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Our commitment is to provide you with the highest quality personalized, 

consistent and dependable service. Our philosophy is to listen, hear and 

truly understand your needs. We will respond to you promptly, 

professionally and honestly.

We promise to provide you with sound real estate advice, help you 

understand the real estate market and find the best property for you and 

your family.

With professionalism, loyalty and integrity we will do everything possible 

to make your real estate dreams come true.

Our goal is to be your REALTORS® for life, and we look forward to 

working with you!

� � � � � �� � � � �
Your North Okanagan REALTOR®

Our Commitment To You
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• Beate has over 12 years of real estate experience and in 
2002 joined Heidi as one of the Team’s Licensed Associates.

• She enjoys meeting many different and interesting people.  
Beate  reaps her reward when she helps her clients through 
every step of their home selling decisions.

• Beate is dedicated to her past clients and personally 
manages their referrals.

• Although Beate now concentrates primarily on listings, she 
also assists Heidi and the team in all other aspects of the 
business.

.

• Heidi has over 17 years of experience in all aspects of real 
estate and has developed a unique team approach in order 
to best serve her clients. 

• She is the recipient of the RE/MAX Lifetime Achievement 
Award, Chairman©s Award and other numerous awards with 
RE/MAX in recognition of her hard work and dedication.  

• Heidi’s success comes through her natural ability to listen to 
her clients’ needs, and with her inspiration and 
determination, helps them realize their real estate dreams. 

Beate Schmidt

Heidi Lussi

Our Listing Team



www.HEIDILUSSI.com

• Maureen has been one of Heidi’s Buyer Specialists since 2003.
• She became a licensed realtor in 2000, following an  18-year 

career in banking.  A resident of Vernon since 1977 Mo is very 
familiar with the area and loves to introduce newcomers to this 
wonderful location. 

• Buying a home is an important step – whether it’s a first time 
home or retirement home and Maureen is ready to make what 
can be a stressful experience into a pleasurable one for 
everyone.  When Mo is not busy helping her clients, you can find
her at the Powerhouse Theatre or playing with her 
grandchildren.

Maureen “ Mo”
Ruscheinsky

• Rose worked with Heidi for five years as an 
Office Manager and gained her real estate 
license in May 2005. 

• Born and raised in Switzerland, Rose speaks 
German, French as well as English, and 
works with many of our overseas clients. 

• Rose’s passion is finding the perfect home for 
her clients!

Rose Gut

• Gord joined Heidi’s team in 2005 following a 15 year 
career as a paramedic with the BC Ambulance Service.

• An avid outdoor enthusiast, Gord appreciates the natural 
beauty of the North Okanagan.

• He’s focused and enthusiastic to help clients find the 
homes and properties they want in this wonderful part of 
the world.

Gordon Cheyne

Our Buyer Agents
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Financing Pre-Approval

This should be the first step in the process of buying a home so that you 

have a very clear idea of what you can afford.  Pre-Approval means 

contacting a mortgage broker who will determine what you can afford to 

buy – based on your income and down payment. If you are already pre-

approved, we request you or your broker send us a copy of the pre-

approval letter.  If you do not have a broker, we will be happy to provide 

you with a list of recommended brokers for you to consider.

Buyer’s Meeting

We invite you to meet with us at our office to discuss your needs and 

wants. We will go over the process of buying a home step-by-step and 

discuss your commitment to us and our commitment to you! For first time 

buyers, we will go over some commonly asked questions / concerns and 

try to make sure you are fully informed.

Buyer’s Agency

When we represent you as a buyer we are working within a legal 

relationship called an Agency. The Agency exists between you (the 

client) and the company under which we are licensed (RE/MAX Vernon).

Steps in the Buying Process
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Dual Agency

Dual agency occurs when:

• a real estate agent is representing both the buyer and seller in

the same real estate transaction. It is legal if both the buyer and 

the seller consent in writing by signing a “Limited Dual Agency 

Agreement” (see sample enclosed). 

• you choose to write an offer on one of our listings. However, you 

will be represented by one of our Buyer Agents and your offer 

kept confidential until it is presented to the Sellers.

One Listing, more than one Buyer

Whenever a property comes on the market that we think will be of

interest to more than one of our buyers, we notify all our buyers

accordingly. 

If any of our Buyer Agents have more than one buyer interested in the 

same listing, these buyers will be informed and given the option to have 

another licensed Realtor on our team write the offer.  It is important to 

note that our Buyer Agents are Realtors who work on a ‘commission only’

basis and are bound by the Real Estate Board Code of Ethics as well as 

our team commitment to you. Therefore, if in competition for the same 

listing, our Buyer Agents do not share any information about each other’s 

buyer’s offers.  It is in everyone’s best interest that the details of the 

offers be kept with the utmost confidentiality. As always the Buyer Agents 

are working for you, and will do everything in their power to help you 

purchase the property you desire.

Steps in the Buying Process    (cont’d…) 
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The Search

We’re now ready to actively start looking for your new home. Every day we 

are searching for homes that meet your criteria.  If we see or know of any 

property that may interest you, we will notify you immediately so that 

arrangements can be made to view them as soon as possible. If any family 

member will have input in your decision they should also come to these 

showings. 

At the same time, we know that you will be watching the real estate 

newspapers and looking for “For Sale” signs on front lawns. If you do 

happen to see any property by either visiting an “Open House”, or see 

another Realtor’s “For Sale” sign or even a “For Sale By Owner” sign, you 

can call us and we will gladly arrange showing appointments for you. 

Remember most sellers prefer 24 hours notice.

The Offer

Once we find a home that will work for you, we need to write the offer as 

soon as possible. Time is of the essence because at any time another 

offer could come in, which would put you in direct competition. 

Name of Buyer

If more than one person is buying the property, we suggest putting only 

one name on the offer.  Choose the person who is most easily reached 

day and night to sign any changes to the offer as well as available in the 

following days to sign subject removal(s). The name(s) in which the 

property is to be registered can be decided later when you meet with your 

lawyer. Often, having more than one buyer’s name on the offer slows 

down the negotiation process. 

Steps in the Buying Process    (cont’d… )
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An offer consists of several parts:
(The numbers correspond to the sample contract enclosed)

1. Purchase Price

First, decide the amount you would like to pay for the property. We will 

help you with this by showing you all the recent comparable sales in 

the area.  Decide where you want to end up price-wise and start a little 

lower, depending on how well the property is priced.  Low offers can 

insult and upset sellers and result in no response or a full price counter 

offer. This negotiation process and how many counters there will be 

depends mostly on the personality of the seller and you.

2. Deposit:

You need to decide how much of a deposit you will pay.  A deposit is 

held by the buyer’s Realtor’s real estate company in a trust account 

until the transaction is completed. On completion, the deposit is put 

towards the total purchase price.

The usual amount is 5% of the purchase price, but there is no set 

amount. The closer your deposit is to the 5%, the more seriously the 

offer will be taken.  A deposit is paid as a sign of the buyer’s sincerity 

and good faith and can be payable within 2 business days from 

acceptance of offer and/or final subject removal.

The Offer
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3. Terms & Conditions

There are four basic subject clauses we recommend.

• Financing

• Home / Building Inspection

• Title Search

• Property Disclosure Statement

You can also choose not to have any subjects or you can add others. 

We normally try to allow five business days for subject removal; your 

offer stands a greater chance of being accepted with less subjects 

and a shorter subject period – especially if we are in competition.

Dates  Next on the contract are the Completion, Possession and 

Adjustment dates. Start by deciding what date you would like to take 

possession of the property.

4. Completion is the day money changes hands and is usually one to 

two days prior to possession day. Completion must take place on a 

weekday and exclude holidays. (The Land Title office must be open).

5. Possession is the day you take possession of the property.  It can 

be any day of the week and usually takes place at 12:00 noon unless 

otherwise specified in the contract.  If completion and possession are 

scheduled on the same day, then possession is usually after 5:00 pm 

to allow enough time for the Land Title office to register the property.  

We arrange for keys to be delivered to you on possession date.

The Offer (cont’d…)
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6. Adjustment is the day you take over paying property charges like 

taxes, utilities, etc. This is usually the same day as possession. 

These charges are adjusted by your lawyer.

7. Included Items: are fixtures (anything fixed to the property) and 

they stay unless excluded by the seller on this line. Chattels 

(anything not fixed to the property) must be written in your offer. 

Usually, we ask for all appliances and window coverings. Tell us if 

you want other items included or excluded.

Offer Presentation

After we have written the offer and you have signed it, we will present 

the offer by fax or in person to the Sellers and their Realtor. Once we 

agree on price and terms and we have a signed, accepted offer, the 

offer is in your control throughout the subject period (unless there is a 

seller’s subject).  A Seller’s subject clause is unusual so we will 

explain it if and when the situation arises. 

Removing the subject clauses is the final step and once this is done, 

you have a firm deal.  As soon as possible and no later than three 

weeks prior to completion date, you must choose a lawyer or notary 

to represent you in the transaction. You should advise the lawyer or 

notary of your intention to retain their services and then let us know 

who you have chosen.  We will make sure that all documentation is 

forwarded to their office in a timely manner. The lawyer or notary will 

ask you to sign papers approximately one week before the 

completion date.

The Offer (cont’d…)
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Multiple Offers

If we are in a situation where there is more than one offer being written on 

the property, the process is different.  In this case, you may only get one 

chance to make an offer. Therefore, you should put your best offer on the 

table right from the start. You may consider offering over the list price with 

minimum subject clauses as this is often what it takes to win in a multiple-

offer situation.

The Offer (cont’d…)
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Property Purchase Tax:

The property purchase tax is payable to the provincial government on 

the purchase of all real property in British Columbia. It is calculated as 

1% of the purchase price up to $200,000 and 2% of any amount above 

$200,000. There is a FIRST TIME HOME BUYERS tax exemption 

program for properties purchased under $325,000. Consult your lawyer 

or notary to obtain more information on these programs and to 

determine if you qualify.

Home/Building Inspection

It is recommended that a buyer hire a registered building inspector to 

evaluate the condition of the home or building.  Approximate cost: 

$400.00

Survey:

Generally, a bank or trust company will require a survey to confirm a 

house does not encroach on or cross over the property line. A seller will 

sometimes have a survey, especially if they had a mortgage on the 

property. Surveys are not necessary if the buyer is purchasing a strata 

property or condominium or if the buyer will have more than 50% equity 

in the house.  Approximate cost: $400.00.

Guide to Buyer’s Expenses
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Legal Fees:

This will be the amount of the legal fees paid to the buyer’s lawyer. The 

amount of legal fees will vary and it is not necessarily the case that a 

notary public will charge less.  A buyer should realize that there is a 

difference in services between a lawyer and a notary public.  Please 

note that on top of the legal fees, the lawyer or notary will give you a 

“Statement of Adjustments” which will show you an adjustment for 

taxes and utilities from the date of completion. Check with your lawyer 

or notary before Completion for further explanation and for the amount 

of the cheque you will need to bring to them before your completion.

Goods and Services Tax:

GST of 5% is payable to the federal government only on the purchase 

of any NEW home and/or land.

This information is being provided to assist in the planning of a home 

purchase. It is not intended to be legal advice and the information set out may not be 

applicable in all cases. Each client will be different and it is recommended that the Buyer(s) 

consult with their lawyer or notary as early as possible to confirm the actual cash 

requirements necessary to buy a home.

Guide to Buyer’s Expenses (cont’d…)
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Buyer’s Expenses

Worksheet

ESTIMATED PURCHASE PRICE $ _________________

PROPERTY PURCHASE TAX:

1% on first $200,000 and

2% on the balance

$ _________________

BUILDING INSPECTION (approx $400) $ _________________

SURVEY (approx $400) $ _________________

LEGAL FEES (approx $800) $ _________________

TOTAL ESTIMATED EXPENSES: $ _________________

TOTAL PURCHASE COST: $ _________________



www.HEIDILUSSI.com

Comments from Past Clients

“I’d like to take this opportunity to express my thanks for the prompt, efficient, 

friendly, professionalism demonstrated by Heidi and her Team during the marketing 

and sale of my home.  Calls and questions were always treated with respect and 

responded to quickly in a thorough manner.” Carol Knopp

“We found the Heidi Lussi Team confident and professional in the midst of our 

anxieties and stress about selling our home. Beate Schmidt showed us the ultimate 

in courtesy and warmth, especially when our puppy chewed up her little leather 

shoe! All this and more – our home sold quickly! Many thanks to all for helping us 

realize our dream.” Barbara & Graham Cranage

“We found Maureen to be very personable... Very responsible and did I mention 

patient... And considerate of our feelings. She made what can be a very stressful 

time in a person©s life so much more enjoyable. She never once tried to rush us or 

push us into anything. All the questions we had, she would find out the answers and 

let us know right away. We appreciated her honesty as well. That says a lot about a 

person.  Thanks, Maureen, for all your hard work... We appreciate it more than 

you©ll ever know. As for friends and family that are in need of an agent, we will be 

more than happy to recommend Maureen.” John Shumey & Ronda Murphy

“We worked with Rose Gut for approx. 9 –10 months... We were looking for just the 

right home and had certain criteria we were looking for. Rose showed us several 

homes, never pressing us to make an offer. She is extremely patient,  positive, 

helpful and hard working. She eventually found us the perfect home. The entire 

experience was extremely positive.  We can’t say enough about Rose…she is an 

amazing realtor…..An amazing person.  Thanks Rose!” Trish & Martian Blaine

“We appreciate your team©s professional work. Gordon was extremely helpful; he 

made himself available whenever we phoned. We enjoyed his input and 

professional advice. The team was always available to answer any questions we 

had and we thank you all very much! A big Thank you for the lovely gift-

basket.” Cibald & Vera
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Useful Names and Telephone Numbers

Home Inspectors

D-Tect Home Inspection (250) 549-7422

Home Pro Inspections (250) 545-7071

Pillar to Post (250) 558-1160

Doug Gardener, Wood Stove/Chimney (250) 545-1501

Surveyors

Russell Shortt (250) 545-0511

Bill Maddox (250) 542-4343

Home Insurance

Capri Insurance (250) 542-0291

Silver Star Insurance (250) 542-0171

Valley First Insurance (250) 260-5125

Vernon Insurance Services (250) 545-5311      Toll Free: 1-888-755-8553

Lawyers & Notaries

Kevin Cherkowski of

Allan, Francis & Pringle (250) 542-1177

Ian Haas of Davidson & Co (250) 545-5344      Toll Free: 1-800-667-1939

Debra Burden (Public Notary) (250) 549-2994

Zoë Stevens (Public Notary) (250) 542-1111

Mortgage Brokers

Pam Owen, Royal Bank (250) 260-0008

Dawn Stephanishin, Invis (250) 503-8788

Kari Gares, TD Canada Trust (250) 558-8091

Movers

Cidel Moving & Storage (250) 542-4254

Vernon Moving & Storage (250) 545-2185
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Useful Names and Telephone Numbers (cont’d…)

Utilities

BC Hydro (Electricity) Toll Free: 1-800-224-9376

City of Vernon Utilities (water, taxes, garbage) (250) 545-1361

Shaw Cable (TV) (250) 542-4007

Telus (Phone) (250) 310-2255

Terasen Gas Toll Free: 1-888-224-2710

Schools

School District No. 22 (Vernon) (250) 542-3331

Alexis Park Elementary (250) 545-7289

BX Elementary (250) 542-4013

Beairsto Elementary (French) (250) 542-1388

Charles Bloom Secondary (250) 547-2191

Clarence Fulton Secondary (250) 545-1348

Kalamalka Secondary (250) 545-1396

Vernon Secondary (250) 545-0701

W L Seaton Secondary (250) 542-3361

St. James Catholic Elementary School (250)  542-4081

Pleasant Valley Christian Academy (250) 545-7852

School District No. 83 (North Okanagan-Shuswap) (250) 546-3031

Armstrong Elementary (250) 546-8778

Len Wood Elementary (250) 546-3476

Day Care

North Okanagan Child Care Centre (250) 558-9963
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Useful Names and Telephone Numbers (cont’d…)

Municipalities

North Okanagan Regional District www.nord.ca

City of Armstrong www.cityofarmstrong.bc.ca

District of Coldstream www.districtofcoldstream.com

City of Enderby www.enderby.com

Lake Country (Oyama) www.lakecountry.bc.ca

Village of Lumby www.lumby.ca

Township of Spallumcheen www.spallumcheentwp.bc.ca

City of Vernon www.city.vernon.bc.ca

Emergency Services

Emergencies 911

Ambulance (non-emergency) (250) 542-4303

Fire (non-emergency) (250) 542-5361

Police (non-emergency) (250) 545-7171
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Buying a home is an exciting experience. Buyers look forward to the day 

when they finally move in to their new home. Usually, possession day is a 

positive and satisfying experience.

As your Realtors, we would like to advise you before making a purchase that 

the condition in which the sellers leave their home differs widely. You should 

know the cleanliness of your new home on move-in day is solely in the 

control of the seller.  Furthermore, cleanliness is a subjective thing – and 

what a seller considers to be a clean home may not be what the buyer 

thinks is a clean home.

It is our job to find you a home that you like, negotiate the purchase contract 

and obtain it for you at the best price. That is ALL that is within our control. 

So, while we would like to see you move in to a clean home, we are not in a 

position to guarantee it.  We have seen many sellers leave their homes dirty 

and appliances not working on possession day.

We can write a clause in your purchase contract asking the seller to clean 

his home; however it is very difficult to enforce. Also, if there is more than 

one offer on a home it may work against you to include such a clause in 

your offer, as the seller may prefer to accept a competitive offer without such 

a clause.

A Final Message
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The same thing applies to appliances: move-in day sometimes means 

discovering that appliances aren’t in working order, even though you 

may have been promised that they would be. 

If appliances are itemized in the “Included Items” clause in the contract 

of purchase and sale, a standard contract says that all included items 

will be in the same condition on possession day as they were on the day 

the buyer viewed the home. Therefore, during a building inspection you 

should ask the inspector to check all the appliances. (Even then it’s 

impossible to check every appliance completely – for example, does a 

washing machine work on every cycle?).

We want you to have a positive buying experience and will do everything 

we can to ensure that is the case. However, we also want to advise you 

that we cannot control the seller – even when it is our listing.

We believe it is better for you to be fully informed NOW, so that you will 

not be surprised on move-in day.  We have seen the full range of Buyers 

experiences: from disappointment to elation. Obviously, we wish the 

latter will be your experience.

Especially when you work with
	 
 � �� � � 
 � �� � � � � �� � � � �� � � � � � �	 � � �

A Final Message     (cont’d…)


