2026 PRIME

BUYER BLUEPRINT

Your Strategic Guide to Winning in Dane & Rock County
without overpaying, overreacting, or walking into a financial trap

A smarter start for serious
buyers

The Southern Wisconsin market is not just
about finding the right house. It is about
being ready before the right house appears.

This guide shows how prepared buyers
move from casual browsing to serious
strategy.

Inside: financing readiness, local market
realities, offer strategy, common buyer
guestions, and a Prime Buyer checklist you
can actually use.

Prepared buyers do not just react

. VENWOOD
faster. They make cleaner decisions. REALTY TEAM
Havenwood Realty Team | KW Signature kw SIGNATU RE
Marisa Voelkel, REALTOR/Broker KELLERWILLIAMS. REALTY

Marisa Voelkel | 608-352-8018 | mvoelkel@kw.com | marisavoelkel.kw.com



The Reality Check

Online searching is not a strategy.

If your plan is to wait for an alert, tour on the weekend, and hope a basic pre-approval
letter makes your offer look strong, you are already behind the serious buyers.

A Prime Buyer is not reckless. A Prime Buyer is prepared. They know their numbers,
their timeline, their boundaries, and who is guiding the process before a good listing
goes live.

The goal is not to scare you into moving faster than you should. The goal is to help you
avoid the expensive fog: unclear financing, rushed decisions, weak offers, and homes
that look pretty online but carry costly surprises.

What buyers are feeling right now 2026 Market Pulse

30-year fixed rate
Payment shock: The monthly payment 6.52%

matters more than the pretty list price. ) )
Dane County median sale price

Decision fatigue: The good homes move ~$495K
quickly, and the wrong ones can eat Dane County median days on
your budget. market

~35 days
Fear of overpaying: Strong offers need Rock County median listing price
structure, not panic. ~$348 9K
Inspection anxiety: A shiny kitchen does Rock County median days on
not tell you the roof age, foundation market
story, or mechanical reality. ~36 days

Snapshot sources: Freddie Mac PMMS and Realtor.com
local market pages, retrieved June 2026.
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The Prime Buyer Framework

Prepared beats lucky.

Winning in Dane and Rock County starts before the showing. These three pillars help
you move with confidence instead of scrambling while another buyer writes the offer

you wish you had written.

Fully Approved

Move past basic pre-approval
when possible. A stronger lender
review can give the seller more
confidence that your financing
will not fall apart halfway to
closing.

Terms Ready

Know your boundaries before
emotions take over. Price,
payment comfort, inspection
approach, appraisal risk, closing
timing, and earnest money should
be discussed before the house
appears.

Prepared to Move

Speed matters, but speed without
strategy is just a fast way to make
a mistake. Prepared buyers can

tour quickly, ask better questions,
and submit cleaner offers.

Prime move: Ask your lender
what has actually been
reviewed: credit, income,
assets, tax returns,
employment, debt, and loan
program fit.

Prime move: Your offer
should be strong because it
is intentional, not because
panic grabbed the steering
wheel.

Prime move: Have decision-
makers aligned, documents
ready, and a local agent
watching the right inventory.

The point: You are not trying to become your own agent, lender, inspector, and

contract expert. You are trying to get organized early enough that your agent can
help you make smart moves when timing matters.
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The Money Comes First

Do the math before the house seduces you.

Most buyers start with houses. Prime Buyers start with numbers. That does not mean
you need to have everything perfect. It means you need a clear picture before you fall
in love with a listing that may not fit your real monthly life.

What to know Where we help

e Your comfortable monthly payment If you already have a lender you trust,
great. If you do not, we can connect
you with reputable local lenders who
understand how Dane and Rock

e Cash reserves after closing County transactions actually move.

e Down payment options

e Estimated closing costs

e Loan programs that may fit The right lender can help you
compare loan options, payment
scenarios, and documentation before
pressure hits.

« Whether you need to sell first

Prime Buyer Math: payment beats price

A list price does not tell the whole story. Your real number includes principal and
interest, taxes, insurance, PMI if applicable, HOA fees if any, utilities, maintenance,
and reserves. A $350,000 home in one location can feel very different from a
$350,000 home somewhere else.

Prime move: Ask for payment scenarios before shopping hard, not after you are
emotionally attached.
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Dane vs. Rock County Strategy

Same region. Different game board.

Dane and Rock County buyers often face different forms of pressure. One is not
automatically better than the other. The right fit depends on lifestyle, payment
comfort, commute, home type, and long-term goals.

Common buyer pain point Prime Buyer response

Higher pricing and tight
competition can compress
decision time. Buyers can feel
forced to choose between
payment comfort and location.

Dane County
Madison, Sun Prairie, Verona,
Stoughton and surrounding
markets

Know your payment ceiling
early, use a strong lender file,
tour quickly, and decide which
terms are flexible before writing.

Buyers may assume they have
more time, then lose
momentum as desirable homes
still move quickly and values

Rock County
Janesville, Milton, Beloit,
Edgerton and surrounding

markets

Set clear buy triggers based on
monthly payment, not perfect
timing. Be ready when the right

) . fit appears.
continue to shift. PP
. Compare total monthly cost, not
County line buyers A small location change can ) P ) Y
. : just price. A local strategy
Comparing commute, taxes, = create a very different monthly .
. session can make the apples-to-
space and lifestyle cost and home type.

apples math much clearer.

Free Buyer Worksheet: Download the to compare homes in two counties

Local data note: Public sources use different methods. Realtor.com showed Dane County around a

$495K median sale price and Rock County around a $348.9K median listing price in current buyer-
facing market pages. Use these as market signals, not a substitute for a fresh MLS review.
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https://stan.store/marisavoelkel/p/the-10minute-raise

Questions Buyers Are Asking Right Now

Good questions. Better strategy.

These are the kinds of questions showing up in current buyer searches, conversations,
and 2026 market guidance. The answers below are designed to get you moving in the
right direction, not replace personalized advice.

Q: Should | wait for rates to drop?

A: Maybe, but rates are only one part of affordability. If lower rates bring more
buyers back into the market, competition can rise too. Start by knowing the
payment you can live with and what a refinance could mean later.

Q: Do | need 20% down?

A: Not always. Some loan programs allow much less. But lower down payments can
affect PMI, payment, cash reserves, and offer strength. This is where a lender
conversation matters.

Q: Can | compete with cash buyers?
A: Sometimes, yes. A clean offer, strong lender file, fast timelines, and clear terms
can help. Cash is simple, but certainty also has value.

Q: Should | waive the inspection?

A: Do not treat this like a checkbox. National Association of REALTORS data from
early 2026 showed inspection and appraisal waivers were less common than during
peak frenzy. The better question is how to protect yourself while keeping the offer
competitive.

Q: What if | need to sell before | buy?

A: You need a timing plan before the search gets serious. Options may include sale
contingencies, bridge solutions, rent-backs, temporary housing, or listing
preparation before you shop.
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Prime Buyer Readiness Checklist

What to do before you shop hard

This is not a homework packet from the real estate principal. It is a simple way to get
organized so you are not making expensive decisions under pressure.

[0 Choose a local buyer agent before

you need a showing in 45 minutes
Talk with a lender and understand

Identify target areas in Dane and
Rock County

Discuss inspection, appraisal,

what has actually been reviewed financing, and closing strategy

0 Know your monthly payment before writing
comfort zone, not just your max Have a plan if you need to sell
price your current home

[0 Review down payment, closing
costs, reserves, and PMI if

applicable

Be ready to tour quickly when the
right home appears

Know when to walk away from a
house that looks better online than
haves it does in real life

O Clarify must-haves vs. nice-to-

You are not doing this solo.

Buying a home takes more than a buyer and seller. Lenders, inspectors, title
professionals, appraisers, insurance providers, and sometimes contractors all touch
the process. The right agent helps you know who you need, when you need them,
and how to keep the moving parts from turning into a tiny paperwork tornado.
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Your next step depends on where you are.

Still sorting it out? Ready to start looking? There is a smart path for both.

OPTION 1
Buyer Clarity Call

Best if you are curious, cautious, or

have questions after reading this guide.

We will help you understand your next
smart step and whether a lender
conversation, search plan, or timing
check comes next.

Good for 3-12 month timelines

OPTION 2
Buyer Strategy Session

Best if you are ready to begin. We wiill
talk through goals, timeline, financing,
preferred areas, offer approach, and
what it takes to compete in Dane and
Rock County.

Good for 0-6 month timelines

Text BUYER to 608-352-8018
or visit marisavoelkel.kw.com

Marisa Voelkel

REALTOR/Broker | Havenwood Realty Team
608-352-8018 | mvoelkel@kw.com
KW Signature | Keller Williams Realty

Professional Standards Note: Market data is a snapshot and may change quickly. Sources consulted include
Freddie Mac PMMS, Realtor.com local market pages for Dane and Rock County, Wisconsin REALTORS
Association, and National Association of REALTORS 2026 buyer guidance. For legal, lending, zoning, tax, and
municipal questions, confirm with the proper licensed or regulatory professional.
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