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Working with Critical Dates



Question 1: The Effective Date of your Contract is March 23, 
2019. Calculate the critical dates given the below scenario:





Answers

Deposit 1

Deposit 2

Loan 
Application

Inspection 
Period 
(by 5pm)

Loan 
Approval

Closing
Date

• Deposit 1:
• March 26, 2019

• Deposit 2:
• April 2, 2019

• Loan Application: 
• March 27, 2019

• Inspection Period:
• April 8, 2019 (by 5:00pm) – April 7th is a 

Sunday

• Loan Approval:
• March 28, 2019

• Closing Date:
• May 7, 2019



Question 2: The Effective Date of your Contract is March 22, 
2019. Calculate the critical dates given the below scenario:





Answers

Deposit 1

Deposit 2

Loan 
Application

Inspection 
Period 
(by 5pm)

Loan 
Approval
(by 5pm)

Closing
Date

• Deposit 1:
• March 25, 2019

• Deposit 2:
• April 1, 2019

• Loan Application: 
• March 27, 2019

• Inspection Period:
• April 8, 2019 (by 5:00pm) – April 6th is a Saturday

• Loan Approval:
• April 22, 2019 (by 5:00pm) – April 21st is a Sunday

• Closing Date:
• May 6, 2019



Working with the Contract



Question 3: You are the Buyer’s agent. The inspections are complete and the home 
needs a new roof. You received a quote from your roof inspector in the amount of 
$20,000.00. You send the Seller’s agent a written request for a credit of $20,000.00. 
The Seller’s agent responds in writing that “[she] believes she can get your buyer a 
$10,000.00 credit.” Your Buyer wants the full $20,000.00 credit. The Inspection Period 
ends today (assume for the sake of this questions that “today” is a business day). 
What do you do? 



You should do the following:
1. Discuss with your Buyer and suggest an extension to the Inspection Period so 

that the parties have time to finalize the negotiations. 
2. If the Seller will not extend the Inspection Period and an agreement cannot be 

reached (meaning an addendum of contract is signed granting the Buyer the 
credit), you need to advise your Buyer in writing that the only way to protect 
their deposit is to terminate the Contract.  

3. So long as your Buyer has approved in writing that you have authority to 
terminate the Contract in the event an agreement cannot be reached, you 
need to send the Seller’s agent written notice indicating that: 

“Please be advised, that in the event an addendum to the Contract is not 
executed by both parties today, granting the Buyer an acceptable repair 
credit, this written notification shall serve as Buyer’s written notice under 
12(a) of the Contract of Buyer’s election to terminate the Contract within 
the Inspection Period.”



Question 4: You are the Buyer’s agent. The inspections are complete and the home 
needs a new roof. You received a quote from your roof inspector in the amount of 
$20,000.00. You send the Seller’s agent a written request for a credit of $20,000.00. 
The Seller’s agent responds in writing that “[she] believes she can get your buyer a 
$10,000.00 credit.” Your Buyer wants the full $20,000.00 credit. The Seller’s agent will 
not extend the Inspection Period. The Inspection Period ends today (assume for the 
sake of this questions that “today” is a business day). What do you do? 



You should do the following:
1. Advise your Buyer that the Seller will not grant an extension to the 

Inspection Period and that the parties are $10,000.00 apart.  Advise 
your Buyer in writing that the only way to protect their deposit is to 
terminate the Contract if an agreement cannot be reached.  

2. So long as your Buyer has approved in writing that you have 
authority to terminate the Contract in the event an agreement 
cannot be reached, you need to send the Seller’s agent written 
notice indicating that: 

“Please be advised, that in the event an addendum to the Contract is not executed by the 
parties today, granting the Buyer an acceptable repair credit, this correspondence shall 
serve as Buyer’s written notice under Section 12(a) of the Contract of Buyer’s election to 
terminate the Contract within the Inspection Period.”



Loan Approval



Question 5: You are Buyer’s agent. The Loan Approval Period expires 
today (assume for the sake of this question that “today” is a business 
day). The Buyer’s loan officer has not sent you a Loan Approval. What do 
you do?



You should do the following:
Advise your Buyer in writing of the following:

1. The deadline for their Loan Approval is today.  
2. Contact their Loan Officer and request a Loan Approval.
3. Once they obtain the Loan Approval, they are to review it for conditions.
4. If the Loan Approval is conditional, they are to review those conditions 

with their loan officer and make a determination whether those 
conditions are easy to resolve or may result in a denial.  

5. The only way to protect their deposit is to (1) extend the Loan Approval 
Period or (2) terminate the Contract if an extension cannot be reached.  



Question 6: Your Buyer received Loan Approval on 2/4. The Closing Date is 
2/10. The property appraisal comes in on 2/7 and the Property appraises at 
$50k beneath sale price. What contractual provision controls and what do 
you do?



You should do the following:
1. Speak with your Buyer first and advise them that because the Loan 

Approval was obtained, the only “out” is if the appraisal of the property 
is insufficient to meet the terms of the Loan Approval.

2. Speak with Buyer and Buyer’s lender so that the Buyer’s lender can draft 
a letter indicating that the appraisal of the property is insufficient to 
meet the terms of the Loan Approval.

3. Send the listing agent the appraisal and the letter from the lender and 
request a price reduction to the appraised value. 



Question 7: Your Buyer is ready to close. You are at the walk-through and 
during the walk-through you notice the wood floors are a bit damp. The 
listing agent tells you: “oh, yes, the toilet overflowed, however it is now 
repaired.” Your Buyer looks closer and sees that the wood floors have 
buckeld in the area where the moisture was located. What provision of the 
Contract controls and what do you do?



You should do the following:
1. Two provisions:  12(b) and the Risk of Loss section of the contract control. 
2. The condition of the property cannot change after contracting – normal wear 

and tear accepted.
3. You need to find out how much it will cost to remedy the problem (i.e., replace 

portion of floor) and need to place Seller on notice that there is a problem and 
the cost to repair the problem and advise seller that it is their responsibility.



Question 8: Buyer signs all documents at Closing. 
Buyer delivers all Buyer’s money to the title agent. 
Buyer’s Lender delivers the loan proceeds however 
the lender requires the title agent obtain a funding 
number. It’s 5pm and the title agent cannot reach 
the lender for funding number. The Buyer has done 
everything asked of them – can Buyer have the 
keys?



Answer

No. Buyer’s funds (i.e., lender’s funds) were not 
available and therefore closing has not occurred.



Question 9: Client is interested in purchasing this home below. Using all 
records available to you (public or otherwise) what source would you use 
to confirm the number of beds/baths?  



Answer
You should always look 
at the tax rolls and 
compare the number of 
bedrooms/bathrooms 
in the actual home to 
that on the tax rolls.



Scott A. Marcus
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Office (954) 364-6045
Cell (305) 321-5656

Elana B. Friedman
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Checks can be dropped off at the 
Coral Gables office located at:

Alhambra Towers
121 Alhambra Plaza
10th Floor
Coral Gables, Florida 33134
Tel: 305.262.4433 
Fax: 305.442.2232 

Questions? Comments?
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