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message from archie

Real estate transactions tend to be stressful and convoluded. Each time I help a 
client buy a house, I always take a step back and remind myself that though I do 
this day in and day out, my client likely doesn’t. I do my best to explain each step 
and take every percaution to uncover every detail about the subject property in 
order to minimize risk for my clients. My job is to help you land a great property 
but protect you from the wrong ones (or at least identify the risks). Sometimes  
my advice may be not to buy something! I’ll be there, in your corner from start  
to finish. First we’ll discuss your wants and needs, then we’ll hunt and view  
properties together, next I’ll help you write a compelling offer. If we get an  
accepted offer, I’ll organize inspections, arrange conveyancing and liasson  
with the sellers to get to the finish line. On the day you open the door to  
your new home, I’ll be there to ensure everything is perfect. 



My wife and I moved to Cumberland in 2009.  
We wanted to find the perfect place to raise a  
family and build a life. The Comox Valley checked  
all of the boxes. My wife is now a teacher at the 
Cumberland Community School and my two  
boys are growing up in kid paradise. Our time  
together is spent mountain biking, skiing,  
camping and exploring. The path that I have  
taken to the Real Estate trading services  
world has been anything but direct. I’ve  
been a touring musician, artist manager  
and publicist, sound engineer and producer, 
professionally trained firefighter, certified  
project manager, cabinet/custom furniture  
designer, business owner and property  
investor. In other words…I’ve got some  
serious life experience! I’ve bought and  
sold multiple properties of my own and  
understand how nervous you might be.  
I offer complete transparency, honesty  
and a level of responsiveness and  
organization that will have you  
feeling supported at each step  
in the process.

MEET ARCHIE
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If it is your first time buying a home, I consider myself an expert at helping first 
time home buyers, and look forward to helping you through this journey. 

Not your first time? Rest assured that things are just as convoluted and stressful as 
the last time, only this time you have me in your corner!

Every buyer has unique needs but the questions they ask are very similar:

How do I know how much I can afford?

Do I need an agent or should I go it alone?

What’s the best area to buy in?

How do I negotiate the best possible price?

The best approach to buying a home is to be informed. This guide will help you 
answer those basic questions, outline what to expect in the key steps ahead, and 
boost your confidence in finding the right home for you.

“My goal is to be a trusted friend and real  
estate agent for life, not just this transaction. 

I honestly care way less about today’s  
commissions then I do about long lasting  

and trusting relationships. “ THINKING ABOUT BUYING?
exciting - let’s get into it
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This was our first time buying a home and Archie made the 
experience as easy and seamless as possible. Archie took the 
time to explain the process and made sure we understood 
each step and all of our options. We felt reassured with his 
local knowledge and we appreciated his attention to detail.  
We strongly recommend his services as a realtor.
-Emily Cooper



STEP ONE
deciding what you want

STEP TWO
the pre-approval process
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The first step to finding the right home is to determine what you’re actually 
looking for. There are a lot of homes on the market at any given time, and 
looking at them all is not the best way to spend your time. To make your 
home search more efficient, ask yourself these three focus questions:

WHERE?
This is your first decision. What communities or neighbourhoods do you want 
to consider? Is it important to be near schools, shopping centers, recreation  
facilities, places of worship, hospitals, or other amenities? Will you require  
public transportation?

TYPE OF HOME?
What style of home is best for you? It could be a detached, a semi-detached,  
a bungalow, a split-level, a two-storey, a duplex, a townhouse — the options  
are endless! You may also want to consider your ideal lot size and the age  
of the home. 

MUST-HAVES?
What are the most important features for you in a home? Do you need a  
basement? A garage? A pool or a fireplace? How many bathrooms and  
bedrooms? Do you have family members with special needs? What do you  
absolutely not want in a home?

Once you’ve defined what your dream home may look like, the next step is to determine 
what your monthly costs and accessible debt load may look like by getting a pre-approval 
from a mortgage broker or your bank. When it comes to buying a home, getting pre-ap-
proved for a mortgage is a very important step. Not only does it help you understand 
exactly how much you can afford to spend on a home, but it often allows you to lock in 
an interest rate for a period of time which could potentially save you thousands of dollars 
for years to come. Having a pre-approval in place can also help in the negotiation process 
when submitting your first offer.

talk to a mortgage specialist
Whether it’s your bank mortgage specialist or an independent mortgage broker  
— talk to someone with expertise who can help you compare rates and terms  
as there are hundreds of options to choose from.

complete an application to determine how much you qualify for
There are many factors that go into determining your eligibility for a mortgage. Two of
the primary practices are calculating your GDS (Gross Debt Service) and TDS (Total Debt
Service) ratios. These factors determine how much you can comfortably afford to spend
based on your down payment, income and other financial obligations.

gather your financial information to finalize pre-approval
Your bank or mortgage professional will require documentation to support your application
such as income and down payment verification to finalize the pre-approval process.

get a copy of your pre-approval
This is a powerful negotiating tool. It’s extremely frustrating for sellers to lose a sale because
of financing. A pre-approved buyer means sellers have one less thing to worry about. Even
though many offers are conditional on financing, the seller of your dream home will see you
as a more attractive buyer when they know you are pre-approved.



THE THIRD OPTION
A seller may counteroffer. If they’ve changed the terms of the 

offer, we will continue to negotiate to reach agreeable terms. 

I will also advise you if it’s clear that an agreement cannot be 

reached and if it’s time to walk away.

Now the fun begins. Once we’ve outlined your search criteria.. and secured 
pre-approval, it’s time to actually see some properties. Most searches begin 
online. In fact over 90% of buyers start their home buying process on the 
internet. The most comprehensive website for property searches is Realtor.
ca, a Canada-wide database of all active properties for sale, also referred to 
as the MLS® or Multiple Listing Service. This website allows you to narrow 
your search to a specific area, price range, key features and even displays 
the properties on a map. I’ll set you up a custom search portal and you’ll be 
notified the minute a property that fits your criteria is listed.

BEGIN THE HUNT
moving on to step three

Archie was great in helping us find a home in a tough market. He 
earned our trust, didn’t push or pressure us in anyway, and helped 
us work through our decision to buy in a situation that was far from 
clear. He considered our needs as a family and asked us questions 
throughout the process that clarified our decision making process. 
He’s a good guy who was on it. - Dylan Jervis
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decide on price, terms and conditions
I will provide you with comparables of recent sales and any other current listings that are 
similar. This is extremely helpful when it comes to negotiating a fair price. We will also need 
to decide on a closing date and if there will be any conditions of the offer such as a home 
inspection, appraisal, water tests etc. I will guide you in this process.

prepare the offer
I will create a legal document, aka a Contract of Purchase and Sale, that protects you, follows 
your  instructions, and matches your schedule and needs.

review the offer

I will explain the details and terms of the offer, and suggest options for specialty clauses so 
that you know exactly what you are agreeing to.

present the offer
I will present and negotiate the offer on your behalf, working diligently to ensure it’s a deal 
you can get excited about and that we are getting the best results overall.

I’ll work with you here to help create the most compelling offer possible while 
aligning with your needs as buyers. I’ll gather information from the sellers so  
we can do our best to be accommodating to their sensibilities, and I’ll  
recommend which subjects and terms will protect your best interests.  
I won’t tell you the price, but I’ll do my best to provide comparisons  
and anecdotes to help you with your decision. 

MAKE AN OFFER
the exciting part

steps to make the offer

Congratulations, the seller has accepted your offer! Once your offer is accepted, I will 
book any inspection appointments, send the accepted offer to your lawyer and your 
lender. Usually, there is a 10 to 14 day time period for you to do any due diligence that 
we have included in your offer. I will be at the inspection walk through with you to help 
answer any questions. Your job will be to make sure your lender has any needed  
documents from you to get the final thumbs up for financing as well as getting  
house insurance in place. Once you are happy with all conditions, we will remove  
subjects, and that is when the glorious SOLD sign can go up.

an accepted offer

Alas, it wasn’t meant to be...at least for now. We’ll reassess, recalibrate and set out on 
a new search while keeping this missed pearl in our sites. Quite often a seller will come 
calling us when the offer they chose collapses.

offer not accepted



You have agreed on the price and terms and now have a firm or a conditional offer 
in place. If you have conditions, now is the time to start the process of satisfying 
them in order to meet the deadline and firm up your purchase. One of the most 
common conditions of an offer these days is home inspection. Home inspections 
allow you to scrutinize the details of the home and potentially save you from any 
unpleasant surprises.

SUBJECT REMOVAL
home inspections and conditions
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home inspection

• I’ll provide you with a list of trusted home inspectors  
if you don’t already have one that you like using. 

• You’ll need to pay the inspector, usually between $600-$900.  

• Once complete they will provide you with a full report (usually digitally).  
This is a handy tool to help you with insurance related questions and to give  
you an idea of upcoming maintenance and improvement costs. 

• Depending on the property we may require other inspections as well, such as  
Sewerage (septic), water potability (if the property has a well), and perimeter  
drain inspections.



RESOURCES
changing your address - a checklist

utilities

• Electricity
• Hydro
• Natural gas
• Cell phone
• Landline
• Cable
• Internet
• Water delivery/treatment 

 

legal /id documents

• Driver’s license
• Passport
• Health card
• Insurance
• Tax documents  

(Income tax, Canada Pension,  
Plan, Old Age, Security, etc.) 

 

services

• Pool
• Lawn
• Housecleaning
• Physician
• Veterinarian
• Attorney
• Dentist
• Optometrist
• Other specialists

financial

• Bank
• Credit card company
• Insurance (car, life, home, and health)

• Pension plan
• Car loan
• Other loans
• Reward programs 

 

miscellaneous

• Magazines
• Newspapers
• Professional associations
• Alumni associations
• Clubs
• Charities

It is common for Completion Day (and Adjustment Day) to be between 30-90 days 
after subject removal. Possession day is generally the day after Completion day. 
Once the seller receives their money, and the title is transferred, we get the keys to 
YOUR NEW HOME!! Being organized far in advance is a really good idea. Here are 
some details to take care of before completion day:

PREPARATION
final details to purchase your new home

legal stuff and paperwork

Together we will need to provide your lawyer with all the necessary documentation for 
your purchase. I usually take care of the agreement, waivers, survey and any other pur-
chase documents. However, you may need to provide your lawyer with some additional 
information relating to insurance, down payment information, adjustment payments, and 
other signed documents your lawyer may request.

down payment and closing costs

Make the necessary arrangements to have these funds available a week prior to closing or 
when the lawyer has requested funds.

moving arrangements & change of address

Whether you are using professional movers, renting a truck, or getting a bunch of friends 
together, plan and organize it early.

property insurance

Arrange for home insurance before closing and request a proof of insurance aka  
insurance binder for your financial institution in advance. Provide your insurance  
agent with the listing information and details such as age of the house, billing on  
closing, including: type and condition of the roof, condition of the furnace, electrical  
and type of exterior.

utilities

Contact the local utilities to coordinate the change of billing on closing. Including phone, 
internet, cable, gas, electricity, water, and any rental agreements. Don’t forget to cancel 
the services at your old address!

schools

If you have children, inform your children’s old and new schools about the  
move and arrange any necessary record transfers.
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C 250-792-1865
O 250-334-9900
archie@archiepatemanrealestate.com
archiepatemanrealestate.com
2230 Cliffe Ave, Courtenay, BC


