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	         Loan Number_____________

Parties: This legally binding Agreement, entered into on this _______ day of ____________ in the year of 200___, between,

Buyer(s)
_______ _________________________________________________________________________________________
(Hereinafter called “BUYER”), and
Seller(s)
 ________________________________________________________________________________________________

(Hereinafter called “SELLER”)

Offer and Description: Buyer agrees to buy and Seller agrees to sell all that lot or parcel of land, with the buildings and improvements thereon and fixtures therein, if any, situated in ____________________ County, in the State of _____________ , and being described as follows;

_________________________________________________________________________________________________

_________________________________________________________________________________________________
_________________________________________________________________________________________________
Mobile Home Description:  Make __________________________________, Model # ___________________________

Year __________________, Vin. # ____________________________________________________________________
Fixtures and Personal Property: This sale includes all fixtures, equipment or improvements of any kind which are now part of the premises such as; shrubbery, trees, shutters, blinds, lamp posts, mail boxes, wall to wall carpet, other attached floor coverings, light bulbs, built in shelves, clothes lines and poles, drapery and curtain rods, TV antenna, and fixed mirrors, etc. Personal property to be transferred to the Buyer at no extra cost is as follows:

__________________________________________________________________________________________________

__________________________________________________________________________________________________

__________________________________________________________________________________________________

__________________________________________________________________________________________________

Indicate any changes here: ____________________________________________________________________________

__________________________________________________________________________________________________

__________________________________________________________________________________________________
Conveyance: Shall be made subject to all easements, as well as covenants of record (provided they do not make the title uninsurable) and to all government statutes, ordinances, rules and regulation. The Seller agrees to convey by insurable title and deliver a proper special warranty deed, if applicable, free of encumbrances, except as herein stated. The Seller agrees to pay all statutory deed recording fees. The transaction will be CLOSED ON OR BEFORE_______ day of _____________ 200__. The property shall be deeded in the name(s) of; __________________________________________________________________________________________________

Possession of said premises will be given Buyer on ________________________________________________________  
Price: The purchase price of $____________________________ to be paid as follows:
[  ] Cash [  ] Check $ _____________________ herein which shall be held in a Trust Escrow Account by SHELTON PROPERTIES______________________________________________ as a deposit of earnest money, and the balance in cash and/ or financing upon delivery of a deed as herein provided.

All funds to be paid at closing, including proceeds of any loan, shall be paid to the closing agent or attorney in the form of cash, a cashier’s check, or money order, or a bank wire transfer of funds from a bank outside the State of South Carolina.

Contingencies: ____________________________________________________________________________________
___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
Amount to be Financed: $ __________________________________________________________________________

Financing to be obtained by: [   ] Conventional,   [   ] Seller,    [   ] VA,   [   ] FHA,    [   ] Rural Development, or                         [   ] Other Terms: ___________________________________________________________________________________

Closing Costs: To be paid as follows: ___________________________________________________________________

Other (i.e. discount points)  ___________________________________________________________________________

Loan Processing: It is understood that the Buyer will advance, in addition to the earnest money deposit, the necessary money to process this loan. Buyer also agrees to apply for financing from the lending institution of their choice, within _________ business days from the execution of this Agreement and provide all documents and information requested by the lending institution in a prompt and timely manner. If the Buyers bona fide application to one lending institution for such loan shall be rejected, the Buyer shall for the purpose of this Agreement, be deemed unable to obtain such commitment.

Time is of the Essence: The Seller has until _______ AM / PM on the _______ day of ___________, 200__ to accept the offer and execute this Agreement to Buy and Sell, and return same to the Listing Broker. In the event it is not executed on or before that time, and returned to the listing Broker, this Agreement shall be null and void and be of no force and effect. All earnest money placed in Escrow shall be returned to the Buyer.
Earnest Money: The assigned Escrow Agent does not guarantee payment of a check or checks accepted as earnest money. Buyer and Seller authorize the assigned Escrow Agent to hold earnest money in a trust account, and to distribute same in accordance with the terms of this instrument and herby release Escrow Agent from any and all liability for such action, all money received shall be deposited as required by South Carolina Law and the South Carolina Real Estate Commission Rules and Regulations. At the consummation of this sale, the earnest money shall be credited to the Buyer. If any contingency of this Agreement cannot be satisfied through no-fault of the Buyer, all earnest money placed in Escrow will be refunded to the Buyer.

IN THE EVENT OF A DISPUTE, THE ASSIGNED ESCROW AGENT HOLDING THE EARNEST MONEY DEPOSIT WILL NOT DISBURSE IT TO EITHER PARTY UNTIL BOTH PARTIES HAVE EXECUTED AN AGREEMENT AUTHORIZING THE DISBURSEMENT OR UNTIL A COURT OF COMPETENT JURISDICTION HAS DIRECTED DISBURSEMENT.

Adjustments: Taxes, water, all sewer assessments, sewer charges, fuel oil, rents as when collected, if applicable, and other assessments, including homeowner’s association fees, shall be adjusted as of the day of closing. Taxes prorated pursuant to this agreement are to be based on tax information available on the date of closing, and are to be prorated on that basis. BUYER TO BE RESPONSIBLE FOR APPLYING FOR ANY APPLICABLE TAX EXEMPTIONS.  Property taxes and rents, as well as other expenses and income of the property, if applicable, shall be apportioned to the date of closing. Annual expenses or income shall be apportioned using 365 days. Monthly property expenses or income shall be apportioned by the number of days in month of closing. Prorations at closing shall be final. 

Non-Resident Tax: Seller covenants and agrees to comply with the provisions of South Carolina Code Section 12-8-580( as amended) regarding withholding requirements of Sellers who are not residents of the State of South Carolina, as defined in said Statute.
Risk of Loss or Damage: In case the property herein referred to is destroyed wholly or partly by fire or other casualty prior to delivery of dead, Buyer or Seller have the option for ten (10) days thereafter of proceeding hereunder, or terminating this Agreement.

Default: if the Buyer or Seller fails to perform any covenant of this Agreement, the other parties may elect to seek any remedy provided by law or terminate this Agreement with a five (5) day written notice. If terminated, both Parties shall execute a written release of the other from this contract and both shall agree to hold the Escrow Agent harmless. If termination is due to default of the Buyer,  the Seller shall have the option of pursuing any remedy provided by law, and in addition, the Escrow Agent shall retain half of the earnest money deposit (not to exceed the amount of commission due for this sale) and divide the same between the listing and cooperating firms. The remainder shall be paid to the Seller. If the termination is due to default of the Seller, the Seller shall pay the Actual Cost Incurred (see section 16 below). If either Buyer or Seller refuses to execute release, the assigned Escrow Agent will hold earnest money in trust until said releases are executed or until a court of competent jurisdiction dictates legal disposition or the statue of limitations terminates the parties cause for action.

Actual Cost Incurred: The Actual Costs Incurred shall include all costs, fees and expenses incurred or obligated for, or incurred by the Buyer, Seller or Broker in an effort to consummate this sale. Such costs shall include but are not limited to, cost of credits reports, appraisal, survey, inspections and reports, title examination, and Brokers Fees or commission for this sale.

Survey, Title Examination, and Insurance: The Listing and Cooperating Broker(s) and their Agents(s) recommend the Buyer have a survey of the subject property made, have examination as to the title of the property, obtain owners title insurance, and that Buyer obtain appropriate hazard insurance coverage effective with the time of closing. Flood insurance, if required by Lender at Buyers option, shall be assigned to Buyer with permission of carrier, and premium prorated to the date of closing.

Condition of property: The property is being sold in “AS IS” condition. If the lender’s commitment requires any additional inspections, these are to be paid by the Buyer. Inspections or certifications may be performed by a company selected by Buyer or Seller. Cooperating or Listing Broker may suggest certain companies, but neither Buyer or Seller will hold Cooperating or Listing Broker responsible for any act negligence or intent by said company.

Lead Based Paint Disclosure:  See Lead-Based Paint Disclosure Addendum attached for residential property built before 1978.
Disclaimer by Brokers and Agents: The parties acknowledge that the Listing and Cooperating Broker(S) and Agent(s); (1) give no guarantee or warranty of any kind, expressed or implied, as to the physical condition of the property or as to condition of or existence of improvement services or systems, thereto, included but not limited to termite damage, roof, basement, appliances, heating and air conditioning systems, plumbing, sewage systems, electrical systems, and to the structure; (2) Give no warranty, expressed or implied, as to the merchantability or fitness for a particular purpose as to the property or such improvements thereto and any implied warranty hereby disclaimed; (3) Give no warranty as to title; (4) Give no guarantee on warranty concerning: (a) any certification or inspection concerning the condition of the property, (b) any matters which would be reflected by current survey of the property, and (c) the accuracy of the published square footage of the property; (5) Buyer acknowledges that Seller and Seller’s Agents have not made any oral or written commitments to the Buyer regarding (a) projected income or economic benefit for Buyer from rentals, (b) rental arrangements except that Buyer may rent the unit if Buyer so desires, or (c) other economic benefits to the Buyer.

Megan’s Law: The Buyer agrees that the Listing and Selling Broker and all affiliated Agents shall not be responsible for obtaining or disclosing any information contained in the official State Sex Offender Registry. The Buyer understands that no course of action may be brought against the Listing and Selling Broker or his Agents for failing to obtain and disclose information contained it the official State Sex Offender Registry. The Buyer understands and agrees he shall be responsible for obtaining any such information. 

Entire Binding Agreement: This written instrument, including the additional terms and conditions set forth in attached addendums and or set forth on the reverse expresses the entire agreement and all promises, covenants, and warranties between the Buyer and Seller. It can be changed only by a subsequently written instrument signed by both parties. Both Buyer and Seller hereby acknowledge that they have not received or relied upon any statements or representations by either Broker or their Agents which are not expressly stipulated herein. The benefits and obligations shall inure to and bind the parties hereto and their heirs, assigns, successors, executors, or administrators. Whenever used, singular shall include plural, and use of any gender shall include all.

Facsimile: The parties agree that the offer, any counter offer and/or acceptance of any offer or counteroffer may be communicated by the use of a Fax and the signatures, initials, and handwritten or typewritten modifications to any of the foregoing shall be deemed to be valid and binding upon the parties as if the original signatures, initials, and handwritten modifications were present on the documents in the handwriting of each party. 

Business Days: Business Days for the purposed of this agreement shall be Monday through Friday.

Special Stipulations: These stipulations shall preempt printed matter herein: 

_______________________________________________________________________________________
ADDENDUM  #__________________________________________________
IS MADE APART OF THIS AGREEMENT TO PURCHASE ____________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________



This is a Legally Binding Agreement. Both the Buyer and Seller shall seek further assistance if the contents are not understood. Both the Buyer and Seller acknowledge receipt of a copy of this agreement and all Addendums attached.

The terms and conditions of this Agreement do not survive Closing unless otherwise specified.

In Witness whereof, this Agreement has been duly executed by the parties signed below.

___________________________________________________________________________________________________________

Seller                                                           Date                       SS#                                Witness
___________________________________________________________________________________________________________
Seller                                                           Date                       SS#                                Witness
___________________________________________________________________________________________________________
Buyer                                                           Date                       SS#                                Witness
___________________________________________________________________________________________________________
Buyer                                                           Dat e                       SS#                                Witness
Listing Agency: _ SHELTON PROPERTIES __Agent: ______________________________________________
Selling Agency: ________________________________________  Agent: ______________________________________________
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