


 
 

A message from MAR President Todd Walker  

Over the last year, we’ve collectively continued to shift the way we live and work during the ongoing 
Covid-19 pandemic. As we keep adapting to a new sense of normalcy, the real estate market has been 
responding similarly. The pandemic’s impacts sent the housing market into a frenzy in 2020, and while 
we are still certainly seeing that influence in 2021, the pace of the housing market appears to be 
restabilizing. 

The civil unrest of 2020 has also continued to impact our community with calls for change that prompted 
ballot measures this year on how to best enact public safety and policing. While concerns around the 
best path forward are evident, so are the energy and sense of community among the residents of the city 
of Minneapolis. Although the real estate market seems to be normalizing, we still face much uncertainty 
and must analyze the data to draw meaningful conclusions. Many influences continue to shift the public 
conversation, but our review of the latest data confirm our earlier conclusion that Minneapolis remains an 
attractive place to live. 

MAR offers this report as part of its ongoing commitment to providing factual information to members, 
policymakers and consumers so they can make educated decisions and are empowered with the best 
and most accurate data available. 

 

Sincerely, 

Todd Walker 
2021 MAR President  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

Introduction 

From the humblest human beginnings, home has been at the center of community. As both a shelter and 
sanctuary, housing remains a fundamental building block of neighborhoods, cities, regions and nations. 
Fast forward to modern day, and housing opportunities have become too scarce and out of reach for too 
many. While that may be the topic of a separate undertaking, other important housing dynamics have 
been at play over the last 18 months. After Covid-19 hit, some workers were suddenly liberated from the 
physical office (or so they thought), which opened up more options for where and what to call home. 

In addition to feeling less anchored to their workplaces, a persistent housing supply shortage has 
compelled some buyers to seek housing options further out from the urban core, in some secondary and 
tertiary markets or even resorts and cabins. Some have misinterpreted this as a significant and 
permanent “flight” from cities instead of a shift in how some of us think about where and how we live. The 
flight narrative is not corroborated by the data, which is not to say there haven’t been important shifts. 
That said, many cities indeed did see an increase in seller activity and a decrease in buyer activity—
suggesting there were more sellers than there were buyers, typically a bad omen for market health. A 
range of factors played in, including health concerns associated with close-quarters living, a desire for 
more space for tele-work, tele-learning and outdoor activities, public safety concerns, the shuttering of 
many urban amenities such as sporting events, cultural attractions and dining and night life options. 

But that proved to be somewhat of a fleeting trend. With the vaccine rollout and other improvements (pre-
Delta variant, anyway), housing demand in urban areas surged higher far more quickly than it did in the 
suburbs. There is no shortage of claims about what’s happening in the housing market. But without hard 
and localized data, they’re all just opinions. The analysis that follows draws from well-established 
housing metrics derived and sourced from local MLS data—long recognized as the gold standard in 
residential real estate information and market dynamics.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

The big question: How does the Minneapolis housing market compare to the suburban market? 

Has Minneapolis seen a significant decline in residential market activity since the onset of Covid-19 and 
the challenges faced during Summer 2020? The short answer is no. The slightly more complex answer is 
that there have been some noteable changes in the Minneapolis market, most of which will be covered 
herein. 

Figure I 

As mentioned and for a 
variety of reasons, 
housing demand in the 
core cities faded 
somewhat during the 
summer of 2020, but 
sales in both 
Minneapolis and St. Paul 
rebounded throughout 
the rest of the year. 
Lately, demand growth 
has been stronger in the 
cities than the suburbs. 
But comparisons back to 
that heightened period 
during the second half of 
2020 can appear 
extreme and sometimes 
misleading due to the 
different market 
conditions at the time. 

In fact, Figure I shows the share of metro-wide sales occurring in the core cities of Minneapolis and St. 
Paul began to rise starting in late-2020. Between July 2020 and July 2021 (or August to August for 
closings), year-over-year change in signed purchase agreements in Minneapolis outpaced that of the 
suburbs. It’s noteworthy that sales activity still increased in the suburbs, just not to the same degree as it 
did in the core cities. Urban market share is now the highest it’s been since November 2015—a nearly 
six-year high. 

The historical data here highlight the urban renaissance and back-to-the-city movement that reached its 
peak in 2009. Relative to the peak in 2009, urban market share has declined in part due to a lack of 
developable lots, rising labor and material costs, more peripheral and single-family development in the 
second and third-ring suburbs and the regulatory environment. There was also an emphasis on the fast-
growing multi-family rental and luxury rental space, which can require sizable parcels of land for parking 
and other amenities more readily available outside the city limits. But given a slightly looser market in the 
city, it’s possible urban market share continues to grow as more people choose to take advantage of 
some additional options and fewer bidding wars, though it’s unlikely to reach the same level as the last 
cycle peak.  



 
 

 Figure II Figure II clearly shows strong and 
rising housing demand in the city. In 
fact, August sales volume in the city 
reached its highest level since 2005—
an impressive record that contradicts 
the exodus narrative. And that 2005 
high point was during the housing 
bubble. After the worst of the Great 
Recession, sales in the city hit their low 
point in 2010 but have been rising ever 
since with two minor exceptions. That 
rising demand trend has remained 
despite a persistent and significant 
shortage of homes available on the 
market. Not only are buyers eager to 
own property in Minneapolis, they’ve 
overcome low inventory and rising 
prices in order to do so. 

New Listings 

New listings reflect the number of residential listings that are put on the market at a given time. Each new 
listing represents a seller putting their home up for sale on the market and then marketing that property 
to potential buyers seeking to make an offer. 

      Figure III 

When the pandemic hit, seller activity 
declined in both Minneapolis and in the 
suburbs. As summer progressed, 
however, seller activity increased more 
in Minneapolis than in the suburbs. This 
could be related to a number of factors, 
including a desire for more space for 
remote work and learning, health 
concerns around shared spaces and 
close quarters, concerns around the 
summer unrest, millennials finally 
starting families and aging into 
homeownership as well as other 
factors. It’s also important to note that 
seller activity in Minneapolis began 
rising faster than the metro back in mid-
2018, accelerating into 2019. This 
suggests that the trend of rising new listing activity began a few years ago. Covid-19 and the summer 
unrest may have accelerated that trend, but they didn’t initiate it. 

Pending Sales 

A pending sale is a signed and accepted purchase agreement on a listing or property. Pending sales are 
an important leading indicator for closed sales and housing demand more broadly. 



 
 

Figure IV 

While seller activity increased more in 
the city than in the suburbs, so too did 
buyer demand. The number of 
pending sales declined by double 
digits in both the city and suburbs 
during April and May of 2020. But 
starting in July 2020, Minneapolis 
enjoyed 13 consecutive months of 
year-over-year sales growth, each of 
which exceeded the rate of demand 
growth in the suburbs. Throughout 
the third quarter of 2020, home sales 
in Minneapolis were increasing at 
about twice the rate of the suburbs 
(22.0% vs. 46.3% in October).  

Between January and June of 2021, 
housing demand increased more in 

Minneapolis—anywhere from two to ten times more—than in the suburbs. For example, starting in 
January of this year, Minneapolis home sales increased 40.1%, 24.3%, 35.2% and 63.4% compared to 
the same month the year prior while the change in sales in the suburbs was 3.6%, -2.4%, 10.4% and 
31.0%. 

Days on Market 

Days on market measures the number of days a listing spends on the market from when it was listed 
until it goes under contract (has an accepted offer). 

    Figure V 

This indicator offers a unique 
perspective into market dynamics. 
In seller’s markets like the current 
one where demand is far 
outstripping supply, homes tend 
to sell more quickly. Motivated 
buyers competing over a 
shrinking pool of listings means 
bidding wars are commonplace, 
leading some homes to sell for 
more than 10% over list price 
after just four hours on the market 
(currently, half the listings in 
Minneapolis sell in fewer than 15 
days). 

Both Minneapolis and the 
surrounding suburbs experienced 
rising days on market three times 



 
 

since March 2020. Perhaps surprisingly, market times were flat or up in May, June and July of 2020 for 
the suburbs while days on market continued to shrink in Minneapolis by contrast. 

Even though the moving average didn’t quite capture it, the data shows three months of year-over-year 
increases in market times for Minneapolis. Compared to 2020, there wasn’t a single month in 2021 
where market times increased in Minneapolis. That said, beginning in November 2020, days on market 
declined more in the suburbs than in the city. It’s worth noting that market times tend to rise and fall 
faster in Minneapolis than in the suburbs. 

Median Sales Price 

This measure of home prices uses the median where 50.0 percent of the sales sold above that midpoint 
and the other half sold below the median. 

Figure VI 

Home prices are perhaps the most 
popular measure of housing market 
performance, even though they’re 
susceptible to distortions from a 
changing mix of areas, property types, 
home sizes and price points selling. But 
prices also reflect the level of equilibrium 
or lack thereof in the marketplace. The 
current high demand and low supply 
environment has exerted significant 
upward pressure on home prices. The 
data clearly demonstrates that. 

But the mix of larger, newer and more 
plentiful homes in the suburbs that 
became in-demand tended to cost more 
than smaller and older Minneapolis 

homes. Home prices reflect this dissimilar mix of properties perhaps as much as if not more so than 
market-driven supply and demand factors. 

That said, home prices did accelerate upward more in the suburbs than in the city. But prices still grew at 
a healthy clip in the city. Here again, note how prices tend to rise and fall more dramatically in 
Minneapolis than in the suburbs. And the changes tend to happen sooner. 

Percent of Original List Price Received at Sale 

Percent of original list price received at sale measures the ratio of sold price to list price. A seller who 
lists their home for $300,000 but accepts $275,000 has received 95.0 percent of their list price. A seller 
who accepts an offer of $330,000 on that same listing would be accepting 110.0 percent of their list price. 



 
 

      Figure VII 

Compared to the year prior, the 
median sales price in Minneapolis 
has risen for 17 of the last 18 
months, beginning in March 2020. 
By comparison, suburban home 
prices have risen consistently for 
the last 18 months. By July 2020 
price gains have accelerated. It 
wasn’t until October of 2020 when 
price growth in the suburbs began 
outpacing that of the city. Here 
again, if everyone were to list their 
Minneapolis homes and nobody 
wanted to buy them, prices would 
likely have softened in response.  

To the delight of some sellers and 
to the frustration of their buyers, 
never have more homes been selling for over list price going back to 2003 (likely earlier). The ratio of 
sold price to list price gives us key insights into the power balance when it comes to negotiations 
between buyers and sellers. In strong seller’s markets like the current one, buyers must make 
competitive offers that stand out if they want to be successful. Sellers in both Minneapolis and the 
suburbs have received 100% of their list price or more since March 2020 and that ratio has only been 
growing—meaning sellers continue to get even stronger offers in both geographies. In other words, both 
urban and suburban listings are seeing strong competition where buyers have escalated their offers to 
above list price in order to secure the property in the current environment. 

If people were fleeing Minneapolis and everyone were listing their home and buyers were nowhere to be 
found, sellers would need to make concessions and accept offers below their asking price. That simply 
hasn’t happened. In fact, just the opposite has occurred. The most recent dip in Figure VII actually began 
in early 2019 and thus wasn’t caused by Covid-19 or the summer unrest. 

Inventory (Homes for Sale or Active Listings) 

An active listing is simply a home for sale on the market. It’s considered part of the “inventory” or active 
supply of homes available for purchase. 

 

 

 

 

 

 

 

 



 
 

Figure VIII 

Between July 2020 and February 
2021, inventory levels grew year-
over-year in Minneapolis while the 
number of active listings declined 
in the suburbs. That might be 
concerning if demand indicators 
were waning, but that’s not the 
case. In fact, many buyers have 
been eagerly awaiting more 
inventory before getting back into 
the market and writing offers. This 
shift could make the Minneapolis 
market even more attractive due 
to more options and slightly more 
moderate price growth. In turn, 
sales activity could grow even 
faster since there’s the inventory 
available to fuel the demand. 

Believe it or not, inventory levels increased in Minneapolis beginning in the middle of 2018. At the height 
of the gains, the largest year-over-year inventory increase in 2018 just about matched that of 2021. 
Inventory levels in the suburbs also increased in 2018, but not in 2020 Here again, this trend could reflect 
shifting housing needs that are difficult to meet in a city with older, smaller (but cozy and charming) 
homes. 

This trend could also trace back to demographics and the economy. Minneapolis hosts more people who 
are (or were) employed in the hospitality, leisure, dining and retail sectors than surrounding suburbs. 
Those industries were much harder hit by the pandemic than others, which could be a factor forcing 
some households to (perhaps reluctantly) list their homes in the city. 

Months Supply of Inventory (Absorption Rate) 

Months supply of inventory is synonymous with an absorption rate. This indicator shows how many 
months the current housing supply would last if recent demand trends were to continue. The 
methodology is simply current inventory divided by the average number of signed purchase agreements 
over the last 12 months. Figures under five months of supply are consistent with seller’s markets; figures 
over six months of supply typically indicate a buyer’s market.  



 
 

       Figure IX 

Both the Minneapolis market and the 
suburbs have been firmly in seller’s 
market territory since 2012, an 
impressive milestone in its own right. 
Historically, the city has consistently 
boasted tighter absorption rates than 
the suburbs, indicating stronger 
demand relative to supply. But in 
August of 2020 that changed. 

Since that time, the suburbs have 
technically been a tighter market than 
the city as measured by lower months 
supply of inventory. That said, 
absorption rates have been falling in 
both the city and the suburbs since 
April 2021. 

Here again, it’s important to note when this trend started and therefore, what might or might not have 
initiated it. Absorption rates started rising in Minneapolis beginning in 2018, long before the pandemic. 
That said, starting in June 2020, the suburbs collectively experienced tighter absorption rates than the 
city for the first time since 2007.  

Digging Deeper: How Minneapolis Compares to Select Metro Cities 

While comparing a core city to its suburbs is both customary and meaningful, it’s also important to 
benchmark the city’s performance against other cities within the Twin Cities metro area. This allows a 
perspective that doesn’t lump Roseville, Edina, Farmington and Wayzata all together as though they’re 
one singular market. 

Figure X 

Looking at change in new listing 
activity, seller activity in Minneapolis 
declined more than it did in other 
metro cities. New listings in 
Minneapolis were down 21.7 percent 
compared to a 14.1 percent decrease 
in St. Paul and gains in Bloomington 
and Golden Valley. The above-
average decline in Minneapolis is 
likely partly due to the above average 
increase in seller activity last August. 
Those increases didn’t last. Any 
additional selling pressure in 
Minneapolis compared to other cities 
has normalized since last year. And 
that pressure to sell (and also buy, for 
most sellers) was rooted in a number 



 
 

of factors beyond the summer unrest and even the pandemic. Some of the pent-up demand to buy and 
sell, however, has likely been accelerated by the pandemic. 

Figure XI 

The demand side tells a similar story. 
Last year, housing demand in 
Minneapolis rose more than nearly any 
other major metro city except for St. 
Louis Park. It’s only natural that sales 
activity would return back toward 
baseline, which meant a larger decline 
in Minneapolis, coming back down 
from the surge of 2020. A 29.0 percent 
increase in sales simply wasn’t 
sustainable given the inventory and 
supply constraints suppressing further 
market activity. Signed purchase 
agreements in Minneapolis fell 20.8 
percent from last August, compared to 
a 14.8 percent decline in St. Paul and 
Eden Prairie, and modest gains in 
Bloomington and Minnetonka. 

Figure XII 

With more demand than supply in the 
market, listings don’t linger on the market 
for very long. Quicker market times tend to 
correlate with stronger sellers’ markets 
and thus more upward price pressure. 
Minneapolis market times plummeted over 
26.0 percent last year but rose 7.1 percent 
this year, while other areas saw continued 
but diminished declines. Homes still sold 
in fewer days in Minneapolis this August 
compared to August 2019.  

Several factors influence days on market, 
but it’s worth noting that sellers in all of 
these cities still accepted offers in near-
record market time. The fact that sellers in 
Minneapolis had to be slightly more 

patient this year than last could speak more to the strength last year than any present weakness. It could 
also reflect the changing nature of buyer needs and how we think about location and space as well as 
any health or public safety concerns. 

 

 

 



 
 

Figure XIII 

Excluding St Louis Park and Golden 
Valley, home prices rose in five out of 
seven surrounding cities compared to 
last year. The median home price rallied 
3.2 percent in Minneapolis all the way 
up to a 15.2 percent gain in Eden 
Prairie. Even a decrease in the median 
home price in St. Louis Park and 
Golden Valley doesn’t mean residents 
or homeowners are leaving or refusing 
to buy into the city. It could reflect a 
changing mix of homes selling or a 
high-priced sale in the baseline period 
among many other factors. But rising 
prices also reflect the ongoing 
imbalance between supply and 
demand. If there were truly a mass 
exodus from the city where everyone was leaving and no one was buying in, prices would likely fall 
notably as sellers compete with one another and drop their price to get their home sold quickly. 

A Wider View: Twin Cities Compared to Other U.S. Regions 

While it’s important to know specifically about the performance of the Minneapolis housing market in the 
context of the Twin Cities Metro, it’s just as vital to be aware of how our metro area compares to similar 
city-centers across the nation. We chose Milwaukee, WI, Charlotte, NC, and Denver, CO metropolitan 
statistical areas to compare with that of the Twin Cities. The following comparisons look at September 
2021 housing market performance in these four metro areas. 

 New Listings Closed Sales Median Sales Price 
 # % YoY # % YoY # % YoY 

Minneapolis 7,288 -8.0% 5,639 -13.7% $361,600 +16.9% 
Milwaukee 2,489 -2.5% 2,194 -4.4% $327,700 +12.7% 
Charlotte 5,466 -3.7% 5,283 +3.9% $352,600 +22.9% 
Denver 4,304 -2.9% 5,618 -15.1% $618,600 +29.3% 

      Source:  NAR and local REALTOR® associations and MLSs 

Supply from new listings fell in the Twin Cities, but this dip seemed to have occurred throughout our 
comparison metros as well. While the Twin Cities saw the most new listings, the 8.0 percent year-over-
year decline in seller activity was the largest decrease in the group. While other cities shared the 
challenge of limited supply, the closest comparison was in Charlotte which decreased only 3.7 percent 
from the year prior. The Twin Cities experienced the largest dip in seller activity. 

Demand for homes was mixed in September. While most of our comparison metros had a decline from 
2020, Charlotte saw a 3.9 percent increase in sales. September sales in the Twin Cities dropped by 13.7 
percent compared to last year, but still outperformed Denver, which experienced a 15.1 percent drop in 
sales. Sales performance in the Twin Cities lagged in the past year, partly because of the extreme 
inventory shortage and partly because some sales that would’ve occurred in the second half of 2021 
were expedited into the first half of 2021 or into 2020. Per the Census Bureau, Charlotte has enjoyed 
roughly twice the population growth of Minneapolis recently, which feeds into new household formations 
and therefore more sales activity. 



 
 

Median sales price in the Twin Cities was up 16.9 percent from last September, compared to the national 
average increase of 21.9 percent. However, the Twin Cities metro area saw consistent price growth 
since the second quarter of 2020, which many metro areas cannot claim. Compared to the Milwaukee 
area, the Twin Cities saw stronger price growth. Our Midwest neighbor saw a 12.7 percent price 
increase. Price in the Denver and Charlotte metros did exceed our increase in sales price, with 29.3 
percent and 22.9 percent gains respectively. The median sales price in the Twin Cities has risen notably 
over the past year but hasn’t quite reached the extraordinary rates of price increases seen in other 
regions. 

Broader Economic Picture 

For many years, Minneapolis and the Twin Cities metro area have enjoyed some of the highest 
homeownership rates in the nationi. The region has also long been among the top performing labor 
markets in the nation with one of the lowest unemployment rates of any major metro areaii. Overall, Twin 
Cities job growth is strong, which is often a precursor to new household formations. This creates 
additional housing demand which in turn supports a strong and resilient residential marketplace. 

Incomes are higher in the Minneapolis area than in other comparable metros across other statesiii. The 
region also has some of the highest educational attainment rates, voter turnout and civic engagementiv. 
And the Minneapolis area flip-flops with Portland, OR as the most bikeable city in the nationv. 

Conclusion 

In summary, a closer examination of the data does not support claims that the City of Minneapolis is 
seeing seller activity outpace buyer demand for homes in the City. It seems there is simply more churn or 
turnover in the city—seller activity increased more than in surrounding areas but so did buyer activity. 
This does not corroborate a “fleeing the city” narrative. In fact, the percentage of metro-wide sales taking 
place in either core city is at a nearly six-year high.  

Ultimately, while there have been some changes in the Minneapolis residential market, the city remains a 
desirable place for buyers to invest in real property. The market remains competitive and firmly sits in 
seller’s market territory. Prices are rising, homes are selling quickly (in near-record time) and sellers are 
often getting over 100.0 percent of their list price. Furthermore, the seller activity in the city isn’t 
meaningfully different than other comparable cities. 

Demand remains historically strong, so even if there were a sudden increase in listing activity, buyers 
would quickly absorb any of that new product which should keep pricing firm and the market strong. 

This study focuses on quantitative analysis and not qualitative. As such, it doesn’t capture some of the 
reasoning and rationale for why people buy and sell in the city or elsewhere. Therefore, it’s difficult to 
draw conclusions about why people move in or out of the city. Further study is needed to assess these 
motivations. 

We remain hopeful that our policy discussions and general discourse will become increasingly rooted in 
facts and data. Data has the power to gather all stakeholders on the same page. Leveraging said data 
everywhere from corporate boardrooms and the halls of Congress to our homes and communities will 
better inform decisions and lead to better outcomes for our region, state and nation. 

 

 

 



 
 

For media inquiries and to be included in our media distribution list, please contact Telly Mamayek at 
TellyM@MPLSrealtor.com or 952-988-3138. 

For more information, documentation and further research, please contact David Arbit at 
DavidA@MPLSrealtor.com or 952-988-3150. 

For future data and reporting needs, please visit https://www.mplsrealtor.com and click on “Market Data.” 

 
i https://www.census.gov/housing/hvs/data/rates.html 
ii https://www.bls.gov/web/metro/laulrgma.htm 
iii https://www.huduser.gov/portal/datasets/il/il20/Medians2020r.pdf 
iv https://www.minneapolis.org/media/facts-and-research/accolades, https://www.walkscore.com/cities-and-
neighborhoods, U.S. Census American Community Survey 
v https://www.walkscore.com/cities-and-neighborhoods/ 
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