
$200,000

$300,000

$400,000

$500,000

$600,000

$700,000

$800,000

OrangeRockland PutnamWestchester

Q1Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1Q4Q3Q2Q1

2004 2005 2006 2007 2008

Regional Market Overview

Real Estate

W E S T C H E S T E R  |  P U T N A M  |  R O C K L A N D  |  O R A N G E  |  S U L L I V A N2ND QUARTER 2009

The real estate market in Westchester and the 
Hudson Valley continued to correct in the second 
quarter of 2009, with declines in transactions and 
prices compared to last year. Although we did see 
the expected seasonal increase in demand in the 
warmer spring months, with a signi�cant increase 
in the number of homes sold from the �rst quarter 
and a stabilization of pricing, the overall market is 
still struggling compared to last year. Remember 
that these numbers re�ect closed transactions in 
the second quarter, closings from April 1 through 
June 30th, so they account 
for transactions that 
were probably put into 
contract earlier in the 
year, or even in the latter 
part of 2008. So the data 
largely re�ects the state 
of the market in months 
following the economic 
turmoil in the fall and the 
uncertainty generated by 
the presidential election in 
November. From our internal 
numbers measuring new 
business put into contract in the spring and early 
summer, we believe that the market has largely 
stabilized at its current levels, at least through the 
end of the year.

The number of homes sold continued to de-
cline from last year in virtually every county in 
the survey. Transactions of single-family homes in 
the second quarter of 2009 were down 22.9% from 
last year: Westchester was down 29.9%, Putnam 
down 12.1%, Rockland down 16.1%, and Orange 
down 16.4%. Only Sullivan County sales were up, 
3.1% higher than last year, which might re�ect the 
attractiveness of the lower-priced market, but even 
sales in the lower-end condominium and coopera-
tive apartment markets throughout the region were 

also down significantly 
-- 32.6% below last year, 
and down in every county 
in the Report.

Transactions in the Hudson 
Valley have now fallen on 
a year-on-year basis for 
16 straight quarters, going 
back to the third quarter 
of 2005 at the end of the 
seller�s market. To put 
things in perspective, so 
far in 2009, sellers have 
transacted 2,571 single-

family homes and 1,159 condo and coop units, for 
combined sales of 3,370 transactions. That num-
ber is signi�cantly lower than the number of sales 
midway through any of the previous four years: in 
2008, 5,176 sales; in 2007, 7,402 sales; in 2006, 

7,540 sales; in 2005, 8,181 sales. In other words, 
the transaction count at this point in the year is 
down 54.4%, down by over half, compared to the 
tail end of the seller�s market in 2005. 

This decline in transactions has now had 
its expected effect on prices, with the aver-
age and median sales prices for single-family 
homes down in every county in the Report. The 
average sales price was down 15.4% in Westchester, 
22.5% in Putnam, 11.9% in Rockland, 15.7% in Orange, 
and 15.2% in Sullivan. As we noted in the Report 
over the past few years, we were surprised that 
it took several years for the transactional decline 
that started at the end of 2005 to affect pricing in 
the region. Even as late as 2008, prices in some 
counties were close to their seller market highs, 
re�ecting seller resistance to dropping prices even 
in the face of slackening demand. In some cases, 
we are getting those price reductions all at once, 
as sellers face realities and drop their prices to 
attract buyer interest.
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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.

Debra Quartuccio
Associate Broker

(845) 325-3794

debra.quartuccio@randrealty.com
debra.quartuccio.randrealty.com



The Putnam County residential sales market continued to experience 
declines in both pricing and the number of homes sold compared to last 
year, with transactions down 12.1% and the average sales price down 
22.5%. Note, though, that the price per square foot was only down 8.2% 
compared to last year, re�ecting that much of the decline in the average 
is due to a change in the mix of the properties sold. Indeed, only one 
$1,000,000+ home sold in Putnam in the second quarter of 2009, com-
pared to four such properties in the second quarter of 2008. Transac-
tions in Putnam were up, though, from the fourth quarter, indicating that 
buyer demand did increase in the spring � the number of homes sold 
was up 48.9% from the previous quarter. Unlike other counties in the 
Report, though, this increase in demand and transactions did not stabi-
lize prices, with the average price down 3.6% and the median down 5.1% 
from the winter. This might indicate that sellers in Putnam were becom-
ing more resigned to the realities of the market, and continuing to drop 
their prices to attract buyers even in the warmer months. We expect that 
prices and will stabilize at their current levels through the third quarter.

The Putnam condominium market showed a similar decline in transac-
tions and prices off last year, with the number of condominiums sold 
down 28.0% and the average price down 9.7%. 

The Westchester residential market continued its correction in the 
second quarter, with year-on-year declines in transactions and sales 
prices, and increases in the listing discount and the days-on-market. 
The number of homes sold in Westchester was down 29.9% from last 
year, and down between 49% and 56% from the transaction counts in the 
comparable second quarters in the 2005-2007 markets. The reduced 
buyer demand has had its expected effect on pricing, with the average 
price down 15.4%, the median down 16.3%, and the price per square foot 
down 12.9% from last year at this time. Prices in Westchester are now 
down 21.5% from their height in the third quarter of 2007, and have now 
fallen to late 2003 and early 2004 pricing levels. The market did stabilize, 
though, after the dreary numbers of the �rst quarter, with the expected 
seasonal increase in buyer demand driving transactions and prices up 
from the winter. We expect that the market will hold through the third 
quarter, with prices and transactions levels similar to what we saw in the 
spring. This does not mean that the Westchester market has �recovered�, 
but does indicate that we might have tested the bottoms in both prices 
and sales counts through the end of the year.

The condominium and cooperative apartment market experienced 
similar results, with signi�cant declines in the number of homes sold but 
more moderate declines in pricing, which re�ects that the Westchester 
buyer demand (like most markets throughout the country) was stronger 
in the lower-priced markets.
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 Current 
Quarter 

Q2-2009 

Prior Year 
Quarter 

Q2-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Q1-2009

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 705 1,005 -29.9% 427 65.1%

Average Selling Price 756,524 894,641 -15.4% 694,672 8.9%

Median Selling Price 565,000 675,000 -16.3% 530,000 6.6%

Average DOM 185 172 7.6% 195 -5.1%

Listing Discount 7.4% 4.7% 57.4% 8.1% -8.6%

Price Per Square Foot ($) 311  357 -12.9% 302 3.0%

CONDOMINIUMS

Total Closed Sales 171  308 -44.5% 131 30.5%

Average Selling Price 407,588 450,355 -9.5% 393,965 3.5%

Median Selling Price 376,750 400,000 -5.8% 352,000 7.0%

Average DOM 180 176 2.3% 165 9.1%

Listing Discount 5.4% 3.9% 38.5% 5.8% -6.9%

Price Per Square Foot ($) 283  318 -11.0% 289 -2.1%

CO-OP PROPERTIES

Total Closed Sales 270 394 -31.5% 231 16.9%

Average Selling Price 200,937 209,383 -4.0% 189,509 6.0%

Median Selling Price 177,750 188,500 -5.7% 180,000 -1.3%

Average DOM 213 165 29.1% 188 13.3%

Listing Discount 6.0% 4.8% 25.0% 6.6% -9.1%

Price Per Square Foot ($) 217 229 -5.2% 206 5.3%

 Current 
Quarter 

Q2-2009 

Prior Year 
Quarter 

Q2-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Q1-2009

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 131  149 -12.1% 88 48.9%

Average Selling Price 346,637 447,281 -22.5% 359,591 -3.6%

Median Selling Price 325,000 400,000 -18.8% 342,450 -5.1%

Average DOM 198  187 5.9% 207 -4.3%

Listing Discount 5.8% 5.8% 0.0% 5.0% 16.0%

Price Per Square Foot ($) 180 196 -8.2% 207 -13.0%

CONDOMINIUMS

Total Closed Sales 18 25 -28.0% 20 -10.0%

Average Selling Price 241,950 267,856 -9.7% 260,685 -7.2%

Median Selling Price 231,000 282,000 -18.1% 219,500 5.2%

Average DOM 135  166 -18.7% 197 -31.5%

Listing Discount 5.9% 3.7% 59.5% 3.5% 68.6%

Price Per Square Foot ($) 176  198 -11.1% 200 -12.0%



The Orange County residential market experienced signi�cant de-
clines in transactions and sale prices in the second quarter of 2009, as 
the buyer market correction continued. Transactions were down 16.4% 
from last year, and were down 56.7% from the second quarter of 2005. 
Indeed, transactions in Orange have now gone down on year-on-year 
basis for 15 straight quarters, since the end of 2005 and the beginning 
of the transition to the buyer�s market. This decline in buyer demand 
has now had its expected effect on pricing, with the average price down 
15.7%, the median down 10.0%, and the price per square foot down 
12.9%. The average sales price in Orange is now down 19.2% from its 
height in the second quarter of 2006. We did, though, see the expected 
seasonality in the market drive transactions and prices up from the cold 
�rst quarter, with the number of homes sold up 37.5% and prices stabiliz-
ing. We expect that same seasonality to keep the market steady through 
the third quarter, especially since Orange County pricing is becoming 
increasingly attractive to �rst-time home-buyers who can take advantage 
of the $8,000 federal tax credit if they close by the end of November. 

The Orange condominium market was down similarly, with transac-
tions falling 19.2% and the average sales price down 6.7%.

The Rockland residential market continued to correct in the sec-
ond quarter, with declines in both prices and the number of homes 
sold. Transactions in Rockland were down 16.1% from last year, with 
the average price down 11.9%, the median down 8.5%, and the price 
per square foot down 11.0%. The average sales price in Rockland is 
now down 24.3% from its height in the third quarter of 2005, when 
the market started its transition from a seller�s market to a buyer�s 
market.  Prices in Rockland are now comparable to the pricing 
we saw in the last half of 2003 and early 2004, with the price per 
square foot now below $200 for the second quarter in a row. As we 
expected, though, the seasonal rhythms of the market drove demand 
up in the second quarter, with transactions and prices higher than 
the slower days of the winter. This does not mean that the market is 
yet in recovery, but it does indicate that the normal seasonality in the 
market will continue to stabilize prices and transactions in the third 
quarter. 

The Rockland condominium market experienced similar declines 
in transactions and sales prices, with sales down 20.0% and the 
average sales price down 5.9%. As with single-family homes, the 
condominium sales prices are now down to 2003 and 2004 levels.
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 Current 
Quarter 

Q2-2009 

Prior Year 
Quarter 

Q2-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Q1-2009

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 235  280 -16.1% 190 23.7%

Average Selling Price 441,909 501,642 -11.9% 433,285 2.0%

Median Selling Price 415,000 453,500 -8.5% 408,750 1.5%

Average DOM 191 183 4.4% 182 4.9%

Listing Discount 5.8% 5.3% 9.4% 6.9% -15.9%

Price Per Square Foot ($) 195  219 -11.0% 197 -1.0%

CONDOMINIUMS

Total Closed Sales 84  105 -20.0% 71 18.3%

Average Selling Price 286,697 304,513 -5.9% 266,424 7.6%

Median Selling Price 243,000 278,000 -12.6% 235,000 3.4%

Average DOM 200 172 16.3% 178 12.4%

Listing Discount 6.1% 5.7% 7.0% 6.6% -7.6%

Price Per Square Foot ($) 226  223 1.3% 248 -8.9%

 Current 
Quarter 

Q2-2009 

Prior Year 
Quarter 

Q2-2008 

Change from 
Prior Year 
Quarter

Prior 
Quarter 

Q1-2009

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed Sales 433  518 -16.4% 315 37.5%

Average Selling Price 283,996 336,706 -15.7% 276,677 2.6%

Median Selling Price 269,900 300,000 -10.0% 260,000 3.8%

Average DOM 221 201 10.0% 211 4.7%

Listing Discount 5.3% 4.9% 8.2% 5.0% 6.0%

Price Per Square Foot ($) 142 163 -12.9% 135 5.2%

CONDOMINIUMS

Total Closed Sales 105  130 -19.2% 58 81.0%

Average Selling Price 208,139 223,123 -6.7% 227,172 -8.4%

Median Selling Price 195,000 214,500 -9.1% 219,700 -11.2%

Average DOM 178  206 -13.6% 150 18.7%

Listing Discount 4.6% 4.8% -4.2% 4.6% 0.0%

Price Per Square Foot ($) 152 161 -5.6% 150 1.3%



The Sullivan County real estate market was the only market in the Report 
to show an increase in the number of homes sold in the second quarter, 
with transactions up 3.1% from last year. This might be a re�ection that Sul-
livan sellers have become more realistic about pricing in a buyer�s market, 
particularly sinc e the listing discount off the last listed price was up to 11.1%, 
the highest in the 
region. As a result, 
even while trans-
actions stabilized, 
sales prices con-
tinued to fall, with 
the average down 
15.2% and the 
median down 6.3% 
from last year. 
With prices now 
at the $150,000 
range, we expect 
that buyers might 
continue to be drawn into the market, particularly �rst-time home-buyers 
with access to relatively cheap �nancing and the federal $8,000 tax credit 
available until the end of the year. Accordingly, we expect that transactions 
and prices will stabilize through the end of the summer at their current levels. 
Note that this Report analyzes the combined reported sales from both the 
Sullivan County MLS and the Greater Hudson Valley MLS. 

SULLIVAN COUNTY

 Current 
Quarter 

Q2-2009 

Prior Year 
Quarter 

Q1-2008 

Change 
from 

Prior Year 
Quarter

Prior 
Quarter 

Q1-2009

Change 
from Prior 
Quarter

SINGLE-FAMILY HOMES

Total Closed 
Sales 131 127 3.1% 96 36.5%

Average 
Selling Price 157,854 186,128 -15.2% 166,581 -5.2%

Median 
Selling Price 150,000 160,000 -6.3% 124,750 20.2%

Average DOM 247 221 11.8% 229 7.9%

Listing  
Discount 11.1% 7.7% 44.2% 10.4% 6.7%
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Prices in every county are now down about 20% from 
their highs from the previous four years. In Westchester, 
the average single-family home price is down 21.5% 
from its high in the third quarter of 2007. In Putnam, 
the price is down 28.4% from its high in the second 
quarter of 2007. In Rockland, the price is down 24.3% 
from its high in the third quarter of 2005. In Orange, the 
price is down 19.2% from its high in the second quarter 
of 2006. And in Sullivan, the price is down 34.7% from 
its high in the second quarter of 2007. 

Some of the price decline, though, is 
a re�ection of the change in the mix of 
properties being sold, particularly the 
signi�cant slowdown in activity in the 
higher-end markets. The economic turmoil 
in late 2008, and the resulting dif�culties in 
obtaining �nancing for non-conforming loans, 
particularly impacted the high-end market 
throughout the country. Moreover, most of the 
federal programs designed to spur the housing 
market apply to �rst-time home buyers looking 
in the lower-end markets. Accordingly, some 
of the decline in the average sales price can 
be attributed to a lower level of demand for 
high-end properties. For example, if we use a 
$1,000,000 single-family home as a measure 
of the high-end, we note that only 126 such 
homes sold in the Hudson Valley in the second 
quarter of 2009, compared to 263 such homes 
in the second quarter of 2008. That�s a decline 
of 52.1% from last year, more than double the 
overall transactional decline in the region. 
Moreover, most of those sales took place in 
Westchester -- $1,000,000 single-family sales 
in the second quarter in Putnam, Rockland, 
and Orange fell from 19 sales last year to 5 
this year. Even if we factor in the decline in the 
average sales price (i.e., a $1,000,000 home 
in 2008 might sell for less than that in 2009), 
that�s still a signi�cant re�ection of the lesser 
demand in the high-end markets. 

Note that even in a declining market, 
we still saw the expected seasonal ef-
fects of the market drive up demand in 
the second quarter. While transactions were 

still down compared to last year, they were 
up 29.1% from the cold winter months of the 
�rst quarter. And the seasonal rhythms of the 
market helped stabilize pricing, which was 
down from last year but up from last quarter 
in several of the counties. Accordingly, we 
expect that seasonality, if nothing else, will 
continue to stabilize the market at its current 
levels through the summer.

The question is where we go from here. 
In other parts of the country like Florida, Cali-
fornia, Nevada, and Arizona that saw steeper 
price appreciation during the seller�s market, 
arti�cially fueled in some cases by more preva-
lent reckless lending standards, prices have 
come down as much as 50% before hitting 
what we now think is a bottom. We have seen 
transactions fall by 50% in this market, but 
prices have only come down around 20-25% 
at this point. Do prices in the Hudson Valley 
have to go down another 25% to hit bottom? 
We do not believe so, simply because we did 
not see the kind of appreciation in the seller�s 
market that those arti�cially-fueled markets 
enjoyed. They went up faster and higher, and 
they had further to fall. In the short-term, we 
believe that prices will stabilize in the summer 
months, and probably come down a little in 
the colder winter months, simply as a re�ec-
tion of the seasonality in the market. What 
happens in the next year will depend on the 
economy, the interest rate environment, and 
the success of the government programs to 
rejuvenate the housing market.
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