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Preface

Buying a home in the Greater Toronto Area is one of the most consequential decisions most
people will ever make. The price tag is large, the rules are complicated, and the emotional pressure
is high. Most buyers go through the process only a handful of timesin their lives. Each time, the
market has shifted, the rules have changed, and the stakes feel even higher than the last.

| wrote this book to give every GTA home buyer a calm, practical, and Toronto-specific guide
to the entire journey. The contents below are the same advice | share, in person, with every one of
my own buyer clients before we begin shopping. By the time you finish reading, my hope is that
you will know exactly how to find the right home, write a winning offer, and close with
confidence.

Take notes, mark up the pages, and disagree with the parts you want to. The most prepared
buyer is amost always the most successful buyer. If, after reading, you would like to discuss your
situation in more detail, | would be honoured to meet with you for a no-obligation conversation.

Yvonne Liu
Homelife New World Realty Inc., Brokerage
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Why Hirea Buyer's Agent — and What to L ook
For

TheHidden Value of Representation

Many GTA buyers are surprised to learn that, in most resale transactions, a buyer's agent costs
them nothing out of pocket. The selling side typicaly pays the buyer-agent commission from the
proceeds of sale. What you receive in return is a professional whose only job, by law, isto advance
your interests.

What a Toronto Buyer's Agent Actually Does
* Pre-screens hundreds of listings down to the few that fit your needs and budget.
* Provides current sales data and neighbourhood-level insight so you do not over-pay.
* Reviews the listing, the floor plan, the survey, and (for condos) the status certificate.
* Drafts the offer, advises on conditions, and runs the negotiation.

» Coordinates the inspection, the lawyer, the lender, and closing logistics.

How to Choose One

Look for an agent with deep neighbourhood-level experience, transparent communication, and
references from recent buyer clients. Ask for a sample of recent buy-side deals, average days from
search to close, and how they handle multiple-offer situations. The cheapest, friendliest, or
most-followed agent is rarely the right one. Pick the agent who tells you the truth, even when it is
inconvenient.

The Buyer Representation Agreement

In Ontario, your relationship with a buyer's agent is formalized in a Buyer Representation
Agreement (BRA). Under the Trust in Real Estate Services Act, the BRA must clearly state the
duration, the geographic scope, and the commission. Read it carefully. A good agent will walk you
through every clause and answer every question before you sign.
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Rent or Own: Running the Numbers

The Real Trade-off

In Toronto, the rent-versus-own debate has become more nuanced than the old advice of "buy as
soon as you can." Carrying costs in the GTA can exceed comparable rents, especialy in the early
years of amortgage. The decision is not just emotional; it is mathematical.

True Cost of Owner ship

Beyond the mortgage payment, expect to budget for property tax (Toronto, Y ork Region, and Peel
each set their own rates), home insurance, utilities, regular maintenance (roughly one percent of the
purchase price annually), and, for a condominium, monthly maintenance fees plus eventual special
assessments.

True Cost of Renting

Rent issimpler but rarely free of risk. Above-guideline increases, the loss of a unit when alandlord
sells, and the absence of long-term wealth accumulation are all real costs that do not appear on a
single rent receipt.

When Buying Wins
* You plan to stay in the same home for at least five years.
* Y ou have a stable income and an emergency fund of three to six months of expenses.

* Y ou have a down payment that avoids costly mortgage default insurance, or you accept the
cost knowingly.

When Renting Still Makes Sense
* You may relocate within two or three years.
* Your career or income isin atransition phase.

* You want to live in a neighbourhood you cannot yet afford to buy in, while saving
aggressively.
The right answer is not universal. It is the answer that fits your numbers, your timeline, and your
tolerance for risk. A short conversation with arealtor and a mortgage broker can replace months of
guesswork.
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Knowing What You Want (and What Y ou Need)

Needs versus Wants

Every successful purchase begins with a clear picture of what is essential and what is merely nice.
This sounds simple. In practice, amost every Toronto buyer arrives with a wish list that exceeds
their budget by twenty to thirty percent.

Build Two Lists

On one page, write the must-haves: the items the home cannot lack. On a second page, write the
wants: the items that would be lovely but are tradeable. Then run both lists past your partner, your
accountant, and your agent. Be ruthless about moving items from list one to list two.

Toronto-Specific Considerations

* Transit access. Even a short walk to a TTC station, GO line, or LRT stop can add or subtract
significant value.

* Parking. Permit-only street parking can frustrate buyers who later discover it.

» School catchments. The right elementary or secondary school district often drives both price
and resale.
» Condo versus freehold. Condo fees buy convenience; freehold ownership buys flexibility.

* 416 versus 905. The same dollar amount can buy a one-bedroom condo downtown or a
four-bedroom backsplit in a 905 suburb.

Future-Proof the Decision

Will your needs in three years match the home you are buying today? Children, aging parents,
work-from-home requirements, and possible relocations al change what "the right home" looks
like. The best purchases are the ones that still feel right when life shifts.
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Toronto Buyer Horror Stories— and How to
Avoid Them

ThreeReal GTA Cautionary Tales

Names and small details have been changed, but each of these stories happened in the past few
years. They are included here not to scare you, but to inoculate you against the most common
avoidable mistakes.

The Pre-Construction Surprise

A young couple bought a Liberty Village pre-construction condo for $689,000 with an expected
occupancy in two years. The build ran four years late. During occupancy, they paid roughly $3,200
per month in interim occupancy fees that did not reduce the principal. By the time the unit
registered, the market had cooled and an appraisal came in $80,000 below purchase price, forcing
them to top up their down payment in cash. The lesson: pre-construction is not the same product as
resale, and the fine print matters more than the brochure.

The Bidding-War Regret

A buyer in Burlington fell in love with a bungalow listed at $999,000. On offer night, eleven offers
came in. Caught up in the moment, they bid $1,210,000 with no conditions. Their independent
appraisal afterwards came in at $1,090,000, leaving a financing gap that nearly killed the deal. The
lesson: a pre-set walk-away price written down before offer night is the cheapest insurance policy a
buyer can buy.

The Skipped Inspection

A buyer in East York waived inspection on a charming century home to win the deal. After
closing, they discovered active knob-and-tube wiring, galvanized supply pipes, and a basement that
flooded with the first heavy rain. Total remediation: just under $90,000. The lesson: in older
Toronto neighbourhoods, an ingpection is not a formality. Where the market is competitive, a
pre-listing inspection or a paid "pre-inspection” before offer night is often available.
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The Search: Finding the Right Home

Where Toronto Buyers L ook

Most buyers begin online: Realtor.ca, HouseSigma, Zoocasa, Zolo, and direct brokerage websites.
These are good for casua browsing but they each lag the live MLS by minutes to hours. Your
buyer's agent has direct, real-time access via TRREB and can send you new listings the moment
they hit the market.

Get Pre-Approved Before You Search Serioudly

A formal mortgage pre-approval, usually valid for 90 to 120 days, locks in a rate and confirms
what you can actually afford. Without one, you risk falling for homes outside your reach or losing
competitive offers because you cannot prove financing speed. Talk to two or three lenders,
including at least one mortgage broker, and choose the lender whose service matches your
timeline.

Off-Market and " Coming Soon" Listings

Roughly five to ten percent of GTA homes change hands without ever appearing on the public
MLS, sometimes called pocket listings or "exclusive" listings. Your buyer's agent's network of
relationships with listing agents, builders, and relocation companies can surface opportunities you
would never find online.

Resale, Pre-Construction, or Assignment

Each path has trade-offs. Resde homes give you certainty about the building and the
neighbourhood today. Pre-construction offers a longer financing runway and customization, but
with delivery risk and interim occupancy fees. Assignments, where you buy a contract from an
existing pre-construction buyer, can be cheaper than a new release but come with HST, tax, and
approval complications. Y our agent and your lawyer should walk you through the consequences of
each before you sign anything.
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The Art of the Toronto Offer

Negotiation Begins Before the First Visit

By the time you walk into a property, the listing agent has aready chosen a strategy: list low and
hold offers, list at fair value with no offer date, or accept a pre-emptive offer. Your buyer's agent's
first job isto read the strategy and counter-strategize.

Conditions: Your Insurance Policies
* Financing: usually 5 business days to confirm mortgage approval.
* Inspection: usually 5 business days for aregistered home inspector.
* Status certificate (condos only): usually 7 to 10 business days for your lawyer to review.
» Sale of buyer's existing home: less common in hot markets but appropriate when timing is
tight.

In a competitive market, sellers prefer fewer conditions. A pre-inspection or a fully approved
mortgage can let you remove conditions and still buy with confidence.

Offer Night Tactics

In multiple-offer scenarios, the tone of your offer matters as much as the dollar amount. A larger
deposit signals seriousness. A simple, clean cover letter (one paragraph, professional) sometimes
nudges a tied seller. A flexible closing date can be worth several thousand dollars in price. Bully
offers, escalation clauses, and TRESA's open-offer process are all worth discussing with your
agent before you submit.

Set a Walk-Away Number

Decide your maximum price and walk-away number in writing before the offer is submitted. The
single biggest source of buyer regret is bidding $20,000 to $100,000 above the price you would
have agreed to in calm daylight. Y our agent will hold the line for you if you ask them to.
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Home I nspections. What Buyers Must Check

Why an Inspection IsWorth It

A home inspection is not a guarantee, but it is the single best risk-reduction tool available to a
buyer for a few hundred dollars. Even in competitive markets, paying for a pre-inspection before
offer night, when the seller permitsit, can save you tens of thousands of dollars.

Choose the Right I nspector

Look for an inspector who is registered with CAHPI Ontario or OAHI. Ask how many years they
have been inspecting GTA homes, whether they carry Errors and Omissions insurance, and
whether you can attend the inspection in person. The best inspectors welcome questions and
explain what they seein plain language.

Major Thingsto Watch For in GTA Homes
» Knob-and-tube wiring in homes built before 1950.
* Galvanized or lead supply piping in pre-war homes.
* Kitec plumbing in homes built between 1995 and 2007.
* Aluminum wiring in homes from the late 1960s and 1970s.
 Vermiculite insulation, which can contain asbestos.
* UFFI (urea-formaldehyde foam insulation), now mostly grandfathered.
* Foundation cracks, basement waterproofing, and grading toward the home.
* Roof age and remaining life, especialy on older shingles.

* HVAC age (furnace and AC older than fifteen years often need replacement).

For Condominium Buyers

In addition to a unit-level inspection, request a current status certificate. Your rea estate lawyer
will review the building's reserve fund balance, recent specia assessments, the budget, and any
open lawsuits. A tired reserve fund is afuture special assessment waiting to happen.
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Mortgages Without the Mystery

Pre-Approval vs. Pre-Qualification

A pre-qualification is a quick, informal estimate. A pre-approval is aformal underwriting decision
that usually locks in a rate for 90 to 120 days. Always get a true pre-approval before bidding
serioudly.

Banksvs. Brokers

Big banks offer simple, in-house service. Mortgage brokers shop multiple lenders and can
sometimes find better rates and more flexible products, especialy for self-employed buyers, new
immigrants, or buyers with shorter Canadian credit history. Get quotes from at least one of each.

The Stress Test

Under federal B-20 guidelines, you must qualify at the higher of your contract rate plus two
percent or the Bank of Canada benchmark rate. This applies even to renewals when you switch
lenders. Build the stress-tested payment into your monthly budget; do not just plan around the
contract rate.

Fixed vs. Variable

Fixed rates offer predictability; variable rates have historically been cheaper over time but can
move sharply, as recent years have shown. There is no single right answer, only the right answer
for your tolerance for payment volatility.

Down Payment Realities

* Less than 20 percent down requires mortgage default insurance through CMHC, Sagen, or
Canada Guaranty.

» As of December 2024, insured mortgages are now available on properties up to $1.5 million.

* First-time buyers and buyers of new builds may now use a 30-year amortization on insured
mortgages.

* All buyers should keep two to four percent of the purchase price reserved for closing costs
separate from the down payment.

10
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Programs and Rebates Every GTA Buyer
Should Know

Federal Programs

* First-Time Home Buyer Tax Credit: a non-refundable federal credit currently worth up to
$1,500.

* RRSP Home Buyers Plan (HBP): first-time buyers can withdraw up to $60,000 per person
from RRSPs tax-free, repaying over fifteen years.

* First Home Savings Account (FHSA): up to $40,000 lifetime contribution, tax-deductible
going in and tax-free coming out for a qualifying first home.

» GST/HST New Housing Rebate: partial rebate available on the GST or HST portion of
qualifying new builds.

Provincial Programs

* Ontario Land Transfer Tax Refund for First-Time Homebuyers: up to $4,000 off provincial
Land Transfer Tax.

Toronto-Specific Programs
e Toronto Municipal Land Transfer Tax Rebate for First-Time Homebuyers: up to $4,475 off
the city'sportion of LTT.

Combined, the provincial and municipal LTT rebates can save first-time buyers in the City of
Toronto roughly $8,475. The savings are significant; ask your real estate lawyer to confirm
eligibility before closing so you do not miss the application window.

Stack the Programs

Many buyers do not realize that these programs can be combined. A first-time buyer in Toronto
using the FHSA, the RRSP HBP, the federa tax credit, and both LTT rebates can effectively
reduce their out-of-pocket costs by tens of thousands of dollars on a single purchase. Run the
numbers carefully with your accountant.

11
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From Accepted Offer to Closing Day

The Conditional Period
Once your offer is accepted, the clock starts on any conditions in the agreement. During this
window, you and your agent will:

» Send the agreement to your mortgage lender to finalize the loan.

* Book and attend the home inspection.

» Order, receive, and review the status certificate (for condos).

» Engage your real estate lawyer to begin title searches and document review.

If a condition cannot be satisfied, you can walk away or renegotiate. Once all conditions are
waived in writing, the deal becomes firm and binding.

Working with a Real Estate L awyer

Choose your lawyer early. Their job isto register title, verify ownership, cal culate adjustments, and
ensure the funds and keys exchange smoothly on closing day. Expect lawyer fees and
disbursements of roughly $1,800 to $3,000 in the GTA depending on complexity.

Title Insurance and Closing Costs

Most Toronto buyers now purchase title insurance through their lawyer. It protects against title
fraud, undisclosed liens, and certain survey issues. Add it to your closing-cost estimate, along with
property tax adjustments, prepaid utilities, and Land Transfer Tax.

Closing Day M echanics

On closing day, your lender wires the mortgage funds to your lawyer, you wire the balance of your
down payment, and your lawyer wires the full amount to the seller's lawyer. Once the registration
iscomplete in Ontario's electronic system, the keys are released, usually by late afternoon. Plan for
delays. Keep your moving truck schedule flexible until you have keys in hand.

12
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Moving Day: A Step-by-Step Plan

Eight Weeks Out

* Book your professional movers; the last weekend of every month and end-of-June dates fill
quickly in the GTA.

* Notify your landlord (if renting) per Ontario's required notice period.

* Order packing supplies and start with off-season items.

Four Weeks Out
* Confirm move-in elevator booking and any deposit with your new condo, if applicable.

» Schedule utilities transfers: Toronto Hydro or local utility, Enbridge gas, internet, and home
phone.

* Update your address with employers, banks, credit cards, and Service Ontario for driver's
licence and OHIP.

* Arrange home insurance to begin on closing day; lenders require proof before funding.

Two Weeks Out
* Pack non-essentials, label every box by destination room.
* Pre-pay any required moving deposits and confirm arrival times.

* Set up mail forwarding through Canada Post.

The Day Before
* Pack a"first night" box with toiletries, bedding, basic dishes, chargers, and any prescriptions.

* Confirm closing-day timing with your lawyer; do not book movers earlier than the lawyer's
estimated key-release time.

Closing Day and Beyond
* Pick up keys, walk through the property, and photograph any unexpected condition.
* Test smoke detectors, locks, and major systems before the movers arrive.
« Within the first week, change the front door, deadbolt, and garage codes.

Welcome home. The hardest part is over. From here, your focus shifts to settling in, learning your
nei ghbourhood, and enjoying the home you worked so hard to buy.

13
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About the Author

YvonneLiuisarea estate professional with Homelife New World Realty Inc., Brokerage, serving
sellers and buyers across the Greater Toronto Area. She is committed to honest advice, disciplined
preparation, and tirel ess representation on behalf of her clients.

Get in Touch

If you would like a complimentary, no-obligation buyer consultation, or a personalized
neighbourhood and budget plan, please reach out.

YvonnelLiu

Homelife New World Realty Inc., Brokerage
Phone: [Y our Phone Number]

Email: [Your Email Address|

Website: [ Y our Website]

Office: [Office Address]
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"Buying a home in Toronto is one of
the largest financial decisions you will
ever make. The buyerswho plan, prepare,
and stay disciplined almost always win."

— YVONNE LIU
Homelife New World Realty Inc., Brokerage

GREATER TORONTO AREA - PRINTED IN CANADA




