
FIVE THINGS TO LOOK FOR IN A MARKET REPORT 

Joseph Rand, Managing Partner & General Counsel, Better Homes and Gardens Rand Realty 

It never fails. I’m at a party, or a kid’s ballgame, or wherever, and I meet someone for the first time.  Naturally, at some point, 

they ask me what I do. So I tell them I run a real  estate company. And that’s when they ask me — “So how’s the market?”  Not 

once in a while. Not sometimes. Every single time.   

Why? Because people are intensely interested in what’s going on in the real estate market. And that’s why you see so many real estate reports 

out there, coming from brokers like me, or media companies, or think tanks, or investors, all sorts of sources.  

But with so many market reports, it can be confusing to try to sort them all out. So here are five things to look out for:  

HOW LOCAL IS IT? 

Real estate markets are intensely localized, so you should look for reports that cover your local market. National reports are generally 

fine, but the real estate markets in the south and west coast are very different from the northeast. You don’t want to make real estate decisions 

based on what’s happening in Miami Beach. 
 

HOW BIG IS THE SAMPLE SIZE? 
 

As with any statistical analyses, you want a robust set of data in your market reports. If you drill down too narrowly, such as looking at just 

a town or village for just a month or a quarter, you might get such a small sample that your results will be skewed by outliers — like that one   

foreclosure that sold at a discount and drove the average sales price down. My rule of thumb is that I want at least a month’s worth of data for a 

region, a quarter’s worth for a county, and a year for a town or village.   
 

WHAT’S THE COMPARISON TIME FRAME? 
 

The real estate market in the northeast is seasonal, so we see more sales in the spring and summer than we do in the fall and winter. 

That makes quarterly comparisons a little difficult, because second quarter sales are always going to be higher than first  quarter sales. I like 

apples-to-apples comparisons to a prior year’s worth of data. If I’m looking 

at July 2016 sales, I want to compare them to July 2015, not June 2016.   
 

WHERE DOES THE DATA COME FROM? 
 

You want market reports that come from actual hard data, not                   

projections. Many national reports, for example, sample different             

markets and extrapolate a national result. I don’t find that too                                 

compelling.  My  company’s reports come from the local multiple listing                 

systems (MLS), which generally include over 95% of the residential sales 

in a given county. You should look for reports that come from such “MLS” 

systems or actual countywide property records, not extrapolations.   
 

WHAT PROPERTY TYPES ARE INCLUDED? 
 

Most market reports break out single-family homes from condos,  

cooperative apartments, and multi-family homes. Other reports                

combine some or all of those property types into one measurement. I find 

the breakout more helpful, because I’ve seen, for example, the single-

family   market behave differently at times from the condo market. But 

generally speaking, both approaches are fine, so long as they remain   

consistent and you are aware of what they’re actually measuring. 
 

Overall, my basic advice: Just make sure you know what you’re reading.        

Market reports can be really helpful, or terribly misleading. I hope this 

guide can help you figure out the difference. 

ANNUAL MEDIAN SALES PRICES 2012 - 2015 

County Median 
Sales 2012 

Median 
Sales 2015 

$ change       
2012-2015 

% change    
2012-2015 

Peak (Year)           
Median Sales 

 Columbia $195,000  $219,000  $24,000  12.31% (2007)   $237,500  

 Dutchess $240,000  $240,000  $0  0.00% (2006)   $350,000 

 Greene $155,000  $165,000  $10,000  6.45% (2008)   $183,000 

 Orange $225,375  $215,000  ($10,375) -4.60% (2007)   $322,000 

 Putnam $290,000  $293,000  $3,000  1.03% (2005)   $410,000 

 Rockland $345,000  $377,500  $32,500  9.42% (2005)   $498,000 

 Sullivan $127,500  $110,000  ($17,500) -13.73% (2007)   $174,000 

 Ulster $194,140  $193,250  ($890) -0.46% (2007)   $255,000 

 Westchester $445,000  $475,000  $30,000  6.74% (2007)   $685,000 

According to the NYS Association of Realtors, the four-year trend of all homes 

sold, showed Columbia, Greene, Putnam, Rockland and Westchester all 

gaining ground. Columbia County shows the largest increase, with a 

$24,000 gain in median price. Rockland and Westchester are showing the 

largest increases, while Dutchess, Greene, Putnam and Ulster are 

essentially on “stable ground” with slight variation. Orange and  Sullivan 

County are losing ground. 
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The Center for Housing Solutions and Urban Initiatives, a unit of Hudson Valley Pattern for Progress,  is pleased to present the first quarterly   

Regional Housing Market newsletter in partnership with Rand Realty—Better Homes and Gardens Real Estate. Pattern for Progress is joining 

forces with the experience and knowledge of Matt and Joseph Rand to bring an additional perspective and analysis of the  regional housing    

market. 
  

Our premiere edition focuses on annual trends in the regional housing market. We also provide an affordability analysis of market rate housing 

through a comparison of median sales, interest rates, income, insurance and taxes in 2005 against 2015.  We have used a combination of                       
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HOMEOWNERSHIP AFFORDABILITY MATRIX: 2005                                                 

Data Points Columbia Dutchess Greene Orange Putnam Rockland Sullivan Ulster Westchester 

HUD Area Median Income (2005) $57,600 $73,400 $51,400 $68,150 $54,400 $91,750 $50,800 $59,950 $93,400 

Median Monthly Income $4,800 $6,117 $4,283 $5,679 $4,533 $7,646 $4,233 $4,996 $7,783 

Monthly Income Available for   
Housing Debt1 

$1,440 $1,835 $1,285 $1,704 $1,360 $2,294 $1,270 $1,499 $2,335 

Median Sales Price (NYSAR 2005) $237,000 $342,000 $164,000 $317,600 $410,000 $498,000 $159,000 $250,000 $670,000 

Down Payment of 20%2 $47,400 $68,400 $32,800 $63,520 $82,000 $99,600 $31,800 $50,000 $134,000 

Estimated Principal Mortgage $189,600 $273,600 $131,200 $254,080 $328,000 $398,400 $127,200 $200,000 $536,000 

Estimated Monthly Mortgage3 $1,137 $1,640 $787 $1,523 $1,967 $2,389 $763 $1,199 $3,214 

Overall Full-Value Tax Rate4 2.60% 2.28% 2.81% 2.78% 2.39% 2.72% 3.54% 2.75% 2.23% 

Estimated Annual Real Estate 
Taxes5 

$6,162 $7,798 $4,608 $8,829 $9,799 $13,546 $5,629 $6,875 $14,941 

Estimated Monthly Real Estate 
Taxes 

$514 $650 $384 $736 $817 $1,129 $469 $573 $1,245 

Estimated Homeowners Insurance6 $64 $64 $64 $64 $64 $64 $64 $64 $64 

Estimated Monthly PITI $1,714 $2,354 $1,234 $2,323 $2,847 $3,581 $1,295 $1,836 $4,522 

Estimated Monthly PITI as a % of 
Monthly Median Income 

35.71% 38.48% 28.82% 40.90% 62.80% 46.84% 30.60% 36.74% 58.10% 

Affordability at 30%                    
Housing Debt to Income 

Not    
Affordable 

Not    
Affordable 

Affordable 
Not   

Affordable 
Not    

Affordable 
Not    

Affordable 
Not   

Affordable 
Not  

Affordable 
Not       

Affordable 

Maximum Mortgage;                    
Housing Debt Ratio < 30% 

$181,649 $236,112 $176,274 $190,381 $101,000 $231,849 $155,218 $181,509 $216,053 

METHODOLOGY 

The homeownership affordability matrix is designed as a guide to determine and provide changes in home affordability over the past 10 

years. The matrix calculates whether the median priced home in each county is affordable or not. The affordability analysis also                       

calculates the maximum mortgage based on the assumptions of interest rate, taxes and insurance. 
 

The matrix calculates monthly payments based on annual income, median sales price, annual real estate taxes and homeowners       

insurance and the interest rate. The calculation assumes a 30 year, fixed rate loan with a 20% down payment to avoid private mortgage 

insurance (PMI). However, many first time buyers have insufficient savings and obtain a mortgage with 5% down payment. This triggers 

PMI and increases the monthly payment, which decreases their buying power. The mortgage payment in the analysis for 2005 is based 

upon a 6.0% fixed rate, 30 year mortgage and the 2015 analysis uses a fixed rate of 3.95%. 
 

The affordability matrix utilizes the median household income as reported by the US Department of Housing and Urban Development 

(HUD) for each county in the Hudson Valley region. The median income level for each county is calculated by HUD utilizing the American 

Community Survey (ACS) 5-year data set in combination with the most recent consumer price index (CPI).  
 

The real estate taxes are derived from the New York State Department of Tax and Finance, which publishes the overall full-value tax rates 

for each county. The home owner insurance rates are based on the Insurance Information Institute data for New York State. Insurance 

rates may vary from county to county and are typically based on the size, construction type and location of the home. For purposes of this 

analysis – the statewide average is used.  

AFFORDABILITY 

According to HUD, an affordable home is typically based upon a housing payment of no more than 30% of monthly income. The           

percentage of income used toward the housing payment is also known as the “front end” debt to income ratio, which is expressed as a 

percentage of monthly income. The affordability matrix and analysis uses a debt to income ratio of 30% so as to be consistent with HUD 

definition of affordability. The housing payment includes the mortgage principal, interest, taxes and insurances (PITI). When the monthly 

PITI is above 30% of household income, the home price is not affordable.  
 

Typical bank underwriting also includes a “back end” debt to income ratio, again expressed as a percentage of monthly income. The 

“back end” ratio includes re-occurring monthly debt such as a car payment, credit cards, personal loans and student debt.  Today’s    

typical “back end” ratio is 43% of gross annual income. Although the “back end” ratio is a threshold for underwriting, for purposes of this 

affordability matrix, meeting the criteria has been assumed.  

1 30% of the median monthly household income may be used for principal, interest, taxes and insurance (PITI) 
2 Assumes a 20% down payment to avoid private mortgage insurance (PMI) 
3 Estimated Monthly Mortgage is based on 30 year, fixed rate at 3.95% for 2015 
4 Based on NYS Department of Tax and Finance 
5 Overall Full-Value Tax Rate x Median Price 
6 2005 Matrix uses the NYS Average $765/year; 2015 Matrix uses the NYS Average $1,200/year, Insurance Information Institute 



Data Points Columbia Dutchess Greene Orange Putnam Rockland Sullivan Ulster Westchester 

HUD Area Median Income (2015) $74,900 $86,700 $60,700 $86,700 $63,700 $98,800 $60,200 $75,200 $105,700 

Median Monthly Income $6,242 $7,225 $5,058 $7,225 $5,308 $8,233 $5,017 $6,267 $8,808 

Monthly Income Available for     
Housing Debt1 

$1,873 $2,168 $1,518 $2,168 $1,593 $2,470 $1,505 $1,880 $2,643 

Median Sales Price (NYSAR 2015) $219,000 $240,000 $165,000 $215,000 $293,000 $377,500 $110,000 $193,250 $475,000 

Down Payment of 20%2 $43,800 $48,000 $33,000 $43,000 $58,600 $75,500 $22,000 $38,650 $95,000 

Estimated Principal Mortgage $175,200 $192,000 $132,000 $172,000 $234,400 $302,000 $88,000 $154,600 $380,000 

Estimated Monthly Mortgage3 $831 $911 $626 $816 $1,112 $1,433 $418 $734 $1,803 

Overall Full-Value Tax Rate4 2.35% 2.87% 2.50% 3.67% 3.11% 3.62% 3.48% 3.15% 3.04% 

Estimated Annual Real Estate 
Taxes5 

$5,147 $6,888 $4,125 $7,891 $9,112 $13,666 $3,828 $6,087 $14,440 

Estimated Monthly Real Estate 
Taxes 

$429 $574 $344 $658 $759 $1,139 $319 $507 $1,203 

Estimated Homeowners Insurance6 $100 $100 $100 $100 $100 $100 $100 $100 $100 

Estimated Monthly PITI $1,360 $1,585 $1,070 $1,574 $1,972 $2,672 $837 $1,341 $3,107 

Estimated Monthly PITI as a % of 
Monthly Median Income 

21.79% 21.94% 21.16% 21.78% 37.14% 32.45% 16.68% 21.40% 35.27% 

Affordability at 30%                         
Housing Debt to Income 

Affordable Affordable Affordable Affordable 
Not         

Affordable 
Not   

Affordable 
Affordable Affordable 

Not         
Affordable 

Maximum Mortgage;                       
Housing Debt Ratio < 30% 

$282,868 $314,421 $226,053 $296,833 $154,346 $259,202 $228,632 $267,941 $281,930 

Economic Benefit and Impact 

 

 

 

 

 

 

 

According to the National Association 

of Realtors, based on a median-priced 

home of $242,300 in New York state, 

for every home sold, $12,625 is                    

generated in the local economy. This      

economic impact includes greater 

spending at local shops, cafés and           

restaurants. When a home is sold in 

New York state, an estimated $4,500 

in additional expenditures are made in 

the local economy on consumer items 

such as on furniture, appliances, and          

remodeling. The Association also 

states there is $21,800 of income 

generated from the sale of a home in 

the real estate industries. 
  

Homeownership builds equity and 

wealth over time. The mortgage                   

interest deduction can be a 

substantial benefit for homeowners 

creating more disposable income and 

increases the ability to save. In the 

long term, buying a home can be less 

expensive than renting.   

ANALYSIS 

The analysis shows in 2005, Greene County was the only county where a median priced 

home was affordable. However, if the affordability analysis were to use a 32% “front end” 

ratio, then Sullivan County was affordable in 2005 as well. Median-priced homes in Putnam,     

Rockland and Westchester County showed housing debt to income ratios ranging from 46% 

to almost 63%. 
  

The housing market went through drastic changes between 2005 and 2015. The story of 

the housing bubble is well known. The housing bubble burst and the real estate market is 

still dealing with the consequences of bad loans, poor underwriting, homeowners                            

underwater, foreclosures, short sales and zombie properties. Subsequent to the housing 

bubble burst, 2008/09, adjustments were made by the banks and underwriting became 

very strict. Simultaneously, median home prices dropped drastically and interest rates are 

currently at historic lows.  
 

The analysis of the real estate market in 2015 paints a very different picture, with             

affordability at a high point. Columbia, Dutchess, Greene, Orange, Sullivan and Ulster County 

all indicate median priced homes are affordable, as compared to 2005. Putnam, Rockland 

and Westchester all show “front end” ratios ranging from 32% to 37%, which indicates 

homes slightly below the median price are affordable.  
 

ALTERNATIVES AND CAUTIOUS OPTIMISM 

Keep in mind these scenarios are based on 20% down payment and no PMI in the                       

calculation of debt to income ratios. However, there are mortgage products and programs 

available for first time buyers that make homeownership achievable. There are local                        

organizations that provide assistance and counseling services for first time buyers.  
 

The State of New York Mortgage Agency (SONYMA) has low down-payment programs,    

matching grants and rehabilitation loan products to assist new home buyers. There are also 

Federal Housing Administration (FHA) and US Department of Agriculture (USDA) mortgage     

products with some flexibility in the front end and back end ratios. 
 

Although the prices of homes have declined, the increase in volume of sales is positive for 

the Hudson Valley region. The mortgage interest rates were essentially stagnant in 2015, 

coming in at an average of 3.95%. The mortgage giant, Freddie Mac is predicting mortgage 

rates will remain around 4% for a 30-year fixed rate throughout 2016.  

Overall, a number of factors now line up favorably for homebuyers.  

  HOMEOWNERSHIP AFFORDABILITY MATRIX: 2015                                                 



Pattern for Progress is the Hudson Valley’s public policy, planning and advocacy organization that creates 

regional solutions to quality-of-life issues by bringing together business, nonprofit, academic and                            

government leaders from across nine counties to collaborate on regional approaches to affordable/workforce 

housing, municipal sharing and local government efficiency, land use policy, transportation and other                     

infrastructure issues that most impact the growth and vitality of the regional economy. 

  

Join Pattern and be part of the solution! 

  

  

 

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

HUDSON VALLEY PATTERN FOR PROGRESS 

 

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 now or in the future.   

Market Snapshot: 1st Quarter 2016 

The Center would like to thank its investors: 

The data in the following table is based upon the New York State Association of Realtors (NYSAR) 

first quarter report released in April 2016. The data includes single family homes, condos and 

townhomes as reported to the association from the local multiple listing services.  

The number of closed sales in the first quarter of 2016 is remarkably stronger than in first quarter of 2015, except for        

Columbia County, which shows a 2.5% decline. The median sales price is increasing in Columbia, Putnam, Rockland and    

Ulster Counties and decreasing in Dutchess, Greene, Orange, Sullivan and Westchester Counties. 
 

The months of inventory of homes is tightening throughout the Hudson Valley region. The real estate industry typically         

considers 4 to 6 months of inventory as a “Balanced Supply;” less than 4 months is an “Undersupply” or a Sellers Market and 

more than 6 months is an “Oversupply” or a Buyers Market. When the inventory shows less than 2 months supply there is 

strong pressure on upward pricing. Inventory of more than 9 months places strong downward pressure on pricing. However, 

the price of the home and number of homes for sale within specific market price ranges also impacts supply and demand.   
 

Currently, Westchester County has a balanced supply and Rockland and Putnam County are near balance. The remaining 

counties all show an oversupply indicating a Buyers Market.  

County 
Closed Sales Median Price Months of Inventory (Supply) 

2015 2016 % Change 2015 2016 % Change 2015 2016 % Change 

Columbia 121 118 -2.5% $185,500  $216,250  16.6% 15.1 13.6 -9.9% 

Dutchess 439 555 26.4% $234,900  $230,000  -2.1% 11.6 8.6 -25.9% 

Greene 106 136 28.3% $178,305  $164,650  -7.7% 20.1 14.1 -29.9% 

Orange 598 798 33.4% $200,000  $197,000  -1.5% 12 8.3 -30.8% 

Putnam 200 253 26.5% $270,000  $285,000  5.6% 10 7.2 -28.0% 

Rockland 410 452 10.2% $359,100  $373,750  4.1% 8.1 6.6 -18.5% 

Sullivan 141 203 44.0% $115,000  $106,200  -7.7% 23 16.2 -29.6% 

Ulster 273 413 51.3% $175,000  $188,000  7.4% 13.7 10.5 -23.4% 

Westchester 1,518 1,706 12.4% $435,000  $418,250  -3.9% 6.5 5.7 -12.3% 


