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The real estate market in the lower Hudson Valley 
showed some signs of recovery in the third quarter of 
2009, rebounding from the severe downturn experienced 
at the beginning of the year. While much of the uptick 
was simply seasonality in the market, which tends to 
drive transactions and prices up in the third quarter, 
we also saw the impact of the federal $8,000 �rst-time 
home-buyer tax credit throughout the region. 

Transactions were up in every county in the 
lower Hudson Valley, with the number of homes 
sold in the entire region rising 47.6% from last quarter 
and down only 4.1% from last 
year. Although the increase 
from the second quarter 
was largely seasonal, the 
relatively small 4.1% decline 
from the third quarter of 2008 
seemed to signify a stabiliza-
tion of the market after the 
dif�cult period following the 
economic dislocations of last 
fall. Transactions are still down 
16.7% year-to-date from this 
time last year, but low interest 
rates, the federal tax credit, 
and increased affordability 
after several years of price 
decreases have had their effect. It now looks like the 
steep drop-offs in market activity in the winter months 
were the temporary result of the economic disruption 
of last fall, rather than an indication of a fundamental 
breakdown in the real estate market in the region.

This increase in activity had its expected 
seasonal effect on pricing, with the average and 
median sales prices up from last quarter in virtually 
every county in the lower Hudson Valley. Although the 
seasonality in the market tends to drive prices up in 
the third quarter, we did have some concern that the 
general weakness in the market might undermine that 
normal seasonal rhythm. Nevertheless, pricing is still 
signi�cantly down from last year, and all the counties 
are now seeing pricing back in the 2003-2004 range. 
Indeed, from the height of the market, the average sales 

price is now down in every 
county in the region: down 
15.0% in Westchester, 
24.2% in Putnam, 20.7% in 
Rockland, 22.4% in Orange, 
24.0% in Dutchess, and 
38.4% in Sullivan. Moreover, 
we are now seeing sellers 
become more realistic 
about pricing, dropping 
their asking prices in re-
sponse to this correction 
in the market. 

The federal $8,000 tax 
credit has had its expected 
effect in driving up buyer 

demand for affordable starter homes. The tax credit 
announced in the spring had a signi�cant impact in all 
counties in the region, but the effects were particularly 
noticeable in the lower-priced markets: Orange County, 
Dutchess County, and all the coop and condo markets. 

Orange and Dutchess are the most affordable large 
markets in the New York City metropolitan region, and 
both were natural targets for �rst-time home-buyers 
looking to take advantage of the tax credit. Accord-
ingly, transactions in Orange and Dutchess were up 
compared to last year at this time. We saw the same 
result in all the condo and coop markets, which saw 
a large increase in transactions. But the increase 
in demand in these markets came with a decline in 
prices, since the mix of properties changed to re�ect 
the surge in demand for �rst-time home buyers looking 
for affordable starter homes. Essentially, activity was 
up signi�cantly in those the most affordable areas in 
the region because of the in�ux of �rst-time home 
buyers, but those buyers were so concentrated at 
the lower-priced levels of the market that they drove 
pricing down on average. 

So where do we go from here? The market clearly 
showed signs of recovery in the third quarter, with an 
increase in buyer demand spurred by low interest rates, 
the federal tax credit, and relatively low pricing that 
brought homes back to 2003-04 values. The question 
is whether this recovery is sustainable, or whether we 
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Data in the Rand Real Estate Market Overview comes 
from local multiple listing systems, and includes all 
sales made by participating real estate brokers in the 
local areas. The �residential� compilations include all 
single-family homes, but do not include non-residential 
properties, raw land, or multi-family homes. The con-
dominium and cooperative apartment compilations 
include only those types of properties.

 
“Total Closed Sales:” all reported closed title 
transfers.

“Average and Median Selling Price:” the average 
or median sales price of all the reported transactions 
in the time period.

 “Average DOM:” the average �days-on-market,� 
or the time that a property was on the market from 
the last list date to the title transfer date. Note that 
�days-on-market� does not include any the time on 
market for any prior listings of the same property.

“Listing Discount:” the amount the seller dis-
counted the price of the home from the last listed 
price to the sold price. Note that the listing discount 
is measured against the last listed price, and does 
not include discounts from the original price, or from 
prior listings.

“Price Per Square Foot:” the average price per square 
foot for those properties that list square footage.

Anthony Stokes Pereira
Licensed Real Estate Salesperson

(845) 770-2188

anthony.stokespereira@randrealty.com
anthonystokespereira.randrealty.com



 Current 
Quarter 

Q3-2009 

Prior Year 
Quarter 

Q3-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 1,190 1,317 -9.6% 705 68.8%

Average Selling Price 818,793 918,596 -10.9% 756,524 8.2%

Median Selling Price 630,000 710,000 -11.3% 565,000 11.5%

Average DOM 169 152 11.2% 185 -8.6%

Listing Discount 6.4% 4.3% 48.8% 7.4% -13.5%

Price Per Square Foot ($) 318 356 -10.7% 311 2.3%

CONDOMINIUMS

Total Closed Sales 236 293 -19.5% 171 38.0%

Average Selling Price 390,102 449,235 -13.2% 407,588 -4.3%

Median Selling Price 361,000 395,900 -8.8% 376,750 -4.2%

Average DOM 178 164 8.5% 180 -1.1%

Listing Discount 5.3% 1.9% 178.9% 5.4% -1.9%

Price Per Square Foot ($) 289 316 -8.5% 283 2.1%

CO-OP PROPERTIES

Total Closed Sales 368 431 -14.6% 270 36.3%

Average Selling Price 191,592 213,046 -10.1% 200,937 -4.7%

Median Selling Price 171,250 187,500 -8.7% 177,750 -3.7%

Average DOM 200 168 19.0% 213 -6.1%

Listing Discount 6.1% 4.3% 41.9% 6.0% 1.7%

Price Per Square Foot ($) 211 233 -9.4% 217 -2.8%

 Current 
Quarter 

Q3-2009 

Prior Year 
Quarter 

Q3-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 159 199 -20.1% 131 21.4%

Average Selling Price 367,037 430,721 -14.8% 346,637 5.9%

Median Selling Price 330,000 375,000 -12.0% 325,000 1.5%

Average DOM 197 169 16.6% 198 -0.5%

Listing Discount 6.0% 4.9% 22.4% 5.8% 3.4%

Price Per Square Foot ($) 185 202 -8.4% 180 2.8%

CONDOMINIUMS

Total Closed Sales 27 26 3.8% 18 50.0%

Average Selling Price 228,463 277,858 -17.8% 241,950 -5.6%

Median Selling Price 215,000 287,500 -25.2% 231,000 -6.9%

Average DOM 155 132 17.4% 135 14.8%

Listing Discount 5.4% 4.2% 28.6% 5.9% -8.5%

Price Per Square Foot ($) 185 194 -4.6% 176 5.1%

The Putnam residential market showed signs of recovery from the 
severe weakness of the fall and winter of last year, with transactions and 
prices up from the prior quarter.Transactions were up 21.4% and the av-
erage sales price was up 5.9% from the second quarter, indicating that at 
least the normal seasonality in the market was driving activity up through 
increased buyer demand in the warmer months.Nevertheless, transac-
tions and prices were down signi�cantly from last year, with the number 
of homes sold down 20.1% and the average sales price down 14.8% from 
the third quarter of 2008.The average sales price in Putnam is now down 
24.2% from its height in the second quarter of 2007, and the transac-
tions year-to-date are now down 36.1% from this time in 2007 and 21% 
from this time in 2008.Pricing in Putnam is now at 2003 levels, meaning 
that homes in Putnam are more affordable than they have been in almost 
six years. We expect that Putnam may now be somewhere near a bottom 
in prices and transactions, and that we will continue to see stabilization 
in the fourth quarter. 

The Putnam condominium market showed increased activity in the 
third quarter, probably as a result of the federal �rst-time home-buyer 
tax credit that increased demand in the more affordable end of the 
market. 

For the �rst time in over a year, the Westchester residential market 
showed signs that it might be stabilizing after the very dif�cult months 
following the economic crisis a year ago.  The 9.6% decline in homes sold 
from the previous year was the smallest year-on-year transaction decline 
since the fourth quarter of 2007, far less severe than the 29.9% decline 
in the second quarter or the 41.7% decline in the �rst quarter.  Moreover, 
the 68.5% increase in transactions from the second quarter was much 
higher than we would expect just from the normal seasonal rhythms of 
the market. Similarly, prices were up considerably from the last quarter, 
but down from last year and are now down 15.0% from the height they 
achieved in the third quarter of 2007. Thus, although the market did show 
some signs of stabilizing in the third quarter, we are mostly seeing a 
rebound from the unsustainably low transactional and pricing levels from 
earlier this year.  We expect that prices and transactions will stabilize at 
their current levels in the fourth quarter.

The condominium and cooperative apartment markets experienced 
similar increases in transactions, with the number of condos sold up 
38.0% and coops up 26.3%. Prices for both condos and coops were 
down slightly from the second quarter, though, indicating that the federal 
�rst-time home buyer tax credit might have spurred activity in the more 
affordable coop and condo market, but only for relatively lower-priced or 
heavily-discounted units. 
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 Current 
Quarter 

Q3-2009 

Prior Year 
Quarter 

Q3-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales  628 579 8.5% 433 45.0%

Average Selling Price 272,515 310,029 -12.1% 283,996 -4.0%

Median Selling Price 260,000 286,000 -9.1% 269,900 -3.7%

Average DOM  209 188 11.2% 221 -5.4%

Listing Discount 4.7% 4.3% 9.3% 5.3% -11.3%

Price Per Square Foot ($)  141 156 -9.6% 142 -0.7%

CONDOMINIUMS

Total Closed Sales  119 105 13.3% 105 13.3%

Average Selling Price 208,545 238,491 -12.6% 208,139 0.2%

Median Selling Price 205,000 227,500 -9.9% 195,000 5.1%

Average DOM  199 168 18.5% 178 11.8%

Listing Discount 5.4% 3.9% 38.5% 4.6% 17.4%

Price Per Square Foot ($)  151 169 -10.7% 152 -0.7%

 Current 
Quarter 

Q3-2009 

Prior Year 
Quarter 

Q3-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 377 401 -6.0% 235 60.4%

Average Selling Price 462,533 503,288 -8.1% 441,909 4.7%

Median Selling Price 433,200 462,500 -6.3% 415,000 4.4%

Average DOM 177 171 3.5% 191 -7.3%

Listing Discount 5.2% 5.3% -1.9% 5.8% -10.3%

Price Per Square Foot ($) 210 220 -4.5% 195 7.7%

CONDOMINIUMS

Total Closed Sales 111 119 -6.7% 84 32.1%

Average Selling Price 265,249 304,879 -13.0% 286,697 -7.5%

Median Selling Price 245,000 293,726 -16.6% 243,000 0.8%

Average DOM 188 168 11.9% 200 -6.0%

Listing Discount 5.9% 4.9% 20.4% 6.1% -3.3%

Price Per Square Foot ($) 210 243 -13.6% 226 -7.1%

The Orange County residential market experienced a tremendous 
surge of activity in the third quarter of 2009, with transactions up 45.0% 
from the second quarter and even up 8.5% from the prior year quarter. 
Although part of that increase was simple seasonality in the market, the 
federal $8,000 tax credit for �rst-time home-buyers had its expected 
effect in Orange County. This was the �rst year-on-year rise in home 
sales in Orange in over four years. But that increase in sales activity did 
not have its expected effect in driving prices up, because the tax credit 
incentivized mostly lower-income buyers who quali�ed for the credit and 
were looking for affordable starter housing. Prices were not just down 
from last year, but also from the prior quarter, even while seasonality 
would normally drive prices up in the summer. We expect that we will 
continue to see activity way up in Orange County through the end of the 
year, since home buyers will rush to close before the expiration of the 
tax credit in November.

The Orange County condominium market also demonstrated the 
impact of the tax credit, with transactions up 13.3% from both the last 
quarter and last year quarter.The increases were not as signi�cant as 
with single-family homes, though, probably because prices for homes 
have come down so much that many �rst-time home-buyers are opting 
to buy a home rather than the more traditional starter condo.

The Rockland residential market showed signs that it was recovering 
from the severe declines caused by the market correction of the past 
few years, and particularly the economic dislocation in the fall of last 
year. Transactions were up a whopping 60.4%, which is much more than 
what we would expect from just the normal seasonal rhythms of the 
market, indicating that the market has stabilized after the unsustainably 
low activity from the fall and winter. Although transactions were down 
6.0% from the third quarter of 2008, that 6.0% decrease is the smallest 
year-on-year transactional decline in two years. Moreover, while the 
average sales price was down 8.1% from last year, and down 20.7% from 
its height in the third quarter of 2005, we are now starting to see prices 
stabilizing at late 2003 and early 2004 levels. Indeed, the small decline 
in the listing discount from 5.3% to 5.2%, the lowest listing discount of 
any county in the Hudson Valley, indicates that sellers in Rockland have 
become more likely than sellers in other counties to price their homes 
more realistically, and are not being forced to take such steep discounts 
to get into contract. We expect that transactions and prices will continue 
to stabilize at their current levels in the fourth quarter.

The Rockland condominium market showed similar signs of activity, 
with transactions up 32.1% from the last quarter, although down 6.7% 
from last year. Prices were down 7.5% from the second quarter, indicat-
ing that most of the increased activity came at the more affordable end 
of the condominium pricing spectrum.
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Dutchess County experienced the impact of the federal �rst-time home-
buyer tax credit more than its higher priced northern neighbors of Westchester 

and Putnam, 
with the num-
ber of homes 
sold actually 
increasing 
8.1% from last 
year at this 
time.This in-
�ux of buyer 
demand did 
not, though, 
stop the decline in prices, which fell 10.2% on average and 8.0% on the median, since 
that buyer demand was largely �rst-time home buyers looking for more affordable starter 

housing.The average and median sales prices did increase off the second quarter, but that is largely the result of seasonality in the market, which tends 
to drive values up during the warmer months of the summer. We expect that the market will stay active through the fourth quarter, particularly as buyers 
rush to get their purchases closed before the termination of the tax credit. Like other condominium markets in the Hudson Valley, the Dutchess market 
experienced a surge of activity in the third quarter, largely fueled by �rst-time home-buyers incentivized by the federal tax credit.

The Sullivan County residential market experienced a decline in both trans-
actions and pricing in the third quarter, as the market correction continued 
to weigh 
down sales 
and values.
The number 
of homes 
sold fell 12.1% 
from last year, 
while the 
average sales 
price was 
down 21.0%.
We continue 
to caution 
readers, 
though, that the Sullivan County market is a very �thin� market with a rela-
tively low number of transactions, so we cannot read too much into the data.

DUTCHESS COUNTY

SULLIVAN COUNTY

 Current 
Quarter 

Q3-2009 

Prior Year 
Quarter 

Q3-2008 

Change 
from 

Prior Year 
Quarter

Prior 
Quarter 

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed 
Sales 481 445 8.1% 390 23.3%

Average 
Selling Price 308,319 343,299 -10.2% 297,905 3.5%

Median 
Selling Price 275,000 299,000 -8.0% 256,500 7.2%

Average DOM 161 154 4.5% 172 -6.4%

Price Per 
Square Feet 119 133 -10.5% 118 0.8%

 Current 
Quarter 

Q3-2009 

Prior Year 
Quarter 

Q3-2008 

Change 
from 

Prior Year 
Quarter

Prior 
Quarter 

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed 
Sales 153 174 -12.1% 131 16.8%

Average 
Selling Price 148,941 188,552 -21.0% 157854 -5.6%

Median 
Selling Price 130,000 170,000 -23.5% 150000 -13.3%

Average DOM 254 224 13.4% 247 2.8%

Listing  
Discount 11.5% 8.2% 40.2% 11.1% 3.6%
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We are delighted to add Dutchess County to the Rand Quarterly Market 
Report, as Better Homes and Gardens Rand Realty has recently opened 
three of�ces in the Dutchess County market.

Regional Market Overview
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will again see a signi�cant rollback in the 
winter months. We expect that the fourth 
quarter will look much like the third quarter, 
since interest rates are still at historic lows, 
prices are still down, and the tax credit is still 
in effect. Indeed, we expect a huge surge of 
closings in November for �rst-time home-
buyers trying to get their deals closed before 
the expiration of the tax credit. Moreover, New 
York State has just announced a temporary 
state �rst-time home-buyer tax credit that 
should spur activity in the fourth quarter as 
well. Accordingly, we see the market stabiliz-

ing into the fourth quarter. What happens in 
2010 will depend on whether rates stay low 
and whether the general economy continues 
to improve. At the very least, we believe that 
the �rst and second quarters of 2009 marked 
the bottom of the market. We may bounce 
around this bottom for another year or two, 
but at the very least things have certainly 
stopped getting worse.
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