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Prices flat as number of sales increase 
and inventory declines
Prices show nominal decline from prior 
year The median sales price of a residential 
property on Long Island, including Queens was 
$437,500 this quarter, down 0.6% from the prior 
year quarter’s $440,000 and down 0.3% below 
the prior quarter’s $439,000. Both declines 
were considered nominal and were largely due 
to weakness at the higher end of the market. 
This pattern was more apparent with the trend 
in average sales price. This price indicator was 
$496,369 this quarter, down 2.7% from the prior 
year quarter’s $509,904 and 1.2% below the 
prior quarter’s $502,163. This is the first time this 
price indicator has fallen below $500,000 in 18 
months.

After slowing last quarter, inventory 
increased There were 31,954 residential 
properties available for sale in the current quarter, 
up 17.9% from the prior year quarter total of 
27,113 properties and up 16.4% from the prior 
quarter total of 27,446. With the exception of 
the prior quarter, inventory levels have increased 
every quarter for the past two years. In the first 
quarter of 2005, inventory was 15,524 properties, 
105.8% lower than the number of properties on 
the market today. Number of sales showed a 
decline from both the prior year quarter and prior 
quarter. There were 7,001 sales in the current 
quarter, a 6.4% decline from the 7,483 sales 
seen in the prior year quarter and a 17% drop 
from the prior quarter total of 8,433. However, the 
17% decline is consistent with seasonality. The 
first quarter of the prior two years saw a 5% and 
18.3% decline from the prior quarter. However, 

despite seasonal considerations, the absorption 
of properties is declining. The current absorption 
— defined as the number of months it would take 
to sell the current inventory at the current pace of 
sales — was 13.7 months, up from 10.9 months in 
the prior year quarter and up from 5.9 months in 
the same period two years ago.

Days on market and listing discount 
continue to expand The average number of 
days to sell a residential property was 108 this 
quarter, 27 days longer than the 81 day average 
in the same period last year and 13 days longer 
than the prior quarter average of 95 days, and 33 
days longer than the 75 seen in 2005. The current 
average is the first time the 100 days threshold 
has been exceeded in the 22 years of historical 
data we have available. Listing discount has 
shown a similar pattern. The listing discount was 
5.3% this quarter, up from 4.3% in the prior year 

quarter and up from 5% in the prior quarter. The 
expansion of both of these indicators is consistent 
with the increased inventory and decreased sales 
activity resulting in long marketing times and 
more negotiability by sellers.

The market is sluggish with mixed 
indicators Overall price indicators showed 
weakness this quarter particularly at the higher 
end of the market. Overall median sales price 
showed relative stability as compared to the same 
period last year while average sales price showed 
a modest decline. Inventory levels are expected 
to level off as seasonal demand increases the 
number of sales. Current inventory levels remain 
below those seen in the second and third quarters 
of last year. However, the number of sales for 
the quarter is the lowest seen in three years 
suggesting a lower intensity of sales activity this 
spring, even when  seasonally adjusted.

Long Island / Queens Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $496,369 -1.2% $502,163 -2.7% $509,904

Median Sales Price $437,500 -0.3% $439,000 -0.6% $440,000

Number of Sales 7,001 -17% 8,433 -6.4% 7,483

Days on Market (from Last List Date) 108 13.7% 95 33.3% 81

Listing Discount (from Last List Price) 5.3% 5% 4.3%

Listing Inventory 31,954 16.4% 27,446 17.9% 27,113
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Queens Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $490,637 -0.3% $492,117 0.6% $487,912

Median Sales Price $492,900 1.6% $485,000 3.8% $475,000

Number of Sales 2,179 -10.6% 2,438 1.2% 2,154

Days on Market (from Last List Date) 93 12% 83 25.7% 74

Listing Discount (from Last List Price) 5% 4.7% 3.8%

Listing Inventory 9,270 13.2% 8,186 13.7% 8,155

Queens Quintiles /No. of Sales Average Sales Price
5/5 $827,412

4/5 $603,385

3/5 $493,447

2/5 $350,694

1/5 $178,253

Nassau Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $575,573 -1.8% $586,401 -4.9% $605,396

Median Sales Price $460,000 -3% $474,000 -4.2% $480,000

Number of Sales 2,337 -14.9% 2,745 -3.2% 2,415

Days on Market (from Last List Date) 116 19.6% 97 38.1% 84

Listing Discount (from Last List Price) 6.4% 6.2% 5.4%

Listing Inventory 9,260 18.1% 7,842 19% 7,783

Nassau Quintiles/No. of Sales Average Sales Price
5/5 $1,151,817

4/5 $559,587

3/5 $461,598

2/5 $406,211

1/5 $299,048

QUEENS Market
Borough continues to show most overall 
strength in price levels
Both price indicators showed gains The 
median sales price of a Queens residential 
property was $492,900, up 3.8% from the prior 
year quarter median sales price of $475,000 
and up 1.6% over the prior quarter result of 
$485,000. It is interesting to note that the 
median sales price is below the average sales 
price this quarter indicating a larger amount of 
activity in the entry-level market. The average 
sales price was $490,637 this quarter, up 0.6% 
from the prior year quarter average sales price of 
$487,912 and down 0.3% from the prior quarter 
average sales price of $492,117. Despite price 
gains, there was more negotiability and it took 
longer to market a property. The average days on 
market increased 10 days from the prior quarter 
to 93 days and the average listing discount was 
5%, up from 4.7% in the prior quarter.

More sales despite gains in inventory The 
number of sales showed a modest 1.2% increase 
to 2,179 sales this quarter above the 2,154 sales 
that occurred in the prior year quarter, but dropped 
10.6% from the 2,438 units sold in the prior 

quarter. This market shows distinctive seasonal 
sales volume patterns with the second and third 
quarters typically seeing the largest activity 
levels. The same pattern applies to inventory. 
There were 9,270 properties available for sale in 
the recent quarter, up 13.7% from the prior year 
quarter and up 13.2% from the prior quarter. Last 
year at this time inventory increased 25% from 
the prior quarter. However, the change from prior 

year quarter was not expected and was partially 
due to the slowing pace of the number of sales.

Nassau Market
Prices and number of sales slip
Price indicators show weakness across all 
segments Nassau showed weaker price levels 
as compared to last year. The average sales 
price was $575,573 in the current quarter, down 
4.9% from the $605,396 average sales price 
in the prior year quarter and down 1.8% from 
the $586,401 average sales price in the prior 
quarter. Median sales price showed a similar 
pattern. The median sales price in the current 
quarter was $460,000, down 4.2% from the prior 
year quarter median sales price of $480,000 
and down 3% from the prior quarter median 
sales price of $474,000. The price decline was 
highest in the 5th quintile with a 7% decline from 
the prior year quarter and a 4.2%, 4.1%, 3% and 
1.1% decline in the remaining 4th, 3rd, 2nd and 
1st quintiles respectively.

Number of sales fell as inventory increased 
There were 2,337 sales in the current quarter, 
down 3.2% from the prior year total of 2,415 
sales. The reduction in the number of sales is 
consistent with the rise in inventory levels. The 
number of properties available for sale in the 

current quarter was 9,260, up 19% from the 
prior year quarter of 7,783 properties. Over 
the same period, the average days on market 
expanded from 84 days last year during the first 
quarter to 116 days, an increase of 32 days. The 
expansion of days on market was also consistent 
with the concurrent expansion of negotiability. 
The average listing discount was 6.4%, up from 5.4% in the prior year quarter.
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Suffolk Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $426,909 -2.7% $438,551 -4.5% $447,019

Median Sales Price $385,000 -1.3% $390,000 -1.8% $392,000

Number of Sales 2,485 -23.5% 3,250 -14.7% 2,914

Days on Market (from Last List Date) 114 11.8% 102 35.7% 84

Listing Discount (from Last List Price) 4.1% 4% 3.2%

Listing Inventory 13,424 17.6% 11,418 20.1% 11,175

Suffolk Quintiles/No. of Sales Average Sales Price
5/5 $732,885

4/5 $456,183

3/5 $385,208

2/5 $331,600

1/5 $228,666

North Shore Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $956,681 -4.2% $998,885 -12.5% $1,093,492

Median Sales Price $705,000 -2.9% $726,000 -9.9% $782,500

Number of Sales 423 -11.5% 478 -5.8% 449

Days on Market (from Last List Date) 136 24.8% 109 46.2% 93

Listing Discount (from Last List Price) 9.5% 8.9% 7.4%

N. Shore Quintiles/No. of Sales Average Sales Price

5/5 $2,288,863

4/5 $958,207

3/5 $697,436

2/5 $523,601

1/5 $310,224

Suffolk Market
Prices slip as inventory rises
Price indicators showed weakness as 
days on market expanded The average sales 
price of a Suffolk property was $426,909 in the 
current quarter, down 4.5% from the prior year 
quarter average sales price of $447,019 and 
down 2.7% from the prior quarter average sales 
price of $438,551. Median sales price showed 
the same pattern. The median sales price this 
quarter was $385,000, down 1.8% from the prior 
year quarter median sales price of $392,000 
and down 1.3% from the prior quarter median 
sales price of $390,000.  Both indicators are 
the lowest levels in the production of this survey, 
which the most comprehensive data captured 
began in the second quarter of 2005. Days on 
market showed weakness, expanding by about a 
month to 114 days in the current quarter from 84 
days in the same period last year.

Inventory levels increased as number 
of sales dropped The number of properties 
available for sale in Suffolk increased 20.1% 
to 13,424 properties as compared to the prior 
year quarter total of 11,175 properties. However, 
inventory levels still remain below those seen 

in the second and third quarters of 2006 when 
they were 13,724 and 13,863 respectively. The 
number of sales dropped to 2,485 properties, 
down 14.7% from the prior year quarter total of 
2,914. As a result, monthly absorption increased 
to 16.2 months, up from 11.5 months in the 
same time last year. The current absorption rate 
in Queens was 12.8 months and in Nassau the 
absorption rate was 11.9 months.

North Shore 

Market
Prices and number of sales decline
Prices show weakness as listing discount 
expands Prices in this submarket showed the 
largest declines of markets with weakness this 
quarter. The average sales price of a North 
Shore property was $956,681 this quarter, down 
12.5% from the prior year quarter average sales 
price of $1,093,492 and down 4.2% from the 
prior quarter average sales price of $998,885. 
Median sales price mirrored this pattern. The 
median sales price was $705,000 in the current 
quarter, down 9.9% from the prior year quarter 
median sales price of $782,500 and down 
2.9% from the prior quarter median sales price 
of $726,000. The average listing discount 
expanded to 9.5% in the current quarter, from 
7.4% in the same period last year.

Number of sales slip as days on market 
expands There were 423 sales in the North 
Shore market this quarter, down 5.8% from the 
prior year quarter total of 449. This represents 
18.1% of the total sales in Nassau, down from 

18.6% in the same period last year. It took an 
average of 136 days to sell a property in the 
current quarter, up 43 days from the same 
period a year ago. This indicator was 109 days 
in the prior quarter. The general weakness in this 
market is readily apparent by all the indicators 
tracked in this market and by the concentration 
of upper end properties in the North Shore.
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Luxury Average Sales Price by County
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Days on Market

Note: The data in the Suffolk Market is comprised of residential sales in 

Suffolk county with the exception of the Hamptons and the North Fork 
and which are analyzed in a separate report. Listing inventory includes 
all of Suffolk county.

Note: The North Shore Market is a submarket of Nassau County, extending 

from Kings Point to Laurel Hollow, North of the LIE and Route 25.
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Amagansett 
216 Main Street 
631.267.9700

Babylon 
8 Little East Neck Road 
631.422.7510

Bayside 
209-18 Northern Blvd. 
718.631.8900

Bridgehampton 
2488 Main Street 
631.537.5900

Cold Spring Harbor 
37 Main Street 
631.692.5400

Dix Hills 
1772 East Jericho Turnpike 
631.499.9191

East Hampton 
3 Railroad Avenue 
631.329.8037

East Hampton 
83 Main Street 
631.329.9400

East Islip 
100 West Main Street 
631.581.8855

East Meadow 
2373 Hempstead Turnpike 
516.796.4000

East Norwich 
6326 Northern Boulevard 
516.624.9000

Flushing 
39-09A Main Street 
718.888.0909

Franklin Square 
390 Franklin Avenue 
516.354.6500

Great Neck 
11 Bond Street 
516.466.2100

Hampton Bays 
14 W Montauk Highway 
631.723.2721

Huntington 
156 East Main Street 
631.549.4400

Locust Valley 
6 Birch Hill Road 
516.759.1110

Locust Valley 
71 Forest Avenue 
516.759.0400

Long Beach 
30A West Park Avenue 
516.432.3400

Manhasset 
154 Plandome Road 
516.627.2800

Massapequa 
5066 Sunrise Highway 
516.795.3456

Massapequa South 
4804 Merrick Road 
516.798.1353

Mattituck 
10200 Main Road 
631.298.8000

Medford 
2222C Route 112 
631.758.2552

Merrick 
2314 Merrick Road 
516.623.4500

Miller Place 
275-23 Route 25A 
631.474.4242

Montauk 
11 Flamingo Road 
631.668.6565

Northport 
700 Fort Salonga Road 
631.261.6800

Plainview 
998A Old Country Road 
516.681.2600

Port Jefferson 
318 Wynne Lane 
631.331.7676

Port Washington 
475 Port Washington Blvd. 
516.883.5200

Quoque 
134 Jessup Avenue 
631.653.6700

Rockville Centre 
218A Sunrise Highway 
516.763.1200

Ronkonkoma 
4949 Express Drive North 
631.585.8500

Roslyn 
1314 Old Northern Blvd. 
516.621.3555

Sag Harbor 
138 Main Street 
631.725.0200

Sayville 
301 West Main Street 
631.589.8500

Setauket 
750 Route 25A 
631.751.6000

Smithtown 
996 Jericho Turnpike 
631.543.9400

Southampton 
70 Jobs Lane 
631.283.4343

Southold 
53345 Main Road 
631.765.5005

St. James 
220 Lake Avenue 
631.584.7000

Syosset 
317 Jackson Avenue 
516.921.2262

Valley Stream 
26 West Merrick Road 
516.568.1600

Westhampton 
104 Main Street 
631.288.6244
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The information contained in 
this Market Overview has been 

compiled from information 
supplied by the Long Island 

Board of Realtors, Multiple Listing 
Service, and Property Shark. We 

believe this information to be 
true and accurate. Prudential 

Douglas Elliman and Miller 
Samuel assume no responsibility 

for the accuracy and reliability 
of this information and disclaim 
any liability for damages real or 

imagined caused by any error or 
omission on the researching or 
recording of these records and 

data. For more information or 
electronic copies of this report 

please visit prudentialelliman.com.

Email report author Jonathan 
Miller at jmiller@millersamuel.com 

with questions or comments.

Luxury Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $1,157,062 -0.7% $1,165,087 -6.3% $1,234,749

Median Sales Price $900,000 -5.3% $950,000 -5.3% $950,000

Number of Sales 700 -17% 843 -6.4% 748

Days on Market (from Last List Date) 121 8% 112 24.7% 97

Listing Discount (from Last List Price) 7.9% 7.4% 6.1%

Average Sales  Price        
(% Share / No. of Sales) Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Queens $903,805 (38%) -0.6% $909,027 (34%) -5.5% $956,900 (27%)

Nassau $1,352,539 (46%) -4.1% $1,409,728 (42%) -5.6% $1,432,788 (47%)

Suffolk $1,189,635 (16%) 9% $1,091,829 (24%) 1.7% $1,169,371 (26%)

Condo Market Matrix Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Average Sales Price $288,978 -0.5% $290,510 -1.5% $293,469

Median Sales Price $240,000 0.0% $240,000 -4% $250,000

Number of Sales 1,312 -9.1% 1,444 6.2% 1,235

Days on Market (from Last List Days) 102 13.3% 90 36% 75

Listing Discount (from Last List Price) 5.2% 5.1% 4%

Average Sales  Price        
(% Share / No. of Sales) Current Qtr % Chg Prior Qtr % Chg Prior Year Qtr

Queens $246,350 (53%) 1.1% $243,592 (53%) -1.5% $250,091 (51%)

Nassau $376,265 (23%) -3.5% $389,766 (21%) 1.5% $370,562 (22%)

Suffolk $298,192 (24%) -2.3% $305,264 (26%) -4.2% $311,294 (27%)

Condo Market
Number of sales increase, as prices slip
Nassau prices increase, Queens has most 
sales The average sales price of a condo was 
$288,978 this quarter, down 1.5% from the prior 
year quarter average sales price of $293,469. 
Nassau showed a 1.5% increase in average sales 
price from the prior year quarter while Queens 
and Suffolk showed price declines of 1.5% and 
4.2%. Queens represented 53% of all condo 
sales, up from 51% in the prior year quarter.

Number of condos increased, outpacing 
overall market There were 1,312 condo sales 
this quarter, up 6.2% from the prior year quarter 
total of 1,235 units. Other than Queens, which 
holds the highest concentration of condos in this 
report, no other market segment covered here 

Luxury Market
Prices slip as inventory expands
Overall price levels slip, Suffolk shows 
gain The average sales price of a luxury property 
was $1,157,062 in the current quarter, down 
6.3% from the prior year quarter average sales 
price of $1,234,749. The median sales price was 
$900,000 in the current quarter, falling 5.3% 
from the prior year quarter median sales price 
of $950,000. Suffolk showed a 1.7% increase in 
average sales price from the prior year quarter, 
reaching $1,189,635 while Queens and Nassau 
showed a 5.5% and 5.6% decline respectively.

Non-price indicators weaken, Queens gains 
market share The average days on market was 
121 days this quarter, up from 97 days in the prior 
year quarter while the listing discount expanded 
from 6.1% to 7.9% over the same period. The 
Queens luxury market gained market share, 

representing 38% of all luxury sales, up from a 
27% share in the prior year quarter and up from 
34% in the prior quarter. Queens has seen an 
increase in development becoming an alternative 
to Manhattan and Brooklyn.
Note: The Luxury Market is a submarket of Long Island and includes the 

top ten percent of all residential sales but excludes The Hamptons and 

North Fork, which are analyzed in a separate report.

showed an increase in this indicator. The average 
days on market reached 102 days this quarter, 
up from 75 days in the prior quarter.
Note: The Condo Market includes residential sales in Queens, Nassau, 

Suffolk counties. Suffolk condo data excludes sales in the North Fork 

and The Hamptons which are analyzed in a separate report.
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