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11%. The downtown markets overall experienced
the greatest average price increases especially in
the condo market in Greenwich Village, Tribeca
and the Lower East Side and the co-op market
in Soho/Nolita.

HISTORICALLY LOW INTEREST RATES

MANHATTAN RESIDENTIAL
REAL ESTATE MARKET
At the beginning of each year, we provide an
analytical overview of the previous 12 months
in the Manhattan residential real estate market
using both market trends and data. With a new
decade ahead of us, we feel it is appropriate to
also look back at the significant changes to (and
some surprising consistencies in) our market
over the past 10 years that have impacted sales
prices and volume both positively and negatively.
The residential real estate landscape looks very
different than it did back in 2010. There have
been some big changes during the past decade
which have and will likely continue to impact on
our current market.

A DECADE IN REVIEW
As we entered the last decade, the city, country
and the world were still reeling from the 2008
economic crisis during which Manhattan
apartment prices fell as much as 30%. At the
start of 2010, there were signs of a recovery that
would gather steam relatively quickly in the first
few years of the decade. Bank and auto bailouts,
as well as regulatory reforms boosted what
would become a decade of steady economic
growth in the country. There were many forces
that impacted the NYC market over the decade.

INCREASED PROPERTY VALUES
It is important to note that even though the last
few years of the decade were quite challenging
and prices dipped considerably from their peak,
average home prices have generally increased
across the city albeit at an uneven pace. Some
market segments saw increased prices as high as
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• During the market peak, LLC’s and shell

companies were used to purchase luxury
properties. It caught the attention of The New
York Times which published a series of articles
contending that these purchases were part
of money laundering schemes. As a result, in
May of 2015, the city imposed new disclosure
requirements on shell companies buying
property in NYC. The effect was evident almost

After the 2008 financial crisis, mortgage interest
rates were lowered to stimulate the economy
and rates have remained low
throughout the past 10 years.
In 2010, the average rate for
a 30-year fixed mortgage was
4.69% and with the exception
of 2014 and 2018 (where the
average hovered above 4%),
averages remained below 4%
since 2012. For context, prerecession years (2006-2008)
averages were 6-7%. In the
1990’s averages ranged from
7-10% and in the 1980’s
averages ranged from 1016%. Last year in 2019, the
average rate was 3.94%.
On the Market: 2 Park Place, Pavilion B $15.95M

THE INFLUENCE OF FOREIGN BUYERS
In 2011, the U.S. dollar lost value relative to other
currencies, hitting its lowest point in July in over
4 decades. With prices still low and the dollar
weak, foreign buyers began to find the U.S and,
in particular, New York real estate inexpensive
relative to the recent past. In addition, Europe was
in a recession which inspired foreign investors to
come to New York City to buy real estate.
By 2013, the NYC market had picked up
significantly, but the dollar remained weak and
as a result, even more investment came from
overseas. Record prices were being achieved
through the height of the market (2014 – 2015)
which was spurred in part by this steady buying
spree of foreign buyers. At the time, there was a
“flood” of Chinese and Russian money invested
in New York City real estate.
Even as the boom was happening however, there
were warning signs and specific developments
mid-decade that ultimately contributed to the
unravelling of the peak market:

• Oil prices began falling rather significantly and
the value of the dollar began to increase relative to
other currencies. This continued through 2015 and
2016, which served to slow foreign purchases.

immediately to owners of luxury apartments as
foreign buyers retreated from the market.

• Starting in January 2016, the Chinese

government cracked down on money flowing
out of the country, thereby slowing Chinese
investment in real estate. Chinese buyers were
the single largest group of foreign purchases in
NYC so the impact was felt immediately.
Overall, the influence of foreigners purchasing in
NYC has had a huge impact on the market over
the last decade. It helped fuel the expansion, and
in part, drove the downturn. We are still feeling
the effects of the losses.

OVERSUPPLY OF NEW DEVELOPMENT
One of the most significant trends over the
past decade was the massive wave of new
construction of high-end condominiums
and conversions of existing rental buildings
throughout the city. The New York Times reported
that from 2009 to 2019, there was 22,304
condo units built in Manhattan. Additionally, ultraluxury developments transformed the city skyline.
appealing especially to high net-worth buyers
who want the breathtaking views, privacy and
white glove amenities. ‘Billionaire’s Row’ became
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the moniker for West 57th and the highest sale of
an apartment ever recorded in the country closed
last year for $238M at 220 Central Park South.
The frenzy to buy and invest in new development
was rampant for the first 4 to 5 years of the
decade. Buyers often signed contracts 2 to 5
years in advance of a building’s completion. U.S.
interest rates were at historic lows and money
was cheap. Record sales prices were hitting the
press daily. The excitement created a trickle-down
effect by spurring buyer confidence for uber-luxury
apartments and thus for lower priced apartments.
As a result, overall sales volume increased
propelling average sales prices even higher.
By the end of 2016 however, it felt like the crazy
prices of new construction were just too high for
its intended buyers, so many retreated. All this
was happening as new buildings were under
construction, resulting in an oversupply of high
priced luxury units. The cracks in the market
became more apparent especially as new tax
laws were enacted in 2018 (see below). And
because new development projects take years
to come to fruition, the building boom and
subsequent oversupply of new units continues:
an expected 5,600 new units are set to come on
the market in New York City in 2020.

FINANCIAL SECTOR COMPENSATION
Up until 2008, people in the financial services
industries made up a sizable portion of the
buying public. After the economic crisis, a major
shift occurred as there were substantial layoffs
and re-employment in some cases took 3 to 4
years. As a result there were significant changes
in compensation structure.
Base Salaries: For the most part, the base
salaries of comparable positions were either
lower, frozen or increases were minimal.
Bonus payouts: Historically, bonuses were paid

out in large cash lump sums. Subsequent to the
crisis, bonus amounts were not only reduced but
paid only partially in cash with the largest portion
deferred over a 3 year period or longer.
As a result, buyer liquidity has been significantly
affected. In the past, bonus-rich buyers
could easily amass enough liquidity to pass
restrictive co-op boards. As liquid wealth is now
accumulated at a slower pace, many financial
service industry buyers could no longer qualify
for co-op board with tougher requirements. As
a result, many of these buyers have turned to
condominium purchases.

NEIGHBORHOOD EXPANSION
Trying to source new investment opportunities,
developers looked for less developed, less
expensive and less historically ‘desirable’
neighborhoods which expanded the market. In
Manhattan alone there was a big construction
boom over the last ten years in West Chelsea,
the East Village, Lower East Side, as well as in
Harlem.
Another major driver of the market was the
tremendous growth of the outer boroughs,
particularly in Brooklyn where luxury development
prices now rival Manhattan’s – a fact unheard of
at the beginning of the decade.
Most recently, we are seeing new business
districts being formed by major tech and start-up
firms setting up offices and headquarters in these
developing neighborhoods. Recent examples
include Hudson Yards and the Financial District
(the “New Downtown”) in Manhattan as well as
the Navy Yard in Brooklyn.

MAJOR TAX CHANGES
The tax changes of the past few years have
specifically hurt the New York City market. In
early 2018, when tax reform went into effect
eliminating many federal tax deductions, the

Percent of Sales Below, At, and Above Ask

impact on the NYC real estate market was
significant. Those changes included:
State and Local Income Taxes: The new Tax
Cuts and Jobs Act instituted a $10,000 cap on
state and local tax deductions (aka SALT) where
there was no limit previously.
Real Estate Taxes: Property taxes are now
wrapped into the SALT deductions for a combined
cap at $10,000.
Mortgage Interest Deductions: The amount of
mortgage interest that could have been deducted
was lowered from $1,000,000 to $750,000
under the new tax code.
Mansion Tax & Transfer Tax Increases: In mid2019 New York State implemented a significant
graduated increase in the “mansion tax” that
buyers pay when purchasing a home over $1M.
There was also a small increase of the New York
State transfer tax paid by sellers.
Only one of these changes would have impacted
NYC, but all of the above have had a big effect
on the market.

2019: A YEAR IN REVIEW
Consistent with 2017 and 2018, last year
remained a challenging year in NYC real estate.
Initially buyers believed that prices would decrease
further and hesitated to buy. At the same time,
the new normal began to sink in and recent
changes became part of the overall landscape.
Then, in late March New York State raised the
mansion tax paid by buyers on properties above
$1M significantly for the first time in 30 years.
The increase, based on the purchase price, now
ranges from 1% to 3.9%. The announcement at
the end of the first quarter became effective July
1, 2019. In addition, New York State increased the
seller transfer tax by a quarter percent on the sale
of a property over $3M.
The effect of the last-minute announcement
and quick deadline of the mansion tax spurred
buyers – especially in the higher price ranges to make decisions to sign contracts and close on
properties by July 1. As a result, sales volume
increased dramatically in the second quarter.
Because of that, third quarter sales volume
suffered, and prices continued to soften. New
legislation in Albany included revised rent laws
favoring rent-regulated tenants. Those laws,
which also took effect in July, created uncertainty
among investors.
There was a large discrepancy between the
volume of contracts signed in 2019 and the
volume of closed sales for two reasons:
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1) Many new developments that went into
contract anywhere from one to four years ago
closed last year and therefore did not reflect the
2019 market conditions.
2) The increase in the mansion tax inspired a
large number of buyers, especially of apartments/
houses over $3M, to purchase and close before
July 1 when the new law took effect.

FOURTH QUARTER 2019
In the fourth quarter, there were signs that the
Manhattan residential real estate market was
stabilizing. Sales were steady in large part
due to lowered prices and record low interest
rates. In fact, the number of contracts signed in
December on both condos and co-ops was the
highest December level it has been since 2016.
Buyers remained cautious throughout the fourth
quarter, committing to a purchase only when they
perceived it as a value opportunity. Many agents,
eager for an improved market feel that the fourth
quarter data provided a somewhat positive
impetus heading into 2020. That said, there was
still mixed data which includes:

• Signed contracts in 2019 were at the same

level of 2018 for a third consecutive quarter –
improving 1% annually to nearly 2,500 contracts
– suggesting that demand, after four years of
declines may finally have stabilized.

• Even though sales volume improved,
inventory of available apartments rose for a 17th
consecutive quarter, up 5% year-over-year to
7,332 listings – a nine-year high.

• The number of days on the market increased

On the Market: 875 Park Avenue, Apartment 11D $6.65M

market that many conceded, dropped prices and
sold for much lower than they originally hoped
to achieve. Anticipating that new inventory would
come on the market in the new year, they were
more eager to negotiate and sell before year end.
Record Low Interest Rates. Interest rates are
always a major factor in purchasing a property
and rates dipped even further in 2019.
Record Stock Market. Unlike 2018 and early
2019, when many analysts feared that the strong
stock market wouldn’t last, last year proved
them wrong. Some buyers felt more confident
and stronger simply by having more money as a
result of this development.

2020: A LOOK AHEAD
There are many different perspectives on how
the market will fare in 2020. It’s never easy to
predict and there will not be a lack of challenges
this year:

The Deanna Kory Team
• Fourth quarter sales of Manhattan’s luxury
Exclusive
Buyer’s
Guide
market - $5M and
above - dropped a whopping
1) It is a presidential
election year and sales
by ten days from a year ago to an average of 123
days – a seven-year high.

41%. As a result, the fourth quarter prices settled
to their lowest year-end levels in five years, with
an average price falling 11% to $1.832M and
median price – less skewed by high or low price
– slipping 3% to $995K to remain below $1M for
a second quarter in a row.

activity typically drops in the months preceding
the election as buyers are waiting for the results
and the policies the new president will pursue.

Interestingly, even with above, the final 4 to
6 weeks of the year ended with an uptick in
the number of contracts signed. Four factors
contributed greatly to the year-end rally:

3) There is bound to be continued geopolitical
volatility.

‘End of Season’ Effect. Buyers typically want to
finish looking and buying before the end of the
year. This is common in the second quarter prior
to the summer and can also take place before
the year end.
Flexible Sellers. Sellers felt so battered by the

2) Recession fears remain in buyers’ minds as
we enter the 11th year of economic growth, the
longest economic expansion in US history.

4) There are continuing global economic
challenges in the world, including Brexit and
trade with China.
5) Specific to New York City, there is the potential
revival of the once proposed pied-a-terre tax,
however the Governor did not discuss this issue
in his recent State of the State address.
6) As of this writing, NYC is proposing to increase

property taxes on condos and co-ops in an effort
to create parity with other city-wide real estate.
Two things to remember in connection with
recession fears: 1) Manhattan residential real
estate values have historically been less volatile
than the rest of the country during and postrecession periods and 2) recessions historically
have not hurt home values; the only exception
to that was in 2008 because the recession was
caused largely by subprime mortgage lending.
It is interesting to note that 2019 ended much
the same as 2009 with the market tentatively
improving after a low point. And in 2010, we
witnessed the first signs of a recovery after two
years when no one knew how far prices would
drop. At the time, savvy buyers knew it was a
great time to buy and decided not to wait for “the
bottom.”
We are at a similar inflection point after several
years of falling prices: there are some signs
suggesting that the market could stabilize
despite it being an election year. However, since
the stock market is strong, interest rates are at
record lows, and prices are down, it is a great
time to purchase a home or investment property.
Buyers have a huge window of opportunity which
– if history is a guide – may close in the next
year or two.
We are happy to provide you a
confidential evaluation of your home
if you are interested to learn its value
in the current market. We can also
advise on preparing your home for
sale based on your timeline and goals.
Please contact me directly at
dek@corcoran.com or (212) 937-7011.
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Experience.

The Deanna Kory Team Advantage
When you choose the Deanna Kory Team, you are working with a highly
skilled powerhouse team with vast experience, an expansive network and
resources tailored to meet every aspect of buying and selling real estate
in New York.
Our team is not only consistently ranked among the top teams in the city, we
are regularly praised by customers and clients as well as by our colleagues
as one of the most respected teams. We are proud of our enormous capacity
to work hard and our intelligent approach to deal-making.
Led by Deanna Kory, whose 35 years of experience and exceptional track
record evoke admiration throughout the industry. Our team’s spirit and
cohesiveness enhances our collective skills and resourcefulness, which
offers buyers and sellers an enormous advantage in the marketplace.
Lynn Nguyen Jane Martin Deanna Kory Cindy Kitch Ileana Lopez-Balboa Stacey Pashcow

The Deanna Kory Team: 2019 Sales Sampling
Address			Price
555 West End Avenue, Townhouse* $12,000,000
182 West 82nd Street, Townhouse* $9,150,000
353 Central Park West, 3rd Floor $4,600,000
50 West 29th Street, 7W
$2,425,000
65 Central Park West, 11FG
$3,075,000
1035 Fifth Avenue, 7A*		
$3,350,000
335 Greenwich Street, PHA
$2,950,000
101 West 78th Street, 6C
$7,900,000
225 West 86th Street, 803*
$6,540,000
115 Central Park West, 10A*
$5,800,000
248 Central Park West, Townhouse* $16,250,000

Facebook.com/DeannaKoryTeam

Address			Price
1075 Park Avenue, 2D		
$5,000,000
400 East 51st Street, 29A
$4,000,000
250 West 81st Street, PHAB*
$27,000,000
101 West 78th Street, 4A
$10,800,000
101 West 78th Street, 3B
$5,100,000
21 East 12th Street, 9A*
$4,287,000
137 Riverside Drive, 3B		
$5,750,000
101 West 78th Street, 8A
$9,200,000
262 Central Park West, 7E
$7,750,000
1155 Park Avenue, 10SW
$8,550,000
22 Riverside Drive, 12/13
$5,350,000
*represented the purchaser

Instagram.com/DeannaKoryTeam

Twitter.com/DeannaKory

Featured Properties
on the Market

115 Central Park West, Apartment 5C $12.95M

If you’re interested in discussing your property’s value, please
contact Deanna Kory at (212) 937-7011 or DEK@corcoran.com.

the new york city real estate

BUYERS guide
’

The Complete Guide to Buying Real Estate in New York City

The Deanna Kory Team
Exclusive Buyer’s Guide
Purchasing real estate in Manhattan can sometimes be
an overwhelming experience. As a result, buyers often
rely on real estate professionals to show them properties
and guide them through all the intricacies of the market.
Our Buyer’s Guide will assist you in understanding what
is involved in purchasing residential real estate in
Manhattan, and it will explain how we provide you with
the best service throughout the process.

by DEANNA KORy

907 Fifth Avenue, Apartment 4B $3.765M

If you are interested in purchasing property in NYC
and/or would like a complimentary download of our
NYC Buyer’s Guide visit www.deannakory.com/buyers
or e-mail DEK@corcoran.com
101 West 78th Street, Apartment 4B $6.975M
the corcoran group real estate
660 Madison Avenue, New York, NY 10065
DEK@corcoran.com

DEANNA KORY TEAM
at The Corcoran Group

The Corcoran Group is a licensed real estate broker. Owned and operated by NRT LLC.

