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Ways I’m describing the market: 

• It feels a bit normal right now

• Competitive if priced right

• Modest price growth

• There’s an element of uncertainty

SacramentoAppraisalBlog.com (C) 2020



Sellers are behind the times… 
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How buyers think of sellers…
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SELLERS BUYERS

The market is blazing “hot” Price increases are more subdued

Expects to fetch a huge price Wants to pay a reasonable price

Aims to sell to a Bay Area buyer Most buyers are locals

Expects buyers to overpay Very cautious about overpaying

Fixer will break all pricing records Won’t pay top dollar for junk

Struggling to listen to pricing advice Listening to advice from agent

Expects crazy bidding wars Will walk if the price is too high

Thinks cash buyers are dominating Only 14% of buyers are using all cash

Thinks buyers are desperate Picky & patient for the right house 

Concerned about a housing “bubble” Concerned about a housing “bubble”

Paying less attention to the comps Watching every single sale and listing
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FRESH STATS
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Breaking down the region in 2019

Cash: 13.6%

FHA: 15.2%

VA: 5.7%

Conv: 63.0%

Single family sales in MLS in 

Jan - Dec 2019 in Sac Region

Sac, Placer,  Yolo, El Dorado
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The way we talk about the market vs the market
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Above $1M in the Region (2019)

Cash: 22.3%

FHA: 0%

VA: 0.6%

Conv: 74.0%

Single family sales in MLS in 

Jan - Dec 2019 in Sac Region

Sac, Placer,  Yolo, El Dorado
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A market of outliers…

• 8.4% more million dollar sales this year

• 2.5% of all sales sold above $1M

• 654 sales in 2019

• 82 days to sell on average

• 45% of homes sold in less than 30 days

Single family sales in MLS in 

Jan - Dec 2019 in Sac Region

Sac, Placer,  Yolo, El Dorado
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Average rent in Sacramento has increased 

69% over the past decade.

Median household income has increased 

43% over the past decade.
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1.4% of all sales 

were REOs last year
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0.3% of all sales 

were short sales

SacramentoAppraisalBlog.com (C) 2020



It’s not a lipstick on a pig market
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Be realistic about after-repair value
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PULLING COMPS WITH RENT CONTROL
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It’s illegal to reject a prospective tenant solely based on the applicant's use 

of a Section 8 federal housing voucher. Beginning Jan. 1, 2020, SB 329

YOU CAN’T REJECT FOR SECTION 8
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Who has incentive to buy in today’s market?
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https://www.redfin.com/blog/ibuyer-real-estate-q3-2019/
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“It’s not about the house, 

but the transaction.” 
Mike DelPrete

www.mikedp.com
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BIG IDEA

Diversify into submarkets where 

iBuyer models are not going
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Are prices really slowing down?
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The entry-level market 

is more aggressive
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Being really competitive 

doesn’t always mean 

rapid appreciation.
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The market used to be going 80mph…

Metaphor from Barry Habib
SacramentoAppraisalBlog.com (C) 2020



Many try to find a way to explain away the slowness

“The market is slower because of the rain.”

“The market is slow because of all the smoke from the Camp Fire.”

“Bay Area buyers are making the market slower.”

“We’ve had less new construction which makes it slower.”
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“It’s just sinking a little bit”
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“How do I convince someone 

the market is okay?”
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Do we have an inventory problem?
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PRICE CYCLES & RECESSIONS
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1980s: 7.1 years

1990s: 8.6 years

Current: 8.1 years

How long were the past few up price cycles?
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How long did the past few down price cycles last?

1980s: 17 months

1990s: 5.9 years

2000s: 5.9 years
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Can you be successful in any market?
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Closing thoughts to focus business in 2020

1) Be fluent in trends so you can spot what is normal vs what is not.

2) Be careful about regurgitating sensational headlines that might not apply in our market.

3) Be cautious about paying based on market rent instead of AirBnb rent.

4) Look for neighborhoods where growth is happening or planned (Aggie Square). 

5) Become a hero by helping to do something about the homeless epidemic. 

6) Price according to similar homes that are getting into contract.

7) Watch Prop 13 “split-roll” tax reform closely and find opportunities from that.

8) Be well prepared for “bubble” conversations.

9) Expect buyers to become more picky this year. 

10) Expect a feeling of hesitancy to increase. 

11) Find ways to get good deals off MLS (build your network). 

12) Become well-informed about how 1031 exchanges work. 

13) Price your 2-4 units for the market (but know 1031 Bay Area might pay more). 

14) Be in tune with rent control laws to avoid marketing mistakes.

15) Look for sellers who want to exit the market. 

16) Find buyers who are moving because of their lifestyle and ability to afford.

17) Keep an eye on the Bay Area market and be ready for some inbound growth.

18) Diversify where the iBuyer models are not going. 

19) Be aware of consumer behavior if we head toward a recession (tighten finances / smaller homes)

20) Don’t keep doing the same thing because it won’t work in every market.

21) Ask yourself how you need to adjust your plan if your business is built on an upward market.
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