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Overview: Charlotte real estate trends
The City of Charlotte and Mecklenburg County have benefited from strong
economic tailwinds over the past decade. With an employment growth
rate more than double the national rate, strong population growth, and
increasing wages, the city and county continue to advance at a fast pace.
The strong economic and population growth has been reflected in the
city’s commercial real estate industry, with the office and industrial
segments leading.
• The office segment has posted some of the highest rent growth
nationwide over the last several years, a trend which was only
somewhat slowed by the pandemic; annual rent growth for office was
2.9% in 2020, fueled by demand from financial tenants and other
major firms – including Arrival, JLL and Truist Financials – signing
leases in the first half of the year. Even with office construction levels
near all-time highs and the impact of the pandemic, the current
Beattie
vacancy rate of 9.3% remains below the national average and
s Ford
Road
represents only minimal increases year-over-year.
• Charlotte’s industrial segment has also observed strong growth, with
relatively affordable leases compared to other metro areas, and firms
such as Amazon, Staples, FedEx and UPS entering the market. Since
Freedom
2010, industrial property prices per square foot haveDrive
more than
doubled. The twelve month rent growth rate of 4.1% is above the
national average, and the vacancy rate of 7.3%Wilkinson
is below Charlotte’s
Boulevard
historical average.
West Boulevard

• The residential market has also benefited from the city’s economic
growth. The average sales price of a home in Mecklenburg County
increased by 44% over the past 5 years, from $253.8K in 2014 to
$372.2K in December 2020, according to a report issued by
Mecklenburg County’s economist. As of November 2020, the average
sales price of a home had increased by 13% year-over-year, reaching
$391.8K.
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N Graham St

Overview: Charlotte real estate trends
The following summarizes major real estate trends that apply to the city of
Charlotte and, more specifically, to the development of the three corridors.
These trends were identified throughout research and conversations with
market participants, which included brokers, city officials, and urban
planners.

Freedom,
Wilkinson & West
28208

• A strong and growing real estate market – Market participants reported
that Charlotte’s real estate market has seen remarkable growth over the
past decade, with the city’s pro-business environment attracting major
employers, particularly in the financial and industrial/logistics sectors.
The arrival of notable firms such as Amazon and Lowe’s has led to
increasing rents and prices for both the commercial and residential real
estate markets in Charlotte.
• Development spreading from three major demand drivers – During
discussions with market participants, three major development hubs in
the city of Charlotte were identified: the Charlotte Douglas International
Airport, Charlotte’s Central Business District (i.e. Uptown), and UNC
Charlotte. Development and economic activity tend to be concentrated in
these areas and have spread from these main centers into other areas.
• Construction following major transportation arterials – Market
participants reported construction levels near record-highs despite the
effects of COVID-19, and noted that construction is following major
transportation arterials, particularly along the LYNX Blue and Silver
Lines. Market participants reported growth in residential and office
product near the stations along the LYNX Blue Line, as well as rising early
speculative development near the proposed Silver Line stations on
Wilkinson Boulevard.

Freedom Drive

Wilkinson Boulevard

City of Charlotte

West Boulevard

Beatties Ford
Freedom, Wilkinson & West
Sugar Creek

Sugar Creek
28206/28213

N Graham St

Source: EMSI
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Overview: Charlotte real estate trends
• Unequally distributed blocks of development – As it relates to the
corridors, market participants reported that development is spreading
unequally, with concentration around LYNX stations, leaving gaps of
limited development. As an example of this phenomenon, market
participants noted that some sections of West boulevard are still
economically stagnant despite their location between two major,
prosperous demand drivers – the Charlotte Douglas International Airport
and South End.
• Increased displacement risk for some corridors’ residents – Market
participants also noted that as development spreads from the three
major demand drivers previously described, some communities in the
corridors are increasingly at risk of the consequences of gentrification.
Market participants noted that increasing prices and rents in some areas
of the corridors located near Uptown are resulting in residents being
priced-out, with some already displaced and a disparate impact on Black
residents. Market participants provided examples of office tenants along
North Tryon street who were forced to relocate when their building was
purchased to be redeveloped.
• High potential for adaptive reuse – Market participants reported a
relatively high amount of outdated supply with potential for adaptive
reuse development in the corridors. This option can be an attractive
investment opportunity for developers as it often requires lower rents
compared to ground-up development. Certain areas within the Sugar
Creek and Freedom, Wilkinson, and West corridors that are located within
short distance to Uptown (e.g. NODA and Seversville) have observed
significant adaptive reuse development.
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Beatties Ford
28216

Freedom Drive

Wilkinson Boulevard
Beatties
Ford Road

City of Charlotte

West Boulevard

Beatties Ford
Freedom, Wilkinson & West
Sugar Creek

N Graham St

Graphic: Charlotte transportation arterials
Charlotte Douglas International Airport
University of North Carolina at Charlotte
Center City Activity Center
Industrial Activity Center
Mixed Use Activity Center
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City of Charlotte
LYNX Blue Line
LYNX Gold Line

• The Charlotte Douglas International Airport is one of the
three major demand drivers for real estate in Charlotte
and is the main hub for the industrial/logistics sector in
the city.
• The LYNX Blue Line – which was extended in 2018 to
connect UNC to the rest of the city – has been crucial for
economic growth in Charlotte, with developers
considering every station as a possible strategic area for
new construction or redevelopment.

Beattie
s Ford
Road

N Graham St

• The LYNX Gold Line, currently in the last phase of trials
and expected to start operating in early 2021, has also
contributed to economic growth in the city and West Boulevard
particularly in the Beatties Ford corridor; market
participants noted rising developer interest in the areas
along the line and noted upcoming real estate
appreciation in those areas.
Source: Charlotte Future 2040 Comprehensive Plan
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Corridors: Real estate analysis focus
The following analysis explores development opportunities in three identified corridors of Charlotte: (1) Sugar Creek, (2) Beatties
Ford, and (3) Freedom, Wilkinson, and West, with a specific focus on uses to create economic development and jobs. The three
corridors were identified in a previous analysis as underserved areas and feature elevated poverty rates, lower educational
attainment levels, and disproportionate reliance on public transit.
This portion of the study includes an overview of the commercial real estate composition and availability in each corridor,
proposed focus areas for catalyst development in each corridor, and examples of potential real estate uses for these focus areas
that might serve as demand catalysts for job growth and increased job quality. Note that while the focus of this study is on job
creation, holistic planning and development approaches in these corridors should also consider public services, housing,
transportation, and other uses.

28216
Beatties
Ford

28206/28213

Sugar Creek
Freedom

28208
Wilkinson

West
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Focus Areas – Selection Process
Eight focus areas within the three corridors were identified for potential catalyst development based on five factors. These five
factors were developed through conversations with community developers nationwide about best practices for development
promoting job growth as well as through conversations with local stakeholders regarding the character of the corridors. The
feedback below applies the factors to the general focus areas we identified.

1
2

Potential for development. The focus areas are in neighborhoods with either some early stage commercial development and

transaction activity or in locations that are likely to observe development activity within the next three to five years based on
(for example) transit system growth or nearby activity. These areas are more likely to attract private developers and higherquality tenants and are well positioned for public-private partnership investment.

Sufficient scale. The focus areas have enough scale of existing commercial real estate and employment generators to warrant
larger-scale development that could serve as a catalyst for further growth. The focus areas have larger properties, a
concentration of commercial development, and are near or in higher-density areas. However, while achieving scale over the
long-term is important, community developers note that small scale projects can often serve as a catalyst for growth and
should not be discounted. As such, a few focus areas for small- to mid-scale development are also included.

High impact. Although the focus areas have potential for development and some early-stage investment, they are also areas

3
4
5
7

where further development could have a greater impact on the community. For example, the focus areas are places where
residents travel long distances to work, where services (e.g. health centers, day cares, banks) are lacking or scattered, or
where unemployment is high. While development in these corridors could create growth, it could also have a displacement
impact disproportionately affecting residents of color. Community developers note that real estate development must be
paired with holistic community-led initiatives that create economic development while reducing risk of displacement (e.g.
through new affordable housing) and loss of culture.

Transitional place type. The focus areas are located in transitional place types, such as the Innovation Mixed-Use or

Community Activity Center place types (based on the preliminary place type mapping). Per the Charlotte Comprehensive Plan,
these place types aid in the transition between residential neighborhoods and commercial neighborhoods (place types such as
Regional Activity Centers or Manufacturing & Logistics). These place types are therefore in the unique position to bring
together labor supply from surrounding residential areas and employers from surrounding commercial activity centers.

Marginal location. The focus areas are generally located on the margins between communities with more resources and

development and communities with fewer resources and less development. Community developers note that development in
these locations can help overcome actual (e.g. a bridge or highway) or perceived (e.g. perception of safety) barriers to
development and allow for future investment and growth. However, development in these locations, especially, must be done
intentionally to preserve the character of the neighborhood and prevent displacement of its residents.

Real estate composition summary
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Sugar Creek Corridor

Beatties Ford Corridor

Freedom, Wilkinson, and
West Corridors

Summary Real
Estate
Condition

A heavily industrial corridor, Sugar
Creek has 617 industrial properties
listed on CoStar, accounting for
14.1M sf. The Sugar Creek corridor
also includes 2.4M sf of office,
mostly in general office space, but
there are also six medical offices, a
few mixed-use office and residential
buildings, and an assisted living and
rehabilitation center. Development
is concentration along N Graham
Street and N Tryon Street.

As a more residential corridor, Beatties
Ford has only 94 industrial and flex
properties (out of 1,165 across the
three corridors), accounting for 6.9M sf.
Most of the properties are warehouses
and are clustered along Wilson Heights
and Beatties Ford/Trinity. Compared to
the other corridors, the Beatties Ford
corridor has less office space, which is
mainly concentrated at the southern
portion of Beatties Ford Road. There are
50 total office and healthcare
properties, accounting for 411.9K sf.

The Freedom, Wilkinson, and
West (FWW) corridors have
454 industrial and flex
properties, with clusters of
larger properties near the
airport, especially at the west
ends of West and Wilkinson.
Compared to the other
corridors, FWW has a greater
and more diverse offering of
office space, with 160
properties accounting for 4.3M
sf.

Predominant
Real Estate

Warehouse, Manufacturing

Residential, Warehouse

Warehouse, Manufacturing

Rentable
Buildings, Area

Industrial: 617 | 14M sf
Office/Health: 138 | 2.4M sf

Industrial/Flex: 94 | 6.9M sf
Office/Health: 50 | 412k sf

Industrial: 454 | 12.3M sf
Office/Health: 160 | 4.3M sf

Buildings for
Lease

Office: 930k sf
Industrial/Flex: 900k sf

Industrial: 13 | 623k sf
Flex: 3 | 84k sf
Office: 1 | 4.5k sf

Industrial: 15 | 995k sf
Office: 21 | 805k sf
Flex: 15 | 98.5k sf

Buildings for
Sale

Industrial: 7 | 449k sf

Warehouse: 2 | 107k sf
Commercial: 0 sf

Warehouse: 2 | 13.46k sf
Industrial: 2 | 3.25k sf

Undeveloped
Land Parcels,
Acreage

Commercial: 160 | 638 ac
Industrial: 22 | 83 ac

Commercial: 78 | 371 ac
Industrial: 9 | 95 ac

Commercial: 184 | 950 ac
Industrial: 43 | 379 ac
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PRELIMINARY DRAFT, EXAMPLE ONLY

Sugar Creek focus areas
Three focus areas were identified within the Sugar Creek corridor. Note that these focus areas have been named for the purpose
of this analysis and that these names, in the context of this report, reference the focus areas as opposed to the neighborhoods.
While the boundaries of each focus area are defined below, they should be considered loosely since potential development
opportunities may exist outside of the boundaries.
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Hidden
Valley
N Sugar
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Lockwood

1
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PRELIMINARY DRAFT, EXAMPLE ONLY

Lockwood

The Lockwood focus area is
loosely defined as the area
northeast of W 12th Street,
northwest of the light rail tracks,
southeast of N Graham Street and
Statesville Ave, and southwest of
Matheson Ave.

North Sugar Creek

The North Sugar Creek focus area
is defined as the area south of I85, north of W Craighead Road
and Sofley Road, east of N
Graham Street, and west of W
Sugar Creek Road.

Hidden Valley

The Hidden Valley focus area is
defined as the area south of I-85,
north of Orr Road, east of
Monteith Drive, and west of N
Tryon Street (including the west
side of N Tryon Street).

Sugar Creek – summary of findings
Target Focus
Areas
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Lockwood

Character

•
•
•
•
•
•
•
•

Potential
Development
Concepts

Example
Available
Properties

North Sugar Creek

Strong connectivity
High development activity
Gentrification underway
Diverse land use
High unemployment
Long travel time to work
Older buildings
Space available

Hidden Valley

•
•
•
•
•
•

Low connectivity
Minimal development activity
Low population density
High crime
Under-resourced
Surrounding development
pressure
• High industrial concentration
• Limited space available

• Higher-density residential
• Changing population
dynamics
• Under-resourced
• Lacking healthcare
• Transit-oriented development
• Early-stage development
• Neighboring growth
• Commercial use

• Back office adaptive reuse
• Mixed-use commercial, office,
and residential

• Mid-sized flex space with
workforce training

• Retail or small-scale office
focusing on healthcare

• 17,000 SF warehouse
• 216,833 SF industrial
• 3.6 ac parcel for office

• 56,046 SF warehouse

• 1.2 acre land parcel
• Retail center
• Existing office space
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PRELIMINARY DRAFT, EXAMPLE ONLY

Beatties Ford focus areas
Two focus areas were identified within the Beatties Ford corridor. While the boundaries of each focus area are defined below,
they should be considered loosely as potential development opportunities may exist outside of these boundaries.

Sunset Road

2

1
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2

Sunset Road

3

I-85
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1

I-85

PRELIMINARY DRAFT, EXAMPLE ONLY

The I-85 focus area is
loosely defined as the
area between Brookshire
Boulevard and Statesville
Road. The southern
boundary is Lasalle Street
and the northern
boundary is N Hoskins
Road (to the west of I-77)
and Cindy Lane (to the
east of I-77).

The Sunset Road focus
area is loosely defined as
the area between Beatties
Ford Road and Statesville
Road (west to east) and
Sunset Road and
Lakeview Road (south to
north).

Beatties Ford – summary of findings
Target Focus Areas
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I-85
Distinct and diverse neighborhoods
Low but increasing connectivity
Low density
Older population
Surrounding development pressure
Community-driven development
Challenged by scale
Diverse land use

Sunset Road

Character

•
•
•
•
•
•
•
•

Potential
Development
Concepts

• Small- to mid scale office
• Mid-sized flex space with workforce training

• Logistics, light industrial, or distribution center

Example Available
Properties

• 56,046 sf warehouse
• 35,000 sf mid-sized flex space
• Larger and newer potential industrial

• 50,700 sf warehouse
• Industrial park properties (Northpark Business
Parks) 40,000 – 100,000 sf
• Land parcels

Charlotte Corridors – Real Estate Analysis

•
•
•
•
•
•
•
•

Isolated
Low population density
Vacant land availability
Industrial hub
Increasing development and investment
Larger scale
Higher quality
High job density, low employment

PRELIMINARY DRAFT, EXAMPLE ONLY

Freedom, Wilkinson, and West focus areas
Three focus areas were identified within the Freedom, Wilkinson, and West corridors, each aligned with one corridor. While each
focus area targets a portion of the corridor, opportunities along the length of the corridors are discussed in this section.

1

West

The West focus area concentrates
on the area south of West
Boulevard, north of Irwin Creek,
east of Yorkmont Road, and west
of W Tyvola Road.

Freedom
Wilkinson

2

2

3

Freedom

The Freedom focus area
concentrates on the area along
Freedom Road from Berryhill
Road to I-85 as well as the area
along Berryhill road until
Rozzelles Ferry Road.

West

1
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PRELIMINARY DRAFT, EXAMPLE ONLY

Wilkinson

The Wilkinson focus area includes
both sides of Wilkinson Boulevard
and concentrates on the area
west of Donald Ross Road and
east of the airport.

Freedom, Wilkinson, and West – summary of findings
Target Focus
Areas
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West

Freedom

Airport proximity
Non-residential
High job density
Long commute
Office and industrial mix
Later-stage development
Larger scale
High-quality space available

Character

•
•
•
•
•
•
•
•

Potential
Development
Concepts

• Small fulfillment center
• Small manufacturer
• Mid- to large-scale back office

• Office adaptive reuse

• Small fulfillment center
• Small manufacturer
• Large-scale mixed-use
commercial development

Example
Available
Properties

• Newly-built office space
• Newly-built industrial
• 4.024 ac parcel for office

• 36,719 sf for commercial
• Vacant properties
• Newly-constructed office and
retail spaces

• Large land parcels | 16 ac
land parcel
• Light distribution space
• Flex space under
development
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•
•
•
•
•
•
•
•

Strong connectivity.
Low population density
Increasing development activity
Older buildings
Community services development
Retail and office development
Diverse land use
Assemblage available

Wilkinson

PRELIMINARY DRAFT, EXAMPLE ONLY

• Entryway to the city
• Ongoing development
activity
• Strong and increasing
connectivity
• Limited community services
• Vacant land
• Diverse land uses
• High growth potential
• Limited space available

Appendix:
Corridor properties for sale

Appendix: For sale properties (Sugar Creek)
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Appendix: For sale properties (Beatties Ford)
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Appendix: For sale properties (Freedom, Wilkinson & West)
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Appendix: Terms and abbreviations
AC

Acres

Ave

Avenue

Blvd

Boulevard

E

East

K

Thousands

M

Millions

N

North

Rd

Road

S

South

SF

Square feet

St

Street

W

West
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Charlotte Corridors
of Opportunity:
Workforce Analysis
Disclaimer
Our Report may be relied upon by City of Charlotte for the purpose set out in
the Scope section only pursuant to the terms of our engagement letter. We
disclaim all responsibility to any other party for any loss or liability that the
other party may suffer or incur arising from or relating to or in any way
connected with the contents of our report, the provision of our report to the
other party or the reliance upon our report by the other party. This report
may only be shared in its entirety. Quotes and data from this report may only
be shared with prior permission from EY.

