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The Manhattan real estate market in 
2021 will be remembered as an excep-
tionally strong market with enormous 
sales volume. This happened on the 
heels of one of the worst years due 
to the pandemic, which precipitated 
a drop of 30% in overall sales volume 
from the previous year. Consumer con-
fidence, pent-up demand, low prices, 
and low interest rates drove demand 
to historic highs in 2021 across most 
market segments. In short, New York 
City real estate has made a tremen-
dous rebound in 2021.

• The Manhattan market achieved 
its strongest year ever with $30B in 
sales volume – 6% more than 2007’s 
previous all-time high.

• There were 16,600 contracts signed, 
the most in a single calendar year 
and nearly 60% more than in 2019 
where there were 10,470 contracts 
signed.

• There were over 15,600 closings 
– the most since 2008 – with 
condo and luxury sales over $5M 
surpassing the previous high in 
2013.

• Sales volume in both the third and 
fourth quarters of the year was the 
highest in 32 years. 

• As of mid-December, nearly 6,300 
units were actively listed for sale 
in Manhattan, down 37% since 
December 2020 when there were 
nearly 10,000 active listings in the 

gains improved many buyers’ dispos-
able incomes. Post-shutdown, prior-
ities shifted causing higher demand 
for larger homes, thus boosting luxury 
sales over $4M. 
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• Last year, there were 1,890 contracts 
signed over $4M totaling nearly 
$16B, a record for at least the last 
15 years, according to The Olshan 
Report. This was twice the number 
of luxury deals than 2019 and 30% 
higher than Manhattan’s peak years 
(2013-15).

• Townhouses above $4M accounted 
for 218 signed contracts, surpassing 
the previously held record of 153 in 
2014. With lowered prices and larger 
square footage, townhouse sales vol-
ume was stronger than in recent years.

• $10M+ apartments accounted for 
408 contracts, well over the 2014 
record of 270. 

Manhattan’s Sub-Markets
The Manhattan market is made up of 
a wide number of market segments 
or “sub-markets”, and in 2021 not all 
sub-markets experienced the same 
record sales volume, leading to an 
uneven recovery.

Fourth Quarter and down from 
7,332 in 4Q 2019. This is despite an 
all-time high of 4,100 new listings 
coming to market during 4Q 2021. 
Falling by its most significant rate 
in seven years, inventory levels are 
still high by comparison; there were 
4,500 active listings in 4Q 2015, 
one of Manhattan’s peak years.

• Historic high sales volume caused 
supply and days on market to 
decrease and in turn, prices finally 
stabilized after a prolonged decline.

The real estate market shows no 
significant signs of slowing down, 
despite the pandemic and the global 
economic pressure due to supply chain 
challenges and inflation concerns. This 
is propelling the market into 2022 with 
powerful momentum.

Luxury Market (over $4M)
Low interest rates and lower prices en-
ticed buyers to purchase larger apart-
ments last year. In addition, strong 
business activity and stock market 
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Notable high sale volume sub-markets:
• New development sales, especially 

Downtown and on the Upper East 
Side, experienced huge growth 
last year. There were 2,173 new 
development closings in 2021, 
higher than both 2020 and 
2019 (1,136 and 1,884 closings 
respectively). There were 2,596 
closings in 2018. Many contracts 
were being signed at the asking 
prices. 

• Luxury properties – especially 
Downtown – where the apartment 
or townhouse was unique with 
beautiful renovations were es-
pecially desirable. City-wide condo 
sales outpaced co-op sales by 
nearly 4 to 1 with 1,316 condo 
contracts signed and 343 co-ops 
signed over $4M.

• Smaller and starter apartments, 
especially renovated, experienced 
higher sales volume as many first-
time and pied-a-terre buyers took 
advantage of the lower prices and 
interest rates.

• Prewar Park Avenue apartments 
experienced a small but growing 
resurgence primarily because prices 
are so low for their square footage. 

Sub-markets that were uneven or slow:
• Luxury co-op sales volume and 

prices suffered because the condo 
and new development markets 
were so strong. Many buyers love 
the idea of newer finishes without 
having to renovate and buying 
without going through the co-op 
board process.

• Many properties in the middle of the 
market (which tends to receive the 

In 2022, the return of international 
buyers will likely boost sales of condos 
and new development this spring, 
possibly driving up prices in those 
categories. 

Bonuses: Wall Street is expected to 
pay out some of the largest bonuses 
this year – the best since 2009 – after 
a very profitable year of record deal-
making and trading activity. Bankers 
and traders may receive a 20-35% 
jump in income compared to last 
year and for top earners even more 
(reports indicate Goldman Sachs and 
J.P. Morgan may raise bonuses up to 
40-50%). Bonus compensation has 
always been a significant factor in the 
Manhattan real estate market. 

Luxury Sales: High bonuses and for-
eign buyers will likely boost sales in the 
luxury market. However, many buyers 
were taking advantage of lower prices 
for much of last year, so demand and 
fewer discounts may very well stabilize 
this segment of the market.

Private School Acceptances: Anec-
dotally, private school applications are 
up this year. Acceptances are typically 
made in the first few weeks of February, 
which spurs parents to buy near school 
during the second quarter and move 
over the summer.

SALT Tax: The SALT tax deduction 
debate is back in Congress. The 
$10,000 cap on State and Local tax 
deductions in the 2017 tax bill, along 
with the limits on real estate tax and 
mortgage interest deductions, played a 
big role in weakening the NYC markets 
in 2018-19. There is waning hope that 
the deductions will be reinstated, but 
there is support for it, so we shall see.

Covid: Although Omi-
cron has presented new 
challenges for the city, 
there is cautious optimism. 
While highly contagious, 
Omicron in most cases 
is less severe than earlier 
variants. The other good 
news is 73% of NYC’s 
population - including 
over 90% of adults - are 
fully vaccinated. 

Stock Market: The stock 
market recorded all-time 
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least attention by the press) lingered 
on the market, particularly prewar 
and postwar co-ops and older 
postwar condos, because sellers 
wanted pre-pandemic pricing. 

• Apartments that need work 
struggled given the higher cost of 
construction and continued supply 
chain challenges. Many buyers are 
hesitant to take on large renovation 
projects right now.

What’s Ahead this Spring
The real estate market has the 
potential to make even more gains this 
year. Below are the different factors 
that could have an impact on the 
Manhattan market: 

Interest Rates: Interest rates have 
been historically low for the last few 
years and especially low throughout 
the pandemic. However, due to a 
strong economy and inflationary 
pressures, the Fed signaled in mid-
December that up to 3 federal funds 
interest rate increases are likely 
this year. Rising interest rates could 
impact pricing this year, but if inflation 
subsides as some predict, interest 
rates may not rise as much. The 
positive effects of rising rates are that 
lenders may make it easier to qualify 
for a loan and buyers may try to buy 
before interest rates increase.

Foreign Buyers: The percentage of 
foreign purchases of NYC condos 
historically has been 10-30% of sales, 
but due to travel restrictions, last year’s 
record sales volume was largely driven 
by domestic buyers (foreign buyers 
made up only 8% of sales). After 19 
months, the US lifted the travel ban on 
more than 30 countries in November. 
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highs in 2021, despite news that would 
have triggered dips in years past. Even 
with a few brief selloffs, the Dow Jones 
(DJIA) gained 18.7% in 2021 and the 
S&P 500 scored 70 all-time highs in 
2021, a record that’s second only to 
1995. Massive fiscal federal stimulus, 
strong earnings, and progress against 
Covid created strong demand and op-
timism. While growth is still happen-
ing, we are likely to have seen most of 
the gains from the pandemic federal 
policy support. 

Build Back Better: In November, 
Moody’s Analytics concluded that 
the infrastructure bill that passed, 
combined with the Build Back Better 
bill (currently under negotiation in 
Congress) will significantly strengthen 
long term growth. It is estimated that 
these measures will add 1.5M jobs per 
year and increase GDP by nearly $3T 
in the next decade if passed further 
strengthening the economy. 

Tips for Buyers & Sellers
Buyers in certain market segments 
have had the upper hand for the 
past 18 months, but with the record 
sales volume over the last 12 months, 
this leverage has shifted on balance 
to sellers (see Urban Digs “Market 
Pulse”). 

If you are planning to sell in the 
spring: It is important to work with 
an agent to prepare your property 
to show to its best advantage and 
compete successfully with other 
listings. This preparation can include 
de-cluttering, a full or partial staging, 
painting, and/or even minor upgrades. 
Buyers will continue to be resistant to 
big renovation projects because of 
higher costs. Instead, we recommend 
good staging which can help make an 
older renovation move-in ready. Most 

importantly, proper pricing is critical! 
Even with a strong real estate market 
and robust economy, overpricing can 
negatively impact final sales prices. As 
of January, prices are still down from 
peak levels, yet if strategically priced, 
demand can drive the sale over the 
asking price.

If you plan to purchase this spring: 
Historically, the second quarter is the 
strongest annually for sales. Prioritize 
your wish list, and determine what 
features are must-haves and where 
there is flexibility. It is advisable to 
fully educate yourself on the market 
so when the right property appears, 
you can move expeditiously. At that 
point, be prepared for heightened 
competition and be ready to place an 
offer quickly. Finally, have a financial 
statement prepared, get pre-approved 
for a mortgage, and line up a real 
estate attorney who has the time to 
assist you. 

Conclusion
2022 will be an important test for 
the New York market to see whether 
1) the same factors that have driven 
the recovery over the past year-and-
a-half continue to fuel the market, 2) if 
new ones emerge, or 3) if the frenzy of 
activity finally stabilizes. What’s certain 
is that buyers and sellers of Manhattan 
real estate now have confidence and 
optimism.

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.

137 Riverside Drive, Apartment 6/7D
5 Beds, 3.5 Baths  $8,195,000 

248 Central Park West, Townhouse
Contract Signed! Record Upper West Side 
Townhouse Sale by Ileana Lopez-Balboa

163 East 82nd Street, Townhouse
Luxury 7,000 sf Townhouse $20M

Featured Properties 

by DEANNA KORy

BUYER’S guidethe new york city real estate

The Complete Guide to Buying Real Estate in New York City

The Deanna Kory Team Exclusive Buyer’s Guide
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
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The Deanna Kory Team: 2021 Sales Sampling
Address   Price
300 Central Park West, 9F* $6,000,000
40 East 72nd Street, 2 FL $8,000,000
245 West 99th Street, 12C $1,880,000
2 Park Place, 29B  $13,500,000 
610 West End Avenue, 4B $4,450,000
60 Riverside Boulevard, 2101 $12,750,000

Address   Price 
20 East 35th Street, 15D $2,395,000
270 Riverside Drive, 8A* $4,995,000
300 Central Park West, 15/16F* $18,000,000
21 Astor Place, 5F  $2,235,000
45 East 80th Street, 15AB $5,400,000
270 Broadway, 14A*  $4,100,000
*represented buyer

Address   Price 
1165 Park Avenue, 4A $3,500,000
8 East 96th Street, 12AB* $6,675,000
145 Central Park West, 13B* $4,050,000
645 West End Avenue,12D $1,999,999
115 Central Park West, 5C $13,110,000
246 West End Avenue, 10BC $3,975,000

at The Corcoran Group
DEANNA KORY TEAM

Experience. The Deanna Kory Team Advantage.

Lynn Nguyen            Federica Floris            Jane Martin           Deanna Kory          Audrey Henderson         Ileana Lopez-Balboa            Stacey Pashcow          Giorgi Ben-Meir

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.

We are dedicated to providing the highest level of service to all our clients. Together we focus on the 
needs of our clients, tailor an individual strategy to achieve their goals, and provide them with unsurpassed 
expertise in real estate marketing and negotiation. Consistently ranking among the top 3 teams in sales 
volume company-wide every year, we are proud of our enormous capacity to work hard and our intelligent 
approach to deal-making. Led by Deanna Kory, whose 36 years of experience and exceptional track record 
evoke admiration throughout the industry. Our team’s cohesiveness enhances our collective skills and 
resourcefulness, which offers buyers and sellers an enormous advantage in the marketplace.

Contact Deanna for a confidential, no obligation opinion on the current value
or to discuss the best strategy to sell your home.


