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Manhattan Market Overview
New York City real estate had one of 
its most active markets ever last year, 
which is remarkable considering the 
devastating 2020 market when sales 
volume was down 30%. The record 
activity has continued into 2022, 
even amidst a backdrop of inflation, 
stock market volatility, and the war in 
Ukraine. So far, the number of contracts 
signed in January has been the highest 
January since 2014.  February broke 
a record for the highest number of 
signed contracts, and March ended 
as Manhattan’s strongest March since 
2007. We have every reason to believe 
the momentum will continue, at least in 
the near term. Why? The spring market 
is Manhattan’s most active season, Wall 
Street bonuses were at record levels 
this year, international buyers are slowly 
returning, and covid-related restrictions 
are dwindling. That said, economic 
headwinds that could impact the 
market include the conflict in Ukraine 
and stock market volatility, as well as the 
expansion of supply chain challenges 
and higher costs. Rising interest rates 
could also stabilize the markets as 
several rate hikes are anticipated this 
year to ease inflationary pressure. The 
Federal Reserve instituted its first rate 
increase since 2018 in mid-March and 
mortgage interest rates went above 4% 
for the first time in 3 years.  

Manhattan Townhouses 2021
Townhouse sales volume is always much 
lower than condo/co-op sales volume, 
largely due to limited inventory. In 
addition, townhouses tend to sit on 
the market for a longer period 
than the average apartment 
with comparable space. That 
said, last year was a record year 
for the Manhattan townhouse 
market, which saw the highest 
number of closings in six 
years: a total of 221 closings! 
In comparison, there were 131 
closings in 2020, the lowest 
number in a decade, and 166 
closings in 2019. Buyers who 
delayed purchasing during the 
pandemic months entered the 
market last year with a strong 
desire to buy a home.  Many 
were seeking the value that 
townhouses provide, including 
more square footage, outdoor 
space, and privacy. With record 
stock market gains last year, 
buying a hard asset in the form 
of real estate helped people 
diversify their investments with 
the realized gains they made 
over the last few years. This 
trend also reflected buyers’ 
shifting needs due to the pandemic. 

Key takeaways from last year’s town-
house market:

• Townhouse sales in 2021 surged 
69% versus 2020’s decade low 
to reach 221 total closings, the 
highest since 2015. The second 
half of 2021 was particularly strong, 
achieving the most sales for any 
second half period since 2014 
thanks to swift sales of single-
family townhouses. All areas were 

extremely active, particularly the 
West Side which had its best year 
in at least 13 years. Multi-family 
townhouse closings expanded 64% 
versus 2020’s extremely low figure.
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Upper West Side 
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248 Central Park West, a luxurious Queen Anne house, closed in March 2022
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• 2021 delivered the most active 
single-family market in eight years 
and multi-family market in three 
years, which was driven higher in 
large part by a rebound in sales 
uptown.

• Manhattan’s five-year low in inven-
tory was the result of strong demand; 
this created additional urgency 
whenever a new home came to 
market. For the second consecutive 
year, listings declined by double-
digits annually, though single-
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family supply bore the brunt of the 
inventory crunch, down 23% year-
over-year. Multi-family inventory 
increased slightly. Compared to 
2020, single-family inventory fell 
across all neighborhoods.

• In 2021, the number of sales over 
$5M exceeded the previous record 
set in 2015. Driven by a desire for 
more space in prime locations, 
average price increased 10% 
annually to a high of $8.2M, while 
average price per square foot 
reached a six-year high of $1,650. 
Notably, in 2021 there were three 
sales above $50M, all within a two-
block radius on the Upper East Side 
– the highest priced sales since the 
sale of 14-16 West 77th at $77M 
in 2019. If these three sales were 
not included in the calculation, the 
average price would drop to $7.5M, 
though this would still have been a 
near-record - just a bit lower than 
the record average townhouse sales 
price in 2019.

Single-Family Houses
The number of single-family sales in 
2021 was the highest since 2013. A 
significant number of sales over $20M 
brought price figures higher to set new 
records. Following two consecutive 
years of annual price-per-square-foot 
declines, the 2021 figure displayed 
a double-digit gain of 15%, reaching 
a five-year high. Median price more 
than recovered from last year when the 
figure dipped below $8M, reaching a 
new high of $8.55M. The strong sales 
activity took a significant bite out of 
inventory, which dropped 23% year-
over-year.

Multi-Family Houses
It was a busy year for the multi-family 
market. The resurgence of activity at 
lower price points led to an increase in 
total sales by 64% year-over-year. Price 
metrics for multi-family sales decreased 
versus 2020 as market activity under 
$3M reached a four-year high. Uptown 
sales captured a larger share of the 
market, driving overall median prices 

down 5% versus last year. However, 
2021’s average sales price of $3.285M 
for multi-family homes was still the 
second-highest in over 13 years. Sellers 
took advantage of the robust sales 
activity, causing inventory to remain flat 
with no increase versus 2020.

Ultra-Luxury Townhouses
Manhattan’s ultra-luxury townhouse 
market is defined as the top 10% of 
all transactions in terms of price. In 

2021 that included all sales above 
$15.225M. Despite this threshold being 
its lowest in the last four years, all 
price metrics increased year-over-year. 
Sales over $20M nearly quadrupled, 
including three for over $50M, which 
is unprecedented. The $59M sale of 
12 East 69th Street was the second-
highest ever. Average price-per-square-
foot increased minimally, but the desire 
for more space sent the average size up 
by more than 20%.

Upper West Side 
Townhouses 2021
60th Street to 120th Street

Single-Family Houses
With 22 sales, the single-family 
townhouse market had its best year in 
over thirteen years. Robust sales drove 
down inventory by 33% compared to 
a year ago. A downward shift in price 
metrics occurred as buyers targeted 
townhouses farther from Central Park 
or north of 86th Street to seek value. 
Median price reached its lowest point 
since 2014, having declined annually 
for four consecutive years. This flight 
towards value also drove average 
price-per-square-foot to an eight-year 
low. The highest recorded closed sale 
was at 352 Riverside Drive, a 10,500 
sf, 26’ wide house for $15.25M, and 
the highest recorded contract, signed 
in late December was at 248 Central 

Park West, a 9,150 sf, 20’ wide, luxury 
home asking $30M, which closed 
in March 2022 for $26M. This was 
a record townhouse sale for the 
Upper West Side and was sold by 
our team.

Multi-Family Houses
4 units or less

With 40% of the transactions of 
the single-family market, the West 
Side multi-family market is far more 
competitive. An increase in inventory 
provided fuel for 2021 to be the most 
active year for West Side multi-family 
sales since 2013. Buyers gravitated 
toward prime Upper West Side 
locations within one block of Central 
Park. This drove all price statistics 
up by double-digits year-over-year, 
though none were record highs. While 
only one-quarter of sales in 2020 
was over $5M, over three-quarters 
exceeded the $5M mark in 2021.
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ACTIVE SINGLE FAMILY HOMES 
There are currently 14 single-family 
houses on the market on the Upper 
West Side with an average asking price 
of $12,184,143 and average price per 
square foot of $1,795. Nearly three-
quarters of these houses are in the W. 
70’s and W. 80’s, and only 6 of them 
have been listed since the beginning 
of this year. The highest-priced fully 
renovated home is at 45 W. 70th Street 
asking $18.7M; a 20’ wide, 8,500 sf 
house with swimming pool and spa.

ACTIVE MULTI-FAMILY HOMES
There are currently 9 multi-family 
houses with 4 units or less on the 
market with an average asking price of 
$6,142,778 and average asking price 
per square foot of $1,203. Over 65% of 
these are above 90th Street.

TOWNHOUSES IN CONTRACT
There are 4 single-family homes and 2 
multi-family homes (with 4 units each) 
currently in contract on the Upper West 
Side. The average asking price for the 
4 single-family homes is $14.793M 
($2,120/ppsf) and the average asking 
price of the two multi-family homes 
is $4,947,500M ($956/ppsf). All four 
single-family houses are in mint 
condition, three of which are on Central 
Park blocks.

CLOSED SALES
There have been 5 closed sales since 
January 1st on the Upper West Side of 
single-family and multi-family homes 
with 4 units or less. The average 
closing price for single-family homes 
is $13,466,875 and average price per 
square foot is $1,867. The average 
original asking price is $15,375,000, 
which is an average 14% discount off 
the original price. Our record Upper 
West Side townhouse sale at 248 
Central Park West was on the market 
for only 96 days and closed the first 
week in March for over $2,800 per 
square foot. 

Townhouses Currently in Contract

We are happy to offer you a confidential, 

no-obligation opinion on the current value 

of your home and if you should decide to 

sell, advise you on the process of preparing 

your home to list so you can achieve the 

highest possible price in this market.

The Upper West Side remains 
highly desirable and townhouse 
living has become more appealing as 
buyers have sought out more space. 
Low inventory levels are also driving 
demand higher, especially in highly 
desirable locations off Central Park 
or Riverside Park. Proper townhouse 
pricing can be more difficult and less 
precise than condos and co-ops with 
many more variables to consider in 
reviewing comparable properties: 
above-grade square footage, floor 
count, width, condition, mechanical 
condition, renovation level, amount 
of outdoor space, light, location, 
elevator, and layout. 

It is very important to remember 
that an appropriately priced home 
is the key to a successful sale. 
Townhouses tend to take longer to 
sell and if overpriced, could result 
in a lower sales price than if it was 
priced appropriately from the start. 
The average discount off asking 
price for 2021 sales was 5% and the 
average discount off sales that have 
closed so far this year is 14%. Houses 
that are renovated and move-in 
ready will likely continue to outpace 
fixer-uppers due to difficulties in 
construction supply shortages, as 
well as an increase in the costs and 
time to renovate. 

On the Market

184  EAST 75TH STREET
Triple, Mint Luxury Townhome
6,000 Sqft, Elevator, Garden, Terrace 
& Roof Deck

$16.95M

UPPER WEST SIDE TOWNHOUSE REPORT



Experience. The Deanna Kory Team Advantage.

Deanna Kory and her team are experts at marketing both single-
family and multi-family homes in Manhattan and understand the 
unique value of homes on the Upper West Side. 
Consistently ranked among the top three at the Corcoran Group every year and among the top ten 
teams in NYC, our team knows how to effectively market and achieve high sales prices for their clients.

Deanna has been a top broker in Manhattan for over 37 years and has represented both buyers and 
sellers of townhouses in hundreds of transactions, especially on the Upper West Side. As an Upper 
West Side resident for four decades, she is uniquely positioned to understand why owning a home in 
this neighborhood is so special.

Selling a townhouse in Manhattan is a highly sophisticated process and takes experienced brokers with an 
excellent track record of successful sales. As townhouse sales specialists we know what it takes to market 
these properties effectively, achieve high prices and handle complex deals. 

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

The Corcoran Group Real Estate
590 Madison Avenue, New York, NY 10022

    DEK@corcoran.com

The Corcoran Group is a licensed real estate broker. Owned and operated by NRT LLC.
at The Corcoran Group
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Just Closed
248 CENTRAL PARK WEST
**Record Upper West Side 
Townhouse Sale**

20’ Wide Luxury, Elevator House with 
Wellness Center

Closed March 2022 for $26M

Sold by Ileana Lopez-Balboa
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