STOP WAITING. START OWNING.

The Central Coast First-Time Buyer Playbook — your honest, practical guide to homeownership in one of California's

most desirable and competitive markets.

By The Schwaegerle Real Estate Team — Your Local, Independent Guides to Homeownership on the Central Coast.



"The best time to buy a home was 10 years ago. The second best time
is with the right strategy — today."

High prices. High rates. Low inventory. We hear you. We see you. And
we're going to help you get through it. This playbook was built for
buyers who are ready to stop waiting and start owning — with the right
strategy in hand.




Who This Playbook Is For

If any of the following sounds familiar, this guide was written specifically for you. You don't need to have everything

figured out — you just need the right starting point.

The Patient Waiter The Discouraged Buyer
You've been "waiting for the You've been told you "can't
market to cool" for 2+ years and afford" to buy right now, and
keep refreshing Zillow but never you're renting while feeling like
schedule a showing. you're falling further behind

every month.

@ You're not behind. You're just missing the right strategy.

The Lost Starter

You want to buy on the Central
Coast but don't know where to
begin. The market feels
overwhelming and the path
forward is unclear.



The Real Problem: Three Fears Holding You Back

Every week, we hear the same three fears from buyers just like you. They're real, they're valid — and they're all

solvable with the right approach.

i Fear #1: Prices Are Too
High

The median home price in SLO
County is significant — and it
feels out of reach. We get it. But

"too high" is relative to strategy,
not just sticker price.

~/ Fear #2: Rates Are Too
High

Rates have climbed from historic
lows. Monthly payments feel
bigger than they used to. But

there are tools to manage your
rate — starting on day one.

2y Fear #3: There's Nothing
to Buy

Inventory is tight. Competition is
real. It feels like you'll never find
anything. But the right broker
finds deals others don't —
including off-market
opportunities.



The Mindset Shift: Reframe Everything

The biggest barrier to buying isn't the market — it's the story you're telling yourself about the market. Every limiting
belief has a strategic counter. Here's how to reframe your thinking and unlock your path to ownership.

Old Thinking New Thinking

"T'll wait until rates drop." "I'll buy now and refinance when they do."

"I can't afford this market." "I haven't found my entry point yet."

"There's nothing available." "I need a broker who finds off-market deals.”
"Renting is safer right now." "Renting is paying someone else's mortgage."

"I need 20% down." "There are programs for 3%, 5%, even 0% down."

© Ownership builds wealth. Waiting doesn't.



Strategy #1: The Rate Buydown

Lower Your Payment Without Waiting for the Fed

A rate buydown lets you — or the seller — pay upfront to reduce your interest rate, either temporarily or permanently.
It's one of the most underused tools in a buyer's arsenal, and in a slower market, sellers can often be negotiated into

covering the cost entirely.

& Permanent Buydown

Pay "points" at closing to permanently lower your rate.
Each point = 1% of the loan amount, typically reducing
your rate by ~0.25%. Best for buyers who plan to stay 5+
years and want long-term savings.

@ Pro Move: On a $600,000 home at 7%, a 2-1
buydown drops your first-year payment by
roughly $600-$800/month. Ask the seller to
cover it as a concession.




Strategy #2: House Hacking

Let Your Home Pay Your Mortgage

House hacking is one of the most powerful wealth-building strategies in real estate — and it's especially effective on the
Central Coast. The concept is simple: buy a property, live in part of it, and rent out the rest. Your tenants help cover

your mortgage.

Single Family + ADU

[

Buy a home with a permitted
ADU. Live in the main house,
rent the ADU. SLO County
ADU rents range from $1,200-
$2,000/month.

Dao)

Small Multifamily (24
Units)

Buy a duplex, triplex, or
fourplex. Live in one unit,
rent the others. Qualifies for
owner-occupied financing —
lower rates, lower down
payment. FHA allows as little
as 3.5% down.

@.LL\ Room Rental

Buy a 34 bedroom home and
rent out spare roomes.
Common near Cal Poly and
Cuesta. Can offset $800-
$1,500/month in housing
Costs.

Rental income can be used to qualify for a larger loan, and you build equity AND cash flow from day one. The goal:

make your home an asset, not just a liability.



Strategy #3: Down Payment Assistance Programs

Money You Didn't Know Existed

Most first-time buyers don't realize how much help is available. From state programs to federal loans to local
initiatives, there are multiple pathways to dramatically reduce the cash you need at closing.

CalHFA USDA & VA Loans FHA & Local Programs
MyHome Assistance Program USDA Rural Development Loans FHA Loans require just 3.5%
offers up to 3.5% of purchase offer zero down payment for down with a 580+ credit score
price toward down eligible rural areas — parts of and offer flexible qualification
payment/closing costs. The SLO County may qualify (Paso guidelines. SLO County, the City
Dream For All Program provides Robles outskirts, Shandon, of San Luis Obispo, and Paso

a shared appreciation loan — the Creston). VA Home Loans offer Robles have periodically offered
state helps with your down zero down, no PMI, and local first-time buyer assistance
payment in exchange for a share competitive rates for veterans — work with a local broker to
of future appreciation. Available and their spouses. identify what's currently active.

for first-time buyers meeting
income limits.

© Bottom line: You may need far less cash than you think.



Strategy #4: Owner Financing & Installment
Sales

Creative Solutions for Unique Situations

Sometimes the most powerful deals happen outside traditional bank financing. Owner financing — also called seller
financing or an installment sale — is when the seller acts as the bank. You make monthly payments directly to the
seller, with terms negotiated between two people, not dictated by an algorithm.

Why Sellers Agree to It

e Spread capital gains tax over many years (installment
sale treatment under IRS rules)

e Generate ongoing monthly income — often better
than a lump sum investment

e Move a property that might otherwise sit on the
market

The best opportunities are found with long-time owners with no mortgage, investor sellers seeking income, estate sales,
and retiring landlords — all typically off-market. This strategy requires an experienced broker who knows how to
structure it. We've done it. We can help.



Strategy #5: Buy Now, Refinance Later

"Marry the House, Date the Rate"

Rates feel permanent. They're not. Since 1971, the average 30-year mortgage rate is approximately 7.7%. The ultra-low
rates of 2020-2021 were the anomaly — not the norm. The strategy is straightforward: buy the right home at today's
price, lock in your equity position now, and refinance when rates cycle down — as they historically always do.

Scenario If You Wait 2 Years If You Buy Now

Price Appreciation (est. 4%/yr) You pay MORE You capture it

Equity Built $0 $30,000-$50,000+

Rent Paid (est. $2,200/mo) $52,800 gone Goes to your mortgage
Refinance Opportunity Same as buyer Same — plus 2 years of equity

"Date the rate. Marry the house." — every smart buyer's mantra right now.

You can always refinance. You can't go back and buy at today's price.



Strategy #6: Start Smaller, Get Smarter

The Stepping Stone Approach

You don't have to buy your forever home first. The goal is to get in. Every dollar of equity you build in a starter home
becomes the foundation for the home you really want — and the Central Coast has more accessible entry points than
most buyers realize.

A

Step 1: Buy What You Can
Afford Today

A condo in Atascadero. A
townhome in Grover Beach. A
small SFR in Nipomo. These exist
at more accessible price points
and get you into the market now.

lad

Step 2: Build Equity for 3-5
Years

Appreciation, loan paydown, and
potential rent from a room or
ADU all build your position. Let
time and the market work for
you.

[ Perfect is the enemy of started. Get in the game.

el

Step 3: Trade Up Using a
1031 Exchange or Straight
Sale

Use your equity as a down
payment on the home you really
wanted all along. Entry points to
explore: Paso Robles outskirts,
Grover Beach, Oceano,
Atascadero west side, Nipomo,
and condos in SLO, Arroyo
Grande, and Pismo Beach.



The Central Coast Advantage

Why It's Still Worth It

We know it's expensive. Here's why buyers keep coming — and why owners rarely leave. The Central Coast isn't just a
place to live; it's one of the most fundamentally sound real estate markets in the country, backed by geography,
demand, and lifestyle that simply can't be replicated.

~/ Long-Term Appreciation &
Protected Value

& Quality of Life

SLO County is consistently ranked one

of the happiest places to live in the U.S.

The climate, outdoor lifestyle, food,
and wine country aren't hype —
they're the reason demand never
disappears.

Central Coast real estate has
appreciated through every cycle.
Limited land, constrained
development, and consistent demand
create a floor under prices. Geography
and regulation limit new housing
supply — scarcity is a long-term asset
for owners. Cal Poly creates perpetual
rental demand that benefits house
hackers every year.

You're not just buying a house. You're buying into one of the most desirable places in the country to own real



Your Next Steps

Here's Exactly What to Do Next

You don't need to have it all figured out. You just need to start. The path to ownership on the Central Coast is clearer
than you think — it just requires taking the first step with intention and the right team behind you.

1 2
Step 1: Get Pre-Approved Step 2: Strategy Call with Us
Know your real number. Not Zillow's estimate — your We'll look at your situation, your goals, and map out
actual buying power with a real lender. which of the 6 strategies fits you best. No pressure. No

sales pitch. Just clarity.

3 4
Step 3: Start Seeing Homes Step 4: Make an Offer
Even before you're "ready." Seeing real homes With the right strategy, the right broker, and the right
calibrates your expectations and builds your terms — you will compete. And you will win.

confidence fast.



About The Schwaegerle Real Estate Team

We're Owen and Camille — a family-owned, independent real estate brokerage rooted right here on the Central Coast.
We're not a big-box franchise. We don't have quotas. We have clients.

We Specialize In

e First-time buyers navigating affordability

e Investment property owners considering their next

move
e Relocation buyers from the Bay Area, LA, and beyond

e House hackers and multifamily buyers

g= Listen to the Happy House Hacking Podcast — Real
strategies. Real stories. No fluff.

€. 805-215-5063 | hello@schwaegerleteam.com

schwaegerleteam.com

Serving San Luis Obispo County & the Central Coast



mailto:hello@schwaegerleteam.com
http://schwaegerleteam.com/

STOP WAITING. START OWNING.

Your Central Coast home is closer than you think.

The market won't wait for you to feel ready. But with the right strategy — you're already ahead.

+* Book Your Free First-Time Buyer Strategy Call

The Schwaegerle Real Estate Team — Independent. Local. On Your Side.


https://tidycal.com/owenschwaegerle/zoom-buyer-consultation

Key Terms Glossary

Essential Vocabulary for First-Time Buyers

Understanding the language of real estate is the first step to navigating it with confidence. Here are the key terms

referenced throughout this playbook.

Rate Buydown

Paying upfront to reduce your mortgage interest rate,
either temporarily (2-1 buydown) or permanently via
points at closing.

Owner / Seller Financing & Installment Sale

An arrangement where the property seller acts as the
lender, bypassing traditional banks. An installment sale
receives proceeds over multiple years, helping sellers
spread tax liability and giving buyers an alternative to
bank financing.

CalHFA, FHA & USDA Loans

CalHFA (California Housing Finance Agency) offers
down payment assistance for first-time buyers. FHA
loans require as little as 3.5% down. USDA loans offer
zero-down financing in eligible rural areas of SL.O
County.

House Hacking / ADU

Buying a property with income-producing potential
(ADU, extra units, room rental) to offset housing costs.
An ADU (Accessory Dwelling Unit) is a secondary
dwelling on a single-family property — common and
highly rentable in SLO County.

1031 Exchange

An IRS provision allowing an investor to defer capital
gains tax by reinvesting sale proceeds into a like-kind

property.

PMI & Pre-Approval

PMI (Private Mortgage Insurance) is required on
conventional loans with less than 20% down — it
protects the lender, not you. Pre-Approval is a lender's
written commitment to loan up to a specific amount
based on your financial profile. Essential before
making offers.



The 6 Strategies at a Glance

A quick-reference summary of every strategy covered in this playbook. Each one is a proven path to ownership on the
Central Coast — the right fit depends on your situation, goals, and timeline.

76

Rate Buydown

Pay upfront — or ask the seller — to reduce your rate

temporarily or permanently.

2

Down Payment Assistance

CalHFA, USDA, VA, FHA, and local programs can
dramatically reduce your cash needed.

=)

Buy Now, Refi Later

Lock in your equity today. Refinance when rates drop

— as they historically always do.

=

House Hacking

Buy a property with rental potential. Let tenants
offset your mortgage from day one.

I

Owner Financing

Negotiate directly with the seller. Flexible terms,
faster closing, no bank required.

0

Stepping Stone Approach

Start with what you can afford. Build equity. Trade up

to your dream home.



Legal Disclaimer

© The Schwaegerle Real Estate Team | Central Coast, California

/N This playbook is for educational purposes only and does not constitute financial, legal, or tax advice. Consult
with licensed professionals for guidance specific to your situation.

All strategies discussed in this playbook are general in nature and may not be appropriate for every buyer's unique
financial situation. Market conditions, interest rates, program availability, and eligibility requirements are subject to
change. Down payment assistance programs, loan products, and local initiatives referenced herein should be verified
with a licensed lender or program administrator at the time of application. Owner financing and installment sale
arrangements involve complex legal and tax considerations — always consult a qualified real estate attorney and CPA
before entering into such agreements. Past appreciation trends do not guarantee future performance.

The Schwaegerle Real Estate Team is an independent brokerage serving San Luis Obispo County and the Central Coast
of California. For personalized guidance, contact us directly at hello@schwaegerleteam.com or visit

schwaegerleteam.com.
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