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Buyer's guide
Whether you’re a first-time buyer or a seasoned expert, our team

makes the entire buying process streamlined through clear,
consistent communication. With us, clients have an entire
experienced team on their side; as well as, trusted lenders,

knowledgeable home inspectors, and local title experts. All clients
will be armed with the best tools to become a homebuyer, and

feel confidently informed every step of the way!



MEET OUR

814.592.3121
Christian Lezzer

team

814.592.7587
Melisa Seger

Karigan Veres
814.577.9933

Andrew Starr
814.761.0732

Brennen McCracken
814.312.7679

https://rutterhomesales.com/
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Y o u r  l e n d e r  w i l l  s e t  u p
f o r  a n  a p p r a i s a l  t o  b e

d o n e  o n  t h e  n e w  h o m e
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F I N D  A G E N T
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N E G O T I A T E

L e t  y o u r  a g e n t  h e l p
y o u  n e g o t i a t e  w i t h

t h e  s e l l e r
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L O A N  A P P R O V A L

R e c e i v e  y o u r  f i n a l  a p p r o v a l
l e t t e r  f r o m  t h e  l e n d e r
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C L O S I N G
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M O V I N G

S e t  u p  y o u r  m o v i n g
d a t e  w i t h  m o v e r s  +

t r a n s f e r  u t i l i t i e s  i n t o
y o u r  n a m e

O F F E R
W o r k  w i t h  y o u r
a g e n t  t o  m a k e  a

s t r o n g  o f f e r

T O U R  H O M E S
S t a r t  s e a r c h i n g  f o r
a n d  t o u r i n g  h o m e s

Y o u r  a g e n t  w i l l  s e t  u p
a n  i n s p e c t i o n  f o r  y o u

a n d  t h e m  t o  a t t e n d

F i n d  a  g r e a t  a g e n t  t h a t
y o u ' r e  c o m f o r t a b l e

w o r k i n g  w i t h

D e t e r m i n e  w h a t  y o u  c a n
a f f o r d ,  g e t  a  c r e d i t  c h e c k

a n d  p r e - a p p r o v e d  f o r  a  l o a n

A t t e n d  t h e  c l o s i n g  m e e t i n g ,
g e t  k e y s  a n d  c e l e b r a t e !

U s e  t h i s  r o a d m a p  a s  a  q u i c k  o v e r v i e w  o f  t h e  b u y i n g  p r o c e s s .  I f  y o u  h a v e  a n y
q u e s t i o n s ,  p l e a s e  r e a c h  o u t  t o  y o u r  r e a l t o r !

HOME BUYER'S roadmap
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OFFER

CONTINGENCY

CLOSING COST

PRE-APPROVAL
A pre-approval  is  a  prel iminary
evaluation conducted by the lender to
show that the buyer has the funds to
purchase up to a certain amount.  This
is  extremely helpful  when you f ind a
home you're ready to put an offer  on.

EARNEST MONEY
Also known as "good faith" money,
this  is  money put up by the buyer into
a trust  or  escrow account.  This  action
shows the buyer is  serious about
purchasing the home and is  applied
toward your closing costs.

CLOSING

APPRAISAL

TITLE SEARCH
A tit le search proves that the property
is,  in fact,  owned by the seller.  You
can also purchase t it le  insurance to
make that no issues that arise later.

DISCLOSURES

HOME INSPECTION
An inspection is  a professional
examination of  the property's
condition.  Your agent can recommend
a qualif ied home inspector for  you.

When an offer  is  accepted by the
seller,  but there are certain
conditions that must be met before
the sale is  f inal.

The fees that are paid at  the end of
the purchase by either the buyer,
seller  or  both.  These include taxes,
insurance and lender expenses.

An agreement between a buyer and a
seller  to purchase a piece of  real
estate.  This  is  sometimes referred to
as a sales contract.  

The appraisal  is  the value given to a
property based on comparable
properties that have recently sold.
This is  typically  required by the lender
in order to decide i f  the requested
loan amount is  in al ignment with the
value of  the property.

This is  the f inal  step of  your real  estate
transaction.  At  closing the funds from
the buyer are provided to the seller  and
the buyer receives the keys.  This
process typically  takes an hour.

All  sel ler's  are required to f i l l  out a
property disclosure stating what they
know about the property -  good or bad.  

REAL ESTATE terms



Real estate is an
imperishable asset, ever

increasing in value. It is the
most solid security that

human ingenuity has
devised. It is the basis of all
security and about the only

indestructible security.

RUSSEL SAGE



FIND A GREAT AGENT

FINANCIALS

TOUR HOMES

MAKE AN OFFER

NEGOTIATE OFFER

INSPECTION

APPRAISAL

FINAL LOAN APPROVAL

SCHEDULE YOUR MOVE

CLOSING

ten steps to
BUYING A HOME
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Y o u r  a g e n t  w i l l  b e  w o r k i n g  w i t h  y o u r
b e s t  i n t e r e s t s  i n  m i n d  a n d  c a n  h e l p
g u i d e  y o u  t h r o u g h  a l l  t h e  s t a g e s  o f
h o m e  b u y i n g .  

A  r e a l  e s t a t e  a g e n t  i s  a  h u g e  a s s e t
t o  y o u  a s  y o u  y o u  g o  t h r o u g h  t h e
h o m e - b u y i n g  p r o c e s s .  T h i s  i s  o n e  o f
t h e  b i g g e s t  d e c i s i o n s  o f  y o u r  l i f e
a n d  y o u  n e e d  a  s k i l l e d  p r o f e s s i o n a l
g u i d i n g  y o u  t h r o u g h  t h e  p r o c e s s .  

GUIDE

TO DETAIL

NEGOTIATOR

OF NEIGHBORHOOD

YOU WITH THE RIGHT HOME

Agents wil l  be able to offer insightful details about the neighborhoods you are
considering. 

Attention

Realtors are there to help you with any questions you have along the way. They
offer an objective opinion when you're analyzing the features you're looking for.  

The process of buying a home requires a good deal of paperwork. Your real estate
agent wil l  help you fi l l  out all  documents and get them submitted properly.

Professional

Agents often have access to information about homes going on the market before
the public. They can also arrange open houses and tours of homes that match your
criteria. 

Knowledge

Agents deal with any difficult conversations that need to happen. They wil l  also help you
submit a strong offer and negotiate with the seller on your behalf.

Expert

Connect

FIND A GREAT agent



W h e n  c a l c u l a t i n g ,  d o n ' t  f o r g e t  t o
i n c l u d e  e x t r a  e x p e n s e s  l i k e
a t t o r n e y  f e e s ,  h o m e  i n s p e c t i o n  a n d
a p p r a i s a l  c o s t s  a n d  m o n e y  f o r  a n y
h o m e  i m p r o v e m e n t s .  

L e n d e r s  r e c o m m e n d  t h a t  y o u  s p e n d
n o  m o r e  t h a n  3 - 5  t i m e s  y o u r
a n n u a l  i n c o m e  o n  a  n e w  h o m e .  Y o u
c a n  f i n d  m a n y  m o r t g a g e
c a l c u l a t o r s  o n l i n e ,  w h i c h  p r o v i d e  a
g r e a t  s t a r t i n g  p o i n t .  

T h e  L o a n  O f f i c e r  w i l l  l o o k  a t  t h r e e
t h i n g s  w h e n  e s t a b l i s h i n g  y o u r
a b i l i t y  t o  p u r c h a s e .  C r e d i t ,  I n c o m e ,
A s s e t s .

FINANCIALS

CRED I T  -  M a k e  s u r e  t o  t a k e  a  l o o k  a t  y o u r
c r e d i t  c u r r e n t l y .  T r y  t o  a v o i d  e x c e s s i v e
c r e d i t  i n q u i r i e s  b e t w e e n  n o w  a n d  w h e n
y o u  a r e  g o i n g  t o  a p p l y  f o r  y o u r  l o a n .
I NCOME  -  R e m e m b e r  t h i s ,  i f  y o u  a r e  a
s a l a r i e d  e m p l o y e e  y o u  w i l l  n e e d  t o  b e  i n
y o u r  j o b  a t  l e a s t  o n e  f u l l  y e a r . C o m m i s s i o n
b a s e d  e a r n i n g s  n e e d  t o  b e  t h e r e  f o r  2  f u l l
y e a r s .
ASS E T S  -  C a s h  i n  t h e  b a n k ,  r e t i r e m e n t
a c c o u n t s ,  a n d  a l l  o f  y o u r  o t h e r  a s s e t s  w i l l
b e  c o n s i d e r e d  w h e n  t h e  L o a n  O f f i c e r
i n p u t s  y o u r  i n f o r m a t i o n  i n  t h e  a u t o m a t i c
u n d e r w r i t i n g  s y s t e m .  I f  y o u  k e e p  c a s h
u n d e r  t h e  m a t t r e s s ,  n o w  m i g h t  b e  t h e  t i m e
t o  g e t  i t  i n  t h e  b a n k  s o  i t  w i l l  s h o w  y o u r
t r u e  n e t  w o r t h !



T h i s  p r e - a p p r o v a l  d o e s  n o t  g u a r a n t e e  a  l o a n  w i l l  b e
o f f e r e d  s o  y o u  s t i l l  w a n t  t o  b e  c a r e f u l  w i t h  y o u r
s p e n d i n g  d u r i n g  t h i s  t i m e .  D o n ' t  m a k e  a n y  l a r g e
p u r c h a s e s ,  c h a n g e  j o b s  o r  a p p l y  f o r  n e w  c r e d i t  c a r d s
d u r i n g  t h i s  t i m e .

M a n y  t i m e s  t h e s e  t e r m s  c a n  b e  u s e d  i n t e r c h a n g e b l y  i n
d i f f e r e n t  a r e a s .  Y o u  w i l l  w a n t  t o  a s k  y o u r  r e a l  e s t a t e
a g e n t  w h i c h  i s  m o r e  c r e d i b l e  i n  y o u r  m a r k e t  a n d  t h e n
a p p l y .  

E i t h e r  w a y ,  b e i n g  p r e - q u a l i f i e d  o r  p r e - a p p r o v e d  s h o w s
t h e  s e l l e r  t h a t  y o u ' r e  s e r i o u s  a n d  t h a t  y o u  m o s t  l i k e l y
h a v e  t h e  f u n d s  t o  p u r c h a s e  t h e  h o m e  s h o u l d  y o u  c h o o s e
t o  p l a c e  a n  o f f e r .  P r e - a p p r o v a l  c a n  a l s o  h e l p  y o u
b u d g e t  a s  y o u  w i l l  k n o w  e x a c t l y  w h a t  y o u  c a n  a f f o r d .

I t  i s  i m p o r t a n t  t o  h a v e  a  c r e d i t  c h e c k
d o n e  a s  t h i s  w i l l  b e  a  f a c t o r  i n
d e t e r m i n i n g  y o u r  m o r t g a g e  a p p r o v a l  a n d
i n t e r e s t  r a t e s .  

W h i l e  s o m e t i m e s  a  s c o r e  i n  t h e  5 0 0 ' s  c a n
g e t  y o u  a  l o a n ,  i d e a l l y  y o u  w a n t  t o  a i m
f o r  6 2 0  o r  a b o v e .  T h e  h i g h e r  t h e  s c o r e
t h e  l o w e r  t h e  i n t e r e s t  r a t e .  

CREDIT CHECK

PRE-QUALIFIED & PRE-APPROVED



M a k e  a  l i s t  o f  a l l  t h e
t h i n g s  y o u  n e e d  a n d
w a n t  i n  a  n e w  h o m e .
T h i n k  a b o u t  h o w
m a n y  b e d r o o m s  a n d
b a t h r o o m s  y o u  n e e d .
D o  y o u  w a n t  a  b i g
k i t c h e n  o r  i s  a
f e n c e d - i n  y a r d  m o r e
i m p o r t a n t  t o  y o u ?  

T a k e  p h o t o s  w i t h  y o u r  p h o n e  w h i l e  v i s i t i n g  e a c h  h o u s e .
O r g a n i z e  t h e  p h o t o s  a t  h o m e  w i t h  t h e  a d d r e s s  o f  t h e
p r o p e r t y  s o  y o u  c a n  r e m e m b e r  d e t a i l s  l a t e r .
F o c u s  o n  t h e  t h i n g s  y o u  c a n ' t  c h a n g e  l i k e  t h e  n e i g h b o r h o o d ,
l o t  o r  s i z e  o f  b e d r o o m s .
T e s t  t h i n g s  a s  y o u  w a l k  t h r o u g h  t h e  h o m e .  O p e n  a n d  c l o s e
w i n d o w s ,  t u r n  f a u c e t s  o n  a n d  f l u s h  t o i l e t s  t o  m a k e  s u r e
e v e r y t h i n g  i s  i n  w o r k i n g  o r d e r .

W e  w i l l  s t a r t  t o u r i n g
h o m e s  a n d  w e i g h  a l l  t h e
p o s i t i v e  a n d  n e g a t i v e
a s p e c t s  o f  e a c h  o n e .
W h e n  y o u  f i n d  T H E
h o u s e ,  y o u r  n e x t  s t e p
w i l l  b e  t o  m a k e  a n d
o f f e r  a n d  g o  t h r o u g h
a n y  n e g o t i a t i o n s .  

TOUR homes

home searching tips..



O n c e  y o u ' v e  f o u n d  t h e  h o m e  y o u  w a n t ,  t h e  n e x t
s t e p  i s  t o  m a k e  a n  o f f e r .  W e  w i l l  l o o k  a t
c o m p a r a b l e  p r o p e r t i e s  i n  t h e  a r e a  a n d  d e c i d e  o n
a  s t r o n g  f i r s t  o f f e r .
S o m e  h o m e o w n e r s  p r i c e  a  l i t t l e  h i g h  e x p e c t i n g  t o
n e g o t i a t e  s o  w e  w i l l  t a k e  t h a t  i n t o  c o n s i d e r a t i o n
a s  w e l l .

MAKE AN offer



M a n y  t i m e s  a f t e r  t h e
i n i t i a l  o f f e r  i s
p r e s e n t e d  t h e  o w n e r
w i l l  c o m e  b a c k  w i t h  a
c o u n t e r - o f f e r .  
A s  a  b u y e r ,  d o n ' t  b e
a f r a i d  t o  b a r g a i n  f o r
w h a t  y o u  w a n t .
W h e t h e r  t h a t  b e  c o s t ,
a  n e w  r o o f  o r  t h e
w h o l e  h o u s e  p a i n t e d .
Y o u  d o n ' t  k n o w  w h a t
t h e y ' r e  w i l l i n g  t o  d o
u n l e s s  y o u  a s k .  

NEGOTIATE offer



I t ' s  a l w a y s  a  g o o d  i d e a  t o  a d d  a  c o n t i n g e n c y  c l a u s e
i n t o  y o u r  o f f e r  s t a t i n g  t h a t  y o u  h a v e  a  c e r t a i n  a m o u n t
o f  t i m e  t o  h a v e  t h e  p r o p e r t y  i n s p e c t e d .  T h i s  g i v e s  y o u
t h e  r i g h t  t o  b a c k  o u t  o f  t h e  a g r e e m e n t  i f  y o u  a n d  t h e
s e l l e r  c a n ' t  a g r e e  o n  r e p a i r s .  

P l a n  t o  a t t e n d  t h e  i n s p e c t i o n  a n d  b e
p r e p a r e d  t o  a s k  a n y  q u e s t i o n s  y o u
h a v e .  

Y o u  w i l l  r e c e i v e  a  r e p o r t  o f  f i n d i n g s ,
b u t  i t ' s  s o m e t i m e s  e a s i e r  t o  s e e  t h e
i s s u e  a n d  h e a r  t h e  i n f o r m a t i o n  d i r e c t l y
f r o m  t h e  i n s p e c t o r .  
A f t e r  t h e  i n s p e c t i o n  i s  c o m p l e t e ,
d e c i d e  i f  t h e r e  a r e  a n y  p r e s s i n g  i s s u e s
y o u  w a n t  t o  n e g o t i a t e  w i t h  t h e  s e l l e r .  

B e  c a r e f u l  t o  n o t  b e  t o o  p i c k y ,  b u t  a l s o
n o t  l e t  m a j o r  c o n c e r n s  g o
u n a d d r e s s e d .

INSPECTIONS



Your lender wil l  require an
appraisal of the home before
finalizing the loan.
The home appraiser wil l  take
into account the neighborhood,
housing market, age and
condition of the home, etc.
A property tit le search wil l
ensure that the sellers are truly
the owners of the property and
any leins or judgments are
disclosed. 

T h e  l o a n  i s  o n l y  f u l l y  c o m p l e t e  a f t e r  t h e  l e n d e r
a p p r o v e s  t h e  l o a n .  Y o u  w i l l  r e c e i v e  a  f i n a l  a p p r o v a l
l e t t e r  a f t e r  t h e y  r e v i e w  y o u r  i n c o m e ,  c r e d i t  r e p o r t  a n d
e m p l o y m e n t  s t a t u s  o n c e  m o r e .
H o m e  o w n e r s  i n s u r a n c e  i s  a l s o  r e q u i r e d  b e f o r e  t h e
m o r t a g e  c o m p a n y  w i l l  f i n a l i z e  t h e  l o a n .  

LOAN

APPRAISAL

approval
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C l o s i n g  i s  t h e  f i n a l  s t e p  f o r  y o u  t o  b e c o m e  t h e  l e g a l  o w n e r
o f  y o u r  h o m e .  Y o u  w i l l  t a k e  a  f i n a l  w a l k - t h r o u g h  j u s t  b e f o r e
c l o s i n g  t o  a s s u r e  t h a t  n e g o t i a t e d  w o r k  h a s  b e e n  c o m p l e t e d
a n d  e v e r y t h i n g  i s  i n  w o r k i n g  o r d e r .  T h e  c l o s i n g  p r o c e s s
i t s e l f  r e q u i r e s  a  l o t  o f  p a p e r w o r k  a n d  p a t i e n c e .  B e
p r e p a r e d  w i t h  y o u r  g o v e r n m e n t  i s s u e d  p h o t o  I D ,  c a s h i e r ' s
c h e c k  a n d  a n y  o t h e r  d o c u m e n t s  r e q u i r e d  b y  t h e  t i t l e
c o m p a n y  o r  l o a n  o f f i c e r .  D o n ' t  f o r g e t  t o  r e - k e y  a l l  t h e  l o c k s
a n d  c h a n g e  t h e  g a r a g e  d o o r  o p e n e r  c o d e  w h e n  t h e
p r o p e r t y  i s  o f f i c i a l l y  y o u r s .  C o n g r a t u l a t i o n s  o n  y o u r  n e w
h o m e !

You wil l  want to get movers
scheduled as soon as possible.
Make sure to avoid scheduling
the move and closing on the
same day if possible. If  you wil l
be doing renovations, start
getting quotes from contractors.
Make sure you set up the
transfer of uti l it ies for closing
day. 

CLOSING

SCHEDULE YOUR move



lenders

| CNB Bank

| Homesale Mortgage

31 S 2nd St, Clearfield, PA 16830
Phone: 814.765.9621

James Ream
 150 North Pointe Blvd, Lancaster, PA 17601 
Phone: 484.824.3630

MORTGAGE

| Nittany Mortgage
Will Beauseigneur
1251 S Cedar Crest Blvd Ste. 107
Allentown, PA 18103
Phone: 814-592-0284



| Falcon Settlement Inc.

| Central Land Transfer

| Universal Settlement Services

3215 Bee Line Hwy, DuBois, PA 15801 
Phone: 814.365.5455 

278 W Hamilton Avenue,  State College, PA 16801 
Phone: (717) 857-7772

1331 E. Market Street, Clearfield, PA 16830
Phone: (814) 689-1741

SETTLEMENTcompanies



HOME inspectors
| WSI Home Inspections

| Millstone Home Inspections

Bill Swatsworth
Phone: 814.762.2494
Email: swatsworth@wsihi.com

Troy Baughman
Phone: 814.771.7737
Email: troy@millstonehomeinspections.com



814.272.3333 | CHRISTIANLEZZER@KW.COM 


