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We spent a year looking at 
Onondaga County’s housing market

Where is Onondaga 
today and where 
could it be tomorrow?

How does Syracuse and 
the rest of the county 
look like each other?

SYRACUSE AND EVERYTHING ELSEBASELINE & SPECULATIONS
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What is going on 
independent of 
Micron?

MICRON IN CONTEXT

S T O R Y L I N E  S T R U C T U R E



1920s 2020s 2030s 2040s1930s 1940s 1950s 1960s 1970s 1980s 1990s 2000s 2010s
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Data on 
Quarterly 
Basis 

Interest Rates
Cost of Construction
• Labor
• Materials
Cost of Land
Cost of Land Prep

What We Did

Ten Years of 
Market Activity

Sales Activity
• List/Sales Price
• Duration
• Type (SFD. DPLX, etc.)

100 Years of Historical Trends

2014 2023

Commercial
• MF Cap Rates
• Vacancy Rates

COVID

TODAY

SPECULATION

What We Analyzed – for every jurisdiction and hundreds of combinations of geographies



June 2024 4

Economics 

What We Did

“Systems” Level Work

Geography Every town and village
By Sub-Regions

Demographics
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Development is costly
Plenty of need but not much demand
Inflation is a major issue

What We Did

What we 
Determined AND

The county is getting much older
Households are getting much smaller
Families are making fewer babies 

Inventory is indeed tight – but we think this is temporary
New construction is very expensive – and we think this is not temporary
Regulations are an issue – an issue of local politics
Affordability is an issue – a function of all of the above and deserves less generalization

Consequently, YES

And yet...the market overall has been and remains soft when it comes to value, 
return on investment, and rates of appreciation



Rising Costs 
& Prices

What the data tells us

Why 
Onondaga 
County’s 
housing 
market is 
tighter than 
past 
decades

Interest 
Rates
Materials 
and Labor

+ Local 
Government 
Dispositions
Inclined to 
say no to 
certain types 
of housing 
development

BASELINE OF TODAY’S HOUSING CONDITIONS

Demographics

Aging population 
staying in their 
homes

Smaller 
household sizes

Persistent 
General 
Softness

+ + Very Much 
in 
Transition
+ =
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Onondaga County’s population is 
mostly flat. Any growth has 

come mostly at the expense of 
Syracuse, not new residents. 

Sprawl with growth Sprawl without growth

Understanding Historical Trends
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With Micron’s arrival, 
Onondaga County is 
positioned to add well over 
30,000 new residents by 
2040. 

Where could 
the county 
be headed? 

Plan Onondaga is the 
guidebook to make the 
most of the growth that 
Micron brings. 
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Historical Factors and 
Modern Planning Shaping 
the Housing Market01
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Historical Factors and Modern Planning Shaping the Housing Market01

The county’s 
market 
conditions are 
the result of 
historical 
patterns.

The population 
failed to grow 
partially 
because more 
people left the 
county than 
moved into the 
county.
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Historical Factors and Modern Planning Shaping the Housing Market01

Sprawl without 
growth consumed 
land and hollowed out 
the region’s core. 
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Historical Factors and Modern Planning Shaping the Housing Market01
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Syracuse as a Distinct 
Housing Market02
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Syracuse as a Distinct Housing Market02

The market 
typology is a 
valuable tool, 
but cannot tell 
the whole story.

On average, 
Syracuse 
single-family 
home sale 
prices are about 
half those of the 
rest of the 
county.
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Syracuse and 
the rest of the 
county are 
segregated from 
each other by 
income. 

Syracuse as a Distinct Housing Market02

Disparities and 
Distribution
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County Housing Market 
Outside Syracuse03
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County Housing Market Outside Syracuse03

The number of 
buyers was 
lower during the 
2010s than in 
past decades, 
closing the 
normal gap 
between buyers 
and sellers.

The number of 
potential “move 
up” buyers 
decreased in the 
2010s.
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County Housing Market Outside Syracuse03

New construction cost escalation is being driven by materials, labor,
 and financing

Overall cost of homes is 
being driven by influence of 
new construction plus fewer 
existing homes on the 
market
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County Housing Market Outside Syracuse03

Homeownership has long been 
dominant, but growth in 
homeowners is slowing.
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County Housing Market Outside Syracuse03

2010s renter household 
growth was also attributable 
to fewer renters exiting the 
rental market than in the 
previous decade. 

Demographic factors are driving the slowing growth in the ownership market. 
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Housing Market Challenges 
of the Mid-2020s04
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Housing Market Challenges in the Mid-2020s04

Onondaga 
County 
remains a 
soft 
regional 
market.

1

Summary of Housing 
Market Challenges in 
the Mid-2020s

Syracuse is 
not 
competitive 
within the 
broader 
county 
market.

2
More rental 
units are 
needed 
outside 
Syracuse. 

3 Suburban 
renters face 
affordability 
challenges.

4
Suburban 
sprawl 
undermines 
the county’s 
housing 
market.

5
Onondaga 
County needs 
more diverse 
for-sale 
products.

6

The current and future health of the county’s housing market does 
not depend solely on how much growth it experiences. A number 
of housing market challenges exist in the mid-2020s which may 
require attention from policy makers and practitioners regardless 
of future events.
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Housing Market Challenges in the Mid-2020s04

Onondaga 
County 
remains a 
soft regional 
market.

1
Syracuse is 
not 
competitive 
within the 
broader 
county 
market.

2
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Housing Market Challenges in the Mid-2020s04

More rental units 
are needed 
outside Syracuse. 3

Suburban renters 
face affordability 
challenges4

Suburban sprawl 
undermines the 
county’s housing 
market.

5

Onondaga 
County needs 
more diverse for-
sale products.

6



Speculating about the 
Future05
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BASELINE FACTS

Speculating about the Future05

Baseline as if no Micron
working with facts

BASELINE FACTS AND SPECULATIONS

Baseline + Micron
working with facts and speculation

Without Micron, 
existing demographic trends would shape the future housing 
market. 
If children aged 5-14 in 2020 convert to householders aged 15-24 in 
2030 at the same rates as past decades….
If rates of household formation for all other ages in the 2020s and 
2030s match the rates of past decades….
If elderly homeowners exit the ownership market at the same rates 
as past decades….
If migration in and out of the county matches the rates of the era 
2000-2020….
Then the total number of households across the county 
will fall by 2040, Syracuse will return to a pattern of 
household loss, and non-Syracuse Onondaga County will 
begin to experience a decline in homeowner households 
even as renter households keep growing.

With Micron, 
if the impacts match what has been projected by REMI, Inc., 
the county could grow by 24,000 households, and if the 
household growth is evenly distributed, Syracuse has an 
opportunity to increase its number of households by over 
7,000. This level of increase, and the distribution within 
the county, as well as the distribution between owner and 
renter households, offers a significant opportunity to 
address identified housing needs if properly leveraged. 
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Speculating 
about the 
Future

05
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BASELINE FACTS AND SPECULATIONS

With Micron

Speculating about the Future05
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Onondaga County remains a 
soft regional market.1
Syracuse is not competitive within the 
broader county market.2
More rental units are needed 
outside Syracuse. 3
Suburban renters face 
affordability challenges.4
Suburban sprawl undermines the 
county’s housing market.5
Onondaga County needs more 
diverse for-sale products.6

Housing Market Challenges 
of the Mid-2020s

Onondaga County could grow by 
24,000 households by 2040.1
Countywide, net new households would 
be fewer than two people on average.2
Syracuse could have over 7,000 new 
households by 2040.3
The rest of the county could have nearly 
17,000 new households by 2040.4
It is uncertain how many of the new 
households will be owners or renters.5
The number of senior renters is 
projected to grow by 8,000 countywide 
by 2040, with 75% outside Syracuse.6

Future Housing Needs
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Speculating about the Future05



Sub-Regional Markets06
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For each we provide a dashboard on key metrics

• Household Types
• Tenure
• Income
• Market Breakdown

• Ownership
• Rental
• Profile of Seniors
• Positioning for Micron



Guidance for Strategy 
Development07
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Guidance for Strategy Development07

Achieving desired 
housing market 
outcomes will not 
be easy.

Strategy Assumptions
Any future strategy to address housing needs and opportunities 

must recognize the following basic assumptions:

Municipalities must 
play the lead role in 
planning for and 
regulating housing 
development.

Onondaga County 
must play the lead 
role in developing 
and deploying 
financial assistance 
to the private sector 
where necessary.

Most municipalities 
have limited 
professional 
expertise, but 
Onondaga County 
has professional 
staff that can assist.
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Guidance for Strategy Development07

Municipalities’ 
Role

Public Sector Roles and Responsibilities
Any future strategy to address housing needs and opportunities must be clear 

about the responsibilities of different public sector organizations, and also about 
how they work together with each other.

County 
Government’s 
Role

Use planning 
processes to decide 

what the 
community can say 

“Yes!” to. 

Update land use 
regulations to create 
space where desired 

housing development 
can locate.

Be clear in 
regulations about 
what is allowed 
and what is not. 

Set and maintain 
high standards of 

quality. 

Assist 
municipalities 

in planning 
work.

Assist 
municipalities 

in updating 
regulations to 

reflect updated 
plans.

Help private sector meet 
local requirements and 

close financial gaps 
through direct financial 

assistance, tax incentives, 
infrastructure upgrades, 

and/or other means.

Offer financial 
assistance 

program(s) for 
existing properties 

in need of rehab.

Build and 
maintain 
sufficient 

professional 
staffing.


