Letter of Intent To Purchase (L.O.I.) Please Print the Following Clearly, Completely & Fax to the Listing Agent Directly

I/We ____________________________
intend to purchase the property

located at_____________________________________________.

This letter of intent is to be used for negotiating purposes only. Once items below have been agreed upon, a formal purchase and sale contract will be prepared and executed by all parties. Buyer has reviewed and agrees to contents of Specific Addendum as attached to MLS.

Question: Why do we need to submit a Letter of Intent, why can't we submit a full contract? Answer: Sellers have several properties and are getting numerous offers on each property at any given day. They have them priced very very competitively & have been overwhelmed at times with different offers. To get an answer back QUICKLY you need to use this L.O.I.( Letter of Intent).

Realtor Information:
PLEASE PRINT

Agent Full Name: ________________Brokerage
Co.:____________________

Cell Phone:___________________Office
Phone:_______________
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Email:_______________________________________________

Offer Information:
PLEASE PRINT

Purchase Price: ___________
Binder Amount:____________

[image: image2.png]



Financing Type: ___________(Attach
Proof of funds/Pre -Qual Letter)

Earliest Closing Date: ______________
Latest Closing Date:_____________

Does the Buyer need any closing costs paid? _________________________
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If yes, how much?________________________________________________

Any Other Contingencies:___________________________________________

______________________________________________________________

_______________________________________________________________

Buyers hereby approve this document and allow for Sellers, and sellers agents to contact bank/or funding source/lender to verify proof of funds/and loan status at any time up until property closes.

________________________________
____________________________
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Buyer #1 Signature
Buyer #2 Signature

_______________________________

Buyer's Agent Signature

ver 4.95 April 2010

ADDENDUM TO PURCHASE AND SALE AGREEMENT

"Special Additional Terms"

Seller: ________________________________________________________________________________________,

Buyer: ________________________________________________________________________________________

Property Address: ______________________________________________________________________________

Date of [Residential Purchase Agreement]:__________________________________________________________

In the event there is any conflict between the provisions of this Addendum and the Agreement, the provisions of this Addendum will control.

NOW THEREFORE , in consideration of the premises and of the mutual covenants and undertakings herein contained, and other good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the parties hereto agree as follows:

1. Property is In a Pre-Foreclosure Process: The Property is in the pre-foreclosure process with respect to the current owner of record ("Owner"). The mortgages and liens on the title are being negotiated either by a Seller or Third-party negotiator. The third party negotiator is working directly with the current lienholder(s). Both the Buyer and the

Buyer's representative both agree that they will not attempt to contact the owner or either of the current lien holders as this could negatively impact the negotiations . The closing of this transaction is contingent upon Seller receiving approval and settlement of all mortgage and lien discounts in writing by the lien holders that are satisfactory to the Seller. The Seller is purchasing the property at a price less than the purchase price under the sale agreement to which this Addendum is attached with the intention of making a significant profit in this transaction.

2. Choice of Closing Office: This Sale Agreement is also contingent upon the underlying short sale closing to the satisfaction of the current Owner. Therefore, the Closing Agent/Escrow Holder identified in the Sale Agreement must be the same as the Closing Agent/Escrow Holder handling the short sale and the title insurance company identified in the Sale Agreement must be the same as the title insurance company handling the short sale. This provision may be subject to changing the Closing Agent/Escrow Holder and/or title insurance company at Seller’s request during the term of the escrow, with which Buyer agrees to amend so long as Buyer’s costs are not increased as a result of the change(s). The earnest money shall be held in the trust/escrow account of Closing Agent/Escrow Holder (and transferred to the subsequent Closing Agent/Escrow Holder if changed). The closing office and title insurance shall be handled by Advantage Title Corporation, 727-497-9499 or any of its affiliated companies or by any choice of sellers.

3. Time For Final Acceptance from Lender & Closing Time frame: The dates contained in the Agreement are subject to change, including but not limited to closing date and inspection period, but shall be made only in writing, signed by both Buyer and Seller. UPON NOTIFICATION OF FINAL APPROVAL OF SHORT SALE OFFER THE

BUYER SHALL BE GIVEN 21 DAYS TO CLOSE. IF BUYER FAILS TO MEET THIS DEADLINE, BUYER MUST USE MORTGAGE BROKER REQUIRED BY SELLER. Seller(s) cannot guarantee how long the process takes because it is up to the lender(s). The decision is up to the lender, however sellers are constantly in contact with short sale lender(s) and effectively push deals through faster than most short sales on the market. If requested by buyer(s) or buyer(s) lender for approval letter, either a letter from the closing office will affirm approval and clear title, or approval letter with borrower's name, account number, & approval amount blanked out.

4. Property Being Sold AS-IS, WHERE -IS: Buyer hereby acknowledges that the Property is being sold in AS-IS and WHERE -IS condition; and that Buyer acknowledges and agrees to have an open opportunity to inspect the Property for 20 days (the Inspection Period) after the Contract Date. During the Inspection Period, Buyer may terminate this Agreement for any reason whatsoever with written notice delivered to Seller by the end of business on the 20th day, provided it is not a Sunday, then the date shall be the end of business Monday. Buyer hereby acknowledges that if he/ she choose to move forward with the transaction, the decision is based solely on its own investigation of the Property and not the representations of any person, including Listing Agent, Seller and/ or Trustee. Buyers can not assign the contract. Buyers acknowledges that seller(s) have never occupied the property and, therefore, makes no representations or warranties as to its condition, and is exempt from providing a seller's disclosure and property is being sold "AS -IS."

Buyer's Initials (______)
(______)

Seller's Initials (______)
(______)

ver 4.95 April 2010

5. No Warranties or Representations Express or Implied: Seller hereby discloses that the Trustee &/or Owner/Seller of the Property are licensed real estate agent(s).make no warranties & or representations, express or implied, as to the condition of the property or the presence of any hazardous substances, including but not limited to zoning, code violations, mold, structural defects etc.

6. Binder Deposit: The Binder Deposit (the Binder Deposit) shall be, at minimum, 3% of Sales Price or $3,000.00, whichever is greater. The Binder Deposit becomes NON -REFUNDABLE, but remains applicable towards the purchase price, after the expiration of the Inspection Period (or 21 days from the Contract Date of the Agreement). If Buyer terminates this Agreement in accordance with the rights pursuant to the Agreement or Addendum, prior to the end of business (5:00 PM EST) on the 20th day from the Contract Date, the Binder Deposit shall be immediately returned to Purchaser, and no party hereto shall have any further obligations under this Agreement, except for the payment of any and all expenses incurred by Buyer during the Inspection Period (appraisal, inspection, survey, etc.).

7. Closing Costs: Seller shall pay for the following: Deed stamps; Owners Title insurance Policy; Settlement and/ or Closing agent fees; and Real Estate Brokerage/ Commission Fee.

8. Termination of Agreement: If after 75 days from the Contract Date, the Buyer has not received written approval from the lien holder, then this Agreement shall automatically terminate and the parties shall be released of their duties and obligations set forth under this Agreement, except for the payment of any due diligence expenses. The parties may mutually agree to extend this Agreement in a document signed by both parties. Upon such termination the Binder Deposit shall be immediately returned to Buyer, less any costs to be paid for due diligence.

9. MLS Status: The parties understand that the amount of time necessary to negotiate a reduction in payoff in amounts from each secure lien holder is unknown and the closing, possession and title transfer dates stated in the original purchase and sale agreement may require an extension of time. Further, the Buyer acknowledges that due to the time involved in negotiating short sales that back-up offers may be taken, in subsequent positions to this offer in case the Buyer cannot or does not satisfy contingencies in a timely matter to avoid the foreclosure currently being conducted. Due to the timeline of the foreclosure process, the Property listing will show as “active” or “pending” in the MLS for back up offers (subject to MLS rules). Back up offers can be taken, in subsequent position to this offer, in case Buyer cannot, or does not, satisfy contingencies in a timely manner to avoid the foreclosure. Property will be kept “active” or “pending” on the MLS until all contingencies are removed, including but not limited to current lienholder(s) written approvals and Buyer's lender’s unconditional written approval. Also should sellers choose to temporarily "withdraw" the listing, all agreements and addendums shall still be in force.

10. Buyer(s) Acknowledgment of Short Sale Approval Contingency: The Seller(s) hereby represents and the Buyer hereby acknowledges that the Property is being sold as a Short Sale transaction; and, consequently, shall be subject to lien holder(s) approval of the purchase price, HUD-1 Settlement Statement, and any other terms required by the lender(s). This contract is contingent upon seller receiving satisfactory short sale approval within 120 days from contract date.

11. Prior Offer Sent: There is another offer sent in earlier on this property by the seller(s) to help expedite the Short Sale process, and help to try to reduce the selling price. Majority of the time seller(s) can ensure a full 3% commission to the selling agent instead of a discounted commission from the Short Sale Lender. This process also allows the seller(s) in some cases to pay for minor repairs, pay for some things like home warranties, surveys, & additional closing costs that the lender won't normally want to approve on short sale closings.
12. Property is a Resale: This property is a resale, either the property has had a notice of purchase and sales agreement recorded for the prior offer, or the property has been placed in a Trust & Buyer(s) should verify with their lender/mortgage broker if they require proper seasoning. Buyers should have their mortgage broker check the recorded date on deed & execution date on the deed if seasoning is required.
13. Possession and keys will not be given to Buyer until Closing and funding are complete. It is strongly recommended that Buyer have the Property re-keyed after Closing. Due to the involvement of many persons (owner of record, seller, listing facilitator, lender(s), lender(s) representatives, etc.) it may be possible that there are usable keys that are not available to Seller for delivery at Closing.

Buyer's Initials (______)
(______)

Seller's Initials (______)
(______)
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14. Buyer is responsible for transferring all utilities to Buyer immediately on Closing . Most utility companies have 24/7 telephone or Internet service. Buyer should arrange for meter readings prior to Closing. Seller, listing facilitator/company, third party negotiator, Closing Agent/Escrow Holder and current lienholder(s) are not responsible for any penalties or fees that accrue due to Buyer’s delays. Seller reserves the right to bill Buyer’s representative (real estate agent) if Seller, Seller's facilitator or utility company is unable to contact Buyer. If billed, the Buyer's representative agrees to pay and, therefore, have to seek collection from their Buyer. To avoid these costs, Buyer should timely transfer all utilities.

13) Inspections Time frame: Buyer(s) should order all their inspections that they need as soon as acceptance of their offer from the seller, so that they can know early on if they want to move forward with this purchase. The addendum to Purchase & Sales Agreement allows Buyer(s) 20 days from this "Contract Date" to do any and all the inspections they need. Buyer(s) have a right to back out for any reason during these 20 days, but after that period, Buyer(s) binder becomes non-refundable. The reason this addendum was setup like this is that it will allow for the seller to do possible minor repairs to help buyer(s) qualify for their new loan, if necessary. This needs to be known up front by the seller, and not 30-60 days later when the lender approves the short sale because the approvals are typically only for 20-30 days.

14. Accommodating Repairs: Seller, in some cases, will do repairs (including WDO repairs) to accommodate the buyer and they will be done on the seller's dime, however for any repairs requested by the buyer, dollar for dollar will have to be matched and deposited into escrow at closing office as non-refundable and separate and apart from the binder in order for the seller to pay for the repairs if buyers do not close.

15. Seller(s) Right to Verify Buyer's Funding Ability: Buyer(s) gives full rights to Seller/and or Listing Agent, the right to contact the buyer's Funding Source for verification of ability to close or Mortgage Broker/Loan Officer at any time up until property closes. Buyer(s) to provide full proof of funds/or Qualification Letter of New Loan, to be replaced by Commitment Letter by their lender. Buyers give sellers, and seller' agent full right to contact their mortgage broker, lender, or funding source for verification and update of the loan process up until closing.

Buyer's Current Mortgage Broker/Loan Officer Contact Information:

Full Name ______________________________  Company: ______________________________

Telephone_ _____________________________  Email:
______________________________

16. All Non -Cash Buyers Must Pre-Qualify with Sellers Mortgage Broker: Because the Short Sale is a complicated and difficult process requiring many many hours of negotiations with lenders and lien holders, Sellers require ALL NON CASH Buyers to get another independent Pre-Qualification with sellers own Mortgage

Broker within 5 days of contract date . This doesn't mean that two mortgage brokers will be doing the loan, this simply means that there will be a second option, which may be better for the buyers but ultimately whom the buyers use to do the loan is up to the buyers. Seller reserves the right to require Buyer(s) use their own Mortgage Company if buyers fail to close on first closing deadline.

	
	Independent Mortgage Broker/Loan Officer Contact Information:

	
	Full Name: Kristine Kennedy   Company: Watson Mortgage
	Telephone:  904-421-6969

	.
	Email: kkennedy@watsonmortgagecorp.com   Website:  www.applywithkristine.com

	
	
	
	
	


17. Further Addenda May Be Necessary: Due to the special circumstances of this sale, Buyer and Seller agree to execute all further addenda, amendments and instructions that may arise as necessary or reasonable to complete this sale.

IN WITNESS WHEREOF, the parties Agree to the above terms of this Addendum.

	______________________
	_________
	______________________
	_________

	Seller #1
	Date
	Seller #2
	Date

	______________________
	_________
	______________________
	_________

	Buyer #1
	Date
	Buyer #2
	Date

	______________________
	_________
	
	

	Buyer's Broker (By Agent)
	Date
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