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Data from the first quarter of 2022 show that
pandemic-related factors are still driving the Hudson
Valley real estate market toward higher prices. But
a combination of dwindling supply and rising interest
rates could tap the brakes on a real estate market
that consistently gained speed since 2020.
This quarter marks two years since the Covid-19
pandemic began to affect New York and its real
estate markets. The Hudson Valley was already
challenged by a housing crisis two years ago when
the pandemic began to exacerbate many of the
market forces that make housing unaffordable for
too many of our neighbors.
The first batch of data for 2022 show that those
trends have continued and deepened.
The median sale price of homes across the Hudson
Valley has continued to rise in eight of our nine
counties. It remained flat in Westchester County.
Compared to one year ago, homes in most counties
are now selling at prices that are 10-20 percent
higher.
At the same time, the supply of homes for sale has
shriveled. The inventory of homes available to
potential buyers is less than half its size at the start
of the pandemic. More than 12,000 homes were on
the market when the novel coronavirus was
discovered in New York – now there are fewer than
5,500 up for sale.
We know that much of the upward pressure on the
real estate market was driven by people eager to
escape their densely populated urban centers and
the restlessness that pandemic restrictions brought
to their daily lives. Thousands of them looked north,
to the Hudson Valley and Catskills, and bought
homes at a cost well above the typical asking price.
As we look deeper into 2022, here are three factors
we ought to watch carefully.

1) Will our new neighbors stay? The Hudson
Valley experienced a similar surge in population,
and homeownership, after the terrorist attacks of
9/11. But many returned to the metro area a few
years after 2001 as they grew tired of a longer
commute. Things are different now. Work-fromhome software is better and more available. Our
walkable communities and open spaces in the
Hudson Valley seem more attractive to this
generation of new residents. These factors and
others might compel our new neighbors to make
the move permanent.
2) How will interest rates affect the market?
The Federal Reserve has pushed interest rates
upward and will likely increase them more to
combat the highest national inflation in 40 years.
Home buyers might initially rush the market to get
a house before interests go even higher. But
rising interest in the longer term will likely cause
the market to level off.
3)What is the broader effect of supply
shortages in the housing market? A shortage
in housing supply has other ramifications. Those
who were at the bottom of the market have likely
become renters instead, pushing up the cost of
rent. Developers might usually respond to a
shortage by building new housing, but the high
cost of materials, labor, fuel and other expenses
might stifle them. The high cost of housing might
force young families to have fewer children or
leave the region, exacerbating the population
declines we have seen in recent decades.
Hudson Valley Pattern for Progress has been
researching and analyzing the real estate market
for many years. The changes we have seen in
this pandemic-driven market are unusual, and
they present unique challenges to our
communities. The trends outlined in this report
underscore the need for our regional leaders to
use every tool, policy and program that can
provide our neighbors with an ample supply of
honorable and affordable housing.
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1ST QUARTER DATA

Source: New York State Association of Realtors, Quarterly Report on the New York State Market Q1 2022

MEDIAN SALES PRICE

1ST QUARTER DATA

Source: New York State Association of Realtors, Quarterly
Report on the New York State Market Q1 2022
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MARKET SNAPSHOT

Q1 2022
NEW LISTINGS

Q1 2022
CLOSED SALES

New listings in the Hudson Valley were down 8.5%
compared to first quarter 2021. Every county saw fewer
homes listed for sale. The largest decreases in New
Listings were in Ulster (-19.2%) and Dutchess (-16.6%)
counties as compared to first quarter 2021. From 20202022, Columbia County had the greatest change in
new listings at -32.0%, while the change in Westchester
was only -3.92%.

While closed sales showed notable gains throughout the
Hudson Valley in the first quarter of 2021, every county
had a decrease in closed sales in the first quarter of 2022,
with the region showing a decrease of 13.0%. The most
significant decreases in sales volume were in Putnam
(-27.9%), Sullivan (-19.0%), and Dutchess (-17.2%)
counties, as a shortage of supply likely stifled more sales
from happening.

Q1 2022
HOMES FOR SALE

Q1 2022
MONTHS OF INVENTORY

The number of homes for sale continues to trend
downward in the first quarter of 2022, with 32.7% fewer
homes for sale in the region as compared to the same
time last year. Every county saw declines in the number
of homes for sale at the end of the quarter, with the
most significant decreases in Columbia (-48.5%),
Dutchess (-46.4%), and Greene (-44.7%) counties.
Comparing 2020 to 2022, every county has seen a
triple digit decrease, except for Westchester (76.54%)
and Sullivan (59.53%).

Months of inventory (supply) was down significantly
across the region as compared to first quarter 2021. Twothirds of the counties in the region are now in a severe
seller's market, showing less than 3 months of inventory
available for buyers, with the exception of Sullivan County
(5.9-on the edge of being considered a Balance Market
(6.0)), Columbia at 3.2 and Greene at 3.3 months of
inventory available. In the remaining counties it looks like
the intense competition for buyers will continue.

Q1 2022
MEDIAN SALES PRICE
Constricted housing inventory and persistently strong buyer demand once again forced the median sales price up in
every county of the Hudson Valley region, except Westchester County. Every county in the region showed an increase
of $20,000 or more compared to the same time last year. Westchester County remained the same at $560,000. With
new listings down and the Inventory further constricted in first quarter 2022, sellers continue to have the upper hand in
the real estate market in the Hudson Valley, creating significant upward pricing pressure.
The median sales price rose in all of the remaining eight counties. The increase was most significant in Sullivan County
with a 20.3% gain in value compared to the same time last year. Putnam County saw the largest gain in value at nearly
$75,000 compared to the first quarter of 2021, and homes in Rockland and Ulster counties both sold for $50,000 more.
The majority of our counties have now reached historic peaks for median sales price.
Without a significant increase in the supply of homes on the market, continued demand will likely push prices higher.
This trend could be exacerbated by rising interest rates in the short term, as prospective buyers will seek to get a home
before additional rounds of rate hikes are announced. This potential "rush on the market" could continue to push
median sales prices to new record highs.
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INVENTORY OF HOMES
INVENTORY OF HOMES

Single Family, Condos, Townhomes | Q1 2017 - Q1 2022

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

Source: New York State Association of Realtors, Quarterly Report on the New York State Market Q1 2022

TOTAL INVENTORY OF HOMES
Q1 2017 - Q1 2021

The number of homes for sale continued to decline in every county across the Hudson Valley. This quarter is
particularly interesting because it allows the region to see a full two-year trend from the onset of the pandemic.
When the Covid-19 pandemic began in 2020 there were 12,110 homes on the market across the nine-county
region. That number has dwindled by 55 percent, leaving the market with only 5,483 homes for sale as of the first
quarter of 2022. A greater level of competition for fewer homes results in higher sales prices, including a large
percentage of sales that are over the initial asking price.
There are two ways to increase the number of homes for sale: More owners put their homes on the market, or there
is an increase in the number of new homes built. Home development is especially complicated now because of
inflation, supply chain disruptions, and labor shortages, all of which push the cost of construction higher.
Homebuilders must also forge through the local approval process, which is long and expensive. These factors
make it unlikely that the Hudson Valley will see a significant increase in new-home construction in 2022.
Therefore, the lack of inventory creates a vicious cycle. Those coming to the Hudson Valley are willing to pay more
to settle here, but existing residents who want to get into a home for the first time are stuck with renting or finding
a smaller home. But often they cannot, because there is no inventory to be purchased.
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MONTHS OF INVENTORY
MONTHS OF INVENTORY (SUPPLY)

Q1 2017 - Q1 2022
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Source: New York State Association of Realtors, Quarterly Report on the New York State Market Q1 2022

MONTHS OF INVENTORY (SUPPLY)
Q1 2017 - Q1 2021

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 six months of inventory a "balanced supply." Fewer than six months
is considered a seller's market and more than six months of available inventory is considered a buyer's market.
In a seller's market, lower inventory levels and strong buyer demand create upward pricing pressure, resulting
in increased home values.
Eight of the nine counties in the Hudson Valley showed decreases in supply during the first quarter of 2022 - a
trend that established last year and continued. Only Sullivan County saw a small uptick in its supply of houses
available on the market. Sullivan's 7.2 months of inventory was also the only balanced supply in the region.
It is also instructive to look at the trends that started at the onset of the pandemic. Over the past 24 months, the
steepest declines in inventory have come in the region's most rural areas - Columbia, Greene, Sullivan and
Ulster. This underscores that many who purchased homes in our region were seeking to escape densely
populated areas and settle in more rural areas with open space.
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TWO- TO FOUR-FAMILY
MARKET DATA 2018 - 2022

LOWER HUDSON VALLEY | TWO- TO FOUR-FAMILY HOMES

2018 - 2022

MEDIAN
SALE
PRICE

2018 - 2022
TOTAL
CLOSED
SALES

2018 - 2022
END OF
QUARTER
INVENTORY
Source: Hudson Gateway Association of Realtors, 2022 1st Quarter Residential Real Estate Sales Report

Analyzing the real estate market data for two- to four-family homes provides a broader perspective of the real estate market.
Small multi-family properties might be owner occupied with a tenant or tenants providing additional income to offset the
homeowner's housing expenses, or they might 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 showed the largest percentage increase in multi-family home values in the first quarter, up 53.8% from 2021,
gaining $70,000 in median sale price. Putnam was relatively flat compared to the first quarter of 2021 with only a 2.1%
increase in median sales price. Sullivan also had an astounding 185.7% median price increase from 2018-2022, while
Rockland only increase 39.2% over the same time period.
Closed sales were relatively flat compared to last year. Only Westchester County had an increase (+8.0%), while Orange and
Putnam were flat (0%), Sullivan showed the steepest drop in closed sales, (-27.8%), followed by Rockland with a decrease of
(-15.2%). Of the five counties shown from 2018-2022, only Putnam showed a decrease in closed sales (-40%), Sullivan was flat
(0%), Westchester showed a slight increase (+8.7%), and Orange showed the greatest increase (+50.95).
Inventory varied in Q1 2022. Only Westchester showed an increase in inventory (+17.95) from Q1 2021. Overall, the inventory
of two- to four-family homes is low in the aggregate. Only 262 are currently on the market across the whole region. More than
anything, this could indicate that little of this kind of housing has been built in recent decades, even though multi-family
homes promote affordability for both renters and owner when they occupy them with their tenants.
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The housing market in the Hudson Valley continued to
experience dramatic price appreciation, but for began to
see a slow-down in sales activity for the first times since
the pandemic. That decline in both closed and pending
sales was mostly due to a lack of inventory, with the
market needing more “fuel for fire” to satiate buyer
demand. But we also saw a significant surge in interest
rates, which might have a longer-term impact in cooling
down the market.
The biggest story of the first quarter was a long-awaited
rise in interest rates. It felt like we had been talking about
historically low interest rates for almost 20 years. Interest
rates started a slow and stubborn decline in the early
2000s that took them from about 7 percent (which at the
time was a historic low) all the way to under 3 percent
during the pandemic market. Year after year, we kept
expecting that they might go up, only to see them
continually decline.
That trend ended in the first quarter of 2022, with interest
rates rising largely because of a red-hot economy driving
a spike in inflation. The average interest rate throughout
2021 was 2.96 percent, but by the end of the first quarter
rates had risen to more than 4.5 percent. Many believe
that rates could continue to go up throughout the year.
This increase might be giving some buyers sticker shock,
but let’s try to have a longer-term view on just how low
rates remain from a historical perspective.
Rising interest rates can obviously have a significant
impact on the housing market. In the short-term, they
tend to drive some new activity, as buyers rush to get into
contract and secure a rate commitment before those
rates continue to go up. Sellers also put their homes on
the market for fear that this sellers market could fade.

Over the longer term, however, higher rates could cool
down what has been a torrid market, reducing the
purchasing power of some buyers and potentially
dissuade them from buying at all.
Even as rates increase, buyers will adapt. Some could opt
for adjustable-rate mortgages, which might be fixed for a
shorter-term but allow buyers to get a rate that allows
them to afford the home they want. Others might opt for a
larger down payment to reduce the monthly cost of their
mortgage.
Still, we believe that the rising interest rates will not have
much of an impact on sales or prices at least through the
summer. Why? Because inventory is just too low. Sales
and pending contracts are down because so few homes
are for sale. And we still have enormously strong buyer
demand. So with demand high and inventory low, we
believe that prices will continue to go up, at least through
the end of the year. We doubt that we will continue to see
double-digit appreciation for another year, but we simply
see too much demand and too little supply to think that
prices will flatten anytime soon.
In the end, the first quarter of 2022 can be summed up in
five points:
1)Sales were down from last year, but largely because
of the lack of homes to sell.
2)New pending contracts cooled down after a torrid
streak.
3)Prices continued to rise dramatically, reaching new
historic highs.
4)Listings are down, keeping inventory at historic
lows.
5)Sellers continue to enjoy negotiating leverage over
buyers.

The Hudson Valley housing market in 2022 will be
subject to many forces – rising interest rates, strong
demand from buyers, and a limited supply. Coming off
the hottest market in our region’s history, even some
cooling will maintain a market that is pretty hot.
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