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PROPERTY TAXES ARE GETTING HIGHER

The high cost of living in the Mid-Hudson Valley is in large part due to high property
taxes, a problem that has grown over the past decade. They are used to fund county,
municipal, school and special district budgets that ensure services to residents, but
the high rates have placed the Mid-Hudson Valley at a competitive disadvantage
with other communities on the edge of the New York metropolitan area and in other
sections of the country.

The Mid-Hudson Valley has some of the highest full-value tax rates and are the
fastest growing in New York state. These increases have occurred despite the
property tax cap, which limits increases in property tax rates to either 2% or the rate
of inflation, whichever is lower. The seven counties of the Mid-Hudson Valley study
area were among the top 10 of New York’s 62 counties with the fastest growing tax
rates between 2008-2017. Dutchess saw the highest percentage increase at 62%,
followed by Orange at 56% and Putnam at 49%.
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ALL IN TAX RATES PER $1,000 OF HOME VALUE BY COUNTY:

RANKED BY HIGHEST RATE CHANGE FROM 2008-2017

Top 10 NYS ‘ ‘ Change % Change
i 2008 2017

Counties 2008-2017 2008-2017
Orange 23.4 36.6 132 56%
Dutchess 183 29.7 114 62%
Sullivan 254 36.6 11.2 44%
Putnam 21:5 32.1 10.6 49%
Rockland 23.8 34.3 10:5 44%
Ulster 22.3 31.7 9.4 42%
Nassau 21.4 29.3 79 37%
Westchester 20.3 28.1 7.8 38%
Greene 19.9 26.1 6.2 31%
Columbia 18.8 24.4 5.6 30%

Source: NYS ORPS

The high rates of taxes place an undue burden on middleclass homeowners. In the
Mid-Hudson Valley,
education and healthcare, industries in which employers are generally tax exempt

some of the largest employment sectors are government,
organizations. When a tax exempt entity purchases property, that property is taken
off of the tax rolls, and the overall tax levy is split amongst a smaller pool of
taxpayers. In other areas of the country with a more robust private sector, businesses
account for a larger share of the property tax burden and can therefore share in the
cost of government services for area residents.
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Business Complex)
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In Ulster County, New York State and New York City together own more than 30% of
all land. While New York State and New York City do pay taxes on the vast majority
of the land they own, the assessed value of that land is far lower than if it were
owned by a private entity. For example, a state game preserve has a conservation
easement, and therefore cannot be developed. Property that cannot be developed is
less valuable than property that can for commercial purposes, and thus has a lower
assessed value. For decades, New York State, New York City and various conservation
nonprofit entities have purchased and consolidated large tracts of land throughout
the Mid-Hudson Valley and have placed restrictions on other privately owned land,
especially in Putnam County. This has limited opportunity for economic development
throughout the study area while preserving open space.

Another major cause of the high tax rates in the Mid-Hudson Valley is that the bulk
of property taxes go towards funding school districts. In all seven counties of the
study area, the estimated share of property taxes that go to school districts is over
55%, and nearly 72% in the highest taxed counties. However, the outcomes don’t
match the costs. According to U.S. News and World Report’s most recent rankings for
public high schools in New York State, none of the study area’s high schools made it
to the list of the top 50.

ANNUAL PROPERTY TAXES ON MEDIAN-PRICED HOME (2008 AND 2017) AND SHARE TOWARD

SCHOOL TAXES
Annual .
Annual Median Property Es::a:;ed
Property Tax Home Tax on Toward
on Median Price Median
School
Home 2008%* 2017 Home
Taxes
2017*
Columbia $222,500 54,183 $239,900 55,854 63.80%
Dutchess $310,000 $5,673 $279,500 $8,301 71.80%
Greene $180,000 $3,582 $171,639 $4,480 58.80%
Orange $290,000 $6,786 $264,237 59,671 71.70%
Putnam $373,000 $8,020 $355,000 $11,396 70.50%
Sullivan $149,500 $3,797 $128,600 54,707 55.70%
Ulster $240,000 55,352 $218,000 $6,911 67.90%
Westchester $650,000 513,195 $620,000 §17,422 69.0%

Source: NYS ORPS

* Based on the All-in property tax rates from NYS ORPS
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High property taxes do not just affect homeowners; they affect all residents of a
community. Rents are based in part on the landlord’s costs, which include high
property taxes. This increase in property taxes contributes directly to rising rents,
which makes it more difficult for renters to save for a down payment and closing
costs to purchase their own home. Having a high proportion of renters in a
community leads to a more transient population and has been linked to community
disinvestment and decreased property values. That in turn contributes to a higher tax
rate because the total tax levy is assessed on lower assessed value, creating a cycle
of increasing costs and tax rates that further discourage investment in a community.
It should be noted that high taxes, however, have had limited impact on Westchester
County. Despite the highest property taxes in the country, Westchester continues to
grow. This is largely due to its close proximity to New York City, its excellent mass
transit and that 16 of its high schools are ranked within the New York State’s top 50.
One inference is that people will not mind paying higher taxes if schools are of
excellent quality because they consider it the price of a good education for their
children.
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