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 📘About This Series

The Georgia Real Estate Essentials Series

By The Corbin Real Estate Team – Ron & Addison Corbin

Buying or selling a home in Georgia is a big decision—and for most people, it’s the biggest financial 
move they’ll ever make. But too often, the process feels overwhelming, confusing, or just plain 
frustrating.

That’s why we created this book series.

At The Corbin Real Estate Team, we’ve spent years helping Georgia families buy and sell homes 
with clarity, confidence, and a winning strategy. These books are designed to give you straight answers, 
practical advice, and a few inside tips—no sales fluff, no confusing jargon.

Each guide in the Georgia Real Estate Essentials Series focuses on a specific moment or challenge in 
your real estate journey. Whether you’re buying your first home, prepping for a fast sale, inheriting a 
property, or recovering from an expired listing, we’ve got your back.

We wrote these books to:

• Help you make informed, confident real estate decisions

• Show you exactly what to expect at every step

• Share the smart strategies we use every day with our own clients

• And yes—if it feels like a good fit, we’d love the chance to work with you too

This isn’t just another real estate guide. It’s a Georgia-specific playbook, written by two brokers who 
live here, work here, and know how to get homes sold in your neighborhood.

Let’s get to it.
— Ron & Addison Corbin
The Corbin Real Estate Team
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Preface: Why We Wrote This Book
A note from Ron & Addison Corbin

If you’re thinking about downsizing, you’re not alone.

We’ve helped countless Georgia homeowners navigate this exact transition. For some, it started with an 
empty nest. For others, it was the rising cost of maintenance, a desire for simpler living, or just a 
realization: “We have more space than we really need.”

Whatever your reason, here’s what we want you to know up front:

Downsizing doesn’t mean losing.
It means choosing something that fits your life now—not the life you lived 10 or 20 years ago.



This move can be empowering, freeing, and even exciting… but only if you have the right plan.

Why We Wrote This Guide

Downsizing sounds simple in theory—but in real life? It can be emotional, logistically complex, and 
financially overwhelming.

We wrote this guide to help people like you:

• Think clearly through your reasons for moving

• Understand the steps involved in selling your current home

• Make decisions without pressure or confusion

• Find a new place that truly fits the next chapter of your life

This isn’t just about square footage. It’s about right-sizing your space, your responsibilities, and your 
future—without the stress that usually comes with it.

You Don’t Have to Do This Alone

Our team has worked with downsizers all across Georgia:
From longtime homeowners in McDonough looking to simplify, to couples in Cumming moving closer 
to grandkids, to single adults ready for a more manageable lifestyle.

Each one came to us with questions, hesitations, and a little anxiety.
Each one walked away with clarity, confidence, and the keys to a new home that actually worked for 
the life they’re living now.

What You’ll Learn in This Book

We’ll walk you step-by-step through:

• Understanding if now is the right time to downsize

• Exploring your next move (and Georgia’s best options)

• Preparing your current home to sell efficiently

• Handling all the “stuff” that’s built up over the years

• Timing the sale and move so it doesn’t feel chaotic

• Navigating the financial and emotional side of change

• And finally—settling into your new space with peace of mind



Whether you’re just starting to consider downsizing or you’re already sold on the idea, we wrote this 
book to be your roadmap—and your reassurance.

Let’s help you move forward on your terms.

— Ron & Addison Corbin
The Corbin Real Estate Team



Chapter 1: The Real Reasons People Downsize
It’s Not Just About the Square Footage—It’s About the Life You Want Next

Downsizing isn’t just about moving into a smaller home. It’s about finding a lifestyle that fits where 
you are right now—financially, emotionally, and practically.

In our experience, Georgia homeowners consider downsizing for many reasons. And often, it's not just 
one big reason—but a combination of smaller signals that it’s time for a change.

In this chapter, we’ll explore the most common reasons people choose to downsize, how to know when 
you’re ready, and what “right-sizing” really means for your next chapter.



The Most Common Triggers for Downsizing

Here are the reasons we hear most often when our clients call us:

 The Empty Nest🪑

The kids are grown and gone, but the house still feels like it’s set up for a family of five. Rooms go 
unused, but you’re still heating, cleaning, and maintaining them. Downsizing lets you shift into a home 
that matches your life now—not the one you built 20 years ago.

 Maintenance Fatigue🧹

All those little things—lawn care, gutter cleaning, HVAC servicing—add up. We’ve worked with 
clients who were simply tired of spending weekends fixing things instead of enjoying them.

 Financial Freedom💸

Even if your home is paid off, taxes, insurance, and upkeep add up. Downsizing can free up equity, 
reduce monthly costs, and give you more flexibility for travel, hobbies, or retirement.

 Health or Accessibility Concerns🏥

Stairs, outdated bathrooms, or long walks to the mailbox can become real concerns. Many clients are 
ready for a ranch-style home, a smaller yard, or a community with amenities built for comfort and 
mobility.

 Proximity to Family���👨‍👩‍👧‍👦�� �
You want to be closer to the grandkids—or closer to the people who’ll be supporting you as you age. A 
big house in the wrong ZIP code is still the wrong house.

But It’s Not Always Easy to Admit It’s Time

You may be thinking:

• “But I raised my kids here.”

• “Where will we put everything?”

• “I don’t want to feel like I’m giving something up.”

That’s normal. Downsizing touches on identity, memories, and even pride.

But here’s what we always tell our clients:
You’re not moving backward—you’re moving forward with intention.

What “Right-Sizing” Really Means

We like the term right-sizing better than downsizing because:



• It’s about fit, not sacrifice

• It’s about lifestyle, not square footage

• It’s about the future, not the past

Right-sizing means asking:

• What kind of space do I really use and enjoy?

• What kind of lifestyle do I want in the next 5–10 years?

• What burdens am I ready to let go of?

• What freedoms do I want to make room for?

 💬 Client Quote:
“I thought I’d miss the big yard. Turns out, I just miss the idea of it. Now I spend that time 
on the porch with my book and my dog—and I don’t have to mow a thing.”

How to Know If You’re Ready

There’s no perfect formula, but here are a few signs:

• You avoid certain parts of your home because you don’t use them

• Maintenance and utility costs are eating into your enjoyment

• You’ve considered hiring help for tasks you used to manage easily

• You feel more weighed down by the home than supported by it

• You daydream about a simpler life but feel stuck on where to begin

If any of that feels familiar, you’re not alone.
And you’re not behind. You’re just ready for a home that fits better.

In the next chapter, we’ll explore what your next home could look like—because right-sizing 
doesn’t just mean going smaller. It means going smarter.



Chapter 2: Deciding What’s Next
Your Future Home Isn’t Just Smaller—It’s Smarter, Simpler, and Made for You

Once you decide to downsize, the next question is:
Where should I go?

The answer isn’t one-size-fits-all. In fact, it’s the opposite. Your next home should reflect your 
priorities, your lifestyle, and your long-term goals—not just the number of bedrooms.

In this chapter, we’ll help you explore what your ideal “next home” looks like, compare popular 
options across Georgia, and show you how to evaluate properties not just for today—but for the years 
ahead.



First: Start With How You Want to Live

Before you look at neighborhoods or square footage, ask yourself:

• How do I want to spend my time day to day?

• What do I want less of (chores, stress, stairs)?

• What do I want more of (walkability, travel, family time)?

• How much space do I actually use—and enjoy?

When you start with lifestyle, you’ll begin to notice that the right home isn’t necessarily the biggest or 
the fanciest. It’s the one that supports your values and brings ease to your life.

Popular Downsizing Options in Georgia

Let’s look at some real-life “next move” options our clients have chosen, especially within the 
expanded Metro Atlanta area.

 Single-Story Homes (Ranch Style or Patio Homes)🏡

Best for: Easy mobility, aging in place, less maintenance

• Usually 2–3 bedrooms

• No stairs, low-maintenance yards

• Popular in McDonough, Peachtree City, Cumming, and Monroe

 💡Why it works: A client from Stockbridge moved from a 2-story home with 4 bedrooms 
to a 1-level brick ranch with a screened-in porch. She cut her utility bill in half—and gained 
peace of mind knowing she could age comfortably in place.

 Active Adult Communities (55+)�🏘️

Best for: Social connection, amenities, worry-free living

• Includes lawn care, community centers, events, and walkable layouts

• Often gated or HOA-managed for simplicity

• Popular areas include Fayetteville (Trilogy), Gainesville (Cresswind), and Newnan

 👥 Pro tip: Some of these communities have long waiting lists—working with a local 
agent early can help you grab opportunities as soon as they hit the market.



 Condos and Townhomes🏢

Best for: Lock-and-leave lifestyle, less yardwork, urban access

• Often close to dining, shopping, and walkable areas

• Maintenance is usually included in HOA fees

• Popular in Alpharetta, Smyrna, Decatur, and East Cobb

 ✈️Client story: A retired couple in Cumming sold their house and moved into a modern 
condo near Avalon. They travel monthly—and love not worrying about maintenance while 
they’re away.

 Moving Closer to Family🌳

Best for: Staying connected, support in aging, grandkids nearby

• Sometimes includes building an in-law suite or finding a multi-generational home

• Can also mean relocating from out-of-state back to Georgia

• Common in McDonough, Suwanee, and Roswell for suburban proximity

 🏠Watch out: Some families think they'll “just move in together,” but privacy and separate 
living space often make things smoother in the long run.

Think Long-Term (5–10 Years Out)

The best downsizing moves are the ones that stay a good fit. Ask yourself:

• Will stairs become a problem?

• How far is this home from my doctors, family, or community?

• What happens if I can’t drive someday?

• Will the cost of ownership (HOA, taxes, repairs) stay affordable?

What Matters Most to You?

Here’s a quick exercise:
Circle your top 3 priorities from the list below:

•  Walkability☐

•  Fewer stairs☐

•  Modern kitchen/bathrooms☐



•  Low or no yardwork☐

•  Safe neighborhood☐

•  Proximity to family/friends☐

•  Social opportunities/community☐

•  Privacy and peace☐

•  Easy travel access☐

•  Low taxes and utilities☐

Your answers will help guide your search—and help us recommend the right properties.

Summary: You’re Designing a New Chapter

This isn’t just about finding a place to live. It’s about crafting a lifestyle that works beautifully for the 
way you live now.

And the good news is, Georgia has more options than ever before—whether you want quiet, 
convenience, community, or a mix of all three.

In the next chapter, we’ll address the emotional side of downsizing—because even when the 
numbers make sense, the heart still takes its time.



Chapter 3: Dealing With the Emotional Side of Letting Go
You’re Not Just Leaving a House—You’re Honoring a Chapter of Your Life

Let’s be honest: downsizing isn’t just practical. It’s personal.

You’re not just packing up boxes—you’re packing up memories.
You’re not just letting go of square footage—you’re letting go of the home where birthdays happened, 
where you raised kids, where holidays were celebrated, and where routines became rituals.

For many Georgia homeowners, this is the hardest part of the process. And that’s okay.
You’re allowed to feel it. And you don’t have to rush through it.



This chapter is about giving yourself (and your loved ones) permission to feel what’s coming up—and 
tools to move through it with grace.

It’s Not Just a House—It’s Part of Your Story

That back hallway still has pencil marks from when your kids were growing.
The garage smells like your old weekend projects.
The kitchen? That’s where real life happened.

So of course it’s hard.

But here’s what we remind our clients:
Your memories aren’t tied to the walls—they’re carried with you.
Letting go of a house doesn’t erase the years you lived in it. It opens space for what’s next.

Common Emotional Roadblocks (and How to Handle Them)

 “I’m afraid I’ll regret selling.”🧳

Fear of regret is often really about fear of change. You’ve built a routine and an identity around this 
space. It’s hard to imagine what life looks like without it. Try this:

 📝 Exercise: Write down everything you won’t miss about your current home—yard work, 
stairs, cluttered closets, old appliances. Then, write down what you’re looking forward to in 
the next chapter. Put both lists on the fridge. Let them keep you focused.

 “What if my spouse or kids aren’t ready?”💬

It’s common for couples to be on different pages—or for adult children to push back.

If your spouse is hesitant, try talking less about square footage and more about shared goals: less stress, 
more travel, more time together.

If your kids resist, remind them:

“I’m doing this while I can, so that you won’t have to make hard choices later.”

 “I don’t know how I’ll part with all this stuff.”�🗃️

The stuff is never just stuff. It’s stories, milestones, inherited treasures. And sorting through it can be 
overwhelming.

You don’t have to tackle it alone—or all at once. We’ll talk more about that in the next chapter. For 
now, know this:



You can keep the meaning, even if you let go of the item.

Take pictures. Write stories. Give meaningful items to people who will use or cherish them. That’s not 
losing—it’s preserving.

When You Need Time—Take It (But Set a Boundary)

Some clients delay downsizing for months—or years—because they’re waiting to “feel ready.”
But full readiness rarely shows up on its own.

Instead, we suggest setting a simple goal:

“I’ll give myself the space to feel this. But I’ll also give myself a date to take the next step.”

That next step might be:

• Touring a smaller home

• Talking to a real estate professional

• Walking through your house and noting what still works—and what doesn’t

Progress is permission. Every small step makes the bigger ones easier.

You’re Not Saying Goodbye to Your Life—You’re Reclaiming It

Downsizing isn’t a retreat. It’s a conscious decision to live more intentionally.
To trade extra rooms for extra freedom.
To stop maintaining what you no longer use—and start enjoying what you really value.

 💬 Client Quote:
“I thought I’d feel like I was losing something. But after a few weeks, I felt lighter—like I 
had taken a weight off that I didn’t realize I’d been carrying.”

Summary: This Is Emotional—And That’s Okay

 Feel the feelings—but don’t let them drive every decision✅
 Talk with your partner and family early and often✅
 Focus on what you’re gaining, not just what you’re leaving✅
 Take pictures, tell stories, and honor the home—but don’t stay stuck in it✅

In the next chapter, we’ll get practical: what to do with all your stuff, how to sort it, and where to 
begin when “overwhelmed” is your starting point.



Chapter 4: What to Do With All Your Stuff
Sorting, Simplifying, and Making Peace With the Past (Without Losing What Matters)

If there’s one word that makes every downsizer pause, it’s this:

Stuff.

Furniture. Clothes. Photos. Tools. Tupperware. Old paperwork.
And don’t forget the boxes in the attic you haven’t opened since 1998.

Whether you’ve been in your home for 5 years or 50, things accumulate. And when it’s time to move 
into a smaller space, every “I might need this” starts to feel heavier than the item itself.



The good news? You don’t have to do it all at once—and you definitely don’t have to do it alone.

In this chapter, we’ll walk through a room-by-room strategy, give you tips from clients who’ve done it 
successfully, and show you where to begin when it all feels like too much.

Step 1: Change the Goal

Don’t think of this as “getting rid of everything.”

Think of it as keeping only what adds value to your life going forward.

That includes:

• Functional things you actually use

• Sentimental items with meaning

• Joy-sparking pieces you still love

Everything else? It's served its purpose—and it’s okay to let it go.

Step 2: Start Small and Build Momentum

Begin in low-emotion areas where decision-making is easier.

We recommend:

• The linen closet

• Guest bathroom drawers

• Junk drawer (yes, we all have one)

Use quick wins to build confidence and momentum. Once you experience how freeing it feels to let go 
of the unnecessary, tackling larger spaces becomes easier.

Step 3: Sort Using the Four-Box System

In each room, have four labeled bins or designated spaces:

1. KEEP – Items you use, love, or truly need in your next home

2. DONATE – Things in good condition that someone else could use

3. SELL – Items with value (antiques, collectibles, furniture)

4. TRASH – Broken, outdated, or unnecessary items

 🛑 Pro tip: Avoid a fifth box labeled “MAYBE.” That’s where clutter goes to hide.



Step 4: Use Smart Questions to Make Tough Calls

When you’re not sure what to do with an item, ask:

• Have I used this in the last year?

• Would I buy this again today?

• Do I want to pay to move or store it?

• Does this item have a home in my next home?

If the answer is no—thank it for its role in your life, and let it go.

Step 5: Plan Ahead for Special Categories

 Books📚

Most people only reread a few favorites. Consider donating to local libraries, schools, or senior centers.

 Clothing👗

If it doesn’t fit, suit your lifestyle, or bring you joy—it’s time to pass it on.

 Sentimental Items�🖼️

You don’t have to part with everything. Keep the best, scan photos, gift meaningful items to loved 
ones, or create memory boxes.

 🧭 Client Story:
A couple in Cumming downsized from a 4-bedroom to a 2-bedroom ranch. They gave each 
adult child one “keepsake box” to fill from the attic. The rest? Donated or sold. Everyone 
walked away with something—and no one had to rent a storage unit.

Step 6: Know Your Resources

You don’t have to handle all this alone. Some local options:

• Estate Sale Companies – Great for furniture, decor, and valuables

• Donation Pickup Services – Goodwill, Vietnam Veterans of America, local churches

• Junk Haulers – Fast for clearing out garages, sheds, or basements

• Storage Units – Temporary option while transitioning, but watch costs long-term

We can help you connect with vetted professionals across Metro Atlanta for any of these services.



Step 7: Celebrate Progress, Not Perfection

Downsizing is emotional. Some days, you’ll make big strides. Other days, one drawer is enough.

That’s okay. You’re not just decluttering—you’re closing a chapter with care.

Summary: The Stuff Is Part of the Journey—Not the Obstacle

 Start with low-stakes areas✅
 Use the four-box system and clear questions✅
 Ask for help from family, friends, or professionals✅
 Focus on your next chapter—not the guilt or pressure of the past✅

In the next chapter, we’ll take all that energy you’ve freed up—and put it to work preparing your 
home to sell in a smart, strategic way (without overspending).



Chapter 5: Prepping Your Home to Sell (Without Overdoing It)
How to Get Top Dollar Without Pouring in More Than You’ll Get Back

Once you’ve started clearing out the stuff, it’s time to turn your attention to the house itself. This is the 
moment many downsizers feel nervous—thinking they need to spend weeks and thousands of dollars 
getting their home “perfect.”

Let’s stop that idea right now.



You don’t need perfection—you need a clean, well-staged, market-ready home that shows its 
value clearly. This chapter will show you how to do that efficiently, strategically, and with zero wasted 
effort (or budget).

What Buyers Want—Especially in Georgia

Most buyers in the Metro Atlanta area want:

• Clean, well-lit spaces

• Neutral finishes

• Functional systems (roof, HVAC, plumbing)

• Modern or move-in-ready feel (even if cosmetic)

You don’t need granite counters or brand-new appliances to compete—you just need your home to feel 
cared for and ready for someone else’s story.

Step 1: Prioritize the Big 3: Clean, Bright, and Neutral

These are the changes that have the highest impact for the lowest cost:

 Deep Cleaning🧼

From baseboards to ceiling fans, every surface should sparkle. Don’t forget:

• Windows (inside and out)

• Carpets (consider professional shampooing)

• Light switches and doorknobs

 Lighting & Paint💡

Swap out yellowing bulbs for bright, daylight LEDs. Touch up or repaint walls in neutral colors like 
soft gray, beige, or white. Fresh paint is one of the best returns on investment.

 Decluttering🧹

Now’s the time to pack up:

• Family photos

• Knick-knacks

• Large or dated furniture

• Anything on kitchen and bathroom counters



 🧭 Client Tip:
One downsizer in Peachtree City cleared out half her furniture before listing. The home felt 
twice as spacious—and sold for $18,000 above asking.

Step 2: Focus on First Impressions

Curb appeal matters. Buyers will form opinions before they even open the front door. Here’s what to 
check:

• Trimmed shrubs and fresh mulch

• Power-washed walkway and driveway

• Front door clean and welcoming (new mat, updated hardware)

• Mailbox and house numbers clearly visible

Step 3: Don’t Overspend on Upgrades

It’s easy to fall into the “one thing leads to another” trap:

“If we update the kitchen counters, maybe we should do the backsplash... and then the 
appliances…”

Stop. Let’s talk first.

We’ll walk through your home and help you decide:

• What buyers will care about

• What will give you a return

• What’s better left as-is

Most downsizers don’t need full-scale renovations. You just need market alignment.

Step 4: Stage It Right

If the home is still furnished:

• Remove extra pieces to create open space

• Rearrange furniture for flow

• Use minimal, modern décor

If it will be vacant:

• We can use virtual staging to show buyers the home’s full potential



• This works especially well in online listings and social media ads

 📷 Pro tip: Professional photography is a must. Buyers decide within seconds whether to 
schedule a showing—often just from the first three listing photos.

Step 5: Ask for Help Where You Need It

If physical tasks feel overwhelming, we can connect you with:

• Cleaning crews

• Handypeople for small repairs

• Landscapers

• Home organizers and stagers

Our downsizing clients love having a list of trusted vendors they don’t have to vet themselves. We’ve 
done the work for you.

Summary: Smart Prep, Real Results

 Clean, brighten, and declutter✅
 Focus on the first impression—inside and out✅
 Skip the major renovations unless they truly add value✅
 Let us guide you on what matters most—and what’s optional✅

In the next chapter, we’ll help you time the process. Should you sell before you buy? Buy before 
you sell? Rent in between? Let’s map it all out.



Chapter 6: Timing the Sale and the Move
Sell First? Buy First? Or Rent in Between? Here’s How to Do It Without Losing Sleep (or Your Shirt)

Timing is one of the trickiest parts of downsizing—and one of the most common stress points.

• What if you sell your home before finding the next one?

• What if you find the perfect new place, but your current home isn’t ready to list?

• What if your move-out and move-in dates don’t align?

You’re not alone in asking those questions. And there’s good news: there’s no one-size-fits-all 
approach, but there is a plan that will fit you. Let’s walk through your options.



Option 1: Sell First, Then Buy

Best for: Simpler finances, less risk

This is the most common route we help downsizers take. You list and sell your current home, then shop 
for your next home once you know your exact budget and timeline.

 Pros:✅

• You’ll know exactly how much equity you’re working with

• Less pressure on your finances or loan approvals

• Gives you leverage as a buyer (no contingent offer)

 Cons:�

• You may need temporary housing if your next home isn’t ready

• Tight turnaround can add pressure to your home search

 🧳 Client Story:
A retired couple in McDonough sold their 2-story home, then stayed with their daughter for 
30 days while we found them the perfect one-level ranch nearby. A little patience made all 
the difference.

Option 2: Buy First, Then Sell

Best for: Those with flexibility in finances and timeline

If you’ve already found your dream home or don’t want to risk moving twice, this path may work—as 
long as you have a plan for carrying two properties temporarily.

 Pros:✅

• You get to move at your own pace

• You can prep your old home after moving out

• Avoids short-term rentals or storage hassles

 Cons:�

• May require bridge financing, cash, or home equity access

• Higher risk if your current home takes longer to sell

We’ll help you run the numbers so you’re not caught off guard.



Option 3: Sell First, Rent Temporarily, Then Buy

Best for: Flexibility, long-distance moves, or tight markets

This is a great option if:

• You’re moving to a new area and want to explore first

• You’re waiting for the right home to come available

• You don’t want to rush into a decision

 Pros:✅

• No pressure to compromise on your next purchase

• Clear separation between selling and buying processes

 Cons:⚠️
• Moving twice

• May involve short-term lease or storage costs

 🧠 Pro Tip:
Some 55+ communities in Georgia have waitlists. Renting gives you time to claim your 
spot without forcing a rushed move.

What About Contingent Offers?

A contingent offer means you offer to buy a new home if and when your current home sells. It’s not 
ideal—but it’s not impossible.

In slower markets, some sellers are open to this. In hot markets, it may weaken your position.

That’s why we often help downsizers pre-list their current home before submitting offers—so it’s 
ready to move quickly once a new home is secured.

Bridge Loans & Equity Solutions

If you have significant equity but need cash for the next purchase, bridge loans or HELOCs (Home 
Equity Lines of Credit) can help.

They:

• Allow you to access equity before selling

• Are short-term, interest-only payments

• Should be used with clear timing plans



We can connect you with trusted local lenders who understand the needs of downsizing clients and 
retirees.

Your Timing Plan (Sample Scenarios)

 The “Simple Sale-Then-Buy”🎯

• Stage and list your current home

• Go under contract with a 45-day close

• Begin touring homes during due diligence

• Close on the new home just after you close the old one

 The “Leaseback Option”🎯

• Sell your home

• Ask for a 30–60 day leaseback (rent it from the buyer temporarily)

• Use that time to move slowly or wait for construction

 The “Bridge Strategy”🎯

• Use a bridge loan to buy the new home

• Move out and prep the old home for top-dollar listing

• Sell it clean and empty—stress-free

Summary: The Right Plan Reduces the Pressure

 Decide what kind of flexibility you need✅
 Understand your financial comfort zone✅
 Talk through options early—we’ve navigated all of them✅
 Know that ✅ any option can work with the right plan and support

In the next chapter, we’ll talk about the numbers. What’s your home actually worth? What will 
your next one cost? And how do you budget for the lifestyle you’re building?



Chapter 7: Making the Numbers Work
Know What You’ll Net, What You’ll Spend, and How to Create a Financial Plan That Fits Your Life

One of the biggest questions our downsizing clients ask is:
“Will this actually make financial sense?”

The answer depends on more than just what you sell your home for. It depends on how you use the 
equity, what your new lifestyle costs, and how well you plan for the long term.

This chapter breaks everything down step-by-step so you can move forward with clarity, confidence, 
and a realistic financial game plan.



Step 1: Know What Your Current Home Is Worth

Before anything else, you need to know how much your home would sell for in today’s market.

We’ll prepare a free, personalized Comparative Market Analysis (CMA) that compares your home to 
recent sales in your neighborhood. It includes:

• Suggested list price range

• Insights into current buyer trends

• Recommended pricing strategies (depending on your timeline and goals)

You might be surprised—home values across many Georgia communities have increased significantly, 
especially for well-maintained properties in suburban markets like McDonough, Cumming, and 
Peachtree City.

Step 2: Estimate Your Net Proceeds (What You’ll Walk Away With)

Here’s a simple equation to understand what you’ll likely take home from the sale:

Estimated Sale Price
– Remaining Mortgage Payoff
– Seller Costs (commissions, closing costs, taxes)
= Estimated Net Proceeds

Let’s break those down:

• Estimated Sale Price: What we expect your home to sell for based on a CMA

• Mortgage Payoff: The remaining loan balance (we’ll help you get an updated payoff quote)

• Seller Costs: Usually around 6–8% of the sale price (includes agent commissions, transfer 
taxes, attorney/title fees)

 📊 Example:
Your home sells for $400,000
– $150,000 mortgage balance
– $28,000 in seller-related costs (7%)
= $222,000 in net proceeds

This is your real number—what you can put toward your next home or lifestyle goals.

Step 3: Understand What Your Next Home Will Really Cost

Many downsizers assume a smaller home always means lower costs—but it’s important to look at the 
full picture.



Costs to consider:

• Purchase price (of course)

• Closing costs (typically 2–4% for buyers in Georgia)

• HOA or condo fees (common in low-maintenance or 55+ communities)

• Property taxes (which vary by county)

• Insurance premiums (can vary widely by home type and age)

• Ongoing maintenance (newer homes usually need less)

 💡 Bonus: Georgia offers property tax exemptions for seniors in many counties. We’ll help 
you check your eligibility based on age and income.

Step 4: Decide How You’ll Pay for Your Next Home

You’ve got a few options:

 Pay Cash (Using Equity)💵

Most downsizers use the proceeds from their home sale to buy the next home outright.

Pros: No mortgage payment, peace of mind, simpler closing
Cons: Less liquid cash available for other uses

 Finance Your Next Home🏦

Yes—you can get a mortgage later in life. Lenders focus on income, assets, and credit.

Pros: Keeps more cash in hand for travel, family, or investments
Cons: Monthly payments add to your monthly living costs

 Use a Bridge Loan or Home Equity Line (HELOC)🔁

Short-term loans that let you buy before you sell—or unlock cash early.

Pros: More flexibility with timing
Cons: Requires excellent planning (we help with this)

Step 5: Plan for Your Next Chapter—Not Just the Transaction

You’re not just budgeting for a house. You’re building a lifestyle.

Ask yourself:

• Will I have room in my monthly budget to enjoy life?

• Do I want to help a child or grandchild financially?



• Will this move free me up—or tighten my finances?

Sometimes downsizing is about saving money.
Other times, it’s about redirecting it to what brings more freedom, ease, or joy.

Summary: Let the Numbers Empower You

 Get a professional CMA to understand your current home’s market value✅
 Calculate your estimated ✅ net proceeds, not just the sale price
 Understand all the costs of buying your next home✅
 Explore financing, cash, or bridge options based on your goals✅
 Make a lifestyle-driven plan—not just a property purchase✅

In the next chapter, we’ll simplify the sale process—so you know exactly what to expect, what’s 
involved, and how we handle the hard parts for you.



Chapter 8: The Sale Process (Simplified)
What Really Happens From Listing to Closing—and What We Handle So You Don’t Have To

Selling your home can feel overwhelming—especially if it’s been decades since your last real estate 
transaction. There’s paperwork, showings, negotiations, inspections... and then more paperwork.

But here’s the good news: You don’t have to do it alone.
When you work with an experienced real estate team, most of the stress is absorbed for you. In this 
chapter, we’ll walk you through what the process looks like from beginning to end—and exactly how 
we make it easier every step of the way.



Step 1: We Prep and Price Your Home

Before your home goes on the market, we:

• Finalize the list price using a data-backed CMA

• Recommend smart prep and staging strategies

• Bring in professional photography (and virtual staging if needed)

• Create custom marketing materials for print, web, and social media

We also coordinate with any vendors you need—cleaners, handypeople, landscapers, etc.

 🧭 Your job? Just focus on clearing out and letting us know your timeline.

Step 2: Showings Begin

Once your home is listed on the MLS:

• Buyers and agents begin scheduling showings

• You can set showing windows that work for your schedule

• We track feedback and communicate with you regularly

We’ll also pre-market your home through our network so we can potentially match you with a buyer 
early.

 💡 If you're still living in the home: We’ll help you create a simple showing-ready 
checklist—so the house always looks great without daily stress.

Step 3: You Receive Offers

Once an interested buyer is ready to move forward, they’ll submit an offer that includes:

• Purchase price

• Closing timeline

• Requested contingencies (financing, inspection, appraisal, etc.)

• Earnest money (a deposit showing they’re serious)

We walk you through the offer line-by-line, explain all your options, and help you negotiate for the best 
terms—not just the highest price.

Step 4: Under Contract

When you accept an offer:



• The buyer schedules their home inspection

• The lender (if financing) will order an appraisal

• Title work and legal documents are prepared

• We keep everyone informed and on track

 🧾 Pro Tip: If repairs are requested after inspection, we’ll help you weigh your options—
and coordinate vendors if needed.

Step 5: Closing Day!

At the closing table:

• The final paperwork is signed

• Funds are disbursed (either wired to you or provided by check)

• Ownership transfers to the buyer

You don’t even have to be there in person if you’d prefer to do a remote signing—we can help 
coordinate that, too.

 🎉 You’re officially done!

Frequently Asked Questions

Q: What if I need to sell “as is”?
A: That’s more common than you think. We’ve helped many downsizers sell without doing any repairs. 
It just requires proper pricing and marketing.

Q: What happens if I’m not out by closing?
A: We can negotiate a lease-back—where you “rent” the home from the buyer for a few weeks after 
closing. This gives you time to finish your move.

Q: Can I sell before probate is finalized?
A: Possibly—if you’re the executor or legal representative. We’ll work alongside your attorney to 
ensure the timing works.

What We Handle (So You Don’t Have To)

 Scheduling and coordinating all showings✅
 Marketing your home across all platforms✅
 Reviewing and negotiating offers✅
 Managing inspections, appraisals, and repairs✅



 Communicating with the buyer’s agent, lender, and attorney✅
 Preparing you for closing day✅

You stay informed and empowered—but never overwhelmed.

Summary: We Simplify the Sale So You Can Focus on What’s Next

 You make the key decisions—we manage the process✅
 You benefit from expert strategy—we handle the legwork✅
 You sell confidently—and step into your next chapter with clarity✅

In the next chapter, we’ll shift focus to the good stuff: what life looks like after you downsize—
and how to adjust, settle in, and enjoy the new lifestyle you’ve created.



Chapter 9: What Life Looks Like After Downsizing
The Space Is Smaller, But the Life Is Bigger

You’ve done the work.
You’ve sorted through a lifetime of belongings.
You’ve sold your longtime home.
You’ve made a move that was both emotional and empowering.

And now… you wake up in a home that fits.
No wasted rooms.
No overwhelming yardwork.
No aching knees from the staircase.

So, what comes next?

In this chapter, we’ll explore how to adjust, settle in, and truly thrive in your downsized home—and 
what our clients tell us about the unexpected benefits they didn’t see coming.

The First 30 Days: Give Yourself Time

Even when downsizing feels 100% right, it still requires an emotional adjustment. Here’s what many of 
our clients experience right after the move:



• A mix of relief and uncertainty (“Did I really just leave the old house?”)

• A sense of lightness from having less to manage

• Some nostalgia—but also a surprising amount of calm

This is normal. You’ve spent years tying your identity to a house. Give yourself grace while your new 
space becomes your new home.

 💬 Client Quote:
“We kept saying, ‘This is so much easier.’ At first it felt strange. Then it felt right.”

Embrace the Perks of Your New Lifestyle

 More Time💡

Less cleaning, fewer repairs, smaller yard = more time for what you love.

Clients report spending more time:

• Traveling

• Volunteering

• Attending grandkids’ events

• Simply relaxing and reading on the porch

 More Financial Breathing Room💰

Lower utilities. Smaller tax bills. No more paying to heat/cool unused space.

If you paid off the new home or reduced your mortgage, you might be seeing hundreds—or thousands
—more in monthly flexibility.

 More Mental Clarity���

Clutter weighs more than we realize. And so does stress from unfinished home tasks.

Downsizing often brings an emotional release: fewer “shoulds” and more “ahhhh.”

Tips for Settling Into a Smaller Home

• Organize slowly. You don’t have to unpack in one weekend.

• Donate what no longer fits. Even after moving, you’ll likely spot items that no longer serve 
you.

• Decorate with intention. Make each room reflect your style, not your storage.



 🏡 Client Story:
One couple in Fayetteville moved from a 3,800 sq ft home into a 2-bedroom townhome. 
They hung photos from each chapter of their life in the hallway and turned a flex room into 
a cozy reading space. “Every inch of this place is used—and loved.”

Rebuilding Routine and Community

Downsizing is a move forward, not a step back. So now’s the time to:

• Explore new hobbies

• Join a walking group, book club, or faith community

• Spend more time with family

• Invite neighbors over and build new friendships

Your new life might look different—but it can feel fuller.

The Emotional Surprise Most People Don’t Expect

Many clients say they didn’t realize how much mental and emotional space was tied up in their old 
home.

• The to-do list they never got to

• The guilt about unused space

• The weight of belongings they no longer needed

After downsizing, that space opens up—physically, emotionally, and mentally.

Summary: A Smaller Home Can Mean a Bigger Life

 You’ll likely find more time, freedom, and peace of mind✅
 You’ll discover new rhythms, routines, and joys✅
 You’ll finally feel like your home matches your life—not your past✅

In the final section, we’ll offer a few words of encouragement—and a reminder that this chapter 
is really just the beginning of something wonderful.



Closing Thoughts: You’re Not Starting Over—You’re Moving 
Forward
A New Chapter Deserves a New Kind of Confidence

If you’ve made it to this point in the book, chances are you’re seriously considering downsizing—or 
you’ve already made the move.

Either way, we want you to take a moment and recognize what you’re doing.
You’re not just changing addresses.
You’re choosing to live with more intention.



To shed what no longer fits.
To honor your past without being weighed down by it.

That takes courage—and clarity.

And whether this journey has taken you months or years to begin, you’re right on time.

What We Hope You’ve Gained From This Book

 Confidence in your decision to downsize✅
 Practical strategies for organizing, selling, and searching✅
 A clearer sense of what your next chapter could look like✅
 Reassurance that you’re not alone—and you’re not behind✅

Downsizing can be emotional. But it can also be empowering.
And it’s not a lesser life—it’s a more focused one.

You’ve Got This—But You Don’t Have to Do It Alone

We’ve helped dozens of Georgia homeowners downsize with clarity and calm. And we’d be honored to 
help you, too.

When you’re ready, we can:

• Value your current home and plan for its sale

• Help you explore next-home options around Metro Atlanta

• Recommend trusted pros for staging, packing, and moving

• Guide you through every step—at your pace, on your terms

We’re here when you need us.



Let’s Stay Connected

We’d love to keep in touch as your plans unfold.

 📬 Follow us on social media for tips, local real estate news, and helpful homeowner info
 🎉 Join us at one of our Quarterly Client Appreciation Events
 📞 Or simply call us if you ever want to talk through next steps

You’re not downsizing.
You’re right-sizing.
And your next chapter?
We think it’s going to be your best one yet.

With appreciation,
Ron & Addison Corbin
The Corbin Real Estate Team
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