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Buying New Construction in Denver

NC, Harrisburg & Concord

What relocating buyers need to know before touring a model home in the

Greater Charlotte metro — registration rules, incentive structures, and the
leverage nobody tells you about.

If you're moving to North Carolina from Florida, South Carolina, Georgia, New York, or
Chicago and you're shopping new construction above $500,000 — read this before you
walk into your first model home. One decision on that first visit determines whether you

have representation for the entire build. Most buyers get it wrong.

READ THIS FIRST

The Model Home Registration Trap

THE SINGLE MOST EXPENSIVE MISTAKE

Most builders require your agent to register with you on your first visit. Tour alone, sign the guest
book, and many builders will refuse to recognize your agent afterward — leaving you unrepresented
for a $500,000+ transaction, through construction, inspections, and closing.

Here's what nobody says out loud: the friendly person in the model home works for the
builder. Not for you. They are contractually obligated to represent the builder's interests —
pricing, terms, contract language, all of it. They're often excellent at their job. That job is not
protecting you.

Buyer representation on new construction typically costs you nothing at closing. Most builders in
this metro pay buyer agent compensation out of their marketing budget, structured separately
from your incentive package. You're not saving money by going unrepresented. You're giving up
an advocate for nothing.



IF YOU'VE ALREADY TOURED ALONE

Don't assume it's too late. Some builders will still honor representation depending on how the visit
was logged and whether you signed anything. Call before you go back — the fix takes one phone
call, and it has to happen before you write an offer.

RELOCATION CONTEXT

Where Your Neighbors Are Moving From

The Greater Charlotte metro's growth is driven by relocation, and the $500K+ new construction
tier is where that shows up most. Knowing the inflow pattern matters — it tells you who you're
competing with for the best lots and how sellers price against you.

South Carolina

Largest inflow. Often in-state-adjacent moves for schools, taxes, and job centers.

Florida

Insurance costs and heat driving northbound moves. Cash-strong buyers.

Georgia

Atlanta metro professionals trading commute for space.

New York

Significant equity advantage. Often buying well above local median.

Chicago

Cost-of-living and tax-motivated relocations.

Washington DC

Remote and hybrid workers with strong purchasing power.

Los Angeles

Major equity carryover. Frequently all-cash or large down payment.

Miami

Similar drivers to broader Florida inflow.




WHAT THIS MEANS FOR YOU

If you're arriving with equity from a higher-cost metro, you have real advantages — but builders and
sellers recognize that profile quickly. Coming in without local representation and without knowing
the ZIP-level data is how relocating buyers overpay. Local comps are the counterweight to a strong
relocation budget.

THE MAP

Where New Construction Is Active Above $500K

These are the areas | work every day. Median sale prices below are verified July 2026 resale data
— new construction typically prices at a premium above these figures, which is exactly why
comparing against them matters.

AREA / ZIP MEDIAN SALE DAYS ON MARKET
Denver NC / Lake Norman 28037 $534K-$550K 64 |
Harrisburg 25075 $516K 64 1
Mint Hill 25227 $464K 58 1
Indian Trail 25079 $452K 66 T
Concord 25027 $394.5K 82 1

Source: Redfin / MLS-GRID verified sale data, July 2026. Resale medians — new construction prices above these
figures. Counties: Cabarrus, Union, Mecklenburg, Lincoln.

READING THE MOMENTUM

- Denver NC / Lake Norman (28037): Days on market dropped from 100 to 64 year over year —
the strongest improvement in the metro. Heavy builder activity including national and regional
builders. Lake access is the premium driver.

- Harrisburg (28075): $516K median with improving velocity. Master-planned communities with
substantial amenity packages. Strong pull for buyers wanting new build plus established
infrastructure.

- Indian Trail (28079) and Concord (28027): Days on market rising — 66 and 82 respectively.
That's buyer leverage. Slower absorption means more builder flexibility on incentives, standing
inventory, and quick-move-in homes.



THE MONEY

How Builder Incentives Actually Work

Buyers ask "will you come down on the price?" and get told no — then walk away believing
nothing was negotiable. Meanwhile thousands of dollars sat on the table in forms they never
asked about.

WHY BUILDERS PROTECT BASE PRICE
A reduced recorded sale price becomes a comparable sale for every remaining home in the

community. Builders defend the base price to protect the whole neighborhood's valuation. They will
not cut it — but they will hand you value in ways that don't show up on the deed.

WHERE THE REAL NEGOTIATION LIVES

- Interest rate buydowns. Frequently the largest single concession available. A permanent
buydown on a $600,000 loan can outweigh any price cut you'd have won.

- Design center credits. Allowances toward flooring, cabinetry, countertops, and fixtures. This is
where builder margin is thickest and flexibility is highest.

- Closing cost assistance. Often tied to using the builder's affiliated lender. Real money — with a
condition attached worth examining.

- Included upgrades. Appliance packages, lighting, landscaping, blinds, garage finishing.
Individually small, collectively meaningful.

- Lot premium reduction. Less commonly offered, but negotiable on lots that have been sitting.

- Standing inventory and quick-move-in homes. Completed homes carry builder financing cost
every month they sit. These carry the deepest concessions in the community.

VERIFY THE FULL PACKAGE

An advertised incentive can lose a meaningful share of its value inside higher origination fees or a
less competitive rate through the builder's affiliated lender. Compare the complete cost — rate,

points, fees, and monthly payment — against at least one outside lender before you commit. The

headline number is not the number.




PROTECTION

Yes, You Still Need Inspections

New construction gets built fast, by rotating crews of subcontractors, under schedule pressure.
Municipal inspections verify code compliance — they are not a quality audit performed on your
behalf.

THREE INSPECTION POINTS THAT MATTER

- Pre-drywall. The only window where framing, electrical rough-in, plumbing, HVAC ducting, and
insulation are visible. Once drywall goes up, it's gone. Do not skip this one.

- Final walkthrough / pre-closing. Full independent inspection before you sign. Findings become
your punch list while the builder still has obligation and leverage to fix.

- 11-month warranty inspection. Most builder warranties run 12 months. An inspection at month
11 catches settling, drainage, and system issues while coverage is still active. Most buyers forget
this entirely.

NORTH CAROLINA SPECIFICS

NC residential closings are conducted by a licensed attorney, not a title company — a difference
that surprises buyers relocating from most other states. Budget for attorney fees, and choose your
own rather than defaulting to the builder's recommendation.

THE PROCESS

What the Build Timeline Actually Looks Like

Before Touring Get pre-approved and register your buyer's agent. This step protects everything that
follows.

Community Tour Walk the neighborhoods, compare builders, review floor plans, lot positions, and HOA
structures. Lot selection affects resale value permanently.

Contract Builder contracts are written by builder attorneys and are far less balanced than the
standard NC purchase agreement. Every term negotiated happens here — after
signing, leverage drops sharply.

Design Center Selections and upgrades. Know your credit amount and your budget ceiling before you walk in
— this room is engineered for overspending.



Construction  Typically 6-10 months depending on builder, plan, and permitting. Expect timeline
movement. Build flexibility into your lease-end or sale of your current home.

Pre-Drywall Independent inspection. Non-negotiable.
Final Walkthrough Second independent inspection. Punch list documented in writing before closing.
Closing NC attorney-conducted. Deed recorded, funds disbursed, keys transferred.

Month 11 Warranty inspection before the 12-month coverage window closes.

RELOCATING BUYERS

Buying From Out of State

Buying a home you can't visit weekly is a different process. It works — it happens constantly in
this market — but it requires structure.

- Video walkthroughs at every construction milestone. Your agent should be on site and
recording. You should never be guessing what stage your house is at.

- Independent inspectors, not builder referrals. Especially critical when you can't be present.
Your inspector answers to you.

- Understand NC-specific costs before you budget. Attorney-conducted closing, county-level
property tax variation across Cabarrus, Union, Mecklenburg, and Lincoln — these differ
meaningfully from what you're used to.

- Compare HOA structures carefully. Amenity-heavy master-planned communities carry higher
dues. Know the number and what it covers before you contract.

- Time your current home sale against the build. Construction timelines move. Coordinating a
sale in another state against a shifting completion date is the most common relocation stress
point — plan for slippage.

- Ask about school assignment directly. Assignment zones change, and new communities are
sometimes reassigned as they build out. Verify with the district, not the sales office.



BUYER FAQ

Questions Relocating Buyers Ask Me Every Week

Do | need a buyer's agent to buy new construction in North Carolina?

The sales representative in the model home works for the builder and is obligated to represent the
builder's interests. A buyer's agent represents yours. Most builders in this metro pay buyer agent
compensation from their marketing budget, separate from your incentive package — so
representation typically costs you nothing at closing.

What happens if | tour a model home without my agent?

Most builders require agent registration on your first visit. Tour alone and sign in, and many
builders will refuse to recognize your agent afterward — leaving you unrepresented for the entire

transaction. Register before you tour.

Will a builder lower the base price?

Rarely. A reduced recorded price becomes a comp for the whole community. Builders instead offer
rate buydowns, design center credits, closing cost assistance, and included upgrades.

Ask about those, not the price.

Should I use the builder's preferred lender?

Sometimes — but verify the full cost. Incentives are often conditioned on using the affiliated
lender, and part of that advertised value can be absorbed by higher fees or a weaker rate.
Compare rate, points, fees, and monthly payment against at least one outside lender.

Do | need an inspection on a brand new house?

Yes. Pre-drywall, pre-closing, and at month 11 before the warranty expires. Municipal inspections
confirm code compliance — they are not a quality audit performed for you.

How long does new construction take in the Charlotte area?

Typically 6-10 months from contract to closing, varying by builder, floor plan, and permitting
load. Quick-move-in and standing inventory homes close in 30-60 days and often carry the

deepest concessions in the community.



Register before you tour

If you're relocating and shopping new construction above $500K in Denver
NC, Lake Norman, Harrisburg, Concord, Mint Hill, Matthews, or Indian Trail
— one conversation before your first model home visit protects your
representation for the entire build. No obligation.

Talk to a local broker first



https://www.homeswithk.com/contact
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