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Second Quarter 2016

HUDSON VALLEY 
LUXURY REAL ESTATE 
MARKET OVERVIEW

Dutchess, Columbia and 
Ulster County residential 
sales over $750,000

Sales of luxury homes in the Hudson 
Valley market fell year-over-year in 
the second quarter of 2016. The 
decline extends a recent trend that 
has paralleled concerns about 
lackluster economic growth in the 
U.S. and abroad.

A total of 30 luxury properties sold 
in the second quarter, down from 
47 a year earlier. Still, that was up 
from a revised 26 sales in the first 
quarter of the year, when volatility 
in the financial markets appeared to 
weigh on the confidence of potential 
homebuyers.

There were other modestly positive 
signs in the latest round of data. The 
median sale price has now hovered 
around the million-dollar mark for 
the past five quarters, for 
example, coming in at $1.1 million 
in the second quarter. This suggests 
some degree of stability in the 
market.

Selling a luxury property in the 
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Hudson Valley also has taken a little 
less time lately—an average of 183 
days in the second quarter, down 
from 200 a year earlier. This marked 
a sizeable improvement from the 
first quarter of this year, when the 
average days on market soared to 
287.

The quickening sales pace may have 
been attributable, at least in part, to 
sellers who have opted to be a little 
more flexible on pricing. The average 
listing discount in the second 
quarter—the difference between the 
list price and sale price on 
transactions that closed—widening 
to -12.4% from -10.6% a year 

earlier. But even this marked a 
modest improvement from this 
year’s first quarter, when the 
average discount totaled -15.5%.

Despite the relatively benign sales 
numbers, prospective sellers have 
not been discouraged from listing 
their homes. Available inventory 
rose to 611 properties in the second 
quarter, up from 480 in both the 
year-earlier second quarter and this 
year’s first quarter.

While it’s not reflected in the latest 
numbers—and we have no way of 
knowing in advance how much it will 
impact final third-quarter figures—
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Columbia County

Counter to trend, the median sale price for transactions closed 
in Columbia County during the second quarter rose 
substantially to $1.8 million, up from $1.2 million a year earlier. 
Activity was fairly even across the price spectrum, with three 
sales under $1 million, four between $1 million and $2 million, 
and two above $2 million. 

Notable among the quarter’s activity was the sale, for just 
under $2.2 million, of a 6,500-square foot estate on 70 acres in 
Austerlitz. Built in 1991, the house was inspired by The Mount, 
the well-known home of author Edith Wharton that is located in 
Lenox, Massachusetts, and is now a National Historic Landmark. 
In addition to the main house, the Austerlitz property includes a 
tennis court, a pond, and a three-bedroom guest house.

Ulster County

Sales in Ulster County were clustered at the lower end of the 
market, with four properties selling in the $750,000 to $1 million 
range, four more between $1 million and $2 million, and none 
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we are seeing evidence that buyers’ 
faith in the Hudson Valley market 
remains healthy, too. During July and 
August, we saw more clients 
inquiring about buying homes, and, 
in our office at least, more sales—
especially at the higher end of the 
market.

Dutchess County

Almost always the most active 
luxury market in the Hudson 
Valley, Dutchess County retained 
that crown in the second quarter of 
2016 with 13 sales—four more than 
Columbia County, and five more 
than Ulster County. Nonetheless, 
that total was down from 22 a year 
earlier. Bucking one regional trend, 
Dutchess County saw its average 

listing discount narrow, to -12.3% 
from -14.3% a year earlier. It also 
saw the biggest quarter-over-quarter 
decline in average days on market, 
which fell to 184 from 423 in this 
year’s first quarter.

Among the highlights of the 
second-quarter activity was the 
sale of a Greek Revival home just 
outside Millbrook for $2.6 million. 
The house sits at the end of a long, 
winding drive on 44.5 acres, where 
it is complemented by a pool, pool 
house and guest cottage. Prominent 
features of the house itself include a 
grand living room with walls of 
windows and glass doors on three 
sides, and a a corridor-shaped 
garden room connecting the home’s 
two halves.

3 Slate Dock Road Rhinebeck, New York 12572, MLS ID: 353053, $1,200,000
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Outlook

Optimists and pessimists alike can find plenty of 
evidence in recent sales data to support their views of 
the Hudson Valley luxury real estate market. Pessimists 
will note that fewer properties sold in the first half of 
2016 than in the first or second half of 2015. But as 
previously noted, the median sale price has held fairly 
steady for more than a year now. And anecdotally, we 
can confirm an uptick in interest from prospective 
buyers this summer. We’ve also seen this year, during 
the first quarter, the $9.4 million sale of Astor Courts, 
the former John Jacob Astor IV property in Rhinebeck, 
which marked the first transaction above $9 million 
since 2014. Finally, we can see that pride of ownership 
in the Hudson Valley remains strong. In the little hamlet 
of Upper Red Hook, to cite just one example, a pre-
Revolutionary brick colonial has been under extensive 
renovation for months. We observe that many buyers 
still value the charm and authenticity of traditional 
Hudson Valley architecture, but crave more modern 
amenities and finishes. And, as we’ve reported in the 
past, there is a sizeable contingent of buyers interested 
in more contemporary architecture, too.

Framed against what’s happening in the broader 
marketplace, trends in the Hudson Valley don’t look all 
that much different than trends in many luxury home 
markets elsewhere. Sales of high-end properties in New 
York’s Hamptons fell 20 percent in the second quarter, 
for example, where according to one broker homes 
priced in the top 10 percent of the market took 74 more 
days to sell than they did a year earlier.

We would also contend that Hudson Valley properties 
compare well, on a value basis, with what many 
international markets have to offer. The New York 
Times recently described a restored 18th century 
farmhouse on 32 acres in the Tuscany region of Italy, 
for example, with an asking price of $1.9 million. That 
property is comparable to what one might find in the 
same price range in our valley.

For busy New Yorkers, of course, Italy is a longer 
commute. The Hudson Valley is closer, shares many of 
the same charms, and is steeped in American history. 
We expect it will remain an aspirational luxury home 
market for many generations to come.

above $2 million. Contrary to the regional trend, it took longer for the typical 
home to sell than it did a year earlier, and the average listing discount widened 
fairly dramatically, too, to -11.8% from -5.1%.

Nonetheless, buyers found some enviable properties. Among the highlights 
were a 3,000-square-foot contemporary on 27 wooded acres outside 
Woodstock, near Shady, New York. Built in 1997 with three bedrooms and four 
baths, the two-story property sold for $1.4 million.

Elsewhere, within walking distance of downtown Woodstock, a 3,500-square-
foot contemporary sold for just under $1.2 million. The house on the lushly 
landscaped four-acre property opens to the landscape around it via a large 
screened porch with cathedral ceilings. The property also features a koi pond, 
geothermal heating and cooling, a saline pool, basketball courts, and views of 
the Catskills.
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Heather Croner Real Estate 
Sotheby’s International Realty

346 Fowler Rd 
Millbrook, NY 12545 
845-677-9822

RP Hubbell & Co. 

3 Neptune Rd, S-400 
Poughkeepsie, NY 12601 
845-454-6525 
www.rphubb.com

This information contained in this Market Overview has been
compiled from NYS ORPS, Mid-Hudson MLS, Columbia Northern
Dutchess MLS, and Ulster MLS. We believe this information to
be true and accurate. Heather Croner Real Estate, R. P. Hubbell 
and Company, Inc. and Randy Myers assume no responsibility 
for the accuracy and reliability of this information and disclaim 
any liability for damages real or imagined caused by any error 
or omission on the researching or recording of these records and 
data.
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HUDSON VALLEY LUXURY MARKET 
SALES IN Q1 2016 BY 
MARKET SUBSET
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