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PRECISE PRICING HAS BEEN ESSENTIAL SINCE RATES BEGAN CLIMBING
IN 2022, BUT WITH THE MARKET SLOWING FURTHER AMID THE RECENT

SHARP RISE IN RATES, IT IS MORE CRITICAL THAN EVER.

THE POWER OF
PRICING
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Walk into almost any retail store in the weeks, and often months, before Halloween, and
you will find aisles filled with costumes, decorations, and bags of every candy imaginable.
The goal is to sell as much merchandise as possible in a limited window. Imagine a store
pushing prices higher than its competitors. They risk losing valuable price-conscious
consumers who shop around and ultimately purchase elsewhere. As Halloween
approaches, they must lower prices to move more product. If they wait too long and
November 1  arrives, they slash prices at a deep discount. Had they priced correctly from
the start, the store could have sold more at a much higher price. 

st

Similarly, overpricing a home in today’s market does not mean the seller will get more. In
fact, it often leads to selling for substantially less or pulling a home off the market
altogether. The most important factor in securing success today is accurate, precise
pricing. 

A seller only gets one shot at a first impression. Buyers wait on the sidelines for the next
home that matches their criteria to hit the market. They anxiously check their favorite real
estate app morning, noon, and night. When a home suddenly appears with the “New
Listing” badge, buyers eagerly review every photo, the virtual tour, all the text, and, of
course, the asking price. Today’s buyers are savvy, and they know what homes cost. Even a
turnkey home with all the bells and whistles will turn buyers away if the price is too high.
They don’t want to waste time and often choose not to tour the home in person.

Accurate pricing is powerful. The difference between selling and languishing on the market
all boils down to deliberate, meticulous pricing. Yet far too many sellers learn the hard way
that listing too high initially requires adjusting the asking price to secure a buyer willing to
write a purchase offer. Sellers mistakenly believe buyers get excited when the price is
lowered. The lowered price will show up in buyers’ apps with the “Price Reduced” badge.
Yet it won't generate the same excitement as when it first hit the market, underscoring the
importance of pricing right from the start. 

The sales price to last list price ratio is very revealing. This refers to the final list price
before becoming a pending sale. These are averages, so exceptions exist, but the overall
trend is telling. In San Diego County, 68% of all closed sales in September did not reduce
the asking price. It was 75% in March. The sales price-to-last-list-price ratio for these
homes was 100%, meaning, on average, appropriately priced homes sold at their initial
asking price. A house listed at $1 million sold at its asking price. The median days on the
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market before becoming a pending sale was only 14, indicating that accurate pricing also
means considerably less time on the market.

15% of all closed sales reduced their asking prices between 1% and 4%. These homes had
a sales-to-last-list-price ratio of 98.8%; on average, it took well over a month (46 days) to go
pending. A house that reduced its list price to $1 million sold for $988,000, a substantial
$12,000 less than homes with no reduction.

For homes that reduced their asking prices by 5% or more, 17% of closed sales in
September had a sales-to-last list price ratio of 98.2% after 66 days on the market, over two
months. A home that finally reduced its price to $1 million sold for $982,000, $18,000 less
than homes that didn't need to reduce their asking price. 

The sales price-to-original-list-price ratio shows the gap between a home’s original asking
price and what buyers are ultimately willing to pay. This is the price a home is listed at
when it first comes on the market, before any price reductions. For homes that reduced the
asking price by 1% to 4%, the sales price-to-original-list-price ratio was 96.3%. For example,
a house initially listed at $1,026,000 had to reduce the asking price to $1 million to sell and
ultimately sold for $988,000, $38,000 less than the original price. 

Homes that reduced the asking price by at least 5% had a sales-to-original list price ratio of
90.2%. A house initially listed at $1,089,000 had to lower the asking price, often more than
once, to $1 million to find success, and ultimately sold for $982,000. That is an astonishing
$107,000 less than the original asking price. 

These are just the recent success stories. Many sellers wither on the market. A revealing
41% of all available homes have had their asking price reduced at least once. Sellers aim to
attract buyers willing and able to write an offer, yet many don't entertain a single one.
aaaaaa
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This elevated, stagnant inventory will continue until housing transitions to the Holiday
Market the week before Thanksgiving, the slowest time of year for housing. At that point,
fewer homes come to market, and many sellers delist their homes. 

August, the supply of available homes has dropped by only 62 (-1%). Last year, during the
same time period, it dropped by 211 homes (-4%). The higher mortgage-rate environment,
with rates stuck above 7% since September 11th, has led to fewer pending sales, meaning
more sellers are languishing on the market and competition among sellers is increasing.
aaa
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After being exposed to the market without success, sellers have to choose between
lowering their asking prices further or delisting, throwing in the proverbial towel and pulling
their homes off the market. In September, 1,641 homes were delisted. That is 12% higher
than last September, and 57% higher than in September 2024. It is also 30% higher than the
3-year average before the pandemic (2017-2019), which is revealing because, from January
through September, 29% fewer homes were placed on the market than the 3-year pre-
COVID average. This clearly shows that many homeowners do not really have to sell. They
lack the motivation to price appropriately to sell.

In today’s housing market, pricing is everything. There is power in pricing. Sellers who price
accurately from the start attract more buyers, sell faster, and often walk away with more
money. Those who overprice risk long market times, repeated price reductions, and
ultimately selling for substantially less, or not at all. The goal is not to test the market or
chase an unrealistic price. It is to get the price right from day one. 
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Demand, a snapshot of new pending sales over the prior month, fell from 1,443 to 1,351
over the past couple of weeks, down 92 pending sales (-6%) and to its lowest October
reading since tracking began in 2012. Demand is reaching a level of inherent demand, so it
will begin to level out. Rates stuck above 7% are fueling the low demand. The three-quarter-
point jump in mortgage rates in September poured cold water on demand. It was too large
a jump in such a short period, the largest 4-week climb since September 2022 during the
FED’s hiking cycle. Mortgage rates today are 7.33% (Mortgage News Daily), up from 6.19%
a year ago. At these levels, demand drops, and fewer potential buyers can afford a home. 

Last year, demand was 1,776 pending sales, up 425 (+31%). The 3-year average before
COVID (2017 to 2019) was 2,755 pending sales, 104% more than today, or an additional
1,404.

Last year, the inventory was 5,624 homes, down 295 homes (-5%). The 3-year average
before COVID (2017 through 2019) was 6,841 homes, 922 more (+16%).

Homeowners continue to “hunker down” in their homes, unwilling to move because of their
current, underlying, locked-in, low fixed-rate mortgage. This trend has eased from the lows
set in 2023. Through September, 30,439 homes were listed in San Diego County, 12,360
fewer than the 3-year average before COVID (2017-2019), or 29% less. In 2025, 31,804
homes entered the market (4% more), compared with 27,964 in 2024 (8% fewer) and 22,624
in 2023 (26% fewer).

As the Federal Reserve has indicated, it is essential to monitor all economic releases for
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With the supply of available homes increasing by 20 homes, nearly unchanged, and
demand falling by 92 pending sales, down 6%, the Expected Market Time (the number of
days it takes to sell all San Diego County listings at the current buying pace) increased from
123 to 131 days in the past couple of weeks, its highest reading since tracking began in
2012. The previous record was 124 days, which was set in January 2019.

Last year, it was 95 days, substantially faster than today. The 3-year average before COVID
(2017 to 2019) was 76 days, also considerably faster than today. 

The Expected Market Time for condominiums and townhomes increased from 142 to 161
days in the past two weeks. It was 113 days last year. For detached homes, the Expected
Market Time rose from 117 to 123 days. It was 86 days a year ago. The detached-home
market remains faster than the attached-home market. 

signs of a slowdown. These releases can push mortgage rates up or down, depending on
how they compare with market expectations. It is also important to monitor any
developments in the Iran conflict and its impact on the oil market, and ultimately inflation,
which can also cause mortgage rates to rise or fall. This week, the Federal Reserve will
meet and hold a press conference to announce its decision on the Federal Funds rate. The
Personal Consumption Expenditures – Price Index (PCE), the Fed’s preferred inflation
gauge, will be released on Thursday. Next week is jobs week, which includes job openings,
wages, and the number of jobs created or lost, among the month’s most important
economic data points. Midterm elections are also next Tuesday. The next two weeks will
be pivotal for rates.



S A N  D I E G O  C O U N T Y  M A R K E T  B R E A K D O W N

Over the past couple of weeks, the luxury home inventory priced above $2 million (the top
10% of the San Diego County housing market) rose by six homes, from 838 to 844 (+1%).
Luxury demand fell by 19 pending sales to 120 (-14%). With supply rising and demand
falling, the Expected Market Time for luxury homes priced above $2 million increased from
181 to 211 days, its slowest level since mid-January. Expect the luxury market to continue
slowing through year-end. 

Year over year, the active luxury inventory is down by 79 homes (-9%), and luxury demand is
down by 39 pending sales (-25%). Last year’s Expected Market Time was 174 days, faster
than today.

Over the past two weeks, the Expected Market Time for homes priced between $2 million
and $4 million rose from 138 to 172 days. For homes priced between $4 million and $6
million, the Expected Market Time increased from 259 to 321 days. For homes priced above
$6 million, the Expected Market Time decreased from 573 to 358 days. Luxury is at 211
days overall. At 211 days, a seller would be looking to place their home in escrow around
April 2027.

L U X U R Y  E N DL U X U R Y  E N D
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INVENTORY: The active listing inventory in the past couple of weeks increased
only by 20 homes, nearly unchanged, and now stands at 5,919. Last year, 5,624
homes were on the market, 295 fewer (-5%). The 3-year average before COVID
(2017 to 2019) was 6,841, which is 16% higher. From January through
September, 29% fewer homes came on the market than the 3-year average
before COVID (2017-2019), or 12,360 fewer. Additionally, 1,365 fewer sellers
came to market this year than last year, but 2,475 more than in 2024 and 7,815
more than in 2023. 

DEMAND: Buyer demand, the number of pending sales over the prior month,
decreased by 92 in the past two weeks, and now stands at 1,351 (down 6%), its
third-largest drop of the year and its lowest October reading since tracking
began in 2012. Last year, there were 1,776 pending sales, up 31%. The 3-year
average before COVID (2017 to 2019) was 2,755, which is 104% higher than
today, more than double. 

MARKET TIME: With supply unchanged and demand continuing to fall, the
Expected Market Time, the number of days to sell all San Diego County listings
at the current buying pace, rose from 123 to 131 days over the past couple of
weeks, its slowest level since tracking began in 2012. Last year, it was 95 days,
faster than today. The 3-year average before COVID (2017-2019) was 76 days,
considerably faster than today.

LUXURY: Over the past two weeks, the Expected Market Time for homes priced
between $2 million and $4 million rose from 138 to 172 days. For homes priced
between $4 million and $6 million, the Expected Market Time increased from
259 to 321 days. For homes priced above $6 million, the Expected Market Time
decreased from 573 to 358 days.

DISTRESSED HOMES: Short sales and foreclosures combined comprised only
1.8% of all listings and 3.0% of demand. 33 foreclosures and 74 short sales are
available today in San Diego County, bringing the total of distressed homes on
the active market to 107, up five from two weeks ago. Last year, 52 distressed
homes were on the market, less than today.

CLOSED SALES: There were 1,852 closed residential resales in September, down
7% compared to September 2025’s 2,002 sales, and down 5% from August. The
sales-to-list price ratio in San Diego County was 99.8%. Foreclosures accounted
for 0.2% of all closed sales, and short sales accounted for 0.3%. That means that
99.5% of all sales were sellers with equity.
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