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KEY FINDINGS AND RECOMMENDATIONS 
 

Little net change is expected in the next decade in either the industrial or office sectors within Chemung, Schuyler, and 
Steuben Counties. Employment in these sectors is projected to remain at current levels, while the decades-long trend in 
startups or business attraction has produced few significant users of industrial or office space. Most demand is being 
generated by existing businesses, either through space built to suit, additions to existing facilities, or moves within the 
area. The available inventory of industrial, and especially office space is far in excess of what can possibly be absorbed at 
the pace the economy has consistently been changing. It is probably true to say that space is being vacated at a pace 
similar to that being occupied. In this scenario, the owners of less competitive properties should be considering 
redevelopment to other uses, and municipal leaders should be planning to encourage this transition.  

FINDINGS 
Both national and local factors weigh in result in slow demand for industrial and office space within the Southern Tier 
Central region. Most demand will originate with existing businesses or startups, and much of it could better be called a 
realignment of space, with little net change in occupancy. 

 There is a strong national demand for logistics space, while manufacturing has made up only six or seven percent 
of the industrial market in the last two years. The study area’s location does not favor it as a logistics site except 
for the potential to warehouse inventory held in reserve.  

 While some manufacturing sector reshoring is anticipated, these establishments will not be seeking small city and 
rural locations. Along with a general preference for southern states, manufacturing has favored metropolitan area 
sites with access to large labor pools since the early 2000’s. 

 The Southern Tier Central region is anticipated to see no growth in employment within sectors typically requiring 
industrial property. This does not indicate a stagnant industrial economy, as some sectors continue to grow while 
others contract, and automation continues to replace the need for workers.  

 Business attraction has resulted in recruitment of an average of about one industrial sector company per year with 
at least 20 employees, while two or three startups per year grow to have at least ten employees. Many are opting 
to construct their own facility, and about a quarter are in food processing.  

 Fifteen industrial properties listed in the three counties offer a total of 551,962 square feet, most between 4,000 
and 30,000 square feet. It is predominantly Class B space, but suitable for the kinds of businesses that have been 
seeking existing space in the region. The 335,835 square foot former Phillips Lighting property is the largest in the 
market. While in good condition overall, its low ceiling height (25 feet) makes it somewhat unattractive for 
warehousing, which is the sector with the greatest demand. A similarly-large building in Wellsville is better-suited 
to warehousing and is being listed at $4.50 per square foot. 

 Industrial land is available in the three counties, but may be priced higher than some similar communities with 
which the region will compete for investment. 

 The region can anticipate limited demand for industrial space, with older and less-suitable properties remaining 
vacant for an extended period. Some of this space would normally function as small-area storage, but the use of a 
75,000 square foot anchor store at Arnot Mall, for this purpose, depresses the market for small industrial 
buildings. 

 National demand for office space has been negative for nine consecutive quarters. Coming out of the pandemic, 
remote work is expected to be more common, even if in a hybrid format. This could further weaken long-term 
demand as companies reconfigure their office footprint. 

 Many companies sent office workers home during the pandemic. At the end of 2021, about three-quarters of pre-
pandemic foot traffic had returned to a sample of employment locations in Chemung and Steuben Counties. 
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Fewer trips to the office translates into changes in demand for many retail and dining businesses, and where 
people may choose to live, in addition to office demand. 

 The number of office jobs located in Chemung, Schuyler, and Steuben Counties declined by nearly 3,000 in the 
decade through 2021. The number is expected to remain more or less stable over the next decade, with the loss 
of fewer than 100 jobs. Without growth, there will be no net change in demand, even while there is a shuffling of 
vacancies as businesses open, close, grow, or contract their office workforce. 

 The market has 311,578 square feet of vacant office space, not including retail commercial buildings that might be 
used for offices, or commercial buildings that are not listed. As an example, the downtowns of most area 
communities have vacant buildings or upper floors that are not on the market. Both lease and purchase prices are 
comparable with similar communities and below national averages. 

 Limited demand will lead to continued high levels of office vacancy, with lease and purchase activity favoring the 
better-quality properties on the market.  

RECOMMENDATIONS 
 The region has an excess of office space. The solution to this dilemma is to remove under-performing properties 

from the inventory through redevelopment. Municipalities can enable adaptive reuse or redevelopment by 
targeting poorly-performing downtowns and commercial districts, conducting the research and planning to guide 
property owners and developers, and putting in place incentives to encourage new investment. 

 Growth in remote work or hybrid work scenarios will impact the design and need for office space. If significant 
numbers of employees are spending their workday away from the office, there will be implications for nearby 
businesses or businesses patronized by commuters, such as restaurants and gas stations. New opportunities may 
arise closer to residential neighborhoods. An annual survey should be implemented to monitor the trend, reaching 
out to employers and to the kinds of businesses relying on traffic from office workers, to monitor this issue and 
identify concerns that may be addressed through economic development programming. 

 The region has a narrow opportunity in the rapidly-growing logistics sector. Large industrial buildings or land can 
be marketed to regional manufacturers, retail chains, and wholesalers as sites to store reserve inventory. Both 
state and national governments should be monitored for expected initiatives to stockpile critical materials for both 
national defense and emergency preparedness. 

 Arnot Mall’s failure is disrupting other real estate sectors. Converting 75,000 square feet of floor area to small-area 
storage has depressed a market normally filled by smaller Class B and C industrial buildings, contributing to their 
extended vacancy. The mall appears to have outlived its life as a retail commercial center. Redevelopment might 
contemplate a combination of retail, hospitality, multifamily, and perhaps industrial uses. The former anchor 
stores may have value as larger warehouse space. 

 With startup and exiting businesses generating the most demand for industrial real estate, local and regional 
economic development programs should examine ways in which they can identify and proactively support 
businesses and industry sectors likely to grow. 
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MARKET OVERVIEW 

 

Most national analyses of local market conditions do not address small regions such as the Southern Tier counties. Among 
the few that do, the National Association of Realtors publishes a Commercial Real Estate Conditions Index that includes 
Chemung County (Elmira). Based on 46 variables, it assesses the condition of the entire commercial sector, including 
multifamily, office, industrial, and retail property. Overall market conditions in Chemung are not strong, according to the 
3rd Quarter 2021 release. While a score of 50 is average, Elmira scores 34.3, which is still better than neighboring 
Binghamton at 27.5. That score ranks it in the lower quarter of 390 metropolitan areas included in the index. 

 

NATIONAL ASSOCIATION OF REALTORS EVALUATION OF ELMIRA’S STRENGTHS AND WEAKNESSES 

TOPIC ANALYZED POSITIVE FACTORS NEGATIVE FACTORS  
Economic Conditions ▪ Wages are rising faster than nationally ▪ Job creation is weaker than nationally 

▪ Unemployment rate is higher than nationally 
▪ Area is experiencing net domestic 

outmigration 
▪ Population growth is slower than nationally 

Multifamily ▪ The area has a lower vacancy rate than 
nationally 

▪ The area has a faster pace of absorption 
than nationally 

 

▪ The rent to income ratio is lower than 
nationally1 

▪ Construction activity is slower than nationally 
▪ Building permits are not rising as fast as 

nationally 
▪ Cap rates are higher than nationally2 

Office3 ▪ The area has a lower vacancy rate than 
nationally 

▪ Rents are rising faster than nationally 
▪ The area has a stronger pace of office job 

creation than nationally 

▪ The area has a slower pace of absorption 
than nationally 

▪ Construction activity is slower than nationally 
▪ Sales transactions are not rising as fast as 

nationally 
▪ Prices are not rising as fast as nationally 
▪ Cap rates are higher than nationally2 

Industrial3 ▪ The area has a lower vacancy rate than 
nationally 

▪ Rents are rising faster than nationally 

▪ The area has a lower pace of absorption than 
nationally3 

▪ Construction activity is slower than nationally 
▪ Sales transactions are not rising as fast as 

nationally 
▪ Prices are not rising as fast as nationally 
▪ Cap rates are higher than nationally2 

Retail3 ▪ The area has a faster pace of absorption 
than nationally4 

▪ The area has stronger retail trade job 
creation than nationally 

▪ Sales transactions are rising faster than 
nationally 

▪ Cap rates are lower than nationally2 

▪ The area has a higher vacancy rate than 
nationally 

▪ Rent growth is slower than nationally 
▪ Relatively fewer units are being delivered 

than nationally 
▪ Construction activity is slower than nationally 
▪ Prices are rising slower than nationally 

Hotel/Lodging ▪  ▪ Job creation in the leisure industry is weaker 
than nationally 

▪ The area has a smaller share of leisure jobs 
than nationally 

1 This is an anomaly only true in the 3rd quarter. In previous quarters the ratio has been higher. 

2 Cap rates are based on very limited local data, usually not available in every quarter 

3 Vacancy, rent, and absorption estimates may be biased. Costar’s database contains a limited inventory for small metropolitan areas such 
as Elmira, so that many properties on the market may not be captured in the data. As a small market, there is also the potential for one, 
or a few transactions at one end of the scale to bias a small sample. For example, one large building leased at a high rent may skew the 
average higher than should be expected. 

4 Retail absorption is still negative (24,603 square feet) over the prior twelve month period. National absorption is negative to a greater 
degree. 
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The three counties have a large inventory of available office and industrial space. As a whole, the market is dominated by 
what could be described as Class B buildings. The National Association of Realtors defines three classes: 

 Class A: A classification used to describe buildings that generally qualify as extremely desirable investment-grade 
properties and command the highest rents or sale prices compared to other buildings in the same market. Such 
buildings are well located and provide efficient tenant layouts as well as high quality, and in some buildings, one-
of-a-kind floor plans. They can be an architectural or historical landmark designed by prominent architects. These 
buildings contain a modern mechanical system, and have above-average maintenance and management as well 
as the best quality materials and workmanship in their trim and interior fittings. They are generally the most 
attractive and eagerly sought by investors willing to pay a premium for quality. 

 Class B: A classification used to describe buildings that generally qualify as a more speculative investment, and as 
such, command lower rents or sale prices compared to Class A properties. Such buildings offer utilitarian space 
without special attractions, and have ordinary design, if new or fairly new; good to excellent design if an older 
non-landmark building. These buildings typically have average to good maintenance, management and tenants. 
They are less appealing to tenants than Class A properties, and may be deficient in a number of respects including 
floor plans, condition and facilities. They lack prestige and must depend chiefly on a lower price to attract tenants 
and investors. 

 Class C: A classification used to describe buildings that generally qualify as no-frills, older buildings that offer 
basic space and command lower rents or sale prices compared to other buildings in the same market. Such 
buildings typically have below-average maintenance and management, and could have mixed or low tenant 
prestige, inferior elevators, and/or mechanical/electrical systems. These buildings lack prestige and must depend 
chiefly on a lower price to attract tenants and investors. 

Class A space in the region is mostly occupied, built-to-suit, and company-owned. Most vacant space can be called Class 
B or Class C. In the industrial sector, it may include large or small buildings constructed or added to between the 1950’s 
and 1980’s. Office properties are more diverse, with downtown, suburban, and multi-tenant commercial buildings. The 
industrial space is more attractive from a national perspective, as the area can offer buildings with a large footprint, though 
somewhat lacking an open floor plan, ceiling heights, and other features some tenants may require. 

NATIONAL INDUSTRIAL REAL ESTATE TRENDS 
Two years into the Covid pandemic, office and industrial markets across the country are on divergent paths. A sudden 
boom in e-commerce and global supply chain disruptions have created unprecedented demand for logistics facilities such 
as warehouses, distribution centers, processing and fulfillment centers, truck terminals, and related activities. 
Manufacturing space is also in demand, and that demand is expected to grow as companies look for less-disruptable 
solutions to material and component shortages. Anticipated government policy may also spur more demand for 
manufacturing and logistics space through initiatives such as a proposed strengthening of the Buy American Act, setting 
minimum U.S. content requirements in government purchases for defense, transportation, and other sectors. Early in 
2022, a report is due for release under the Executive Order on America’s Supply Chains, which is expected to address 
capacity, reshoring, redundancy, stockpiles, research and development, workforce, and risks across several industry 
sectors, leading to further investment in American manufacturing and logistics. 

Nationally, high demand has placed a premium on prime industrial and logistics properties. According to the National 
Association of Realtors, vacancy rates hit an all-time low of 4.1 percent in 2021, with 700 million square feet of space 
absorbed. Asking rents also grew by a historically-high 8.4 percent. Meanwhile, construction has been hit by supply chain 
shortages that are significantly lengthening the time it will take to add new space. This is beginning to renew interest in 
some secondary or even tertiary markets that have struggled to attract new industry since the mid-2000’s, such as New 
York’s Southern Tier. 

Costar offers market vacancy estimates for the third quarter of 2021, with a national rate of 4.6 percent, further broken out 
by logistics (4.6 percent), flex space (6.7 percent), and specialized (3.5 percent). Over the year ending in the third quarter, 
the industrial market absorbed 518 million square feet, with logistics making up 94 percent, or 486 million square feet. 
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This compares closely to CBRE estimates that manufacturing accounted for only six percent of the industrial market in 
2020, and seven percent in 2021. JLL estimates as much as half of the current industrial real estate demand can be 
attributed to e-commerce. With its projected growth, JLL has estimated demand for an additional one billion square feet 
of space by 2025, including both new and repurposed real estate, such as conversion of dark big box stores to “last mile” 
distribution hubs. 

There are important differences within the sector that influence location and design, having implications for places like the 
Southern Tier Central region. Although located on an interstate highway, it is not immediately adjacent to any large 
metropolitan area, break-bulk infrastructure, or source of raw goods. The area has several large buildings available, but a 
majority do not feature the ceiling height, docking, and other features desirable in warehousing or distribution. These 
factors will limit the area’s ability to compete for logistics businesses. 

Warehouses provide long-term storage and can include specialized facilities. Examples might include facilities for grain or 
petroleum storage, cold storage warehouses, or hazardous material warehouses. In sectors such as the food industry, they 
may be used to retain inventory of seasonally-available ingredients or finished products. With disruptions to global supply 
chains, there is some interest in expanding stockpiles of critical parts or products, from both the manufacturing and trade 
sectors. Many are located close to the point of origin or final user to expedite movement.  

Warehouses used to hold inventory have some more flexibility in location and building design. Prologis Research 
describes a “shift from just-in-time to just-in-case supply chains” as businesses increase the quantity of raw materials and 
finished goods held in reserve in case of supply chain disruptions. They estimate the change could drive inventories up by 
more than five t ten percent, creating demand for 57 million to 114 million square feet of demand, much of it being for 
conventional warehouse space. 

Distribution centers may store products, but are set up to receive product and forward it its destination. Fulfillment 
centers usually include picking and packing functions, and some have co-located call centers to receive customer orders, 
while cross-dock facilities are set up to resort freight and move it forward it to its destination. Examples of the latter 
include postal service and package delivery service facilities. Distribution centers are located at ports and other break-bulk 
sites, or at a regional level within major metropolitan areas. The decision to locate within the metropolitan region is 
becoming more imperative with growing demand for same-day or next-day delivery, and for access to the large labor pool 
needed to run distribution centers.  

There is a final type of facility, “last mile” fulfillment center, that is becoming more prevalent. These facilities may be 
located in subregions, such as a city or even neighborhoods of a large metropolitan region. They are smaller facilities that 
may store high-turnover items, and otherwise support the final leg of delivery to the customer. There is a growing trend to 
repurpose shuttered big box stores and similar buildings for this purpose. 

The trend for more logistics facilities to prefer metropolitan locations is aided by the willingness to pay higher rents, which 
only account for about five percent of operations. Transportation represents about half of the cost. More importantly than 
either, though, is the expectation from customers for rapid delivery, requiring distribution to be located close to the 
market. 

NATIONAL OFFICE REAL ESTATE TRENDS 
As much as there is a hot market for industrial property nationally, the opposite is true for office buildings. The pandemic 
caused many companies to send their office employees home to work remotely, and a large number of those workers 
have not yet returned. For many companies, there is an unanswered question of whether employees will return, or in what 
new format. Most workers have found that they prefer to work from home, while companies have discovered that they can 
maintain productivity and perhaps realize cost savings if they can lighten their office costs. This has contributed to two 
years of negative office absorption, with 142.5 million square feet of existing inventory coming open in 2021 alone, 
according to the National Association of Realtors.  

Cushman and Wakefield estimated national office vacancy at 17.6 percent at the end of 2021, and predicts an increase as 
buildings under construction are completed. New office starts were at 86.0 million square feet in 2019, dropping to 58.9 
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million square feet in 2020, and 48.2 million square feet in 2021. Office absorption has been negative for nine consecutive 
quarters, and the vacancy rate is the highest since 2003. The market may have reached its nadir, as CBRE predicts 
declining vacancy by the end of 2022 as more than one million new office jobs are created. 

Research by Gallup, in September of 2021, found that nearly half of full-time employees in the U.S. (45 percent), including 
two-thirds of white-collar employees (67 percent), are still working from home to some degree, and a majority expect to 
continue to do so once the pandemic has ended. About half of all employees currently working remotely indicated that 
they would be likely to seek a new job if required to return to the office. Various sources have surveyed companies in an 
attempt to understand how remote work may continue, finding that: 

 How many companies are allowing remote work depends on who is being surveyed, but all agree that there has 
been an increase, and predict that remote work will become more common. 

▪ OWL Labs estimates that 16 percent of companies are fully remote. Its survey includes many small 
companies left out of other surveys. 

▪ The National Council of Compensation Insurance (NCCI) has found that six percent of companies are 
now working remotely, compared to four percent before the pandemic. Up to a quarter of companies 
allow some portion of their employees to work remotely. 

▪ Willis Tower Watson surveyed companies to find that 19 percent will have at least some employees 
working remotely after the pandemic has ended. 

▪ The National Association of Realtors (NAR) estimates that 13.5 percent of companies offer some remote 
work. NAR research is limited to offices of 25,000 square feet or more in markets with a population over 
250,000. 

▪ CBRE predicts that 87 percent of companies will offer some remote work, with an average employee 
working remote 24 percent of the time. 

 Estimates of the percentage of the workforce that is or will be working remotely also vary, while there is a good 
deal of consistency among those seen as best suited for remote work. 

▪ Upwork predicts that 36.2 million workers (22 percent of the workforce) will be working remote three to 
five days per week by 2025, and 61.9 percent of hiring managers are planning for more remote work.  

▪ Gallup’s survey found that 45 percent of the workforce is still working remotely at the end of 2021, with 
25 percent fully-remote and 20 percent working remotely some days. 

▪ McKinsey & Company found that the ability to work remotely is better-defined by task than by 
occupational title, with those required to be on a jobsite, needing access to a lab or specialized 
equipment, in production, or interacting face-to-face with customers or staff having more limited remote 
work possibilities. Generalizing, occupations in management, information technology, finance, and 
professional, scientific, and technical services can work remotely with the least loss of productivity. 
Education, wholesale trade, real estate, and government occupations may also have remote work 
possibilities, but may also see a greater loss of productivity. 

▪ LinkedIn has identified software/IT, finance, media and communications, design, public administration, 
and entertainment as fields where a good degree of work can be conducted remotely. 

▪ The Ladders, a job search site for management and professional workers, estimates that 20 percent of 
professional jobs are now remote, and estimates it will increase to 25 percent by the end of 2022. 

Throughout the pandemic, companies have put off making changes to their office real estate as they wait to figure out 
their direction. The choice to wait before making a decision about office space needs may be reflected in the change in the 
amount of sublease space on the market, which only increased to 13.4 percent of the total vacancy, from about 9.0 percent 
on average. Some will return to a majority office setting while others will widely embrace remote work, but a majority are 
expected to settle on a hybrid approach combining partial remote work with time in the office to develop corporate 
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culture and promote mentoring, networking, and collaboration. The result may be a smaller office footprint, and functional 
changes within offices to create more collaborative spaces. Shared office and coworking spaces may also see growth, 
especially for smaller establishments, as workers only occupy space during part of the week. Commercial Edge estimates 
that 86 percent of post-pandemic offices will include flexible space, while only 5.6 percent of current inventory provides it. 

In a market with high levels of vacancy across all office property types, leasing trends toward better-quality space. This 
applies to both buildings and locations. Businesses searching for sites in which to open new offices are more likely to take 
advantage of significant vacancies in metropolitan central business district and suburban locations before considering 
options in small cities. This is especially true where metropolitan areas offer access to a larger labor market and 
specialized talent. 

IMPLICATIONS OF A CHANGING WORKPLACE 
The pandemic has changed how and where people work, even if the final outcomes are not yet clear. If people are 
working outside of the office, there will be changes to more than just the physical office. Possible scenarios include the 
following: 

▪ Workers choosing to live further from the office. There are already signs that workers are willing to live further 
from the office if they no longer have a daily commute. This enables workers to choose other kinds of housing 
and may enable them to live where housing is more affordable. OWL Labs found that half of employees would 
consider a move if remote work became permanent. Most favored a move to suburban locations, with 29 percent 
remaining in the same general vicinity, and only 9 percent moving to a rural location. 

▪ Increased profits for businesses. A partially-remote workforce may lead to a decreased need for office space. 
Companies can expect to see increased annual profits of $2,000 per employee, according to one study by Stanford 
University, through savings related to occupancy costs. 

▪ Cost savings for workers. Remote workers save as much as $7,000 per year through reduced commuting, fewer 
meals purchased at restaurants, and lowered childcare expenses.  

▪ Effects on spending. The cost savings enjoyed by workers translate to less revenue for some businesses. Gas 
stations and restaurants are two formats immediately impacted. The restaurants most affected will be those 
closest to employment centers, and snack and beverage places (ex., coffeeshops) along with restaurants catering 
to a lunchtime base. The outlook may be uncertain or even bright for other businesses. Apparel retail took a hit 
initially as people did not need to make purchases of business attire, but sales came back as people shifted their 
spending to other attire. Furniture, home furnishings, electronics, and office supplies may see an increase as 
workers outfit home offices. Generally, businesses in neighborhoods that emptied out during the workday may 
see an increase in sales as more people remain near home. 

▪ A rise in third places. The so-called “third place” is a location that is neither office or home, where people may go 
to work or to meet with others. They can be formal locations like coworking spaces, or informal locations such as 
coffeeshops and libraries. As more of the workforce becomes remote, there is expected to be increased demand 
for these environments. 

▪ A rise in the use of contingent workers. The years leading up to the pandemic already brought an increased use of 
freelancers, contingent or contract employees, and small consultants to fill roles that may have been held by 
regular employees in the past. Many administrative, technical, and professional positions in the office sector can 
be filled by these workers. Benefits to the company can include flexibility to adjust staffing needs and cost 
savings. Outsourcing to contingent works may also be a strategy to cope with worker shortages. 
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SOUTHERN TIER CENTRAL OFFICE MARKET ANALYSIS 
 

Foot traffic data for a sample of office locations in Steuben and Chemung Counties may help to quantify the degree to 
which pandemic shutdowns and remote working impacted offices in the region. In 2020 the total foot traffic for these 
locations fell to just 56.3 percent of 2019 counts, while 2021 saw a recovery to 71.4 percent of 2019 traffic. There is some 
fluctuation month-to-month, with lower traffic volume corresponding to the emergence of new variants of the virus. The 
data reflects a pattern similar to what has been documented nationwide. 

OFFICE OCCUPATIONS 
Demand for office space is estimated based on office employment. Over the past decade the number of office employees 
in the three counties declined by 2,868. From 2021 to 2031 the number is projected to remain essentially unchanged, with 
a decline of only 96 employees. To some extent, the occupations with the largest number of lost jobs are in support roles 
where automation has reduced the need for labor. The loss of large employers in the region also contributes to job losses 
in these occupations. 

 

OFFICE OCCUPATIONS WITH THE GREATEST 2011 TO 2021 JOB LOSS 

DESCRIPTION 

MEDIAN 
HOURLY 

EARNINGS 

MEDIAN 
ANNUAL 

EARNINGS 
2011 

JOBS 
2021 

JOBS 
2031 

JOBS 
2011-2021 
CHANGE 

2021-2031 
CHANGE 

2011-2031 
CHANGE 

Special Education Teachers, Kindergarten and 
Elementary School $25.54 $53,119.58 310 221 247 -89 26 -63 

Payroll and Timekeeping Clerks $20.70 $43,053.24 166 69 54 -97 -15 -112 

Billing and Posting Clerks $18.20 $37,863.20 263 165 164 -98 -1 -99 

Receptionists and Information Clerks $15.53 $32,308.19 673 570 584 -102 13 -89 

Secondary School Teachers, Except Special and 
Career/Technical Education $28.75 $59,799.77 768 662 744 -106 83 -23 

Tellers $15.31 $31,848.71 439 332 274 -107 -58 -165 

Social Workers, All Other $34.66 $72,091.80 142 34 42 -108 8 -100 

Veterinary Technologists and Technicians $16.14 $33,565.24 158 40 45 -118 5 -113 

Executive Secretaries and Executive Administrative 
Assistants $31.77 $66,082.28 423 253 215 -170 -39 -208 

Substitute Teachers, Short-Term $12.23 $25,441.04 528 336 378 -192 42 -150 

Registered Nurses $32.15 $66,877.07 1,955 1,749 1,699 -206 -50 -256 

First-Line Supervisors of Office and Administrative 
Support Workers $27.79 $57,809.48 892 673 670 -219 -4 -222 

Nursing Assistants $15.78 $32,826.34 1,140 898 953 -242 55 -187 

Office and Administrative Support Workers, All Other $18.46 $38,396.70 319 72 74 -247 2 -245 

Sales Representatives, Wholesale and 
Manufacturing, Except Technical and Scientific 
Products 

$26.95 $56,050.72 805 521 594 -284 73 -211 

Bookkeeping, Accounting, and Auditing Clerks $20.24 $42,106.27 1,218 894 864 -324 -30 -354 

Postsecondary Teachers $30.84 $64,138.96 763 388 239 -376 -149 -524 

Secretaries and Administrative Assistants, Except 
Legal, Medical, and Executive $17.71 $36,833.75 1,563 1,152 1,068 -412 -83 -495 

Office Clerks, General $15.11 $31,436.54 1,565 1,144 1,151 -422 7 -415 

 EMSI and Place Dynamics 
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There were fewer occupations with large job gains. Teaching positions are at the top of the list. While occupations in 
education are included in those classified as office-based, they create less demand for offices in a traditional sense.  Other 
gaining occupations are in management and health care fields. 

 

OFFICE OCCUPATIONS WITH THE GREATEST 2011 TO 2021 JOB GAIN 

DESCRIPTION 

MEDIAN 
HOURLY 

EARNINGS 

MEDIAN 
ANNUAL 

EARNINGS 
2011 

JOBS 
2021 

JOBS 
2031 

JOBS 

2011-
2021 

CHANGE 

2021-
2031 

CHANGE 

2011-
2031 

CHANGE 

Elementary School Teachers, Except Special 
Education $28.54 $59,368.24 819 1,147 1,296 328 149 477 

Teaching Assistants, Except Postsecondary $12.40 $25,795.95 1,151 1,401 1,554 250 152 402 

Project Management Specialists and Business 
Operations Specialists, All Other $35.13 $73,064.95 234 405 452 170 48 218 

Production, Planning, and Expediting Clerks $24.20 $50,336.65 206 360 386 154 26 180 

Social and Human Service Assistants $16.20 $33,689.76 367 499 589 132 90 222 

Human Resources Managers $71.66 $149,051.73 36 154 160 118 6 124 

General and Operations Managers $43.74 $90,988.83 1,009 1,113 1,238 104 125 229 

Compliance Officers $27.46 $57,112.48 147 251 267 103 17 120 

Healthcare Social Workers $23.71 $49,314.98 43 138 146 94 9 103 

Surgical Technologists $21.53 $44,786.81 42 127 120 85 -7 78 

EMSI and Place Dynamics 

 

OFFICE VACANCIES 
Multiple national and local online commercial real estate listing sites were reviewed to compile an inventory of the office 
space available in the three counties, as of December of 2021. A total of 26 properties were identified as office space. 
These office listings range in size from about 1,000 to 33,000 square feet, with one (the former Booth Elementary School in 
Elmira) at 86,967 square feet. In total, the analysis identified 311,578 square feet of vacant office space, although a number 
of retail listings might also be suitable for some office uses, and could increase the total. Fewer buildings are listed in 
outlying communities where a large number of vacant downtown buildings can be observed. These would also be suitable 
for some office uses, but are not included in the inventory. 

The character of these spaces is diverse, including downtown commercial buildings and office buildings, small 
freestanding commercial buildings in neighborhood areas, medical offices, industrial park flex space, and converted 
homes. The earliest buildings date from the late 1800’s, and range up to recently-constructed suburban office buildings. 
Most of the older buildings that are listed have been renovated, while unlisted space appears to be in poor condition.  

Asking lease rates ranged from $4.95 to $15.00 per square foot, which is typical of similar markets and well below the 
December 2021 average of $38.44 per square foot in the country’s top markets. Those top markets averaged a sale price 
of $293 per square foot, while prices in the three counties start at about $8 and go up to $165 per square foot, not 
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including the former school. At the lower end, buildings tend to be located in outlying communities or need extensive 
upgrades. 

 

OFFICE REAL ESTATE LISTINGS – DECEMBER 2021 

BUILDING ADDRESS CITY 
BUILDING 

AREA (sq. ft.) 
AVAILABLE 

AREA (sq. ft.) 
LEASE 
PRICE 

SALE 
PRICE 

PRICE PER 
SQ FT 

100 West Church Street Elmira 29,580 14,740 $10.00   

100 West Church Street 201 Elmira 8,939 8,939 $10.00   

111 Seneca Street Hornell 2,823 2,838  $395,000 $17.55 

1140 Sullivan Street Elmira 14,000 14,000 $4.95   

1300 College Avenue Elmira 20,000 20,000 $6.50   

131 Walnut Street Corning 4,928 4,928  $295,000 $139.92 

1316 College Avenue Elmira 50,000 14,000 $7.00   

1316 College Aveue A Elmira 3,706 3,706 $11.50   

139 Wardell Street Corning 5,165 5,165  $575,000 $59.86 

15 Pulteney Street East Corning 5,600 2,800 $10.00   

150 Main Street North Elmira 33,000 33,000 $5.00   

19 South Main Street Avoca 1,964 1,964  $325,000 $111.33 

2 Denison Parkway East Corning 5,168 5,168 $16.00   

20 Elm Street Hornell 17,774 17,774  $195,000 $10.97 

203 Colonial Drive Big Flats 26,531 26,531 $10.70 $1,545,000 $58.23 

23 Market Street West Corning 26,460 3,000 $15.00   

230 Elm Street Corning 9,500 9,500  $79,900 $8.41 

2665 Corning Road Horseheads 2,885 2,885 $9.75   

310 Town Center Road Painted Post 12,000 3,840 $16.00   

34 Pulteney Street West Corning 14,370 14,370  $750,000 $52.19 

404 Davis Street Elmira 86,967 86,967  $585  

460 Canisteo Street Hornell 2,690 2,690  $95,000 $35.32 

859 Broadway Street Elmira 3,600 3,600  $355,000 $98.61 

9703 Enterprise Drive Painted Post 3,600 3,600 $12.00   

4 Mechanic Street Prattsburgh 4,553 4,553    

10 West Pulteney Square Bath 1,020 1,020    

Place Dynamics 

OUTLOOK FOR OFFICE REAL ESTATE 
The Southern Tier Central region can expect to see little new demand for office space in the course of the next several 
years. This outlook is based on three primary considerations. Firstly, there is projected to be no growth in office 
employment over the next decade, which might create demand for additional office space. Secondly, the region has no 
compelling advantages that would make it attractive for recruitment of significant office-based businesses. Thirdly, the rise 
of remote work, even in a hybrid format, will suppress office space demand from existing employers in the region. The 
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structure of the local economy does not make it likely that employers will be shedding a significant amount of office space 
as a result of remote working. 

What can be expected is a normal turnover of office space as companies open or close offices, grow, or seek new 
locations. In a market with a great deal of excess space, the best buildings in the best locations will lease or sell first. Aside 
from those businesses serving a local market, most businesses will prefer to locate centrally in the Corning or Elmira areas. 
The downtowns and leading commercial strips will attract the most interest, as will buildings in good condition, requiring 
few updates. Older office buildings in poorer-quality commercial areas are likely to remain vacant for extended periods, 
and given the low demand, may be considered as targets for redevelopment. 
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SOUTHERN TIER CENTRAL INDUSTRIAL MARKET ANALYSIS 
 

The industrial sector in the three counties, and throughout the Southern Tier, has not been growing. In most cases, it has 
been in decline for more than two decades. The number of manufacturers in the study area declined by 63, or 13.1 
percent, in the decade up to 2019, after a decline of 116, or 27.2 percent in the prior decade. The regions’ strengths, 
among users of industrial property, are among some transportation, warehousing, and wholesale trade industries, legacy 
industries, and activities tied to regional agricultural, forestry, and oil and gas assets. These will create limited demand for 
industrial real estate. 

INDUSTRIAL EMPLOYMENT TRENDS 
Most of the uses typically found in “industrial” properties are within manufacturing, transportation and warehousing, and 
support activities for oil and gas and mining. Over the past two decades there has been a loss of employment in these 
sectors, though individually, some industries have grown while others contracted. Six of the industries losing the most 
employees in the 2010s were also among those losing the most in the prior decade. The losses may reflect the impact of 
automation and a realignment of employees to related activities, such as in glass production, while other losses do reflect 
industries pulling out of the region. Large losses of jobs in electronics sectors in the 2000s reflect this latter trend, as the 
industry shifted production to off-shore locations. 

 

INDUSTRIAL USES WITH THE GREATEST 2010 TO 2019 LOSS OF JOBS 

NAICS17 NAICS INDUSTRY DESCRIPTION 2000s 2010s 

327212 Other Pressed and Blown Glass and Glassware Manufacturing1 -4,205 -4,098 

331511 Iron Foundries 787 -799 

337211 Wood Office Furniture Manufacturing 146 -649 

323111 Commercial Printing (except Screen and Books) 21 -436 

336510 Railroad Rolling Stock Manufacturing1 -1,067 -283 

322212 Folding Paperboard Box Manufacturing 0 -191 

322211 Corrugated and Solid Fiber Box Manufacturing 2 -150 

333316 Photographic and Photocopying Equipment Manufacturing1 -30 -150 

333923 Overhead Traveling Crane, Hoist, and Monorail System Manufacturing  -50 -149 

423320 Brick, Stone, and Related Construction Material Merchant Wholesalers 64 -93 

333413 Industrial and Commercial Fan and Blower and Air Purification Equipment Manufacturing 80 -89 

327215 Glass Product Manufacturing Made of Purchased Glass 1 -88 

484110 General Freight Trucking, Local 216 -85 

484121 General Freight Trucking, Long-Distance, Truckload1 -94 -57 

423130 Tire and Tube Merchant Wholesalers 37 -52 

327211 Flat Glass Manufacturing1 -819 -50 

335921 Fiber Optic Cable Manufacturing1 -5,942 -45 

423850 Service Establishment Equipment and Supplies Merchant Wholesalers -2 -43 

339920 Sporting and Athletic Goods Manufacturing 12 -39 

423120 Motor Vehicle Supplies and New Parts Merchant Wholesalers -18 -39 

 Place Dynamics analysis of NETS data 
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Few common users of industrial property increased employment in the 2010s, and only four were among those gaining 
the most employees in the 2000s. Support activities for oil and gas operations was the most important of these. Other 
growing industries closely tied to local resources include cheese manufacturing, wineries, and sawmills. Transportation 
and warehousing industries were well-represented in both decades, with several serving a local market. The expanding 
manufacturing industries are diverse, rather than linked to clusters, and several that expanded in the first decade of the 
2000s contracted in the 2010s. 

 

INDUSTRIAL USES WITH THE GREATEST 2010 TO 2019 JOB GAINS 

NAICS17 NAICS INDUSTRY DESCRIPTION 2000s 2010s 

213112 Support Activities for Oil and Gas Operations 155 226 

333517 Machine Tool Manufacturing -124 191 

311513 Cheese Manufacturing 2 141 

485111 Mixed Mode Transit Systems -147 123 

339999 All Other Miscellaneous Manufacturing 10 104 

492210 Local Messengers and Local Delivery -36 102 

485410 School and Employee Bus Transportation 116 97 

313210 Broadwoven Fabric Mills 11 86 

321113 Sawmills 33 75 

488999 All Other Support Activities for Transportation 65 49 

488119 Other Airport Operations -5 47 

491110 Postal Service 79 45 

321911 Wood Window and Door Manufacturing  2 41 

324121 Asphalt Paving Mixture and Block Manufacturing -3 36 

334290 Other Communications Equipment Manufacturing 0 35 

334220 Radio and Television Broadcasting and Wireless Communications Equipment Mfg. -97 29 

424810 Beer and Ale Merchant Wholesalers -15 28 

333999 All Other Miscellaneous General Purpose Machinery Manufacturing 1 26 

325180 Other Basic Inorganic Chemical Manufacturing 0 24 

325199 All Other Basic Organic Chemical Manufacturing 2 22 

 Place Dynamics analysis of NETS data 

 

EMSI projects little change in production employment between 2021 and 2031, with a net loss of 68 employees. More 
losses are expected in mostly lower-skilled occupations, while a handful of positions such as welders, various machine 
operators, and painters are expected to add jobs. On the whole, though, flat job growth in the sector suggests that there 
will be little change in demand for industrial land. 

SOURCES OF DEMAND FOR INDUSTRIAL SPACE 
The economic development focus in most small cities and rural areas has been on business recruitment, seeking outside 
investment in the form of branch manufacturing facilities taking advantage of inexpensive land and low labor costs. While 
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appealing to some businesses initially, access to a large workforce and proximity to distribution hubs became more 
important in the early 2000’s, and most industrial activity has been favoring metropolitan markets for more than a decade.  

Most of the businesses attracted to the three counties over the past decade, defined as branch establishments of 
companies headquartered outside of the region, are small operations with only a handful of employees, or are retail stores 
and restaurants. The region is bringing in an average of one new establishment per year, aside from retail and hospitality, 
with about 20 or more employees. None of these have been manufacturers. Schlumberger, in the oilfield services industry, 
was the largest in terms of employment. It opened in 2011 and constructed a new facility in Horseheads. 

 

BUSINESSES WITH ~20 OR MORE EMPLOYEES ATTRACTED BETWEEN 2010 AND 2019 

INDUSTRY 
NUMBER 

ATTRACTED 
JOBS 

CREATED 
Financial Services 1 55 
Insurance  2 49 
Communications 2 121 
Management, Professional, Scientific, Technical Services 2 118 
Wholesale Trade 2 37 
Transportation 1 54 
Oilfield Services 1 200 

Place Dynamics analysis of NETS data 

 

Startup businesses may also seek industrial space. The three counties are producing a large number of startups in the 
manufacturing, transportation and warehousing, and support activities for oil and gas and mining industries. The pace of 
startups has been consistent, with 734 created in the 2000s and 714 started in the 2010s. These are overwhelmingly small 
businesses, with an average 2.85 employees in the most recent decade, which was up from 2.74 in the prior decade. Only 
3.8 percent of these startup businesses have grown to have ten or more employees. Of the 27 establishments, 22 are 
manufacturers, and six of these are in the food manufacturing industry.  

Outside of food manufacturing, the larger startups tend to be related to existing businesses, often as a venture exploring 
new markets. The largest of these occupied a 25,000 square foot facility, while most have a much smaller footprint.  
Several of the businesses constructed new and specialized facilities (ex., Finger Lakes Distilling or Upstate Brewing). 
Overall, startups are creating a small amount of demand for industrial land or buildings. 

In most markets, less-suitable industrial buildings are often converted to small-area or individual storage serving the needs 
of individuals along with small businesses that need only a small area to store vehicles, household goods, or small 
quantities of inventory. One of the former anchor stores at Arnot Mall, with a total of about 75,000 square feet, has been 
converted to this use, depressing the market for small building conversions. 

INDUSTRIAL VACANCIES 
There is a total of 551,962 square feet of vacant industrial space in 15 buildings listed for sale or lease within Chemung, 
Schuyler, and Steuben Counties. More than half of this space is in a single building in Bath, originally occupied by Phillips 
Lighting. Built in 1953, it was added to in 1971 and 1984. It totals 335,835 square feet with ceiling heights up to 25 feet, 
and sits on 72 acres. It was recently sold at auction. This building will compete with another large industrial vacancy in the 
region, the former Dresser-Rand building in Wellsville. It has a total of about 421,000 square feet in several buildings up to 
320,000 square feet, with ceiling heights from 34 to 55 feet, and multiple assets including cranes and industrial furnaces. It 
is being marketed as warehouse and distribution space at $4.50 per square foot. While the Wellsville building is much 
better suited to warehousing and many industrial uses, the building in Bath has better interstate access. 
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The remaining industrial spaces available in Chemung, Schuyler, and Steuben Counties range between 2,300 and 42,535 
square feet, and include space in single-user and multi-tenant buildings. Their age and condition varies considerably, 
though most are suitable for small businesses that are located in the region.  

Industrial lease rates from $3.75 to $10.00 per square foot are consistent with similar communities. Commercial Edge 
reports a national average of $6.40 per square foot. Based on strong demand, CBRE reports that the average lease for new 
warehouse space is approaching $9 per square foot. As Class B space, existing buildings in the Southern Tier Central 
region would be expected to lease for considerably less.  

 

INDUSTRIAL (BUILDINGS) REAL ESTATE LISTINGS – DECEMBER 2021 

BUILDING ADDRESS CITY 
BUILDING 

AREA (sq. ft.) 
AVAILABLE 

AREA (sq. ft.) 
LEASE 
PRICE SALE PRICE 

PRICE PER 
SQ FT 

1240 Spring Water Drive Chemung 16,990 16,990  $139,000 $8.18 

126 Old Ithaca Road Horseheads 4,264 4,264  $399,000 $93.57 

133 Philo Road West Horseheads 14,054 14,054 $4.50   

1619 Grand Central Avenue Elmira 7,250 7,250  $360,000 $49.66 

224 Main Street North Horseheads 42,535 42,535 $4.50   

2240 Main Street North Horseheads 6,200 4,000 $10.00   

301 East Center Street Elmira 13,000 13,000 $2.77   

319 11th Street East Elmira Heights 29,886 29,886  $475,000 $15.89 

6824 Industrial Park Road Bath 25,000 25,000  $875,000 $35.00 

801 Hatch Street Elmira 26,400 22,100 $3.75 $545,000 $20.64 

11059 Gold Seal Way Hammondsport 4,030 4,030 $8.00   

7322 State Route 54 Bath 4,880 2,300 $5.15   

51 Main Street North Prattsburgh 18,518 18,518  $325,000 $17.55 

7265 State Route 54 Bath 335,835 335,835  $1,500,000 $4.47 

301 Main Street Hornell 3,120 3,120  $279,000 $89.42 

Place Dynamics 

 

INDUSTRIAL (LAND) REAL ESTATE LISTINGS – DECEMBER 2021 

BUILDING ADDRESS CITY 
LAND AREA 

(ACRES) SALE PRICE 
PRICE PER 

ACRE 

188 Seneca Street Hornell 14.61 $2,500,000 $171,115 

Chambers Road Big Flats 17.09 $632,000 $36,980 

Daniel Zenker Drive Big Flats 3.00 $159,000 $53,000 

Grand Central Avenue Elmira 1.0 $76,000 $76,000 

Hornell Street Extension Hornell 1.0 $65,000 $65,000 

Kahler Road South Big Flats 220.00 $11,000,000 $50,000 

Philo Road West Horseheads 28.38 $425,700 $15,000 

Sing Sing Road Big Flats 64.00 $599,000 $9,360 

Place Dynamics 
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Vacant industrial land is available in Hornell and the Big Flats – Horseheads areas. Included are a remediated brownfield 
redevelopment site in Hornell, industrial park lots, and large undeveloped tracts. Some offer utility services while others 
may only have partial service. On a per acre basis, pricing starts at $9,360 and goes up to $171,115. Compared to similar 
communities, industrial land prices in the study area appear to be higher than many. 

OUTLOOK FOR INDUSTRIAL REAL ESTATE 
Strong national demand for logistics facilities presents the best prospect for the region to attract outside investment. The 
narrow opportunity in this sector is growing demand for long-term warehousing for inventory reserves, as manufacturers 
store materials and components to avoid production delays, retailers and wholesalers cushion supply against supply chain 
and transportation disruptions, and state and federal governments build stockpiles of critical items for national security 
and emergency preparedness. While some national manufacturing growth is expected through reshoring and initiatives to 
build domestic capacity, the majority of this is expected to favor metropolitan regions with large labor pools. 

Manufacturing, transportation and warehousing, and support activities for oil and gas and mining industries are the sectors 
using industrial property in the region. No net employment gain is expected in these sectors over the next decade. There 
is no reason to expect a change from past trends, which have produced an annual average of about one new business in 
these sectors with at least 20 employees attracted to the area, and two or three startup businesses that have grown to at 
least ten employees. Many of these are choosing to build new facilities instead of occupying existing space. Under these 
conditions, vacant industrial space is likely to remain unoccupied for an extended time, especially among less-desirable 
properties. A common outlet for many such buildings – conversion to small-area or individual storage – was depressed 
when a 75,000 square foot anchor store at Arnot Mall was converted to this use. 
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