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Section 1.  Introduction and Executive Summary 
 

Steuben County is the largest geographic county in the Southern Tier covering just under 1,400 square 
miles.  With a population of 95,379, the county is home to two small cities (Corning and Hornell) and 
forty-six additional municipal governments.  The County offers a great deal as a place to live and work, but 
it lacks the inventory of both market rate rent and single-family housing to meet demand of moderate and 
middle income households, first time home buyers and professionals relocating to the county.  It is this 
void that is becoming a community and economic development barrier for Steuben County.  
 

The Steuben County Department of Planning recognized the importance of this piece of the community 
and economic development puzzle, and in 2020 it commissioned a housing study to be conducted by the 
consulting team of Susan Payne, Strategic Planning and Economic Development Consultant and Margaret 
Lawrence, Strategic Planning and Economic Development Consultant. 

 
At the request of the Steuben County Planning Department, this Housing 
Demand Analysis focuses on specific communities throughout Steuben County.  
 
Village of Addison 
Village of Bath 
Village of Village of Hammondsport 
Village of Painted Post 
Village of Riverside 
Village of Wayland 

City of Corning 
City of Hornell 
Town of Bath 
Town of Erwin 
Town of Prattsburgh 

        

 
 

Situational Analysis 
The consulting team conducted an in-depth situational analysis identifying and analyzing a wide range of 
challenges and opportunities including: 

▪ Dynamics in the population.  

▪ Workforce retention and recruitment issues, including hiring patterns, job classifications and 
wages, mobility, and community proximity to jobs. 

▪ Economic factors ranging from household incomes and capacity to pay rent or buy, cost of living, 
to investments in rehabilitation and new construction. 

▪ Challenges to buyers such as age, quality, and inventory of housing options at all price points; new 
construction; and the quality, vacancy rates and rent ranges among market rate rental properties, 
property taxes.  

▪ Local and national trends among buyer and renter groups. 

▪ Inventory, condition, value, and appreciation of existing housing stock; both single-family and 
market rate. 

▪ Neighborhood blight and vacancy rates, as well as, driving factors such as conversion of single-
family houses to multi-families housing. 

▪ Private investments in single-family and market rate construction, and neighborhood revitalization. 

▪ Roles of community centers in influencing real estate values and neighborhood revitalization. 

▪ Environmental, infrastructure and financial barriers communities face in meeting the housing 
needs of their residents.  

 
The consulting team determined the combination of social, cultural, and economic dynamics is key to 
meeting the needs of several different target market groups. 
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Summary of Dynamics and Major Challenges 

Dynamics 
 

▪ Quality housing will continue to be a primary factor in workforce retention and recruitment particularly in 
consideration of the trend toward a shrinking number in the prime workforce age group (20 – 45) and the need 
to replace the aging workforce. 

 

▪ Housing is a key element of the overall quality of life and long-term economic viability of both Steuben County 
and its communities in terms of property values and related tax revenues. A diversity of housing options, 
together with upgrading the existing housing stock and new construction are among necessary ingredients of 
financial stability. 
 

▪ The single-family and market rate rental housing market is highly segmented and includes the aging population 
remaining in their homes, first time home buyers, middle income families seeking to move-up, high-income 
professionals, and persons relocating to the area and seeking either rentals or purchase.  

 

▪ Stabilizing and increasing well-maintained housing stock and quality neighborhoods are important factors in 
attracting buyers who seek stable neighborhoods and competitive property values.   

 

▪ A combination of newly constructed market rate apartments and upper story apartments in renovated mixed-use 
properties located in the community cores is important to the successful recruitment and retention of talent. 

 

▪ Vibrant and attractive community centers are a key element of home buyer decision-making. Targeting resources 
in ways that can build momentum in neighborhoods and among housing types will build confidence among the 
market groups and investors, while enhancing the physical and financial viability of communities. 

 

▪  

▪ Redefining, revitalizing, and creating mixed-income neighborhoods with a targeted investment strategy is 
important. 

Challenges  
 

Old Housing Stock:  Much of the stock is structurally old and the interiors are outdated.  This is a deterrent for 
businesses attracting both young and seasoned professionals who seek “move in ready” housing. 
 

Lack of Move-in Ready Inventory in Multiple Price Points:  The lack single-family inventory is escalating, particularly 
for first-time home buyers (area residents and young professionals moving to the area), middle-income buyers new to 
the area, and “move-up” existing residents.  There is a particular void in new construction below $350,000. 
 

Real Estate Taxes:  Average annual real estate taxes are $3,276 for owner-occupied housing units with a mortgage.  
For those without an associated mortgage, median real estate taxes are 78.7% of that total, or about $2,300.  

 

Market Rate Complexes and Mixed-use Buildings:  Although there have been nearly 300 new market rate apartments 
added to the inventory in the past 2 years, there remains a gap of an estimated 150 to meet the needs of new workers 
relocating to the area and the 55+ community planning to sell their homes but wishing to remain in the area.   
 

Increasing Number of Rental Properties in Neighborhoods:  Properties being purchased by out-of-town buyers and 
converting single-family houses into either rental properties or multi-family rentals is growing 
 

Dynamic Community Centers:  Not all communities offer attractive “gateway entrances and vibrant community 
centers” serving as a deterrent to prospective home buyers; particularly those relocating to the region.   
 

Basic Infrastructure:  Water, sewer and roads are important to overall quality of life and ability of developers to 
undertake new construction.  However, internet accessibility has risen to the top among factors home buyers 
consider.  Steuben County and Southern Tier Network (STN) are working to extend broadband access and increase 
the number of providers to the more rural areas. 
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Demand by Target Market Group:  Single Family and Market Rate Housing  

 
Recommendations to Address Single-family Housing Needs  
 

Strategy #1:  County-wide Owner-occupied Housing Rehabilitation Initiative to Increase Stock of $90,000-175,000 

Inventory, Stimulate Investment in Neighborhoods, Increase Property Values, Reverse Potential for Depreciation 
 

Strategy #2.  Bundle Vacant Lots Together with Demolition to Create Lots and Collaborate with Developer for 
New Construction in the $275,000 - $300,000 Range in Targeted Neighborhoods. 
 

Strategy #3.  Reverse the Trend of Conversion to Multi-family:  Capture and revitalize single-family houses in the 
$30,000 – $75,000 price point to reverse the trend of houses being purchased for conversion to multi-tenant rentals.   
 

Strategy #4.  Support and Advocate for Construction in Approved Subdivisions 

 
Recommendations to Address Market Rate Housing Needs  
 

Strategy #1.  New Construction of Market Rate Housing 
 

Strategy #2.  Renovation and Upgrade of Existing Apartment Complexes  
 

Strategy #3.  Conversion of Upper Story Spaces for Market Rate Apartments in Mixed-use Properties 
 

Element of Success 
1. A Driving Philosophy:  Neighborhood Revitalization is the Core Element of Success. 
2. Actively Involve Key Constituency Groups to Assertively Leverage the Opportunity to Attract Buyers Seeking Healthier, 

Less Dense Places to Live that Offer Quiet Neighborhoods, Closer Access to the Outdoors, Quality Healthcare and 
Schools, and More Open Spaces.  

3. Work with Communities to Utilize Tools Effective in Neighborhood Revitalization.   
4. Engage the Economic Development Organizations to Attract and Support Investment, and their Also Tell the Story About 

Quality of Life and Desirability of the County in Support of Employers Actively Recruiting Talent. 
5. Actively Pursue Private Investment in Renovation of Single-family, Multi-family and New Construction. 
6. Leverage Assets that can Serve as a Comprehensive Home Buyer Education and Pipeline Resource. 
7. Advocate for Municipalities to Pursue Funding Sources to Support Projects.  
8. Assemble “Community Investment” Projects with Local Communities. 
9. Develop and Implement a County-wide Communication Program to Promote the Initiative and Opportunities for 

Homeowners, Prospective Homeowners and Developers. 

 
Home Buyer Group 

 

 
Conservative Estimate of  

Demand Over Next 3-5 Years 

 
1. First-time Home Buyers: Area Residents and Young Professionals Moving to the Area 

 
200 - 300 

 
2. Middle-income: New and Move-up Home Buyers 

 
200 - 300 

 
3. Previous Homeowners with Equity Who are Relocating from Outside the Region and 

Buying Immediately or Progressing from Rental to Home Buying 

 
75 - 150 

 
Market Rate Renter Group 

 

 
Conservative Estimate of 

Demand Over Next 3-5 Years 

 
1. 55+ Selling Local Homes and Planning to Remain in the Area 

 
30 - 40 

 
2. Young professionals (25 – 35 yrs) – Current and Returning Natives  

 
30 - 40 

 
3. Professionals relocating to Steuben County for Employment Purposes 

 
50 - 70 
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Section 2.  Factors Impacting Housing Needs and Demand 

 

Infrastructure and Environmental Conditions 

 
Steuben County faces some issues that impact its ability to offer high quality and desirable housing. 
 

✓ An older housing stock in all communities that requires significant investment to update 

✓ Lack of sites and high cost of new construction due to lack of demand for large tracts of new 
housing compounded by geography such as the rivers and steep elevations.    

✓ Basic infrastructure and internet challenges in some of the more rural communities. 

✓ Steuben County is committed to preserving prime and other important farmlands, by placing 
three-phase power transmission lines on Steuben County’s solar prime farmland maps, enabling 
developers the ability to see where transmission lines are relative to non-prime farmlands, whereby 
encouraging solar development on non-prime farmlands.  

 
Water and Sewar Infrastructure 
In 2019, significant investments in water and sewer upgrades were undertaken to address capacity and 
water quality.  For example: 
 

✓ Village of Bath WWT improvements. 

✓ Town of Erwin increased WWT capacity to 2.15 million and will be taking over the Village of 
Addison’s sewer by year end 2020. 

✓ Village of Addison public water improvement project. 

✓ Village of Wayland and Painted Post public water projects. 

✓ Arkport water system improvements. 

✓ City of Hornell water system improvement projects.  
 
Communities such as the Village of Bath have desirable infrastructure features such as inexpensive water.  
Further, water and sewer infrastructure capacity are not an issue and can accommodate development in the 
City of Corning, City of Hornell, and Town of Erwin.  
 
Environmental  
There are two brownfield areas in the City of Hornell that have been identified and targeted for 
development.  In both cases, private developers are exploring funding streams to get the projects going 
including the Brownfield Cleanup Program. The types of projects are yet to be determined (commercial or 
residential). 
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Internet Access Infrastructure 
Access to the internet is a critically important factor in promoting investment and overall quality of life, 
business development, attracting talent as members of the workforce, remote workers, or entrepreneurs.   
Ultra high-speed broadband networks are needed, and with growing demand for the Internet of Things 
(10-13 smart devices per household) these networks considered an indispensable infrastructure in today’s 
society and business world. 
 
Approximately 9,000 people in Steuben County do not have access to any type of fiber or wired access to 
the internet.  Great progress has been made over the past ten years to extend the dark fiber network 
throughout Steuben County and the Southern Tier Region.  Steuben County working in partnership with 
Southern Tier Network continues to focus on the OPEN ACCESS - Middle Mile together with providers 
such as Empire Access.  However, the lack of adequate financial resources and need for vigorous 
competition among the carriers continues to be a barrier to build-outs and operational sustainability.   
There is good broadband infrastructure via fiber or cable with at least two providers in the Greater 
Corning Area (City of Corning, Villages of Painted Post and Riverside, Town of Erwin), Town and Village 
of Bath, Village of Hammondsport, City of Hornell. 
 
Some of the smaller villages such as Addison and Wayland, and Town of Prattsburgh, have the weakest 
internet access infrastructure among the communities examined in this report.  For example, an estimated 
45% of people living in Prattsburgh have residential fiber service available to them and 60% have the 
option of wired access available from three providers including Empire, Hughes, and Spectrum.  In the 
Village of Addison, an estimated 60% of households have access to fiber via one provider although fiber 
to businesses is very strong.  The weakest area is Wayland where there is a gap in any fiber service. 
Approximately 77% of the community has cable service provided by Charter Spectrum. 
 
Southern Tier Network is making great strides working with several counties, including Steuben, to expand 
and build a strong diverse ring backbone. 
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Housing Stock 
 

 
 

Number of Housing Units 
At 49,801, Steuben County has the largest number of housing units among other counties in the region.1   

 

Type and Age of the Existing Housing Stock 
The age of a community’s housing stock is considered a means of determining its overall condition and 
identifying housing units in need of rehabilitation, especially those units constructed 50 or more years ago.  
 

The majority of housing structures, at 
nearly 70% (34,468), include one unit.  An 
additional 9% (4,300) include 2 to 4 units.  
An estimated 15% (7,352) of the housing 
structures are mobile homes.  
 
Source:  2019 American Community Survey census data. 

 
 
 
 
 
 
Steuben County’s housing stock is aging, with the median age of housing at 59 years as compared to 37 
years nationally.  Approximately 36% (17,943) of units were constructed before 1939 and another 23,164 
units prior to 1960.  Today the housing stock consists of over 70% having been built prior to 1970.  Only 
70 housing units were constructed in 2014 or later, which means approximately 30% of the housing stock 
is less than 45 years old.  Given the age of its housing stock, many homes may not be in favorable 
condition and in need of repairs and upgrades.  

 
1 U.S. Census Bureau QuickFacts: Steuben County, New York.  July 2019. 

 
CONCERNING TRENDS 

▪ Steuben County’ housing stock is aged…. 

✓ Steuben County’s housing stock is aging, with the median age of housing at 59 years as 
compared to 37 years nationally.   
 

✓ Today the housing stock consists of over 70% having been built prior to 1970, and 
approximately 30% of the housing stock is less than 45 years old.     

 

✓ Only 70 housing units were constructed in 2014 or later. 
 

✓ The City of Corning has the oldest housing stock in the County with 64% of all units, 
and 57% of owner-occupied housing units in the City were built before 1939.  
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This aged housing stock exists throughout 
the county and is not concentrated in any 
one location; although the City of 
Corning has the oldest housing stock in 
the county with 64% of all units and 57% 
of owner-occupied housing units having 
been built before 1939.  
 
 
 

Source:  2019 American Community Survey census data. 

 
 

Market Value of the Existing Housing Stock 
 

Examples of Home Values and Year Built2 
 

Bath Area 1-mile radius 5-mile radius 10-mile radius 

Median Home Value $80,390 $84,587 $89,818 

Median Year Built 1950 1958 1963 

Corning Area    

Median Home Value $139,000 $120,257 $134,172 

Median Year Built 1947 1949 1955 

Hornell Area    

Median Home Value $67,994 $75,190 $80,991 

Median Year Built 1946 1946 1947 

 
 
 
 
 

 
 
 
 

 
22 Realtor.com.  August. 2020. 
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Economic Factors  

 

CONCERNING TRENDS 
 

Research shows one of the most important factors in the decision-making process for a 
prospective employee in deciding where to locate for career opportunities is “quality of life.”  
Housing is a key indicator of the overall quality of life and is an essential element for attraction 
and retention of a viable workforce and growth of businesses.   
 

▪ According to the NYS Department of Labor, the County’s workforce was 41,928 persons 
as of January 2020, with 40,118 employed and 1,810 unemployed.  The impact of the 
COVID-19 pandemic was reflected in employment numbers by spring 2020 when the 
unemployment number rose to 15.3%; however, it had declined to 9 % in September as 
compared to one year earlier at 4.6%.    
 

▪ The unemployment level does not reflect the ongoing demand to fill jobs in the existing 
workforce. The demand to fill existing positions is reflected in the 1,727 job postings as of 
October 2020. At the time of this report, there were no less than 400 vacant positions just 
in healthcare and engineering positions in the Elmira-Corning MSA.  Looking to the 
future for example, there will be need to fill 250 nursing positions and 300 engineering 
jobs over the next 5 years.  During the next seven years there are expected gaps in key 
industry sectors, with the largest in manufacturing, engineering, healthcare and social 
assistance, and education. 
 

▪ The average worker in Steuben County earned annual wages of $56,778 as of 2020Q1. For 
comparison purposes, annual average wages were $57,624 in the nation as of 2020Q1. 
Compared to other counties in NYS, the average weekly wage in Steuben County is 
among the highest in the Upstate region and at $1,150+ is higher than the average US 
weekly wage of $1,095.   For example, in the second quarter of 2019 forty-two of New 
York’s forty-four counties with employment below 75,000 had average weekly wages 
below the national average, with Steuben and Schenectady the exceptions. 

 

▪ The median age of Steuben County residents is 43.1 years, higher than the New York 
State median age of 38.1 years.  

 

▪ The Silver Tsunami of retiring baby boomers is becoming a critical issue for employers 
who are actively seeking qualified workers at all levels.  The prime workforce of ages 25 – 
50 is inadequate to replace those who will be retiring in the next 5-7 years.  

 

▪ There is a notable shortage of move-in ready single-family homes at all price points. The 
low stock and perceived high taxes add to the challenge to recruit and retain workers in 
the highest demand sectors of the workforce; specifically, healthcare, engineering, IT, and 
management professionals. 
 

▪ The reasonable commuting time and proximity to jobs via the interstate highways is an 
asset despite the size of Steuben County and rural natures. 
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Below is data concerning annual income and median household income for both owner-occupied housing 
units and renter-occupied units throughout the County and by individual municipality.   
 
Employers 
Housing is a key indicator of the overall quality of life, and it is an essential element for attraction and 
retention of a viable workforce and growth of the business sector.  The economic stability of the County 
also determines how attractive it is to investors seeking opportunities for construction of new single and 
market rate housing. 

Steuben is home to a 
diverse set of 
industry sectors 
including healthcare, 
advanced 
manufacturing, 
scientific and 
technical businesses, 
agriculture, retail 
trade, and tourism.  

 

 

In 2019 the economy of Steuben County employed just over 40,200 people, with the largest employment 
industries being in Health Care & Social Assistance (6,861), Manufacturing (5,340), and Educational 
Services (4,374 people).  The highest paying industries are Management with an annual salary of $249,452, 
followed by Professional, Scientific and Technical Services at $130,433 and Manufacturing at $70,958. 

Steuben County is the corporate home of Corning Incorporated and its world-renowned R&D hub.  
Corning has been one of the world’s leading innovators in materials science for more than 165 years.   

The County also serves as a hub for advanced manufacturing and is heavily investing in this sector with an 
emphasis on transportation, food processing, ceramics, glass, and advanced materials.  It is home to 
corporations such as Dresser-Rand/Siemens, Alstom, Bombardier, Gunlocke, Mercury Aircraft, Upstate 
Niagara Cooperative, World Kitchen, LLC, Transit Air Systems (TTA), The PKC Group, and more. There 
also is a viable manufacturing supply chain with companies such as Adaptec Solutions, MAS and Storflex. 

There has been a spike in new jobs and employment in the Hornell area that has driven demand for new 
housing, retail, and healthcare services. Much of the growth has been driven by Alstom, which now 
employs more than 800 at its three Hornell-based plants. This is causing a trickledown effect and 
impacting growth at other Hornell companies. 

With 1,500 active farms, Steuben County ranks among the top counties in New York State in production 
in key agricultural categories with nearly $196M in total commodity sales each year.   

Steuben County also is considered a major player in the regional tourism industry, employing 2,369 and 
generating over $145 million in 2019.  

 

Healthcare:  6,861 

Manufacturing:  5,340

Retail Trade:  4,374

Professional, Scientific, Technical Services:  3,952Educational 
Services:  3,947

Accommodations and Food 
Services: 2,665  

Public Administration:  2,370

Major Employment Sectors
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Wages 
Compared to other counties in New York State, the average weekly wage in Steuben County is among the 
highest in the Upstate region and at $1,150+ is higher than the average US weekly wage of $1,095.   For 
example, in the second quarter of 2019 forty-two of New York’s forty-four counties with employment below 
75,000 had average weekly wages below the national average, with Steuben and Schenectady the exceptions.3     
 

 
Source:  JobsEQ   
Data as of 2019Q4 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

    
 
 
 
 
 
 

 
3 U.S. Bureau of Labor Statistics.  2nd Quarter 2019 Report.  New York State County and Wages Report. 

Industry Employees Average Annual Wage 

Health Care and Social Assistance 6,861 $42,777 

Manufacturing 5,340 $70,958 

Retail Trade 4,374 $29,578 

Professional, Scientific, and Technical Services 3,952 $130,433 

Educational Services 3,947 $51,669 

Accommodation and Food Services 2,665 $19,890 

Public Administration 2,370 $49,617 

Administrative Support and Waste Management  1,392 $41,213 

Other Services (except Public Administration) 1,391 $28,836 

Transportation and Warehousing 1,344 $44,627 

Management of Companies and Enterprises 1,164 $249,452 

Agriculture, Forestry, Fishing and Hunting 1,129 $27,180 

Finance and Insurance 989 $61,967 

Construction 982 $37,125 

Arts, Entertainment, and Recreation 764 $32,058 

Information 469 $41,513 

Wholesale Trade 444 $64,526 

Real Estate and Rental and Leasing 287 $41,715 

Utilities 252 $78,221 

Mining, Quarrying, and Oil and Gas Extraction 70 $47,134 

Unclassified 32 $29,355 

Total - All Industries 40,216 $58,781 



12 
 

Employment 
There were 41,928 persons in the labor force as of February 2020, with 40,118 employed and 1,810 
unemployed, leaving Steuben County with an unemployment rate of 5.5%.4  As of August 2020 the 
unemployment rate had increased to 9.0% as compared to 4.2% the same time in 2019, which is a 
reflection of the impact of the COVID-19 pandemic. 5 

 

 
 
 
 
 
 
 
 

 

Workforce Supply and Demand in the Region 
Employers in the region continue to experience the strain of the declining population and aging labor 
pool, and some even report having to turn business away due to the lack of available workforce.  

Employers and local leaders report there is significant concern about labor availability in Steuben County, 
both today and in the next few years, as some companies expand and/or reposition their operations in 
response to the impact of their respective industry trends and COVID-19.   Regardless of the pandemic, 
there are factors that continue to cause demand for a qualified workforce, particularly workers in technical 
fields and those in high demand professional positions in healthcare, engineering, R&D, advanced 
manufacturing, IT and other technical fields. 

For example, after nearly two decades of job declines in the 
broader three-county region of Chemung, Schuyler and 
Steuben a new issue has emerged—hiring growth for highly 
trained workers in select sectors including manufacturing and 
healthcare.   A national rebound in manufacturing has also 
been realized locally and many companies report their 
inability to find qualified workers despite the high 
unemployment rate associated with the COVID-19 
pandemic.  Area manufacturing firms report an intense 
concern for finding the qualified workforce to fill positions. 
Healthcare employers suffer from the national shortage in 
nurses at a time when the region’s aging population will 
require more health services. The local construction industry 
is recovering at a time when a lack of housing threatens to 
impede the region’s ability to recruit and retain the next 
generation of workers. 

A review of the current workforce composition and demand to fill positions indicates there is need for 
workers at all levels in Advanced Manufacturing; Transportation, Distribution, and Logistics; 
Professional Services and Back Office; Information Technology; Health Care; and Education.   
Examples include Alstom Transit’s plans to hire workers to fulfill current rail car contracts, not to 

 
4 US Bureau of Labor Statistics.  April 2020. 
5 Bureau of Labor Statistics.  October 2020. 

Month/Year 
Unemployment Rate: 
Steuben County, NY% 

New York State % National % 

1 / 2020 5.6% 4.1% 3.6% 

2 / 2020 5.5% 3.9% 3.5% 

3 / 2020 5.3% 4.2% 4.4% 

4 / 2020 15.3% 15.0% 14.7% 

5 / 2020 11.3% 14.2% 13.3% 

6 / 2020 11.1% 15.6% 11.1% 

8 / 2020 9.0% 12.5% 8.4% 

The region is facing a most urgent challenge 
to ensure continued business and economic 
vitality:  to develop the 21st century 
workforce needed by its growing 
employers. Not only must the region 
produce a larger pipeline of student 
graduates, it must also effectively attract 
and retain workers from outside the region. 
And, the skills and education of this new 
workforce must match the growing need for 
specialized, technical positions that drive 
corporate competitiveness.  

Source:  I86 Corridor Integrated Workforce 
Strategy.  2018. 
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mention the potential for additional contracts.  The local supply chain to Alstom Transit also is growing.  
Corning Incorporated continues to invest in new product development requiring international talent for 
the company’s corporate headquarters and scientific R&D operations. Arnot Health and Guthrie 
Healthcare, the two largest employers behind Corning Incorporated, report continued demand for 
physicians and nurses in the region.  And numerous other companies in the region — both small and 
mid-sized firms—have expressed concern about ability to recruit talent at all levels ranging from skilled 
labor to engineers.  At the same time, the employers report housing is a barrier in their efforts to recruit 
from outside the region. 

Factors compounding the issue include: 

✓ Declining population base and impending retirements amplified by the disproportionately aging 

workforce—the “Silver Tsunami”.   

✓ An inadequate K-12 pipeline, particularly for skilled trades and technical fields. 

✓ Challenges recruiting (regionally and nationally) and retaining workers—which can be attributed to, 

at least in part, low housing stock and perceived high taxes despite the many desirable features 

particularly important for family life such as healthcare and schools. 

The workforce strategy calls for a focus on retention and training of the existing workforce, creating a K-
12 pipeline to ensure a workforce in the future, and a talent recruitment initiative.  The issue of having an 
adequate inventory of quality housing is a common denominator to all three components. 
 

 
 
 
Specifically, the strategy calls for four strategies including: 
 

Talent Retention and Talent Attraction: Be recognized as an attractive community to live, 

work, start and grow a business, and learn. 

 
According to the NYS Department of Labor, the County’s workforce was 41,928 persons as of January 
2020, with 40,118 employed and 1,810 unemployed, leaving Steuben County with an unemployment rate 
of 4.3%.6   At the time, Steuben County accounted for the third largest workforce in the Southern Tier, 
behind Broome County at 84,242 and Tompkins at 50,164.  At that time, the largest employment sectors 
were healthcare, manufacturing, retail trade, education, and professional, scientific, and technical services. 
 

 
6 US Bureau of Labor Statistics.  April 2020. 
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The impact of the COVID-19 pandemic was reflected in employment numbers by spring 2020.   As of 
2020Q1 the total employment for Steuben County was 39,727 (based on a four-quarter moving average) 
representing an employment decline of 2.1% in the County.   The unemployment rate was 15.3% in April 
2020 but had declined to 9% in September 2020, as compared to one year earlier at 4.6%.    
 
It is important to consider this unemployment level does not reflect the on-going demand to fill jobs from 
among the existing workforce, but also the active recruitment area businesses continue to pursue.  The 
demand to fill existing positions is reflected in the 1,727 job postings as of October 1, 2020.   
 

Aging Workforce and Replacement Demand 
The prime workforce of ages 25 – 50 are inadequate to replace 
those who will be retiring in the next 5-7 years.  
 
 

 

 

 

       Source:  Location, Inc®.  April 2020 

 

 

 

Source:  Jobs EQ  2020Q1 

 

 

 

Age Population 
20 to 24 years 5,466 

25 to 29 years 
5,498 

30 to 34 years 
5,607 

35 to 44 years 11,141 

45 to 54 years 13,999 

55 to 59 years 7,743 

60 to 64 years 6,792 

65 to 74 years 
10,163 

Category Total EEs 25-44 
Total EEs 

44-64 Supply/Gap 

Wholesale Trade 254 143 111 

Wholesale & Retail Trade 61 47 14 

Public Administration 138 225 -87 

Manufacturing 653 966 -314 

Healthcare & Social 
Assistance 579 719 -140 

Educational Services 668 817 -149 

Arts, Entertainment & 
Recreation 239 178 61 

Grand Total 2592 3095 -503 
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Population Trends 

Steuben County has experienced an ongoing decline in population from 98,982 in 2010 and 97,524 in 2015 
to 95,379 in 2019, with an average loss of more than 600 each year.7   

 

According to the Cornell 
Program on Applied 
Demographics, the County’s 
population is projected to 
decline to 91,516 by 2030 and 
to 84,917 by 2040.8  
 

 
 
 
 
 
 
 
 
Of great importance to the housing market is the baby boomer retirement , brain drain, and young people 
Not in Education, Employment, or Training (NEET’s) workforce trends limiting the labor force in the I86 
Corridor region, even though many employment opportunities exist.  
 
The Silver Tsunami of retiring baby boomers is re-shaping employment trends within companies 
employing Steuben County workers.  It is possible retiring baby boomers will not leave the workforce 
entirely; there may be a strong move toward part-time employment among workers aged 60+ (depending 
on their health, financial, and social needs).  Introduction of remote workplace trends together with 
technologies such as programmed machining technology, and computerized medical analysis may prove 
beneficial to mitigate the impact of retiring boomers.  
 
The retirement among workers aged 54 to 72 presents an opportunity to 
slightly increase wages to attract new hires while employers can still 
benefit from a decrease in total labor costs. As employment 
opportunities in this community increase (due to retirements), there is 
potential to attract qualified professional employees to the area.  Key to 
addressing the workforce issue also will be reducing the rate of 
migration of working age adults by attracting them with jobs, technology 
infrastructure, quality housing, a manageable cost of living, and attractive 
quality of life. 

 
 
 
 
 

 
7 Cumulative Estimates of Resident Population Change and Rankings for Counties in New York: April 1, 2010 to July 1, 

2019.  US Census Bureau, Population Division.  March 2020. 
8 Decennial Census and projections by Cornell Program on Applied Demographics. 
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Demographic Profiles of Regional Community Areas 

 
Bath Area (Village of Bath, Town of Bath)  
Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 5,348 7,989 10,279 

2025 Population 5,230 7,794 10,034 

Pop Growth 2020-2025 (2.21%) (2.44%) (2.38%) 

Average Age 42.10 42.90 43.20 

Households    

2020 Total Households 2,477 3,515 4,368 

HH Growth 2020-2025 (2.10%) (2.39%) (2.38%) 

Median Household Income $40,265 $42,882 $45,833 

Avg Household Size 2.10 2.10 2.20 

 
Corning Area (City of Corning, Village of Riverside, Village of Painted Post, Town of Erwin)  

Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 7,385 16,772 25,458 

2025 Population 7,223 16,465 25,073 

Pop Growth 2020-2025 (2.19%) (1.83%) (1.51%) 

Average Age 39.00 40.10 40.80 

Households    

2020 Total Households 3,370 7,436 10,840 

HH Growth 2020-2025 (2.11%) (1.76%) (1.52%) 

Median Household Income $56,471 $57,343 $62,572 

Avg Household Size 2.10 2.20 2.30 

 
Hornell Area (City of Hornell, N. Hornell, Arkport)  
Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 7,066 10,305 14,651 

2025 Population 6,954 10,153 14,392 

Pop Growth 2020-2025 (1.59%) (1.48%) (1.77%) 

Average Age 39.40 40.20 40.90 

Households    

2020 Total Households 2,956 4,280 6,032 

HH Growth 2020-2025 (1.62%) (1.59%) (1.87%) 

Median Household Income $45,756 $47,127 $50,415 

Avg Household Size 2.30 2.30 2.40 

Source:  CoStar.  September 2020. 

 
According to analysis by the Center for Economic Growth in Albany, U.S. Census Bureau estimates 
released in June 2020 indicated the City of Hornell is New York State’s second fastest growing city, 
coming in second to Beacon, N.Y. Hornell’s population increased by 166 residents between July 1, 2018 
and July 1, 2019, bringing the population to 8,349, representing a growth of 2%. The population increase is 
the first since 2010; however, the population has still decreased by 2.6% since that time. 
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Income Trends by Community 

▪ Median household income 
county-wide is $54,802 as 
compared to $47,352 in 2015. 
 

▪ The highest annual median 
incomes are in Town of 
Erwin/Village of Painted Post 
area at $69,555; followed by 
Riverside at $58,164. 
 

▪ The lowest annual median 
incomes are in Village of Bath at 
$32,253 and City of Hornell at 
$43,119.  

 

▪ Over the past five years the average annual household income has increased in all communities except 
for Bath (-4.5%) and Hammondsport (-.1%).  The largest increase has been in Town of Erwin/Village 
of Painted Post with an average annual increase of 2.7%. 

 

▪ Much of the increase in the household income is attributed to the increase in wages over the past two 
years, which has trended at an average increase of 6.94% throughout all of Steuben County. 

 

▪ Per capita income in 2019 was $45,194, a high over a 45-year period. This represented an increase 
from a low of $3,500 in 1969. (FRED 4th Quarter 2019). 

 

  

             
Source:  Federal Reserve Bank of New York.  April 2020. 
 
 
 
 
 
 

Community Median 
Household 

Income 

Average Annual Change in 
Household Income Over Past 5 

Yrs                                                      

 Addison $53,281 + 1.7% 

 Bath $32,253 -4.5% 

 Erwin/Painted Post $69,555 +2.7% 

 Hammondsport $55,104 -0.1% 

 Hornell $43,119 +2.8% 

 N. Hornell/Arkport $47,212 +1.2% 

 Prattsburgh $49,226 +0.5% 

 Riverside $58,164 +1.2% 

 Wayland $49,875 +4.2% 

Note: This compares to a National 
average annual household income 
of 2% over the past 5 years. 

Median Household Income Trend Per Capita Income Trend 

http://fred.stlouisfed.org/graph/?g=qL10
http://fred.stlouisfed.org/graph/?g=qKhV
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Housing Costs and Correlation to Cost of Living and Household Income  

 

 

 

CONCERNING TRENDS 
 

• Steuben County has a cost of living index of 92 as compared to the national average at 100; 
however, there are challenges to segments of the County’s population and income inequality 
and financially burdened households exist. 

 

▪ Owner-occupied housing units are associated with higher annual median household annual 
incomes than renter-occupied units; that is, 60.9% of householders have median household 
incomes of $50,000 or more, compared with just 27.1% of renters. 
 

▪ The median household income for renter-occupied units is estimated at 48.8% of median 
household income for owner-occupied units. 
 

▪ The greatest percentage of housing units with the largest housing burden occurs among 
housing units with annual median household incomes (AMHIS) of less than $35,000, 
especially among renters.   
 

▪ The situation is particularly dire for low-income renter households.  For example: 

✓ Nearly 26% of households with an annual income of less than $20,000 are spending 
more than 30% on rent.    

✓ 2% of households with an income of $35,000 - $50,000 exceed the 30% threshold. 
 

▪ The median household income for renters is $30,160, with 11.9% earning less than $10,000 
per year, and a third, earning less than $20,000 annually.  This is compared to a median 
household income of $61,783 for households that own their homes. 
 

▪ The greatest housing burden, where housing costs consume more than 30% of income, 
occurs among renters in the Villages of Painted Post (50.2%), Addison (37,8%), and 
Hammondsport (33.7%), where 50% or more of renters have a housing burden of greater 
than 30%. 

 

▪ The median real estate tax for a property with a mortgage in Steuben County is $3,276, 
which is higher than other counties such as Allegany ($2,668) and Yates ($2,838).  It also is 
higher than neighboring Schuyler County at $2,974. 

 

▪ Within Steuben County, the highest median real estate taxes are highest in the Village of 
Painted Post $4,717 and the City of Corning at $3,377.   
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Cost of Living 

The Cost of Living Index estimates the relative price levels for consumer goods and services. When applied to wages 
and salaries, the result is a measure of relative purchasing power.  The cost of living is 8.0% lower in Steuben 

County than the U.S. average.  An amount below 100 means Steuben is less expensive than the US average.  

Source: JobsEQ® 
Data as of 2020Q1 

 

 

The annual cost of living in the New York City Metro Area is 20% higher than that of Steuben County.  A 
typical 3-member household would need to earn $65,746 each year in NYC Metro Area to cover the same 
standard of living that $54,800 would provide in Steuben County cities such as Corning and Hornell.   
There also is a 14% gap in the annual difference in tax payments between the two, with the NYC Metro 
Area at $10,455 and Steuben County at $9,191. Another factor in Steuben County’s ranking is the cost of 
housing, with the median home price currently at $98,200.   
    

Cost of Housing 

Median owner cost of housing includes expenditures 
such as mortgage, utilities, and insurance.   Steuben 
County has a $769 annual median ownership cost, 
which is 16% of total household income.  This placed 
Steuben County at #5 in median ownership cost among 
counties in the surrounding area.  

More than 40% of both homeowners and renters in 
Steuben County pay $700 - $1,500 per month.  The cost 
of housing for homeowners is higher for those paying 
$2,000 or more per month. 

The median monthly housing expense in Steuben 
County is $727 overall.  An estimated 60% of renters 
spend between $500 and $1,000 per month on their 
housing costs. 

Source:  CoStar.  September 2020. 

 

 
 
 

 
Annual Average 

Salary 
Cost of Living 

Index (Base US) 
US Purchasing 

Power 

Steuben County $56,778 92.0 $61,721 

USA $57,624 100.0 $57,624 

Monthly 
Housing Costs 

Percentage of 
all Households 

Percentage of 
Homeowners 

< $300 8% 8% 

$300 - $500 17% 18% 

$500 -$ 700 20% 18% 

S700 - $1,000 22% 20% 

$1,000 - $1,500 20% 21% 

$1,500 - $2,000 6% 8% 

$2,000 - $2,500 2% 3% 

$2,500 - $3,000 1% 2% 

$3,000 - $3,500 <1% 1% 

http://www.chmuraecon.com/jobseq
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Financially Burdened Households 
 
Households in Steuben County under the 
greatest stress due to housing expense (30%+ 
of income) are more likely to be renters in the 
lowest median household income categories 
(<$30,000).9    
 
The percentage of financially burdened 
households dropped from a high of 28.5% in 
2010 to 24% in 2018.10  This is compared to a 
national percentage of 31%. 
 
Source:  Federal Reserve Bank of New York.  April 2020. 

 

Income Inequality and Financially Burdened Households 
For earners, the income inequality in Steuben during 2019 stood at 13, as compared to neighboring 
counties such as Allegany at 11.36, Chemung at 14, Schuyler at 10.5.  The Steuben County figure has been 
increasing each year since 2010 when it was 11.3.11  It has been somewhat level for the period 2011-2013 
and then increased rapidly during 2014 - 2018.   
 

Income inequality extends across gender, 
individuals, and households.  For example, 
males in Steuben County, NY have an 
average income that is 1.3 times higher 
than the average income of females.   
 
Note:  The income inequality figure 
represents the ratio of the mean income for 
the highest quintile (top 20%ers divided by 
the mean income of the lowest quintile 
(bottom 20%) of earners in the County. 
 
Source:  Federal Reserve Bank of New York.  Income 
Inequality. April 2020 

 
The monthly financial stress for low-income households is less among homeowners.  For example, a 
household with an annual income of $20,000 to $35,000 is spending 13% on monthly housing costs as 
compared to the renting household at nearly 25%.    
 
However, the amount spent on housing increases with the household income.   For example, the 
homeowner household with an annual income of $50,000 - $75,000 spends roughly 23% of their monthly 
expenses on housing, as compared to the renting household that spends 16%. 
 

 
9 American Community Survey 5-Year Estimates. S2503 FINANCIAL CHARACTERISTICS. 
10 FRED.  Burdened Households in Steuben County, NY, Percent, Annual, Not Seasonally Adjusted.  April 2020. 
11 U.S. Census Bureau. Income Inequality in Steuben County, NY, retrieved from FRED, Federal Reserve Bank of St. Louis.  
April 19, 2020. 

http://fred.stlouisfed.org/graph/?g=qKg1
http://fred.stlouisfed.org/graph/?g=qKhI
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There is disparity between the annual household income of renters and owners throughout the County, 
particularly in the Villages of Addison and Wayland.  For example, a renter’s annual household income in 
the Village of Addison is 24.57% of the annual income of a homeowner.  In terms of actual dollars, the 
difference in the Village of Addison is $56,272.  The Village of Wayland homeowners have an annual 
income of $43,257 more than the average renter. 
 
 
Municipality 

Owner-
Occupied 

Housing Units 

Renter-
occupied 
Housing 

Units 

Median 
Household 

Income: 
Owner-occupied 

Median 
Household 

Income: 
Renter-

occupied 

Annual Income 
Difference: 

Owner-Occupied 
and Renter-

occupied 

Renter-occupied 
Annual Income: 

% of Annual 
Owner-occupied 

Income 

Addison 482 176 $74,605 $18,333 ($56,272) 24.57% 

Arkport 262 99 $65,833 $29,028 ($36,805) 44.09% 

Bath 1,333 1,395 $55,991 $21,197 ($34,794) 37.86% 

Corning 2,589 2,480 $71,681 $32,208 ($39,473) 44.93% 

Hammondsport 162 107 $58,833 $20,781 ($38,052) 35.32% 

Hornell 1,742 1,616 $59,335 $26,558 ($32,777) 44.76% 

Painted Post  483 305 $69,196 $27,159 ($42,037) 39.25% 

Prattsburgh 241 63 $51,151 $40,208 ($10,943) 78.61% 

Wayland  539 218 $65,288 $22,031 ($43,257) 41.40% 

Source:  Location, Inc®.  April 2020 

Mortgage Activity 
The US Department of Housing and Urban Development estimated 14,473 mortgages in Steuben County.  
A comparison of the owner-occupied housing units with a mortgage suggests:  

▪ Housing unit valuation is lower among non-mortgaged than mortgaged properties. 

▪ Among owner-occupied housing units with a mortgage, the largest proportion of housing units (48.3%) is 
valued at $100,000 - $299,999, with most units (88.5%) valued at between $50,000 and $299,999.  

▪ In the non-mortgage category, a larger proportion of units valued at <$50,000 or 22.1%, than in the 
mortgage group (7.5%).  

▪ The median value of homes in the mortgage category at $110,100, is estimated to be higher than the no 
mortgage category, at $88,000. 

Fifty percent of the housing units in Steuben County have a mortgage, and 6% have a second mortgage. 
Annual median household income (AMHI) of homeowners with a mortgage is higher at about $76.143 
than the overall median income in Steuben County ($51,789). In the no-mortgage category, median 
household income is lower at $47,993. 

Housing costs are lower among units with mortgages versus those without.   The largest proportion of 
owner-occupied housing units with a mortgage (37.4%) have monthly costs of between $1,000 and $1,499.   
Nearly 68.2% have monthly costs in the $600 to $1,500 per month range.  This is compared to lower 
housing costs associated with owner-occupied housing units without mortgages; specifically, 93.9% of 
these housing units have monthly costs of between $200 and $1,000 per month. 
 
The median monthly housing costs among owner-occupied housing units with a mortgage is about $1,146 
per month as compared with $485 per month among owners without mortgages, just 42.3% of housing 
costs among owners with mortgages.  
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Owner-occupied 
housing units WITH a 

mortgage 
Subject 

Owner-occupied 
housing units 

WITHOUT a mortgage 

  

Owner-occupied housing units 
with a mortgage 

14,531 
Owner-occupied housing 
units without a mortgage 

13,979 

VALUE  VALUE  

Less than $50,000 8.2% Less than $50,000 20.4% 

$50,000 to $99,999 29.8% $50,000 to $99,999 33.9% 

$100,000 to $299,999 57.8% $100,000 to $199,999 29.9% 

$300,000 to $499,999 7.0% $200,000 to $299,999 9.2% 

$500,000 to $749,999 2.1% $300,000 to $499,999 4.0% 

$750,000 to $999,999 0.5% $500,000 to $749,999 1.7% 

$1,000,000 or more 0.6% $750,000 to $999,999 0.2% 

Source:  US Census Bureau, American Community Survey 1-Year 2019 Estimate. 

 

Real Estate Taxes 
 

 
Owner-occupied housing 
units with a mortgage 

Subject 
Owner-occupied housing 
units without a mortgage 

REAL ESTATE TAXES   REAL ESTATE TAXES   

Less than $800 3.0% Less than $800 13.1% 

$800 to $1,499 11.1% $800 to $1,499 17.4% 

$1,500 or more 81.5% $1,500 or more 61.5% 

No real estate taxes paid 4.4% No real estate taxes paid 7.9% 

Median (dollars)  $        3,276    $                  2,300  

 
On a county-wide basis, average annual real estate taxes are $3,276 for owner-occupied housing units with 
a mortgage.  For owner-occupied housing units without an associated mortgage, median real estate taxes 
are 78.7% of that total, or about $2,300.  
 
Below is a comparison of Steuben County real estate taxes to those in surrounding counties. 

Source:   2019 American Community Survey 1-Year Estimates 

 
 
 
 
 

  Broome County 
Chemung 

County 
Chenango 

County Cortland County Delaware County Steuben County 

  Estimate 

Margin 
of 

Error Estimate 

Margin 
of 

Error Estimate 

Margin 
of 

Error Estimate 

Margin 
of 

Error Estimate 

Margin 
of 

Error Estimate 

Margin 
of 

Error 

 
Median Real 
Estate Tax  

$3,585 +/-169 $3.525 +/-335 $2,693 +/-95 $3,697 +/-109 $2,910 +/-167 $3,276 +/-206 

Median real 
estate taxes 
for units with 
a mortgage 

            

 
Median real 
estate taxes 
units without 
a mortgage 

$2,824 +/-212 $2,480 +/-152 $1,990 +/-127 $3,153 +/-170 $2,350 +/-135 $2,300 +/-189 
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    Average Annual Property Taxes by Community 
Median Annual Property Taxes in  
Surrounding Counties 

 
County 

 
Median Annual 
Property Taxes 

 Chemung County $2,798 

Yates County $2,785 

Schuyler County $2,775 

Steuben County $2,703 

Allegany County $2,420 

Tioga County $3,069 

Source: American Community Survey. Table B25103.  
2018: ACS 5-Year Estimates Detailed Tables 

 

 
 

Capacity to Purchase A House 

 

Credit Rating and Debt Service 
The population in Steuben County with a subprime credit rating in 2019 was 22%, down from a high of 
32% in 2008. 12 
 

Equifax Subprime Credit Population in Steuben County  

The situation is particularly dire for low-
income renter households.  For example: 

✓ Nearly 26% of all households with an 
annual income of less than $20,000 are spending 
more than 30% on rent.    

✓ Only 13% of households with income 
between $20,000 and $35,000 are spending more 
than 30% on rent. 

✓ Only 2% of those households with an 
income of $35,000 - $50,000 exceed the 30% 
threshold. 
 
 
 

Source:  Federal Reserve Bank of New York.  Equifax Subprime Credit Population in Steuben County. April 2020 

 
The household debt service payments as a percent of disposable personal income dropped from a high of 
13.2% in 2007 to 9.7% in 2019.  This is the lowest percentage of debt service in more than 40 years. 

 
12 Equifax as reported by FRED. April 2020.  Equifax Subprime Credit Population for 4th Quarter 2019. 

Community Median Monthly Housing Cost 

Addison $2,551 

Bath $2,992 

Corning $2,599 

Erwin/Painted Post $5,409 

Hammondsport $2,966 

Hornell $2,049 

N. Hornell/Arkport $2,862 

Prattsburgh $2,646 

Riverside $3,583 

Wayland $3,173 

http://fred.stlouisfed.org/graph/?g=qKfY
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Household Income Buying Power 
The median household income in Steuben County has continued to increase at a steady rate from $45,321 
in 2010 to $54,802 in 2019.13   When viewed at the local level, the highest median annual income levels – 
higher than the County as a whole – occur in just three municipalities – the Town of Erwin/Village of 
Painted Post ($69,555), Village of Hammondsport ($55,104) and Village of Riverside ($58,164). The lowest 
median income level occurs in the Bath area at $32,253).    
 

Impact of Annual Wages on Buying Power  
Below is a projection of household buying power in terms of capacity to purchase of a single-family house.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
13 American Community Survey 5-Year Estimates, 2011-2015. S1903 Median Income in The Past 12 Months (IN 2015 Inflation-Adjusted Dollars). 

Job Category Median Annual 
Salary 

Projected Median 
Household Income for 
Workers Age 25 – 45 

Capacity to Purchase a 
House:  Ideal Price 

Point Range 

Administrative support $40,000 $55,000 
$125,000 - $175,000 

Business and financial operations $49,500 $85,300 $175,000 - $225,000 

Clerical $31,200 $68,750 $150,000 – $200,000 

CNA $28,750 $43,850 $90,000 – $125,000 

Construction $42,930 $58,000 $125,000 – $175,000 

Engineer $85,260 $130,000 $350,000 – $450,000 

Engineering support $49,610 $71,000 $150,000 - $200,000 

Grounds & maintenance $34,500 $49,000 $95,000 – $125,000 

Lift drivers $24,500 $45,000 $90,000 - $120,000 

IT $65,000 $80,000 $175,000 - $220,000 

Management $75,000 $90,000 $200,000 – $250,000 

Mfg. installation & maintenance $35,700 $49,000 $95,000 – $125,000 

Nurse $66,780 $90,000 $200,000 – $250,000 

Quality $46,800 $64,000 $125,000 - $175,000 

Retail $22,000 $35,000 $75,000 - $110,000 

Semi-skilled production workers $34,650 $48,000 $90,000 – $125,000 

Scientist $76,920 $135,000 $350,000 – $450,000 

Skilled production workers $45,760 $68,500 $150,000 – $175,000 

Supervisors $45,000 $67,500 $150,000 – $175,000 

Technical and professional sales $64,960 $90,000 $200,000 – $250,000 

Transportation/material handler $45,220 $58,200 $125,000 – $175,000 

Warehouse $35,000 $46,000 $85,000 - $115,000 
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Capacity to Pay Rent 

 

Impact of Annual Wages on Monthly Rental Payments by Persons in the Workforce  
Below is a projection of household buying power of typical working families in terms of monthly rent.  
 

Job Category Median Annual 
Salary 

Projected Median 
Household Income for 
Workers Age 25 – 45 

Maximum Monthly 
Rent 

Administrative support $40,000 $55,000 $1,075 - $1,375 

Business and financial operations $49,500 $85,300 $1,600 - $1,950 

Clerical $31,200 $68,750 $1,400 - $1,700 

CNA $28,750 $43,850 $775-$1,050 

Construction $42,930 $58,000 $850 - $1,150 

Engineer $85,260 $130,000 $1,500 – 2,200 

Engineering support $49,610 $71,000 $1,400 - $1,750 

Grounds & maintenance $34,500 $49,000 $825 - $1,025 

Lift drivers $24,500 $45,000 $750 - $1,125 

IT $65,000 $90,000 $1,400 - $1,750 

Management $75,000 $90,000 $1,950 - $2,250 

Mfg. installation & maintenance $35,700 $49,000 $800 - $1,025 

Nurse $66,780 $90,000 $1,400 - $1,750 

Quality $46,800 $64,000 $1,350 - $1,625 

Retail $22,000 $35,000 $625 - $775 

Scientist $86,920 $135,000 $1,500 – 2,200 

Semi-skilled production workers $34,650 $48,000 $820 - $1,000 

Skilled production workers $45,760 $68,500 $1,400 - $1,700 

Supervisors $45,000 $67,500 $1,350 - $1,675 

Technical and professional sales $64,960 $90,000 $1,950 - $2,250 

Transportation/material handler $45,220 $58,200 $1,250 - $1,450 

Warehouse $35,000 $46,000 $800 - $950 
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Section 3.  Trends and Dynamics in the Single-family Housing Markets 
 

 
 
Efforts to revitalize single-family housing in several community neighborhoods already is underway, 
however the number of housing units throughout Steuben County needs substantially increase to have a 
meaningful and quantitative impact on the housing market.  Below are examples of houses in a village 
neighborhood. 
 

                 
           Evidence of Recent Rehabilitation               Renovations Initiated                       House in Need of Rehabilitation 

 
CONCERNING TRENDS 
 

▪ The entire housing stock throughout the Southern Tier is dated, leading to an assumption that 
a portion of the stock is suffering from deferred maintenance and outdated construction 
materials such as inadequate wiring, use of lead based paint, asbestos, roofing materials, poor 
insulation and weatherization.   
 

▪ Much of the housing stock also is lacking in upgrades that meet the expectations of today’s 
consumers, as well as amenities important to changing lifestyles such as handicapped 
accessibility.   

 

▪ The oldest housing stock is in the City of Corning and City of Hornell.  In the City of Corning, 
more than one-half of the houses were built more than 80 years ago.  And in Hornell more 
than 60% were built more than 80 years ago.    

 
▪ The median home value among owner-occupied units in Steuben County is $98,200, which is 

among the lowest as compared to New York State and to surrounding counties such as 
Schuyler at $121,300, Chemung County at $106,500 and Yates County at $128,800. 
 

▪ Realtors and financial institutions report a shortage of housing in all price points, leading to a 
competitive environment with multiple offer situations.   
 

▪ The limited housing stock is attributed to the unusual length of time that homeowners remain 
in their homes, together with limited options for “move-up families” resulting in a slow growth 
housing market.   
 

▪ New construction activity in the county, particularly in the Town of Erwin, peaked in 2000 but 
has been on the decline since then.  In fact, there is a shortage of experienced residential home 
builders, with only seven active builders in the I86 Innovation Corridor.   
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New York State and Regional Markets 

 

Housing Stock 
Within the Southern Tier Region, Steuben County has the second largest amount of housing stock 
following Broome County. The data also shows growth of new housing units in the Southern Tier Region 
grew by 42.5% between 1970 and 2018.   Comparatively, Steuben County’s growth rate was higher at 44%. 
 

Area 1970 1980 1990 2000 2010 2018 Percent Increase  
Southern Tier Region 218,620 257,371 281,867 294,752 307,071 311,594 42.5%  

Broome  73,371 81,982 87,969 88,817 90,563 90,830 23.8%  

Chemung  33,051 36,706 37,290 37,745 38,369 38,797 17.4%  

Chenango  15,427 18,864 22,164 23,890 24,710 25,448 65.0%  

Delaware  17,734 22,746 27,361 28,952 31,222 31,565 78.0%  

Schuyler  6,270 7,560 8,472 9,181 9,455 9,736 55.3%  

Steuben  34,502 40,520 43,019 46,132 48,875 49,684 44.0%  

Tioga 14,161 17,987 20,254 21,410 22,203 22,486 58.8%  

Tompkins  24,104 31,006 35,338 38,625 41,674 43,048 89.7%  

Source: Prepared by New York State, Department of Economic Development State Data Center; U.S. Census Bureau: Profile of General 
Population and Housing Characteristics: 2018, 2018 Demographic Profile Data. 

 

Typical House Size  
 

 
Community 
 

 
No Bedrooms 

 
1 Bedroom 

 
2 Bedrooms 

 
3 Bedrooms 

 
4 Bedrooms 

 
5 Bedrooms 

Addison 0.8% 11.9% 24.3% 39.2% 18.3% 5.6% 

Arkport 2.6% 7.6% 22.1% 44.9% 17.3% 5.6% 

Village of Bath 1.9% 23.6% 36.2% 31% 6.5% 0.9% 

Corning 0.8% 17% 30% 34% 13% 4% 

Village of 
Hammondsport 

0.3% 12.3% 33.9% 37.1% 13.2% 3.2% 

City of Hornell 2.1% 22.1% 29.1% 32.4% 11.9% 2.5% 

Greater Hornell Area 1.0% 8.1% 29.6% 43.2% 14.1% 4.1% 

Riverside 0% 3% 28% 49% 14% 5% 

Erwin/Painted Post 0.3% 19% 18% 38% 17% 8% 

Prattsburgh 2.5% 17.7% 34.1% 31.2% 10.6% 4.0% 

Wayland 1.0% 10.5% 25.9% 40.7% 16.5% 5.5% 
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Age of Housing Stock 
The entire housing stock throughout the Southern Tier is dated, leading to an assumption that a portion of 
the stock is suffering from deferred maintenance and outdated construction materials such as inadequate 
wiring, use of lead based paint, asbestos, roofing materials, poor insulation and weatherization.  Much of 
the housing stock also is lacking in upgrades that meet the expectations of today’s consumers, as well as 
amenities important to changing lifestyles such as handicapped accessibility.   
 
 
 
Source:  Regional Economic 
Development Council of the Southern 
Tier. 2017 Progress Report. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

Year Built  
Percentage of 
Housing Stock 

1939 or Earlier 35% 

1940 – 1949 6% 

1950 – 1959 8% 

1960 – 1969 8% 

1970 – 1979 12% 

 1980 – 1989 11% 

1990 – 1999 10% 

2000 – 2009 8% 

2010 – 2013 2% 

2014 – Present 1% 

0 10 20 30 40 50 60 70 80

NYS

Tompkins

Tioga

Steuben

Schuyler

Delaware

Chenango

Chemung

Broome

Year Residential Structure Built

1940 to present 1939 or earlier
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Age of the Housing Stock by Community 

 

Note the oldest housing stock is in the City of Corning and City of Hornell.  In the City of Corning, more 
than one-half of the houses were built more than 80 years ago.  And in Hornell more than 60% were built 
more than 80 years ago.    
 

Steuben County Housing Markets 

 
Trends in Home Ownership 
The rate of homeownership in Steuben County was at its peak in 2009 at 76.7%.  The trend gradually 
declined to 72% by 2015 but regained momentum ending at 74.5% by the end of 2019.14 

Rate of Homeownership in Steuben County Communities 

 Source:  Federal Reserve Bank of New York.  April 2020 

 
14 Realty.com. December 2019. 

  Community 

 
Year 
Built  
 

 

Addison 

 

Bath 

 

Corning 

 

Erwin/ 

Painted 
Post 

 

Hammondsport 

 

Hornell 

 

N. Hornell/ 

Arkport 

 

Prattsburgh 

 

Riverside 

 

Wayland 

 

1939 or 
Earlier 

 

47.9% 

 

27.8% 

 

54.2% 

 

16.7% 

 

40.3% 

 

63.2% 

 

24.6% 

 

27.1% 

 

25.6% 

 

39.6% 

 

1940 – 
1969 

 

20.4% 

 

19.6% 

 

27.2% 

 

28.4% 

 

19.7% 

 

22.1% 

 

28.2% 

 

10.2% 

 

38.9% 

 

15.4% 

 

1970 – 
1999 

 

26.2% 

 

 

42.6% 

 

16.6% 

 

42.2% 

 

28.1% 

 

9.7% 

 

38.4% 

 

52.4% 

 

25.3% 

 

38.3% 

 

2000 or 
Newer 

 

5.6% 

 

10% 

 

2% 

 

12.6% 

 

11.9% 

 

4.9% 

 

8.8% 

 

10.4% 

 

10.2% 

 

6.8% 

COMMUNITY 
RATE OF HOME 

OWNERSHIP 

Addison 75.9% 

Bath 49.6% 

Corning 56.9% 

Erwin/Painted Post 66.6% 

Hammondsport 70.9% 

Hornell 46.8% 

N. Hornell/Akrport 70.9% 

Prattsburgh 84.5% 

Riverside 79.7% 

Wayland 75.3% 

http://fred.stlouisfed.org/graph/?g=qKij
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Comparison to Rate of Homeownership in US, NYS and Surrounding Counties 

COUNTY RATE OF HOME 

OWNERSHIP 

New York State 54% 

USA 64% 

Chemung County 68% 

Steuben County 72% 

Tioga County 74% 

Allegany County 75% 

Schuyler County 78% 

Yates County 79% 

  

Rate of Home Ownership VS Renters by Community 

  

 

 

Source:  2014-2018 American 
Community Survey 

 
 
 
 
 
 
 
 

The highest homeowner occupancy rates occur in the Town of Prattsburgh (84.5%), Villages of Riverside 
(79.7%), Addison (75.5%) and Wayland (75.3%).  
 
However, there is a high level of renters in the City of Hornell, Village of Bath and City of Corning. 
 

    Community     Owners       Renters Seasonal 

Renters 

Addison 75.9% 24.4% 5.0% 

Arkport 70.9% 29.2% 2.4% 

Bath 49.6% 50.4% 0% 

Corning 56.9% 43.1% 0% 

Hammondsport 70.9% 29.1% 28.2% 

Hornell 46.8% 53.2% 0% 

Painted Post 66.6% 33.4% 0% 

Prattsburgh 84.5% 15.5% 35% 

Riverside 79.7% 20.4% 1.2% 

Wayland 75.3% 24.8% 7.5% 
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Single-family Home Values and Appreciation Rates 

Home Values in Steuben County and Target Communities 

The median home value among owner-
occupied units is $98,200, with 85% being 
under $200,000. 

 

 
 
 
 
 

 

 

 

 Median 
Home Value 

Addison Bath Erwin/Painted 
Post 

Hammondsport Hornell N. 
Hornell/
Arkport 

Prattsburgh Riverside Wayland 

$1,150,000 + 0% 0% 2.1% 0% 0% 0.2% 2% 0.2% 0% 

$870,500 - 
$1,149,000 

0% 0% 1.1% 0.7% 0% 0.5% 0.7% 0.3% 0% 

$580,000 – 
$869,000 

1.9% 0% 2.7% 0.6% 0% 0% 1.2% 1.1% 1% 

$465,000 - 
$579,000 

0% 0% 2.4% 3.7% 0% 1% 1.8% 4.2% 3% 

$350,000 - 
$464,000 

0.5% 0% 7.2% 5.7% 0% 0.2% 3% 2.5% .8% 

$230,000 - 
$463,000 

4.2% 5.6% 19.4% 15.3% 6.1% 13.2% 9.8% 9.6% 2.3% 

$229,000 –
$116,000 

26.6% 37.7% 37.4% 42.4% 6.6% 34% 29.3% 30.6% 37.7% 

$115,000 - 
$55,000 

51.4% 39.4% 18.7% 22.2% 61.9% 33.3% 34.2% 40.6% 42.9% 

 $55,000 15.4% 17.5% 8.9% 9.4% 15.4% 7.9% 18% 11% 13.3% 

15%

36%
33%

10%

3%
1% 1% 1%

0%

5%

10%

15%

20%

25%

30%

35%

40%

Less than
$50,000

$50,000 -
$99,999

$100,000 -
$199,999

$200,000 –
299,999

$300,000 -
$399,999

$400,000 -
$499,999

$500,000 -
$750,000

$750,000 +

Home Values in Steuben County
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Home Values as Compared to Surrounding Counties 

The median home value among owner-occupied units in Steuben County is $98,200, which is among the 
lowest as compared to New York State and surrounding counties.  The median home value as a percent of 
a median workers earnings is 221%, which is the 6th ranked among counties in the area. 

 County  Median Home Value 

New York State $302,200 

USA $204,900 

Tioga County $138,700 

Yates County $128,800 

 Schuyler County $121,300 

 Chemung County $106,500 

 Steuben County $98,200 

 Allegany County $73,900 

 
Steuben County has a higher number of properties valued between $40,000 - $175,000 than the balance of 
New York State.  This is due to a wide range of factors including age of the housing stock and lack of 
investment to upgrade that stock. 
 
 

        
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

 

Steuben County 

New York State 
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Home Value and Appreciation Trends Among Steuben County Communities 

Home values appreciated an average of 5.69% throughout Steuben County during the 12 months before 
the COVID-19 pandemic (August 2019 – August 2020). 

  Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-19) 

Addison $89,185 +15.11% +4.29% 

Bath $103,467 +14.87% +4.31% 

Corning $129,900 +10.8% +1.6% 

Erwin/Painted Post $187,614 +10.76% +6.67% 

Hammondsport $141,818 +19.62% +7.62% 

Hornell $88,215 +17.63% +5.0% 

N. Hornell/Arkport $110,146 +12.21% +5.85% 

Prattsburgh $111,988 +20.63% +4.4% 

Riverside $127,573 +6.97% +4.57% 

Wayland $110,682 +17.5% +7.7% 

 
 

Steuben County Trend in Housing Price Index  
 

    
   Source:  U.S. Federal Housing Finance Agency.  April 2020. 

 
 
 
 
 

http://fred.stlouisfed.org/graph/?g=qKiC
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Trends in US Home Buyer Profile 
 
The National Association of Realtors prepared the 2019 PROFILE OF HOME BUYERS AND 
SELLERS, which reveals the following trends among US home buyers. 
 

• In 2019 first-time buyers made up 33% of all home buyers.  The typical buyer was 47 years old, 
and the median household income for 2018 rose again in 2019 to $93,200.  

• 61% were married couples, 17% were single females, 9% were single males, and 9% were 
unmarried couples. 

• 12% of home buyers purchased a multigenerational home, to take care of aging parents, because of 
children over the age of 18 moving back home, and for cost-savings.  

• 91% of recent home buyers identified as heterosexual, three percent as gay or lesbian, one percent 
as bisexual, and five percent preferred not to answer. 

• 20% of recent home buyers were veterans and 3% were active-duty service members.  

• At 29, the primary reason for purchasing a home was the desire to own a home of their own.  

• Buyers of new homes made up 13% and buyers of previously owned homes made up 87%.  

• Most recent buyers who purchased new homes were looking to avoid renovations and problems 
with plumbing or electricity at 39%.  

• Buyers who purchased previously owned homes were most often considering a better overall value 
at 33%.  

• Detached single-family homes continued to be the most common home type for recent buyers at 
83%, followed by 6% of buyers choosing townhomes or row houses. 

• Senior-related housing dipped slightly this year to 12%, with 20% of buyers typically purchasing 
condos and 9% purchasing a townhouse or row house.  

• There was a median of only 15 miles between the homes that recent buyers purchased and the 
homes they moved from.  

• Home prices increased slightly this year to a median of $257,000 among all buyers.  

• Buyers typically purchased their homes for 98% of the asking price. 

• The typical home that was recently purchased was 1,850 square feet, had three bedrooms and two 
bathrooms, and was built in 1990.  

• Heating and cooling costs were the most important environmental features for recent home 
buyers, with 85% finding these features at least somewhat important.  

• Overall, buyers expected to live in their homes for a median of 15 years, while 20% said they were 
never moving. 

 

Trends in Steuben County Sales Activity 
 
The Steuben County market saw an increase in sales during the first half of 2020, with the majority being 
among both those “moving up” in size, quality and price of home to the $225,000 – $250,000 range, as 
well as first-time home buyers ages 28-38 buying houses at the $120,000 - $180,000 price range.  In 
addition, the median sales price was up 14% at $143,000.  That said, current sales activity is being directly 
impacted by the lack of inventory available for buyers.  The number of new listings in Steuben County is 
down 14% compared to 2016, and the inventory of houses for sale is down nearly 25%.15   
 

 

 
15 New York State Association of REALTORS.  Activity Report.  August 2020. 
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Steuben County Residential Sales 
December 2019 – August 2020   

 

Community Number of 
Sales 

Average Sold 
Price 

Average 
DOM 

Active 
Listings 

Addison 44 112,378 99 22 

Arkport 1 221,000 8 2 

Bath 44 112,378 99 32 

Corning 131 161,419 61 92 

Erwin/Painted Post 64 210,494 86 46 

Hammondsport 15 243,960 150 18 

Hornell 7 72,386 72 4 

Prattsburgh 13 92,885 60 3 

Wayland 0 0 0 0 

 
   Source:  New York State Association of REALTORS.  Activity Report.  August 30, 2020 
 
 

Units Sold by Price:  Average Sold Price 
 
   Source:  New York State Association of REALTORS.  Activity 
Report.  August 30, 2020 

 
 
 
 
 

   Listing Price Point           % of Listings 

 
 

The Steuben County inventory indicates the majority of listings are in 
the $50,000 - $200,000 price range, more than 50% of the houses for 
sale are within this price point.  Only 15% of single-family houses for 
sale, are priced at $200,000 or more.   
 
 

Comparison to Statewide Trends 
Steuben County’s brisk home selling in 2020 mirrored the statewide trends of healthy buyer demand 
coupled with a constrained inventory of houses for sale.  
 
New listings across New York State rose 17% to 23,637 units versus 20,210 homes in July 2019.  Pending 
sales increased from 13,343 units to 18,679 homes in July 2020 representing a 40% increase in year over 
year comparisons. Year to date though, pending sales were still down 7.6% from 2019. 
 
Inventory throughout the state continued to hinder sales with the number of houses on the market 
dropping 21% from 67,168 units in July 2019 to 52,879 homes in July 2020.  The month’s supply of 
homes shrank 15.8%, from 5.7 months to 4.8 months compared to the same time in 2019.   A 6-6.5-
month supply is considered to be a balanced market. 
 
Closed sales dropped 26.5% from 13,212 units in July 2019 to 9,710 homes in July 2020. The statewide 
median sales price of $300,000 in July represented an increase of 3.4% compared to July 2019 at $290,000. 
 

$50,000-100,000 36% 

$100,000-200,000 33% 

$200,000-300,000 10% 

$300,000-400,000 3% 

$400,000-500,000 1% 

$500,000  1% 
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The primary factor in increased activity was the low mortgage rates.  The rate on a 30-year fixed rate 
mortgage in July 2020 fell to 3.03%, according to Freddie Mac. This was the lowest monthly average 
commitment rate on a 30-year fixed-rate mortgage since Freddie Mac began tracking in 1971. 
 

Gaps in the Steuben County Single-family Housing Inventory 
Realtors and financial institutions report a shortage of housing in all price points, leading to a competitive 
environment with multiple offer situations.  The number of listing listed in the table below demonstrates 
the lack of inventory in all price points. 
 
This limited housing stock is attributed to the unusual length of time that homeowners remain in their 
homes, together with limited options for “move-up families” resulting in a slow growth housing market.  
Another contributing factor is that Steuben County residents consider the quality of life and cost of living 
in the County as good or very good and tend to remain in their homes or purchase near family.   
 
The vibrancy of the housing market county-wide has been stifled by the old the housing stock throughout 
the County and the high cost to revitalize it.  This is particularly an issue in the villages where the housing 
stock is particularly old, the homes are large and require a significant investment to upgrade them.    
 
There are other factors influencing the slow rate of turn-over in the housing market such as the low rate of 
foreclosures. This issue of inventory also is compounded by the large number of seniors remaining in their 
homes but do not have the financial resources to maintain the basics such as roof and energy efficient 
windows or to make significant upgrades to kitchens and bathrooms.  There also is an increasing number 
of houses being purchased and converted to rentals, which is having an impact on the inventory available 
to first-time home buyers.   
 

Effect of School Quality on Home Buyer Behavior 
Many of today’s buyers are seeking move-in houses that are smaller, require less maintenance and offer a 
neighborhood environment with well-maintained houses and quality schools.  The most desirable 
residential areas are in the Corning-Painted Post School District.   
 
The effect of school quality on the behavior of home buyers has been documented. As an example, the 
National Association of Realtors suggests, of all the local neighborhood amenities that can influence a 
buyer's decision to purchase a home, proximity to good quality schools is one of the most influential. 
According to the National Association of Realtors 2019 Profile of Home Buyers and Sellers,  “53% of 
home buyers listed school quality and 50% listed proximity to schools as deciding factors in their home 
purchase.”16  The map that follows locates and ranks the school districts serving Steuben County residents, 
and was published by Zillow.com for purposes of comparison and evaluation of school districts prior to a 
home purchase. The source data is derived from the databases of GreatSchools, a non-profit organization 
that provides information on K-12 schools, including ratings, information on school resources and student 
outcomes, and reviews, to aid parents in school selection and improvement.17  
 

 
16 National Association of Realtors, https://www.nar.realtor/sites/default/files/documents/2019-moving-with-kids-08-12-

2019.pdf Accessed 08-2019. 
17 Great Schools, https://www.greatschools.org/gk/about/, Accessed 11-2017.  

https://www.nar.realtor/sites/default/files/documents/2019-moving-with-kids-08-12-2019.pdf
https://www.nar.realtor/sites/default/files/documents/2019-moving-with-kids-08-12-2019.pdf
https://www.greatschools.org/gk/about/
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GreatSchools ratings follow a 1-10 scale, where 10 is the highest and 1 is the lowest. Ratings at the lower end of the 
scale (1-3) signal that the school is “below average,” 4-7 indicate “average,” and 8-10 are “above average.” 
 
Avoca   SD – 5, Average 
Addison SD - 5, Average 
Campbell-Savona Elementary – 7, Above Average 
Campbell - Savona Junior and Senior High - 6, Above Average 
Corning Elementary Schools - 6, Above Average 
Erwin Valley Elementary - 5, Average 
Hammondsport SD - 6, Above Average 
Prattsburgh SD – 6, Above Average 
 
“The GreatSchools Summary Rating appears at the top of a school’s profile and provides an overall snapshot of 
school quality based on how well a school prepares all its students for postsecondary success—be it college or 
career.  
 
The Summary Rating calculation is based on five of the school’s themed ratings (the Test Score Rating, Student or 
Academic Progress Rating, College Readiness Rating, Equity Rating and Advanced Courses Rating) and flags for 
discipline and attendance disparities at a school.” 
 
Source: GreatSchools. https://www.greatschools.org/gk/summary-rating/.  Accessed 05-2020 
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Revitalization of Existing Housing Stock 
Efforts are underway to address the need for revitalization of the existing housing stock in the City of 
Corning and throughout Steuben County.    
 
In the City of Corning, the Corning Housing Partnership (CHP) was formed in 2016 to undertake targeted 
neighborhood housing renovations.  Property owners are offered an incentive package with a maximum 
grant of $25,000 to represent no more than 50% of the total project cost.   The objective is to stimulate 
investment and ownership, as well as create momentum for total neighborhood revitalization. 
 
Since the inception of CHP, the program has had more than $2.1 million impact on neighborhood 
revitalization in four target areas within the City.  CHP has contributed $619,915 in grants to assist with 
the rehabilitation of 22 properties.  In addition to the grants, CHP was successful in assisting qualified 
property owners secure an additional $54,929 in federal and state funding for rehabilitation purposes.   
Property owners have invested a total of $1,431,897 as a match, including acquisition in some cases.  Of 
the completed properties, 12 were owner occupied properties, 8 were multifamily properties, and 2 
properties were demolished. At the time of this report there were 7 properties under renovation.  Below 
are examples of dramatic before and after photos. 

 

The Steuben County Land Bank Corporation is a nonprofit 
entity established in 2017, also has been engaged in efforts to 
reclaim and rehabilitate properties.  The Land Bank is a 
nonprofit corporation, operating under NYS authority, to assist 
communities in addressing the issues of blight caused by 
vacant, abandoned, condemned, and foreclosed properties.  

The SCLBC endeavors to “reverse the trend of declining 
property values and further deterioration of the County’s 
housing and commercial stock by stabilizing neighborhoods, 
encouraging private investment and improving the quality of 
life for Steuben County residents.” 

The Land Bank has limited financial assets and currently its 
portfolio contains five properties.  It has a New York State 
Enterprise Grant that will end in June 2021 and relies primarily 
on revenue generated from the sale of acquired and/or 
renovated properties to continue its mission.  The Land Bank 
currently does not receive any cash contributions from the 
County or municipalities. 

Current Land Bank Properties 

City of Hornell: 148 Terry St.   Single-family house 
purchased for $8,574.00 and subsequently rehabilitated.  
Currently for sale. 

City of Corning:  278 Chestnut St.  Single-family house 

purchased for $4,762.14 and slated for rehabilitation.   

Town of Pulteney:  9187 County Route 74.   Single-
family house purchased for $4,500.00 and slated for 

rehabilitation. 

Town of Hornellville:  1480 Chestnut St.   Single-family 
house purchased for $12,000.00 and slated for 
rehabilitation. 

Village of Addison:  24 Baldwin Ave.   Single-family 

house purchased for $1.00 has been demolished. 

Village and Town of Bath: 137 E. Washington Street. 
Prime Building Lot will be sold to Habitat for 

Humanity. 

Town of Bath: 7162 State Route 54. Single-family 
house to be purchased in late October 2020 is slated 
for rehabilitation.  
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The majority of the properties acquired by the Land Bank are typically selected 
from the delinquent real property tax auction and intended for either 
renovation or demolition. For example, a renovated 1,824 square foot single-
family house at 148 Terry Street in Hornell was on the market with an asking 
price of $84,900.  Originally built in 1900, the property was selected by SCLBC 
in November 2019 for rehab after assessments by project manager Arbor 
Development showed the property could be restored and sold at a reasonable 
price. Renovations included a new porch roof, new flooring, walls, kitchen, half 

bath and windows, lighting, and smoke detectors. Other improvements included updates to the home’s full 
bath and electrical systems.  

 

Development Lots and New Single-family Construction 
 
New Construction Activity 
 

New Private Housing Structure Authorized by Building Permits in Steuben County 

 
Source:  U.S. Census Bureau and Federal Reserve 
Bank of New York.  April 2020. 

 
 
 
 
 
 
 
 
 
 
 

 

New construction activity in the county, particularly in the Town of Erwin, peaked in 2000 but has been 
on the decline since then.  In fact, there is a shortage of experienced residential home builders, with only 
seven active builders in the I86 Innovation Corridor.   
 

There are scattered buildable lots where limited custom construction 
activity is underway, with prices ranging from $450,000 - $1,000,000.  
Local independent contractors are building one to two single-family 
projects at any given a time.  Most typically, these new constructions 
typically are on .25 - .45 acre lots and range from approximately 2,000 – 
2,600 square feet with price ranges of $450,000 – $500,000.  Construction 
time is typically 6-12 months. 

 
There are two existing subdivisions in the Town of Erwin where new construction is taking place on 
remaining lots including Aurene and Woodland Park.   For example, in Aurene, a 2,077 sq. ft, 4-bed, 2.5-
bath house was started in December 2019 and completed the end of September 2020.  A custom built 4-
bed, 3-bath house with 2,680 square feet on lot in Woodland Park would cost approximately $500,000.   

http://fred.stlouisfed.org/graph/?g=qKhe
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The only new subdivision is the Woodcrest 
Subdivision in the Town of Erwin. The 
developer has secured concept approval to 
support 30 building lots; with only four lots 
currently approved by the Town for Phase 1 
of the project and pending completion of 
infrastructure.  This subdivision has the 
potential to accommodate new construction of 3-bed, 2-bath houses of approximated 1,800 – 2,100 square 
feet at the $325,000 - $375,000 price point.   

 
In the City of Corning’s north side, Reidman Homes 
demolished the former Blodget School site and has begun 
construction of up to 25 single family houses of 
approximately 1,375 – 1,750 square feet at a price point in 
the $287,000 - $325,000 range.  It is a “condominium 
community” named Northside Place.  The condominium 
feature provides the buyer with an estimated 40% property 
tax savings.  Sales have just begun, and it is too soon to 

determine whether the condominium real estate structure and location will appeal to the buyers. 
 
The other remaining sites with the land, infrastructure, and approvals to accommodate a large 
developments are in the Town of Erwin; specifically, the DeMarco 80-lot site and Steve Coots’ project that 
has completed the infrastructure to support 100 building lots.  
 
This low volume of new construction, combined with demand, is expected to absorb the existing 
inventory of buildable lots by mid-2023. 
 

 
 
 

 

 

 
 

 

 

 

 

 

The repercussions of America’s great COVID migration has the potential to re-shuffle the 
essential demographic and economic balance of America for the next generation.  Dozens 
of cities and counties that were once considered too small, too southern, too hot, too flat, 
or lacking in amenities, culture, or sophistication are now finding themselves being 
swooned to the top of the real estate desirability lists as Americans seek warmer, healthier, 
less dense, better educated, and more mobile places to live that offer closer access 
to the outdoors, better hospitals, and more open space with no clear end to the 
pandemic in sight. 
 
According to George Ratiu, Senior Economist at realtor.com: “In the wake of the 
lockdowns in March, Americans discovered that existing homes were not adequate for the 
new work, teach, exercise, cook and live at home reality. Based on realtor.com surveys of 
consumers, we learned that home shoppers are looking for more space, quieter 
neighborhoods, home offices, newer kitchens and access to the outdoors, traits 
which have revived a strong interest in the suburbs and smaller metro areas.” 
 

Source:  COVID-19 Has Changed The Housing Market Forever. Here’s Where Americans Are Moving (And Why).   By 

Peter Lane Taylor, Contributor.  ForbesLife.  October 11, 2020.   

http://realtor.com/
https://www.forbes.com/sites/petertaylor/
https://www.forbes.com/forbeslife
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Section 4.  Trends and Dynamics in the Market Rate Rental Markets 

 

 

 
CONCERNING TRENDS 

 

▪ The communities with the highest year-round vacancy rates in Steuben County include 
Hornell at 16.4%, Addison at 10.6% and Arkport and Corning at 9.3%. 

 

▪ The demand for market rate and “high-end” apartments in Steuben County, particularly in 
the Greater Corning and Hornell areas, mirrors the demand on a national basis.  
 

▪ The monthly rental rates in both the Cities of Corning and Hornell in Steuben County is not 
increasing at prior year rates, which also is a reflection of a national trend where asking rents 
have fallen following back-to-back years of more than 2% growth. 
 

▪ The lack of market-rate housing inventory is an issue for area employers contending with 
recruitment and relocation healthcare, manufacturing, engineering, IT and R&D.    
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Trends in Occupancy Rates 

 
The rate of renter-occupied housing units (as a percentage of all occupied units) is 28.2%, representing 
11,342 housing units. 
 

Municipality Housing Units 

Owner-
Occupied  Renter-Occupied  

Estimate % Total Estimate % Total 

Village of Addison 658 482 73.3% 176 26.7% 

Village of Arkport 361 262 72.6% 99 27.4% 

Village of Bath 2728 1333 48.9% 1395 51.1% 

City of Corning 5069 2589 51.1% 2480 48.9% 

Village of Hammondsport 269 162 60.2% 107 39.8% 

City of Hornell 3358 1742 51.9% 1616 48.1% 

Village of Painted Post (Erwin) 483 483 61.3% 305 38.7% 

Prattsburgh 304 241 79.3% 63 20.7% 

Village of Wayland 757 539 71.2 218 28.8% 

Source American Community 2018: ACS -5 Years Subject Tables Financial Characteristics 
 

Comparison to Renters in Neighboring Counties 
 

 
 
Vacancy Rates 
The rate of rental vacancies county-wide is 5.5%, or 670 units, 
as compared to the US at 6%. 
 
The rate of homeowner vacancies is 1.4% as compared to 
1.7% on a national level.  This represents 422 units in Steuben 
County. 
 

 
 

Schuyler
14%

Yates
14%

Tioga
17%Allegany

16%

Chemung
18%

Steuben
21%

Community Vacant Year-round 

Addison 10.6% 

Arkport 9.3% 

Bath 7.5% 

Corning 9.3% 

Hammondsport 8.6% 

Hornell 16.4% 

Painted Post 4.9% 

Prattsburgh 6.6% 

Riverside 5.6% 

Wayland 9.0% 
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Demand Trends 

 
National Trends in Market Rate Apartments 
Weakness in the multifamily market during the COVID-19 pandemic continue to be driven by basic 
supply-and-demand fundamentals and location. Primarily apartments in downtown locations, which 
already faced significant headwinds from new supply, appear to be bearing the brunt of the pandemic 
impact.  The impact of weak demand resulting renter preferences for lower cost, lower density areas was 
felt most severely by downtown properties.   Workers who had been confined to their home with limited 
outside entertainment began to evaluate the value of their small unit in the cities and dense urban settings.  
 
Higher-density areas have been problematic as social distancing becomes more difficult, encouraging 
renters to consider larger apartments. Across asset quality classes, prime urban areas, which house the 
densest populations, saw the largest drop in average occupancy. However, the change in occupied units 
across designations has consistently favored higher-quality space, which supports the idea that the high-
income renter pool has held up relatively well, while lower-income households continue to struggle. 
 
National Demand                                                        National Rent Growth 

 
 

Market Rate Rental Housing Market 
The demand for market rate and “high-end” apartments in Steuben County, particularly in the Greater 
Corning and Hornell areas, mirrors the demand on a national basis.   In addition, the monthly rental rates 
in both of these Steuben County cities is not increasing at prior year rates, which also is a reflection of a 
national trend where asking rents have fallen following back-to-back years of more than 2% growth. 
 
Cost of Rental Housing:  Steuben County VS New York State and USA 

 

 

 

 

 

 

 

Apartment Size 

(Bedrooms) 

Steuben County 
(Corning and 

Hornell Areas) 
New York 

State 
USA 

Studio $596 $1,189 $821 

1 Bedroom $616 $1,291 $930 

2 Bedrooms $731 $1,528 $1,148 

3 Bedrooms $983 $1,948 $1,537 

4 Bedrooms $1,105 $2,124 $1,791 
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Steuben County:  Availability, Demand, and Inventory 
 

Bath Area 

 
Numerous large homes in the Village of Bath have been converted to 2-4 apartment units that are  
not considered part of the market rate rental housing stock. 
 
Colonial Lawns and Manor Village are the only market rate apartments in the Bath area and they each have 
a 2-star rating. 
 
There is only one property in a converted historic building across from Pulteney square that has a  
3-5 star rating.  It is owned by Klugo Properties and contains two market rate units. 
 
There is an opportunity for development of additional upper story market rate apartments in mixed-use 
development projects in the Village of Bath’s historic district on Liberty Street.  This opportunity will be a 
featured as a recommendation in the Village’s new Economic Development Strategy.   
 
 
Market Rate Apartments  
in the Bath Area 
 
Colonial Lawns Apartments 
34 Colonial Lawns Street 
 
71 units of 2-star Garden Apartments.  Vacancy rate of 5.6%. 

Bedrooms Units Avg SF Asking Rent/Unit 

2 71 700 $545 

Totals 71 700 $545 

 
Manor Village Apartments 
611 Manor Village 
 
72 units of 2-star Garden Apartments built in 1976 and renovated in 1982.  Vacancy rate of 9%. 
 

Bedrooms Units Avg SF Asking Rent/Unit 

1 6 750 $570 

2 66 1,000 $655 

Totals 72 979 $648 
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Greater Corning Area (City of Corning, Villages of Riverside and Painted Post, Town of Erwin) 

 
Overall Trends and Forecasts for Vacancies:  2019 – 2024 
The asking rent in 2017 was $1,009 and subsequently rental 
rates had been growing at 6.2% year-over-year.  In 2019 there 
was a slight dip in asking rates back to 2017 levels, but by the 
end of 2020 the actual rent rate is expected to be at $1,031.  
Further, it is projected the average actual rent will be $1,057 by 
2022 and increase to $1,100 by 2024. 

 
Comparison of Rent Rates as of Q3 2020 
 
Rent Per Square Foot 
US  $1.52 
All Market Rate Properties in Corning Area:  $1.06 
3-5 Star Market Rate Properties in Corning Area:  $1.06 
 
Average Market Rate Per Bedroom in Greater Corning Area 
3-bedroom    $1,377             2-bedroom    $1,052 
1-bedroom    $889               Studio             $878 
 

    

 
 

 

DEMAND 
MARKET 
3-5 STAR 

MARKET 

12 Mo Absorption Units 89 89 

12 Mo Absorption % of Inv 8.6% 5.8% 

Median Household Income - $55.5 K 

Population Growth 5 Yrs - -1.6% 

Pop Growth 5 Yrs 20-29 - 0.3% 

Pop Growth 5 Yrs 30-39 - -1.9% 

Pop Growth 5 Yrs 40-54 - -7.2% 

Pop Growth 5 Yrs 55+ - 3.4% 

AVAILABILITY 
MARKET 
3-5 STAR 

MARKET 

Vacancy Rate 8.1% 7.9% 

Vacant Units 86 123 

Market Asking Rent/Unit $1,182 $1,051 

Market Effective Rent/Unit $1,166 $1,038 

Studio Asking Rent $878 $878 

1 Bedroom Asking Rent $991 $889 

2 Bedroom Asking Rent $1,185 $1,052 

3 Bedroom Asking Rent $1,596 $1,377 

INVENTORY 
MARKET 
3-5 STAR 

MARKET 

Inventory Units 1,071 1,565 

Existing Buildings 15 33 

Avg Units Per Bldg 71 47 

12 Mo Demolished Units 0 0 

12 Mo Occ % At Delivery 63.0% 63.0% 

Under Construction Units 0 0 

12 Mo Construction Starts Units 0 0 

12 Mo Delivered Units 117 117 

12 Mo Avg Delivered Units 88 88 

✓ In Q4 2019 the vacancy rate among all 

market rate properties was 5.5% as 

compared to the US at 6.4%; and only 

4.7% among 3-5 star properties. 

✓ In Q2 2020 the vacancy rate rose to 

8.7%, and 9.3% among 3-5 star 

properties, as compared to 6.8% 

among all properties across the US. 

✓ The projection for Q4 2020 is for a 

vacancy rate of 7.1%, and 6.9% in 3-5-

star properties, as compared to a 

projected rate of 7.4% in the US. 

✓ The projection for Q4 2021 is 6.8% in 

the greater Corning market as 

compared to 8.2% across the country. 

✓ Projection for Q4 2024 is 7.3% as 

compared to 6.8% in the US. 

There are currently 1,565 market rate apartments, of which 
1,071 are 3-5 star properties with a vacancy rate of 8%.  An 
additional 20 market rate apartments are under 
construction and will be on-line in late 2021.  This will 
address a portion of the gap in demand, leaving a 
remaining demand of 70 units. 
 
These apartments will be in large existing structures that 
were part of the elegant vintage housing stock locate in the 
City of Corning’s Southside on 2nd and 3rd Streets.  They 
are near Academy Place and will be part of the 3-5 Star 
luxury market-rate apartment inventory. 
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Comparison Table of 3-5 Start Market Rate Apartments in the Greater Corning Area 
 

Name Address Units 
Yr 

Built 
Avg 
SF 

Avg 
Rent Studio 1 bed 2-bd 3-bd 

Occup 
Rate Studio 1-bd 2-bd 3-bd 

Academy Place 11 W 3rd St 58 - 1,143 $1,841  $1,223  $1,318  $1,968  $2,466  86% 1 11 46 0 

The Hawkes 
Bldg 

75-79 W Market 
St 8 

1910/ 
1970 1,061 $1,801  $1,012  $1,661  $2,127  - 75% 0 4 4 0 

176 Denison 
176 Denison 
Pky E 96 2020 975 $1,549  $995  $1,267  $1,844  $2,100  63% 16 30 40 10 

Emerald Springs 
Apartments 12 Pondview 286 1991 1,013 $1,205  $735  $953  $1,260  $1,637  94% 16 103 111 46 

Apple Creek 
Townhomes 

265 Denison 
Pky E 60 1975 914 $1,080  - $998  $1,125  - 100% 0 21 39 0 

Mountainbrow 
Village 
Townhomes 137 Field St 57 1963 1,320 $850  - $715  $830  $863  95% 0 1 18 38 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 

 
Sample Inventory of Market Rate Apartments in Greater Corning Area 
 

Academy Place 
11 W. Third Street 
58 units in a 4-star mid-rise apartment complex in a 5-story renovated historic building.   

 

Bedrooms Units Avg SF Asking Rent/Unit 

Studio 1 800 $1,223 

1 11 885 $1,318 

2 46 1,212 $1,968 

3 - - $2,466 

Totals 58 1,143 $1,841 
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Apple Creek Townhomes 
265 Denison Parkway East 
3-star Townhome and Garden Style Apartments built in 1975.   

 

Bedrooms Units Avg SF 

1 21 650 

2 39 1,056 

Totals 60 914 

 
176 Denison  
176 Denison Parkway E.  
4-star mid-rise apartments newly constructed in 2020.    

 

Bedrooms Units Avg SF Asking Rent/Unit 

Studio 16 590 $995 

1 30 823 $1,267 

2 40 1,154 $1,844 

3 10 1,335 $2,100 

Totals 96 975 $1,549 

 
Colonial Square Apts 
110 Creekside Drive 
Painted Post 
4-star garden apartments built in 2012.   Primary market segment is seniors. 

 

Bedrooms Units Avg SF Asking Rent/Unit 

1 64 753 $980 

2 43 890 $1,159 

Totals 107 808 $1,052 

 
Croft Corning Apartments 
1 Emily Drive 
Corning 
Six buildings consisting of 40 market rate townhouses.   

  

Bedrooms Units Avg SF Asking Rent/Unit 

2 40 1,500 $985 

Totals 40 1,500 $985 
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Emerald Springs Apartments 
12 Pondview 
Painted Post 
286 units of 3-star garden apartments built in 1991.  6.3% vacancy rate. 

 

Bedrooms Units Avg SF Asking Rent/Unit 

Studio 16 372 $735 

1 103 797 $953 

2 111 1,068 $1,260 

3 46 1,422 $1,637 

4 10 1,770 $1,964 

Totals 286 1,013 $1,205 

 
Mountainbrow Village Townhomes 
137 Field Street 
21 buildings containing 57 townhouses built in 1963.  Rated as 2-star garden style units.  Currently for sale with an 
asking price of 4,200,000 ($73,684/Unit). 

Bedrooms Units Avg SF Asking Rent/Unit 

1 1 450 $715 

2 18 1,200 $830 

3 38 1,400 $863 

Totals 57 1,320 $850 

 

Quail Bay Apartment Homes 
133 W. Pulteney Street 
125 units of 2 Star Garden Apartments in 7 building.  Vacancy rate of 0.8%. 

 

Bedrooms Units Avg SF Asking Rent/Unit 

1 95 650 $620 

2 20 944 $796 

3 10 1,070 $924 

Totals 125 731 $673 
 

WoodsEdge Apartments 
2900 Woods Edge Drive 
Painted Post 
144 units of luxury 3-star Garden Apartment homes built in 2000.   Vacancy rate of 2.8%. 

 

Bedrooms Units Avg SF Asking Rent/Unit 

1 24 882 $1,199 

2 96 1,073 $1,223 

3 24 1,276 $1,699 

Totals 144 1,075 $1,307 
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Upper Story Housing in Corning’s Gaffer District 
There are more than 100 apartments in the upper stories in Corning’s Gaffer District.  Examples follow. 

 
The Hawkes Building 
75-79 W. Market Street 
Hawkes building contains 8 apartments in the upper stories of an historic building in Corning’s Gaffer District. 

 

Bedrooms Units Avg SF Asking Rent/Unit 

Studio - - $1,012 

1 4 827 $1,661 

2 4 1,296 $2,127 

Totals 8 1,061 $1,801 

 
 
Greater Hornell Area  

 

 

 
 
 
 
 
 

AVAILABILITY 
MARKET RATE 

3-5 STAR 
PROPERTIES 

OVERALL 
MARKET 

Vacancy Rate 8.1% 7.9% 

Vacant Units 86 123 

Market Asking Rent/Unit $1,182 $1,051 

Market Effective Rent/Unit $1,166 $1,038 

Studio Asking Rent $878 $878 

1 Bedroom Asking Rent $991 $889 

2 Bedroom Asking Rent $1,185 $1,052 

3 Bedroom Asking Rent $1,596 $1,377 

INVENTORY 
MARKET RATE 

3-5 STAR 
PROPERTIES 

MARKET 

Inventory Units 1,071 1,565 

Existing Buildings 15 33 

Avg Units Per Bldg 71 47 

12 Mo Demolished Units 0 0 

12 Mo Occ % At Delivery 63.0% 63.0% 

Under Construction Units 0 0 

12 Mo Construction Starts 0 0 

12 Mo Delivered Units 117 117 

12 Mo Avg Delivered Units 88 88 

DEMAND 
MARKET RATE 

3-5 STAR 
PROPERTIES 

MARKET 

12 Mo Absorption Units 89 89 

12 Mo Absorption % of Inv 8.6% 5.8% 

Median HH Income - $55.5 K 

Population Growth 5 Yrs - -1.6% 

Pop Growth 5 Yrs 20-29 - 0.3% 

Pop Growth 5 Yrs 30-39 - -1.9% 

Pop Growth 5 Yrs 40-54 - -7.2% 

Pop Growth 5 Yrs 55+ - 3.4% 
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Fairlawn Hills 
135 Fairlawn Ave 
60 units of 4-star row-Rise apartments built in 2018.   
Vacancy rate of 6.7%. 

 
 
 
 
 
 
 

 
 
 
 
 
 

 
Residences at Hornell 
100 Residence Road 
63 units of 4-star Low-Rise Apartments built in 2019.     
Vacancy rate of 5.7%. 

 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

 
Example of Market Rate Apartments in Downtown Hornell Upper Story Properties 
 
Genesee Street Apartments 
54-60 Genesee Street 
Small development consisting of four 2-star low-rise apartments. 

Bedrooms Units Avg SF Asking Rent/Unit 

2 4 1,250 $985 

Totals 4 1,250 $985 

 
 

Bedrooms Units Avg SF 
Asking 

Rent/Unit 

2 63 1,042 $1,100 

Totals 63 1,042 $1,100 

Bedrooms Units Avg SF 
Asking 

Rent/Unit 

1 20 1,285 $1,279 

2 28 1,282 $1,467 

3 12 1,788 $1,731 

Totals 60 1,384 $1,457 
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Section 5.  Summary of Challenges to Home Ownership  
 

Old Housing Stock 
The existing housing stock through Steuben County is both old and outdated.  There is a need to renovate 
the older housing; but given the uneven quality of neighborhoods, some homeowners will not choose to 
renovate because they may not believe the investment will be recovered in a future sale.  In other cases, the 
older homeowner may not have the financial resources to invest or the desire to upgrade. 
 

Household Income 
The median household income for Steuben County is $54,802   The highest median income levels are 
among married couples with families at $78,325 and among working age cohorts, 25-64 years of age at 
$66,259 - $67,665.  This places buying power for single-family housing in the $90,000 - $175,000 price 
range for this group.  However, 50% of new hires in the next five years will be in skilled labor and service 
worker jobs with household income in the $50,000 - $70,000 range, which will continue to increase the 
demand for housing at the $90,000 - $150,000 price point. 
 

Real Estate Taxes 
For owner-occupied housing units with a mortgage, median real estate tax is just over $3,276.   For owner-
occupied housing units without an associated mortgage, median real estate taxes are 78.7% of that total, or 
about $2,300.   
 

Increasing Number of Rental Properties in Community Neighborhoods 
There is an increasing number of properties being purchased by out-of-town buyers who are converting 
single-family houses into either rental properties or multi-family rentals, particularly in communities such 
as Bath.  In some cases, this group is buying foreclosure properties for as little as $30,000 - $40,000.  These 
properties are not being maintained at the same level as homeowner properties and are encroaching on the 
most desirable neighborhoods.  
 

Dynamic Community Centers 
Not all communities offer attractive “gateway entrances and vibrant community centers” that is a deterrent 
to prospective home buyers; particularly those relocating to the region.  Significant investments have been 
made in the City of Corning, and there is expectation the City of Hornell DRI grant funds will have an 
impact on the downtown core.  However, there is need for the smaller communities to upgrade their 
infrastructure (water, sewer, roads) and enhance their community centers that support vibrant lifestyles 
most desirable among the prospective home buyers.   
 

Desire for Stability and Predictability at the Local Level 
There is a great deal of pride among the residents of Steuben County, and at the same time, a desire for 
stability and predictability.  These are positive traits, but at the same time can deter revitalization and new 
construction to meet the changing needs of the communities.  There also is a passion to address the needs 
of the elderly who cannot remain in their homes for safety reasons, and who also cannot invest in 
upgrades or even basic maintenance.  This latter situation only contributes to the continued deterioration 
of the aging housing stock and leads to a dual need to address the increasing demand for senior housing 
with new construction while freeing up housing stock for home buyers. 
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Section 6.  Target Market Groups  
 

Target Market Groups:  Single-family Home Buyers 

 
There is a shortage of single-family houses on the market, and the low inventory levels are setting a record 
at all price points as compared to the past five years.  The shortage is being driven by a domino effect and 
is a combination of several factors. 
 

✓ Increase in first-time homebuyers who are current renters or relocating to the area, together with 
persons moving up from starter houses with a preferred price point of $100,000 – $150,000 and 
are motivated by low interest rates and the advantages of buying versus paying rent.   

✓ Persons 65+ remaining in their homes valued at the $90,000 - $150,000, and consequently not 
freeing up inventory for potential first-time homebuyers. 

✓ Hiring by area employers of persons in professional positions with the number of new employees 
expected to relocate to the area in the next 2-3 year estimated at 400. Among the number of new 
residents locating to the area, an estimated 200 will seek to purchase a house in the next 3-5 years.  

✓ People who currently own houses at the $90,000 – $120,000 price point who are seeking to “move 
up” to the $175,000 – $225,000 price point.  This demand is being stunted by a limited inventory, 
concern about increasing property tax liability with purchasing a more expensive house, and the 
need to invest $40,000 - $50,000 in renovations and upgrades.  Consequently, they are not selling 
their houses at a volume needed to meet demand among first-time home buyers.  The inability of 
the area to accommodate demand for homeownership at the starter home price point of $125,000 
- $225,000 likely will drive this group to market rate housing. 

 
There also is limited inventory at the $300,000+ price point.  Demand is increasing among professionals 
and senior management being recruited to the area, as well as existing homeowners wanting to “move up.”  
Due to the lack of inventory, this latter group is opting to remain in their existing home and not allowing 
for the natural flow of home sales to new buyers. 
 
There are three primary target market groups among buyers of single-family houses. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Home Buyer Group 

 

 
Gaps and Conservative  
Estimates of Demand 

 
4. First-time Home Buyer 

 

 
200 - 300 

 
5. Middle-income New and Move-up Home Buyer 

 

 
200 - 300 

 
6. Previous Homeowners with Equity Who are Relocating 

from Outside the Region and Are Buying Immediately or 
Progressing from Rental to Home Buying 
 

 
75 - 150 
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1. First-time Home Buyers  
The first-time home buyer is an underserved market group.  Within this target market group there are 
two subgroups. 
 
Subgroup A:  Middle-Income First Time Home Buyers 
The household income of the following groups translates into buying power for single-family housing 
priced in the $90,000 - $175,000 range.   
 

▪ Married couples with families that have a median household income of $78,325. 

▪ Working individuals age 25-45 years with a median household income of $67,665.    
 
It is important to note 75% of new hires in the next five years will be in skilled labor and service worker 
jobs with this household income range, which will continue to increase the demand for housing at the 
$90,000 - $175,000 price point.  There is pent-up demand among these target market groups, with 
realtors reporting a limited inventory available that does not require significant investment to bring the 
house up to consumer expectations.   The inability of the area to accommodate demand for 
homeownership at the starter home price point of $125,000 - $225,000 likely will drive this group to 
market rate housing, and in many communities the gap is being filled with mobile and modular housing. 
 
Subgroup B:  Moderate Income Renters on a Path to Homeownership 
This first-time home buyer group has an annual household income in the $50,000 - $75,000 range, and 
the buying power to purchase houses priced $75,000 - $90,000.  Financial assistance and loan programs 
such as the USDA are available; but, financial counseling and placing interested households in a 
program designed to transition them from moderate income rental housing to home ownership would 
be necessary to position them to be successful home owners.   It is anticipated this group also will 
require financial assistance of different types which might include a home revitalization program that 
begins with a path that encourages, financial incentives for the home buying families to renovate 
houses, and potentially property tax relief in select neighborhoods targeted for revitalization.  
 

2. Middle-Income Move up Families 
People who currently own houses at the $150,000 - $225,000 price point who are seeking to “move up” 
to the $275,000 – $325,000 price point.  This demand is being stunted by a limited inventory, concern 
about increasing property tax liability with purchasing a more expensive house, and the need to invest 
$40,000 - $50,000 in renovations and upgrades.  Consequently, they are not selling their houses at a 
volume needed to meet demand among first-time home buyers.  
 
As cited in the 2017 housing analysis conducted for the I86 Corridor, the biggest challenge for people 
moving into the area remains with finding a house in the $175,000 - $225,000, $225,000 -$275,000 or 
$275,000 – $350,000 price points among both the existing housing stock and new construction.  

 
3. Previous Homeowners with Equity Who Are Relocating from Outside the Region 
This group is seeking housing in the $325,000 - $500,000 price range.  Although historically there has 
been excess inventory in the $400,000 + range, this is being absorbed by the increase in demand among 
upper management and healthcare professionals being recruited to the area, together with existing 
residents planning to “move up” due to the low interest rates, and interest in increasing their 
investment in real estate.  The inventory at this price point usually does not require significant upgrades; 
however, as with the other target market groups there is limited inventory, concerns about property 
taxes and the length of time for custom new construction on that typically is 6-8 months.  Some in this 
target market will seek options in Big Flats, Horseheads, Ithaca, and even southern Rochester suburbs. 
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Target Market Groups:  Market Rate Rental Housing 

 

Target Renter Groups 
 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
Gaps in the Inventory 
Much of the pent-up demand identified in 2017 and 2018 is being addressed in the Greater Corning and 
Hornell markets.  However, there continues to be an overall unmet demand forecast of 110-150 units over 
the next 3-5 years.  This demand is being generated by an anticipated increase in the number of upper 
income empty nesters, engineering, nurses, physicians and other professional workers being recruited to 
the area, and young professionals and middle management persons entering the local job market.   The 
largest portion of this demand is for one and two-bedroom apartments at the $750 – $950 and $1,000 - 
$1,400 price points.  There is less demand at the $1,600 – 1,850 price point. 
 
New Market Rate Apartment Construction 
During the past two years the market rate housing issue has been aggressively addressed in the Greater 
Corning and Hornell markets.   
 
In the Greater Corning area, there are an estimated 1,565 market rate 
apartments, of which 1,071 are 3-5 star properties with a vacancy rate 
of 8%.  The newly constructed Reidman apartments at 176 Denison 
have had a positive response and lease rates for Phase 1 completed in 
early fall 2020 are approaching 90%.  An additional 20 market rate 
apartments are under development by two developers involving 
conversion of former large residential properties on Corning’s southside and will be on-line in late 2021.   
 

In the Hornell area, there are two new luxury apartment developments 
built in 2018 and 2019 in response to demand for quality rental housing 
by professionals locating to the area, particularly with the growth of 
Alstom.  These developments in are particularly important to attracting 
professional talent relocating from various parts of the US, as well as 
countries such as France, Spain, India, and Brazil.   
 

 
Market Rate Renter Group 

 

 
Gaps and Conservative 
Estimate of Demand 

Over the Next 3-5 Years 
 
1. 55+ Selling Local Homes and Planning to 

Remain in the Area 

 
30 - 40 

 
2. Young professionals (25 – 35 yrs) Who are 

Natives or Returning to Steuben County 

 
30 - 40 

 
3. Professionals relocating to Steuben County for 

Employment Purposes 

 
50 - 70 
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For example, the Fairlawn Apartments offers 60 units composed of 1 and 2-story 
townhouse style units with an attached garage.  The Residences at Hornell, 
completed in 2019, is a complex of three buildings containing 63 townhouse style 
units located near the Hornell Airport.   The Residences has only a 5% vacancy 
rate, which is another indicator of demand in the Hornell area.  In December 2019, 
the Hornell IDA announced The Residences is preparing to launch Phase II, which 

will consist of three new buildings with 63 units and a community center.   
 

Section 7.  Recommendations 
 

Priority Housing Issues 

 
The Recommendations contained in this report are based on the following set of assumptions and 
principles that will form the foundation for meaningful impact. 
 

▪ Recognize that a qualified workforce is essential for the stability and growth of the business sector and 

the County’s overall economic sustainability. Quality housing is a primary element of retention and 

recruitment of the workforce; particularly in consideration of the trend toward a shrinking number in 

the prime workforce age group (20 – 45) and need to replace the aging workforce (45 – 64). 

 

▪ Vibrant and attractive community centers are a key element for buyers in making housing choices. 

 

▪ Increasing owner-occupied housing, and reversing the trend of out-of-town landlords, is a tool to 

retain the quality and value of the housing stock; especially in consideration of the increasing 

percentage of renter-occupied properties in the villages. 

 

▪ Stabilizing and increasing the pool of well-maintained housing stock and quality neighborhoods will 

attract buyers seeking stable and competitive property values. 

 

▪ Creating a pathway to homeownership for middle-income families will achieve wealth and economic 

stability among a greater number of income households through strategic investments in real estate 

 

▪ Attracting private investment to stabilize and enhance the quality of life is an essential component of 

revitalizing the housing market; particularly in the community centers. 

▪ Newly constructed market rate apartments and upper story apartments are essential for successful 

recruitment and retention of talent to the region. 



57 
 

This section on Recommendations is based on the need to 
address the following county-wide housing issues. 
 
1. Immediate Need for Remediation of Blight and 

Deterioration Threatening Neighborhoods in Both the 
Villages and Cities, Which Over Time Have Changed 
the Face of Each Community in Different Ways. 

 
This recommendation is based on the understanding that 
deteriorating housing begins a downward spiral of depreciation 
that needs to be stemmed before it becomes interminable. 
Among the recognized dangers of growing blight and disrepair 
are these: 
 
▪ Drives qualified buyers away from neighborhoods  
▪ Reduces demand for desirable houses and devalues their 

neighborhoods 
▪ Creates greater downward price pressure in the compact 

neighborhood 
▪ Accelerates neighborhood depreciation and/or enables 

outside investor purchase for conversion into multi-family 
apartments to maximize return on the declining asset 

▪ Cuts away at neighborhood stability, pride, and 
cohesiveness 

 
2. Lack of Move-in Ready Single-family Inventory and 

Need to Strengthen the Tax Base 
 

With no new subdivisions in the planning stages and lack 

construction of houses below $300,000, plus the current trend of 

builders constructing one-house at a time in response to 

committed contracts and gaps being filled by mobile housing 

units, the most immediate option is renovation of the existing 

housing stock to offer an adequate inventory of quality housing 

choices to all consumer groups. 

 
3. Limited New Construction Inventory in Existing 

Subdivisions to Address Demand by Move-up 
Households and Professionals Relocating to the County 
for Housing at the $300,000+ level. 
 

4. Continued Demand for Market Rate Rental Housing to 
Respond to Initial Housing Choice Among Existing 
Young Professionals, New Employees Relocating to the 
Area, and 65+ Planning to Sell Their Houses and 
Remain in the Area. 

 
 

KEEP IN MIND 

▪ Undertake housing 
revitalization and new 
construction at the “right” pace 
of change that balances erosion 
with renewal. 

 

▪ The involvement, support, and 
commitment to 
implementation of an 
investment strategy is necessary 
at all levels of government and 
at each step of the way. 

 

▪ Prioritizing projects should be 
based on advancing the 
investment strategy and 
meeting the needs of the target 
market groups. 

 

▪ Each proposed action item or 
proposed project should 
include clear objectives and 
expected outcomes, and a 
statement of how it will 
advance Steuben County as a 
whole, what’s in it for the 
individual community in terms 
of achieving a balance and 
sustainability of its social and 
economic fabric, how it plays a 
part in advancing the 
communities investment 
strategy, and the benefits to the 
investor. 

 

▪ Utilize existing regulatory tools 
such as code enforcement and 
identify additional regulatory 
controls important to 
successful implementation of 
the community investment 
strategy. 
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Strategies to Address Demand:  Single-family Home Buyers 
 

A multi-dimensional housing strategy is recommended … one that functions as a trajectory to 
meet the housing needs of priority target market groups, positions communities for paced 
renewal and economic sustainability, and takes advantage of the shifting housing market demand 
resulting from COVID with new consumer priorities focused on healthier, less dense, and more 
mobile places to live that offer access to the outdoors, hospitals, schools and more open space. 
 

Strategy #1:  County-wide Owner-occupied Housing Rehabilitation Initiative 

Based on the factors driving housing demand in Steuben County, it is recommended the County  
collaborate with communities and partner organizations such as Arbor Housing, Three Rivers 
Development and Steuben County IDA to undertake a comprehensive revitalization strategy with targeted 
initiatives that will result in the greatest impact and return on investment in the next 3-5 years.    
 

Overall Strategy:  A multi-dimensional strategy based on enhanced regulatory controls and 
an injection of capital investment in rehabilitation of existing housing stock and new 
construction to fill gaps in market demand, attract talent and retain a qualified workforce. 

 
 
 
 
 
 
 

 
 

Driving Force Imperatives 

 
 

Targeted Neighborhood

Revitalization

1. Rehabilitation of existing housing in 
targeted neighborhood blocks.

2. Street scape improvements in 
targeted neighborhoods.

3. Code enforcement.

4. Infrastructure upgrades (water, 
sewer, roads, internet).

5.  Update zoning as needed.

Public and Private 

Investment

1. Housing rehabilitation and new 
construction of multi-family for 
middle/moderate income families.

2. Revitalization of community cores 
including streetscape and façade 
improvements, particularly in the 
Villages.

3. Upper story market rate apartments 
in mixed use properties in the 
downtown cores.

4. Upgrade existing market rate rentals.

Proactive Property 
Acquisition

1. Reverse the trend of increasing 
numbers of single-family houses being 
purchased as investment properties for 
conversion into rentals. 

2. Continue to leverage the Land Bank 
as a tool to acquire vacant and 
blighted properties that can be used 
for major renovation or new 
construction.

3.  Target assembly of vacant lots 
and/or targeted areas for demolition for 
private investment in construction of 
clustered brownstone style housing for 
either rental or condo.

1. Upgrade the existing housing stock and pursue aggressive 
code enforcement. 
 

2. Undertake demolition and replacement with new 
construction in targeted neighborhoods, and advocate for 
continued construction in existing and planned subdivisions. 

 

3. Continue revitalization of community cores. 
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Theses initiative target first-time home buyers who are either existing residents currently living in 
rental housing or those relocating to the area who are seeking to purchase a house in the $75,000 – 
$125,000 price range, as well as, the $125,000-175,000 range. 
 

✓ Owner-occupied Housing Rehabilitation Program 
 

✓ First-time Home-Buyer Rehabilitation Program for middle-income buyers and moderate-

income renters on the path to homeownership (combined with additional incentives such 

as other federal and NYS rehabilitation assistance programs and down payment assistance 

programs for select income groups) 

 
It is recommended this county-wide owner-occupied home 

rehabilitation initiative be implemented with the following 

communities being targeted.   

 

 

 

 

 
 

These programs share the same overall objectives to: 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

It is further recommended the program be executed over a five-year period with the following targets. 

• 100 houses renovated. 

• $8 million investment: $1 million in public investment over five years via a grant program to 

leverage an estimated $8 million of private investment; with the potential for additional state and 

government grant assistance to qualified buyers. 

• Maximum grant of $50,000 for any one project, representing no more than 75% of the total 

project cost. 

 

 

• Village of Addison 

• Village of Bath 

• City of Hornell 

• Village of Painted Post 

• Town of Prattsburgh 

• Village of Riverside 

• Village of Wayland 

1. Promote homeownership 

2. Increase the stock of quality housing in the $90,000-$175,000 range 

3. Provide affordable opportunities for first-time and/or moderate-income 

home buyers  

4. Provide a pathway to quality homeownership for first-time home buyers 

5. Leverage other home buying and rehabilitation assistance programs 

available at the federal and state levels 

6. Reduce the rate of conversion from single-family to multi-family  

7. Remove blight and decay from neighborhoods 

8. Bring properties to full code compliance and housing quality standards. 

9. Stimulate overall reinvestment in targeted neighborhoods 

10. Increase property values and stabilize the tax base 
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The approach should focus on four major elements: 
 

• Owner-occupied and home-buyer.  This approach promotes homeownership, while also 

addressing the problem of houses being purchased by landlords and converted into multi-family 

units. 

• “Whole house approach.”  Rehabilitating the “whole house” or making significant repairs as 

opposed to piecemeal repairs. For example, repairing just a porch or a window will do little in 

terms of market impact. Instead, making more comprehensive improvements containing multiple 

repairs will have the necessary impact on the housing stock and market, especially on a block-by-

block basis.   

• Targeted neighborhoods.  There should be targeted neighborhoods or blocks where the 

concentration of investment will impact the viability of entire neighborhoods. 

• Leverage owner investment.   

 
This strategy also could benefit the Middle-income Move-up Families where there is demand in the 
$150,000 - $225,000 range.  This demand is generated by families who have a household income of 
$65,000 – $90,000 and are moving up from a current house at the $75,000 - $125,000 price point.  
Although this target market group does not have a significantly higher household income and the first-
time home buyer, they do have equity in their existing homes, established credit, and the capacity for a 
larger down payment on a new house.   
 

Strategy #2.  Bundle Vacant Lots Together with Demolition to Create Lots and Collaborate 
with Developer for New Construction 
Utilize tools such as the Steuben Land Bank, Corning Housing Partnership, and local condemnation to 
secure and clear bundled lots in targeted areas.  Partner with a developer for new construction of housing 
in the $275,000 - $300,000 range.  This allows the developer to have a reasonable profit margin without 
having to incur the cost of land acquisition and infrastructure development.  See the successful model in 
Muskegon, Michigan.  In this case, the City captured the properties and further participated in financing 
the project by securing $3 million in 10-year bonds through a regional bank.  The development is part 
of a targeted neighborhood redevelopment initiative, and this phase included 10 new duplexes and six 
single-family homes built by a private developer on the city-owned land. 
 

Strategy #3.  Reverse the Trend of Conversion to Multi-family 
Capture and revitalize single-family houses in the $30,000 – $75,000 price point to reverse the trend of 
houses being purchased for conversion to multi-tenant rentals.  Renovate and target homeownership for 
moving-up home buyers, and moderate-income families seeking quality rental housing and on a trajectory 
to home ownership. 
 

Strategy #4.  Support and Advocate for Construction in Approved Subdivisions 

 
Preserve the beauty and heritage of the communities. 
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Strategies to Address Demand:  Market Rate Housing 

 

Strategy #1.  New Construction of Market Rate Housing 
There continues to be a gap of 80-100 units of new market rate housing county-wide, with the majority in 
the Greater Corning and Hornell areas. 
 

Strategy #2.  Promote Renovation and Upgrade of Existing Apartment Complexes 
Several apartment developments, particularly in the Greater Corning area, are 20+ years old and require 
interior and exterior upgrades to meet the expectations of prospective renters, particularly young 
professionals relocating from major metropolitan areas. 
 

Strategy #3.  Conversion of Upper Story Spaces for Market Rate Apartments 
With the exception of Market Street in Corning, developers and investors have not been aggressively 
recruited to convert upper stories in existing buildings in communities throughout Steuben County.   
Although there are numerous beautiful historic buildings in the City of Hornell and villages available for 
renovation, the cost of financing these projects is substantial and is often the prohibitive barrier.  
 
It is predicted the urban areas and communities near major employers and I86 exits will follow national 
trends and lose homeowners and gain market rate renters over the next 20 years.  There is opportunity to 
fill this market rate housing gap with upper story housing development in mixed use developments in 
several communities such as the Town of Prattsburgh, Villages of Addison and Bath historic downtown 
cores and Hornell’s target downtown revitalization area that would complement plans for the $10 million 
Downtown Revitalization Initiative grant awarded in 2019.  This follows the success of mixed up 
developments in Corning’s Gaffer District. 
 
Note that successful market rate housing projects require adjacent residential neighborhoods and 
commercial areas that are free from blight, clean and have attractive streetscape, provide a safe 
environment for the residents with amenities such a lighting and low crime rates, and offer convenient 
parking.  This speaks to the importance of neighborhood revitalization and single-family housing 
rehabilitation.   
 
 

Elements of a Successful Action Plan 

          
 
 
 

 
1. A Driving Philosophy:  Neighborhood Revitalization is a Core Element of Success 

▪ Adopt and practice the philosophy that an attractive and well-maintained mixed-income 

neighborhood ensures that low-income and moderate-income residents can afford to remain in 

their neighborhood, but that also draws new residents from across the income spectrum. 

 

▪ Develop and implement a strategy unique to each target neighborhood that not only addresses the 

need for demolition and new construction, but also calls for the preservation of existing housing 

through rehabilitation of single and multi-family housing units, and also preservation and 

promotion of rental housing for low and moderate-income residents. 
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▪ Focus on the block-by-block revitalization strategy because: 

▪ The value of a home in a compact neighborhood is more affected by the condition of adjacent 
houses than in a lower-density suburban neighborhood. 

▪ Conversely, an increase in the condition of a house in a compact neighborhood has greater 
positive impact on its neighbors than in a lower density area. 

▪ There are even greater consequences in stagnant markets with little possibility for houses to 
appreciate.  

▪ When housing becomes available through the normal turn-over process it is often in need of 
substantial renovation and updating to meet the expectations for “Move in Ready.” 

▪ Take the “whole house approach” to revitalization rather than making piecemeal repairs.  If it 

is determined necessary, engage technical services to conduct a block-by-block assessment and 

rating of the level of rehabilitation required for housing (single-family and multi-family) in the 

target neighborhoods.   

▪ Actively seek funding to implement local infrastructure upgrades in the target neighborhoods 

such as demolition, streetscape improvements, infrastructure repairs and upgrades, and 

creation of shovel-ready sites for new construction. 

 
2. Actively Involve Key Constituency Groups to Assertively Leverage the Opportunity to Attract 

Buyers Seeking Healthier, Less Dense Places to Live that Offer Quiet Neighborhoods, Closer 
Access to Outdoors, Quality Healthcare and Schools, and More Open Spaces.  Such As: 
 

▪ Housing development organizations such as Arbor Housing  

▪ Local municipalities 

▪ Local developers 

▪ Banks 

▪ Realtors 

▪ Major employers 

▪ School districts 
 
3. Work with Communities to Utilize Tools Effective in Neighborhood Revitalization 

 

 
 

Tools to Enhance 
Neighborhoods

Effective code 
enforcement

Zoning

Tools for Property 
Acquisition

Foreclosure

Direct purchase

Conveyance from a 
public or private 

entity

Eminent domain

Financial Incentives

Deferred property tax 
increase based on 

assessment

Historic Preservation 
Tax Credits

Low income housing 
tax credits (for multi-
family construction)
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4. Engage the Economic Development organizations such as the Steuben County Industrial 
Development Agency (SCIDA) and Three Rivers Development Corporation to attract investment, and 
also “Tell the Story” and promote the quality of life and desirability of the County in support of those 
employers actively recruiting talent. 
 

5. Leverage Assets such as Arbor Housing that can Serve as a Comprehensive Home Buyer 
Education and Pipeline Resource  

 
6. Advocate for Municipalities to Pursue Funding Sources to Support Projects and Seed the 

Organizational Structure 
 
7. Actively Pursue Private Investment in Renovation of Single-family and Multi-family, as well as 

New Construction 
 

8. Assemble “Community Investment” Projects with Local Communities 

▪ Create a “market ready” program – a collaboration between the Land Bank or other 
administrative entities, together with major investors (such as employers) and developers (both 
private and non-profit). 

▪ Work with local communities, area employers and local developers to develop community 
investment projects.  

 
9. Develop and Implement a County-wide Communication Program to Promote the Initiative 

and Opportunities for Homeowners, Prospective Homeowners and Developers 
 

10. Annually Assess Performance and Report Progress to Investors and the Community At-large 
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Population and Housing Characteristics: 2018, 2018 Demographic Profile Data. 
Realtor.com.  August 2020. 
Realty.com. December 2019 
Regional Economic Development Council of the Southern Tier. 2017 Progress Report. 
Steuben County Planning Department and GIS Coordinator.  
Steuben County Industrial Development Agency. 
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Rankings for Counties in New York: April 1, 2010 to July 1, 2019.   
U.S. Federal Housing Finance Agency.  April 2020. 
Municipal Planning Documents 

*Comprehensive Plans – Cities of Corning and Hornell, Towns of Bath and Erwin, Villages of Bath, 
Painted Post and Wayland. 
*County Tax Distribution 2013-2018. 
*Fair Housing Plan 2018. 
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Appendix A. 

Community Profiles 

Addison 

Bath 

Corning 

Erwin-Painted Post 

Hammondsport 

Hornell 

Prattsburgh 

Wayland 



Addison 

Commute Time 

Commute Time Addison 

Less than 15 minutes 30.7% 

15 - 30 minutes 37.1% 

30-45 minutes 24.0% 

45-60 minutes 6.5% 

More than 60 minutes 7.1% 

 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Addison 

5 3 

10 208 

15 1,012 

20 5,731 

30 13,823 

45 30,936 

60 45,713 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Addison 28.6% 29.9% 15.9% 25.0% 1.9% 

Mobility and Migration 

 

 

 

 

Income Trends Addison:  

$53,281 Median Household Income 

+1.7% Average Annual Change in Household Income Over Past 5 Years 

 

 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Addison 482 176 $74,605 $18,333 ($56,272) 24.57% 

 

Average Annual Property Taxes: $2,551 

Vacant Year Round: 10.6% 

Rate of Home Ownership in Addison: 75.6% 

 

 Moved Last Year Born Out-of-State Foreign Born 

Addison 10.4% 13.8% 1.8% 



Municipality 
Housing 

Units 

Owner-

Occupied  Renter-Occupied  

Estimate % Total Estimate % Total 

Village of Addison 658 482 73.3% 176 26.7% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

Addison 0.8% 11.9% 24.3% 39.2% 18.3% 5.6% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   
  

 

 

 

 

Year Built  

 

 

Addison 

 

1939 or Earlier 

 

47.9% 

 

1940 – 1969 

 

20.4% 

 

1970 – 1999 

 

26.2% 

 

 

2000 or Newer 

 

5.6% 

Median Home Value Addison 

$1,150,000 + 0% 

$870,500 - $1,149,000 0% 

$580,000 – $869,000 1.9% 

$465,000 - $579,000 0% 

$350,000 - $464,000 0.5% 

$230,000 - $463,000 4.2% 

$229,000 –$116,000 26.6% 

$115,000 - $55,000 51.4% 

 $55,000 15.4% 



 

 

 

 

 

 

 

 

 

Steuben County Residential Sales 

Community Number of 
Sales 

Average Sold Price Average 
DOM 

Active 
Listings 

Addison 44 112,378 99 22 

 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Addison $89,185 +15.11% +4.29% 

 

 

 

 

 

    Community     Owners       Renters Seasonal 

Renters 

Addison 75.9% 24.4% 5.0% 



 



Bath 

Commute Time 

Commute Time Bath 

Less than 15 minutes 57.9% 

15 - 30 minutes 20.3% 

30-45 minutes 16.0% 

45-60 minutes 4.4% 

More than 60 minutes 1.4% 

 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Bath 

5 1,299 

10 747 

15 2,060 

20 3,226 

30 15,711 

45 31,500 

60 58,100 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Bath 31.4% 35.1% 12.5% 29.3% .8% 

Mobility and Migration 

 

 

 

 
Income Trends Bath:  
$32,353 Median Household Income 
-4.5% Average Annual Change in Household Income Over Past 5 Years 
 

 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Bath 262 99 $65,833 $29,028 ($36,805) 44.09% 
 

Average Annual Property Taxes: $2,992 
Vacant Year Round: 7.5% 
Rate of Home Ownership in Bath: 49.6% 
 
 

 Moved Last Year Born Out-of-State Foreign Born 

Bath 12.9% 15.8% 3.3% 



Municipality Housing 
Units 

Owner-
Occupied  Renter-Occupied  

Estimate % Total Estimate % Total 

Village of Bath 2728 1,333 48.9% 1395 51.1% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

Bath 1.9% 23.6% 36.2% 31% 6.5% 0.9% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Built  

 

 
Bath 

 
1939 or Earlier 

 
27.8% 

 
1940 – 1969 

 
19.6% 

 
1970 – 1999 

 
42.6% 

 
 
2000 or Newer 

 
10% 

Median Home Value Bath 

$1,150,000 + 0% 

$870,500 - $1,149,000 0% 

$580,000 – $869,000 0% 

$465,000 - $579,000 0% 

$350,000 - $464,000 0% 

$230,000 - $463,000 5.6% 

$229,000 –$116,000 37.7% 

$115,000 - $55,000 39.4% 

 $55,000 17.5% 



 

 

 

 

 

 

 

Steuben County Residential Sales 

Community Number of 
Sales 

Average Sold Price Average 
DOM 

Active 
Listings 

Bath 44 112,378 99 22 
 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Bath $103,467 +14.87% +4.31% 

 

Bath Area (Village of Bath, Town of Bath)  
Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 5,348 7,989 10,279 

2025 Population 5,230 7,794 10,034 

Pop Growth 2020-2025 (2.21%) (2.44%) (2.38%) 

Average Age 42.10 42.90 43.20 

Households    

2020 Total Households 2,477 3,515 4,368 

HH Growth 2020-2025 (2.10%) (2.39%) (2.38%) 

Median Household Income $40,265 $42,882 $45,833 

Avg Household Size 2.10 2.10 2.20 
 
 
 

   

 

  

    Community     Owners       Renters Seasonal 
Renters 

Bath 49.6% 50.4% 0% 



 



Corning 

Commute Time 

Commute Time Corning 

Less than 15 minutes 51.0% 

15 - 30 minutes 34.8% 

30-45 minutes 12.9% 

45-60 minutes 1.3% 

More than 60 minutes 0% 

 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Corning, 
Erwin, 
Painted 
Post, 
Riverside 

5 1,936 

10 8,436 

15 10,825 

20 13,762 

30 24,983 

45 39,228 

60 57,800 

 

 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Corning 53.2% 21.7% 10.9% 14.3% 0.0% 

Mobility and Migration 

 

 

 

 

 Moved Last Year Born Out-of-State Foreign Born 

Corning 18.4% 22.3% 2.5% 



 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Corning 2,589 2,480 $71,681 $32,208 ($39,473) 44.93% 
 

Average Annual Property Taxes: $2,599 
Vacant Year Round: 9.3% 
Rate of Home Ownership in Corning: 56.9% 
 

Municipality Housing 
Units 

Owner-
Occupied  Renter-Occupied  

Estimate % Total Estimate % Total 

City of Corning 5069 2589 51.1% 2480 48.9% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

Corning 0.8% 17% 30% 34% 13% 4% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

Year Built  

 

 
Corning 

 
1939 or Earlier 

 
54.2% 

 
1940 – 1969 

 
27.2% 

 
1970 – 1999 

 
16.6% 

 
 
2000 or Newer 

 
2% 



 

 

 

 

 

 

 

Steuben County Residential Sales 

Community Number of 
Sales 

Average Sold Price Average 
DOM 

Active 
Listings 

Corning 131 161,419 61 92 
 

 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Corning $129,900 +10.8% +1.6% 

 

 

Corning Area (City of Corning, Village of Riverside, Village of Painted Post, Town of Erwin)  

Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 7,385 16,772 25,458 

2025 Population 7,223 16,465 25,073 

Pop Growth 2020-2025 (2.19%) (1.83%) (1.51%) 

Average Age 39.00 40.10 40.80 

Households    

2020 Total Households 3,370 7,436 10,840 

HH Growth 2020-2025 (2.11%) (1.76%) (1.52%) 

Median Household Income $56,471 $57,343 $62,572 

Avg Household Size 2.10 2.20 2.30 

 

  

    Community     Owners       Renters Seasonal Renters 

Corning 56.9% 43.2% 0% 



 



Erwin/Painted Post/Riverside 

Commute Time 

Commute Time Erwin/Painted 
Post 

Riverside 

Less than 15 
minutes 

58.7% 47.6% 

15 - 30 minutes 28.6% 40.9% 

30-45 minutes 9.1% 6.7% 

45-60 minutes 6.5% 4.8% 

More than 60 
minutes 

1.1% 0.0% 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Erwin/Painted 
Post/Corning/Riverside 

5 1,936 

10 8,436 

15 10,825 

20 13,762 

30 24,983 

45 39,228 

60 57,800 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Erwin/Painted 
Post 

52.5% 18.5% 24.5% 14.4% 0% 

Riverside 45.1% 29.1% 5.1% 20.6% 0.0% 

Mobility and Migration 

 

 

 

 
 
 

Income Trends:  
$69,555 Median Household Income in Erwin/Painted Post and $58,164 in Riverside 
+2.7% in Erwin/Painted Post and +1.2% in Riverside Average Annual Change in Household Income Over Past 5 
Years 
 

 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Painted Post  486 305 $69,176 $27,159 ($42,037) 39.25% 
 

 Moved Last Year Born Out-of-State Foreign Born 

Erwin/Painted 
Post 

14.8% 37.8% 11.8% 

Riverside 8.3% 4.6% 3.5% 



Average Annual Property Taxes: $5,409 in Erwin/Painted Post and $3,583 in Riverside 
Vacant Year Round: 4.9% in Erwin/Painted Post and 5.6% in Riverside 
Rate of Home Ownership in Erwin/Painted Post: 66.6% in Erwin/Painted Post and 79.7% in Riverside 
 

Municipality Housing Units 

Owner-
Occupied  

Renter-
Occupied  

Estimate % Total Estimate % Total 

Village of Painted Post 
(Erwin) 483 483 61.3% 305 38.7% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

Erwin/Painted Post 0.3% 19% 18% 38% 17% 8% 

Riverside 0% 3% 28% 49% 14% 5% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

 

  

 

Year Built  

 

 
Erwin/Painted 

Post 

 
Riverside 

 
1939 or Earlier 

 
16.7% 

 
25.6% 

 
1940 – 1969 

 
28.4% 

 
38.9% 

 
1970 – 1999 

 
42.2% 

 

 
25.3% 

 
2000 or Newer 

 
12.6% 

 
10.2% 

    Community     Owners       Renters Seasonal 
Renters 

Painted Post 66.6% 33.4% 0% 

Riverside 79.7% 24.8% 1.2% 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Steuben County Residential Sales 

Community Number of 
Sales 

Average Sold Price Average 
DOM 

Active 
Listings 

Erwin/Painted Post 64 210,494 86 46 
 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Erwin/Painted Post $187,614 +10.76% +6.67% 

Riverside $127,573 +6.97% +4.57% 

 

Corning Area (City of Corning, Village of Riverside, Village of Painted Post, Town of Erwin)  

Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 7,385 16,772 25,458 

2025 Population 7,223 16,465 25,073 

Pop Growth 2020-2025 (2.19%) (1.83%) (1.51%) 

Average Age 39.00 40.10 40.80 

Households    

2020 Total Households 3,370 7,436 10,840 

HH Growth 2020-2025 (2.11%) (1.76%) (1.52%) 

Median Household Income $56,471 $57,343 $62,572 

Avg Household Size 2.10 2.20 2.30 

Median Home Value Erwin/Painted Post Riverside 

$1,150,000 + 2.1% 0.2% 

$870,500 - $1,149,000 1.1% 0.3% 

$580,000 – $869,000 2.7% 1.1% 

$465,000 - $579,000 2.4% 4.2% 

$350,000 - $464,000 7.2% 2.5% 

$230,000 - $463,000 19.4% 9.6% 

$229,000 –$116,000 37.4% 30.6% 

$115,000 - $55,000 18.7% 40.6% 

 $55,000 8.9% 11% 



 



Hammondsport 

Commute Time 

Commute Time Hammondsport 

Less than 15 minutes 55.2% 

15 - 30 minutes 22.9% 

30-45 minutes 11.6% 

45-60 minutes 9.4% 

More than 60 minutes 0.9% 

 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Hammondsport 

5 4 

10 209 

15 374 

20 1,830 

30 3,061 

45 19,458 

60 41,022 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Hammondsport 41.9% 23.6% 12.1% 21.1% 1.3% 

Mobility and Migration 

 

 

 

 
Income Trends Hammondsport:  
$55,104 Median Household Income 
-0.1% Average Annual Change in Household Income Over Past 5 Years 
 

 
Municipality 

Owner-
Occupied 
Housing 
Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Hammondsport 162 107 $58,833 $20,781 ($38,052) 35.32% 
 

Average Annual Property Taxes: $2,966 
Vacant Year Round: 8.6% 
Rate of Home Ownership in Hammondsport: 70.9% 
 

 Moved Last Year Born Out-of-State Foreign Born 

Hammondsport 5.4% 23.7% 1.8% 



Municipality Housing 
Units 

Owner-
Occupied  

Renter-
Occupied  

Estimate % Total Estimate % Total 

Village of Hammondsport 269 162 60.2% 107 39.8% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

Hammondsport 0.3% 12.3% 33.9% 37.1% 13.2% 3.2% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

Year Built  

 

 
Hammondsport 

 
1939 or 
Earlier 

 
40.3% 

 
1940 – 1969 

 
19.7% 

 
1970 – 1999 

 
28.1% 

 
 
2000 or 
Newer 

 
11.9% 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Steuben County Residential Sales 

Community Number of Sales Average Sold Price Average DOM Active Listings 
Hammondsport 15 243,960 150 18 
 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Hammondsport $141,818 +19.62% +7.62% 

 

  

    Community     Owners       Renters Seasonal 
Renters 

Hammondsport 70.9% 29.1% 28.2% 

Median Home Value Hammondsport 

$1,150,000 + 0% 

$870,500 - $1,149,000 0.7% 

$580,000 – $869,000 0.6% 

$465,000 - $579,000 3.7% 

$350,000 - $464,000 5.7% 

$230,000 - $463,000 15.3% 

$229,000 –$116,000 42.4% 

$115,000 - $55,000 22.2% 

 $55,000 9.4% 



 



Hornell 

Commute Time 

Commute Time Hornell/Arkport 
Area 

Less than 15 minutes 66.7% 

15 - 30 minutes 15.9% 

30-45 minutes 7.4% 

45-60 minutes 9.5% 

More than 60 minutes 0.5% 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Hornell/Arkport 

5 1,188 

10 1,930 

15 2,274 

20 2,812 

30 6,731 

45 23,875 

60 45,821 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Hornell/Arkport 
Area 

37.2% 25.3% 12.1% 25.1% 0.3% 

Mobility and Migration 

 

 

 

 
Income Trends Hornell:  
$43,119 Median Household Income 
+2.8% Average Annual Change in Household Income Over Past 5 Years 
 
Income Trends N. Hornell/Arkport:  
$47,212 Median Household Income 
+1.2% Average Annual Change in Household Income Over Past 5 Years 
 

 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Hornell 1,742 1,616 $59,335 $26,558 ($32,777) 44.76% 
 

 Moved Last Year Born Out-of-State Foreign Born 

Hornell/Arkport 12.7% 19.7% 2.7% 



Average Annual Property Taxes: $2,049 in Hornell and $2,862 in N. Hornell/Arkport 
Vacant Year Round: 16.4% in Hornell 
Rate of Home Ownership in Hornell: 46.8% and 70.9% in N. Hornell/Arkport 
 

Municipality Housing Units 

Owner-
Occupied  Renter-Occupied  

Estimate 
% 

Tota
l 

Estimate % Total 

City of Hornell 3358 1742 
51.9
% 1616 48.1% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

City of Hornell 2.1% 22.1% 29.1% 32.4% 11.9% 2.5% 

Greater Hornell Area 1.0% 8.1% 29.6% 43.2% 14.1% 4.1% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

 

 

Year Built  

 

 
Hornell 

 
N. Hornell/ 

Arkport 

 
1939 or Earlier 

 
63.2% 

 
24.6% 

 
1940 – 1969 

 
22.1% 

 
28.2% 

 
1970 – 1999 

 
9.7% 

 

 
38.4% 

 
2000 or Newer 

 
4.9% 

 
8.8% 

    Community     Owners       Renters Seasonal Renters 

 
Hornell 

 
46.8% 

 
53,2% 

 
0% 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Steuben County Residential Sales 

Community Number of 
Sales 

Average Sold Price Average 
DOM 

Active Listings 

Hornell 7 72,386 72 4 
 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre 

COVID-19) 

Hornell $88,215 +17.63% +5.0% 

N. Hornell/Arkport $110,146 +12.21% +5.85% 

 

Hornell Area (City of Hornell, N. Hornell, Arkport)  

Population 1 Mile 3 Mile 5 Mile 

2020 Total Population 7,066 10,305 14,651 

2025 Population 6,954 10,153 14,392 

Pop Growth 2020-2025 (1.59%) (1.48%) (1.77%) 

Average Age 39.40 40.20 40.90 

Households    

2020 Total Households 2,956 4,280 6,032 

HH Growth 2020-2025 (1.62%) (1.59%) (1.87%) 

Median Household Income $45,756 $47,127 $50,415 

Avg Household Size 2.30 2.30 2.40 

Median Home Value Hornell N. Hornell/Arkport 

$1,150,000 + 0% 0.2% 

$870,500 - $1,149,000 0% 0.5% 

$580,000 – $869,000 0% 0% 

$465,000 - $579,000 0% 1% 

$350,000 - $464,000 0% 0.2% 

$230,000 - $463,000 6.1% 13.2% 

$229,000 –$116,000 6.6% 34% 

$115,000 - $55,000 61.9% 33.3% 

 $55,000 15.4% 7.9% 



 



Prattsburgh  

Commute Time 

Commute Time Prattsburgh 

Less than 15 minutes 31.0% 

15 - 30 minutes 28.5% 

30-45 minutes 21.3% 

45-60 minutes 16.9% 

More than 60 minutes 2.2% 

 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Prattsburgh 

5 9 

10 153 

15 897 

20 1,303 

30 8,170 

45 25,948 

60 58,195 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Prattsuburgh 25.1% 23.5% 12.4% 38.6% 0.4% 

Mobility and Migration 

 

 

 

 
Income Trends Prattsburgh:  
$49,226 Median Household Income 
+0.5% Average Annual Change in Household Income Over Past 5 Years 
 

 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

Prattsburgh 241 63 $51,151 $40,208 ($10,943) 78.61% 
 

Average Annual Property Taxes: $2,546 
Vacant Year Round: 6.6% 
Rate of Home Ownership in Prattsburgh 84.5% 
 
 

 Moved Last Year Born Out-of-State Foreign Born 

Prattsburgh 8.0% 16.7% 0.6% 



Municipality Housing 
Units 

Owner-Occupied  Renter-Occupied  

Estimate % 
Total Estimate % Total 

Prattsburgh 304 241 79.3% 63 20.7% 

 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 Bedrooms 

Prattsburgh 2.5% 17.7% 34.1% 31.2% 10.6% 4.0% 

 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Built  

 

 
Prattsburgh 

 
1939 or Earlier 

 
21.7% 

 
1940 – 1969 

 
10.2% 

 
1970 – 1999 

 
52.4% 

 
 
2000 or Newer 

 
10.4% 

Community Owners Renters Seasonal Renters 

 
Prattsburgh 

 
84.5% 

 
15.5% 

 
35% 



 

 

 

 

 

Steuben County Residential Sales 

Community Number of Sales Average Sold Price Average DOM Active Listings 

Prattsburgh 13 92,885 60 3 

 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Prattsburgh $111,988 +20.63% +4.4% 

 

 

 

Median Home Value Prattsburgh 

$1,150,000 + 2% 

$870,500 - $1,149,000 0.7% 

$580,000 – $869,000 1.2% 

$465,000 - $579,000 1.8% 

$350,000 - $464,000 3% 

$230,000 - $463,000 9.8% 

$229,000 –$116,000 29.3% 

$115,000 - $55,000 34.2% 

 $55,000 18% 



 



Wayland 

Commute Time 

Commute Time Wayland 

Less than 15 minutes 34.0% 

15 - 30 minutes 14.6% 

30-45 minutes 25.1% 

45-60 minutes 25.3% 

More than 60 minutes 1.0% 

 

Proximity to High Paying Jobs 

Travel Time to Job 
(minutes) 

Wayland 

5 124 

10 435 

15 1,385 

20 2,223 

30 7,421 

45 24,550 

60 112,254 

Type of Employment by Community   

 Executives, 
Managers & 
Professionals 

Sales and 
Service 

Workers 

Office 
Support 
Workers 

Skilled Workers Farmers 

Wayland 26.9% 22.0% 13.5% 34.1% 3.5% 

Mobility and Migration 

 

 

 

 
Income Trends Wayland:  
$49,875 Median Household Income 
+4.2% Average Annual Change in Household Income Over Past 5 Years 
 

 
Municipality 

Owner-
Occupied 
Housing Units 

Renter-
occupied 
Housing 
Units 

Median 
Household 
Income:   
Owner-
occupied 

Median 
Household 
Income:   
Renter-
occupied 

Annual Income 
Difference:   
Owner-Occupied 
and Renter-
occupied 

Renter-
occupied 
Annual 
Income:   
% of Annual 
Owner-
occupied 
Income 

 
Wayland 

 
539 

 
218 

 
$65,288 

 
$22,031 

 
($43,257) 

 
41.40% 

 

Average Annual Property Taxes: $3,173 
Vacant Year Round: 9.0% 
Rate of Home Ownership in Wayland: 75.3% 
 

 Moved Last Year Born Out-of-State Foreign Born 

Wayland 4.8% 8.4% 0.6% 



Municipality Housing Units 

Owner-
Occupied  

Renter-
Occupied  

Estimate % Total Estimate % Total 

Wayland 757 539 71.2% 218 28.8% 

 

Typical House Size  

 

Community 

 

 

No Bedrooms 

 

1 Bedroom 

 

2 Bedrooms 

 

3 Bedrooms 

 

4 Bedrooms 

 

5 
Bedrooms 

Wayland 1.0% 10.5% 25.9% 40.7% 16.5% 5.5% 

 

Age of the Housing Stock 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Built  

 

 
Wayland 

 
1939 or Earlier 

 
39.6% 

 
1940 – 1969 

 
15.4% 

 
1970 – 1999 

 
38.3% 

 
 
2000 or Newer 

 
6.8% 

Median Home Value Wayland 

$1,150,000 + 0% 

$870,500 - $1,149,000 0% 

$580,000 – $869,000 1% 

$465,000 - $579,000 3% 

$350,000 - $464,000 0.8% 

$230,000 - $463,000 2.3% 

$229,000 –$116,000 37.7% 

$115,000 - $55,000 42.9% 

 $55,000 13.3% 



Steuben County Residential Sales 

Community Number of Sales Average Sold Price Average DOM Active Listings 

Wayland 0 0 0 0 

 

 

 Total Appreciation 

Community Median Home Value               
August 2020 

Last 5 Years 3 Year Forecast:         
2020-2023 (Pre COVID-

19) 

Wayland $110,682 +17.5% +7.7% 

 

 

 

 

 

 

 

 

 

  

    Community     Owners       Renters Seasonal Renters 

Wayland 75.3% 24.8% 7.5% 
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