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WHAT THE DATA TELLS US 
There is a correlation between Supply and Listing Discounts. The higher the supply, the larger 

the listing discount. Coming off a decade-high supply, COVID uncertainty and a spring shutdown, 

buyers have gotten relatively steep discounts from sellers. Where those discounts will go has a lot 

to do with how much supply will come to market this spring. 

Seasonally, we have become accustomed to expect the pattern of a busy Spring and Fall market. 

Listings usually start to come on the market in January and supply peaks in late May and bottoms at 

the end of August. In the Fall, the process repeats, with listings coming on the market immediately 

after Labor Day and peaking in mid-to-late October and bottoming at the end of the year. 

The supply of for-sale homes in Manhattan hit a decade high of 9,600 in October 2020. As of the 

end of January, total inventory declined to 7,400 units, a 23% decline from the peak. 

Overall Manhattan supply levels have been ticking up since early 2016. The spring market tends to 

be longer, with supply coming on gradually over a 4 month period, while fall market tends to be 

shorter with supply coming on over a 1-2 month period. Additionally, between 2011 and 2019, an 

average of 34% more units came to market in the spring than the fall. 

Of course given COVID, typical seasonality patterns broke and there was instead 560% more 

inventory that came to the market in the fall compared to the spring in 2020. 
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Overall Manhattan supply 

levels have been ticking up 

since early 2016.

The supply of for-sale 

homes in Manhattan hit a 

decade high of 9,600 in 

October 2020.

Total inventory has since 

declined 23% from that peak.
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WHAT THIS MEANS FOR BUYERS
Buyers will get the smallest discounts 

when inventory is lowest, and this largely 

held true even in 2020. When the COVID 

lockdowns began in mid-March, with in-

person showings banned, inventory came 

off the market at a rapid clip. Coupled with 

rising fear and uncertainty, transaction 

volume dropped 80% in Manhattan during 

these months, and the deals that did occur 

secured unprecedented discounts. At the 

end of the June, when the ban on in-person 

showings in NYC was lifted, buyers were 

hungry to transact and were faced with little 

inventory on the market. 
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Buyers will get the smallest 

discounts when inventory  

is lowest.

Over the last decade the 

smallest discounts most 

commonly occur in March 

[based on contract 

signed date].
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Generally buyers mobilize faster than sellers. This fact gives advantage to the sellers who list 

early in a season, when buyers are motivated and eagerly awaiting new inventory. Discounts hit 

a [post-covid] low in August. Important note, there is a 2-4 week lag between a buyer submitting 

an offer, negotiating & accepting and then signing contracts. As such, contracts signed in August 

were likely negotiated in July, as inventory was starting to come to market. 

On the aggregate, discounts then continued to increase through the fall, despite increasing buyer 

activity and contract velocity. Increasing supply enabled buyers to have negotiated sellers against 

themselves, a hallmark of a buyer’s market.

Analyzing the weekly market pulse [ratio of weekly new signed contracts to weekly new supply] 

also highlights the increasing strength of the Manhattan market. During the summer of 2020 the 

weekly market pulse averaged 0.24 indicating a surging supply and slow absorption. As the market 

accelerated after Labor Day, the ratio increased to an average of 0.65 between Labor Day and the 

end of the year. In 2021 so far, the average is 0.74 indicating an accelerated pace of absorption. 

Additionally, so far in 2021 the weekly market pulse is higher than in 2020.
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Sellers who list early in 

the season often have an 

advantage, as buyers are 

motivated and eagerly 

awaiting new inventory. 

Increasing supply in Fall 

2020 enabled buyers to 

have negotiated sellers 

against themselves. 

The weekly market pulse 

increased throughout Fall 

2020 as contract activity 

increased. 
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Since the beginning of 2021, an average of 300 new listings have been coming on the market each week 

and 220 contracts have been signed on average. For supply to balloon to the levels seen in the fall, based 

on the current contract velocity, roughly 900 units would need to come to market each week. That is 

quite an improbable number, as weekly new supply at its height in July 2020 was just above 600. 

WHAT THIS MEANS FOR BUYER AND SELLERS
With this in mind, buyers expecting a wave of new inventory may be disappointed come spring. 

Multiple bid scenarios and bidding wars for well-priced inventory will be on the rise for desirable and 

well-priced listings. Based upon past trends, discounts are expected to decrease this spring as overall 

supply decreases. Based on the contract signed date, March is typically the month when the listing 

discount is the smallest. Again, noting the delay between offer submission and contract signing, 

these were likely offers submitted in January or February when inventory was at a low point. 

With media coverage highlighting the rebound of Manhattan real estate and the Urban Digs Market 

Pulse indicating Manhattan is no longer a buyer’s market, buyers should be prepared to make realistic 

offers and not be surprised if they find themselves in a bidding war. 

Sellers who are looking to sell should list now, rather than waiting buyers are awaiting new inventory, 

and price to sell. n

— Jared Antin
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So far in 2021, the weekly 

market pulse is higher than 

in 2020.

For supply to ballon to 

levels seen in the fall, and 

based on the current contract 

velocity, roughly 900 units 

would need to come on the 

market each week, a quite 

improbable number. 

Buyers should be prepared 

to make realistic offers and 

not be surprised to find 

themselves in a bidding war.
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ABOUT US

Founded in 2008 and headquartered in New York City, Elegran Real Estate LLC is a luxury residential brokerage company driven by an 

entrepreneurial spirit. We are anchored on a foundation of dedicated people, proprietary technology, and cutting-edge marketing tools. 

Together, they foster a uniquely collaborative culture in which our agents focus on client relationships and innovative, full service advisory 

representation for both buyers and sellers.
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