnel Owner-Occupied Housing Requirements, 2006" \  f tTable 4-24.  Unaccompanied Personnel Owner-Occupied
 Housing Requirements
, 2006

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
12
12

O5
-
-
15
15

O4
-
-
52
52

O3
-
117
-
117

O2
-
10
-
10

O1
-
3
-
3

Officers
-
130
79
209







E9
-
2
-
2

E8
-
3
-
3

E7
-
12
-
12

E6
-
18
-
18

E5
46
-
-
46

Enlisted
46
35
-
81







Total
46
165
79
290

Source:
SAIC, 2001

tc " 4-25
Unaccompanied Personnel Rental Housing Requirements, 2006" \  f tTable 4-25.  Unaccompanied Personnel Rental 
Housing Requirements1, 2006

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
4
4

O5
-
-
7
7

O4
-
-
31
31

O3
-
126
-
126

O2
-
48
-
48

O1
-
49
-
49

Officers
-
223
42
265







E9
-
3
-
3

E8
-
4
-
4

E7
-
25
-
25

E6
-
75
-
75

E5
288
-
-
288

Enlisted
288
107
-
395







Total
288
330
42
660

Source:
SAIC, 2001

Rental housing requirements by pay grade are allocated into market segments based on the MAHC for unaccompanied personnel and their assumed spending pattern (Table 4-26) (see Section 4.2.2.2).  The 2006 MAHC assumes a 0.80 percent per year increase from 2001 levels.

tc " 4-26
Unaccompanied Personnel Rental Housing Requirements by Price Category, 2006" \  f tTable 4-26.  Unaccompanied Personnel Rental Housing Requirement
 by Price Category, 2006


Number of Bedrooms


Price Category

One
Two
Three
Total








$1,200 &
Above
-
-
-
-

$1,100 -
$1,200
-
-
-
-

$1,000 -
$1,100
-
2
11
13

$900 -
$1,000
-
45
13
58

$800 -
$900
-
68
13
81

$700 -
$800
-
107
5
112

$600 -
$700
136
75
-
211

$500 -
$600
138
33
-
171

$400 -
$500
14
-
-
14

Under
$400
-
-
-
-






-

Total
288
330
42
660

Source:
SAIC, 2001

2. Core Requirements

2.1 Overview

The primary focus of the HMA process is to assess the balance between suitable private-sector housing and off-base military requirements for the current year (2001) and the projected year (2006).  However, under the Interim Instructions, the private-sector housing balance is no longer the sole determinant of the military housing requirements.  The instructions establish a minimum requirement, the Floor Requirement, as the greater of the following four criteria: 

· Military On-Base Community – Ten percent of the effective military family housing requirement by grade.

· Key and Essential – All Key and Essential personnel.

· Historic Housing – On-base housing units listed on or eligible for the National Register of Historic Places under the National Historic Preservation Act.

· Quality of Life – Housing for members with RMC below 50 percent of the median family income for the housing market area.

The Floor Requirement establishes the minimum number of MFH units required at Sample AFB based on these four criteria.  Additional military housing may be required if there is insufficient affordable, suitable private-sector housing to meet the needs of the military families in the local community.  The assessment of private-sector housing is based on the assumption that it is considered before any military housing.  The greater of the private-sector housing shortfall, if any, and the Floor Requirement is the Core Requirement for that pay grade.  The total Core Requirement is the requirement for MFH units at Sample AFB.

Should there be MFH units in excess of the Core Requirement, the installation’s housing customer demand is used to determine whether any military housing is actual surplus.  It is only if the surplus MFH units are less than 98 percent occupied, that under Interim Instructions, those units in excess of the customer demand are declared actual surplus MFH units. 

Military On-Base Community Requirements

The Military On-Base Community Requirement recognizes the value of the cohesive attributes of an on-base military community to the morale of its members.  While not all families can be on base, the presence of housing and community support facilities to accommodate 10 percent of the families is established as a minimum requirement under the Interim Instructions.

In 2001, there is an estimated 5,655 families, with a Military On-Base Community Housing Requirement of 565 housing units (Table 5-1).  For 2006, the number of families is estimated at 5,447 with a Military On-Base Community Housing Requirement of 545 housing units (Table 5-2).

tc " 5-1
Military On-Base Community Housing Requirement, 2001" \  f tTable 5-1.  Military On-Base Community Housing Requirement, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
12
12

O5
-
18
5
23

O4
-
34
9
43

O3
50
18
9
77

O2
8
2
1
11

O1
5
1
-
6

Officers
63
73
36
172







E9
-
5
-
5

E8
-
8
2
10

E7
-
46
9
55

E6
43
30
15
88

E5
87
37
12
136

E4
48
6
2
56

E3
24
1
-
25

E2
6
-
-
6

E1
12
-
-
12

Enlisted
220
133
40
393







Total
283
206
76
565

Source:
SAIC, 2001

tc " 5-2
Military On-Base Community Housing Requirement, 2006" \  f tTable 5-2.  Military On-Base Community Housing Requirement, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
12
12

O5
-
18
5
23

O4
-
34
9
43

O3
50
18
9
77

O2
8
2
1
11

O1
5
1
-
6

Officers
63
73
36
172







E9
-
4
1
5

E8
-
8
2
10

E7
-
44
9
53

E6
41
28
15
84

E5
82
35
12
129

E4
46
5
2
53

E3
22
1
-
23

E2
5
-
-
5

E1
11
-
-
11

Enlisted
207
125
41
373







Total
270
198
77
545

Source:
SAIC, 2001
Key and Essential Requirements

There are 23 Key and Essential positions at Sample AFB.  These positions are expected to be retained in the projected year (Tables 5-3 and 5-3a).

tc " 5-3
Key and Essential Positions, 2001 " \  f tTable 5-3.  Key & Essential Positions, 2001 


Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
12
12

O5
-
3
1
4

O4
-
1
-
1

O3
-
-
-
-

O2
-
-
-
-

O1
-
-
-
-

Officers
-
4
16
20







E9
-
2
-
2

E8
-
-
-
-

E7
-
-
-
-

E6
-
-
-
-

E5
-
-
-
-

E4
1
-
-
1

E3
-
-
-
-

E2
-
-
-
-

E1
-
-
-
-

Enlisted
1
2
-
3







Total
1
6
16
23

Source:
SAIC, 2001

Table 5-3a.  Key & Essential Positions, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
12
12

O5
-
3
1
4

O4
-
1
-
1

O3
-
-
-
-

O2
-
-
-
-

O1
-
-
-
-

Officers
-
4
16
20







E9
-
2
-
2

E8
-
-
-
-

E7
-
-
-
-

E6
-
-
-
-

E5
-
-
-
-

E4
1
-
-
1

E3
-
-
-
-

E2
-
-
-
-

E1
-
-
-
-

Enlisted
1
2
-
3







Total
1
6
16
23

Source:
SAIC, 2001
Historic Housing Requirement

Historic housing existing on base listed on, or eligible for, the National Register of Historic Places must be maintained as a historical resource.  In the case of Sample AFB, there are no historic housing units designated on base (Tables 5-4 and 5-4a). 

tc " 5-4
Historic Housing, 2001 " \  f tTable 5-4.  Historic Housing, 2001 


Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
-
-

O5
-
-
-
-

O4
-
-
-
-

O3
-
-
-
-

O2
-
-
-
-

O1
-
-
-
-

Officers
-
-
-
-







E9
-
-
-
-

E8
-
-
-
-

E7
-
-
-
-

E6
-
-
-
-

E5
-
-
-
-

E4
-
-
-
-

E3
-
-
-
-

E2
-
-
-
-

E1
-
-
-
-

Enlisted
-
-
-
-







Total
-
-
-
-

Source:
SAIC, 2001
Table 5-4a.  Historic Housing, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
-
-

O5
-
-
-
-

O4
-
-
-
-

O3
-
-
-
-

O2
-
-
-
-

O1
-
-
-
-

Officers
-
-
-
-







E9
-
-
-
-

E8
-
-
-
-

E7
-
-
-
-

E6
-
-
-
-

E5
-
-
-
-

E4
-
-
-
-

E3
-
-
-
-

E2
-
-
-
-

E1
-
-
-
-

Enlisted
-
-
-
-







Total
-
-
-
-

Source:
SAIC, 2001
2.2 Quality of Life Requirement

The Quality of Life Requirement is determined by the number of personnel whose RMC falls below 50 percent of the median family income of  $45,300 in the Sample AFB Housing Market Area.  There are no personnel who meet this requirement in 2001 or 2006 (Tables 5-6 and 5-7).  The RMC is estimated based on average base pay for each pay grade, the Sample AFB BAH rates, the Basic Allowance for Subsistence, and a tax adjustment.  The RMC for 2001 is presented in Table 5-5.

tc " 5-5
Regular Military Compensation, 2001" \  f tTable 5-5.  Regular Military Compensation, 2001
Pay Grade
Base Pay
Basic Allowance Housing (BAH)
Basic Allowance Subsistence (BAS)
Tax Adjustment
Regular Military Compensation (RMC)








O7 & Above
$99,824
$13,980
$1,925
$6,341
$122,070

O6
$83,640
$13,812
$1,925
$6,176
$105,554

O5
$67,674
$13,704
$1,925
$6,047
$89,350

O4
$55,663
$12,600
$1,925
$4,557
$74,745

O3
$44,287
$11,016
$1,925
$3,210
$60,438

O2
$34,111
$10,152
$1,925
$3,283
$49,471

O1
$25,091
$9,324
$1,925
$2,229
$38,569








E9
$46,459
$11,460
$2,796
$3,022
$63,738

E8
$37,718
$10,824
$2,796
$2,598
$53,935

E7
$31,802
$10,488
$2,796
$2,513
$47,599

E6
$26,817
$10,176
$2,796
$2,412
$42,200

E5
$22,050
$9,216
$2,796
$2,123
$36,185

E4
$18,190
$8,304
$2,796
$1,971
$31,261

E3
$15,161
$8,304
$2,796
$1,950
$28,210

E2
$14,029
$8,304
$2,796
$1,941
$27,070

E1
$12,514
$8,304
$2,796
$1,902
$25,516








Source:  Sample AFB Housing Office, 2001

tc " 5-6
Quality of Life Requirement, 2001 " \  f tTable 5-6.  Quality of Life Requirement, 2001 


Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
-
-

O5
-
-
-
-

O4
-
-
-
-

O3
-
-
-
-

O2
-
-
-
-

O1
-
-
-
-

Officers
-
-
-
-







E9
-
-
-
-

E8
-
-
-
-

E7
-
-
-
-

E6
-
-
-
-

E5
-
-
-
-

E4
-
-
-
-

E3
-
-
-
-

E2
-
-
-
-

E1
-
-
-
-

Enlisted
-
-
-
-







Total
-
-
-
-

Source:
SAIC, 2001
tc " 5-7
Quality of Life Requirement, 2006 " \  f tTable 5-7.  Quality of Life Requirement, 2006 


Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
-
-

O6
-
-
-
-

O5
-
-
-
-

O4
-
-
-
-

O3
-
-
-
-

O2
-
-
-
-

O1
-
-
-
-

Officers
-
-
-
-







E9
-
-
-
-

E8
-
-
-
-

E7
-
-
-
-

E6
-
-
-
-

E5
-
-
-
-

E4
-
-
-
-

E3
-
-
-
-

E2
-
-
-
-

E1
-
-
-
-

Enlisted
-
-
-
-







Total
-
-
-
-

Source:
SAIC, 2001
Floor Requirement

The Floor Requirement is the greater of the Military On-Base Community, Key and Essential, Historic Housing, and the Quality of Life Requirements on a pay-grade by pay-grade basis.  The Floor Requirement is 568 housing units for 2001 and 548 units for 2006 (Tables 5-8 and 5-9).

tc " 5-8
Floor Requirement, 2001" \  f tTable 5-8.  Floor Requirement, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
12
12

O5
-
18
5
23

O4
-
34
9
43

O3
50
18
9
77

O2
8
2
1
11

O1
5
1
-
6

Officers
63
73
39
175







E9
-
5
-
5

E8
-
8
2
10

E7
-
46
9
55

E6
43
30
15
88

E5
87
37
12
136

E4
48
6
2
56

E3
24
1
-
25

E2
6
-
-
6

E1
12
-
-
12

Enlisted
220
133
40
393







Total
283
206
79
568

Source:
SAIC, 2001
tc " 5-9
Floor Requirement, 2006" \  f tTable 5-9.  Floor Requirement, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
12
12

O5
-
18
5
23

O4
-
34
9
43

O3
50
18
9
77

O2
8
2
1
11

O1
5
1
-
6

Officers
63
73
39
175







E9
-
4
1
5

E8
-
8
2
10

E7
-
44
9
53

E6
41
28
15
84

E5
82
35
12
129

E4
46
5
2
53

E3
22
1
-
23

E2
5
-
-
5

E1
11
-
-
11

Enlisted
207
125
41
373







Total
270
198
80
548

Source:
SAIC, 2001

2.3 Private-sector Housing Balance

The private-sector housing requirement is established through a balancing process in which the military family rental housing requirements are matched against their market share in each market segment.  Both military families and unaccompanied personnel requirements are considered in the balancing process in that each may be in competition should they have the same housing requirements.  Under the Interim Instructions, the existing MFH inventory is not considered in the balancing process.  The military requirements, therefore, include all military housing requirements, including those assigned to Key and Essential positions.  Housing for personnel holding Key and Essential positions are included in establishing the Floor Requirement.

In determining the private-sector housing balance, the military requirements for private-sector rental housing are compared to the expected suitable rental housing on a market-segment by market-segment basis.  Price (rent plus utility costs) and the number of bedrooms establish the market segments.  The price segments establish affordability, and the number of bedrooms establish suitability by bedroom requirements.  When the expected supply is less than the requirement in the market segment, a shortfall of housing occurs, as there is insufficient supply to meet affordability and bedroom requirements.

Owner-occupied housing is not considered in the balancing process.  Personnel living in owner-occupied housing are assumed to be suitably housed
.  There are no constraints over the projected period of this analysis that would prevent private housing from meeting the needs of military personnel who choose to purchase their residences within the Sample AFB Housing Market Area.  The private housing market has exhibited the ability and willingness to finance and build housing to meet any increases in homeowner demand.

The expected suitable supply
 for the military is based on a competitive market share concept.  As military personnel compete against civilian demand for housing in each market segment, they are expected to be able to rent, over time, their share of the market.  The share of rental housing for military personnel in each market segment is the product of the probability that the military members are able to secure a rental housing unit in that segment and the number of suitable rental units in that market segment.  The probability that the military members are able to secure a rental housing unit is equal to their demand in that market segment as a proportion of that segment’s total rental demand.  Their requirements are then matched against the expected share of the housing within their segment.

Not all vacancies are considered available for occupancy.  On average, when the housing market is in relative balance, vacancies will exist to facilitate rental turnover and maintenance requirements.  These natural vacancies are not considered part of the supply available for occupancy.  When excess vacancies exist (i.e., vacancies in excess of the natural vacancies) in the market area, all the excess vacancies are assumed available to the military personnel since no civilian demand exists for these excess vacant housing units.  The probability of occupancy of the vacant units is the proportion of military personnel for that accompaniment status in that segment to all military personnel (both military families and unaccompanied personnel) in that segment.

2.3.1 Private-Sector Housing  Requirements

As described in Chapter 4, private-sector rental requirements for military families total 3,045 units in 2001 and 2,941 units in 2006.  Private-sector rental requirements for unaccompanied personnel are 682 units in 2001 and 660 units in 2006.

2.3.2 Private-Sector Housing Supply Available to the Military

The private-sector housing market inventory available to military families and unaccompanied personnel is based on the assumption that the rental housing market is competitive and that each civilian or military household has an equal chance of renting a housing unit.  The military housing supply is therefore based on the probability of each military member securing a housing unit within their price and bedroom market segment.

For occupied housing, the probability of a military family occupying a suitable rental housing unit in a particular price-bedroom segment is defined as the proportion of military family requirements to all rental housing demand in that market segment.  The total expected housing supply for military personnel for a market segment is computed as the suitable rental supply in that segment multiplied by the military probability of occupying a housing unit in that segment.

For excess vacant housing, the probability of the occupancy of the vacancies is the proportion of military in the accompaniment status (i.e., for either military families or unaccompanied personnel) in that market segment to all military personnel (i.e., both military families and unaccompanied personnel) in that market segment.  (See the Air Force Housing Market Analysis Guidance Manual and subsequent Air Force policies for a more detailed description of the process.)

The suitable rental supply is the supply of suitable rental housing for which military personnel may compete.  Since suitable rental housing (Tables 3-7 and 3‑10) may include both natural and excess vacant units, as well as occupied housing, the natural vacant housing units must be deducted in order to determine the number of suitable housing units (i.e., the suitable rental supply) actually available to the military personnel in the long term.

Recognizing the different probabilities of occupancy between the occupied housing units and the vacant housing units, the methodology further separates the suitable rental supply into occupied rental units (suitable rentals) and the excess vacant rental units where they exist.  The military supply of housing, the total expected suitable rental housing, is computed as the occupied housing multiplied by its probability of occupancy plus the excess vacancies times the probability of occupancy of the excess vacancies.

2.3.3 Current Private-Sector Housing Supply Available to the Military

The housing market inventory available to the military for 2001 is estimated from the suitable rental supply, the number of natural vacancies, and the probability of occupancy.

Suitable Rental Supply

The suitable rental supply is suitable rental housing less the suitable natural vacancies.  The suitable rental supply is comprised of the suitable rentals (Table 5-10) plus the suitable excess vacancies (Table 5-10a).  In the case of Sample AFB, there are 184 suitable excess vacancies in 2001.

tc " 5-10
Suitable Rental Supply, 2001" \  f tTable 5-10.  Suitable Rental Supply, 2001


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
80
679
2,174
3,776
728
7,437

$1,100 -
$1,200
13
250
1,256
1,427
278
3,224

$1,000 -
$1,100
18
355
1,787
1,920
410
4,490

$900 -
$1,000
23
528
2,830
2,667
187
6,235

$800 -
$900
882
4,433
2,065
616
115
8,111

$700 -
$800
1,853
8,361
2,793
824
137
13,968

$600 -
$700
2,327
10,275
3,328
991
126
17,047

$500 -
$600
2,406
10,311
2,942
722
60
16,441

$400 -
$500
1,463
5,985
1,288
300
46
9,082

Under
$400
857
3,641
1,276
543
51
6,368










Total
9,922
44,818
21,739
13,786
2,138
92,403

Source:
SAIC, 2001
tc " 5-10a
Suitable Excess Vacancies, 2001" \  f tTable 5-10a.  Suitable Excess Vacancies, 2001


Number of Bedrooms


Price Category1
None
One
Two
Three
Four+
Total










$1,200 &
Above
-
2
2
5
1
10

$1,100 -
$1,200
-
-
1
1
1
3

$1,000 -
$1,100
-
-
2
1
-
3

$900 -
$1,000
-
-
3
2
-
5

$800 -
$900
2
5
1
-
-
8

$700 -
$800
2
11
5
1
1
20

$600 -
$700
6
24
8
2
1
41

$500 -
$600
7
27
8
2
-
44

$400 -
$500
6
22
5
1
-
34

Under
$400
2
10
4
-
-
16










Total
25
101
39
15
4
184

Source:
SAIC, 2001
Probability of Occupancy

The probability of occupancy of the suitable rentals for military families in 2001 is presented in Table 5-11.  The probability of occupancy of the suitable rentals for unaccompanied personnel in 2001 is presented in Table 5-12.

tc " 5-11
Probability of Occupancy for Military Families, 2001" \  f tTable 5-11.  Probability of Occupancy for Military Families, 2001


Number of Bedrooms

Price Category

Two
Three
Four+







$1,200 &
Above
-
0.0111
0.0354

$1,100 -
$1,200
-
0.0325
0.0712

$1,000 -
$1,100
0.0335
0.0415
0.0739

$900 -
$1,000
0.0469
0.0498
0.2000

$800 -
$900
0.1137
0.1935
0.2920

$700 -
$800
0.1193
0.1320
0.2423

$600 -
$700
0.0750
0.0469
0.1038

$500 -
$600
0.0163
0.0051
0.0127

$400 -
$500
-
-
-

Under
$400
-
-
-







Source:
SAIC, 2001
tc " 5-12
Probability of Occupancy for Unaccompanied Personnel, 2001" \  f tTable 5-12.  Probability of Occupancy for Unaccompanied Personnel, 2001


Number of Bedrooms

Price Category1
One
Two
Three







$1,200 &
Above
-
-
-

$1,100 -
$1,200
-
-
-

$1,000 -
$1,100
-
-
0.0023

$900 -
$1,000
-
0.0091
0.0039

$800 -
$900
-
0.0177
0.0105

$700 -
$800
-
0.0191
0.0049

$600 -
$700
0.0080
0.0161
-

$500 -
$600
0.0104
0.0090
-

$400 -
$500
0.0046
-
-

Under
$400
-
-
-







Source:
SAIC, 2001
2.3.3.1 Probability of Occupancy of Vacancies

The probability of occupancy of vacancies for military families and unaccompanied personnel in 2001 is presented in Tables 5-13 and 5-14.

tc " 5-13
Probability of Occupancy of Vacancies for Military Families, 2001" \  f tTable 5-13.  Probability of Occupancy of Vacancies for Military Families, 2001


Number of Bedrooms

Price Category

Two
Three
Four+







$1,200 &
Above
-
1.0000
1.0000

$1,100 -
$1,200
-
1.0000
1.0000

$1,000 -
$1,100
1.0000
0.9474
1.0000

$900 -
$1,000
0.8378
0.9279
1.0000

$800 -
$900
0.8653
0.9486
1.0000

$700 -
$800
0.8622
0.9641
1.0000

$600 -
$700
0.8230
1.0000
1.0000

$500 -
$600
0.6454
1.0000
1.0000

$400 -
$500
-
-
-

Under
$400
-
-
-







Source:
SAIC, 2001
tc " 5-14
Probability of Occupancy of Vacancies for Unaccompanied Personnel, 2001" \  f tTable 5-14.  Probability of Occupancy of Vacancies 
for Unaccompanied Personnel, 2001


Number of Bedrooms

Price Category1
One
Two
Three







$1,200 &
Above
-
-
-

$1,100 -
$1,200
-
-
-

$1,000 -
$1,100
-
-
0.0526

$900 -
$1,000
-
0.1622
0.0721

$800 -
$900
-
0.1347
0.0514

$700 -
$800
-
0.1378
0.0359

$600 -
$700
1.0000
0.1770
-

$500 -
$600
1.0000
0.3546
-

$400 -
$500
1.0000
-
-

Under
$400
-
-
-







Source:
SAIC, 2001

2.3.3.2 Total Expected Suitable Rentals

The total expected suitable rentals for military families is 1,850 units (Table 5‑15).  This represents the market share of the suitable rentals, which includes the total expected suitable excess vacancies for military families.  The total expected suitable excess vacancies for military families is 39 units and represents rentals for which the military has no competition from the community.  The only competition for these units is between families and unaccompanied personnel.
tc " 5-15
Total Expected Suitable Rentals for Military Families, 2001" \  f tTable 5-15.  Total Expected Suitable Rentals for Military Families, 2001


Number of Bedrooms


Price Category

Two
Three
Four+
Total








$1,200 &
Above
-
47
22
69

$1,100 -
$1,200
-
47
18
65

$1,000 -
$1,100
62
81
26
169

$900 -
$1,000
136
135
35
306

$800 -
$900
236
119
30
385

$700 -
$800
337
110
31
478

$600 -
$700
257
48
13
318

$500 -
$600
53
6
1
60

$400 -
$500
-
-
-
-

Under
$400
-
-
-
-








Total
1,081
593
176
1,850

Source:
SAIC, 2001

The total expected suitable rentals for unaccompanied personnel is 514 units (Table 5-16).  Total expected suitable excess vacancies, which are included in the total expected suitable rentals, is 78 units for unaccompanied personnel.
tc "5-16
Total Expected Suitable Rentals for Unaccompanied Personnel, 2001" \  f tTable 5-16.  Total Expected Suitable Rentals
 for Unaccompanied Personnel, 2001


Number of Bedrooms


Price Category1
One
Two
Three
Total








$1,200 &
Above
-
-
-
-

$1,100 -
$1,200
-
-
-
-

$1,000 -
$1,100
-
-
4
4

$900 -
$1,000
-
26
10
36

$800 -
$900
-
37
6
43

$700 -
$800
-
54
4
58

$600 -
$700
106
55
-
161

$500 -
$600
134
29
-
163

$400 -
$500
49
-
-
49

Under
$400
-
-
-
-








Total
289
201
24
514

Source:
SAIC, 2001

2.3.4 Projected Private-Sector Housing Supply Available to the Military

The private-sector housing market inventory available to the military for 2006 is estimated from the suitable rental housing supply, the number of natural vacancies, and the probability of occupancy.

2.3.4.1 Suitable Rental Supply

The suitable rental supply (Table 5-17) is suitable rentals less the suitable natural vacancies.  There are no excess vacancies projected for 2006 (Table 5-17a).

tc " 5-17
Suitable Rental Supply, 2006" \  f tTable 5-17.  Suitable Rental Supply, 2006


Number of Bedrooms


Price Category

None
One
Two
Three
Four+
Total










$1,200 &
Above
88
824
2,822
4,529
884
9,147

$1,100 -
$1,200
16
295
1,459
1,696
309
3,775

$1,000 -
$1,100
19
386
2,112
2,359
412
5,288

$900 -
$1,000
38
1,064
2,715
1,752
93
5,662

$800 -
$900
1,410
6,319
2,177
673
118
10,697

$700 -
$800
1,969
8,677
2,824
833
142
14,445

$600 -
$700
2,356
10,400
3,382
965
111
17,214

$500 -
$600
2,218
9,486
2,522
578
43
14,847

$400 -
$500
1,208
4,827
974
303
45
7,357

Under
$400
691
2,990
1,166
489
43
5,379










Total
10,013
45,268
22,153
14,177
2,200
93,811

Source:
SAIC, 2001

tc " 5-17a
Suitable Excess Vacancies, 2006" \  f tTable 5-17a.  Suitable Excess Vacancies, 2006


Number of Bedrooms


Price Category1
None
One
Two
Three
Four+
Total










$1,200 &
Above
-
-
-
-
-
-

$1,100 -
$1,200
-
-
-
-
-
-

$1,000 -
$1,100
-
-
-
-
-
-

$900 -
$1,000
-
-
-
-
-
-

$800 -
$900
-
-
-
-
-
-

$700 -
$800
-
-
-
-
-
-

$600 -
$700
-
-
-
-
-
-

$500 -
$600
-
-
-
-
-
-

$400 -
$500
-
-
-
-
-
-

Under
$400
-
-
-
-
-
-










Total
-
-
-
-
-
-

Source:
SAIC, 2001
Probability of Occupancy

The probability of occupancy of the suitable rentals for military families and unaccompanied personnel in 2006 is presented in Tables 5-18 and
5-19.

tc " 5-18
Probability of Occupancy for Military Families, 2006" \  f tTable 5-18.  Probability of Occupancy for Military Families, 2006


Number of Bedrooms

Price Category

Two
Three
Four+







$1,200 &
Above
-
0.0141
0.0401

$1,100 -
$1,200
0.0164
0.0315
0.0712

$1,000 -
$1,100
0.0395
0.0446
0.0880

$900 -
$1,000
0.0604
0.0745
0.3147

$800 -
$900
0.1199
0.1677
0.2780

$700 -
$800
0.1009
0.1007
0.1871

$600 -
$700
0.0618
0.0327
0.0720

$500 -
$600
0.0028
0.0007
-

$400 -
$500
-
-
-

Under
$400
-
-
-







Source:
SAIC, 2001
tc " 5-19
Probability of Occupancy for Unaccompanied Personnel, 2006" \  f tTable 5-19.  Probability of Occupancy for Unaccompanied Personnel, 2006


Number of Bedrooms

Price Category1
One
Two
Three







$1,200 &
Above
-
-
-

$1,100 -
$1,200
-
-
-

$1,000 -
$1,100
-
0.0008
0.0033

$900 -
$1,000
-
0.0129
0.0049

$800 -
$900
-
0.0176
0.0098

$700 -
$800
-
0.0206
0.0031

$600 -
$700
0.0097
0.0126
-

$500 -
$600
0.0100
0.0066
-

$400 -
$500
0.0018
-
-

Under
$400
-
-
-







Source:
SAIC, 2001

2.3.4.2 Probability of Occupancy of Vacancies

The probability of occupancy of vacancies for military families and unaccompanied personnel in 2006 is presented in Tables 5-20 and 5-21.

tc " 5-20
Probability of Occupancy of Vacancies for Military Families, 2006" \  f tTable 5-20.  Probability of Occupancy of Vacancies for Military Families, 2006


Number of Bedrooms

Price Category

Two
Three
Four+







$1,200 &
Above
-
-
-

$1,100 -
$1,200
-
-
-

$1,000 -
$1,100
-
-
-

$900 -
$1,000
-
-
-

$800 -
$900
-
-
-

$700 -
$800
-
-
-

$600 -
$700
-
-
-

$500 -
$600
-
-
-

$400 -
$500
-
-
-

Under
$400
-
-
-







Source:
SAIC, 2001
tc " 5-21
Probability of Occupancy of Vacancies for Unaccompanied Personnel, 2006" \  f tTable 5-21.  Probability of Occupancy of Vacancies 
for Unaccompanied Personnel, 2006


Number of Bedrooms

Price Category1
One
Two
Three







$1,200 &
Above
-
-
-

$1,100 -
$1,200
-
-
-

$1,000 -
$1,100
-
-
-

$900 -
$1,000
-
-
-

$800 -
$900
-
-
-

$700 -
$800
-
-
-

$600 -
$700
-
-
-

$500 -
$600
-
-
-

$400 -
$500
-
-
-

Under
$400
-
-
-







Source:
SAIC, 2001
Total Expected Suitable Rentals

The total expected suitable rentals for military families and unaccompanied personnel in 2006 are shown in Tables 5-22 and 5-23, respectively.  In 2006, an estimated 1,785 rental units are projected to be available to military families with 424 units available to unaccompanied personnel.  

tc " 5-22
Total Expected Suitable Rentals for Military Families, 2006" \  f tTable 5-22.  Total Expected Suitable Rentals for Military Families, 2006


Number of Bedrooms


PriceCategory1
Two
Three
Four+
Total








$1,200 &
Above
-
64
30
94

$1,100 -
$1,200
24
53
19
96

$1,000 -
$1,100
83
105
33
221

$900 -
$1,000
164
131
26
321

$800 -
$900
261
113
30
404

$700 -
$800
285
84
24
393

$600 -
$700
209
32
8
249

$500 -
$600
7
-
-
7

$400 -
$500
-
-
-
-

Under
$400
-
-
-
-








Total
1,033
582
170
1,785

Source:
SAIC, 2001
tc "5-23
Total Expected Suitable Rentals for Unaccompanied Personnel, 2006" \  f tTable 5-23.  Total Expected Suitable Rentals
 for Unaccompanied Personnel, 2006


Number of Bedrooms


Price Category

One
Two
Three
Total








$1,200 &
Above
-
-
-
-

$1,100 -
$1,200
-
-
-
-

$1,000 -
$1,100
-
2
8
10

$900 -
$1,000
-
35
9
44

$800 -
$900
-
38
7
45

$700 -
$800
-
58
3
61

$600 -
$700
101
43
-
144

$500 -
$600
95
17
-
112

$400 -
$500
8
-
-
8

Under
$400
-
-
-
-








Total
204
193
27
424

Source:
SAIC, 2001

Housing Balance

Housing requirements are compared to the total expected suitable rentals by market segment to determine the balance of housing for military families and unaccompanied personnel.

2.3.5 Balance of Private-Sector Housing, Current Year

In 2001, there is a shortfall of 1,195 private-sector rental units for military families (Table 5-24).

There is a shortfall of 168 private-sector rental units for unaccompanied personnel (Table 5-25).

tc " 5-24
Private-Sector Housing Shortfall/Surplus for Military Families, 2001" \  f tTable 5-24.  Private-Sector Housing Shortfall/Surplus
 
for Military Families, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
1
1

O6
-
-
7
7

O5
-
10
4
14

O4
-
32
11
43

O3
51
29
16
96

O2
19
4
4
27

O1
15
3
-
18

Officers
85
78
43
206







E9
-
6
2
8

E8
-
11
3
14

E7
-
66
16
82

E6
58
61
33
152

E5
202
109
36
347

E4
168
26
12
206

E3
101
2
1
104

E2
24
-
-
24

E1
50
1
1
52

Enlisted
603
282
104
989







Total
688
360
147
1,195

Source:
SAIC, 2001

tc " 5-25
Private-Sector Housing Shortfall/Surplus for Unaccompanied Personnel, 2001" \  f tTable 5-25.  Private-Sector Housing Shortfall/Surplus
 
for Unaccompanied Personnel, 2001

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
3
3

O5
-
-
2
2

O4
-
-
13
13

O3
-
45
-
45

O2
-
21
-
21

O1
-
21
-
21

Officers
-
87
18
105







E9
-
-
-
-

E8
-
1
-
1

E7
-
12
-
12

E6
-
35
-
35

E5
15
-
-
15

Enlisted
15
48
-
63







Total
15
135
18
168

Source:
SAIC, 2001

Balance of Private-Sector Housing, Projected Year

There is a projected shortfall of 1,156 private-sector rental housing units for military families in 2006 (Table 5-26).

There is a projected shortfall of 236 private-sector rental units for unaccompanied personnel (Table 5-27).

tc " 5-26
Private-Sector Housing Shortfall/Surplus for Military Families, 2006 " \  f tTable 5-26.  Private-Sector Housing Shortfall/Surplus
 
for Military Families, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
1
1

O6
-
-
7
7

O5
-
13
3
16

O4
-
33
12
45

O3
54
28
16
98

O2
19
4
5
28

O1
16
4
1
21

Officers
89
82
45
216







E9
-
6
2
8

E8
-
10
3
13

E7
-
61
15
76

E6
57
58
31
146

E5
187
100
35
322

E4
162
26
10
198

E3
99
3
1
103

E2
23
-
-
23

E1
49
1
1
51

Enlisted
577
265
98
940







Total
666
347
143
1,156

Source:
SAIC, 2001

tc " 5-27
Private-Sector Housing Shortfall/Surplus for Unaccompanied Personnel, 2006" \  f tTable 5-27.  Private-Sector Housing Shortfall/Surplus
 
for Unaccompanied Personnel, 2006

Number of Bedrooms


Pay Grade
One
Two
Three
Total







O7 & Above
-
-
-
-

O6
-
-
1
1

O5
-
-
3
3

O4
-
-
11
11

O3
-
47
-
47

O2
-
21
-
21

O1
-
22
-
22

Officers
-
90
15
105







E9
-
1
-
1

E8
-
1
-
1

E7
-
11
-
11

E6
-
34
-
34

E5
84
-
-
84

Enlisted
84
47
-
131







Total
84
137
15
236

Source:
SAIC, 2001

Core Requirements

The Core Requirement is the greater of the Floor Requirement and any private-sector housing shortfall.  For 2001, the Core Requirement is 1,211 housing units, and for 2006, the Core Requirement is 1,170 housing units (Tables 5-28 and 5-29).

tc " 5-28
Core Requirement, 2001" \  f tTable 5-28.  Core Requirement, 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
12
12

O5
-
18
5
23

O4
-
34
9
43

O3
51
29
16
96

O2
19
4
4
27

O1
15
3
-
18

Officers
85
88
49
222







E9
-
6
2
8

E8
-
11
3
14

E7
-
66
16
82

E6
58
61
33
152

E5
202
109
36
347

E4
168
26
12
206

E3
101
2
1
104

E2
24
-
-
24

E1
50
1
1
52

Enlisted
603
282
104
989







Total
688
370
153
1,211

Source:
SAIC, 2001

tc " 5-29
Core Requirement, 2006" \  f tTable 5-29.  Core Requirement, 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
3
3

O6
-
-
12
12

O5
-
18
5
23

O4
-
33
12
45

O3
54
28
16
98

O2
19
4
5
28

O1
16
4
1
21

Officers
89
87
54
230







E9
-
6
2
8

E8
-
10
3
13

E7
-
61
15
76

E6
57
58
31
146

E5
187
100
35
322

E4
162
26
10
198

E3
99
3
1
103

E2
23
-
-
23

E1
49
1
1
51

Enlisted
577
265
98
940







Total
666
352
152
1,170

Source:
SAIC, 2001

2.4 Customer Demand

The installation’s inventory of housing units exceeds the Core Requirements as indicated in Tables 5-28 through 5-33 by 36 units in 2001.  In 2006, inventory is projected to exceed the Core Requirement by 75 units.  If the installation’s inventory is occupied at 98 percent or greater based on a three year average, units in excess of the core requirement will be retained to meet customer demand. 

tc " 5-30
Occupied Military Family Housing (Available Inventory), 2001" \  f tTable 5-30.  Occupied Military Family Housing (Available Inventory), 2001

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
4
4

O6
-
12
13
25

O5
-
43
8
51

O4
-
80
15
95

O3
87
28
5
120

O2
14
3
1
18

O1
8
1
-
9

Officers
109
167
46
322







E9
-
13
5
18

E8
-
13
3
16

E7
-
69
12
81

E6
57
73
16
146

E5
116
93
13
222

E4
64
14
2
80

E3
109
124
12
245

E2
26
-
-
26

E1
55
21
13
89

Enlisted
427
420
76
923







Total
536
587
122
1,245

Source:
SAIC, 2001
tc " 5-31
Military Family Housing Shortfall, 2001" \  f tTable 5-31.  Units Available to Satisfy Customer Demand and Surplus, 2001


Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
1
1

O6
-
12
1
13

O5
-
25
3
28

O4
-
46
6
52

O3
36
(1)
(11)
24

O2
(5)
(1)
(3)
(9)

O1
(7)
(2)
-
(9)

Officers
24
79
(3)
100







E9
-
7
3
10

E8
-
2
-
2

E7
-
3
(4)
(1)

E6
(1)
12
(17)
(6)

E5
(86)
(16)
(23)
(125)

E4
(104)
(12)
(10)
(126)

E3
8
122
11
141

E2
2
-
-
2

E1
5
20
12
37

Enlisted
(176)
138
(28)
(66)







Total
(152)
217
(31)
34

Source:
SAIC, 2001

tc " 5-32
Occupied Military Family Housing (Available Inventory), 2006" \  f tTable 5-32.  Occupied Military Family Housing (Available Inventory), 2006

Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
4
4

O6
-
12
13
25

O5
-
43
8
51

O4
-
80
15
95

O3
87
28
5
120

O2
14
3
1
18

O1
8
1
-
9

Officers
109
167
46
322







E9
-
13
5
18

E8
-
13
3
16

E7
-
69
12
81

E6
57
74
16
147

E5
116
93
13
222

E4
64
14
2
80

E3
109
124
12
245

E2
26
-
-
26

E1
55
20
13
88

Enlisted
427
420
76
923







Total
536
587
122
1,245

Source:
SAIC, 2001

tc " 5-33
Military Family Housing Shortfall, 2006" \  f tTable 5-33.  Units Available to Satisfy Customer Demand and Surplus, 2006


Number of Bedrooms


Pay Grade
Two
Three
Four+
Total







O7 & Above
-
-
1
1

O6
-
12
1
13

O5
-
25
3
28

O4
-
47
3
50

O3
33
-
(11)
22

O2
(5)
(1)
(4)
(10)

O1
(8)
(3)
(1)
(12)

Officers
20
80
(8)
92







E9
-
7
3
10

E8
-
3
-
3

E7
-
8
(3)
5

E6
-
16
(15)
1

E5
(71)
(7)
(22)
(100)

E4
(98)
(12)
(8)
(118)

E3
10
121
11
142

E2
3
-
-
3

E1
6
19
12
37

Enlisted
(150)
155
(22)
(17)







Total
(130)
235
(30)
75

Source:
SAIC, 2001

Rental Partnership 

Rental Partnership Programs set aside rental housing, or otherwise, provide preferences for military members seeking rental housing.  A goal for this program is to set aside rental housing for all personnel whose RMC is between 50 and 80 percent of the local median family income of the area in which the installation is located.  Table 5-34 indicates the number of military members in each pay grade whose RMC falls within the Rental Partnership Program criteria.

tc " 5-34
Personnel Eligible for Rental Partnership, 2001 and 2006" \  f tTable 5-34.  Personnel Eligible for Rental Partnership, 2001 and 2006
Pay Grade
2001 
2006 





O7 & Above
-
-

O6
-
-

O5
-
-

O4
-
-

O3
-
-

O2
-
-

O1
-
-

Officers
-
-





E9
-
-

E8
-
-

E7
-
-

E6
-
-

E5
1,357
1,287

E4
560
531

E3
246
234

E2
55
52

E1
120
114

Enlisted
2,338
2,218





Total
2,338
2,218

Source: SAIC, 2001
Summary

The purpose of this Housing Market Analysis is to determine the current and projected Core Requirement for military housing at Sample AFB, State.

2.5 Findings

The findings of the Sample AFB HMA for 2001 show the following:

Military Families

· Effective Military Families: 5,655 military families will seek housing in the Housing Market Area

Military Family Homeowners: 2,610 
Military Family Renters: 3,045 
· Floor Requirement: 568 military housing units — based on the greater of each of its components on a pay-grade by pay-grade basis

· Military On-Base Community Housing
 – 565 units

· Key and Essential positions – 23 units

· Historic Housing – none
· Quality of Life Housing
 –  none
· Core Requirement: 1,211 military housing units — based on the greater of the Floor Requirement and the private-sector housing balance on a pay-grade by pay-grade basis

Private-Sector Housing Shortfall for Military Families: 1,195 rental units

Floor Requirement: 568 rental units

· Customer Demand
: 34 units
· Rental Partnership Program Housing
: 2,338 units

Unaccompanied Personnel

· Unaccompanied Personnel: 4,156 members
Unaccompanied Homeowners: 297 
Unaccompanied Renters: 682  

· Private-Sector Housing for Unaccompanied Personnel: Shortfall of 168 additional suitable private-sector rental housing units for grades E5 and above
tc " 6-1
Lackland AFB Military Family Housing Requirements, 2001" \  f tTable 6-1.  Sample AFB Military Family Housing Requirements, 2001

Pay Grade
Effective Military 

Families
Military

On-Base

Community
K & E
Historic Housing
Quality of Life
Floor
Private-Sector Housing Shortfall
Core
Rental Partnership Program












O7 &










Above
3
-
3
-
-
3
1
3
-

O6
123
12
12
-
-
12
7
12
-

O5
231
23
4
-
-
23
14
23
-

O4
430
43
1
-
-
43
43
43
-

O3
773
77
-
-
-
77
96
96
-

O2
110
11
-
-
-
11
27
27
-

O1
56
6
-
-
-
6
18
18
-

Officers
1,726
172
20
-
-
175
206
222
-












E9
52
5
2
-
-
5
8
8
-

E8
104
10
-
-
-
10
14
14
-

E7
554
55
-
-
-
55
82
82
-

E6
881
88
-
-
-
88
152
152
-

E5
1,357
136
-
-
-
136
347
347
1,357

E4
560
56
1
-
-
56
206
206
560

E3
246
25
-
-
-
25
104
104
246

E2
55
6
-
-
-
6
24
24
55

E1
120
12
-
-
-
12
52
52
120

Enlisted
3,929
393
3
-
-
393
989
989
2,338












Total
5,655
565
23
-
-
568
1,195
1,211
2,338

Source: SAIC, 2001
Customer Demand


Current Housing Assets:
1,245

Core Requirement:
1,211

Potential Surplus:
34

Occupancy Rate:

98%

Actual Surplus:
-

Required Housing Assets:
1,245

The findings of the Sample AFB HMA for 2006 show the following:

Military Families

· Effective Military Families: 5,447 military families will seek housing in the Housing Market Area
Military Family Homeowners: 2,506  

Military Family Renters: 2,941 
· Floor Requirement: 548 military housing units — based on the greater of each of its components on a pay-grade by pay-grade basis

· Military On-base Community Housing
 – 545 units

· Key and Essential positions – 23 units

· Historic Housing – none
· Quality of Life Housing
 – none
· Core Requirement: 1,170 military housing units — based on the greater of the Floor Requirement and the private-sector housing balance on a pay-grade by pay-grade basis

Private-Sector Housing Shortfall for Military Families – 1,156 rental units

Floor Requirement – 548 rental units

· Customer Demand
: 75 units 
· Rental Partnership Program Housing
: 2,218 units 

Unaccompanied Personnel

· Unaccompanied Personnel: 3,963 members
Unaccompanied Homeowners – 290 
Unaccompanied Renters – 660 
· Private-Sector Housing for Unaccompanied Personnel: Shortfall of 236 additional suitable private-sector rental housing units for grades E5 and above
tc " 6-2
Lackland AFB Military Family Housing Requirements, 2006" \  f tTable 6-2.  Sample AFB Military Family Housing Requirements, 2006

Pay Grade
Effective Military 

Families
Military

On-Base

Community
K & E
Historic Housing
Quality of Life
Floor
Private-Sector Housing Shortfall
Core
Rental Partnership Program












O7 &










Above
3
-
3
-
-
3
1
3
-

O6
123
12
12
-
-
12
7
12
-

O5
229
23
4
-
-
23
16
23
-

O4
428
43
1
-
-
43
45
45
-

O3
770
77
-
-
-
77
98
98
-

O2
110
11
-
-
-
11
28
28
-

O1
56
6
-
-
-
6
21
21
-

Officers
1,719
172
20
-
-
175
216
230
-












E9
50
5
2
-
-
5
8
8
-

E8
100
10
-
-
-
10
13
13
-

E7
525
53
-
-
-
53
76
76
-

E6
835
84
-
-
-
84
146
146
-

E5
1,287
129
-
-
-
129
322
322
1,287

E4
531
53
1
-
-
53
198
198
531

E3
234
23
-
-
-
23
103
103
234

E2
52
5
-
-
-
5
23
23
52

E1
114
11
-
-
-
11
51
51
114

Enlisted
3,728
373
3
-
-
373
940
940
2,218












Total
5,447
545
23
-
-
548
1,156
1,170
2,218

Source: SAIC, 2001
Customer Demand


Current Housing Assets:
1,245

Core Requirement:
1,170

Potential Surplus:
75

Occupancy Rate:

98%

Actual Surplus:
-

Required Housing Assets:
1,245

2.6 Housing Market Area

The Air Force Housing Market Analysis Guidance Manual currently defines the Housing Market Area as the area within a one-half hour commuting distance from the installation's ingress/egress points during peak traffic in privately owned vehicles.  Average highway speeds for major highways during peak traffic were used in conjunction with information provided by local experts and on-site timed drives to delineate the boundaries for the Housing Market Area. The Housing Market Area contains most of the central portion of City; i.e., inside the I-410 loop. The area extends as far as Highway 1604 along its western boundary and the western most edge reaches Castroville, which is in Medina County.

2.7 Housing Supply

Currently, there are 320,263 housing units in the Sample AFB Housing Market Area.  The private-sector housing inventory consists of 150,156 rental and 170,107 owner-occupied housing units.

The number of private-sector housing units in the Sample AFB Housing Market Area is projected to increase to 323,879 units in 2006 consisting of 151,459 rental and 172,420 homeowner housing units.

Sample AFB currently has 1,245 military housing units.  This number of units is expected to remain the same for the projected year.

2.8 Housing Requirements

The Sample AFB Housing Office is currently responsible for supporting 10,577 military personnel including both Air Force and tenant personnel.  This number is expected to decline to 10,142 in 2006.

Currently, there are 5,655 families, including 535 families with two military members.  Of the 4,156 unaccompanied personnel, 979 require private-sector housing.

In 2006, there are projected to be 5,447 families, including 514 families with two military members.  Of the 3,963 unaccompanied personnel, 950 will require private-sector housing.

3. References

Apartment Market Data.  2001.  City Apartment Association Multi-Housing Market Condition Report, April 2001.

Bureau of Economic Analysis. 2000. REIS Database 1969-1998.

______. 2001a. Local Area Unemployment Statistics: State Statewide. Http://146.142.4.24/cgi-bin/SeriesHist?laust48000003 (April 30, 2001).

______. 2001b. Local Area Unemployment Statistics: City, TX MSA. Http://146.142.4.24/cgi-bin/SeriesHist?lausm72400003 (April 30, 2001).

Bureau of the Census, 1990 Summary Population and Housing Characteristics, United States, March 1992.

______________ ,  1990 Census of Population and Housing:  Summary Tape File 3A, State,  September 1992.

______________ , 1990 Census of Population and Housing:  Public Use Microdata Samples,  February 1995.

Federal Reserve Bank of Dallas. 1999. “The Economics of Prosperity: A State Tale.” Southwest Economy 5: 1-4.

Greater City Chamber of Commerce. 2001a. 2001 Economic Profile of City. City, State: The Greater City Chamber of Commerce.

______. 2001b. Economic Trends. City, State: Economic Research Department, The Greater City Chamber of Commerce.

______. 2000a. City Facts: March 2000. City, State: The Greater City Chamber of Commerce.

______. 2000b. 2000: Fourth Quarter Economic Report. City, State: The Greater City Chamber of Commerce.

______. 2000c. 2000 Economic Profile of City. City, State: The Greater City Chamber of Commerce.

City Business Journal.  1999.  “14 apartment developments soon to come online in S.A.” April 12, 2000. http://www.bizjournalsanantonio/stories/1999/04/12/focus3.html  (June 2, 2000).

City Department of Planning. 2001. Database.

State State Data Center. 2000. Projections of the Population of State and Counties in State by Age, Sex, and Race/Ethnicity for 1990-2030. http://txsdc.edu/cgi-bin/prjctn2000.cgi.

4. Persons and Agencies Contacted

Aloise, Doug. City Development Agency. 115 E. Travis, Suite 800, City, State 78205 (210) 225-6833.

Claycomb, Janine. Austin Investors  (830) 964-5678.

Davis, Ed. Economic Development Manager, Military Initiatives Unit, Economic Development Department. 100 Military Plaza, 4th Floor, City Hall, P.O. Box 839966, City, State 78283-3966 (210) 207-3906.

Edmond, Joe. Family Housing Management. Department of the Air Force, Sample Air Force Base, State 78239-5535 (210) 671-4956.

Hendricks Property Services. 2227 Lockhill-Selma, City,State (210) 344-3463.

Henneke, Sharon.  Department Assistant Economic Research.  The Greater City Chamber of Commerce.  P.O. Box 1628, City, State 78296 (210) 229-2104.

Hillmeyer, Rebecca Garcia- Director of Communications.  City Housing Authority.  818 S. Flores St., City, State 78295 (210) 220-3259.

Jack, Darrell G.  Apartment Market Data Consultants, Economists, Analysts.  4203 Gardendale, St. 200,  City, State 78229  (210) 615-8978.

Longoria, Manuel, Jr. Assistant Director. Economic Development Department. 100 Military Plaza, 4th Floor, City Hall, P.O. Box 839966, City, State 78283-3966  (210) 207-8151.

Pease, Stephen E.  Data Management Planner. City of City Planning Department.  P.O. Box 839966 City, State 78283 (210) 207-7974.

Roman, Frank. Family Housing Management, Department of the Air Force. Sample Air Force Base, State 78239-5535 (210) 671-4956.

City Apartment Association. 4204 Gardendale St., Suite 200, City, State 78229 (210) 692-7797.

City Board of Realtors (210) 593-1200.

City Housing Trust Foundation. 2515 Blanco Rd., City, State (210) 735-2772.

City Police Department, Central Substation. 515 S. Frio St., City, State 78207 (210) 207-7410.

Appendix A:  Market Survey for Housing Standards  

A local market survey is conducted in conjunction with field data collection for the HMA and provides information for comparison of Congressional and Air Force housing standards with the current purchasing power of BAH as calculated by OSD Compensation.  MAHC is not used since the out-of pocket amount is approximately equal to the cost of utilities which is not included in the rent range shown.

The objectives of this survey are twofold.  The first is to ensure consistent, uniform, and cost-effective standards for all AF housing construction and improvement projects whether funded through the Military Construction Program or the Military Housing Privatization Initiative.  The second is to determine the adequacy of current OSD procedures for calculating BAH rates for the military families living in the private sector. 

Table A-1 provides a summary of the types of housing units used by OSD Compensation as standards for calculation of BAH and reflects the gross space and rent ranges for these types of units found in the private-sector market.    

Table A-1.  Survey Summary

Type of Unit
Gross Space Range (ft2)
Rent Range





1-Bedroom apartment
453 - 798
$334 - $829

2-Bedroom apartment
615 - 1257
$416 - $1138

3-Bedroom apartment
825 - 1523
$460 - $1625

2-Bedroom townhouse/duplex
615 - 1257
$416 - $1138

3-bedroom townhouse/duplex
825 - 1523
$460 - $1625

2-Bedroom single-family house
700 - 1268
$428 - $856

3-Bedroom single-family house
1080 - 2735
$604 - $1764

4-Bedroom single-family house
1631 - 2831
$902 - $1461





SAIC, 2001

Table A-2 provides the results of the market area survey in relationship to military grades and their associated BAH.  In addition to house type and average size, it reflects available bedrooms, bathrooms, parking and amenities. 

Table A-2.  Survey Data

Grade
BAH
House Type
Average

Gross SqFt
Bedrooms
Bathrooms
Parking
Amenities










E-1
$     692
Apartment
968
2
2
uncovered
R,F,Dw,D,W/D

E-2
$     692
Apartment
968
2
2
uncovered
R,F,Dw,D,W/D

E-3
$     692
Apartment
968
2
2
uncovered
R,F,Dw,D,W/D

E-4
$     692
Apartment
968
2
2
uncovered
R,F,Dw,D,W/D

E-5
$     768
Apartment/Townhouse
1,166
3
2
carport
R,F,Dw,D,W/D

E-6
$     848
Apartment/Townhouse
1,287
3
2
carport
R,F,Dw,D,W/D

E-7
$     874
Single-family
1,545
3
2
2 car garage
R,F,Dw,D,W/D

E-8
$     902
Single-family
1,595
3
2
2 car garage
R,F,Dw,D,W/D

E-9
$     955
Single-family
1,761
4
2
2 car garage
R,F,Dw,D,W/D

O-1
$     777
Apartment/Townhouse
1,179
3
2
carport
R,F,Dw,D,W/D

O-2
$     846 
Apartment/Townhouse
1,284
3
2
carport
R,F,Dw,D,W/D

O-3
$     918
Single-family
1,623
3
2
2 car garage
R,F,Dw,D,W/D

O-4
$  1,050
Single-family
1,936
4
3
2 car garage
R,F,Dw,D,W/D

O-5
$  1,142
Single-family
2,106
4
3
2 car garage
R,F,Dw,D,W/D

O-6
$  1,151
Single-family
2,123
4
3
2 car garage
R,F,Dw,D,W/D

O-7 & Above
$  1,165
Single-family
2,149
4
3
2 car garage
R,F,Dw,D,W/D










R=Range, F=Refrigerator, Dw=Dishwasher, D=Disposal, W/D=Washer/Dryer or Laundry, Single=Single Family House


SAIC, 2001

Table A-3 compares, by military grade, average unit sizes and bedrooms obtainable with BAH and the ranges authorized by Congress.  It also shows the private-sector rental range for authorized size units. 

Table A-3.  Comparison of Units Costs and Sizes

Grade
Unit Type
BAH

For

Current Year
Average Unit size and Number of

Bedrooms Obtainable With BAH

Net SqFt
Range Size and Number of

Bedrooms Authorized by

Congress, DoD, AF

Net SqFt
Private-sector

Rental Range

For Authorized

Size Units w/o Utilities








E-1
Apartment
$
692
841 SF/2
950-1550 SF/2-5
$761 - $1114

E-2
Apartment
$
692
841 SF/2
950-1550 SF/2-5
$761 - $1114

E-3
Apartment
$
692
841 SF/2
950-1550 SF/2-5
$761 - $1114

E-4
Apartment
$
692
841 SF/2
950-1550 SF/2-5
$761 - $1114

E-5
Apartment/Townhouse
$
768
1013 SF/3
950-1550 SF/2-5
$719 - $1114

E-6
Apartment/Townhouse
$
848
1119 SF/3
950-1550 SF/2-5
$719 - $1114

E-7
Single-family
$
874
1170 SF/3
950-1550 SF/2-5
$666 - $1042

E-8
Single-family
$
902
1208 SF/3
950-1550 SF/2-5
$666 - $1042

E-9
Single-family
$
955
1420 SF/4
950-1550 SF/2-5
$638 - $1042

O-1
Apartment/Townhouse
$
777
1025 SF/3
950-1550 SF/2-5
$719 - $1114

O-2
Apartment/Townhouse
$
846
1116 SF/3
950-1550 SF/2-5
$719 - $1114

O-3
Single-family
$
918
1229 SF/3
1400-1550 SF/3-4
$981 - $1042

O-4
Single-family
$
1,050
1561 SF/4
1400-1550 SF/3-4
$981 - $1042

O-5
Single-family
$
1,142
1698 SF/4
1400-1550 SF/3-4
$981 - $1042

O-6
Single-family
$
1,151
1711 SF/4
1700 SF/4
$1143

O-7 & Above
Single-family
$
1,165
1732 SF/4
2100 SF/4
$1411








SAIC, 2001

Figure A-1 is a graphic presentation of authorized standards, AF minimum standards and the size units available with the current BAH purchasing power. 

Figure A-1.  Comparison of Congressional, DoD and AF Standards
With Current BAH Purchasing Power
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Appendix B:  DD Form 1523




























� Military On-base Community Housing criterion requires military housing for 10 percent of all military families by pay grade.


� Quality of Life Housing criterion requires housing for members whose RMC is less than 50 percent of the local median family income.


� Occupied MFH less the Core Requirement. 


� Rental Partnership Program identifies personnel whose RMC lies between 50 percent and 80 percent of local median family income.


� Homeowner units include only non-farm/non-business units.


� Rental units include only specified housing (on less than 10 acres of land) for which cash rent is paid.


� Includes rent and utility costs.


� Suitability is based on physical condition and health and safety factors. Affordability of suitable housing based on price and number of bedrooms is determined through the balancing process.


� Includes rent and utility costs.


� Suitability is based on physical condition and health and safety factors. Affordability of suitable housing based on price and number of bedrooms is determined through the balancing process.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Suitability is based on physical condition and health and safety factors. Affordability of suitable housing based on price and number of bedrooms is determined through the balancing process.


� Includes rent and utility costs.


� Suitability is based on physical condition and health and safety factors. Affordability of suitable housing based on price and number of bedrooms is determined through the balancing process.


� Includes rent and utility costs.


� Only includes rental demand for specified units (units on less than 10 acres of land) for which cash rent is paid.


� Includes rent and utility costs.


� BAH – Basic Allowance for Housing.


� OOP – Out of Pocket Expense.


� � ProjectedYear \*mergeformat �Error! Bookmark not defined.� MAHC based on a � PpriceIncrease \*mergeformat �Error! Bookmark not defined.� percent annual increase from � CurrentYear \*mergeformat  �Error! Bookmark not defined.� to � ProjectedYear \*mergeformat  �Error! Bookmark not defined.�


� BAH – Basic Allowance for Housing.


� OOP – Out of Pocket Expense.


� � ProjectedYear \*mergeformat �Error! Bookmark not defined.� MAHC based on a � PpriceIncrease \*mergeformat �Error! Bookmark not defined.� percent annual increase from � CurrentYear \*mergeformat  �Error! Bookmark not defined.� to � ProjectedYear \*mergeformat  �Error! Bookmark not defined.�


� Includes rent and utility costs.


� Unaccompanied personnel in grades E1 to E4 are assumed to be required to live on base.


� Unaccompanied personnel in grades E1 to E4 are assumed to be required to live on base.


� Unaccompanied personnel in grades E1 to E4 are assumed to be required to live on base.


� Includes rent and utility costs.


� Only includes rental demand for specified units (units on less than 10 acres of land) for which cash rent is paid.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Unaccompanied personnel in grades E1 to E4 are assumed to be required to live on base.


� Unaccompanied personnel in grades E1 to E4 are assumed to be required to live on base.


� Includes rent and utility costs.


� All homeowners are assumed to be suitably housed with the exception of those living in mobile homes.


� The military share of the rental housing supply.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Includes rent and utility costs.


� Housing Surpluses, if they exist, are shown in ( ).


� Housing Surpluses, if they exist, are shown in ( ).


� Housing Surpluses, if they exist, are shown in ( ).


� Housing Surpluses, if they exist, are shown in ( ).


� Shortfalls are shown in ( ).


� Shortfalls are shown in ( ).


� Military On-base Community Housing criterion requires military housing for 10 percent of all military families by pay grade.


� Quality of Life Housing criterion requires housing for members whose RMC is less than 50 percent of the local median family income.


� Occupied MFH less the Core Requirement.


� Rental Partnership Program identifies personnel whose RMC lies between 50 percent and 80 percent of local median family income.





� Military On-base Community Housing criterion requires military housing for 10 percent of all military families by pay grade.


� Quality of Life Housing criterion requires housing for members whose RMC is less than 50 percent of the local median family income.


� Occupied MFH less the Core Requirement.


� Rental Partnership Program identifies personnel whose RMC lies between 50 percent and 80 percent of local median family income.
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