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WESTCHESTER
 -440 jobs (June 2014: +5,565)

Professional and Business Services; Education 
and Healthcare; Leisure and Hospitality

+900 jobs (June 2014: +777) 
Trade and Transportation; Natural Resources

SULLIVAN-ULSTER

Total Jobs +630
(June 2014: +7,922)

-210 jobs (June 2014: +2,196)

Education and Healthcare; Professional 
and Business Services; Leisure and Hospitality

DUTCHESS-PUTNAM
+380 jobs (June 2014: -616) 
Professional and Business Services; Other Services

ORANGE-ROCKLAND
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Total Labor Force
(Q2/Q2)

1.1M Even with Q2 2014

Employment Growth 
(Q2/Q2)

1.0% Even with Q2 2014

Unemployment
Rate (June)

4.7%
 from 5.3% in June 2014

Hudson Valley economy remains stable
The Hudson Valley is holding steady as total labor force (1.1 
million) and employment growth (1 percent) were the same 
as last year. The regionwide unemployment rate fell to 4.7 
percent in June, from 5.3 percent a year ago. The largest 
year-over-year drop in unemployment rate was located in 
Sullivan County, which saw a 1.0 percentage point decrease 
since June of last year, mostly because of existing businesses 
adding jobs.

Throughout the Hudson Valley we are seeing year-to-year 
gains in employment in the following areas: Educational and 
health services, leisure and hospitality, other services and 
professional and business services. The health and education 
services sector continues to lead the region’s job generation, 
growing by 2.6 percent year-over-year, its strongest increase 
in nearly 16 years. Meanwhile, job losses are centered around 
the natural resources, mining and construction, information, 
financial services and manufacturing sectors.

The addition of jobs has slowed down throughout the region 
but previously created jobs became filled, which led to the 
large decrease in unemployment. The Hudson Valley mirrored 
the U.S., which reached its lowest level of unemployment 
since the recession.

Other news of note:
•  Westchester Medical Center will now manage three 

Bon Secours hospitals – Good Samaritan in Suffern, 
Bon Secours Community Hospital in Port Jervis and 
St. Anthony’s Hospital in Warwick – in a merger of the 
organizations. The center also signed a $500 million deal 
with technology company Philips, a NY BioHud Valley 
member, to provide medical equipment and services for 
its health system – which includes affiliate hospitals in 
Dutchess, Orange and Rockland counties – for 15 years.

•  Pfizer has signed a preliminary agreement to sell more than 
200 acres at its Pearl River campus to California-based 
Industrial Realty Group. It would be a mixed-use site of 
science, technology and other businesses. The agreement 
may become final by the end of the year. HVEDC spent the 
past several years helping to reposition the campus.

Laurence P. Gottlieb 
President and CEO 
HVEDC
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Expert Viewpoint
By Paul E. Harrington, Ph.D., 
and Neeta P. Fogg, Ph.D., 
Center for Labor Markets and Policy

Drexel University 
Special Workforce Advisor to HVEDC 
@CLMPDrexel 

Baby Boomers Still Hold the Purse Strings – 
at Least for a Little While Longer
Larry Gottlieb, president of the Hudson Valley Economic 
Development Corporation, had occasion to ask us about the 
relative economic heft of the millennial generation (those 
born between 1981 and 1996) and the baby boomers (born 
between 1946 and 1964) in the Hudson Valley region.

Larry’s question about the relative impact of each group is 
an important one for the Hudson Valley region’s business 
community, since the generational composition of a region’s 
population exerts a strong influence on the level of regional 
income, the composition of goods and services demanded 
by households in the region, as well as the nature of labor 
supply available to meet the workforce needs of the region’s 
businesses. 

Millennials are also known as the echo generation as they are 
mostly the children of baby boomers – and like boomers they 
represent a large generational population bulge in the area. 
However, millennials differ from boomers in important ways. 
Boomers are much more likely to have formed their own 
households and families than millennials. Boomers account 
for 26 percent of the region’s population, but more than 40 
percent of all the area’s households and families are headed 
by boomers. Fewer than 10 percent of the area’s households 
are headed by millennials. Millennials tend to live in someone 
else’s household or in some type of group living arrangement. 

Surprisingly, given the aging of the baby boomers population 
(the oldest boomers are 69 this year) we found that they 
are much more likely to work than the Hudson Valley’s 
millennials. About 70 percent of all Hudson Valley boomers 
work, compared with just under 58 percent of millennials. 
Unsurprisingly, given their years of work experience and 
differences in industries and occupations in which they are 
employed, Hudson Valley boomers have average annual 
earnings (including all jobs –full-time as well as part-time) 
that are more than double those of millennials ($74,800 v. 
$30,800).

When you combine the impact of differences in living 
arrangements, work rates, and earnings differences the 
economic weight of boomers overwhelms that of millennials. 
We found that boomers generate nearly one-half (47 percent) 

of the total annual income received by Hudson Valley 
residents. Millennials generate just 5 percent. This very large 
boomer-millennial income distribution gap is the product of a 
number of factors:

First, in most occupations and industries workers face an 
upward sloping age-earnings profile. This means that when 
we plot the earnings of workers with their age we find a 
strong positive relationship. Economists agree that this effect 
is largely the product of gains to work experience. Wage 
gains in the U.S. are heavily tied to on-the-job learning that 
raises worker productivity (evidence across a wide range of 
occupations reveals higher productivity associated with more 
work experience) with gains to work experience much greater 
for those with a college degree. Like their boomer parents who 
transitioned from a primary life of school to one of work 35 
years ago, millennials just don’t have the years of experience 
that gets them to high wage positions. 

Second, millennials made their transition into the labor market 
during a period of great economic distress. Boomers and Gen 
Xers (born between 1965 and 1980) entered the job market 
during a period of sustained economic growth running from 
1980 to 2000 when the nation added nearly 42 million jobs 
(+47 percent). But millennials have had to try and transition 
to work during a period of economic stagnation. Since 2000, 
we’ve gone through two nasty recessions both followed by 
sluggish jobs recoveries so that on net we’re up just 9.8 
million jobs in 15 years, a 0.5 annual rate of new job creation, 
just one-fifth of the pace of job growth during the prior twenty 
years. This has meant a slowdown in hiring activities that 
leaves young people struggling. 

Relatively weaker employment prospects over the past 
15 years has seen new college graduates try to shelter 
themselves in graduate and law school hoping for an 
improved economy after graduation – but either not working 
or working less while in school. Other graduates who’ve 
tried to land a job have experienced serious underutilization 
problems, more often working in part-time jobs since they 
can’t find full-time work or working full-time in jobs that don’t 
need a college degree (and that pay non-college wages). New 
high school graduates have seen their chances of finding work 
shrink even more as underutilized college grads crowd into 
traditional high school jobs. 

Third, the poor employment and earnings experiences of 
the millennials has meant that they are slow to form new 
households and families relying instead on a sort of every man 
for himself group arrangement or increasingly living as a child 
in their parents’ home.

Millennials will one day inherit the future as all of us boomers 
are well aware, but for today, boomers play a central role in 
making consumption and investment decisions in the Hudson 
Valley region. To paraphrase the bank robber Willie Sutton – 
sell to the boomers, “because that’s where the money is.”

Hudson Valley 
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About Hudson Valley Economic 
Development Corporation (HVEDC)
HVEDC is the leading economic development agency for 
the seven-county region of Westchester, Putnam, Dutchess, 
Rockland, Orange, Ulster and Sullivan counties. The public-
private partnership markets the region as a prime business 
location to corporate executives, site selection consultants 
and real estate brokers. HVEDC created the branding and 
promotional efforts for industry cluster initiatives Hudson 
Valley 3D Printing, the Hudson Valley Food & Beverage 
Alliance, NY BioHud Valley and Hudson Valley EDs & MEDs. 
For more information or to review available business sites, visit 
HVEDC’s website or contact CEO Laurence P. Gottlieb.

Hudson Valley Economic Development Corp.

4 Crotty Lane, Suite 100 
New Windsor, NY 12553

845.220.2244

Laurence P. Gottlieb, President and CEO 
lgottlieb@hvedc.com

hvedc.com

About JLL Research
JLL’s research team delivers intelligence, analysis, 
and insight through market-leading reports and services that 
illuminate today’s commercial real estate dynamics and identify 
tomorrow’s challenges and opportunities. Our 300 professional 
researchers track and analyze economic and property trends 
and forecast future conditions in over 60 countries, producing 
unrivaled local and global perspectives. Our research and 
expertise, fueled by real-time information and innovative thinking 
around the world, creates a competitive advantage for our clients 
and drives successful strategies and optimal real estate decisions.
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Sullivan-Ulster

Office vacancy rate by market 
n Q2 2014    n Q2 2015

Asking commercial rent (cost per square foot) by market 
n Q2 2014     n Q2 2015

Overview
•  Vacancy levels for the overall region have increased in the last 

year. Sullivan-Ulster posted a 1.5 percentage point decrease in 
office vacancy while Orange-Rockland reported a 4.7 percentage 
point increase.

•  Westchester continued its good start to the year in the 
second quarter, this time with White Plains East leading the 
way in leasing activity.

•  Price reductions in some of the more functionally obsolete 
buildings, especially on the Miracle Mile, have been driving 
prices down in the past year.

•  With the unemployment rate falling and job creation rising, 
we expect to see vacancy drop even more in Sullivan and 
Ulster counties.

Things to watch
•  Several construction projects are set to get under way in the 

third quarter of 2015 in Westchester (including North 60 and 
the Regeneron expansion) which will account for over 1.5 
million square feet of new medical and office space.

•  Increased hiring will lead to increased construction, this 
should affect the region’s currently decreasing numbers for 
manufacturing and construction jobs. 

•  The industrial market in Rockland County had its best 
leasing quarter in nearly a year in terms of square footage 
leased, due to expiring leases, which called for action.

Jones Lang LaSalle

Chris O’Callaghan

us.jll.com

us.jll.com/ct-westchester


