JAMES WOOD
BEST. REALTOR. EVER.
918.934.8777 • James@BestRealtorEver.com
10306 N 138th East Avenue #101, Owasso, OK 74055

Buyer’s Services
James is a Top Producing Realtor®
Of the 4,602 agents in the Tulsa metro, James is an elite member
of the Top 3% of Associates, selling more real estate than 97%
of agents in 2016 & 2017. In his first full year, James reached
sales in excess of $6,500,000 and was recognized as Rookie of
the Year in a brokerage of nearly 500 agents. At the end of the
day, James gets the job done and helps you reach your real
estate goals!

James Puts YOU First, ALWAYS!
Even when it’s not in his best interest, he will ALWAYS put YOU
first! Real estate is a commission-only world, however, James
knows when he leads with integrity and does what is best for the
client above all else, you’ll send every friend, family member, and
co-worker his way which is worth so much more!

Buyer’s Services Are FREE
As a buyer, you’ll never pay a dime in commission. In the state of Oklahoma, sellers always pay
Realtor® fees and therefore all buyers benefit from FREE representation from a real estate
professional.

Custom Property Search
Zillow, Realtor.com, and other home sites are great resources for the public to find listings for sale,
however, James can provide you with more accurate and detailed information on properties from the
Multiple Listing Service (MLS) that is only available to Realtors®. In a hot market, it’s imperative that
you take advantage of a custom search from James to ensure you’re one of the first to know about
new properties hitting the market (you’re typically emailed in
the first 15 minutes)!

Any Listing, Even If It’s For Sale By Owner
If a home is for sale, James can help! Whether it’s his listing,
one of his competitor’s listings, or even a property that is not
listed with a Realtor®, James is more than happy to schedule
all showings for you, furnish market data, assist you in
making an offer, and provide strategic negotiation tips.

From Start to Finish
From pre-qualifying with a trusted lender, to scheduling all
showings and inspections, to finalizing the closing, James coordinates each aspect of the homebuying process for you. Essentially, James handles everything from start to finish… he just doesn’t
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Client Testimonials
James is awesome! He is the best negotiator that I have ever had the opportunity
to work with and I have purchased (3) homes. He is very knowledgeable and was
an expert in making sure that I had all of the tests and inspections needed by top
quality contractors. James has a fun personality and is a lot of fun to work with. I
will definitely ask him to represent me next time as well!
Janet Blake, Tulsa
James helped us with a foreclosed auction property and kept us at ease through
the whole transaction. This was our first experience purchasing a home like this
and I would do it all over again with him. I would highly suggest using James as he
is highly skilled and knows his stuff. Thanks so much James for helping us find our
house so that we could make it our home!
Joe & Brandy Shoemaker, Owasso
James helped us buy our first home! We had so many questions going through this
process and he was always available and quick to respond and answer them all!
James helped us navigate all the steps of bidding, negotiating, inspections, and
financing! He is very honest and knowledgeable; we highly recommend him to
anyone searching for a home!
Chris & Lora, Ramona
It is such a joy to have hassle free experience working for you when dealing with
buying a new house. Not only is James a great realtor, he has street smarts and
understands what you want and works to make that happen.
Rick & Vanessa Harris, Broken Arrow

He was great. I was a clueless first time homebuyer and he guided me through the
whole process. He was always quick to respond and when there were any possible
issues he handled it. I would recommend him and use him again in the future.
Annie Stout, Collinsville
James is a phenomenal realtor! He always went above and beyond for everything
we needed and made sure we got the best! We will always use him for any realty
needs we have, and have encouraged our friends to do the same! Very honest and
caring!
Joel & Lindsey Eisenhauer, Skiatook

James is the man! He is extremely hardworking and accommodating... He's an
everywhere, anytime, any day kind of guy. I'd recommend James to anyone - great
dude.
Zack & Melissa Ritter, Tulsa
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THE HOME

ESTABLISH CRITERIA
(FREE Custom Home Search)

BUYING
PROCESS

MEET
JAMES

MORTGAGE
PRE-APPROVAL
□ Last 30 days pay stub
□ 2 years of W-2s & tax returns
□ Last 2 month’s checking & savings

SCHEDULE
SHOWINGS
with James

VIEW PROPERTIES

account statements

□ Copy of divorce decree (if applicable)
□ Name of proposed insurance agent

SUBMIT FORMAL OFFER
& EARNEST MONEY

James will

ADVISE how to
negotiate the best
deal for You!

T.R.R.
formal repair
request & round 2
of negotiations

Inspections,
Insurance,
& Appraisal

Earnest
Check
Deposited

FOR SALE

Arrange

JAMES WOOD
918.934.8777

movers,
utility activation, &
forwarding of mail

Offer
Accepted

Review
Settlement
Statement

Negotiations

Final Walk-Through
usually within 24 hours of closing

RE/MAX Results

918.376.6400

Repairs
Completed
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Re-inspection
of agreed
upon repairs

5-Star Reviews
post a positive review on
Zillow, Realtor.com, &
James’ Facebook
Business Page!

CLOSING
sign all closing documents
& transfer funds

JAMES WOOD
BEST. REALTOR. EVER.
918.934.8777 • James@BestRealtorEver.com
10306 N 138th East Avenue #101, Owasso, OK 74055

3

Pieces of Money You
Need To Know About
Earnest Money
Earnest money is a check wri#en at $me of oﬀer that proves
to a seller you’re serious about the purchase. Earnest money
is held in escrow un$l closing and then applied towards the
purchase. Earnest money usually ranges from $500 to $5,000
depending on the price of the home.

Appraisal Money
If a mortgage is involved, your lender must order an appraisal
to ensure the house is worth the amount it’s lending. This
typically costs between $450-$500 and is paid directly to your
lender within the ﬁrst ﬁve days of the contract period.

Inspection Money
If you choose to do a home inspec$on, it’s you’re right to
choose any inspector you deem qualiﬁed, even if that’s your
Uncle Billy Bob. If you don’t already have an inspector in
mind, James will recommended and even schedule on your
behalf a group of highly skilled, experienced, and licensed
inspectors that put your best interest ﬁrst. Inspec$ons
typically occur in the ﬁrst 7-10 days a7er having a fully
executed contract and can range from $250-$1,000
depending on the home’s features (pool, sep$c, chimney, etc)
and depending on how in depth you want to go.
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Preferred Local Lenders
Are All Lenders The Same?
Nope. The lender you choose will be one of the most
important decisions you make when purchasing a new
home. Do your research and make sure you’re getting a
top-quality professional on your side to make the
process as smooth as possible.

Questions To Ask
Ask for a fees worksheet to compare lender’s rates &
fees to one another.
Will they sell your loan to a secondary mortgage
company? If so, will they retain servicing rights?
Is there is a penalty for paying the loan off early?
Are there any down payment requirements?
How many days are needed from contract to close?
Do they have any discounts or coupons to offer you?

Loan Application Checklist
- last 30 days paystub
- Copy of last 2 years’ WW-2s and tax
returns
- most recent 2 months’ checking and
savings account statements
- name of homeowner’s insurance
company
- letter explaining derogatory credit or
bankruptcy (if applicable)
- copy of Divorce Decree and Property
Settlement (if applicable)

PREFERRED LOCAL LENDER

Bridgett Gale of First Oklahoma Mortgage
cell 918.812.4097
email bridgett@firstoklahomamortgage.com
apply 918HomeLoans.com
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Jason Karn
First United Bank
918.607.7405
jkarn@firstunitedbank.com
jkarn.fubmortgage.com

Bret Close
Cornerstone Home Lending
918.921.8025
bclose@houseloan.com
bretclose.com

Chris Padley
Gateway Mortgage Group
918.809.1660
chris.padley@gatewayloan.com
thepadleyteam.com
Specialty: 203K Rehab Loans

Chris Padley Sr
Platinum Home Mortgage
918.809.0645
chris.padley@phmc.com
phmc.com/chrispadley
Specialty: Mobile Homes
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Loan Options
Conventional

FHA

HUD 184

VA

USDA Rural
Development

Jumbo

Max Loan
Amount

$453,100

$294,515

$271,050

$453,100

Determined by
DTI Ratio

None

Min Down
Payment

(3% for First
Time Home
Buyers)

3.5%

2.25%

for qualified
buyers

0%

10%

Added Fees

$0

1.75%

1.5%

for First Time
Home Buyers

2%

$0

Min FICO
Score

620

600

620

620

640

680

Investment
Home

Yes

No

No

No

No

Yes

2nd Home

Yes
w/ 10% Down

No

No

No

No

Yes

6%

6%

4%

6%

if LTV < 75%

Max Seller
Concessions

5%

0%

2.15%

3%

if LTV > 90%

6%

9%

if LTV < 90%

DTI = Debt to Income Ratio

LTV = Loan to Value Ratio

HUD 184 eligible borrowers must be American Indians or Alaska Natives who are card members of
a federally recognized tribe.
USDA Rural Development requires the property address be located in certain rural areas.
Currently all of Catoosa, Collinsville, Coweta, Owasso, Skiatook, & Sperry qualify. Bixby, Broken
Arrow, Sand Springs, Sapulpa, and most of Claremore do not.
FHA, HUD 184, VA, & USDA Rural Development all have property condition requirements which
are minimum standards for health and safety. The home must be habitable and comfortable, without
any potential hazards to the home buyer. Common requirements include a roof in good state of
repair, a structurally sound foundation, finished flooring in average condition or better, no missing
built-in appliances, no peeling or chipping paint, handrails on all steps and stairways, and sufficient
heating & cooling inside the home.
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Credit Do’s & Don’ts
5 Factors That Decide Your Credit Score
Payment history. Do you pay debts on $me?
Amount of debt. Less is best.
Credit history. The longer the be#er.
Amount of new credit. New credit is considered more risky!
Types of credit, i.e. installment loans, credit cards, and a mortgage.
Credit scores range between 200 and 800. Scores above 640 are
considered desirable for obtaining a mortgage. For more on
evalua$ng and understanding your credit score,
go to www.myﬁco.com.

Credit Do’s
Pay your mortgage or rent payments on $me.
Stay current on all outstanding accounts.
Con$nue working for the same employer.
Stay with your current insurance company.
No$fy your Lender immediately if any situa$on
arises that could possibly aﬀect your income,
assets, or credit.

Credit Don’ts
Don’t switch bank accounts.
Don’t transfer balances between accounts.
Don’t increase the balance of any credit cards.
Don’t consolidate debt, including credit card debt.
Don’t close any accounts, including credit card accounts.
Don’t apply for ANY credit (new vehicle, furniture, appliances, etc).
Don’t change your job, employer, the way you are paid, or become self-employed.
Don’t pay oﬀ charge-oﬀ or collec$on accounts before consul$ng with your lender.
Don’t make large deposits without the ability to document the source of the funds.
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What Are Closing Costs?
Closing costs are fees associated at the closing of a real estate transaction
when the title of the property is transferred from the seller to the buyer. Closing
costs typically range from 2-5% of the purchase price and are incurred by both
parties. Here are some common closing costs:
• A fee for running your credit report.
• A loan origination fee, which lenders charge for processing the loan paperwork
for you.
• Attorney’s fees.
• Discount points, which are fees you pay in exchange for a lower interest rate.
• Survey fee, which covers the cost of verifying property lines.
• Title search fees, which pay for a background check on the title to make sure
there aren’t things such as unpaid mortgages or liens on the property.
• Title insurance, which protects the buyer and lender in case the title isn’t clean.
• Escrow deposit, which pays a couple months’ property taxes, homeowner’s
insurance, and private mortgage insurance (PMI).
• Prorations for your share of homeowner’s association fees.
• Recording fee, which is paid to the county in exchange for recording the new
land records.
Lenders are required by law to give you a
Loan Estimate, which will include what the
closing costs on your home should be. At
least three business days before closing,
the lender will give you a Closing
Disclosure statement, which outlines exact
closing fees. This Closing Disclosure
statement must be signed by the buyer the
same day it is issued to avoid a delay in
closing.
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Home Warranties
What is A Home Warranty?
A service contract that covers the repair or replacement of important home system
components and appliances that break down over time. That means whether it’s your A/C
unit burning up in summer, your heater failing in winter or any number of other covered
systems and appliances calling it quits, you and your family will have one less thing to worry
about.

Why is a Warranty Recommended?
Breakdowns are inevitable – home system components and appliances simply wear out over
time. Unlike most homeowners insurance, a home warranty plan protects your budget by
covering an unexpected repair or replacement of crucial items when they stop working due
to normal wear and tear, saving you money in the long run. Think of it like this…
Homeowners Insurance Covers Things That MIGHT Happen.
Fire Damage, Hail & Wind Damage, Theft & Vandalism
A Home Warranty Covers Things That WILL Happen.
Breakdowns of HVAC Systems, Water Heater, Oven, Dishwasher, Plumbing & more

Without a home warranty…
Repair or replacement of key home systems and appliances can be expensive. Here’s a
sample of some of the most common systems and appliances and their average repair and
replacement costs.

Talk with James about the average cost of a home warranty and strategies for including one
in the contract so that you’re protected from unexpected problems in your first year of
ownership.
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Inspections 101
General Overview
Inspections should take place in the first 7-10 days after the contract has been fully executed. If you
don’t have preferred inspectors, James can not only recommended, but schedule highly skilled,
experienced, and licensed inspectors that put your best interest first and can schedule them for the
same day to save you time and money. Most inspections cost between $250-$650 depending on
how in depth you want to go.

EMP (Electrical, Mechanical, Plumbing)
The EMP is a basic home inspection which evaluates many components of the home including but
not limited to all light switches, electrical outlets and main breaker, the water meter, water heater,
duct system, ceiling fans, fireplace, oven and cook top, dishwasher, built-in microwave, trash
compactor, all sink faucets, toilets, tubs and showers, the furnace, and the air conditioning system
when weather permits. Windows, doors, and floor coverings (tile, carpet, etc.) are NOT included.

Roof
The inspection covers the main roof covering material only and will give buyers an estimate of how
much life remains. Unless it is raining at time of inspection or there has been a recent heavy rain, it
may not be possible to detect a roof leak.

Structural
A structural engineer can identify any visible distress indicating foundation settlement, i.e.
structurally significant cracks in the slab, sheetrock cracks, veneer cracks, visible structural frame
deficiencies, etc. and make recommendations for repair. It’s important to note that a general home
inspector cannot evaluate and make the same recommendations as a structural engineer.

Drainage
An engineer will evaluate the slope and grading of a yard to check that water freely exits the
property to assure unrestricted, healthy, and environmentally safe use of land areas.

Termite & Wood Rot
An exterminating company will inspect your home and yard for troublesome
rodents, insects, spiders and termites while also checking your property for
any rotted wood or moisture damage.

Additional Inspections
Other popular inspections include the testing of the chimney, sprinkler
system, septic system, pool and spa, as well as evaluating the crawl space
(if applicable). Be sure to inform James if you want any of these additional
inspections performed since they are an additional cost and may even require different inspectors to
be scheduled. It is also important to note that the inspection only covers the main dwelling, therefore
shops, detached garages, pool houses, and other structures are not included unless specifically
requested and an additional fee will likely be applied.
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Trusted Partners
Are All Inspectors The Same?
No! Picking an experienced and thorough inspector is crucial. It’s also important to note that only
structural engineers can make structural recommendations. Beware of general home inspectors
claiming to do structural inspections. In the state of Oklahoma they are not licensed to suggest
remedies and will typically refer you to an engineer if there is something of concern which might end
up costing you more in the long run.

EMP (General Home) Inspectors
*A Closer Look, Ash — (918) 251-6910
A&M Inspections, Travis — (918) 855-4629
Hamilton Home Inspections, Blake — (580) 716-1433

Structural Engineers
*AEI, Chad — (918) 251-6910
- AEI offers a discount if A Closer Look is scheduled for EMP at same time

CDR Inspections, Roger — (918) 451-4225
- Highly recommended for all mobile homes

FEI, Hamid — (918) 665-2593

Termite & Wood Rot Companies
*Sure Shot Exterminating — (918) 259-9058
- Sure Shot offers FREE annual check-ups

All Pest Exterminating — (918) 902-6404

Septic Inspector
Milty’s Septic Services — (918) 451-4362

Pool & Spa Inspectors
Byrd Pool Service — (918)496-2818
Pool Masters—(918)342-4443
*Companies marked in bold are who James uses the most often and even for his personal home.

Insurance Partners
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Sean Sansone
Farmers Insurance

Daniel Parker
State Farm

918.519.9841
ssansone@farmersagent.com
farmersagent.com/ssansone

918.994.5400
Daniel@CallDanielParker.com
CallDanielParker.com
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12 Moving Tips
 If possible, move on a weekday while banks, u$lity companies, and government oﬃces are open.
 Use sheets, blankets, and towels to separate pictures, dishes, and other fragile objects. This cuts
down on space and moving supplies. Socks can be slipped around the wine glasses to help pad the
delicate stems.
 Instead of wrapping each plate in newspaper or costly bubble
wrap, alternate the real plates with Styrofoam disposable plates
and — voila! — Instant padding. Genius, right?
 Pack plates vertically, rather than flat and stacked.
 Mark each box with its contents and destination room so that you

and your helpers will know where each box belongs at your new pad.

 Fill two “OPEN ME FIRST” boxes containing snacks, instant

coffee, tea bags, soap, toilet paper, toothpaste and brushes,
medicine and toiletry items, a flashlight, tool kit, paper plates, cups,
utensils, paper towels, and any other items you can not live without.

 Have suitcases on wheels? Use them for packing heavy things
like books.

Break out the garbage bags and pull one bag up around a cluster
of your hanging clothes, then tie the open end by the hangers.
Take pictures of which TV cable goes to which input on the
different components, or how certain knick-knacks are displayed on
the bookshelves to serve as an unpacking guide. Photos may also
protect your goods for insurance purposes should anything get
damaged in the move.



In the new home, resist the temptation to pile boxes into the garage, attic, or back closet, with a
promise to get to them later. If a boxful of stuff is so unnecessary that a year could pass without
needing the contents, maybe it’s time to ditch the contents before the move. Otherwise, you risk
forgetting where you put important things, or end up parking the car outside all winter.

 The desire to relax is strong. The coffee table pushed up against the sofa looks so inviting, but
those boxes aren’t going to unpack themselves. Resist the urge to derail your momentum.
Otherwise, those boxes will just stand over your head. Unpack the TV last, sink deeply into that
comfy couch, and revel in the knowledge of a well-done moving job any pro would envy.

 If moving locally, arrange for your pets to stay with a friend or family member as animals can
become confused and frightened during a move.

15

16

JAMES WOOD
BEST. REALTOR. EVER.
918.934.8777 • James@BestRealtorEver.com
10306 N 138th East Avenue #101, Owasso, OK 74055

More Client Testimonials
I am so grateful for James and for his assistance in selling our home. We had a bit of a challenge given to us
with being relocated for work during the Christmas holidays but James made it easy. He is professional,
knowledgeable, approachable, and always available which by themselves are outstanding traits but what I will
always be grateful for was his positive attitude during what I deemed as an uphill battle.
Mike Wooten, Collinsville
If you are buying or selling, James is the best. He helped us buy our home and stood by us and stood up for
us during the whole process. Give him a call, he’ll work hard for you. His helpful suggestions helped us make
our decisions. James knows what he is doing and he is always up front with you in a very respectful way.
Donald & Mary James, Talala
James Wood is an extremely competent and knowledgeable real estate agent that performs his work with
great efficiency. He has an awesome web site to help home buyers start their preliminary search and achieve
the home of their dreams. He is also an agent of high integrity and operates from a principle of morals that
make him a very trust worthy agent.
Craig Pierce, Broken Arrow
James was very helpful and went out of his way to accommodate us. He showed us many options over a
long period of time and was patient with us above and beyond what most reasonable individuals would have
put up with.
John & Cindi Somdecerff, Tulsa
James was very responsive to all of needs during the recent sale of our home. He was available when
needed to answer our questions and address our concerns as they arose. It was a very trouble free process.
I could not have been more pleased!
David Phillips, Claremore
James is very knowledgeable and answered every question with great detail. We are very happy he helped
us get this house. He usually knew the questions I had for him before I could ask them.
Jon & Joy Devore, Collinsville
James helped me through every step, even after a deal fell through! He spent months helping me find the
perfect place and every recommendation was backed up. I'm lucky to have found such an honest Realtor.
Anton Koprivnik, Owasso
James is professional, personable, quick to respond, and helped me navigate the buying and closing process. I'm a real estate investor and look forward to working with James on future deals.
Monica Masters of Rose Rock Properties, Tulsa
James has been awesome to work with. He's definitely a realtor that will have your back, which can be hard
to find. He has a great personality. I would definitely recommend him to any of my family or friends.
Jennifer Hayes, Collinsville
James Wood is great. As a first time home buyer he helped my wife and I tackle this stressful process. He
was easy to talk to, and went above and beyond in helping us get into our house. We would definitely
recommend James to anyone looking to buy a home.
Jonathan Monson, Owasso
Many more testimonials available at BestRealtorEver.com or search for James Wood on Zillow
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