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THREE MAIN POINTS TODAY
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1) DEMOGRAPHIC COLLISION

2) GENERALLY AFFORDABLE

3) PLAN ONONDAGA SHOWS THE WAY
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THREE MAIN POINTS TODAY
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1) The county (like the nation) is facing a demographic collision that 
will establish the broad contours of the Onondaga’s housing 
markets for decades, compelling local planning efforts to 
significantly step up
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Demographic Context
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Source: NYS Dept. of Health Source: Applied Population Lab, University of Wisconsin
Source:  Pew Charitable Trusts
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Source: U.S. Decennial CensusSource: U.S. Decennial Census

Population Less than 10 Years Old, 1990-2020Population, Selected Ages, 1990-2020

?
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Source: NYS Dept. of Health Source: Applied Population Lab, University of Wisconsin
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Demographic Context
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Source: Decennial Census

Suburban Households by Size, 1990-2020
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Demographic Context
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Change
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THREE MAIN POINTS TODAY
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During the last 30 years
• Ratio of <18 – 65+ has declined from 1.88:1 to 1.14
• Percentage of <10s / <18s has declined from 59-53%
• Percentage of 3 person HHs has declined from 46-35%

• Syracuse and the County have continued to shed HOs
• Both, as would be expected, have added renter

Nothing in the demographic data suggest change anytime soon
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THREE MAIN POINTS TODAY
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2) The county is generally affordable, so long as consumers know 
they are going to get their housing of 2nd or 3rd or 4th choice, 
compelling local planning efforts to significantly step up



To Rent and Buy in Onondaga County in 2024

Source: U.S. Decennial Census

$36,000 
To afford rent

$90,000 
To buy
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Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024

Source: U.S. Decennial Census
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To Rent and Buy in Onondaga County in 2024
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$36,000 
To afford rent

But not good quality in 
a good neighborhood.

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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$36,000 
To afford rent

But not good quality in 
a good neighborhood.

A good quality rental unit in a good neighborhood costs

$1,500 per month $55,000 
(40% of county households)

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

$90,000 
To buy

But not new 
construction.

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

$90,000 
To buy

But not new 
construction.

A basic quality new home in a good area will cost

$450,000 $175,000 
(10% of county households)

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

All households: 2.3

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

All households: 2.3

Existing owners: 2.0

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

All households: 2.3

Existing owners: 2.0

2024 buyers: 3.9

Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

All households: 2.3

Existing owners: 2.0

2024 buyers: 3.9

Median renter: 7.8
Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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To Rent and Buy in Onondaga County in 2024
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Source: U.S. Decennial Census

Typical 
County 
Renter

Typical 
Syracuse 
Renter

Typical 
Suburban 
Renter

Rent Affordably?

Buy?
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To Rent and Buy in Onondaga County in 2024

Onondaga County Planning Federation   |   Annual Symposium   |   March 2024

Source: U.S. Decennial Census

Typical 
County 
Renter

Typical 
Syracuse 
Renter

Typical 
Suburban 
Renter

Rent Affordably?

Buy?

Buy in suburbs?

Buy in Syracuse?



30Onondaga County Planning Federation   |   Annual Symposium   |   March 2024

Source: U.S. Decennial Census Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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Source: U.S. Decennial Census Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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Source: U.S. Decennial Census Sources:  czb analysis of MLS, Redfin Monthly, CoStar Multifamily, Zillow Rental Manager, PolicyMap, ACS
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Affordability Bottom Line
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Source: U.S. Decennial Census

Income

$50,000 
or more

Affordable so long as you accept 
you will not get first choice.

If you pay more than you can 
afford, it is by choice.
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Source: U.S. Decennial Census

Income

$50,000 
or more

Income

$35,000 
to $50,000

Affordable so long as you accept 
you will not get first choice.

If you pay more than you can 
afford, it is by choice.

Few good options.

Vacancy rates are low.

Quality is poor in both city and 
suburbs.



39

Affordability Bottom Line
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Source: U.S. Decennial Census

Income

$50,000 
or more

Income

$35,000 
to $50,000

Income

Under 
$35,000

Affordable so long as you accept 
you will not get first choice.

If you pay more than you can 
afford, it is by choice.

Few good options.

Vacancy rates are low.

Quality is poor in both city and 
suburbs.

Almost no good options.
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THREE MAIN POINTS TODAY

Onondaga County Planning Federation   |   Annual Symposium   |   March 2024

3) Plan Onondaga is a superb blueprint for how to responsibly settle 
and wisely use the land, but current planning practices and 
systems may be inadequate to the tasks at hand, compelling 
elected and appointed officials to think seriously about whether 
business as usual makes sense
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Source: U.S. Decennial Census

Central New York is a VERY SLOW GROWING REGION

This means DEFLATION unless the county better competes to retain and attract households.

Good planning and good urban design and good architecture are essential to become 
competitive in a shrinking world.



42Onondaga County Planning Federation   |   Annual Symposium   |   March 2024

Source: U.S. Decennial Census

HOW HABITUATED IS THE COUNTY TO BUSINESS AS USUAL?

Will the county be ready and able to help the right kinds of projects in the right locations

Which local boards and commissions might approve them?

Which will resist and then what?
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TO CONCLUDE
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1) When we adjust for demographics, we think Micron will add a 
small number of NET additional households

2) When we take stock of demographics and market conditions, we 
see the county market has holding its own the next 20 years, with 
weak areas becoming weaker, middle areas becoming vulnerable, 
and strong areas becoming stronger

3) Whether we are right are wrong looking ahead, good planning 
and design are essential, and the perfect roadmap is in your hands


