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MANHATTAN MARKET
OVERVIEW
Prior to our review of the Central
Park West market, for context, I
am providing a brief synopsis of
the Manhattan real estate market’s
performance in 2021, as well as the
first two months of 2022.
Last year was extraordinary for
New York City real estate: it was a
record year with $30B in sales volume
in Manhattan – 6% more than 2007’s
previous all-time high. This was quite
a rebound after experiencing one
of the worst markets in 2020 where
overall sales volume was down 30%
due to the pandemic. 2022 started
out strong with a slow down in a few
market segments. It will gain strength
in the near term as the spring market
is the strongest selling season. Also
many buyers may try to get ahead of
rising interest rates and potentially
higher prices. With that said, the issue
that is most pressing at this time is
the Ukraine/Russia conflict, the fallout
of which will undoubtedly have an
impact on our market.
There are many factors that will fuel
the spring market, including 1) record
Wall Street bonuses, 2) the return
of international buyers, 3) potential
continued strength in the economy,
and 4) the receding Covid case count.
Possible negative impacts include
1) the Russia-Ukraine war, and 2)
interest rate increases which are being
instituted to curb inflation. Ultimately,
the lack of supply and still-strong
demand means that prices will begin
to go up in various submarkets.

Market data from January and February
indicates an already strong market this
year:

February: Record month for both
signed contracts and lowest days on
market.

January: Sales volume reached a
9-year high and days on market
continued to drop.

• The very strong start to 2022
continued into February, in which
over 1,300 contracts were signed
(529 condos and 781 co-ops), up
30% from January and 7% yearover-year–the best February ever
for Manhattan’s sales market!

• January 2022 began even stronger
than in 2021 – up 4% year-overyear, making it the best January
since 2014.
• Year-over-year, contracts signed
over $2M increased, though tight
inventory at the low-end contributed
to a drop in sales under $2M.

• Not all product types had annual
increases in sales volume, however.
For the first time in a year-and-ahalf, the number of condo sales

• There was a 14%
increase in sales
vs last January
between
$2M
and $3M, a 52%
increase in sales
between $3M and
$5M and a 39%
increase in sales
over $5M.
• There was only a
4% drop on the
Upper West Side
y e a r- o v e r- y e a r.
There were 10
contracts signed
Just Closed, 248 Central Park West, Record UWS Townhouse Sale Asking $30M
on Central Park
West in January 2022 vs 6 contracts
fell versus the previous year (by
in January 2021 – a 40% increase
2%.) Co-op sales volume increased
year-over-year.
nearly 14% compared to a year ago.
• Average total days on market
declined year-over-year for the
tenth consecutive month, to a
3-year January low of 153 days.
• Average price per square foot
reached its highest January on
record at $1,828 ($2,065 for
condos and $1,248 for co-ops);
condominium sales prices per
square foot were considerably
higher than co-ops with particularly
strong new development activity all
around Manhattan.

• Signed new development contracts
increased across-the-board versus
2021, with a 23% jump in $3M
to $5M sales amid the strongest
February in this market since 2015.
• Negotiability tightened year-overyear for the eleventh consecutive
month with discounts averaging
-2.8%, more than two percentage
points lower than a year ago.
Nevertheless, 70% of contracts
still signed at a discount – a high
percentage historically.
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[Continued on page 2]

central park west report
Upper West Side Market
Sales on the Upper West Side in 4Q 2021
increased 65% year-over-year, claiming
17% of the Manhattan market. Inventory
of available apartments fell 36%. Average
days on market were down 11% with
apartments selling after an average of
only 105 days on the market.
Re-sale co-op prices moved higher
thanks to an improvement in the number
and market share of closings over $3M
accompanying increased activity along
Central Park West and West End Avenue.
(There were 28 co-op closings on Central
Park West in 4Q 2021; 18 of these sales
were above $3M. There were 10 co-op
sales on CPW in 4Q 2020; only 4 of these
were above $3M).

Central Park West Market
Analysis as of end of February 2022

In the middle of the second quarter
of 2021 the Central Park West market
began to pick up, as reflected in the 45
closings in the third quarter. Since it takes
3 to 4 months for co-ops to close, the
co-op closings on the 6-month sold and
closed list to the right reflects contracts
signed between May-June and OctoberNovember 2021. A total of 75 closed coop and condo sales is quite high relative
to what we were seeing pre-pandemic
when there were 43 closed sales in the
same 6-month period (Sept 2019 – Feb
2020). There was indeed a slow pace
of CPW sales two years preceding the
pandemic which contrasts now with the
notable rebound in sales.
As of this writing, we are seeing a surge
in sales activity on CPW, as there are
38 apartments currently in contract.
Unrenovated apartments are still suffering
both in terms of time on market and price.
Only when unrenovated apartments
are priced appropriately and perceived
as a good value are contracts signed.
Newly renovated homes are selling well
in particular, especially if they are not
overpriced.
Over the past year-and-a-half, buyers have
been reluctant to take on renovations due
to supply chain challenges and high costs.
It has become even more important in this
market environment to have great staging
however even minor upgrades can be
particularly helpful when demand is strong.

Central Park West Market Snapshot
Active Listings
Active Listings

Currently active as of 3/3/2022

Co-op

Condo

Total

$20M+

3

3

6

$10M-20M

9

4

13

$5M-10M

13

10

23

$3-5M

11

7

18

$1-3M

8

12

20

Under $1M

5

7

12

49

43

92

Total

Sold and Closed Listings

SLast
old6 Months
and C(September
losed Lis2021-February
tings
2022)
Co-op
4 Beds+
Average Price

3 Beds+
Average Price

2 Beds+
Average Price

1 Beds+
Average Price

Total

Condo

Total

10

3

13

$7,818,820

$15,701,667*

20

3

$5,370,345

$9,950,000**

17

6

$2,793,344

$7,978,333***

9

7

$1,131,667

$1,193,286

56

19

23
23
16
75

*15 CPW-9A closed for $29M at $6,353 per sf skewing the average. Without it, the
average price for 4-bed+ condo would be $9M
**15 CPW-38C closed for $19.5M at $7,063 per sf skewing the average. Without it,
the average price of a 3-bed condo would be $5.175M
**15 CPW-38B closed for $17.5M at $7,392 per sf and 15 CPW-28B closed for
$13.65M at $5,767 per sf skewing the average. Without them, the average price of
a 2-bed condo would be $4.18M

In Contract
239 Central Park West
Apartment 3E
$2.94M
Gracious Corner Classic Six
in Superb Building
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central park west report
Central Park West –
Looking Back and Ahead

The Luxury Market Over $4M
Last 6 Months (September 2021-February 2022)

There are currently 25 Central Park West properties in contract under $4M (19
co-ops and 4 condos). Below are the 30 contracts signed over $4M during the
last 6 months on Central Park West (19 co-ops, 10 condos & 1 townhouse).
• Thirteen contracts over $4M have been signed so far this year.
• During this same six-month period in the previous year, there were only 15
contracts signed over $4M on CPW - a 50% increase year-over-year.
• All 10 condo contracts were in only 3 buildings (1, 15 and 25 CPW).
• Central Park West is made up predominately of co-op buildings--in fact the
ratio is 3.2 co-ops for every condo building, yet 30% of luxury contracts in
the last 6 months have been condos.
As you can see from the list below, those properties that were signed into
contract and have since closed show there was less negotiability, apart from
three ultra-high-end properties.
Address

Asking

Rm/Bed/Bath

Date Contract or Closed

15 Central Park West, 6D

$20.5M

8/4/4.5

2/23/2022

1 Central Park West, 38B

$5.375M

5/2/2.5

2/15/2022

15 Central Park West, 36B

$15.25M

4/2/2.5

2/9/2022

285 Central Park West, 7S

$10M

10/5/3

2/7/2022

1 Central Park West, 36A

$9.25M

6/3/3.5

2/10/2022

225 Central Park West, 1501

$4.995M

6/3/2

2/12/2022

15 Central Park West, 34A

$21.95M

7/3/3.5

1/31/2022

145-146 Central Park West, 2E

$10M

10/4/4.5

1/28/2022

300 Central Park West, 18/19F

$9.9M

11/7/6

1/28/2022

115 Central Park West, 14C

$18.25M

11/4/3.5

1/20/2022

15 Central Park West, 23F

$5.5M

3.5/2/2.5

1/11/2022

1 West 72nd Street, PHC

$6.45M

7/2/2

1/3/2022

115 Central Park West, 14G

$4.25M

7/4/4

1/7/2022

248 Central Park West, TWNH*

$30M

14/6/9

Closed 3/10/22 $26M (-13%)

1 Central Park West, 40C

$6.695M

6/2/2.5

Closed 12/21/21 $6.05M (-9%)

145-146 Central Park West, 14A

$6M

5.5/2/2

Closed 2/17/22 $5.7M (- 5%)

211 Central Park West, 3B

$4.995M

6.5/3/3

Closed 2/14/22 $4.995M

271 Central Park West, 4W

$4.35M

8/4/3

Closed 3/1/22 – price not recorded yet

15 Central Park West, 9A

$35M

10/4/4.5

Closed 12/29/21 $29M (-17%)

115 Central Park West, 11D

$5.72M

5/3/3

Closed 1/20/22 $5.787M (+1%)

145-146 Central Park West, 11B

$4.895M

7/3/3

Closed 1/4/22 $4.825M (-1%)

145-146 Central Park West, 12C

$22M

10/2/4.5

Closed 12/21/21 $21.5M (-2%)

151 Central Park West, 6N

$5.45M

6/3/3

Closed 1/27/22 $5.35M (-2%)

65 Central Park West, 10E

$4.095M

6/3/2

Closed 2/12/22 $4M (-2%)

145-146 Central Park West, 15EF

$19.95M

14/4/5.5

Closed 12/21/21 $15.5M (-22%)

25 Central Park West, 6J

$4.25M

7.5/3/3

Closed 12/16/21 $4.05M (-5%)

145-146 Central Park West, 11C

$6.995M

6/3/4

Closed 1/14/22 $6.425M (-8%)

15 Central Park West, 38C

$19.75M

6.5/3/4

Closed 12/3/21 $19.5M (-1%)

211 Central Park West, 10F

$12M

8/3/6

Closed 1/12/22 $11.7M (-2.5%)

75 Central Park West, 15D

$5.895M

6/2/2.5

Closed 1/6/22 $5.697M (-3%)

Properties in BOLD are condominiums. Non-bold are co-ops except for:
*248 Central Park West, which was sold by Ileana Lopez-Balboa of the Deanna
Kory Team, is a record townhouse sale on the Upper West Side

Grand prewar apartments that line
similar avenues such as Park and Fifth
Avenues, including Central Park West,
suffered a bit over the past several
years, mostly taking a back seat to
new development projects primarily
Downtown, Midtown, and the Upper
East Side. Sellers of these units
often wanted to move to something
new and maintenance-free with
exceptional amenities. As a result,
new development sales increased
dramatically, and the gracious prewar
co-ops were less in demand.
Most recently we are seeing a return to
these grand avenues by many who want
to be near Central Park, good schools,
or some of the many uptown cultural
institutions. There are also buyers who
are partial to the historically prestigious
white glove buildings. Anecdotally,
younger buyers are seeing value in the
glorious prewar homes that need work
as well and all are looking for well-run,
established buildings.
On Central Park West in particular,
other exceptional qualities that appeal
to current buyers include the highly
prized views of Central Park and superb
light. In the luxury market on the Upper
West Side, sales of co-ops off Central
Park West have been extremely low in
the past year: in fact, there were only 6
sales over $6M in the last 12 months,
while Central Park West luxury co-ops
have been selling (as you can see, 10
over $6M in the just the last 6 months).
Many factors still point to an
increasingly active spring market.
If you are considering selling, seek
the advice of an experienced agent
who can advise you on the best ways
to prepare your property to stand
out amidst the competition. And
remember, proper pricing is the key
to a successful high sale.
I am happy to answer any
questions you may have
regarding your specific
real estate goals and how
to achieve them in today’s
market.
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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.
Together, we focus on the needs of our clients, tailor an individual strategy to achieve your goals, and
provide you 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 bring an intelligent approach to deal-making. Led by Deanna Kory, whose 37 years
of experience and exceptional track record evokes admiration throughout the industry. Deanna has sold
hundreds of properties in almost every building on Central Park West and has a proven record of achieving
high sales prices on this beloved boulevard of which she has called home for nearly four decades.
Contact Deanna for a confidential, no obligation opinion on the current value
or to discuss the best strategy to sell your home.
Facebook.com/DeannaKoryTeam

Instagram.com/DeannaKoryTeam

Twitter.com/DeannaKory

2021 Central Park West Sales Sampling
Address				Price
248 Central Park West, Townhouse
$26,000,000
300 Central Park West, 9F*		
$6,000,000
145 – 146 Central Park West, 13B*
$4,050,000
300 Central Park West, 15/16F*		
$18,000,000
115 Central Park West, 5C		
$13,110,000
1 West 67th Street, PH909		
$10,120,000
262 Central Park West, 13E		
$9,725,000
372 Central Park West,10P*		
$2,050,000
*represented buyer

115 Central Park West, Apt 5C closed in 2021 for $13.11M. Was in contract in 6 days!
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