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Buyers think it’s 2008
 

Sellers think it’s 2021

And some agents think they’re on Selling Sunset



One of the biggest mistakes sellers can make is 
to overprice their home. They price it where their 
neighbor’s home sold 3 years ago or higher.

It may sit. Price reductions. Buyers wait for 
further reductions.

High days on market convinces some buyers that 
something must be wrong with the house.



As things change….

Remember “threshold pricing effects” and the 
psychology of pricing.

Listing at $399,990 instead of $404,500 may 
actually yield you a higher price because of a 
larger buyer pool and multiple offers.

Buyers tend to set up their searches in round 
numbers like $300-400K, $450K-550K, etc.



One of 3 things may need to happen in order for 
next cohort of buyers to buy homes.

-Prices soften
-Rates come down
-Incomes rise



The market is what it is.

We’re no longer in a “want” market

We’re in a “need” market

Not as many “want” to buy and sell at the moment, this 
market is driven by “need to” sellers (kids, health, aging 
parents, divorce, etc.)

5 Ds:  Diamonds, divorce, diplomas, diapers and death



Market is not monolithic, it’s comprised of different 
segments

Condos:  slow, historically a popular first-time buyer 
product but this market is favoring move-up buyers and 
down-sizers with $100K+ in equity to roll into the next 
home.

Luxury:  still strong, buyers less rate sensitive. Many 
$1M+ homes selling quickly and sometimes for over 
asking.

Existing home sales: stronger than new builds



“If you’re home is not compelling, it’s probably not selling”

The 3-legged stool, at least 2 of these must be 
“compelling”:
 - Price
 - Location
 - Condition



Fed is getting pressure from administration. “Too late Powell”. Fed should be 
independent and not partisan.

But like it or not, current rate environment is helping the market balance out 
and move toward “neutral” instead of “sellers’ market”.

MY sense is that rates will come down and not move higher (doesn’t 
necessarily reflect the views of MNR)

As rates come down (already 7.1% to 6.5%), expect buyers who were “locked 
out” to flood onto the “dance floor” and start writing offers.

Careful what we wish for. If rates come down too much too fast, it’ll create 
another 2021 frenzy. Despite inventory growth, we still won’t have enough 
supply to meet the demand.

Bad economic news = good housing news??!



The Mechanics of Market Paralysis
A $500,000 mortgage at 2.8% costs $1,850 
monthly. At 7%, that same mortgage costs 
$3,327, an $18,000 annual penalty for moving. 
When 73% of existing mortgages carry rates 
below 5% and 54% are under 4%, you get 
systematic gridlock. Over 80% of sellers feel 
locked in by their low rate.

Interest rates shooting up from 2.8% to over 7% between 2022 
and 2025 was a stress test that exposed a fundamental design 
flaw in American housing finance. The 30-year fixed-rate 
mortgage, once the cornerstone of middle-class wealth building, 
has become a mobility trap. Were ultra low rates the poison pill 
the Fed injected into the housing market?
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Sales+listings up here in MN + TCs, but down elsewhere

High rates keeping buyers out? Or are they keeping 
owners locked into their current homes? Yes. 
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“After years of tight inventory driving relentless price growth, we’re 
now seeing the opposite,” said Redfin Senior Economist Sheharyar 
Bokhari. “Home prices are falling in more U.S. metros than at any point 
since we began tracking this data in 2012, and the reason is simple: 
supply is significantly outpacing demand. If homeowners want to sell, 
they have to meet buyers where they are, which often means lowering 
prices. It’s a moment where patient, prepared buyers can find deals 
that simply weren’t possible a year ago.”
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https://home-economics.us/price-maps/ 

In 2008, we had a systemic failure. Every part of the country felt it.

Now, we have highly regional variation due to different factors like 
migration, remote work, affordability, insurance/taxes, etc.

Home prices https://home-economics.us/wp-
content/uploads/2025/08/us_price_levels_with_search.html 

Home price change https://home-economics.us/wp-
content/uploads/2025/08/us_yoy_price_map_with_search-1.html
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New(ish) NAR tool

https://www.nar.realtor/research-and-statistics/housing-
statistics/metro-market-
statistics?cid=ban_MarketStatsDashboard_ResearchPage
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Leading 
indicator!

And this 
was 
slightly 
before the 
latest 
decline in 
rates.
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As time goes on, more and more buyers will 
in 6%+ mortgage rates.

They will be far less “locked in” than 3%ers, 
and more mobile.

This should loosen things up a bit.



“Land of 10,000 spatial 
correlations”



Statewide Maps

Sales Growth:  https://www.datawrapper.de/_/R5L22/ 

Prices:  https://www.datawrapper.de/_/4I47S/

Pct of Orig. List Price:  
https://www.datawrapper.de/_/BJGcQ/

Days on Market:  https://www.datawrapper.de/_/kh8uw/

https://www.datawrapper.de/_/R5L22/
https://www.datawrapper.de/_/4I47S/
https://www.datawrapper.de/_/BJGcQ/
https://www.datawrapper.de/_/kh8uw/


St. Paul Maps

Home Prices: https://www.datawrapper.de/_/bw5m8/ 

Chg in Sales:  https://www.datawrapper.de/_/wnSzD/ 

Days on Market:  https://www.datawrapper.de/_/wnSzD/

Months of Supply:  https://www.datawrapper.de/_/EkYB9/

Pct of Orig. List Price Rec’d:  
https://www.datawrapper.de/_/cBjtN/ 

https://www.datawrapper.de/_/bw5m8/
https://www.datawrapper.de/_/wnSzD/
https://www.datawrapper.de/_/wnSzD/
https://www.datawrapper.de/_/EkYB9/
https://www.datawrapper.de/_/cBjtN/


Other cool maps

Avg HH Size: https://www.datawrapper.de/_/WVW3N/?v=2

Others “under construction” 

https://www.datawrapper.de/_/WVW3N/?v=2






1) We lost 11,000 manufacturing jobs as we’re 
trying to bring them back.
2) We lost gov’t jobs and we cut federal 
employees
3) Biggest gain was in health services but 
significant cuts to Medicare/Medicaid could mean 
fewer jobs and more layoffs in this sector



Where is the inflation?



Where is the inflation?





Lumber Futures
“TIMBER”

This may signal 
reduced demand in 
housing and 
construction, partly 
due to high interest 
rates and a 
slowdown. Tariffs on 
Canadian lumber, 
rising in Aug 2025, 
also add to the 
volatility.







- Q1 GDP down bc of a surge in imports from businesses trying to get ahead of 
tariffs and build up inventory

- Also from decreased gov’t spending
- Now back to 3.0%, ~same as 2Q24 and 3Q24
- Could be “situational” instead of systemic, arising from unique set of factors



This is consistent with more luxury $1M+ activity. 



- The July jobs numbers weren’t good. Could signal economic slow-down, 
or could be short-term turbulence from tariffs, uncertainty, etc.

- We aren’t losing jobs but we aren’t adding nearly as many as we had been. 
And not as many to absorb new entrants into labor force.

- Downward revisions are normal and happen under Biden and Trump 
admins and virtually every other admin.



- As new construction slows, custom building increasing

- Distribution of wealth, wealthiest driving spending



Rates are at their lowest level in almost a year. And 
statewide inventory levels are at a 5-6 yr high. 
Market conditions (rates and inventory–the two 
biggest hurdles) are improving but the economy is 
slowing down. Bad economic news and recessions 
can be good for housing because of lower interest 
rates and often more inventory. But if job losses and 
the unemployment rate increase notably, then fewer 
buyers will qualify. That's the balancing act.



Here’s the key thing to watch…

Does the increase in seller activity from any downturn outpace 
increases in sales from lower rates.

That’s the key.



WSJ



WSJ

In the 1950s and ’60s, some 20% of Americans would typically move each 
year.

The share of people moving has steadily slowed since then, in part 
because the U.S. population has aged, and older people tend to move 
less. More Americans also live in households with two earners, which 
makes uprooting more challenging.

By 2019, the year before the Covid pandemic, 9.8% of Americans moved.

During Covid, there was a well-publicized increase in people decamping 
farther away from work and deeper into the suburbs. That surge was brief. 
In 2023, only 7.8% of Americans moved, the lowest rate logged since U.S. 
Census records began in 1948. That figure held relatively steady in 2024, 
the most recent data available.

The biggest drop: a roughly 47% decline among people moving within 
the same county over the past three decades, according to census data.







Midwest a 
bright spot!

Despite 
June MN 
permits





The Fed is currently in an incredibly 
delicate and difficult situation when it 
comes to setting monetary policy given 
the complex cross-currents of economic 
forces now at play.



Thank 
You!

Please reach out 
with any 
questions/
feedback!

Darbit@MNrealtor
.com

mailto:Darbit@MNrealtor.com
mailto:Darbit@MNrealtor.com
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