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What SMART 

Buyers and Sellers Know…

Because their AGENT has Educated them
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How to Explain the 
Real Estate Market 

Cycle



AND… Smart Buyers know there is:

The RIGHT time … a GOOD time 

And the BEST time 

Real Estate Market
Is Cyclical… 

like a 

CLOCK

Regardless of Market Conditions
Sometimes it’s just the RIGHT time to  Buy or Sell.

Your Coaching Matters  770-726-1256

The Real Estate Market Cycle
What Smart Sellers and Buyers Know



MUCH more 
effective with 
a Yellow pad 
or Easel pad 

and a marker!  

When you show 
this to Buyers, 
you won’t do it 
as a PPT - power 
point… 
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When Is the Best Time to Buy?

Real Estate Timing Clock
Hour Marks Price Levels

Prices Go 
Down

Approaching 
Bottom

Prices Hit Bottom
Your Coaching Matters  770-726-1256

Starting 
To Improve

Market  Is 
Rising

Prices Hit a 
Peak!

The Real Estate 
Market 

IS Cyclical… Like a 
Clock. 

The only unknowns are how 
long it takes from one hour to 
the next…and how long we 

stay at one hour. 



Clocks in the 
Cycle are not 

Round

Dali – The persistence of Memory
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Market 
Peaks 1

2

4

5
Market 
Bottom

7

8

10

11

When do we know we’re at a 
Peak or a Bottom? The Million Dollar Question…

We don’t know the market’s 
bottomed until it starts to rise.

We won’t know it was 
6:00 until 7:00 or even 8:00 

and won’t know it’s 12 until it’s 1 or 2:00.

Market 
Improving Market 

Declining

The Offer to Closing Delay means we 
can never truly time specific points 

in the cycle. We only know 
AFTER 

the point has occurred.



12
Market 
Peaks

1 
Sales 
Slow

2 
Inventory 

Rises

3  
Prices 

Decline

4

Panic & 
Fear Start

5
Distressed 
Property 

Sales 

6 
Market 
Bottom 

Low 
Activity

7 
Sales 

Pick Up

8 
Builder 
Ramp-

Up 

9 
Inventory 

Drops

10 
Builders 

Sell 
Product

11
Inventory 
Builds and 
Sales keep 

up

Mark it with an “X”
*Remember no one knows 

for sure until MONTHS after…

But there are 
CLUES…NOTE: 

These are not 
exact but 
happen 

within a few 
hours of each 

# on the 
clock plus … 

some 
happen 

Simultaneously.

What 
happens 
during 
these 

times?

Where Do You Think We Are on the clock

X
X

X

X
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A TOP INVESTOR SECRET 
in real estate –

Don’t try to time the 
market AT the peak       

nor AT the bottom – you 
can’t!

And if you wait to know for 
sure… it’s harder to SELL or 

BUY… let me explain:

What SMART Buyers and Sellers Know:kow:
The Prices are The same on Both sides of The Clock! 
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When Is the Best Time to Sell?

Just Before the 
Peak
Why?

Prices are still rising,  
confidence that if a sale 

falls out next buyer is 
waiting! 

AFTER the peak, 
buyer confidence is down and 

next buyer may pay less!
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Even though prices are the same on both sides 
of the circle… the BEST time: 

While prices are still declining or 
when we’ve just passed the 

bottom… but no one KNOWS that 
for sure when that happens… 

until it’s clearly passed

Why 5pm?
• Sellers have lower confidence
• Press may be negative
• Inventory is higher, more to 

choose from.
• Interest rates are known**
• Sellers are more flexible
• Less competition among other 

buyers.
• Lots of room to go UP in price
• Could get a better house for the 

same $$ 

When is the Best Time to Buy?
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** A word about Interest Rates What if Buyer A

paid $450K on the 
left side of the clock 
at 4.75% but Buyer B 
bough same house 
and same price on 
right side at 5.5%?

Both put down 10%. 
No difference there. 
BUT Buyer A P&I is 

$2112/mo
And Buyer B P&I is 

$2300/mo

When is the Best Time to Buy?
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REALITY: The BEST time to buy is when YOU are 
ready to buy.

Notice that ANYWHERE on the clock…
if you hold the home long enough, you 

win!
The market ALWAYS cycles again! 

Why NOW?
• Probably Lowest Rate in a 

long time.
• If you are going to live 

there through the next 
cycle, it doesn’t matter 
when you buy. Get stuck 
where you want to be 
THROUGH the next cycle. 

• Less competition NOW 
than late spring/summer

When is the Best Time to Buy?

MOST 
BUYERS 
DO BUY –
when the 
“Frenzy” 
happens –
from 10-12
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Where Did You 
Mark Your “X”?

Note: Prices same on both sides

If you miss 
the bottom 
right side… 
it’s still the 

Best Time to 
Buy when 
you NEED 

to!  

SMART Buyers know…

To Remember…
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Low offers can actually COST YOU MONEY when 
the market is rising!

BUYERS: To get the BEST PRICE in a 
rising market

YOU want to be the NEXT SALE!

Why?
• Is your X on the bottom or left side?

• Each time someone outbids you on a 
home… prices just went up. The house 
you missed is now a comp in a rising 
market for the next house, which 
probably will be MORE.

• This means, the longer you wait to buy 
the MORE YOU PAY in a rising market

• Sellers become LESS flexible as market 
rises

What is the danger of making low offers?

x

x

x
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Pricing too high can COST YOU MONEY when the 
market is peaked or falling!

SELLERS: To get the BEST PRICE in a 
peaked or falling market…

YOU want to be the NEXT SALE!

Why?
• Is your X near the top?

• Each time someone else sells for a 
lower price, YOUR PRICE will fall. 

• BUYERS buy where we are GOING on 
the clock… not where we ARE. Why? 
THEY will own the home at the next 
hours…. Not YOU.

• The longer you are on market, the 
more flexible you have to be in price. 

What is the danger of Pricing too High?

x

x
x



Why Not Try 
it HIGHER? 

Because of 
the Pool of 
Buyers

16

Pool of Buyers.  This is a 
conversation with Sellers. 

Where on the clock do you 
have the MOST BUYERS 
buying? TOP of the clock.

If you don’t sell RIGHT 
AWAY when listing, the 
Pool of Buyers has 
REJECTED YOUR 
PROPERTY.
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Here’s 
how it 
works
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§When you list, there is a POOL OF 
BUYERS waiting for a property like yours 
to come on market. They have not 
bought YET.  Imagine them swimming in 
a Pool and ALL the listings that have not 
sold are floating around them.  Homes 
they have rejected. 

§You SPLASH in the pool and they swim 
over and check you out. 

§ IF you are like the others they have 
rejected, they will reject YOU too.  And 
you become one of those home floating 
round waiting for another buyer to get in 
the pool… ONE AT A TIME.

Your Coaching Matters  770-726-1256



And just 
like bait on 
the hook 
too long… 
you start to 
get… well… 
smelly. 

18§Buyers who DO arrive at the 
pool now wonder WHY you 
didn’t sell yet. What is wrong 
with you? All the GOOD listings 
sell fast but YOU are floating 
around. 

So what do you do??

YOU NEED TO SPLASH AGAIN.

How? 

SPRS 
Your Coaching Matters  770-726-1256



SPRS
Systematic

Price
Reduction
Strategy
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§ This is a MARKETING PROGRAM, not 
technically a Price Reduction Program… 

Why do I say that?

§ NAR said a LONG TIME AGO that:
Homes that get NO showings in a short time 
on market are probably 10%+ overpriced… 
and will ultimately sell for 10%+ less than 
original asking price.

Homes that get showings but No Offers in a 
reasonable time are probably 5%+ 
overpriced… and will ultimately sell for 5%+ 
less than original asking price.

SPRS is not about going down 5-10%... 
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SPRS is about SPLASHING in the pool. 
20

§ Every time you do a Price Adjustment, no matter how 
SMALL, a New Email goes out to every Buyer and Agent 
that has your property’s criteria saved. 

EVERY TIME.

§ Just like commercials or billboards you see OVER AND 
OVER again, your property will keep coming up. Which 
creates curiosity and a desire to SEE your property.

§ You LOOK interesting. Because you just KEEP SPLASHING 
in the pool

§ And Splashing Properties don’t get stagnant. 

§ Splashing Properties get SHOWN more.  And you can’t 
sell if they won’t come SEE IT. 

Your Coaching Matters  770-726-1256



Last thing:
Another 
way to get 
a LOT of 
showings…
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UNDERPRICE Your Property 
Strategy

Properties that are 
UNDERPRICED will get MORE 
buyers looking.

Supply &  Demand

YOUR HOME can look like SUPER 
high demand…  and that can 
cause a BIDDING WAR. Which is 
the BEST way to get the highest 
possible price. 

Your Coaching Matters  770-726-1256
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