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No one part of the housing market acts independently from another – they are all linked,
Each community is different and has their own challenges; and 
There is no single solution to fix the problem

DEVELOP SMALL "SMART" HOMES - 1,200 to 1,400SF on small lots and utilize Cluster Development to reduce costs and encourage
open spaces.
BUILD SUPER ENERGY EFFICIENT HOMES including geothermal systems, solar panels, and high efficiency appliances to reduce
monthly utility costs.
STREAMLINE THE LOCAL APPROVAL PROCESS to reduce development costs.
ESTABLISH A SET-ASIDE to include the development of affordable rental and single-family homes.
Municipalities can opt into the NYS ORPS Section 457, a tax phase-in policy for first-time homebuyers, which allows for new
owners to build equity while reducing the initial tax burden.
Establish a COMMUNITY LAND TRUST AND SHARED EQUITY MODELS for homeownership
Create EMPLOYER ASSISTED HOUSING PROGRAMS to assist first time homebuyers enter the market and facilitate rental housing
near employment centers.
UPDATE LOCAL ZONING AND CODES to allow for Accessory Dwelling Units and two-family homes as a way to create a revenue
stream to augment income for the buyer.
ENCOURAGE AND SUPPORT HOUSING ORGANIZATIONS to secure government grants to assist home buyers.
SUPPORT AND EXPAND FINANCIAL EDUCATION AND HOMEOWNERSHIP COUNSELING programs. 

In 1990, when I started my professional career, the first thing I heard was – “We are in a housing crisis.” 

Here we are over 30 years later and guess what? Not only are we still in a housing crisis –but it is worse than it was in 1990.

The real estate market data we have been providing and analyzing quarterly tells the story of a lack of housing inventory at all levels of
the market. There are many reasons why this is happening in the region. The same story rings true month after month - median prices are
up, inventory is down, and competition for the limited supply is becoming more intense in every Hudson Valley county. I believe we are
going to be facing major housing issues in the near term and most likely for many years to come. The Pandemic has certainly magnified
the challenges and revealed the fault lines in the housing market. 

In October, Pattern hosted our annual housing forum entitled, “A Housing Crisis: Finding a Place to Call Home.” The forum connected
nationally recognized keynote speakers and panelists for a three-day series about these housing challenges and included a “Solutions
Lounge” that provided potential strategies to increase the supply, while recognizing the need to preserve our aging housing stock. 

In short, the solutions to the housing crisis must be based on a holistic and comprehensive approach that includes research, analysis,
planning, public policy, and education. In order to advance the solutions to the crisis, we must recognize three basic and critical
components to the formula:

1.
2.
3.

Pattern developed 10 strategies for increasing the supply of homes, which was published in “The Pathway Forward."
1.

2.

3.
4.
5.

6.
7.

8.

9.
10.

These strategies were reaffirmed by the keynote speakers and panelists from this year’s forum.

Although there is an evident crisis, for some there is a bright side to the current housing market. Homeowners who purchased their home
in the pre-Pandemic market are seeing amazing price appreciation. The increase in home value has allowed for the elimination of Private
Mortgage Insurance (PMI), which is required when the Loan To Value (LTV) ratio is over 80%. Additionally, homeowners who have enjoyed
an increase in home value and lower interest rates may have refinanced their mortgage and used their equity for home improvements
such as upgrading heating and electric systems and replacing roofs, windows, and adding insulation. Other homeowners, who are now
working remotely, may have remodeled their space to incorporate a home office. All of these upgrades add to the increasing value of
their home.

As the end of 2021 quickly approaches and we look to 2022, the housing market will continue to be of paramount concern for the region.
Without housing, there is no workforce, without a workforce, there is no economy, and without a growing economy, there is stagnation. 
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HUDSON VALLEY
The Center for Housing Solutions and Community Initiatives, a unit of Hudson Valley Pattern for

Progress, is pleased to present the Q3 2021 edition of the Regional Housing Market Report.

Source: New York State Association of Realtors, Quarterly  Report on the New York State Market Q3 2021

+2.8%
+15.7%

+17.7%

+24.2%

+12.8%

+29.7%

+18.0%

-1.4%

+14.5%

3RD QUARTER DATAMEDIAN SALES PRICE

REGIONAL HOUSING MARKET REPORT

3RD QUARTER DATAMARKET SNAPSHOT

Source: New York State Association of Realtors, Quarterly  Report on the New York State Market Q3 2021
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2020

New Listings in the Hudson Valley were down 28.5% in

Q3 2021 compared to Q3 2020 when Pandemic

Lockdown restrictions had eased and showed

significant increases in listings after lockdowns. Every

county showed a decrease in homes listed for sale in

Q3 2021, with the largest declines in Columbia (-40.7%)

and Ulster (-37.9%) Counties. 

Q3 2021
NEW LISTINGS

The number of Homes for Sale continues its downward

trend in Q3 2021, dropping 32.6% compared to Q3

2020. Every county saw double-digit declines in the

number of Homes for Sale at the end of the quarter, with

the most significant decreases in Columbia (-45.3%),

Dutchess (-44.7%), Rockland (-43.4%), and Greene

(-42.5%). The Hudson Valley ended Q2 2021 with 4,084

fewer Homes for Sale than same time last year. 

Q3 2021
HOMES FOR SALE

Months of Inventory (Supply) was down significantly

across the region as compared to Q3 2020, with the

largest declines in Dutchess (-54.1%), Greene (-53.2%),

Rockland (-52.4%), and Columbia (-49.5%). By the end of

the quarter, Rockland (2.0), Putnam (2.5), Orange (2.7),

Dutchess (2.8), and Westchester (2.9) all have less than 3

months of inventory available, making for intense

competition amongst Buyers. 

Q3 2021
MONTHS OF INVENTORY

Closed Sales were up 5.3% in the Hudson Valley during

Q3 2021, compared to Q2 2020. While Westchester

(+20.4%), Rockland (+12%), and Putnam (+5.7%) counties

showed increases of closed sales, the more rural counties

of Columbia (-24.5%), Sullivan (-22.4%), Ulster (-16.6%),

and Greene (-9.3%) all showed decreases in the number of

Closed Sales. Dutchess and Orange Counties were

essentially flat, with 0.4% and 1.2% increases respectfully. 

Q3 2021
CLOSED SALES

MARKET SNAPSHOT

Constricted housing inventory and pent up buyer demand continue to force the Median Sales Price up across the

region, with Sullivan (+29.7%) and Greene (+24.2%) showing the greatest percentage increases year over year. 

The most significant price increases were in Rockland (+$60,000), Sullivan (+$59,200), Greene (+$58,500),

Orange (+$55,000), Putnam (+$55,000), and Ulster (+$55,000) counties. Westchester witnessed a slight decline

of 1.4%, which in actual dollars was only $9,500.

Although the Median Sales Price data for Q3 2019 is not included in the chart on page 3, it is important to note

the dramatic increase over the last two years. Five of the nine counties witnessed median sales price increases of

over $100,000, with the largest jump of $115,500 occurring in rural Greene County, which was a 62% increase.

Sullivan County had the largest percentage increase in median sale price, exploding by 74% since Q3 of 2019.

Q3 2021 
MEDIAN SALES PRICE
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3RD QUARTER DATACLOSED SALES

Source: New York State Association of Realtors, Quarterly Report on the New York State Market Q3 2021, 2020, 2019, 2018

Source: New York State Association of Realtors, Quarterly  Report on the New York State Market Q3 2021, 2020, 2019, 2018

3RD QUARTER DATANEW LISTINGS

The COVID-19 Pandemic heavily impacted the regional housing market. Looking back over a five-year trend, it is evident that

2020 is an outlier. Lockdown restrictions eased in the third quarter of 2020 once again allowing showings, enabling Sellers

to add new listings, and clearing the way for closings. As we analyze data in the Market Snapshot, we must take into

consideration how the pandemic influenced 2020's housing market.

NORMALIZING THE Q3 DATA
Q3 2017 - Q3 2021
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While New Listings showed a significant increase from Q3 2019 to Q3 2020, there were 3,955 fewer New Listings added to

the housing market in the Hudson Valley region from Q3 2020 to Q3 2021. Every county was below pre-Pandemic levels for

New Listings in Q3 2021, with the exception of Westchester County, which was up +4.81% compared to Q3 2019. Fewer

New Listings coming to market continues to contribute to the constricted inventory, creating upward pricing pressure to

raise Median Sales Prices across the region. 

Closed Sales are a measure of how many sales transactions are closed during the quarter. The transaction time in the

Hudson Valley typically runs about 45-90 days, so Closed Sales are really a reflection of transactions that were put together

several months prior, as well as in the beginning of that quarter. While Q3 2021 saw 430 more closings in the Hudson Valley

than Q3 2020, the more rural counties of Ulster (-115), Sullivan (-90), Columbia (-71), and Greene (-24), all had fewer closings

than the same time last year. 



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

INVENTORY OF HOMES

Every county in the Hudson Valley region showed further declines in homes for sale as compared to Q3 2020. The

region as a whole had 4,084 fewer homes available for sale, down 32.6% from Q3 2020, with the most notable

decreases in inventory in Columbia (-45.3%), Dutchess (-44.7%), Rockland (-43.4%), and Greene (-42.5%) counties. 

Most of the region has experienced declining inventory levels over the last few years, increasing competition

amongst buyers and creating upward pricing pressure. The region was down 46.4% in housing inventory in Q3

2021 compared to Q3 2017. Greene (-63.7%), Columbia (-60.9%), Dutchess (-56.2%), Ulster (-56.1%), and Rockland

(-52.1%) counties showed the largest declines compared to inventory levels in third quarter 2017, all with less than

half of the number of homes for sale available at that time. 

The lack of housing supply in the Hudson Valley region continues to contribute to rising housing costs, which

ultimately leads to displacement as housing becomes less affordable. Availability of affordable homes is critical to

support the region's workforce.

There are two basic ways to increase the number of homes for sale, more owners list their homes on the market

and more new homes are built. The challenge in this simple formula is two-fold: One, if an owner sells, where do

they move to with such a limited supply? And, two, the construction of new homes is costly and the approval

process is slow and cumbersome.

INVENTORY OF HOMES

Source: New York State Association of Realtors, Quarterly  Report on the New York State Market Q3 2021

Single Family, Condos, Townhomes  |  Q3 2017 - Q2 2021

TOTAL INVENTORY OF HOMES
Q3 2017 - Q3 2021
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MONTHS OF INVENTORY

Inventory, which can also be described as the "lifeblood" of the market, is a critical indicator for the housing
market. 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 of available inventory is considered a "Buyer's Market". In a
Seller's Market, lower inventory levels and strong buyer demand create strong upward pricing pressure resulting
in increased home values.

All counties showed decreases in Supply during the third quarter of 2021, with sharp declines in the Hudson

Valley region's most rural counties of Greene (6.1 in Q3 2020 to 2.8 in Q3 2021) and Columbia (9.1 to 4.6)

Counties, further illustrating the movement of people from denser urban areas and likely working remotely

from a home office.

Months of Inventory is severely constricted across the Hudson Valley region, most notably in Rockland (2.0),

Putnam (2.5), Orange (2.7), Dutchess (2.8), and Westchester (2.9) Counties, all with less that 3 months of

inventory available for Buyers, which will make for intense competition for Buyers, driving prices higher as there

is fierce competition for the very limited supply of homes. 

Q3 2017 - Q3 2021
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MONTHS OF INVENTORY (SUPPLY)

Source: New York State Association of Realtors, Quarterly  Report on the New York State Market Q3 2021

MONTHS OF INVENTORY (SUPPLY)
Q3 2017 - Q3 2021
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TWO- TO FOUR-FAMILY

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

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. 

Sullivan County saw the largest percentage increase in multi-family home values in third quarter, up 161.2% from third quarter 2020

and gaining $120,900 in value. The 161% jump in the Median Sale Price in Sullivan County is influenced by a particularly high priced

sale of a 2-family home. This specific sale pushes the median sale price up by almost $15,000. The property is in the Pine Bush

School District and minutes from Rt. 17, which results in a higher monthly rent than 2- to 4-family inventory from Q3. However, the

market is still seeing great appreciation for small rental buildings.Westchester saw an increase of $130,000 in Median Sale Price

compared to the same time last year, and an increase of $190,000 compared to third quarter 2018. Orange County showed the

largest percentage gain compared Q3 2018, up 85.1% an increase of $142,500.

Closed Sales were up in every county compared to the third quarter 2020. Putnam County showed a 300% increase over Q3 2020,

while Rockland (+115%) and Orange (+107.7%) also had more Closed Sales. Looking back to Q3 2018,  only Putnam County was

down compared to Q3 2018, and by just one sale. 

Inventory was up in every county at the end of third quarter 2021 compared to 2020, with the exception of Rockland County (-20%).

Sullivan showed the greatest increase in available inventory by quarter end, up 35% compared to the same time last year. Compared

to third quarter 2018, every county had fewer multi-family homes available for sale, Rockland (-46.2%), Putnam (-43.8%), Orange

(-31.7%), and Westchester (-22.1%). Only Sullivan County remained an outlier with more inventory available, an increase of 5.9%

(-41.3%) compared to Q3 2018.

PATTERN FOR PROGRESS

2018 - 2021

2018 - 2021

2018 - 2021
MEDIAN 
SALE 
PRICE

TOTAL 
CLOSED 
SALES

END OF 
QUARTER 
INVENTORY

MARKET DATA 2018 - 2020
LOWER HUDSON VALLEY | TWO- TO FOUR-FAMILY HOMES

Source: Hudson Gateway Association of Realtors, 2021 3rd Quarter Residential Real Estate Sales Report
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The regional housing market entered a “New Normal” in the

third quarter of 2021, reaching all-time highs in both sales

and prices. But we saw signs of the market stabilizing after a

torrid year, with listings and pending deals falling from the

highs reached last summer. 

If you want to understand what's happening with the market

you have to look at the third quarter numbers in the context

of the full Pandemic-Era market. You can see the

comparisons to the prior year quarter going back to the

second quarter of 2020, when the market fell dramatically

during the COVID-19 Lockdown. And when that Lockdown

lifted, a tidal wave of pent up demand flooded the market

for the next four quarters pushing both sales and prices to

all-time highs.

Now we're seeing the final ebb of that tidal wave, with the

sales and prices continuing to rise, but showing signs of

slowing. Sales were up modestly rising only about 5% off

what was a torrid third quarter of 2020. And prices were up

significantly, but again at a rate lower than what we saw for

much of the past year.

You can see other signs that the market is stabilizing after

this torrid Post-Lockdown year. The leading indicators -

listings and pending sales - were both down sharply

compared to the third quarter of 2020. That might indicate

that the tidal wave of demand has finally worked its way

through the system, and that we’re entering a new phase of

the market

Does that mean that the seller’s market has ended, and that

we're ready for a correction? We don't see any evidence of

that. Yes, pending sales and listings are down compared to

the third quarter of 2020, but remember that the third

quarter of 2020 was one of the strongest quarters in the

history of this market, right in the middle of that tidal wave. 

Sales surged again hitting, all-time highs.

Prices continued to appreciate dramatically, reaching

all-time highs.

Pending sales are down from the last year’s pace, but

still strong.

Listings were down again, with inventory reaching all-

time lows.

Homes are now consistently selling for higher than

the asking price.

Homes are selling more quickly than ever before.

Even with prices rising, low interest rates are keeping

monthly payments near historic lows.

That's not a fair comparison - the market was never going

to stay on that Post-Lockdown pace.

The better comparison for the current market is the third

quarter of 2019, before COVID, when we started to see

the signs of a rising seller’s market. Even though listings

and pending sales are down from the last year’s surge,

they are up from 2019. The listing increase is modes, and

we’re continuing to see problems with low levels of

inventory. 

Indeed, what we're seeing is a “New Normal” - a housing

market that is now stabilized at all-time highs for both

sales and prices, but which is probably not going to

maintain the pace of the Post-Lockdown period. Going

forward, we expect that we will close 2021 with the

highest yearly total of sales in the history of the market,

especially given that the pending pipeline is so strong.

But at some point, probably by the first quarter of 2022,

we think that the market will cool off a bit, with sales

stabilizing at their current levels through 2022.

As for prices we expect strong appreciation through at

least the end of the year, because demand remains

strong -- rates are still near historic lows, and, most

importantly, supply continues to be tight. We're at

historically low levels of available homes right now, which

will continue until enough homeowners see these

impressive levels of appreciation and get tempted to put

their homes on the market.

To help make sense of the housing market, we've

crunched all the data and organized the analysis around

seven takeaways:

1.

2.

3.

4.

5.

6.

7.

STATE OF THE MARKET

Joseph Rand, 
COO, Howard Hanna Rand Realty

Executive Director, Broker Public Portal
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BE PART OF THE PATTERN!
Become a Pattern Supporter today!

Call (845) 565-4900

The Housing Update teams up with housing experts,

advocates, and professionals to explore housing

challenges and solutions in the Hudson Valley. From the

local real estate market trends to the impacts of COVID-

19 and the affordability crisis, we’re analyzing statistics

and exploring trends to help communities, developers,

builders and non-profit agencies plan and construct

housing that is affordable in the Hudson Valley region.

Hudson Valley Pattern for Progress   P.O. Box 425 Newburgh, NY 12551  |  Tel (845) 565-4900  |  Pattern-for-Progress.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. 

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  &  C o m m u n i t y  I n i t i a t i v e s  t h a n k s  o u r  i n v e s t o r s :

Tune in monthly to the Housing Update!

Visit: Pattern-for-Progress.org/housing-update


