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4A.1 INTRODUCTION

This market study summary report is meant to 
provide a context for the update to the 2007 
South End Community Plan. We present data from 
numerous sources, described below, that can help 
ground any recommendations in the updated plan 
in the reality of the marketplace. We provide our 
conclusions at the end of this report and compare 
and contrast them to the findings of the 2007 study.

Data Sources

Numerous data sources are used in this report, 
including the 2010 US Census, American Community 
Survey estimates from the US Census Bureau, 
Esri, Emsi and Co-star. Each has its strengths and 
weaknesses in terms of reliability, currency, precision 
and usefulness. There are also slightly different 
geographic boundaries for each set. As such, the 
numbers across data sets are not comparable. For 
example, Esri includes a total of 5,121 housing units 
in the South End, whereas Co-star reports only 
1,421. This is because Co-star includes only renter-
occupied units that are on the market and contained 
within larger structures (typically 4+ units per 
structure). 

Market Trade Areas Defined

With respect to the sections that follow on 
demographics, economics and real estate trends, we 
have defined five distinct trade areas, shown below, 
from which we have pulled various data. The five 
trade areas include: (1) The South End, as defined by 
the City for this plan, (2) the City of Albany, (3) The 
South End, with respect to our CoStar data provider, 
(4) the 12202 ZIP Code with respect to our Emsi 
data provider, and (5) the Capital Region as defined 
as Albany, Schenectady, Saratoga, and Rensselaer 
Counties. This allows us to compare and contrast the 
characteristics of the South End community against 
other areas of note. 

Photo Credit: South End Night Market
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1. THE SOUTH END

3. SOUTH END - COSTAR

5. THE CAPITAL DISTRICT

2. THE CITY OF ALBANY

4. 12202 ZIP CODE
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4A.2	 DEMOGRAPHICS

Demographic Trends
Key demographic trends are summarized in the table below as of the 2010 US Census, estimates for 2019 and 
projections for 2024. The South End’s population, household size, and number of renter-occupied housing units 
show the highest growth rate among indicators through 2024. The number of families and owner-occupied 
housing units are both expected to remain relatively unchanged. 

 

Demographic Trends, South End

Source: 2010 US Census, ESRI
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Racial Composition
The chart below illustrates the racial composition of the South End, the City and the Capital District. The South 
End is primarily composed of Black or African-American residents (61%), a concentration far beyond the Capital 
District as a whole and about double the rate of the City of Albany. Likewise, Hispanic residents comprise 16% of 
the South End’s population, as compared to about 11% and 6% of the City and Capital District. Clearly, the South 
End is home to a much more diverse population than the comparison geographies. 

Racial Composition, 2019
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Generational Breakdown

The Millennial population, defined as those born between 1981 and 1996, is the largest cohort in both the 
South End and the City as a whole, but not the Capital Region. Combining both Millennials and the younger 
Gen Z (1997-2012) cohort, approximately 54% of the South End’s population was born between 1981 and 2016, 
compared to 56% in the City and 44% for the Capital District. Conversely, the Capital District is more heavily 
weighted in the Silent Generation (1928-1945), Baby Boomers (1946-1964) and Gen X (1965-1980) cohorts.

Generational Breakdown, 2019
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Education

Educational attainment is generally lower in the South End than in the City and the Capital District. About 16% of 
South End residents aged 25+ do not hold a high school diploma, as compared to 10% and 7% in the comparison 
geographies. Just 18% of South End residents hold a Bachelor’s degree or higher, again as compared to 39% and 
38% in the comparison geographies.

Educational Attainment, 2019
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Income and Net Worth

Due to the other various factors described above, it is no surprise that household incomes are lower in the South 
End ($28,622) than those of the City ($45,334) and Capital Region ($70,776). There also appears to be a large 
discrepancy in net worth between residents of the Capital District and those of the South End and City, and this 
is likely due to equity associated with homeownership, which is more prevalent outside the City. 

Income Comparison, 2019

Source: ESRI



SOUTH END STRATEGIC PLAN 64

2020 Jobs by Industry, South End & Capial District

Source: ESRI

4A.3	 INDUSTRY SECTORS

Employment by Sector

Industry data provided by Emsi give unique insights into the industry composition of the South End. To best 
approximate accurate industry conditions, the South End region is proxied by the 12202 ZIP Code. Unsurprisingly, 
the ‘Government’ sector accounts for a large portion of South End’s employment base given the neighborhood is 
in close proximity to the state capital. Construction, transportation and warehousing, and healthcare industries 
are also in high concentrations in the South End. 
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Retail Sector

ESRI provides us data on the supply, demand and retail market gaps for the South End trade area. “Supply” is 
measured in dollars of sales in stores located in the South End. “Demand” is estimated spending by households 
in the South End. The “Gap” is the difference in how much households are spending versus how much spending 
is occurring in the area. The presumption in this type of analysis is that any “Gap” is being met by households 
spending their dollars outside the neighborhood and thus could represent an opportunity to recapture that 
spending.

As shown, in virtually every category of retail goods and services, there is a leakage (i.e. gap) of retail dollars 
spent outside of the South End. Clearly, this is largely the result of the South End being under-served in the retail 
sector.

In the next table, we show the results of a presumed 15% recapture of any current sales leakage and we 
calculate the number of new businesses that would result. As shown, the only category that has enough 
recaptured leakage (at 15%) to effectively support a new business is “restaurant”. Therefore, to support other 
businesses, any of the following would have to occur, (1) recapturing a larger share of the retail leakage, (2) 
“importing” retail spending from non-residents, or (3) increasing the retail spending demand of residents 
through growth in the number of resident households and average household income.
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Retail Gap, South End

Source: ESRI
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Supportable Retail, South End

Source: ESRI, MRB Group

4A.4 HOUSING

Housing Tenure

According to ESRI as of 2019, there were 5,121 housing units in the South End, of which 901 were vacant. This 
equates to a vacancy rate of 17.6% for the South End, which is notably higher than that of both the City of 
Albany (12.6%) and the Capital District (9.9%). This measure suggests a weak South End housing market likely 
driven by low demand, persistent divestment in the area, and an aging housing stock. 
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House Tenure South End

Source: ESRI

The South End’s housing stock is primarily focused on renter-occupied units, when compared to the City and 
Capital District. The South End is comprised of 64.8% renters compared to 56.7% in the City and 33.9% in the 
Capital District. As shown in the following table, the owner-occupied units in the South End tend to be owned in 
larger proportions by householders 55+ years old whereas the renter-occupied units have more representation in 
the youngest age bracket.

Tenure by Age of Householder, South End, 2019
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Affordability of Housing

The affordability of housing is often measured by the median cost of housing in relation to the median household 
income. As a general rule, households that spend more than 28% of their income on housing-related costs are 
said to be “burdened”. Using the South End’s Median Home Value, the local income affordability threshold was 
calculated at $29,614 in order for a household to not be considered burdened. Because this threshold exceeds 
the area’s median household income of $28,622, more than half of the South End’s population would be deemed 
“burdened” in a home ownership scenario.

House Tenure South End 2019 Households by Income

Source: ESRI

Source: ESRI
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Housing Structures

Approximately 54% of South End housing units are in structures with more than 3 units, as compared to 39% and 
24% in the City and Capital Region respectively which have much higher proportions of single-family homes. The 
larger, multi-unit structures are of importance to South End residents, as they offer more affordable housing cost 
options than single- or double-unit structures found elsewhere in the region.

  

2019 Median Home Value

 

 
In 2019, the median South End home value was $94,988 as compared to $179,739 for the City of Albany and 
$219,531 of the Capital District. Therefore, the 2019 median home value for South End properties is 47% and 
57% lower than the City of Albany and Capital District respectively. While there may be many factors that 
contribute to this disparity, clearly an aging housing stock and divestment in the area can help explain the 
downward pressure on home values in South End. At the same time, more affordable home values in the South 
End’s housing stock enable lower income residents to remain in the City.

Housing Characteristics, South End
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Costar Multi-family For-rent Real Estate Data

Using CoStar real estate market data for the defined South End region, the following trends were observed 
across for-rent, multi-family listings.1

As shown in the table below, vacancy rates in the South End in larger, multi-family, for-rent properties have been 
low in recent years, moving from roughly 4% to as low as 2.5%. The data indicate that many of these units are 
affordable (i.e. subsidized) and, with such low vacancy, there is clearly a significant unmet demand. Of particular 
interest is the 2014 delivery of a more than 50-unit building that was entirely absorbed in the same year.

1	 Note that Co-star covers most, but not all, multi-family for-rent properties. For example, it would likely capture most 4+ unit structures but only some 2 or 			 
3-unit structures. Therefore, it is best to use Co-star to understand trends and percentages, as opposed to absolute numbers. Also, critically, it would 			 
not cover properties that are off the market (i.e. vacant structures that are not currently on the market). 
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4A.5 SUMMARY AND CONCLUSIONS

Below are the major conclusions of the market study 
by topic. Where applicable, we have noted changes 
since the 2007 Capital South Plan (the “2007 Plan”) 
and any implications for the current community 
planning effort.

Demographics

•	 Population, households, average household 	
	 size, renter population, and median age have 	
	 grown since 2010 and are projected to grow 	
	 modestly through 2024. This is a significant  
	 change from the 2007 Plan, where 		
	 population was shown to be declining and 
	 continuing to decline. This appears to 		
	 indicate that the neighborhood is stabilizing 	
	 somewhat.

•	 Compared to the remainder of the Capital 	
	 District, the South End has a younger and 	
	 much more diverse population. Since 		
	 the 2007 Plan, the median age has slightly 	
	 increased and the non-white population has 	
	 risen from 65% to 76%. 

•	 South End residents are heavily skewed 		
	 toward renters (78%), as compared to the 	
	‌ reference geographies, consistent with the 	
	‌ findings of the 2007 Plan.

•	 Median income is low and is stagnant in the 	
	 South End relative to surrounding areas.

•	 Educational attainment is lower in the South 	
	 End than the City of Albany and the Capital 	
	 District. However, educational attainment has  
	 improved significantly since the 2007 		
	 Plan, with “less-than-a-high-school-diploma” 	
	 declining from 30% to 17% and “bachelor’s 	
	 degree or higher” rising from 15% to 18%.

Industry Sectors

•	 Jobs located in the South End are 	        	
    concentrated in the government, construction, 	
    warehousing, transportation and healthcare 	
    sectors

•	 The retail sector data shows that the South 	
	 End has very little retail shopping available 	
	 in the neighborhood and the vast majority 	
	 of retail purchases by residents are made 		
	 outside the South End. Despite this, new retail 	
	 development is likely to be limited unless and  
	 until the neighborhood is able to: (1) 		
	 recapture a large share of the retail leakage, 	
	 which can be difficult, (2) “import” retail 		
	 spending from non-residents, or (3) increase 	
	 the retail spending demand of residents 		
	 through growth in the number of 	resident 	
	 households and average household income.

Housing

•	 Overall, the South End has higher vacancy 	
	 rates as compared to the City and Region, 	
	 but its trend has been downward, which is 	
	 positive for the market. It appears that some 	
	 of the South End’s vacancy is not due to 		
	 problems with absorption of existing units 	
	 on the market, but rather by properties that 	
	 are entirely vacant and not on the market.

•	 The majority of housing units in the South 	
	 End are in structures containing 3 or more 	
	 housing units. This section of the residential 	
	 real estate market is, by far, the healthiest,  
	 with multi-family, for-rent units in larger 		
	 buildings at very low vacancy rates. This is in 
	 part due to a significant presence of 		
	 subsidized housing available in the  
	 South End.

•	 Home values and rent prices are generally 	
	 lower in the South End when compared 		
	 to the City and Region. Despite this, there 	
	 is a significant homeownership affordability 	
	 issue in the South End, as the median 		
	 household income is not high enough to 		
	 afford the median for-sale home value.
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