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We spent a year looking at anna i nnn
Onondaga County's housing market

BASELINE & SPECULATIONS MICRON IN CONTEXT SYRACUSE AND EVERYTHING ELSE
Where is Onondaga What is going on How does Syracuse and
today and where independent of the rest of the county
could it be tomorrow? Micron? look like each other?

today 2 AZcron
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What We Did
: :

1920s  1930s  1940s 19020s 1960s  1970s  1980s  1990s = 2000s  2010s = 2020

SPECULATION

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

Data on Interest Rates Sales Activity Commercial
Quarterly  cost of Construction - List/Sales Price - MF Cap Rates
Basis - Labor - Duration - Vacancy Rates
. Materials - Type (SFD. DPLX, etc.)
||I Cost of Land | Ten Years of
fland P N .
N ABICHLELLIL Market Activif
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What We Did

- ~

té\‘%ﬁj G% * Economics  Demographics

“Systems” Level Work ﬁq%

AJATATA i
@ E@@@ |  Geography Everytownand village
ﬁlj NGATATAT B By Sub-Regions

-~
~io o -
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What We Did

What we The county is getting much older Development is costly

. Households are getting much smaller  AND  pjenty of need but not much demand
Determined Families are making fewer babies Inflation is a major issue

Consequently, YES

fg}‘ /.-.\— Inventory is indeed tight — but we think this is temporary
@ﬁ % — New construction is very expensive — and we think this is not temporary
aona  Regulations are an issue — an /ssue of local politics
Iﬁ > QRQR - Atfordability is an issue — 2 unction of all of the above and deserves less generalization

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

BASELINE OF TODAY'S HOUSING CONDITIONS

Demographics = Rising Costs + Local + (P;glr‘lselgfnt 3 Very Much . Why

& Prices Government in "= Onondaga

Aging population Dispositions  Softness Transition County’s
staying in their Interest : housi
homes < Rates Inclined to ousing

m Materials say no to market is
Smaller and Labor ctfal;ltam_types tighter than
household sizes gevgll:)?l[rll%nt

past

decades
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Understanding Historical Trends

ONONDAGA COUNTY POPULATION

—— 1925-1950 1950-1970 1970 - 2025
County and Suburban growth Suburban growth is offset
Syracuse were exceeds Syracuse by Syracuse population
growing and population loss, loss. Suburbs grow
enjoyed shared and the county only at the expense of
prosperity continues to grow Syracuse.
500,000
-----------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------
.’/’/' OPPORTUNITY
2000 Acron
400,000 e &
THE
OnondagaCounty's populationls o
nondaga County’s population is OF MICRON
mostly flat. Any growth has ONONDAGA
come mostly at the expense of
woo0 |k ARG
1925 Sprawl with growth Sprawl without growth
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Where could

the county
be headed?

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

Plan Onondaga is the
guidebook to make the
most of the growth that
Micron brings.

TODAY

Avicron

PLAN ON

‘f

“

-

-
-

TODAY - 2050

What will Onondaga County choose?

ECONOMY

Business As
Usual

PLANNING

PLAN
ONONDAGA

Zoning Funding
B [

Planning As
Usua

Planning As
Usual

OUTCOMES

Progress on
structural
challenges and
overall growth and

prosperity

Flat trajectory with
continued softness,
strength in some
areas along with
persistent structural
challenges

Decline and
worsenin
structura
problems
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Historical Factors and
Modern Planning Shaping
the Housing Market
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Ul Historical Factors and Modern Planning Shaping the Housing Market

The county,s mdaga County Population, 1950-2020
market o
conditionsare 8 8 g § &
the result of ' § § 8 % g ¥ S
historical &
patterns. 400000 &

300,000

200,000

100,000

1950 1960 1970 1980 1990 2000 2010 2020

Source: U.S. Census
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The population
failed to grow
partially
because more
people left the
county than
moved into the
county.

Onondaga County Net Migration by Decade, , 1950-2020

> INCREASE

DECREASE &

30,000

24,376

20,000

10,000

0

2,127

-10,000

-4,604

-20,000

-30,000

-23,102

-40,000

-38,310

-50,000

-42,111

-6,442

1950s : 1960s: 1970s : 1980s: 1990s : 2000s: 2010s

Source: Applied Population Laboratory, University of Wisconsin
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01 Historical Factors and Modern Planning Shaping the Housing Market

Sprawl without
growth consumed
land and hollowed out
the region’s core.
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Population of City of Syracuse and
the Remainder of Onondaga County
Since 1950

350,000

300,000

250,000

—

200,000 '
City

150,000 .
Population

100,000

2010
2020

Onondaga County Population,
Syracuse vs. Towns/Villages,
1970-2020

500,000

400,000

300,000

200,000

100,000

3 Syracuse

o o o o
~ (o] o o
o o o o
- - - N

Source: U.S. Census

2010
2020
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01 Historical Factors and Modern Planning Shaping the Housing Market

Median Home Value, 1970-2020,
Adjusted for Inflation

$250,000
$200,000
U.S.
$150,000
$100,000
$50,000
S0
o o o o o o
~ (o) o o - N
o o o o o o
- o N N ~N

Source: U.S. Census Bureau, Decennial Census for 1970-
2000 and ACS 5-year estimates for 2010 and 2020; inflation
adjustments made using CPI
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Average Sales Prices Since 2013 o~
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Source: Analysis of single-family sales prices reported by NYS Saleweb for City of Syracuze
and the remainder of Onondaga County (all areas outside the city); U.S. figures are based
on average annual sales prices reported by the St. Louis Federal Reserve's FRED system

Onondaga County Urbanized Area, 1950 vs. 2020

2020 186.6 zq. mile=
1950 44 :q. mile=

LYSANDER
CICERO

Noeth Syracuse
VAN BUREN

Jondan
ELBRIDGE

CAMILLUS
Camilhin

Eluridge

SKANEATELES

Skanuateles

ON
RESERVATION
POMPEY

LAFAYETTE

N “

Source: U.S. Cenzus




Syracuse as a Distinct
Housing Market

HOUSING ONONDAGA  sune 2024 fezb

13



Syracuse as a Distinct Housing Market

Market Demand Typology at the Census Tract Level

Average Single-Family Sale Price by Year, 2013-2023

The mark.et Above Average  Average BelowAverag.e w:&?:g;w 0" average,

typology is a : | - Syracuse

valuable tool, sinale=famil

but cannot tell o ' e J y

th h I t Y }\\\“ ho.me Sale $300,000
e whole story. w \ prices are about

Rest of
b half those of the ..., colnty n

\C \ b rest of the
VAN BUREN Y County- 5200,000

2 u-om\ SALINA "
2 ELBRDGE @%’m&m ‘ -
't o 5150,000
=\ Pl 591,555 2

5100000 Syracuse ’
$91,355

$152,778

RESERVATION
LAFAYETTE 550,000
OTISCO
'\\ | s 50
seaoro | Tuwy i M T WO N ®©® OO - N M
Tty | ™ T T T v T v NN NN
] O O O O O ©O O O O O O
\ N N N & N N N 8§ N NN

SoJ rce: czb analysis using data from 2017-202 ACSS)'oa estimates (median ovmo roccupied . .
value, sin gio fa "‘yh""’"‘“’” nership rate, and single-famdy vacancy rate) and single-family Source: Real estate tranzaction data from Onondaga County
,aloﬂ data from 2018-2023 provided by Ono! dag County Assassor.
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’ 02 syracuse as a Distinct Housing Market

Households by

Income, 2021
M Syracuse M Rest of County

Syracuse and
MIDDLE @ HIGH

the rest of the LOW
county are
segregated from
each other by
income.

$149,999

&
o
o
O
w !

Less than
$20,000
$20,000 to
$34,999
$35,000 to
$49,999
$50,000 to
$£74,999
$75,000 to
$100,000 to
r - $150,000+

Source: 2017-2021 American Community Survey Five Year Estimates
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Disparities and
Distribution

) 4

County ESICHIES

ALL

Households 192,785 58,424

Subsidized 10,071 7,200

Non-Subsidized 182,714 51,224

Ratio of 18.14 7.11

Non-Subsidized
to Subsidized

5.22% 12.32%

Rest of
County

134,361

2,871

131,490

45.80

2.14%
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HOUSING ONONDAGA

County Housing Market
Outside Syracuse

22222222222
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u 03 County Housing Market Outside Syracuse

] ]
The number of —_— The number of g I umbar of Owner
buyers was Home Buyers and Sellers potential “move Householder by Decade
lower during the up” buyers |
2010s than in = 2 decreased in the
past decades, = @ S s 2010s. . s
closing the g X2 Owner 9 ; N
normal gap - . Householders @ o o §
between buyers o =] S8
and sellers. - = { v 8
= =3 e
Buyers
M Sellers I I J
P
. &
1990z 2000z 2010z )
Source: czb enalysic of date from the U.S. Censuc
Source: czb analysic of data from Decennial Cenus and ACS Five Year
Ectimetes
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‘ 03 County Housing Market Outside Syracuse

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

and financing

BASIC/ NO FRILLS QUALITY
No Garage - 1/5 Acre Lot
Location: Nothing Special

(ie no premium)

BASIC/ NO FRILLS QUALITY

No Structured Parking

Location: Nothing Special

(ie no premium)
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2,000 SF

!

l

IN 2020 TODAY
Cost to Build $300,000 $350,000
Blended Financing 4.5% 7.5%
Monthly Payment $2,650 $3,700
Income Needed $96,000 $134,000
% of Area Median Income 120% 170%

850 SF

l Apartment

!

!

IN 2020 TODAY
Cost to Develop $127,500 $170,000
Break Even Rent $1,475 $2,480
Income Needed $54,000 $90,000
% of Area Median Income 70% 115%

Overall cost of homes is
being driven by influence of
new construction plus fewer
existing homes on the
market

Income Needed to Afford Average
Single-Family Sale Price in Non-Syracuse
Onondaga County, 2013-2023

$160,000
$140,000
New
Construction
§120,000

580,000

540,000

Average
for all

520,000

S0

2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023

Souroce: czb celouletions based on sales data from Onondega County
Aszessor
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u 03 County Housing Market Outside Syracuse

Homeownership has long been
dominant, but growth in
homeowners is slowing.

—
nouseno:gs “I,{th 65+ Increase in Owner
ousenolaer Age 41998 Households by Decade
ngst B oo o
28,527 X 1960s

1970s
1980s
1990s
2000s
2010s

2000 2010 2020

\Source: U.S. Census
Sourge: U.S. Cengus

HOUSING ONONDAGA  sune 2024 |ezs




u 03 County Housing Market Outside Syracuse

Demographic factors are driving the slowing growth in the ownership market.

s 11608 40,290 ** 34,131

2 People
4\;\ J Source: U.S. Census
AR
g
s | 5 ¢
5@ R — 2010s renter household
S . K Increase In Renter growth was also attributable
8 to fewer renters exiting the
19802 2,235 rental market than in the
19905 . previous decade.
2000s 2,209
§ @ g g g 20103—43,906

Source: U.S. Census Source: U.S. Census
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HOUSING ONONDAGA

Housing Market Challenges
of the Mid-2020s
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04 Housing Market Challenges in the Mid-2020s

. The current and future health of the county’s housing market does
summary of Housm.g not depend solely on how much growth it experiences. A number
Market Challenges in of housing market challenges exist in the mid-2020s which may

the Mid-2020s require attention from policy makers and practitioners regardless
of future events.

Onondaga Syracuse is More rental n Suburban Suburban E Onondaga
County not units are renters face sprawl County needs
remains a competitive needed affordability undermines more diverse
soft within the outside challenges. the county’s for-sale
regional broader Syracuse. housing products.
market. county market.

market.
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04 Housing Market Challenges in the Mid-2020s

Median Home Value to Median Income
Ratios for Counties Inclusive of

Comparison
Cities, 2021 0n0nd¥33
Onondaga Coun Syracuse is
Cou nty San Francisco 9.5 not
remains a Ne;’ York s 94 competitive
soft regional oston ' within the
market Seattle o
* Charlotte broader
Chicago county
Raleigh Onondaga market.
. . County's
Minneapolis ratio of 2.3
Columbus puts it on par
with markets
Houston that have

Indianapolis

experienced
decades of soft

Average Residential Property Conditions
at the Block Level, 2022

. Condition Numberof % of Properties
Erie demand Rating Properties
Pittsburgh / 201 B 8%
Rochester 5
— 19%
Toledo condition 6,642
Average
Youngstown 3 condition 14145 40%
)
< = S (S ; Moderate )
= ~N < e & ] 4L  Gistress 9,659 28%
S : U.S. Census B , ACS 2021 5- i s i dian h lues High level -
dincl s Kot s hs ey IAMEfatics it S i e 1670 5%

cities reflect the ratios for the counties that include the core cities, including all
five counties that comprise New York City

Scurce and Nose: cxb feld survwy of property foe &l proparties wth resh uses; figsres in
table repreamat parcel-level tally of property conditions while e map repsesssts an sveraging oA those
Figures at the bicck level
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04 Housing Market Challenges in the Mid-2020s

More rental units
are needed
outside Syracuse.

Suburban renters
face affordability
challenges

Suburban sprawl
undermines the
county’s housing
market.

Onondaga
County needs
more diverse for-
sale products.

Renter Households Entering and Exiting Market by Decade
2000s 2010s
7868 8,282

~— -9,699 | ~— -4,376
1

Change in Renter Change in Renter
Households Households

|
Q (0}
+2,209 mﬁﬁ +3,906

Source: czb analysis of data from U.S. Censzus

Increase in Key Rental Market Segments,
2000-2020

Age 35-64
Living Alone

ﬁglen 85:10ne @ .................................... +2 ’173
g::]hgelf ::r:\ei;}it::nd @ .......................... +2’ 0 32
Households with %Qé ......................... +921

Source: U.S. Census

CHR
_.i;
fr—
(e p’
(e

HUUSING UNUNDAGA County Executive and Senior Staff | June 2024

Change in Renter Households by
Age of Householder, 2010-2020

I 3 33 3 =%,
g &2 2 £ 2 £
e g8 8 9 8 8§ "
1
S &
o
=~
1,500 ++
©
&
1,000 +

500

DECREASE é—1—> INCREASE
— 433
= +274

320 =
440 ———

&
o
S

Source: U.S. Census

—
Single-family Rentals, 2010-2022
2022
Rest of
County

6,486

Syracuse
& ¥

Source: American Community Survey Five-Year Estimates

—

Multifamily

Rental Data, Multitamily A v
ultrrami \verage aca

Q12024 Units Rent Rate

'Svracuse 23,555 $1,131 6.2%

Restol 50343 $1,319 2.5%

County
Average
Annual 2000-2009 2010-2019
Multifamily

Unit
Construction

Source: Onondaga County
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Speculating about the
Future
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05 Speculating about the Future

BASELINE FACTS

Baseline as if no Micron
working with facts

Without Micron,

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.
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BASELINE FACTS AND SPECULATIONS

Baseline + Micron
working with facts and speculation

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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. ENTIRE COUNTY ’ SYRACUSE ‘ REST OF COUNTY

Assumed

mr::igdﬂa' _num of Households, mboro! Households,
2000-2040 2000-2040
ot with Mg {Actual and Projected) {Actual and Projected)
Speculatin : p -
[]5 P g P
about the : :
Future

Trajectory
without

Micron or new
economic driver

+ 114,438

— R —{ Prosecreo}— — R —{ Mok —
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05 Speculating about the Future

BN N BN B S S S S S B B S S B B S S S S B S S B B S S S .y,

Rest of County

Actual and Projected Total Owner and Renter
Households, 2000-2040

City of Syracuse
Actual and Projected Total Owner and Renter
Households, 2000-2040

—
Number of Owner and Renter Households, Number of Owner and Renter Households,
2000-2040 2000-2040

{Actual and Projected)

h proportional
@ +12,156 growth rate of 6%
per decade

< 113,779 s ; if all household
H rowth comes

m renters, like

if trends of
@ +5.689 2010-2020
continue

with

_ e L po:‘tlonalof
38,920 rowth rate
e m x%pﬂdccade
20,000
2020-2040 CHANGE |
0,000 J, with \
........................................... rtional
' if trends of } g ’ Growth rate of
2010-2020 ! 3 . . 6% pordec&de
continue ! NN @ 20 | =g o238 S
........................................... i if homeownership
O — ol 5 - 0 fails to grow, like !
P £ with romal H 1950-2020
Q= proportional
@ R a22 growth rate of

6% per decade
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Onondaga County

Actual and Projected Total

Households, 2000-2040

— 2020-2040 CHANGE

Number of Households, 2000-2040

(Actual and Projected)

— e O +24,172 .
Assumed

w0000 household
gmrr\ rate of

COUNTY TOTAL

Moo |
assos - GETD Q) +16,838 ‘
Q000 Pt Assumed
136,230
household
TN I rowth rate of

121,671 % per decade

120000

100000

0w

woo 59882 oy3ec 59336 S aans 0 +7,334 '
Assumed
s

— SYRACUSE 85 per decade

o0

o
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05 Speculating about the Future

Housing Market Challenges
of the Mid-2020s

Onondaga County remains a
soft regional market.

Syracuse is not competitive within the
broader county market.

More rental units are needed
outside Syracuse.

Suburban renters face
affordability challenges.

Suburban sprawl undermines the
county’s housing market.

Onondaga County needs more
diverse for-sale products.
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m Future Housing Needs

Onondaga County could grow by
24,000 households by 2040.

Countywide, net new households would
be fewer than two people on average.

{ ————————————————————— -~

Syracuse could have over 7,000 new '
 households by 2040.

The rest of the county could have nearly
17,000 new households by 2040.

& Joo I |

It is uncertain how many of the new

H households will be owners or renters.
H The number of senior renters is

projected to grow by 8,000 countywide
by 2040, with 75% outside Syracuse.
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Sub-Regional Markets
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" U For each we provide a dashboard on key metrics

Outer Ring North - Household Types - Ownership
: | - Tenure - Rental
3 Outer Ring East - Income - Profile of Seniors

- Market Breakdown - Positioning for Micron

»

' ‘f_‘-‘;LP',‘,‘Syracuse
._‘. 3 -ﬁ‘_‘ :

NP

Mousing Omendaga / cziLl

Rental Market Seniors How is Onondaga Shores positioned for the future?

Onondaga Shores All Towns

" 1% 76%

‘ - 70% 76%
| - 68% %
()

WITHOUT MICRON

ik i
A
'
|

| La ke Region”, " | Outer Ring West Rural Countryside

’ ', k.3
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Guidance for Strategy
Development
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07 Guidance for Strategy Development

Strategy Assumptions

Any future strategy to address housing needs and opportunities
must recognize the following basic assumptions:

Achieving desired
housing market
outcomes will not
be easy.
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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.

33



07 Guidance for Strategy Development

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.

o o oy e ’ Use planning Update land use Be clear in Set and maintain
Munici palltles processes to decide regulations to create regulations about high standards of
Role P - what the space where desired what is allowed quality.

community can say housing development and what is not.
“Yes!” to. can locate.
C Build and Assist Assist Help private sector meet Offer financial
ounty € an assist assist : :
maintain municipalities municipalities local requirements and assistance
Govern ment’s sufficient in planning in updating close financial gaps program(s) for
professional work. regulations to through direct financial existing properties
ROIQ ‘: staffing. reflect updated assistance, tax incentives, in need of rehab.
m plans. infrastructure upgrades,
B : H and/or other means.
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