
DIY home buyers, here are ten things to keep in 
mind when approaching owners of expired and 
canceled listings.  If you need help at any point in 
this process, Real Estate Cafe is glad to provide 
assistance "a la carte" for an hourly fee.  This is a 
working list and your comments, questions, and 
improvements are welcome:

1. A listing expires when it runs the full term of the 
listing contract, typically 90 days to a year, without 
selling. A canceled listing means the listing agent 
and seller terminated their relationship before the 
end of the contract.

1.1 Some listing agents recommend that sellers 
cancel their listings so they can relist them, as if 
they are brand new. So if you're interested in 
canceled listings, contact the homeowner within 
10 days so you can talk before the property is 
reactivated.  If these are strategic cancelations, 
rather than the termination of a relationship, the 
homeowner may direct you to the listing agent 
even if there is no contractual obligation to do so.

2. Regardless of whether itʼs a canceled or 
expired listing, you are free to go directly to the 
homeowner without any obligation to work 
through a listing or a buyer agent, unless you 
have a signed buyer agency contract with 
prevents you from doing that.

3. However, if you ever attended an open house 
at the property or otherwise made contact with the 
listing agent or seller during the term of their 
contract, the homeowner may be obligated to pay 
their former listing agent a fee for some period 
AFTER the property expires or gets canceled.  
This is known as a "holdover period."

4. What's the best way to approach the 
homeowner? To some extent, thatʼs a matter of 
personal preference.

4.1 We recommend a handwritten note saying 
that you understand their home was recently on 
the market, and that you are approaching them 
directly assuming the listing agent is no longer be 
involved.  

5. When you speak, make it clear that you want to 
deal with them directly, without a full-service, full-
fee real estate agent on either side.  That opens 
up an opportunity to negotiate a win-win sales 
price without paying a "traditional" two-sided 
commission.  

6. Let the seller know that you're aware that real 
estate commissions typically run 5 to 6 percent 
the sales price; and that by dealing directly with 
you, they can reduce their price by that amount 
and net the same profit.  Consider sharing articles 
or quotes from our blog or other source to make 
this point.  

7. Done right, an expired or canceled listing 
presents a real win-win opportunity if you and the 
seller are content to share the savings. Obviously, 
from your perspective, the more savings the 
better; but be open to negotiating so the 
homeowner feels like they "win" financially, too, by 
not involving full-service, full-fee agents.

8. If the seller is an elderly person, or someone 
who feels they need some help on an hourly fee 
to complete the transaction, you could say youʼll 
make an offer that includes $1,000-$2,000 to 
cover their legal costs and up to ten hours help 
from a fee-for-service real estate consultant.  The 
Real Estate Cafe can help identify possible 
service providers who will work "a la carte."

9. Expired & canceled listings are seasonal, with 
two waves of failed listings coming off the MLS.  
The first wave occurs around the 4th of July and 
the second wave between Halloween and New 
Years. If you can, hide your interest in a property 
until it passes through these periods; and avoid 
any contact with the listing agent, homeowner, or 
attendance at open houses to preserve the 
opportunity to save money by contacting the 
owners directly as described here.

10. One well-respected housing economist at 
MIT predicts that Boston housing prices will begin 
to recover in the second half of 2012, so the next 
few weeks are an ideal time to contact owners of 
expired and canceled listings to negotiate the best 
deals on expired and canceled listings before they 
are relisted for the Spring housing market.
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This is a working list and your feedback, particularly as it relates to actual experiences in the field.  If we 
get enough comments, we'll create an interactive version of this online and add it to our knowledge base 
of "proactive house hunting" strategies.  Access to that information is limited to clients, but we're glad to 
discuss our money-saving, fee-for-service rebate brokerage model at your convenience.  Contact us via 
RealEstateCafe@gmail.com, call or text 617-661-4046 for more information.  
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