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The Hudson Valley real estate market is a tale of

two markets right now.  In the lower- and middle-

end of each market, sales are brisk, inventory is

low, and prices are rising. But the highest-end of

the market is relatively soft, with relatively high

levels of inventory, stagnant sales, and little

upward pressure on pricing. 

For example, prices for single-family homes were

up 3% last year in Orange and Dutchess -- the

two lowest-priced countywide markets in the

region. And prices were also up sharply in

virtually every condo market in the region: rising

4% in Westchester, 8% in Rockland, 5% in

Orange, and 4% in Dutchess.  In contrast, prices

were down a tick for the highest-priced property

types in the region: single-family homes in

Westchester, Rockland, and Putnam. 

Why the difference? We think it’s because of the

2018 Tax Reform cap on the deductibility of

state and local taxes (i.e., the “SALT Cap”), which

has particularly impacted the high end of our

regional housing market.

Prior to the SALT Cap, homeowners could deduct

the full cost of their property taxes (and their state

income tax), which made the high tax rate of our

local markets a little more tolerable. Now,

taxpayers can only deduct up to $10,000 of their

state and local taxes, which has cost Hudson

Valley homeowners thousands of dollars. 

But the impact is particularly strong in the high

end, because upper-income taxpayers are much

more likely to itemize their deductions rather than

take the standard deduction.  And those

taxpayers are the ones who make up the buyer

pool for higher-end homes in Westchester and

throughout the Hudson Valley.  

Consequently, we’re seeing some softness in the

high-end markets, which has suppressed the

growth of average prices throughout the region.

Eventually, we expect the effects of the SALT Cap

to get priced into the market, but we haven’t seen

that yet. Even with the drag from the SALT Cap,

though, overall demand for housing in the

Hudson Valley remains strong.  The economy is

growing, interest rates are near historic lows, and

prices are still well below the highs of the last

seller’s market in the mid-2000s.  We expect that

to continue through 2020, with sales steady and

prices slowly increasing through the year.

The Center for Housing Solutions and Urban Initiatives, a unit of Hudson Valley Pattern for Progress, is pleased to
present the 4Q 2019 edition of the Regional Housing Marketing newsletter in partnership with Rand Realty Better
Homes and Gardens Real Estate. Pattern for Progress has joined forces with Matt and Joe Rand to bring additional
perspective and analysis of the regional housing market. 

Joseph Rand, 
Better Homes and Gardens Rand Realty

Managing Partner and General Counsel

A TALE OF TWO MARKETS



The region witnessed an average increase of

19.4% in Median Sale Price from 2015 to 2019. 

The more rural counties, including Sullivan,

Greene, Ulster, and Columbia, showed the

largest percentage increase in median prices

from 2018 to 2019. 

Simultaneously, the inventory in each of those

counties declined except for Ulster, which

remained flat. 

The increase of prices in these more rural

counties may be attributed to the 2018 Tax

Reform known as the State and Local Tax

(SALT) cap.

ANNUAL
MEDIAN
SALE PRICE

Single Family, Condos,
Townhomes
2015 - 2019

Source: New York State Association of Realtors, Annual Report on the New York State Market 2019

All counties saw an increase in the Annual Median Sale Price from 2018 to 2019. Sullivan County

showed the largest percentage increase from 2018 to 2019 with a 13.4% increase in the median

home value from the prior year. Columbia, Greene, and Ulster Counties also showed considerable

improvement in the Median Sale Price with more than 7% increase in each county since 2018. 

The Median Sale Price over the past five years for every county has shown a significant increase.

Sullivan County is showing the largest increase in home values with a 31.7% jump, Ulster is a close

second with 28.8% increase, and Orange and Dutchess both showing a 20.8% increase in home

values since 2015.

2015 - 2019
ANNUAL MEDIAN SALE PRICE



Source: New York State Association of Realtors, Annual Report 2019
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Every county in the Hudson Valley has seen an

increase in the number of homes sold in 2019

as compared to 2015, with Orange County

showing the largest increase in closed

transactions at 36.2% since 2015. Ulster and

Dutchess are also showing significant

increases in homes sold with increases of

31.5% and 30.5% in closed transactions,

respectively. 

Compared to 2018, there was plenty of

variation across the Hudson Valley region in

the number of homes sold this year. Most

notably in Columbia County with a 7.5%

decrease in the number of closed transactions

and in Sullivan with 6.1% decrease. Ulster,

Rockland, and Dutchess Counties saw

noticeable increases in closed sales

transactions, while Orange and Westchester

witnessed decreases which may be attributed

to the impacts of the SALT cap and the

constricted inventory in those counties.

TOTAL CLOSED SALES
2015 - 2019

Source: New York State Association of Realtors, Annual Report on the New York State Market 2019



PERCENTAGE OF LIST PRICE RECEIVED
2015 - 2019

Source: New York State Association of Realtors, Annual Report on the New York State Market 2019
Percentage of List Price for Hudson Valley Region is an average

2015 - 2019
PERCENTAGE OF LIST PRICE RECEIVED

2016 - 2019
INVENTORY OF HOMES

Source: New York State Association of Realtors, Annual Report on the New York State Market 2019
Hudson Valley Region shows the total Inventory ending 2019. 
Inventory data for 2015 was skewed and not used in this analysis
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Although the changes are small in

comparison to 2018, there is some

variation in the percentage to  list price

that homeowners are receiving when

listing their homes. However, as a

region there was an increase of 1.9%

from 2015 - 2019. 

Greene, Orange, Sullivan, and Ulster all

showed that Sellers are continuing to

receive higher prices as we enter the

2020 market, while Columbia,

Dutchess, Rockland, Westchester, and

Putnam all indicate a lower tolerance

for increasing list prices. 

INVENTORY OF HOMES
2016 - 2019

Decreased inventory typically indicates

a tolerance for increasing list prices as

competition between Buyers is

increased.Inventory has been on the

decline since 2016, with the exception

of Sullivan County in 2018.

Overall, the region showed another

4.3% decline of inventory. Greene

County showed the highest percentage

decrease in the number of homes for

sale, while Columbia, Westchester,

Dutchess, and Orange all continued to

show declining inventory.



MARKET DATA:
LOWER HUDSON VALLEY  |  TWO- TO FOUR-FAMILY HOMES
2015 - 2019

Source: Hudson Gateway Association of Realtors

Analyzing the real estate market data for two- to four-family homes grants a broader perspective of the real estate

market. Multi-family properties may be owner occupied with a tenant or tenants providing additional income to

offset the homeowner's housing expenses, or they may be purely for investment. Rental housing is in high demand

as single family home values have increased, which has led to increased value for multi-family units, as well. 

Orange County saw the largest percentage increase in multi-family home values with a 26.7% increase in the last

year and a remarkable 138.9% increase since 2015. Rockland and Westchester also saw multi-family home values

rise in the last year.

Inventory continues to decline in all counties, resulting in more upward pricing pressure setting the stage for multi-

family property values to increase in 2020. Although the data is not represented in the chart, inventory has

drastically declined over the last 5 years. This may be as a result of the increasing rents paid to investors. Overall,

rental demand has substantially increased in the region since 2015, which follows the national trend away from

home ownership. The region has also witnessed a large number of new luxury rental complexes, which are

designed with amenities such as in-unit laundry, garages, and extra storage.

MEDIAN SALE PRICE2015 - 2019

Source: Hudson Gateway Association of Realtors, 2019 Annual and 4th Quarter Residential Real Estate Sales Report

2015 - 2019TOTAL CLOSED SALES

2015 - 2019END OF YEAR INVENTORY



4TH QUARTER DATA
MARKET SNAPSHOT

MARKET SNAPSHOT:
Q4 2018 - Q4 2019

Source: New York State Association of Realtors, Annual Report on the New York State Market 2019

Q4 2019 
CLOSED SALES

Year over year, the number of closed sales were

up in Ulster, Sullivan, Dutchess, and Rockland.

Closed sales were down in the 4th Quarter in

Columbia, Orange, Greene, Putnam, and only

varied slightly in Westchester.

Median Sale Price is showing significant strength in

Columbia County with a 22.7% increase from same

time last year, and continues to grow in all other

counties except for Putnam and Rockland.

Home Inventory continues to decline in the

Hudson Valley region, with an average decline of

11.3% available homes for sale as compared to

4th Quarter 2018. The most significant decreases

were in Greene County with 29.9% and Columbia

County with 18.7% fewer homes available for sale. 

The real estate industry considers 6 months of

inventory a "Balanced Supply." Fewer than 6

months is considered  a "Seller's Market" and

more than 6 months a "Buyer's Market". In a

Buyer's Market, there is strong upward pricing

pressure resulting in increased home values. 

With 6 of the 9 counties having an inventory of

less than 6 months, the data strongly suggests 

the Hudson Valley remains in a Seller's Market.

Q4 2019
MEDIAN SALE PRICE

Q4 2019 
INVENTORY

The MLS data suggests the Seller's Market is

strongest with homes priced below $350K, which

may be in part be due to the impact of the SALT cap. 



JOIN PATTERN
& BE PART OF THE SOLUTION!

Do you have topics, questions, concerns about Housing in the Hudson Valley? 
We'd love to hear from you as we prepare for 

The Annual Housing Conference in November 2020
Send your topics to housingcenter@pfprogress.org

This report represents a snapshot in time and is based upon available information and the analysis of existing markets, demographics, data and statistics.
The report is not meant to be used as a financial forecasting model or for any financial decisions for investment purposes now or in the future. 

3 Washington Center, Newburgh, NY 12550
Tel (845) 565-4900  |  Pattern-for-Progress.org

T h e  C e n t e r  f o r  H o u s i n g  S o l u t i o n s  a n d  U r b a n  I n i t i a t i v e s  t h a n k  o u r  i n v e s t o r s :

Become a Pattern Member today!
Call (845) 565-4900


