














Before a lender can pre-approve you, they'll need a few documents to verify your financial picture. Don't worry
— your mortgage advisor will walk you through it all.

Everyone

* Pay stubs & employment letter Only for repeat buyer selling a home
e Recent Notice of Assessment (NOA)

e Savings or investment statements (last 90 days)
e Government-issued ID
e [nfo on debts (credit cards, car loans, etc.)

e Sale agreement of an existing property
e Recent mortgage statement
e Legal description of the home

If it applies to you

e T4sand T1General tax returns (especially if self-employed)

e Additional income sources (rental income, spousal/child support, disability, etc.)
e Gift letter (if some of your down payment is gifted)

e RRSP withdrawal paperwork (if using the Home Buyers’ Plan)

Once your documents are ready, your lender or broker will walk you through your mortgage options —
including choosing between a fixed or variable rate.

It's a key part of the process, and understanding the difference will help you feel more confident with your
decision.

Fixed Rate VS Variable Rate

How it works: How it works:
You lock in your interest rate for the entire Your interest rate fluctuates based on the Bank
mortgage term (typically 3-5 years). Your monthly of Canada’s rate. Some keep your payments
payment stays the same regardless of market fixed, while others adjust them with the rate.
changes.
Pros Pros
e Predictable payments — no surprises e (Often starts lower than fixed rates
e Easy to plan and budget long-term e Lower penalty if you break the mortgage
e (Offers peace of mind, especially in e More flexibility — some let you switch to fixed

uncertain markets later
Cons Cons
e Usually comes with a slightly higher rate e Rates can go up, which may increase your cost
e |f you break your mortgage early, the e Can feel unpredictable if you prefer

penalty is typically higher consistency

There's no right or wrong answer — it all depends on your goals, timeline, and comfort with change. A good
mortgage advisor will take the time to understand your situation and help you choose the option that truly
works best for you, both now and in the long run.
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Choosing Between Presale & Resale?

When buying a home in BC, you'll usually choose between a presale (new build) or a resale (already built and lived in). Each has its
pros and cons — so let’s break down the key differences to help you decide what fits best.

E ﬁ: PRESALE (New Build)

5% GST applies

New as of May 2025: First-time buyers may qualify GST
for a full rebate up to $1M, partial rebate up to $1.5M.

Home must be primary residence.

Available for Canadian citizens or permanent residents ~ PROPERTY

buying new homes withvalue of up to $1.1M TRANSFER TAX
Typically 1.[]—2[] 7, often paid in stages during DEPOSIT
construction.

Estimated and may be delayed. COMPLETION

You‘II receive a generaﬂ range but no fixed date TIMELINE
until close to completion.

Choose layout, finishes, and upgrades — but you

. . . CUSTOMIZATION
won't see the final product until it's built.
Approval is typically done closer to completion, so FINANCING
mortgage rates and terms can change over time.
Covered by BC’'s 2-5-10 New Home Warranty WARRANTIES

program.

Pre-build: Final value may rise or fall till possession. MARKET VALUE
Completed builds: Price reflects current market.

Customizable, low maintenance, warranty coverage, no
one’s lived in it before.

PROS

Delays possible, mortgage timing risk, can't
inspect home before purchase, limited recourse CONS
on finish quality.

Za\
RESALE( Existing home) Jm;

Resale properties are exempt from GST

Exempt for first-time buyers on homes up to $835K
(partial to $860K), if used as primary residence.

Usually 5%, due upon subject removal.

Fixed date negotiated at offer. Generally 30-90
days after subject removal.

What you see is what you get — fully finished
home that you can inspect in detail.

Secure your mortgage now with current rates and
terms.

May still have warranty if recently built.
Otherwise, buyer assumes full responsibility.

Purchase price reflects today’'s market, with
current comparables.

Fixed timeline, known condition, no surprises on
quality or finishes, no GST.

Might need updates, less control over
features/finishes, potential for competition in hot
markets.

Consider the pros and cons of both options based on your needs, budget, and timeline. Understanding the differences will

help you feel confident about choosing the right fit for your next home.

Before you fall in love with a house — new or old — make sure you love the neighbourhood too.
It's easy to get swept up in beautiful finishes or modern upgrades, but the location is just as important.
Think about your daily life: schools, parks, commute times, walkability, local shops, and future development plans can all

shape how happy you'll be in the long run.

Let's make sure the lifestyle fits just as well as the layout — because a house you love in the right area is what truly makes it

home.
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Dates

You'll decide the possession date — the day you want to get the keys and move in. Typically, completion and
adjustment dates are set for the day before to allow time for the legal and financial side to wrap up smoothly.

Offer Expiry

Every offer includes an expiry time — usually a few hours to 24 hours after it's submitted. It gives the seller a
deadline to respond and keeps things moving. If needed, it can be extended or countered, but it helps frame
the negotiation window clearly from the start.

Subjects

Subjects (also called conditions) are clauses we include in the offer to protect you while you do your due
diligence. They give you time to confirm financing, inspect the home, review documents, and make sure
everything checks out before you're fully committed.

Here are the most common ones we'll consider:

e Financing: If you're getting a mortgage, we'll include a subject that gives your lender time to approve the
loan for this specific property. It's not just about your pre-approval — the lender wants to be sure the home
itself qualifies too.

e Home Inspection: This gives you a chance to bring in a licensed inspector to go through the property top
to bottom. It's also a second look at the home, now with fresh eyes and less emotion.

e Title Search: the property’s title will be reviewed through the Land Title Office to check for any charges,
easements, or covenants that could impact you — especially common with newer builds or strata homes.

* Property Disclosure Statement (PDS): The seller fills this out to let you know if there have been any
issues or updates with the home — things like past leaks, renovations, or known defects.

e Strata Documents (for condos or townhomes): They need to be reviewed carefully — they tell us a lot
about the building’s overall condition and how the strata is run. That includes things like AGM minutes,
bylaws, financials, and the depreciation report.

e Insurance: This one gets missed sometimes, but it's important — especially in heritage homes or older
homes with wood stoves, oil tanks, or unique features. This gives you time to get quotes and confirm you
can get coverage.

e Vacant Possession (if tenanted): If the home is rented and you plan to move in, we'll need to include a
subject ensuring it's delivered vacant. In BC, the seller must serve proper notice after subject removal, and
tenants have the right to stay until completion.

Negotiation Focus The three most negotiated aspects of the contract are the Price, Subjects, and Dates.

e How will you respond to a counteroffer: accept, reject, or counter again?

e How flexible are you on the price vs. other terms?

e Any non-included items you'd like to negotiate (e.g., furniture)?

e Are there any red flags we need to address in the offer (e.g., permit issues, oil tanks, or major
repairs)?

e Do we need to align this with the sale of your current home or notice to your landlord?
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Removing Subjects

Once your offer is accepted, your due diligence period begins — this is when you work through each subject
and make sure everything checks out before locking in the deal.

Here's what we’ll do before removing subjects:

e Financing: Keep working with your mortgage broker to secure full approval for this specific property. The
lender may still need documents about your income, credit, or the property itself.

* Home Inspection: We'll schedule this once everything else looks good. Inspections typically cost $700-
$900 and take 1.5 to 5 hours depending on the property. It's your chance to spot issues and estimate
future costs. If something big comes up, we can discuss solutions or walk away.

* Reviewing Docs: Make sure you've reviewed everything — title, PDS, strata docs (if applicable), insurance
quotes — and flagged any concerns.

Tips for this stage:
e Start working on financing and document review right away — the clock is ticking.
e Leave the inspection for last. It costs money, so be sure everything else is in place first.
e |f you're unsure about proceeding, we'll talk about options — you're not locked in until subjects are
removed.

Once you're confident, we'll sign a Subject Removal Addendum and then submit your deposit

! Note: Once subjects are removed, you're committed. Backing out after that could cost you your deposit —
and more. I'll guide you through every step to make sure you're comfortable moving forward.

Subject Free Offers and the 3 day Rescission Period

A subject-free offer means submitting an offer without any conditions — no financing clause, no inspection,
no waiting period. It can be appealing to sellers but comes with added risk for buyers.

Since January 3, 2023, every offer in BC — even subject-free — includes a mandatory 3-business-day
cancellation period called the Home Buyer Rescission Period (HBRP). During this time, you can walk away for
any reason, but there's a penalty.

The HBRP cannot be waived, so it's best to go in informed and ready.

What You Need to Know
e The Fee: If you cancel during the rescission period, you owe the seller 0.25% of the agreed purchase price
e.g. on a $500,000 home, that's a fee of $1,250
e The Clock Starts Right Away: You only have three business days to do your due diligence — reviewing
documents, confirming financing, etc.
* No Subjects, No Safety Net: If you move ahead without doing that homework and discover issues after the
rescission period ends, you're still on the hook.
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Next Steps: Preparing for Completion

Once you've removed all conditions from your offer, your purchase becomes a firm deal — congrats! #: Now
it's time to prepare for the legal and financial steps leading to possession day.
One of the first tasks? Hiring a legal professional to handle the closing paperwork.

Who Handles the Legal Side?

In British Columbia, buyers can choose between a real estate lawyer or a notary public to complete the transfer
of property ownership. Both professionals are licensed to manage your transaction, but they differ in training,
scope, and cost, and personally | would recommend a real estate lawyer.

Here's what they both do:
e (Conduct a title search
e Register the property in your name
e Transfer funds between buyer, seller, and mortgage lender
e Ensure that everything complies with BC real estate law

Choosing the right professional can give you peace of mind and help avoid costly mistakes — especially if there
are any surprises in the contract or the property's history.

Lawyer vs. Notary Public: What's the Difference?

gié Lawyer Notary Public ﬁf

=>

Law degree + licensed to practice law TRAINING Specialized legal training focused on

documentation

Can handle complex issues, give legal SCOPE Focuses on document preparation,
advice, and go to court if needed registration, and verification
May deal with a wider range of legal issues EXPERIENCE Uiiem vglally speeilizee (D ed eeiEe

transactions

Often slightly higher, especially if coST Usually lower cost for straightforward
complications arise real estate transactions

Tips for Choosing the Right One

e Communication: Do they explain things clearly and answer your questions promptly?
Availability: Will they have time to handle your file before the completion date?
Reputation: Have others (friends, family, or your mortgage broker) recommended them?
Clarity: Are their documents and processes easy to follow?

! Start reaching out soon after subject removal to make sure everything is lined up for closing day. Don't
wait until the last minute — your lawyer or notary will need time to prepare the file, coordinate with your
lender, and make sure everything is ready for key exchange.
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