
Third Ward, like the rest of Charlotte (and the country, for that matter), has seen values fall over the past 
twelve months. Some of this can be attributed to simple supply and demand — the number of buyers is 
significantly lower (about 50%) than in the previous twelve months — some of it can be attributed to sellers 
in situations where they REALLY need to sell. Even arguably Charlotte’s most stable neighborhood, Dilworth, 
has had fewer buyers (30% fewer than the previous 12 months). Until our economy recovers to the point 
that people no longer fear losing their jobs and those without jobs can find them, we will continue to see 
fewer buyers.  
 

What can Third Ward do in the meantime? Third Ward has been doing some very important things — the 
new brand, website and regular community activities, such as the tailgate — which continue to build 
awareness of the many amenities of our neighborhood. Continuing this momentum will position Third Ward 
to draw more attention when things stabilize. The following graphs illustrate recent activity. 
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The graphs above illustrate that the properties which are selling are at the lower price points. The market 
has declined, with sales in high rise buildings dropping from prices per square foot in the $330/sf range in 
the first quarter to below $300/sf for the most part.  
 
“Fire sales” hurt statistics in both quarters, with a Cedar Mill selling for $263,000 in the 2nd quarter ($140/sf); 
an independent building foreclosure selling for $181,515 ($131/sf); and two developer units selling for 
$188,150 and $192,500 ($164/sf and $169/sf) in the 3rd quarter. The list price/sale price differential has seen 
some improvement in the 3rd quarter, returning to the first quarter’s rate of 96% from 90% in the second 
quarter. However, scenarios like the above 3rd quarter fire sales can be deceiving, as pricing was already 
significantly discounted. Ultimately, though, as the next graphs illustrate, activity has improved — sellers 
have found the prices at which the buyers are willing to commit. 

$-

$50,000.00

$100,000.00

$150,000.00

$200,000.00

$250,000.00

$300,000.00

$350,000.00

Q1 2009 Q2 2009 Q3 2009

List Price Sales Price

$205.00

$210.00

$215.00

$220.00

$225.00

$230.00

$235.00

$240.00

$245.00

$250.00

Q1 2009 Q2 2009 Q3 2009



Average Days on Market Units Sold 

Below we see a couple of things: one, days on market is fluctuating, increasing dramatically in the 2nd 
quarter, then improving in the 3rd quarter; and, two, buyers are slowly getting off the fence. Deals are out 
there; the first time buyer credit is expiring; and, ultimately, many buyers are done waiting. A number of 
experts have stated that we have seen the bottom, so the time is now.  
 

Currently, there are 69 condominium/townhome units on the market in MLS in Third Ward. Approximately 
3.3 units have sold per month in the first quarter. This equates to a 21-month supply. This is a slight 
improvement over first quarter numbers which equated to a 23-month supply. This should continue to 
improve in the coming months. The number of units sold in the third quarter is certainly a positive, and the 
indicators are we will have a similar, if not better, 4th quarter with 2 units under contract and 3 units sold 
one month into the quarter.  

No single family residences have sold in Third Ward since the first quarter. Only two residences have sold in 
all of Uptown during this time.  
 
Two Third Ward homes are currently listed in MLS, both need renovation. One is on 4th Street and is a 3 
bed/1.5 bath +/-1700 sf home built in 1906 situated on 2/10 of an acre listed for $239,999. The other is on 
Westbrook: a 3 bed/2 bath +/-1500 sf home built in 1941 also situated on 2/10 of an acre listed for $300,000. 
This home is being sold “as is.”  

SINGLE FAMILY 
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I would like to speak with you about Third Ward real estate. Real estate is my passion, and conversations 
with members of the community are always helpful to me. Want to see additional information or different 
information in next quarter’s report? Let me know. robyn@mytownhome.com or 704.905.4991.  
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