Center for
Housing
Solutions

-

Bii EQ
i if

EE EEl
Bl BE

Q4 2019

In partnership with

HUDSON VALLEY PATTERN /or PROGRESS




HUDSON VALLEY
REGIONAL HOUSING MARKET

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.

A TALE OF TWO MARKETS

=] Joseph Rand,

| Better Homes and Gardens Rand Realty

\“ Managing Partner and General Counsel
/.

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.



A N N U A L 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

SALE PRICE [

Simultaneously, the inventory in each of those
counties declined except for Ulster, which
remained flat.

Single Family, Condos The increase of prices in these more rural
’ ’ counties may be attributed to the 2018 Tax

Townhomes Reform known as the State and Local Tax
2015-2019 (SALT) cap.

ANNUAL MEDIAN SALE PRICE

S change % change S change % change

2015 2014 2017 2018 2019 2018 - 2019 2018 - 2019 2015 - 201% 2015 -201%9
Columbia $217.000 $220.100 $243,250 $239.000 $257.500 $18.500 T7% $40,500 18.7%
Dutchess £240,000 £245,000 £258,000 $280.000 $£290.000 $10,000 3.6% £50,000 20.8%
Greene $1646,920 $147.500 $174,900 $182,000 $1946,000 $14,000 77% $29,080 17.4%
Orange $215.000 $215.000 $230,000 $245,000 $259.751 $14,751 6.0% $44.751 20.8%
Putnam £293.000 $300.000 $315,000 $334.700 £340.450 $3.750 1.1% $47.450 16.2%
Rockland $377.500 $387.000 $400,000 $415.000 $417.750 $2.750 0.7% $40,250 10.7%
Sullivan $£110.000 $£114.000 $117.000 $127.750 £144,900 $17,150 13.4% £34,9200 31.7%
Ulster $192,500 $200,000 $216,495 $230,000 $248,000 $£18,000 7.8% $55,500 28.8%
Westchester $475.,000 $470.000 $4%0,000 $500.000 $520.000 $20,000 4.0% $45.000 ?.5%

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.



TOTAL CLOSED SALES

# change % change # change % change
2015 2014 2017 2018 2019 2018 - 2019 2018 - 2019 2015 - 2019 2015 - 2019
Columbia 642 742 776 748 692 (56) -7.5% 50 7.8%
Dutchess 2,518 3.128 3,368 3,169 3,286 117 37% 748 30.5%
Greene &40 761 772 784 793 7 0.9% 133 20.2%
Crange 3,190 4,001 4,467 4,515 4,344 (169) -3.7% 1,156 38.2%
Putnam 1,073 1,279 1,194 1,218 1,198 (20) -1.6% 125 11.6%
Rockland 2,310 2,602 2,813 2,562 2,659 97 3.8% 349 15.1%
Sulivan 847 992 1.058 1.095 1.028 (&7) -4.1% 181 21.4%
Ulster 1.709 2,108 2,231 2,142 2,247 105 4.9% 538 31.5%
Westchester 8.870 9,495 7.529 9179 9.032 (147) -1.6% 162 1.8%
HV Region 21.819 25,108 26,208 25,414 25,281 (133) 0.5% 3.462 15.9%

HOUSING

SALES
DATA

Single Family, Condos,
Townhomes
2015-2019

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

TOTAL CLOSED SALES
2015 - 2019

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
31.56% 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.



PERCENTAGE OF LIST PRICE RECEIVED
2015 - 2019

PERCENTAGE OF LIST PRICE RECEIVED

Although the changes are smallin % change | % change

comparison to 2018, there is some 2015 2014 2017 2018 2019 |2018- 2019 | 2015 - 2019
variation in the percentage to list price Columbla | 93.4% | 93.7% | 94.9% | 95.6% | 95.3% | 0.3% | 19%
that homeowners are receiving when Dutchess 95.3% | 96.2% | 97.0% | 97.4% | 97.2% | 0.2% | 1.9%
listing their homes. However, as a Greene 92.5% | 93.7% | 94.0% | 94.4% | 951% | 0.7% | 2.6%
region there was an increase of 1.9% Orange 95.6% | 96.4% | 97.% | 97.4% | 977% | 03% | 2.1%
from 2015 - 2019. Putnam 95.7% | 96.5% | 97.2% | 97.8% | 97.7% | 01% | 2.0%
Greene, Orange, Sullivan, and Ulster all Rockland | 96.2% | 96.7% | 97.2% | 97.5% | 97.2% | 0.3% | 1.0%
showed that Sellers are continuing to sulivan 90.4% | 92.1% | 92.1% | 92.3% | 92.6% | 03% | 2.2%
receive higher prices as we enter the Ulster 94.1% | 95.5% | 96.5% | 96.5% | 96.6% | 0.1% | 2.5%
2020 market, while Columbia, Westchester | 97.0% | 97.4% | 98.0% | 98.0% | 97.8% | 0.2% 0.8%
Dutchess, Rockland, Westchester, and HV Region | 94.5% | 95.4% | 96.0% | 96.3% | 96.4% | 0.1% | 15%
Putnam all indicate a lower tolerance 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

for increasing list prices.

INVENTORY OF HOMES
2016 - 2019

INVENTORY OF HOMES
% change | # change

2014 2017 2018 201% 2018 - 2019 | 2016 - 2019
Columbia 735 451 648 590 9.0% | (145) Decreased inventory typically indicates

Dutchess 1,645 | 1.463 | 1382 | 1.310 52% | (335) a tolerance for increasing list prices as
— aes | 716 | &7 | 3551 209% | (314) competition between Buyers is
increased.Inventory has been on the
decline since 2016, with the exception
of Sullivan County in 2018.

Orange 2,103 1,704 1.478 1,606 -4.3% (497)
Putnam 526 452 448 488 40 8.9% (28]
Rockland 1,084 897 925 989 64 6.9% (95)
Sullivan 1,159 994 1,262 1.244 (18) -1.4% g5

Ulster 1,370 1,18% 1.10%9 1,109 0 0.0% (261)

Westchester | 2,881 2,553 2,627 2,429 (198) -7.5% (452) )
County showed the highest percentage
HV Region | 12,368 | 10,619 | 10,776 | 10,316 | (440) | -4.3% | (2.052)

decrease in the number of homes for
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 sSa l_e' Wh | le Colu m bla' WeStCheSter,
Inventory data for 2015 was skewed and not used in this analysis .
Dutchess, and Orange all continued to
show declining inventory.

Overall, the region showed another
4.3% decline of inventory. Greene




MARKET DATA:

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

MEDIAN SALE PRICE % change
2015 2014 2017 2018 2018 - 2019 2018 - 2019 2015 - 2019 2015 - 2019
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TOTAL CLOSED SALES # change % change # change % change
2015 2014 2017 2018 2019 2018 - 2019 2018- 2019 2015 - 2019 2015 - 2019

END OF YEAR INVENTORY % change
2015 2016 2017 2018 2018 - 2019 2018 - 2019 2015 - 2019 2015 - 2009
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Source: Hudson Gateway Association of Realtors, 2019 Annual and 4th Quarter Residential Real Estate Sales Report

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.



MARKET SNAPSHOT:

Q4 2018 - Q4 2019

MARKET SNAPSHOT

Closed Sales Median Sales Price Homes for Sale Meonths of Inventory (Supply)
2018 2019 |% Change 2018 2019 % Change| 2018 2019 |%Chonge| 2018 2019 | % Change|
Columbia 201 190 -5.5% | 225,000 276,000 22.7% 726 590 -18.7% 11.7 9.8 -16.2%
Dutchess 872 928 6.4% | 285,000 295,000 3.5% 1.490 1.310 -12.1% 5.8 4.6 20.7%
Greene 233 226 -3.0% | 182,000 205,000 12.6% 786 551 -29.9% 1.9 7.8 -34.5%
Orange 1,207 1,143 -5.3% | 245,000 265,000 8.2% 1,808 1.606 -11.2% 4.3 4.3 0.0%
Putnam 33z 322 -3.0% | 351.001 331,000 -5.7% 463 488 5.4% 4.7 4.8 2.1%
Rockland 660 701 6.2% 410,000 408,300 0.4% 982 289 0.7% 4.6 4.3 -6.5%
Sullivan 287 Nz 10.5% | 130,000 145,000 11.5% | 1.290 1.244 -3.6% 14.0 14.0 0.0%
Ulster 570 451 14.2% | 243,370 | 250,000 27% | 1,222 1,109 9.2% 7.0 5.7 -18.6%
Westchester | 2,200 2,198 0.1% | 470,000 495,000 5.3% 2,861 2,429 -15.1% 3.8 3.1 -18.4%
HV Region 6,562 6.676 1.7% 11.628 | 10,316 | -11.3% 7.5 6.5 -13.9%
Source: New York State Association of Realtors, Annual Report on the New York State Market 2019
Q4 2019 Q4 2019
MEDIAN SALE PRICE INVENTORY
| |

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.

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.

The MLS data suggests the Seller's Market is
strongest with-homes priced below $350K, which

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

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.



JOIN PATTERN
& BE PART OF THE SOLUTION!

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

HUDSON VALLEY PATTERN for PROGRESS

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

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

The Center for Housing Solutions and Urban Initiatives thank our investors:

Community
Preservation
REALTY Corporation

, Hudson River  PathStone
)(ousmg,lnc.

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.



