®quity | Mip

COLORADO REAL EsTATE | TLMR HOMES

Buying Your First Colorado Home

A practical guide to financing, searching, making an offer and reaching the closing table
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Your First Home Deserves a Thoughtful, Educated Approach

Buying your first home can be exciting, intimidating and surprisingly fast-moving. The process
brings together financial decisions, contract deadlines, property questions and personal priorities—
often within a fairly short window.

A strong buying experience begins with context. Before touring homes, it helps to see how
financing, contracts, inspections, appraisal, title, insurance and closing fit together. When the full
process is visible, each decision has a clearer purpose and the choices are easier to evaluate.

We look at a first purchase through five connected lenses:

+ Comfortable affordability, not simply the maximum loan approval

+ A search built around real life rather than an online wish list

+ Contract terms and deadlines, not price alone

* Property condition, ownership documents and financing

* The costs and responsibilities that continue after closing

The goal is not to remove every stressful moment. The goal is to keep uncertainty from becoming
confusion—and to make sure you never feel pressured to pretend you understand something you
do not.

PART ONE
Preparing to Buy Your First Home

The best time to understand the process is before the right house appears and decisions begin
moving quickly.

Start With a Conversation, Not a Showing

Before looking at homes, talk through what you hope to accomplish, what feels comfortable
financially and what could change during the next several years. Your first home does not have to
be your forever home, but it should work for the life you are actually living.

Questions worth asking early

O How much home can I comfortably afford—not merely qualify for?

O How much cash will I need for the down payment, closing costs, inspections and reserves?

O Which locations and property types fit my daily life?

O What happens after I write an offer?

O Which contract protections and deadlines may apply?

0 What would make me feel confident enough to move forward?

A buyer should understand the next step before being asked to take it. Questions are not an
inconvenience; they are part of the process.
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Financing Comes Before the Search

The first practical step is almost always speaking with a lender. A lender can review income, debts,
credit, available funds and loan options so you understand the price range and monthly payment
that make sense for you.

A useful lender conversation should help you understand:

+ Estimated monthly payment, including taxes, insurance and applicable HOA costs

* Likely cash needed for the down payment and closing

+ Loan programs that may fit your circumstances

* Documentation or credit matters to address early

* How a preapproval will be maintained while you search

You may interview more than one lender. Compare responsiveness, fees, loan structure,
explanations and availability—not just the advertised interest rate. At TLMR Homes, we are happy
to provide lender contacts to consider, but the lender you choose is your decision.

Build a Budget That Leaves Room for Life

The highest amount a lender will approve is not automatically the amount you should spend. A
comfortable housing payment should leave room for savings, maintenance, travel, hobbies, family
needs and the occasional surprise that comes with owning a home.

Plan for more than the down payment

Cost What it may include

Down payment The portion of the purchase price you pay rather than
finance.
Earnest money Funds delivered after contract acceptance and handled

according to the contract.

Inspections The general inspection and any optional specialty
evaluations you select.

Closing costs Lender, title, recording, prepaid, escrow and other
transaction-related charges.

Moving and setup Movers, utility setup, locks, window coverings,
appliances or immediate purchases.

Reserves Money kept available after closing for maintenance and
unexpected expenses.
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Ask your lender for current, transaction-specific estimates. Loan programs, rates, insurance costs,
property taxes and closing expenses can change, and the details matter more than a generic online
calculator.

Searching and Making an Offer

Once financing and priorities are clear, the search becomes less about seeing everything and more
about recognizing what truly fits.
Build the Search Around Real Life

Separate the things a home must provide from features you would simply enjoy. Needs affect
whether a property works. Preferences help you compare homes that already meet the essentials.

Possible needs Possible preferences

A sustainable price range An updated kitchen

Required location or commute A particular architectural style
Minimum bedroom or accessibility needs A finished basement

Parking, pet or storage requirements A larger yard or mountain view
HOA or no-HOA parameters Specific finishes

As You Tour Homes

O Look beyond paint colors, furniture and staging.

OO0 Notice layout, natural light, noise, storage, parking and the surrounding setting.

O Ask what can be changed—and what cannot reasonably be changed.

O Consider the age and apparent condition of major systems.

O Review HOA information and property-specific considerations when applicable.

O Let each showing teach you something; a useful search often becomes narrower over time.

You do not need to love a home because other buyers appear interested. Competition can create
urgency, but it should not make the decision for you.
An Offer Is More Than a Price

An offer is a proposed contract. In addition to purchase price, it may include financing terms,
earnest money, inclusions, deadlines, contingencies, closing, possession and other conditions. Two
offers at the same price can create very different obligations and risks.
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Before you sign, understand:

O The purchase price and financing structure

The earnest money amount, delivery method and deadline
Inspection, appraisal, title, HOA and loan-related provisions that apply
What personal property or fixtures are included or excluded

The proposed closing date and possession terms

O 0Oo0ooao

What happens if the seller accepts, rejects or counters the offer
O Which choices make the offer stronger—and what each choice asks you to accept
In a competitive situation, you may have choices about how aggressive to be. The goal is not simply

to win. The goal is to make an informed decision you can still live with after the excitement wears
off.

You are allowed to slow the conversation down. A contract can move quickly, but you should
understand what you are agreeing to before you sign it.

FROM THE FIELD
From Distrust to Confidence

The situation

We met with a young couple at a coffee shop after they had already had a difficult experience with
another real estate agent. They had written an offer without feeling that the process had been
properly explained. They withdrew the offer, and the husband was left wondering whether he
wanted to buy a home at all.

We began by listening

Before discussing properties, we gave them room to explain what had happened and what worried
them. Then we walked through the buying process from beginning to end. We explained that
financing came first, provided three lender options and encouraged them to interview each lender
before choosing the person who felt right.

The search had a foundation

Once they understood their purchasing position, we created a personalized search and toured
approximately eight homes. They found a ranch-style home they loved and decided to write an
offer.

This time felt different

The transaction included seller negotiations and a property issue that required attention and
mitigation. The buyers could ask questions, understand their choices and work through each
decision without feeling pushed.

The outcome

The most meaningful change was the husband’s confidence. He began with very little trust in
Realtors® and real uncertainty about buying. As he understood what was happening and why, he
began to relax—and even enjoy the process despite its normal stresses.
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What This Experience Teaches

First-time buyers do not need pressure. They need information, choices and enough time to make
decisions they understand.

PART THREE
From Contract to Closing

Once the seller accepts an offer, the transaction becomes deadline-driven. Your real estate agents,
lender, title company, inspector and other professionals each have a role, but the decisions remain
yours.

Typical Transaction Milestones
* 1. Deliver earnest money as required by the contract.

. Complete the inspections and additional evaluations you choose.
+ 3. Review the findings and decide how to proceed under the contract.

. Work through any negotiated repairs, credits or other resolution.

. Continue loan underwriting and promptly provide requested documents.
. Review title information and HOA documents when applicable.

. Obtain homeowner's insurance.

0o N o ol M WN

. Complete appraisal and final loan requirements when applicable.

* 9. Review final closing information and prepare funds safely.

+ 10. Perform the final walk-through.

+ 11. Sign closing documents and receive possession according to the contract.

The order, requirements and deadlines vary by contract, property and financing. A good process
includes a shared calendar and clear communication about what is due, who is handling it and what
decision may be required from you.

Inspection Is Information Before Decisions

A home inspection helps you learn about the property's condition. No house is perfect, including
new construction. The purpose is not to produce a list of every cosmetic flaw. It is to understand the
home well enough to make an informed decision within the rights and deadlines of your contract.
Depending on the property, buyers may consider:

* General home inspection

* Radon testing

+ Sewer scope

* Roof or HVAC evaluation

* Mold or environmental testing when indicated

* Well and septic evaluations when applicable

* Specialist review of a specific concern
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Possible responses may include moving forward as-is, requesting repairs or corrective work,
seeking a credit or another negotiated solution, obtaining specialist information, or exercising a
contractual right when the property is no longer acceptable. The available choices depend on the
contract and circumstances.

An inspection is not a pass-or-fail test. It gives you information; the decision is what that
information means for you.

Title, HOA and Property Documents

The physical home is only part of the purchase. Title documents address ownership and recorded
matters affecting the property. HOA documents, when applicable, may include declarations, rules,
budgets, insurance information and other materials. Review them by the applicable deadlines and
ask questions about anything that could affect your intended use, ownership costs or
responsibilities.

Appraisal, Lending and the Final Stretch

While inspections and document reviews are happening, your loan continues through underwriting.
Your lender may request updated statements, pay information, explanations, insurance details or
other documentation. Prompt responses help keep the transaction moving.

Protect your financing

O Do not open new credit accounts without speaking with your lender.

O Do not finance furniture, appliances or a vehicle before closing without lender approval.

O Discuss large deposits, transfers, job changes or compensation changes with your lender.

O Keep sufficient funds available for closing and reserves.

O Continue making all payments on time.

What the Appraisal Does

When required by the lender, an appraisal is an independent opinion of value used in the loan
process. The appraiser evaluates the property and relevant market information. Based on the value
assigned by an appraiser, the lender can finance a loan up to the appraised value of the property.
An appraisal is not a home inspection and does not replace your responsibility to evaluate
condition.

Before You Close

O Review final lender and title information.

O Confirm wiring instructions directly with the title company using a trusted phone number.
O Arrange homeowner’s insurance and utility transfers.

O Complete the final walk-through.

O Bring the required identification and follow the title company’s instructions.

O Confirm when possession will occur; closing and possession are not always the same moment.
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Frequently Asked Questions

Do | need 20 percent down?

Not necessarily. Loan programs have different down-payment requirements. A lender can explain
the options currently available and the complete cost of each structure.

Should | wait until interest rates come down?

Rates matter, but so do prices, inventory, your timing and your ability to afford the payment. The
better question is whether buying makes sense for your circumstances now.

Do | have to use the lender my REALTOR® recommends?

No. You choose your lender. Recommendations are a useful starting point for interviews, not a
requirement.

How many homes should | see?

There is no correct number. Some buyers recognize the right fit quickly; others need more
showings to understand their priorities.

What if the inspection finds a problem?

You review the information, the contract and the available options, then decide how to proceed. Not
every condition calls for the same response.

Can | cancel after making an offer?

Your rights depend on the contract, deadlines and circumstances. This is why it is important to
understand the offer before signing and to communicate quickly when concerns arise.

Is the earnest money an extra cost?

Earnest money is handled according to the contract and is generally applied within the transaction
if you close. Its treatment can change if the contract terminates, so deadlines and contract terms
matter.

What if the appraisal is lower than the contract price?

The available paths depend on the contract and financing. They may include reviewing the
valuation, negotiating, bringing additional funds, restructuring the transaction or exercising an
applicable contractual right.

What if | feel overwhelmed?

Let us know! A good buying process makes room for questions, repeated explanations and
thoughtful decisions. You should never have to hide confusion to keep the transaction moving.
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PRINTABLE CHECKLIST

Questions and Steps Before You Commit

O

I have spoken with a lender and understand a comfortable monthly payment.
I understand the estimated cash needed for the down payment and closing.

I have chosen a lender who explains the process and communicates well.

I have identified my home-search needs and preferences.

[ understand the main terms of an offer before I sign.

[ understand earnest money and the importance of contract deadlines.

I know which inspections or specialty evaluations I may want to consider.

I understand that inspection findings require decisions—not panic.

OoOoo0oooooQ

I know not to make major credit, employment or financial changes without speaking with my
lender.

O I have budgeted for moving, initial expenses and emergency reserves.
O Iknow I can ask questions at every stage.

O I have agents who will explain the process rather than rush me through it.

Keep These Documents Handy

* Preapproval letter and lender contact information

+ Signed contract, counterproposals and amendments
* Inspection reports and related resolution documents
+ Title and HOA materials when applicable

* Insurance information

+ Closing disclosure and title company instructions

My Questions and Next Steps
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YOUR ROADMAP

From First Conversation to Front Door

PREPARE

01 Learn Meet with your agents and understand the process.

02 Finance Interview lenders, review the budget and obtain preapproval when appropriate.
03 Search Tour homes that fit the goals you have defined.

CHOOSE
04 Offer Review price, terms, deadlines and risks before signing.
05 Contract Track earnest money and every applicable deadline.

COMPLETE

06 Inspect Learn about the property and decide how to respond.

07 Review Evaluate title and HOA materials when applicable.

08 Loan and Appraisal Complete underwriting and lender requirements.

09 Prepare Arrange insurance, utilities, funds and moving details.

10 Walk Through Confirm the property’s condition before closing.

11 Close Sign, complete funding and receive possession according to the contract.

The Goal Is Confidence, Not Perfection

Your first purchase is both a real estate decision and a learning experience. You may still feel
nervous when you write an offer, wait for inspection results or sign the final documents. Confidence
does not mean knowing everything. It means understanding what is happening, knowing your
choices and having trusted people who will help you think through them.

At TLMR Homes, both of us stay involved throughout the transaction. That gives our clients two
experienced agents, consistent coverage and another thoughtful perspective when a decision
deserves more conversation.

If you are considering your first home in Northern Colorado, we can help you understand the full
process, connect with qualified professionals, build a search around your life and move forward at a
pace that keeps you informed.

Buying Your First Home

The right beginning is not a showing. It is a conversation.

Teresa Lomax, REALTOR® ¢« Marie Raines, REALTOR®
TLMR Homes Powered by Equity Colorado Real Estate
Serving Boulder, Larimer and Western Weld Counties
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Important Information

This guide is for educational purposes only. It is not legal, tax, financial, lending, inspection, title, insurance
or other professional advice. Real estate contracts, market conditions, loan programs, property conditions,

costs and timelines vary. Buyers should verify material information and consult the appropriate qualified
professionals for advice specific to their circumstances.
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