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This is a tool that we invented in 2007-2008 to help agents who are doing 50+ 
transactions a year.

Now the process of using video is much more accessible, some experts suggest even 
required, by an agent wanting to succeed in today’s new world.  So, if you’re in that 
group, you’ll want to start using this tool today.

An evergreen video is a communication that you have with your clients during their 
transaction that is repetitive and repeatable.

You create a simple video message one time, speaking to the current client in the 
current point in the transaction, giving them the information they need at that 
moment.

You don’t use any names and you don’t use any dates while you’re recording. That 
way, the same message can be used over and over, hence the name evergreen. It’s 
working all the time.

Introduction to
USING EFFECTIVE 
DIALOGUES 
TO AMPLIFY YOUR 
DURING UNIT
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 I Love the Thought that We’ve Been Introduced 

Thank you for contacting me about helping you sell your home. I love the thought that my 
clients wanted to make sure that we got introduced, so you could have the best home selling 
experience. You have picked an incredible time to sell your home. My team and I are excited 
about working closely with you, ensuring you have a smooth and successful move. 

I look forward to scheduling a tour of your home and asking you some thought-provoking 
questions so that I can truly understand what’s important about selling your home to you. 
Then I will be able to customize a marketing and pricing strategy to help you achieve your 
home selling goals. 

 Looking Forward to Our Meeting 

Hello. I truly look forward to our initial consultation. As I prepare to meet you, there are a few 
things I would like you to start thinking about. We found that most sellers have three primary 
concerns: pricing, timing, and convenience. At our meeting, we will discuss all three of these. 
I would also like you to consider what else is important to you about your decision-making 
process that you’d like to review with me while we are together. My purpose is for you to be so 
outrageously happy with the help I provide you that you’ll gladly introduce us to at least two 
people you really care about before we even complete the sale of your home. Thank you again 
for contacting me and trusting me with this important decision in your life. 

 We Are Listed! 

Congratulations! Your home is officially on the market. We’ll be sending you 
some links so you can view your home online. And we ask that you please 
post this to your social media accounts and email them to all your friends. 
The next owner of your home may be in your social network! 

Have you ever noticed that when you buy a new car, all of a sudden, 
everyone on the road owns that same car? You’ll have the same experience, 
now that you are selling your home. It’s part of your heightened awareness, 
which is also called your reticular activator. 
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Now that you are selling your home, you’re going to find yourself talking to a lot of other 
people who are thinking about buying or selling a home. When you’re having those 
conversations. I’d ask that you think of me, take out your cell phone and call or text me 
immediately, and we can discuss the best way to introduce them to me. 

My purpose is to spend my time helping great friends like you, and those who introduced to 
me, rather than advertising to the general public for new business. This enables me to focus 
on finding the right person who will buy your house.

 Get Ready For Showing

Now that we’ve laid out a pricing and marketing strategy for your home, let’s get ready to put 
a spotlight on this stage. It’s important to make sure your home is prepped and ready to show 
- best in class. So, as a reminder, now is the time to repair items we discussed and put the 
staging suggestions in place that we determined were important. Let’s do everything necessary 
to show your home at its grandest stage. 90% of the buyers will first see your home online 
before seeing it in person. That means in today’s market, web appeal is the new curb appeal. 
So, to get your home ready for our professional photographer, here’s what I ask of you. First, 
natural light is our best friend. Open up the curtains, blinds and shutters. This will ensure your 
home gets as much light as possible. 

Second, clean and organize and declutter. We want buyers focusing on the features of your 
home, not the personal items that may distract them. That means minimizing objects like toys, 
picture frames, papers, and other items in plain sight. You may need to pack, throw away or 
give away. 

Third, I want you to turn on the lights. Buyers want a bright open space, so let’s get every light 
in your home on when it comes time to show your home. We want it to show just like it does in 
the photos. 

The most important thing we ask of you when showing your home is that you not be there 
at that time. You may want to take a walk or run some errands. We want the buyers to be 
able to picture themselves living there. And that’s difficult to do sometimes when the current 
homeowner is home. Prepping your home for the market can be a lot 
of work, but it can also be the most rewarding because it helps sell your 
home in the shortest amount of time, for the most amount of money. 

My commitment is for you to be so outrageously happy with the help 
I provide that you would want your friends and family to receive the 
same trusted guidance and care. Again, let’s get ready for the new 
buyers to make this their home.

!
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 Congratulations 

Congratulations! We have a buyer who wants to buy your home, and we have all agreed to 
close in the next few weeks. We are one step closer to successfully closing on your home, but 
there are still a few details that must be worked out before we can celebrate. 

Now that we are in escrow, this is a time when we may experience some turbulence. As your 
captain, I’m here to guide you through that turbulence and get us all to our destination safely. 
You can relax knowing that I’m here to take care of all the details for you along the way. 

I want to give you an overview of what to expect in the next few days and weeks ahead. Most 
agreements have various contingencies that must be satisfied the first weeks, or even a couple 
of days, after the agreement has been executed by all parties. 

Some of these contingencies include the buyer’s ability to obtain financing, a period for home 
inspections, preliminary title search, review of homeowners association, document reviews, 
and other disclosures. 

The inspection often occurs in the first week. The buyer’s agent will be contacting us to 
schedule a time. And the inspection usually lasts around two to four hours. We recommend 
that you are not home during the inspection time. The buyer has 10 business days from the 
acceptance of the agreement to conduct all inspections and request any repairs in writing. We 
will have five days to respond to their request, with three choices: fix everything, fix nothing, or 
we can negotiate. 

The financing contingency is usually satisfied in the first two to three weeks of escrow. During 
this stage, the buyer’s lender offers a formal commitment that they will provide the necessary 
funds at closing. 

At that time, the title company will do a title search. This shows all the items that are recorded 
against your property, such as easements, CCNRs, mortgage liens, etc. 

Once the contingencies have been satisfied, we are ready to schedule 
a time for you to sign your documents and any other paperwork that 
may still be outstanding with the title company. 

I’m committed to spending my time getting you to your destination 
safely. So, thank you for not keeping me a secret. I’m here to help 
anyone you want me to help, in the same way that I’ve helped you. 

!
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 Thank You 

At the moment, our work towards the sale of your home is coming to an end. But our time 
together is not. I want to sincerely say thank you for trusting me to consult, negotiate, and 
oversee the details of selling your home. I am truly grateful. I’ve enjoyed working with you and 
the relationship we’ve developed is important to me. Just like your doctor, financial advisor or 
accountant, my goal is to be your consultant forever. That way, when you have any questions 
about real estate or want to know how the market is doing, you have an expert you can trust.
 
So, our time together is truly not over. And if you become aware of a family member or a 
friend who is thinking of buying or selling a home, don’t forget to take out your cell phone and 
call or text me. And again, I want to say thank you for trusting me to help you sell your home.

!
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 Initial Consultation 

I’m delighted to have this opportunity to share my thoughts and advice on a subject I’m 
passionate about, which is how to buy your dream home in Arizona. I’ll lead and guide you 
through the seven stages of your transaction. Over the next day or two, we will meet in person 
or talk on the phone to have an initial consultation. 

During the initial consultation meeting, I would like you to share some important things that 
you want to accomplish. I will ask you a few thought-provoking questions and after listening to 
your answers and talking to you about your circumstances, I’ll understand what is important 
to you about buying a home. During our meeting, I’ll explain the three key roles I’ll play during 
your transaction. 

My three roles are:

- your consultant, 

- your negotiator, and 

- the overseer of the transactional details

As your consultant, I will lead you through the process of clarifying your values, because when 
your values are clear, your choices are easy. And you want to make good, easy choices. I’ll craft 
a very specific and strategic process to make sure you get the best home for the best price. As 
your negotiator, I’ll treat your money like it’s mine. 

I understand that money is a very emotional issue. It’s my responsibility, as 
your negotiator, to recognize the likely underlying agendas and motivations 
of individuals that are involved in your transaction. It’s in your best interest 
to have a skilled, experienced and focused negotiator - like me - on your 
team so you’ll get the best house for the best value. 

My third role is to oversee all the transactional details because every 
transaction has over 100 pieces of paper requiring over 43 signatures and 
initials. Every ‘i’ must be dotted and every ‘t’ must be crossed. You can 

DIALOGUES WHEN
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have confidence knowing that as your overseer, I will be prepared to handle over 88 types of 
turbulence we may experience. 

My purpose is for you to be so outrageously happy with the help I provide you. You’ll gladly 
introduce me to at least two people you really care about before I even help you buy a new 
home. I look forward to our initial consultation. Talk to you soon.

Let’s Find You A Lender 

Now that we’ve completed your initial consultation, the next stage of your transaction is 
probably the most important stage. We will identify the right lender that meets your needs 
and obtain the pre-qualification letter. 

Your lender will help you decide the right number that fits you and your budget. It’s important 
to stay in constant contact with your lender throughout the entire process so that things flow 
smoothly for you. The prequalification process means that your lender has taken information 
from you about your income, your assets and employment. Your credit report will also 
be ordered as well. Based on this information, the lender can give you an idea of the loan 
amount. You might obtain possible rate of interest and your down payment needed. So be 
prepared to provide the lender with the required documents, which may include previous tax 
returns, W2’s and your most recent bank statements. 

It’s important that you have all your ducks in a row during the first week of the lending 
and approval process so that your loan will be completed in a timely manner. Every week 
the lender will provide me with an update on where we are in the loan process. This really 
allows me to keep a close watch on the entire loan process to assure you have a smooth and 
successful closing. 

I would be honored to introduce you to several highly qualified lenders with whom I have a 
personal relationship with. So, contact your lender and let’s get you pre-qualified.

Let’s Find Your Perfect Home

Congratulations on getting pre-qualified, and thanks for your help pulling together all the 
documents. So now we’re in for the fun stage of finding the right home for you. During the 
initial consultation I asked you what was important to you about 
buying your home. Based on your answers, I have identified 
your specific home buying criteria. This is very critical because 
your time is valuable and I want to make sure our time finding 
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you a home is well spent. 91% of all home buyers start their search for a home on the internet. 
I will provide an easy online tool for you to use that will help you navigate as you search for 
your perfect home. This is a very powerful tool that will allow you to customize your search for 
homes and make changes to your criteria at any time. You’ll get access to each home specific 
information and pictures as well.

The information provided is from the same MLS (multiple listing service) that I use when I help 
my clients sell their home. As you’re narrowing down the areas that you may want to live, it 
will be very important for you to do your research by checking into things that are important, 
such as school districts, community information, and commute time, to mention a few. It’s 
important for you to know that I have lived in this area for over X years and helped over X 
families over the last X years to make this area their home.

Feel free to ask me about my thoughts about the areas that you may consider, because with 
my local knowledge, I can help you identify the perfect community that would meet your 
specific needs. Once we’ve identified some homes that you’d like to view, I will need some time 
to make the necessary appointments with the other agents or the occupants of the homes. So, 
let’s go find your perfect home. We’ll talk soon.

 Inspections/Disclosures 

Now that your home is an escrow, the next 10 days are critical. Starting 
the day after your offer is accepted, the 10-day inspection period begins. 
These are not business days; it’s calendar days. So, let’s say your offer is 
accepted on Saturday. Your 10-day inspection period begins on Sunday. 

I would be honored to introduce you to many highly qualified inspectors with whom I have a 
personal relationship with. I can make the necessary appointments for the initial inspection. 
During this time, you’ll get a copy of the seller’s property disclosure statement. Now this is very 
important information that they will provide to us about the home that you are purchasing. 
They will also provide us with an insurance history for the last five years now. Also at this time, 
an appraisal will be ordered by your lender. The appraisal will determine the current market 
value of your home. 

During these 10 days, we can hire any professionals, such as a roofer, air conditioning/heating, 
a termite inspection or a pool inspector – just to name a few. I can put you in touch with 
several professionals who give you really the best insight to the home you’re buying. After the 
inspection is complete, we will meet at the home to go over the findings of the inspection with 
the inspector.

!
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 Negotiations For Repairs 

Inspections are over and we’re ready to ask the necessary repairs. As 
we look at all the information gathered from the various professionals, 
it was really critical to put the repair items in order of importance to you. 
Some sellers have taken really good care of their homes with lots of great 
documentation. And then there are the other sellers who have not. It is critical 
to keep in mind the age of the home, as many requirements or building codes 
for a brand new home might not be the same for an older home. 

We must provide our repair requests by midnight of the 10th day of the inspection period. 
Once the repair request has been sent to the seller, the seller has five days to respond. It is 
important to know that the seller really has three choices. They can fix everything, fix nothing, 
or they can negotiate some of the repair items. 

And again, it’s really important to put the required items in order of importance to you, so we 
can negotiate the bigger ticket items. Once the seller has responded, we have two choices. We 
can agree to move forward with the transaction, or we can disagree with the seller’s response 
and we can cancel the transaction. 

During this time, the appraisal should be back from your lender. Now, remember at today’s 
market, the appraisal process really can be the most challenging as the market fluctuates. It’s 
important to remember that this is one person’s opinion. If for some reason, the home does 
not appraise for the purchase price, we have two choices. We can negotiate with the seller and 
come to the meeting of the minds in regards to the purchase price, or you have the option to 
cancel the contract and receive a refund of your earnest deposit, unless otherwise stated in 
the contract. 

Okay. I am ready for your repair list.

 Celebration 

Yay – all the contingencies have been removed and we’re ready for a smooth closing for your 
new home. Over the next week or two, we will be in very close contact as we need to be very 
quick to respond to any last-minute request about your loan for your new home. Keep in mind 
that your credit report should not change during this time as we are near closing, no new 
credit or loan should be taken out before we close. 

So what’s next? Let’s start thinking about what you can do to prepare for your move. This is 
a good time to take inventory of the items you’re going to be moving to your new home. You 
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may be giving yourself the best gift of all a fresh start with all new items, or you may look at 
what you have and decide what you really need to take into your new home. Here’s three 
steps you can take right now. 

1. You can pack away items that you haven’t used or may not need right away. 

2. You can donate to your favorite charity or church items that actually someone else could 
really use.

3. You can throw away all of those items that you aren’t taking with you, or really aren’t 
suitable for donation. Anything else that will only clutter up your new home. 

I’m very excited for you and rest assured that I’ll be available for you, should anything arise 
when all the paperwork is done and the loan is funded and your deed is recorded. We can set 
a time and a place for you to receive your keys to your new home. This last couple of weeks 
can be very exciting and a whirlwind experience. I’m here for you to make it as worry free as 
possible. As I mentioned earlier, I’ve been through this many times, so I know what to do. Hang 
in there with me and let’s get ready to celebrate!


