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State of the Market

Where we are
We’re at an interesting time in this market, with many factors working against the Charlottesville area real 

estate market. Among those factors are national interests, with one common theme - Uncertainty. The state 

of Fannie Mae and Freddie Mac, the weakness of the dollar, hurricanes’ impact on oil, not to mention the oil 

speculators - and oil impacts consumers’ pocketbooks, psychology and buying (and selling) decisions. 

My advice from last Quarter remains the same - 

From a seller’s perspective - if you don’t have to sell right now, seriously consider not selling.

From a buyer’s perspective - do your due diligence; it very well might be worth buying right now.

For many of the homes in the region, we are at 2006 price levels.
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Condos

CHARLOTTESVILLE AND ALBEMARLE
99% of the condos in the Central Virginia region are located in Charlottesville and Albemarle. 

The Condo market is bifurcated. New construction condos in the downtown market, while seeing waning 

prices, are not seeing the dramatic returns to 2004 price levels as are many of the condo conversion 

developments. 

Inventory Levels of Condos are increasing dramatically right now, somewhat in line with trends from the past 

few years. However, I expect that next year is going to bring a boom in the number of 5/1 ARMs resetting 

and this is going to impact the condo market significantly - as many of the purchasers in this segment were 

either first-time or seasoned investors or first-time homebuyers hoping and expecting to sell and trade up or 

rent and hold onto the unit when or before their ARMS reset. We’re back at price levels from the first round of 

sales in many of these developments, which does not bode well. 

For example - in 2004, 120 condos were sold in Charlottesville/Albemarle; 86 were built prior to 2000 - a 

reasonably good indicator that 86 of those 120 units were conversions. In the first three quarters of 2008, 

162 condos have sold; 97 of which were built prior to 2000.

I would not be surprised if we see one or more of these revert to apartments in 2009.
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New Construction

Caveat
There is no reasonably efficient way to break new construction out of the numbers, so we are left with small 

samplings and aggregate data. Note that the below chart is indicative of only non-condo new construction .

Interestingly, the percentage of new construction sales has remained fairy consistent. However, prior to 2005, 

neither Ryan Homes nor K Hovnavian had presences in the Central Virginia Market, so these numbers are 

somewhat skewed toward inaccuracy. Either way, we won’t know where we are today until at least July or 

September of next year.

The Good News is that building permits are down. As Real Cville noted -

Albemarle County released numbers for the first part of 2008. 266 building permits for new 
residential housing units were issued in the first six months of 2008. This puts 2008 on tar-
get to meet the lowest number, yearly, since 1990, when anybody started keeping tabs. 
The record lowest number was 569 in 1995. The highest was in 2003 with 1,720 permits 
issued.
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Agent Update
Through 3rd Quarter 2008: 80 had more than ten sides, 223 had more than five sides, 654 had at least one, 
leaving about 450 with zero transactions

Through 3rd Quarter 2007: 121 had more than ten sides, 297 had more than five sides, 740 had at least 
one, leaving several hundred (which is historically normal) with zero transactions

Through 3rd Quarter 2006: 166 had more than ten sides, 338 had more than five sides, 792 had at least 
one, leaving several hundred (which is historically normal) with zero transactions

Through 3rd Quarter 2005: 182 had more than ten sides, 368 had more than five sides, 723 had at least 
one, leaving several hundred Realtors (which is historically normal) with zero transactions

Through 3rd Quarter 2004: 180 had more than ten sides, 334 had more than five sides, 654 had at least 
one, leaving several hundred (again, which is historically normal) with zero transactions

What does this mean for a consumer?
Ask your prospective Realtor about his or her production for the past twelve months. Ask for references. In 
my opinion (and only my opinion - not that of any of the Realtor Boards or Committees on which I serve) - 
part-time Realtors do a disservice to the profession. There is no way that one can be up to date on all of the 
legal intricacies, market changes and trends, property and consumer trends without living and breathing the 
market every single day. Would you hire a part-time mechanic, surgeon, attorney, hair-dresser?  
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Where do we go from here?

We plan and we hope for no catastrophic events. We learn from this current cycle and plan to 

never do it again.

- If you are selling your home, price it aggressively.

- My prediction is that we will see a reduction in the Realtor ranks of at least 15%; personally I 

would like to see 30% fewer Realtors - there are too many of us who treat this profession as a 

hobby and a means by which to make a little bit of money on the side. 

- There will be more flat-fee offerings by Realtors, more up-front fees (retainers), more demands 

made of Realtors by consumers.

- More builders will go out of business in the winter and spring, one large national builder may fold, 

and the market will be better for it.

- The Charlottesville market may stabilize in the Spring, but I do not see a return to 

“normalcy” (whatever that is) until 2010. But - I’ve been wrong before. 

- I do not necessarily think we have seen the worst of the market - as noted in the Real Cville 
interview - 

I'm a bit concerned, (and would be lying/blind if I said I wasn't) as I don't think our region has yet 

seen the full brunt of the short-term ARMS or the Alt-A resets/defaults/foreclosures. That being 

said, I don't see us being like Prince William, Loudoun, Miami or any of the other foreclosure hot-

spots. I've written about foreclosures in the Charlottesville area a few times - February, April , and 

May of this year. The February foreclosure story is notable for the comments.

- I’d love to hire a Realtor to do these reports for me. If you know one or are one, please contact 

me.
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