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Session #7:  Agreements for Sale, Vendor Take 

Back Mortgages, and Title 
 

  

 

Agreements for Sale 
 

Agreements for Sale are very useful.  I have used them in Alberta and 

Saskatchewan.  They are also used frequently in B.C.     And guess where there is a 

HUGE opportunity to buy from Motivated Sellers right now?!??  That’s 

right…Alberta and Saskatchewan due to the changes in the economic climates 

there.  And there is no reason you can’t do business in Alberta and Saskatchewan 

although some of you don’t live there.  So we might as well go over it.  Because 

you’ll have this in your  “tool kit” in the event that you need it.   

 

 

 
 

There is different terminology depending on the province in which you live.  And it 

all comes down to what gets registered on Title.  In Alberta and Saskatchewan, An 

Agreement for Sale will be registered in Title as a “Purchasers Interest”   and a 

“Right to Purchase” can be registered on title in BC.  So obviously it is a matter of 

your REGION as to what is allowed/ not allowed.   
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Alberta 

 

 
British Columbia 

 

 
Saskatchewan 

 

Agreements for Sale are extremely useful when there is existing financing in Place 

and it is determined that a Lease Option is not the best way to go forward. The 

original paperwork is handled differently depending on where you live.  In B.C., it 

is written as a Clause, a condition, an Addendum in the real estate purchase 

Contract.  There are two possibilities.  Here is the online Link to view the clauses:  

http://www.recbc.ca/psm/agreement-for-sale-right-to-purchase/.  
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 One is a Clause that talks about existing financing being in place.   

 

 
 

The other Clause is where there is no financing in place.  This would be the case if 

someone had no Debt on the property.  I’ll tell you right now, I haven’t met too 

many motivated Sellers who didn’t have financing already on their property.  In 

fact, one of the main reasons Motivates Sellers are Motivated is BECAUSE there 

is financing and they are struggling making it work  
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British Columbia Addendum Example. 

 

 

 
 

  

 

 

 

In Alberta, an agreement for sale is an option in the Alberta Contract. SHOW 

difference.  When you prepare an agreement for Sale, you are basically instructing 
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the Lawyer on what to prepare.  An Agreement for Sale is very similar to the Seller 

Acting as the Bank.  So you have to make the terms of the Agreement much like a 

Loan Agreement.   
 

 
 

Basically the Seller is acting as the bank for YOU. 

 

 
 

Now here is where some math comes in.  And I know I say over and over and over 

again throughout this course that Knowing Financing will give you a distinct 

advantage when it comes to Investing in Real Estate.  I’m going try to make this a 

Simple as Possible for you. 

 

Now, from the Motivated Seller Worksheet:   You will know the numbers, the 

balance of the mortgage, the term, the amortization, the rate, the value of the 

property, and what it will rent for.  So you should know by now that this is a deal 
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that you want to pursue.  You should also know by now whether or not the Seller is 

willing to let you take over the property.  At this point, you decide whether or not 

to use a Lease plus option agreement or an Agreement for Sale. 

 

This is where I find the Fiscal Agents Calculator extremely handy.   OPEN web 

pages!  I’ll have this link on the webpage.  I recommend you save it in your 

browser. 

 

 
 

 

Here is the Link:   http://www.fiscalagents.com/toolbox/index.shtml#tb4 

 

 

One really simple way to make an Agreement for Sale work is to “line the numbers 

up”.  If there the financing in place is as follows:  Balance of 100,000, term 3 

years, rate 3.5 percent, payment of $526 with an amortization of 23 years, you can 

just write the same exact terms for purchasing the property 
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This will ensure that you are paying the Seller enough to cover their Costs for 

financing and also ensure that when you get your own financing, that it will pay off 

the Mortgage that is in Place at the time of final Purchase. 

 

Now that was an example of helping someone who is selling “Break Even”.  And it 

is the best thing to do especially if a property is severely overleveraged. Since none 

of us have a crystal ball, you could enter into a 5 year term where there is no 

increase in value for all 5 years or worse a DECREASE in value.  But in a lot of 

cases, there will be some equity created by paying the loan off over time.  A great 

way to Create a Win Win situation (and to persuade someone to sell their house 

“No money down or low money down” to you, would be to help them make some 

money at the end of the term. 
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You could offer more for the property than what is owing on it.  Sometimes, a 

property might have $5 or even  $10 thousand dollars of equity in it.  Maybe the 

sellers just can’t afford to pay anything to a realtor.  9 times out of 10, that is what 

you are dealing with in a Motivated Seller situation. Anyway, if you offer $105,000 

then here is how the numbers will work: 

 

 
 

  Again, I put the numbers into the Fiscal Agents Calculator.  As you can see below 

the amount owing at the end of the term is $95,000 and change.  You can also see 

that since YOU pay the seller $553 and their payment is $526, they will cash flow 

about $25 per month.  And this is no matter what- whether the property is rented or 

vacant- because the Seller is basically acting as the bank for you!.  So they cash 

flow $25 per month.  Let’s say over 3 years- that’s $900 of cash flow.  And $4500 
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at the end of the term in the difference between what you owe them and what they 

owe the bank.  So a net profit for the Seller of about $5400. 

 

Again, if you buy it for $5,000 more with the same term, same rate, this will enable 

the seller to make some cash flow AND a little bit of equity at the end of the term.  

It might be an easier “pill to swallow” PLUS they might be more likely to agree to 

the terms especially if they feel confident they can end up with some money at the 

end of the TERM and get their needs met at the same time. 

 

  

****Street Smart Tip *** Be sure to Confirm with the Sellers Lender (the 

Bank) the balance of the mortgage balance at the end of the term.   The best 

resource to have is a current mortgage statement.   But still confirm with the 

lender! 

This is how a Lease plus Option and an Agreement for sale stack up against each 

other.  I’ll let you know, I have done both.  I do more and more Lease Options 

these days.  And honestly it depends on which side of the deal I am on.  If I am on 

the buying side, I am more secure with an Agreement for Sale.  However, I always 

make sure I am secure- no matter what. In other words I am always on Title.  If I 

am the buyer, and I decide (for whatever reason) to stop making payments, the 

Seller has to foreclose on me- which can cost up to (and sometimes more than) 

$30,000 in legal fees.  I sold a property as an agreement for Sale and had a tough 

time finding my buyer after she left the house. It all worked out. But it could have 

been a nightmare.  With a Lease Option- If the buyer decides to stop making 

payments to the Seller- they can immediately start legal action. The deal can revert 

to the Local Landlord Tenancy act and the Seller can start evicting the Buyer.   
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Both are effective ways to purchase property without qualifying for financing.

 

When I did  my first house as an agreement for Sale, I had to have a lawyer take 

me by the hand and explain it and walk me through it.  In fact- it was through HIM 

that I learned about Agreements for Sale in the first place- he preferred them to 

Lease Options.  Anyway!  He was pretty darn patient with me which was great.  

Now everyone is different- including lawyers. Some will be patient and walk you 

through the process.  Just keep in mind that if it takes more time for them to do 

this, it will cost more.  WHICH is okay!  The next time you do it, it won’t take as 

much time because you will have already done it once.  Just like riding a bike.  

 

 
 

A word of Caution, though.  And I talked about this in Session #7… There are 

lawyers who can think outside the box and there are lawyers who will be so bold as 

to say “That can’t be done”.  And believe me, I have come across them.  I set up a 

deal and wanted to do an Agreement for Sale.  I decided to use the same lawyer 
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here in Kelowna who helped me buy my house here.  I was doing a creative deal 

and explained that I wanted to do an Agreement for Sale.  She told me it couldn’t 

be done- that there was no such thing.  She WAS however, familiar with a Lease 

Option however.. So that is the direction we took with this particular deal.  Once 

we had it complete, I  went on to do ANOTHER similar deal only I tried a different 

lawyer who was a referral from a local Realtor.  He explained to me that I totally 

can do Agreements for Sale here in BC.  So remember- I’ll say it again.  If 

something doesn’t sit quite right with you, get a second or even 3
rd

 opinion. 

 

Now keep in mind that again that the Lawyer will prepare his or her own version 

of paperwork- Just like the Option to Purchase. The lawyer will prepare the 

Agreement for Sale.  You still need to review it and make sure it has everything in 

there that you have specified.  And if something doesn’t make sense- make sure 

you ask the lawyer to explain. It is always better to pay a little more in legal fees 

than to have paperwork that will eventually cause problems. 

 

Vendor Take Back Mortgage (aka VTB, aka Seller Financing) 

Vendor Take back mortgage can happen from time to time.  This is where the 

Buyer purchases a property and the Seller Provides a first or Second Mortgage on 

the Property.  A VTB can also be done in the case where the Seller wants to Be the 

bank.  This would be a case where the Seller doesn’t have a Mortgage on the 

Property already.  Most Sellers in these types of situations are Not Motivated.  

They have a tremendous amount of Equity in their property, and are likely not 

pressured by the stresses of having to make mortgage payments.  A Vendor Take 

back Mortgage is called Seller Financing in an Alberta Real Estate Purchase 

contract. 
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Alberta Contract 

 

 

  
Alberta Contract 
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B.C. Addendum 

 

In this case, very similar to the Agreement for Sale, the Terms have to be laid out.  

So there needs to be a Term, likely an amortization, likely a Rate.  A Mortgage or 

loan agreement needs to be prepared.  Again, you can have a Real Estate Purchase 

contract.  But what you need to specify to the Lawyer is that this is a Vendor Take 

Back Mortgage.  All the terms must be described in writing so that the Lawyer can 

prepare the Mortgage Documents.  The Buyer Then signs the mortgage Documents 

and the Title of the property is then signed over the Buyer.  The buyer becomes the 

registered title owner of the property and the Seller (the Vendor) is basically the 

Bank).  The main issue that can arise is if the Buyer stops making payments, then 

the Vendor would have to foreclose to get the property back in his or her name.  

Foreclosure is VERY expensive $30,000 or more depending on how much time 

lawyers spend on it.  It is most often used with people who are in a close, trusted 

relationship, a family member such as a Son purchasing a Farm from his Dad to 

take over the business.  And in some cases, it is used as a way to reduce Capital 

Gains Tax.  In the case where a person purchases a rental property for $30,000 

(such as West Vancouver), has owned the property for 30 years and now it is worth 

$800,000.00.  The seller could do a Vendor Take back mortgage in order to reduce 

their capital gains tax burden.  That is definitely a question for a lawyer!! 
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THIS Agreement for Sale should always be registered on Title.. Always.  

Otherwise you really have nothing.  Anything can happen to the property without 

your knowledge if the Option is not registered.  The Seller can sell it to someone 

else, a second mortgage could be put on the property without you knowing which 

could wipe out your equity.  So many things can happen. So make sure when you 

do an Agreement for Sale that you make sure it is registered on title. 

A lot of people don’t do this.  An alarming amount of people.  People buying and 

selling $5, $6,$700,000 homes.  I find that really risky.  And I don’t agree with it. 

But to each their own.  Now I am going to talk about Title for a bit.  Title is your 

Security.  The Title of a property is what gives a person or a lender Security.  When 

your name is attached to the Title of a property that assures that nothing can 

happen to the property without your consent or without it affecting you.  As I have 

mentioned before, it is typically Lot Block Plan and in the case of Condos- it is a 

Condo plan with a Unit or a Strata Plan with a Strata Lot.  Here are examples of 

Title: 
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 I have made sure that the names of the owners and property numbers are covered 

for confidentiality.  Here is a Title with no Debt on it.   
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One thing you should notice about this title is that it has a city Easement.  This 

easement is a small lot directly adjacent to the house.  It had been used in the past 

for a small playground. The playground had since been removed because it became 

unsafe.  This easement also has a bike path connecting two different 

neighbourhoods.  Here’s the thing- the easement is attached to this title.  So it is 

kind of like “extra Land”.  The owners told me that the neighbour across the street 

was actually able to buy the Easement in order to make his house bigger.  So you 

want to know what you are getting!   

 

 

Here is a title with a mortgage on it.   
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And here is a title with multiple charges on it.  It has the title owner, as well as 2 

Caveats on the property.   

 
 

 

 

 

Whenever you are doing a real estate transaction, the sooner you know what is on 

title the better.  For Example, I purchased a property from a man who was super 

motivated, struggling with debt.  He had a lot of personal problems and just wanted 

to be able to walk away from the property.  Well, his wife had passed away WHILE 

he lived in the house.  So guess what??  She was on Title. And it sounds kind of 

creepy, but I actually had to get a Death certificate from him in order to do the 

deal.  Otherwise, I would have never had control of Title.  Another Story, I bought 

an apartment building that had the same owner for 30 years.  Well there was a 30 

year old mortgage still on the title of the property from a Bank that was no longer 

in business. It took over 6 months for us to clear up title- during which time the 

Market Fell off a cliff and we found ourselves really in a tough situation.  So pay 

attention to title.  You want to look for the following: 
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The Title owner- sometimes the title owner will have the same address, sometimes 

it will have a different address as in the case of a revenue property 

 

Date on title:  If the date is not current, you want to make sure and have a current 

search.  Anything can happen to a title even in a single day.  Make sure it is 

current. 

 

You want to look for Easements.  

You also want to look for Charges and  Liens on the property- these can include 

mortgages, Judgements from Canada Revenue, divorce settlements, builder’s liens, 

all kinds of things. 

 

You want to see how many Lots the property has.  In the case of the guy I told you 

about before, I ended up getting two Lots for the price of one.  Of course, the 

original home was built in the middle of the two lots, so it wasn’t useful to me.  

But the next guy who bought it tore down the House and built a duplex. 

 

       
 

   Then      Today 
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EXAMPLE Property Deal 
 

 
 

Here is an example of a deal I did a while ago.  This was a single family home. A 

“rookie” in investor had purchased it after attending a weekend seminar and had 

met me at a Networking event.  He told me he needed help. I got all the details 

from the Motivated Seller Worksheet.  It was a 5 bed, 3 bath, nice house, built in 

1990.  1200 square feet- so not huge but not the smallest house I have ever seen.  

He told me he had purchased it 6 months before and hadn’t found a buyer to “flip 

it” since.   
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This property was easy to rent in a town with very little vacancy.  A very popular 

town.  That said, we did experience some vacancy and repairs. So it cost us about 

$4,000 over time.  Overall, it was an easy property. 
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I was able to calculate ahead of time how much the debt would be paid down over 

5 years by using an amortization Calculator 

 

 
 

Now this is the fun part.  Again, I was taking a bit of a risk.  I was hoping that the 

value of the property would increase.  And it did.  It went up in value to $350,000 

which is what I sold it for.  So to summarize the Profit- I bought it for $320,000 

and I sold it for $350,000 for a profit of $30,000.00 
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To Summarize: 

 

 
 

 

 

 

So I went in with not a lot of risk. But prepared to take some risk in the case that it 

didn’t rent right away.  The cash flow was great.  I needed to make sure it would 

work though by analyzing the numbers and doing my market research.  Then I was 

extremely fortunate to have only a couple months of vacancy throughout this deal. 

Principle reduction was THE key to knowing if this deal would work.  I was able 

to use time to my advantage in order to pay the loan down.  And I knew exactly 

how much it would be paid down because I was able to calculate those numbers 

ahead of time.  Profit- well that was just luck. The stayed flat for the first 2 years 

then surged over 3 years. Either way I was not taking a great risk, I didn’t have to 

qualify for financing.  It turned out really well.  Overall it was a win for everyone. 
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The Seller was happy. He was able to walk away.  The bank was happy, they made 

their money.  My tenants got a nice place to live. And I ended up making a few 

bucks.  It was a lot of fun.    

 

 

 

 
 

Now again, there was A LOT covered here today.  And these concepts can be 

intimidating.  Keep in mind I was in your shoes once where I didn’t know a real 

estate contract from a Title.  You’re doing great! 

 

 
 

See you all Next Week! 
 

 


