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Second Quarter 2017
Hudson Valley Luxury Real Estate Market Overview

Written by Randy Myers, 
in collaboration with Heather Croner and Pete Hubbell
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Second Quarter 2017

HUDSON VALLEY 
LUXURY REAL ESTATE 
MARKET OVERVIEW

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

It hasn’t been particularly flashy—
we’re talking more singles and 
doubles here than home runs—but 
the Hudson Valley luxury real estate 
market has quietly rapped out four 
very solid quarters of sales activity.

Forty-four properties changed 
hands during the second quarter of 
2017, up from 31 a year earlier. For 
the past four quarters, that brings 
the total number of sales to 176, 
a gain of 47 percent from the 120 
properties sold in the comparable 
period a year earlier. Those 176 
sales also exceeded the number 
of homes sold in the valley in any 
calendar year since at least 2013.

Reflecting the uptick in activity, 
sellers were able to sell their homes 
closer to asking price in the second 
quarter than had sellers in prior 
quarters, extending a trend that now 
goes back 12 months. The average 
listing discount contracted to -6.5 
percent for the quarter, down from 
-8.6 percent in the first quarter 
and nearly half the -12.4 percent 
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discount recorded in the year-earlier 
second quarter. The median selling 
price remained fairly stable during 
the second quarter at $1.3 million, 
while the average time between 
listing and selling expanded a bit, to 
223 days from 183.

While Dutchess County remains the 
most active market in the tri-county 
region, it is Ulster and Columbia 
counties that have enjoyed biggest 
uptick in sales activity over the past 
12 months, both on an absolute 
and percentage basis. During 
that period, 75 properties sold in 
Dutchess County, up 21 percent 
from 62 during the same period a 

year earlier. By contrast, sales in 
Ulster County rose to 50 from 33, 
a gain of 52 percent, and sales in 
Columbia County rose to 51 from 30, 
a gain of 70 percent.

Some of this may simply reflect 
buyers recognizing they can 
sometimes get a bit more house or 
property for their money in Ulster 
and Columbia. But there also seems 
to be a subtle broadening of what 
has traditionally been the center of 
the Hudson Valley luxury market, 
which historically has been central 
and northeastern Dutchess County. 
A significant percentage of the sales 
over the past 12 months have been 

146 Seeley Road, Millbrook, New York 12545, $5,500,000, MLS ID: 362970



slightly farther afield—in towns like 
Red Hook, Rhinebeck and Milan in 
northwestern Dutchess County, and 
across county lines in towns like 
Hudson, in Columbia County, and 
Saugerties in Ulster County.

Columbia County

After two very busy quarters, sales 
in Columbia County moderated. 
Eleven transactions closed in the 
second quarter, up from 10 a year 
earlier but down from 17 in the 
fourth quarter of 2016 and 13 in 
the first quarter of this year. The 
median sale price contracted, too, 
to $915,000. Germantown was 
home to three of Columbia County’s 
11 sales, including a 3,347-square 
foot Nantucket-style home on 
nearly 10 acres of land overlooking 
the Hudson River. Sold for $2.5 
million, the house is just 10 minutes 
from the Amtrak station in nearby 
Hudson.

Dutchess County

For the fourth time in the past four 
quarters, Dutchess County recorded 
a sale in excess of $4 million when 
rock legend Steve Miller and his 
wife closed on the purchase of a 
7,131-square-foot contemporary 
in Unionvale. The three-bedroom, 
5-bath home, situated on more than 
87 acres in the Clove Valley, was 
built in 2010. It features a waterfall, 
a pool, a guest house, and views 
stretching across the Hudson Valley 
to the Catskill Mountains.

With total sales in Dutchess County 
up by 29 percent in the second 
quarter—to 18 closings from 14—
activity was brisk in other sectors 
of the market, too. Notable sales 
included a four-bedroom, four-bath 
Craftsman style home with pool 
and pond, built just three years ago 
outside the village of Red Hook, for 
$848,000, and a 3,800-square-foot 

18 Hollow Road, Staatsburg, New York 12580, $599,000, MLS ID: 360158



contemporary colonial perched on a 
hill near Rhinebeck, which included 
nearly 20 acres of field, forest and 
stream, for $1,295,000.

Ulster County

One would have to go back nearly 
eight years—to the third-quarter 
of 2009—to find a quarter in which 
more homes sold in Ulster County 
than were sold in the second quarter 
of 2017. The county’s 15 sales were 
more than double the seven of the 
year-earlier second quarter. The 
crown jewel in the latest group of 
sales was an impeccably restored 
and updated 4,426-square-foot 
stone-and-wood house on 65 
acres in Saugerties that sold for 
$2,897,000. Notable features of the 
property include a chef’s kitchen, a 
1,000-bottle wine cellar, an English 
garden, a spacious greenhouse 
with radiant heat, a yoga studio, a 
stocked pond, and a massive barn 
that was imported from Cairo, New 
York, and reconstructed on site.

As stunning as the Saugerties 
property is, perhaps no deal better 
illustrates the value buyers can find 
in Ulster County than a circa 1800s 
masonry and frame house that sold 
for $750,000 in Saugerties. The four-
bedroom, two-bath home sits on 
just over an acre of land hard on the 
Hudson River, but it features river 
views that homes valued 10 times 
as high would envy. A deck at the 
property’s edge overlooks the river, 
which can be seen from practically 
every room in the house, and stairs 
from the deck lead down to a level 
pebble beach.
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Commentary

It may not be entirely coincidental that the strength of the Hudson Valley’s 
luxury real estate market over the past year has coincided with a nearly 
uninterrupted advance in the U.S. stock market. When financial markets are 
doing well, people tend to be more confident about spending money. It’s 
never easy to predict how we’ll fare going forward, but it’s worth noting that 
the housing market in general appears to be firm. The National Association of 
Realtors reports that the median sale price for existing homes at all price levels 
nationwide hit a record $263,800 in June, up 6.5 percent from a year earlier. 
At the same time, the association said, a lack of inventory was depressing the 
number of sales, which in June fell 1.8 percent from the previous month on a 
seasonally adjusted basis.

In the Hudson Valley luxury market, the inventory of homes for sale has been 
contracting, too. There were 458 properties available in the second quarter of 
2017, down from 611 a year earlier. Over the past four quarters, the number 
of properties on the market has averaged 437, down from 518 in the prior four 
quarters.

400-424 New Salem Road, Kingston, New York 12429, $3,700,000, MLS ID: 20172158



Very recently, we have seen an 
uptick in listings at the high end of 
our market, with three properties 
currently for sale in the $20 million-
plus range. They include the 
exquisitely developed Lightning 
Tree Farm in the midst of Millbrook 
hunt country, which is offered for 
$28.5 million with 619 acres or 
$19 million with 373 acres, and the 
34,000-square-foot Migdale Castle, 
also in Millbrook, which is listed 
for $19.9 million. Migdale Castle, 
situated on 284 acres, was built for 
the daughter of famed industrialist 
Andrew Carnegie. Elsewhere in, 
yes, Millbrook, a 10,920-square foot 
hilltop retreat has been listed for 
$5.5 million. Millbrook, located on 
the east side of the Hudson River 
just 90 miles north of New York City, 
is one of the most affluent towns in 
the state of New York.

We remain cautiously optimistic 
about the outlook for the Hudson 
Valley luxury real estate market. As 
we have noted in recent editions 
of this report, the region has been 
attracting quite a bit of attention 
lately as an alternative to the 
generally higher-priced Hamptons. 
Beyond short-term trends, though, 
we continue to see the Hudson 
Valley for what it has long been 
and promises to long be: a place 
of exceeding natural beauty and 
tranquility, offering a welcome 
respite from what is too often a 
hurried and harrying world.
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HUDSON VALLEY LUXURY MARKET 
SALES IN Q2 2017 
BY MARKET SUBSET

HUDSON VALLEY LUXURY MARKET 
OVERVIEW
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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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