
MODERN GUIDE TO
HOMEOWNERSHIP



“MY FIANCÉ AND I WERE NEW TO THE HOME
SEARCHING AND ESCROW PROCESS AND
THOMAS GUIDED US THROUGH ALL OUR
QUESTIONS AND CONCERNS AND GAVE HIS
PROFESSIONAL ADVICE THAT ALLOWED US TO
MAKE INFORMED DECISIONS.”
-THOMAS RYAN REAL ESTATE CLIENT



WELCOME
Thank you for trusting me with the purchase and/or sale of
your home. That trust means everything to me. My team and I
are fully committed to making sure your real estate
experience isn’t just smooth, but exceptional from start to
finish. I ’ve put this guide together as a helpful resource so you
always know what to expect along the way. While the process
is outlined here, please know you’ll  never be going through it
alone. I ’ l l  be in consistent communication with you and will
tailor our approach to fit your specific goals, timeline, and
needs.No two clients are the same, and that’s exactly how I
treat them. My priority is your confidence, clarity, and
complete satisfaction—every step of the way.

I AM EXCITED TO GUIDE YOU THROUGH THIS JOURNEY!

THOMAS RYAN
909-334-2049

THOMAS@THOMASRYAN.REALESTATE
WWW.THOMASRYAN.REALTOR



_ABOUT ME

Thomas was born and raised in San Diego, CA to a Navy Deep Sea Diver Father and a mother
with an eye for interior design. Competitive soccer and creative problem solving competitions

dominated Thomas’ youth and High School years. A Soccer scholarship took Thomas to Cal Poly
Pomona where he was the captain of the Men’s team for 2 years, Athletic Association President

and received a degree in Sociology.
Husband to wife Mikaela and father to 2 sons Emmett and Hudson Thomas believes in building

and engaging in the community and has done so in the following ways; Chino C.O.R.E.
Academy Graduate, Chino Police Department Citizen Academy graduate and member of the

Chief’s Community Roundtable, coordinates an annual Holiday Toy and Food Drive, community
Facebook group founder/administrator, philanthropic 5k runs, 

Joshua’s Joyful Giving Board Member.
Thomas continues to grow his real estate business throughout Southern California working

with clients ranging from first time buyers to experienced investors. Thomas’ main focus is to
provide the best possible experience when buying or selling a home that you become a client

and friend for life.



_MY COMMITMENT TO YOU
We will narrow down the homes that fit your unique wants and
needs get you in the door! Looking at dozens of homes every
week, I can help you identify potential problems within a home. 

When repairs or changes in price need to made, I will be your
guide and handle requesting any repairs or changes in price to the
sellers.

Buying a home involves many types of documentation. I have the
experience and knowledge to navigate real estate contracts.
Ensuring that nothing is overlooked and that you truly understand
what a paper means before ever signing.

Working daily in neighborhoods with inspectors, contractors, and
negotiating with sellers, I have the market knowledge you need to
get the best results from your purchase. Understanding the local
real estate market can go a long way when it comes time to make
an offer on a house.

I will work hard to protect all of your interests and take on any
issues that may arise throughout the entire process. Hopefully
making buying a home a fun and stress-free process.

01 GETTING YOU IN THE DOOR

02 HANDLING CHALLENGING    
CONVERSATIONS

03 STAYING ON TOP OF THE
PAPERWORK

04 NEIGHBORHOOD EXPERT

05 PROBLEM SOLVER



STEPS TO BUYING A NEW HOME

S T E P  1

DECIDE WHETHER YOU’RE
READY TO BUY A HOME

S T E P  2

CALCULATE HOW MUCH YOU
CAN AFFORD ON A HOUSE

S T E P  3

SAVE FOR A DOWN PAYMENT
AND CLOSING COSTS

S T E P  4

DECIDE WHAT TYPE OF
MORTGAGE IS RIGHT FOR YOU

S T E P  5

GET PREAPPROVED FOR A
MORTGAGE

STAGE 1 -
PREP WORK

S T E P  6

CREATE A WISH LIST

S T E P  7

DOCUMENTING YOUR VISIT

S T E P  8

START TOURING HOMES

S T E P  9

MAKE AN OFFER

S T E P  1 0

FINALIZE MORTGAGE

STAGE 2 - THE
SEARCH

STAGE 3 - UNDER
CONTRACT &

CLOSING

S T E P  1 1

GET HOMEOWNERS
INSURANCE

S T E P  1 2

ATTEND THE HOME
INSPECTION

S T E P  1 3

HAVE THE HOME APPRAISED

S T E P  1 4

 NEGOTIATE ANY REPAIRS OR
CREDITS

S T E P  1 5

CLOSE ON YOUR NEW HOME!



01

STAGE 1 - PREP WORK



WONDERING IF YOU SHOULD BUY A HOUSE? LET’S LOOK
AT SOME OF THE FACTORS THAT LENDERS AND

HOMEOWNERS ALIKE SHOULD CONSIDER.

S T E P  1

Sure, there's being financially ready
to buy a house, but are you
emotionally ready? Even if it's just
going to be your starter home,
you're making a big financial
commitment and putting down
some roots.

You'll want to think about your
other goals for the next few years.
Are you buying with a partner, and if
yes, are you on the same page when
it comes to money? Is there any
chance you'd need to relocate for
work? Are you thinking of starting a
family?

These big-picture questions can add
to the pros (or cons) of whether this
is the right time to buy a house.

DECIDE WHETHER YOU’RE READY TO BUY A HOME

Your lender won’t just want to see
how much money you make. They’ll
also want to see a work history
(usually about 2 years) to make sure
your income source is stable and
reliable.

Preparing your income is all about
pulling the right documentation
together to show steady
employment. If you’re on the payroll,
you’ll likely just need to provide
recent pay stubs and W-2s. On the
other hand, you’ll need to submit
your tax returns and other
documents the lender requests if
you’re self-employed.

INCOME AND EMPLOYMENT STATUS

Debt-to-income ratio (DTI) is
another financial instrument
mortgage lenders use to evaluate
your loan application. Your DTI helps
your lender see how much of your
monthly income goes to debt so
they can evaluate the amount of
mortgage debt you can take on.

DTI is calculated by dividing your
monthly debt by your gross monthly
income. For example, if your
monthly debts (credit card
minimum payments, loan
payments, etc.) total $2,000 per
month and your gross monthly
income is $6,000, your DTI is
$2,000/$6,000, or 33%. Your lender
will use the debts shown on your
credit report to calculate your DTI.

Depending on the type of loan
you’re applying for, your lender may
also calculate your housing expense
ratio, also sometimes referred to as
front-end DTI. This is a ratio that
looks at your total monthly house
payment (principal, interest, taxes
and insurance) compared to your
monthly income. For example, if you
have a $1,200 house payment and
the same $6,000 monthly income,
your housing expense ratio is
$1,200/$6,000, or 20%.

It’s smart to review your DTI before
you apply for a loan. In most cases,
you’ll need a back-end DTI of 43% or
less to qualify for the most
mortgage options, although this
number varies based on your lender,
loan type and other factors.

DEBT-TO-INCOME RATIO

https://www.nerdwallet.com/article/mortgages/how-much-house-can-you-afford
https://www.nerdwallet.com/article/mortgages/is-it-a-good-time-to-buy-a-house
https://www.rocketmortgage.com/learn/how-much-income-do-i-need-to-buy-a-house
https://www.rocketmortgage.com/learn/debt-to-income-ratio


CREDIT HEALTH
Your credit score plays a huge role
in what loans and interest rates you
qualify for. Your credit score tells
lenders how much of a risk you are
to grant a loan.

Taking steps to improve your credit
score and reduce your debt can pay
off big as you prepare to get a
mortgage. Better numbers mean
better loan options with lower
interest rates.

Your credit score is based on the
following information:

Your payment history
The amount of money you owe
The length of your credit history
Types of credit you’ve used
Your pursuit of new credit

What score will you need to qualify
for a home loan? Most lenders
require a credit score of at least 620
to qualify for the majority of loans. A
score above 720 will generally get
you the very best loan terms.

TIMING
Deciding whether it’s a good time to
buy a house or not depends on a
variety of personal factors (such as
financial readiness and lifestyle
preferences) and market conditions
(such as economic health and
current mortgage rates).

Ultimately, the right time to buy a
home comes down to your own
unique situation. Be sure to consult
a financial expert before making any
big financial decisions such as
buying a house.

https://www.rocketmortgage.com/learn/what-is-a-credit-score
https://www.rocketmortgage.com/learn/how-to-repair-credit
https://www.rocketmortgage.com/learn/how-to-repair-credit
https://www.rocketmortgage.com/learn/is-now-a-good-time-to-buy-a-house
https://www.rocketmortgage.com/learn/is-now-a-good-time-to-buy-a-house
https://www.rocketmortgage.com/mortgage-rates?qlsource=rmtextlink


Once you decide you’re ready to buy a
home, it’s time to set a budget. A good
place to begin is by calculating your
DTI ratio. Look at your current debts
and income and consider how much
money you can reasonably afford to
spend each month on a mortgage.

Homeownership comes with several
costs you don’t need to worry about
while renting. You’ll need to pay
property taxes and maintain some
form of homeowners insurance. Factor
these expenses into your household
budget when you decide how much
you can afford on a house.

Mortgage lenders consider DTI an
important qualifying factor. The
amount of debt you have is considered
a very reliable predictor of the risk
associated with the approval of any
mortgage loan. Therefore, it’s
important to know your numbers.

S T E P  2

CALCULATE HOW MUCH YOU CAN AFFORD

Step 1: Add Up All Of Your Monthly
Debts

Your debt payments could include:

Monthly rent or house payments
Monthly child support payments or
alimony
Student loan payments
Car payments
Monthly credit card minimum
payments
Any other debts you might have

You don’t need to add in:

Grocery bills
Utility bills
Taxes
Any other bills that may vary
month to month

Step 2: Divide Your Monthly Debts By
Your Monthly Gross Income

Next, do a simple calculation. For
example, let’s say your debts add up to
$2,000 per month. If your monthly
gross income (your before-tax income)
is $6,000 per month, then your DTI
ratio is 0.33, or 33%.

LET’S LOOK AT HOW
DTI IS CALCULATED.

https://www.rocketmortgage.com/learn/how-much-house-can-i-afford
https://www.rocketmortgage.com/learn/how-much-house-can-i-afford
https://www.rocketmortgage.com/learn/alimony-mortgage-qualification


There are many ways to save for your home purchase, including through investments and
savings accounts. If you have relatives who are willing to contribute money, you may be able
to use gift money toward your down payment (in which case, be sure to provide your lender
with a gift letter).

But how much do you need to save before buying a home? Let’s look at some of the major
expenses related to the purchase, and how much you might want to save for them.

Your down payment is a large, one-time payment toward the purchase of a home. Many
lenders require a down payment because it mitigates the loss they might suffer in the event
that a borrower defaults on their mortgage.

Many home buyers believe that they need a 20% down payment to buy a home. This isn’t
true. Plus, a down payment of that size isn’t realistic for many first-time home buyers.

Fortunately, there are many options for buyers who can’t afford a 20% down payment. For
example, you can get a conventional loan for as little as 3% down. Federal Housing
Administration (FHA) loans have a minimum down payment of 3.5%. Department of
Veterans Affairs (VA) loans and United States Department of Agriculture (USDA) loans even
allow eligible and qualified borrowers to put 0% down.

There are advantages, however, to making a larger down payment. For one, it typically
means you’ll have more mortgage options. It also usually means you’ll have a smaller
monthly payment and a lower interest rate. Plus, if you put at least 20% down on a
conventional loan, you won’t need to pay for private mortgage insurance (PMI).

S T E P  3

SAVE FOR A DOWN PAYMENT AND CLOSING COSTS

DOWN PAYMENT

https://www.rocketmortgage.com/learn/gift-letter-for-mortgage
https://www.rocketmortgage.com/learn/what-is-a-down-payment
https://www.rocketmortgage.com/learn/first-time-home-buyer
https://www.rocketmortgage.com/learn/what-is-pmi


You’ll also need to save money to cover
closing costs – the fees you pay to get
the loan. There are many variables that
go into determining how much you’ll
pay for closing costs, but it’s usually
smart to prepare for 3 – 6% of the
home value. This means that if you’re
buying a home worth $200,000, you
might pay $6,000 – $12,000 in closing
costs.

The specific closing costs will depend
on your loan type, your lender, and
where you live. Almost all homeowners
will pay for things like appraisal fees
and title insurance. If you take out a
government-backed loan, you’ll
typically need to pay an insurance
premium or funding fee upfront.

Before you close on your loan, your
lender will give you a document called
a Closing Disclosure, which lists each of
the closing costs you need to cover
and how much you’ll need to pay at
closing. Look over your Closing
Disclosure carefully before you close to
know what to expect and to catch any
errors.

CLOSING COSTS

IMPORTANT!

https://www.rocketmortgage.com/learn/closing-costs
https://www.rocketmortgage.com/learn/closing-disclosure


CONVENTIONAL LOANS

Before you can apply for a mortgage, you’ll need to decide what the best type of loan is
for you and which one you’ll qualify for.

DECIDE WHAT TYPE OF MORTGAGE IS RIGHT FOR YOU

S T E P  4

Conventional loans are mortgages made by a private lender and not backed by the
government. The most common type of conventional loans are loans that are backed
by Fannie Mae or Freddie Mac, sometimes called conforming loans. The majority of
mortgages in the U.S. are conventional loans. Conventional loans are always a popular
option for home buyers, and you can get one with as little as 3% down.

FHA LOANS
Backed by the Federal Housing Administration, FHA loans are less of a risk for lenders
because the government insures them if you stop making payments. As a result, FHA
loans have credit score requirements that aren’t as strict. You can get an FHA loan with
a down payment as small as 3.5%.

VA LOANS
Backed by the Federal Housing Administration, FHA loans are less of a risk for lenders
because the government insures them if you stop making payments. As a result, FHA
loans have credit score requirements that aren’t as strict. You can get an FHA loan
with a down payment as small as 3.5%.

https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/fannie-mae-vs-freddie-mac
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage


GET PREAPPROVED FOR A MORTGAGE

S T E P  5

When you’re ready to start house hunting,
it’s time to get preapproved for a
mortgage. When you apply, your lender will
give you a preapproval letter that states
how much you’re approved for based on
your credit, assets, and income. You can
show your preapproval letter to your real
estate agent so they can help you find
homes within your budget.

To get preapproved, you need to apply with
your lender. The preapproval process
typically involves answering some
questions about your income, your assets,
and the home you want to buy. 

Pre-approvals are a dress rehearsal for your
mortgage and are necessary to make a
serious offer on a home. They typically
expire after 90 days and can be refreshed if
you don’t find the home you’re looking for
in that time. 
Know that pre-approvals don’t guarantee
your mortgage approval or interest rate.
After you’re pre-approved, avoid opening
new credit lines or making large debt
payments that can impact your FICO score. 

Working with a lender to get preapproved
for a mortgage is an important step in
accurately determining your budget. A
mortgage preapproval will give you real
numbers since the lender will have detailed
info about your finances. That includes a
hard inquiry, which will show up on your
credit report. The good news: If you apply
with multiple lenders around the same
time, it'll only count as one hard pull.

https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://www.rocketmortgage.com/learn/conventional-mortgage
https://homebuyer.com/learn/how-long-is-a-mortgage-pre-approval-good-for
https://www.nerdwallet.com/mortgages/mortgage-pre-approval
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference


“THOMAS RECENTLY HELPED US SELL
AND BUY A NEW HOME. HE WAS GREAT
TO WORK WITH FROM START TO
FINISH. I’D HIGHLY RECOMMEND HIM
TO ANYONE.”
-THOMAS RYAN REAL ESTATE CLIENT
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STAGE 2 -  THE SEARCH



WISHLIST
YOUR

S T E P  6



CREATE A WISH LIST

TIPS
We will make sure to check out the little details of each house

•Test the plumbing
•Try the electrical system

•Open and close the windows & doors to make sure they work properly

Evaluate the neighborhood and surrounding areas. 
•Are the surrounding homes well maintained? 

•How much traffic is on the street? 
•Is it conveniently located to schools, shopping, restaurants, & parks?

Make a list of the things you'll need to have in the house. Ask
yourself how many bedrooms and bathrooms you'll need and get an

idea of how much space you desire. How big do you want the
kitchen to be? Do you need lots of closets and cabinet space? Do

you need a big yard for your kids and/or pets to play in?

Once you've made a list of your must-haves, don't forget to think
about the kind of neighborhood you want, the types of schools in
the area, the length of your commute to and from work, and the

convenience of local shopping. Take into account your safety
concerns as well as how good the rate of home appreciation is in the

area.



What part of town (or country) do you want to live in? 

What price range would you consider? 

No less than $______ but no more than $______

Are schools a factor and, if so, what do you need to take
into consideration (e.g., want specific school system, want
kids to be able to walk to school, etc.)? 

Do you want an older home or a newer home (less than 5
years old)?   ___yes ___no 

How much renovation would you be willing to do? 
___A lot ___A little ___None! 

What kind of houses would you be willing to see? 
___One story                    ___2 story 
___split level                     ___bi-level 
___townhouse                 ___condo 
___New construction     ___Ranch

What style house appeals to you most? 
___contemporary     ___traditional 
____tudor                    ____colonial 
____modern               ____no preference 
  
Do you have any physical needs that must be met, such as
wheelchair access? 
___yes     ___no 

THE BASICS
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Need Want

How many bedrooms must you have? ____  would you like to
have? ____

How many bathrooms do you want?  ____

How big would you like your house to be (square feet)? 
No less than ____     But no more than ____

What features do you want to have in your house?

Carpet

Ceramic tile

Hardwood floors

Eat-in kitchen

Separate dining room

Formal living room

Family room

Separate laundry room

Fireplace

Master on the main

____________        ____________

____________        ____________

____________        ____________

____________         ____________

____________         ____________

____________         ____________

____________         ____________

____________         ____________

____________         ____________

____________         ____________

 

THE INTERIOR
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Need

Large yard (1 acre or more) 

Small yard (less than 1 acre) 

Fenced yard 

1 Car Garage 

2 Car Garage

3 Car Garage

4+ Car Garage

Extra parking

Patio/deck

Pool 

Outdoor spa
 
Outdoor Kitchen

Other buildings 
 
Special view Of what?

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________

____________        ____________
 
____________       ____________

____________        ____________
 
____________       ____________

Want

THE LOT

https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference
https://www.nerdwallet.com/article/finance/credit-report-soft-hard-pull-difference


S T E P  7

When it’s time to take your home tour, check the features against
the checklist you made. Do you need to re-evaluate any of your
must-haves?

Get a feel for the home and consider anything you may have left off
of your list. Remember, paint can be replaced and staged furniture
will change, but there are aspects that can’t change so easily:

DOCUMENTING YOUR VISIT
THE MOST COMMONLY MISSED STEP...

IS THERE ENOUGH SPACE OR TOO MUCH SPACE?
WHERE COULD YOU USE MORE SPACE?

HOW WOULD YOU DESCRIBE THE LAYOUT?
DO YOU LIKE THE FIXTURES AND FINISHES?

ARE YOU HAPPY WITH THE WINDOWS (ENOUGH NATURAL LIGHT, WELL-
PLACED, TOO SUNNY)?

DOES THE HOME HAVE CURB APPEAL?
DOES THE HOME HAVE ADEQUATE PARKING?



LOCATION

INTERIOR DETAILS 

EXTERIOR DETAILS

ADDRESS: 

DATE VIEWED:                        TIME OF DAY:

The home is in our desired
neighborhood and/or area.

The home has the number of
bedrooms we want/need.

The exterior is in good
condition & is as updated as
we want/need.

We like the parks and
recreational options close by. 

The home is as updated as we
want.

We like the landscape and it is
what we want/need.

The home is in our desired
school district.

The home has the number of
bathrooms we want/need.

We like the look and design of
the exterior of the home.

The home is within our
determined work radius. 

The home has the square feet
we want/need.

The backyard will work for us
and is what we want/need.

HOME SCORE: 1 2 3 4 5 6 7 8 9 10



S T E P  9

START TOURING HOMES



“THOMAS WAS EXTREMELY CARING AND
THOROUGH THROUGHOUT THE ENTIRE
PROCESS. BUYING A HOME IS ALWAYS A
STRESSFUL EXPERIENCE, BUT HE WAS
READILY AVAILABLE TO ANSWER ANY AND
ALL QUESTIONS.”
-THOMAS RYAN REAL ESTATE CLIENT



_03

STAGE 3 -  UNDER
CONTRACT & CLOSING



YOU'VE FOUND 
"THE ONE"
NOW IT IS TIME TO
MAKE AN OFFER

S T E P  9



Before you make an offer on a house
There are three key elements that you'll
want to have in place before you make
an offer on a house.

The first is a mortgage preapproval
from at least one lender. Ideally, you
should get preapproved before you
start looking at houses. It can be time-
consuming to pull together all the
required documents, but most
importantly, a preapproval lets you
know how much house you can afford.
Having a preapproval in hand also lets
the seller know that you're serious and
provides reassurance that the deal will
close. That can be extra helpful in a
scenario where the seller is in a hurry to
move.

Second, know your market to ensure
you're making a competitive offer. This
can be based on comparable sales,
other market information from your
own research, or a comparative market
analysis provided by your real estate
agent. You'll probably want to make an
offer that's for slightly less than your
preapproval amount, which leaves
room to negotiate.

Last, verify that the down payment
required by your lender is in the bank
and ready to go. Simply having
earmarked certain assets as the funds
to buy a home (including the money
required for the earnest deposit, down
payment, closing costs, etc.) is not
enough to ensure a smooth
transaction. Having direct and
immediate access to the cash is
essential.

WRITING AN OFFER

https://www.nerdwallet.com/mortgages/mortgage-pre-approval
https://www.nerdwallet.com/mortgages/how-much-house-can-i-afford
https://www.nerdwallet.com/article/mortgages/find-your-homes-value-do-your-own-comps-in-4-steps
https://www.nerdwallet.com/blog/mortgages/payment-buy-home/


A written offer may contain these
elements, among others:

Address: The home's legal address, and
sometimes the legal property
description.
Price: Details regarding the purchase
price and terms.
Earnest money: The amount and terms
regarding the earnest money,
including its disposition upon the
acceptance of the offer.
Title: A stipulation that the seller will
provide clear title to the property.
Closing costs: Details regarding which
party will pay closing costs or other
fees, as well as how certain taxes and
expenses will be prorated between the
buyer and the seller at closing. (Some
lenders may cap the amount of seller
participation in these expenses.)
The date and time of the offer’s
expiration: In hot markets, this can be
mere hours, but in most cases, it’s one
or two days.
A projected loan closing date: This is
typically 30 to 60 days, though how
long your lender's underwriting
process takes can be the deciding
factor here.
Contingencies: Any contingencies that
the deal is subject to (more on these in
the next section).
Disclosures: Other state-required
provisions or disclosures.

Your written offer will likely include a least
a couple of standard contingencies. These
are things that need to happen before the
sale can move forward. Common
contingencies include:

Final loan approval: In other words, you
get the mortgage, often within a
specified amount of time.
Home inspection: In addition to
requiring that the property undergo a
home inspection, this contingency may
also specify how issues revealed during
the inspection will be addressed (for
example, if the seller will repair or
provide a credit at closing), or if the
inspection is for informational purposes
only.
Appraisal: Lenders generally insist on
verification of the home's value via an
appraisal, as they don't want to lend
you more than the property is worth.
Home sale: This is a less common
contingency that means the purchase
relies on the completion of another,
separate transaction. This is usually
either the sale of your current home or
the seller finding a new home.

Although you have to protect your
interests and gather enough information
to make a wise purchase, contingencies
may act as roadblocks to getting a deal
done — especially in hot markets. It’s best
for both the buyer and the seller to put
only enough stipulations in the contract to
cover the necessary bases; no more.

WHAT IS INCLUDED IN AN OFFER:

COMMON CONTINGENCIES:

https://www.nerdwallet.com/article/mortgages/what-is-title-insurance-do-you-need-it
https://www.nerdwallet.com/blog/mortgage-guide/faq/cost-to-close-mortgage
https://www.nerdwallet.com/article/mortgages/what-is-mortgage-underwriting
https://www.nerdwallet.com/blog/mortgages/buying-a-house-contingencies-disclosures/
https://www.nerdwallet.com/blog/mortgages/home-inspection/
https://www.nerdwallet.com/blog/mortgages/home-appraisal/
https://www.nerdwallet.com/article/mortgages/first-home-shoppers-can-keep-cool-head-hot-market


BUYER'S AGENT SELLER'S AGENT

WRITE INITIAL OFFER AND
SUBMIT TO SELLER'S AGENT

INITIAL OFFER IS REVIEWED,
SELLER CAN EITHER:

CONGRATS YOU'RE
UNDER CONTRACT

ACCEPT THE OFFER

COUNTER OFFER IS
REVIEWED, BUYER CAN

EITHER:

ACCEPT THE OFFER

CONGRATS YOU'RE UNDER CONTRACT

REPEAT

DECLINE THE OFFER
& COUNTER WITH
NEW TERMS

ACCEPT THE OFFER

OR

YOU CAN NEGOTIATE BACK AND FORTH AS MANY TIMES AS NEEDED UNTIL YOU
REACH AN AGREEMENT OR SOMEONE CHOOSES TO WALK AWAY.

THE OFFER PROCESS



FINALIZE YOUR MORTGAGE

S T E P  1 0

You know the property you want to buy
and how much you'll have to pay for it. Now
you'll choose a lender to get a mortgage
from (you can go with a lender that
preapproved you or start fresh with a
different one). 

Even with an online-first lender, you'll often
work closely with a loan officer to complete
the actual application.

This is a paperwork-heavy process, so get
ready to do a lot of uploading. Here's what
you're likely to need:

W-2 forms from the past two years
(possibly more, if you've changed
employers).
Pay stubs from the past 30 to 60 days.
Proof of other sources of income
(including documentation of any gift
money).
Federal income tax returns from the
past two years.
Recent bank statements (usually for the
last couple of months).
Details on long-term debts like car or
student loans.
ID and Social Security number.

Once your mortgage application is
complete, you'll go into underwriting.
During this process, the lender makes a
final decision on whether to give you the
loan — it's basically making sure there's not
anything about the deal that's just too
risky.

Underwriting includes digging deep into
your finances, so you may need to come up
with even more documents. The lender will
also look at the home you've chosen via an
appraisal and request a title search.
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FINALIZE HOME INSURANCE

S T E P  1 1

It might feel a little strange to take
out an insurance policy on a home
you don't actually own yet, but most
lenders make securing
homeowners insurance a condition
of giving you a mortgage. You'll
want enough coverage to fully
replace the home (which might not
be the same as your purchase price
or the appraised value), and typically
the policy should become effective
on your closing date.

A basic home inspection can raise
issues you might face down the
road and point out any necessary
repairs. This visual assessment
covers all aspects of the house and
its systems, from the foundation to
the roof. If you have a particular
concern, like mold or radon, you
may want to get one of the more
specialized types of home
inspections in addition to a standard
inspection.

You choose the home inspector and
pay for the home inspection. If it
uncovers problems that weren't
included in the seller's disclosures,
you may be able to negotiate with
the seller

ORDER AND ATTEND INSPECTION

S T E P  1 2

https://www.nerdwallet.com/article/insurance/understanding-homeowners-insurance
https://www.nerdwallet.com/article/mortgages/home-inspection
https://www.nerdwallet.com/article/mortgages/home-inspection
https://www.nerdwallet.com/article/mortgages/types-of-home-inspections
https://www.nerdwallet.com/article/mortgages/types-of-home-inspections


ORDER AN APPRAISAL
When your home is under contract, you
can’t move forward with the sale until
an appraisal is done on your home. 

The outcome can affect whether or not
you make it to closing and whether the
price in the offer is the price you’ll end
up with on settlement day. 

We go the extra mile during this phase
of being under contract, meeting the
appraiser at your home, and creating
an information packet that helps the
appraiser have all the information he or
she needs for a favorable outcome. 

You don’t want the appraised value of
your home to come in below the price
you’ve negotiated with the buyer, so
we have a very specific process for
making sure that doesn’t happen!

S T E P  1 3
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NEGOTIATE ANY REPAIRS OR
CREDITS WITH THE SELLER

Though some items, like prorating property taxes or HOA fees, will
already have been addressed in your offer letter, you may still have

some items to negotiate before closing.

Your ability to negotiate can hinge on what kind of market you're
facing. In a strong seller's market, it can be difficult to get

concessions, since the seller can simply go to their next offer. But if
it's an issue that will come up with any buyer — for example, a

necessary repair that will get flagged by any home inspector — you
may still have leverage.

ASKING FOR A CREDIT AT CLOSING RATHER THAN FOR THE SELLER TO
COMPLETE NEEDED REPAIRS CAN HELP KEEP THE TRANSACTION MOVING.
THE SELLER SIMPLY REBATES YOU AN AGREED-UPON AMOUNT FOR SPECIFIC
IMPROVEMENTS. THAT CAN SAVE YOU A BIT OF CASH AT CLOSING, PLUS
HANDLING THE REPAIRS YOURSELF (WHETHER DIY OR WITH A PRO) ENSURES
THE WORK WILL BE DONE TO YOUR SATISFACTION.



Declutter! Sort through every
drawer, closet, cupboard & shelf,
removing items you no longer
need or like. 

Donate or sell items that are in
good condition.

Get copies of medical records
and store them with your other
important documents

Create an inventory of anything
valuable that you plan to move

Get estimates from moving
companies

AFTER SIGNING

4 WEEKS TO MOVE

2 WEEKS TO MOVE

1 WEEK TO MOVE

Give 30 days' notice if you are
currently renting

Schedule movers/moving truck 

Buy/find packing materials

Start packing

Contact utility companies (water,
electric, cable)

Change address: mailing,
subscriptions, etc.

Minimize grocery shopping

Keep on packing

Complete final walkthrough 

Finish packing

Clean

Pack essentials for a few nights
in new home

Confirm delivery date with the
moving company. Write
directions to the new home,
along with your cell phone
number 

SCHEDULING YOUR MOVE



CLOSING DAY

In California, closing doesn’t usually happen around a table. Instead, the transaction is
completed through escrow. This is the moment ownership officially transfers, loan
documents are signed, and you receive the keys to your new home 
Most California escrows take about 30–45 days, though timelines can vary depending
on the contract and financing. During escrow, all funds and documents are held
securely by a neutral third party until every condition of the sale has been satisfied.

DAY OF CLOSING

FINAL WALK-THROUGH 

We’ll complete a final walk-through of the property within a few days of closing. This
typically takes about an hour and gives you peace of mind before ownership transfers.
During the final walk-through, we will:

Confirm the home is in the same condition as when you agreed to purchase it
Verify all agreed-upon repairs have been completed
Ensure the seller has vacated the property (unless otherwise agreed)

SIGNING YOUR CLOSING DOCUMENTS

In California, buyers typically sign loan and escrow documents in advance, either:
At a notary appointment (often at your home or office), or
Electronically, depending on your lender and escrow company

You usually will not meet the seller at any point during closing.

WHAT TO BRING (IF SIGNING IN PERSON)
Government-issued photo ID
Any required funds (usually sent via wire or cashier’s check as instructed by
escrow)

Your escrow officer will provide exact instructions ahead of time.

 RECEIVE YOUR KEYS

Congratulations! It was a lot of hard work but you are now officially homeowners!!
Time to throw a party and get to know your new neighbors!



UNDERSTANDING REAL ESTATE COMMISSIONS: 
WHAT CHANGED AND WHAT IT MEANS FOR YOU

How Real Estate Commissions Used to Work

The seller agreed to pay a total commission when listing their home.
That commission was typically split between the listing agent and the buyer’s agent.
Buyers usually did not directly negotiate or sign an agreement regarding their
agent’s compensation.
While buyers weren’t writing a separate check for their agent, the commission was
effectively built into the purchase price of the home.

What Has Changed
Here’s what’s different now:

Buyer agent commissions are no longer automatically offered or guaranteed
through the MLS.
Buyers are now required to have a written Buyer Representation Agreement in
place before touring homes.
The agreement clearly outlines:

What services your agent provides
How your agent is compensated
How long the agreement lasts



How Buyer Agent Compensation Works Now

1.Seller Pays the Buyer’s Agent
2.Some sellers still choose to offer compensation to the buyer’s agent as part of their

marketing strategy.
3.Buyer Pays the Buyer’s Agent
4.In cases where the seller does not offer compensation, the buyer may be responsible

for paying their agent, as outlined in the representation agreement.
5.Negotiated as Part of the Offer
6.Buyers can often negotiate for the seller to contribute toward buyer agent

compensation within the purchase contract.
The key takeaway: compensation is negotiable and fully transparent.

What This Means for You as a Buyer

✔ You’ll have a clear understanding of what your agent does for you
✔ You’ll know upfront how compensation works
✔ You’ll have the opportunity to ask questions and make informed decisions
✔ You’ll still receive professional guidance, negotiation expertise, and protection
throughout the transaction

The Bottom Line
While the structure has changed, the goal remains the same:

to ensure you are well-represented, fully informed, and confident every step of the way.
I’m always happy to walk you through these changes, explain your options, and help

you decide what makes the most sense for your situation.



“FANTASTIC AGENT! HIRE HIM, YOU WILL BE GLAD THAT
YOU DID.

THOMAS WAS AN EXTRAORDINARY ADVOCATE FOR ME AND
MY WIFE DURING THE BUYING PROCESS. HE HAS
EXCELLENT INSIDE KNOWLEDGE ABOUT THE MARKET AND
BUILDS FANTASTIC RAPPORT WITH SELLING AGENTS.”
-THOMAS RYAN REAL ESTATE CLIENT



909-334-2049
Thomas@ThomasRyan.RealEstate

www.ThomasRyan.Realtor
@ThomasRyanRealEstate

T H A N K  Y O U !

T H O M A S  R Y A N


