
AGENT QUESTIONS 

 

How does the “Lease With a Right to Purchase Program” work? 

Our program is designed for your clients who may be interested in homeownership, but are not able or 

ready to buy right now.  They pick the home, we buy it and lease it to them for up to five years 

(depending on the state) and give them the right to buy it from us at any time during their residency.  

They have no obligation to purchase the home and their financial commitment is limited to one year of 

rent.  The rent and purchase price at which they can buy the home from us is pre-set for each year up 

front. 

The process has four basic steps: 

1. The first step is for your client to register on our website and to apply for the program. 

a. In order to register, they can go to our website and click on the “Signup” link on the 

top right corner of our home page.  Alternatively, they can go directly to the 

registration page at www.homepartners.com/account/register.cfm  

b. It is very important that you have your client input your full name and brokerage 

where indicated, so we know that they are your referral. 

c. Once registered, they will be directed to our online application that has two parts:  

(SEE APPLICATION SCRIPT) 

i. The first is a pre-qualification application and the second is a full application.  

The pre-qualification application is intended to screen for automatic 

disqualifiers. 

ii. There is no application fee for this and your client’s credit is not pulled. 

iii. We designed it this way in order to avoid charging a fee or pulling credit of 

those who may not be a good fit for our program. 

iv. If the pre-qualification application is successful, they will be directed to 

complete the full application. 

v. The full application required each applicant to provide certain information, 

including residence and employment history.  In addition, we require 

income verification and asset verification from every applicant whose 

income is to be considered. 

vi. For the full application, there is a one-time non-refundable application fee 

of $75 per household that covers all of the applicants for a household.  This 

fee must be submitted online as part of the application process.  Please 

note that in California, the application fee is $45 if there is only one member 

in the household and $75 if there are two or more members in the 

household.  The applicant will be able to pay for the application using a 

credit (or debit) card.  We strongly recommend that they not attempt to use 

gift cards to pay for the fee as this often causes issues. 

http://www.homepartners.com/account/register.cfm


d. Each member of the household who is 18 years or older must fill out an application.  

This includes adult children and any occupants – even if their income is not being 

considered. 

e. We review the household application and if approved, we will let you and your 

clients know the approved monthly rent amount.  Once we have received all of the 

verification information, it takes about 48 hours for the application to be processed.  

You can be a great help in getting all of the verification information from your client 

to us.  This is the number one reason applications are not processed and decisions 

are delayed – we lack all of the required information. 

 

2. If your client is approved, the second step is for you to use their approved monthly rent 

amount to start the home search. 

a. You can search from all of the homes that are available for sale that fit their 

approval amount and meet our eligibility criteria.  (SEE FIND A HOME SCRIPT) 

b. Once you identify a home that your clients would like us to consider buying, you 

submit it to us for our evaluation through our website/broker portal.  (SEE 

PROPERTY SUBMISSION SCRIPT) 

 

3. The third step is for you to submit the home for our evaluation through our website/broker 

portal along with some additional documentation. 

a. Once we receive a complete submission, we evaluate the home and determine what 

we would be willing to bid for the home.  This takes around 4 business hours. 

b. We then reach out to your client to discuss the terms of our potential offer and the 

figures such as their rent and the purchase price for the home if they want to buy it 

from us.  The terms we confirm include: 

i. The targeted move in date which is at least 10 business days after the 

targeted closing date.  Please note that this date is a target move in date 

and may change based on closing delays or other circumstances out of our 

control.  We cannot move up the closing date given the volume of 

transactions we have, so please make sure the timing works for your client. 

ii. Any Make Ready requests or cosmetic items they would like us to do to the 

home. 

iii. The amount of the deposit due and confirmation of the timing for 

documentation and the deposit to be sent to us.  When we go under 

contract for a home, we will send your client their lease and right to 

purchase documents.  They are given a firm deadline to return signed copies 

of these documents back to us along with a check in certified funds payable 

to Stewart Title for the deposit.  The deposit amount is equal to two 

months’ rent and any pet fees.  While the contract is pending, the deposit is 

held in escrow by Stewart Title – not as the title company for the purchase – 

but as an escrow agent holding the funds before we own the home.  The 

deadline is typically 48-72 hours after they are sent the documents, and this 



is a firm deadline.  If your client does not meet the deadline, we may be 

forced to cancel the deal and disqualify them from our program.  It is critical 

that you make sure that they are aware of this before we make an offer, 

because if we have to cancel a deal, it hurts our reputation and yours in the 

marketplace.  They need to make sure they have the funds in readily 

available funds and have reviewed and are comfortable with the 

documents.  Once we close on the home, the funds are released to us and 

become the security deposit for the lease. 

c. Once your clients indicate that they understand the terms, we will send to you an 

offer for presentation to the listing agent and seller.  We are a cash buyer and can 

close quickly (typically within 3-4 weeks).  We do require an appraisal. 

d. We are the buyer of the home, and you represent us as our agent in the 

negotiations and transaction and earn a full coop commission at closing – just like 

any other transaction.  We ask that you keep in mind that even though your client 

has identified the home, we are the buyer and you represent us in the purchase, so 

all documents, contracts or other discussions are confidential, and your client is not 

to receive any copies of such as they are not a party to the purchase.  You are free 

to keep them updated about status, but any details and communication between 

you and us during the transaction are to be treated as private. 

e. If we are successful in getting under contract with the seller, we send your client the 

lease and right to purchase agreements.  As I mentioned earlier, they will be 

required to send these documents back to us along with a deposit a few days after 

we are under contract for the home, so please be sure they are prepared.  (SEE 

LEASE/RTP SCRIPT) 

 

4. The final step is once we are under contract, working towards a successful closing. 

a. Once we are under contract, as with any other transaction, we will send you the 

earnest money or other fees and also order a home inspection.  We have our own 

vendors for inspections and will schedule them, but expect you to help facilitate 

access and to make sure that all utilities are turned on.  If there are any inspection 

related requests like repairs or credits, we expect you to assist us with such 

negotiations.  (SEE INSPECTION SCRIPT) 

b. For non-attorney states, our closings team will work directly with title, and we 

expect you to assist in obtaining any information we may need. 

c. We close and fund on the same day, and we require you to do a walkthrough on the 

day of closing to make sure that the home is in the same relative condition as when 

we went under contract. 

d. We close by mail out and do not require you to attend closing, however, we expect 

that you will assist with keys and other closing items. 

 

5. Once we are closed, our property manager, Pathlight, will contact your clients regarding 

their move in and will be their main point of contact during their residency.   



FULL APPLICATION SCRIPT 

We take several factors into consideration when reviewing an application, which include household 

income, FICO scores, rent-to-income and debt-to-income ratios, rental and housing history, employment 

history, criminal background check and other standard elements of an application for housing.  We have 

certain minimum criteria for our program.  The total household must have a gross annual income of 

$50,000.  We cannot accept a household into our program if anyone in the household has a history of 

eviction, landlord collections or a pending bankruptcy.  Everyone in the household must have an 

acceptable criminal history, and felonies and certain drug offenses and violent crimes are automatic 

disqualifiers. 

The full application requires each applicant to provide certain information, including residence and 

employment history.  Once the full application is submitted, we require supporting documentation for 

the application.  Each member of the household whose income is to be considered in determining the 

rent approval amount must submit income verification.  In addition, asset verification for the household 

must be submitted.  The supporting documentation must be received in order for the household 

application to be considered complete and to be processed.  This information can be submitted by 

(sending an email with the scanned information to applications@homepartners.com.  It is important 

that this information is sent to us by email as it is the best way to ensure we receive it in a timely 

manner) 

In terms of income verification, the applicant should provide copies of the two most recent pay stubs for 

applicants who are W2 wage earners.  If an applicant is self-employed, we can accept the most recent 

tax return to verify income, as well as the last two quarters of profit and loss statements for their 

business.  For asset verification, we require that applicants provide a copy or screenshot of their savings 

or checking account showing that they have at least two times the monthly rent approval amount they 

have requested on their application.  The assets can be in one or more accounts – it just needs to total 

at least two times the monthly rent approval amount requested.  The reason we have this requirement 

is because we want to make sure that they are prepared to post the deposit that we require shortly 

after we go under contract for a home.  I will talk about this deposit more later.  It is very important that 

the asset verification is for a checking or savings account.  We cannot accept retirement statements or 

other forms of asset verification, and we cannot accept older tax returns. 

If an applicant receives social security payments, disability payments, retirement annuities and 

disbursements, alimony or child support, we need to review official documentation (e.g., a court order) 

of such payments that also lists the time period for which the applicant is entitled to receive them. 

Once we receive all of the supporting documentation, the application will be processed within 24 to 48 

hours.  You can play a critical role in helping to make sure that your client provides all of the information 

we need to process the application. 

There are a few very important things to remember about the application process.  First, it is very 

important that when a household sits down to do the full application, they should be prepared with all 

of the information for all applicants in the household.  For security reasons and to protect applicant 

mailto:applications@homepartners.com


privacy, we do not save incomplete applications.  In the event that they do not have all of their 

information ready when they are directed to the full application, they can save the link to the 

application page and return to it later, but they will not be able to save a partially completed 

application.  Your client must fill out and submit the application him or herself online.  Even though you 

are an agent, you are not permitted to fill out and submit the application for your client, because they 

need to confirm and sign that they are submitting the application and giving us their consent to process 

it.  You can assist your client in the process by sitting with them as they go through the application or 

sending in their supporting documentation, but you cannot fill out and submit the application yourself.  

This is against our policy and procedures and also may implicate various laws, so for our and your 

protection, please do not engage in this practice.  We monitor this closely and take any violations very 

seriously. 

When a household is approved, we will contact both the primary applicant and you with an approval 

notice to inform you that the application has been approved.  The approval is valid for 90 days.  If the 

home search continues after 90 days, we may be able to extend the approval.  The approved household 

is sent a welcome introductory package that includes the form of lease and right to purchase 

agreement, and other information.   We strongly encourage you to encourage your clients to review 

these documents BEFORE you start looking at homes.  We have strict deadlines when documents are 

due back to us, and at times, residents will wait until we are under contract to review documents which 

causes delays and sometimes cancellation of deals – which does not do anyone any good. 

We generally do not notify you if a household application is denied, given the sensitivity with such 

situations.  We consider the profile of the entire household when reviewing an application, so there are 

a number of reasons why an application may be denied.  If an application is denied, the applicant will 

receive notification in writing and will also receive a copy of their credit report and an adverse action 

letter via U.S. mail.  We encourage applicants to wait and review those materials prior to inquiring 

further as to the reason for their denial. 

Please note that due to our policy regarding private information, we cannot discuss the details of any 

application with anyone other than the applicant him or herself.  This includes spouses or parents – we 

only discuss the details of an application with the applicant directly. 

 

FIND A HOME SCRIPT 

Once your client is approved, you can help them search for homes that meet our eligibility criteria. 

1. The home must be located in an approved community (based on default high school attendance 

zone where the high school is ranked in the top 50%).  You can find a list of the approved high 

schools on our website under the Communities tab of the toolbar.  Please keep in mind that 

although the lists on our website are sorted by county, we only consider the relevant high 

school when determining whether a home is eligible for purchase.  You can also use the Address 



Check feature on our website under the How it Works tab of the toolbar to check a particular 

address. 

 

2. The home must not have certain hazardous conditions or be located near factors that may 

negatively impair value like high tension wires or cell towers.  There are certain issues that are 

automatic disqualifiers and include: No 100 yr. flood zone, except in states such as FL, cannot be 

more than 1 foot below Base Flood Elevation (BFE); No high risk sinkhole activity areas; No 

aluminum wiring; No vermiculite insulation; No friable asbestos; No pervasive mold; No major 

structural or issues (foundation, expansive soil, etc.); No polybutylene piping. 

3. The home must be listed for between $100,000 and $550,000 in most states, though exceptions 

apply in California, Virginia and Washington. 

 

4. The home must be located on a lot no more than three acres with a minimum of two bedrooms 

that are above grade. 

 

 

5. The home must be a single family home or fee-simple townhome; condo associations, condo 

interests, commercial and multi-family properties are not eligible for the program.  In addition, 

we do not purchase homes with country club dues or membership fees or other large capital 

contributions or deposits.  We do consider homes that have HOAs, but one very important thing 

to keep in mind is that we cannot consider homes if the HOA rules have restrictions on leasing 

or renting (since we will be leasing the home) or have application requirements for the resident 

or us as the buyer that we consider to be too onerous.  If you are looking at a home with an 

HOA, please be sure to get this information before you show them the home as often times a 

home does not work out because of these restrictions and it is a situation we all want to avoid.  

If we go under contract for a home with an HOA, as part of the contract we will require to see all 

documents relating to the HOA such as the CCRs, bylaws, rules, regulations, insurance and other 

information, so please keep this in mind. 

 

6. The home can be traditional sale or FSBO; short sales, REO and auctions are not eligible for the 

program.  We do not purchase HUD, VA or Altisource properties. 

 

 

7. We consider relocation homes, but we do not sign a full release.  We will consider new 

construction, but the builder must be willing to use a standard state contract – we do not use 

builder’s contracts or addenda that make a standard state contract into a builder’s contract. 

Please note we only purchase pools in certain states.  At the current time, we purchase homes with 

pools in California, Florida, Georgia, North Carolina, Oklahoma and Texas only. 

The best way to get a sense of potentially eligible homes is to use the Find a Home section of our 

website that lets you search based on your clients’ communities of interest and using the monthly rent 



ranges search function.  We provide an approved monthly rent amount and not an approved home 

purchase price amount, because depending on where your clients are looking, the monthly rent amount 

can vary due to factors like taxes, HOA fees, if there is a pool, etc.  The homes on our website are 

populated by MLS data and are for sale in the markets in which we operate.  We do not own these 

homes and because they are on the website does not mean that they are approved by us.  They are 

intended to give you an idea of the listing price range that may work for your clients.  This list of homes 

automatically feeds into our website from a listing service and is updated on a regular basis.  However, 

we cannot filter for certain criteria when we transfer this information to our website, such as whether a 

townhome is or is not fee-simple.  So there is the possibility that a home shown on our website does not 

meet our minimum eligibility criteria.  So, please bear this in mind. 

However, if there is a home on our website that meets our eligibility criteria and the listing information 

such as taxes or HOA fees is correct and absent a technology glitch, we will honor the monthly rent as 

shown on the website.  So in other words, if your client selects a home that is on our website, and we 

end up purchasing the home, unless there is a material error in the information, the rent that is on our 

website is the rent that your client will pay.  We calculate rent based on several factors – not only what 

the final purchase price is for the home – these factors include taxes, HOA fees, if there is a pool, what 

market rents are, etc.  So unless the final purchase price of the home is materially less than or more 

than the list price of the home, the rent does not change. 

On the other hand, the purchase prices for the home on our website are strictly for informational 

purposes only, because the purchase prices are determined based off of our total cost basis of the home 

which is directly impacted by the final actual purchase price of the home and other costs. 

 

PROPERTY SUBMISSION SCRIPT 

Once your client selects a home they want us to consider, you submit the home to us online through our 

website/broker portal.   (SEE BROKER PORTAL INSTRUCTIONS-SEPARATE DOCUMENT FROM THIS) 

1. You will be asked questions about the property, some information about yourself and the listing 

agent, your opinion of value, etc.  It is very important that you fill out these fields accurately 

using proper capitalization and spelling for example as this information is used by us later to 

assemble an offer. 

2. You will be required to send in certain documentation along with the online submission:  the 

MLS listing sheet, seller disclosures, photos of the home and the Make Ready Checklist. 

 

Let’s talk about the Make Ready Checklist, because this is an important document.  This is a 

checklist that needs to be completed and signed by your client and is the way they request any 

make ready items that are cosmetic in nature.  It is very important to note that unless certain 

make ready items are requested, we do not do them automatically (unless they are life safety 

issues) – for example, we do not do a full interior paint, re-carpet, install blinds or do other 

cosmetic items that a more traditional rental property may have.  This is because the costs of 



doing that must be incorporated into the price of the home, and most of our residents want to 

keep the cost of the home as low as possible so their purchase prices are lower.  We are willing 

to consider requests for these types of items, but they are subject to our approval as we must 

feel that the value or investment is supported.  We do not replace functioning appliances, and 

we do not provide washers and dryers.  In addition, we do not install new fences, but will 

consider repair of existing ones.  It is critical that you take the Make Ready Checklist with you 

when you see a home with your clients as it is required documentation.  We send this checklist 

to the household with their introduction package, but it is always a good idea to keep one handy 

when you are out looking at homes. 

Once all of the required documentation has been received, we can start evaluating the home.  So, the 

faster you submit all of the required information, the faster our property underwriting team can start 

evaluating the property and the faster we can send you an offer for presentation. 

In addition, as I mentioned earlier, once we have evaluated the property, we will reach out to your client 

to discuss the terms of our potential offer and they will need to acknowledge and agree to the terms 

that we discuss with them.  We will let you know when we have requested this from them.  Please keep 

in mind that until we receive their confirmation, we cannot send you the offer for presentation.  So, this 

is a step that may lead to delays that are out of our control. 

 

LEASE/RTP SCRIPT 

We work with your client directly with respect to the lease and their right to purchase documents, so 

you are not involved with that part of the transaction.  We don’t negotiate our documents, but when 

your client is approved, they are sent a welcome package that contains a sample set of documents.  We 

recommend that they have the documents reviewed by their attorney or other advisors prior to starting 

their home search with you.  As I mentioned earlier, once we go under contract for the home, signed 

documents and the deposit are due within a short period of time, and we will not extend deadlines. 

In terms of the lease, your client will be able to lease the home from us for up to five years in most 

states, except Texas, which has a three year maximum.  The lease is for a series of one year lease terms 

that automatically renew unless your client gives us notice that they do not want to renew 60 days prior 

to the end of a lease term.  Your client will know what their rent is for every one year lease term, 

because the rent amounts for each year are set up front.  The rent increases 3.75% each year.  Similarly, 

the purchase prices for the home are set up front, and for the first year their purchase price is a 5% 

increase over our total cost basis on the home, with an increase of 5% each year thereafter.  Please note 

that none of the rent payments are applied towards the purchase of the home.  Your client can purchase 

the home at any time during their residency.  They do not have to wait until a certain amount of time 

has passed – in other words, there isn’t a minimum lease term before they can exercise their right to 

purchase. 



We require that your client post a security deposit equal to two months’ rent (in some states less 

depending on applicable law), but this is a true security deposit.  In other words, if they decide to move, 

if they return the home to us in the same condition (normal wear and tear excepted) with no 

outstanding amounts due on their account, we will refund the security deposit to them in full as with 

any other straight lease security deposit.  Your client is not required to purchase the home, and can 

terminate their lease at the end of a lease term by giving us the required notice.  In addition to the 

security deposit, we also have pet fees (in some states, pet rent) which is $300 per pet.  Aside from 

service animals, we limit permitted pets to domestic pets with a maximum of three pets with a 

combined weight of 180 lbs, so no exotic or unusual pets.  We also prohibit certain dog breeds such as: 

Dobermans, Pit Bulls, Rottweilers and Mastiffs.  The pet fees/pet rent are non refundable, however, if 

your client purchases the home from us, we refund the pet fees in addition to the security deposit and 

any prepaid amounts like rent.  So, there are no hidden, non-refundable deposits except in the case of 

pet fees if your client does not purchase the home. 

Your client can use these refunds at closing toward the purchase of the home, however, it is very 

important to remember that their lender must approve this, so they need to make sure the lender is 

aware early on.  We go over this information when someone reaches out to us to let us know they are 

thinking of buying from us.  We are not a lender and do not provide a mortgage or financing to your 

client when they are ready to purchase, so that is something that they need to obtain on their own. 

 

INSPECTION SCRIPT 

Once we are under contract to purchase a home, we arrange for a professional home inspection to be 

conducted.  We will also ask a licensed contractor to develop a Make Ready cost estimate.  We expect 

you to facilitate access for both and to make sure that all utilities are turned on. 

We do not allow anyone other than specifically authorized by us to attend the inspection or receive the 

inspection report – and this includes our prospective resident.  Our arrangement with our professional 

home inspectors requires that the inspection report is prepared specifically for us as the buyer of the 

home.  We do not provide a copy of the inspection report to our prospective resident.  However, we are 

available to discuss the contents of the inspection report upon request. 

Once we receive the inspection report and review it, we will let you know if we have any inspection 

related requests of the seller such as repairs or a credit.  We will make such requests for items that we 

think are fair and reasonable for a seller to cover. 

As part of our evaluation for a home, we incorporate a Make Ready estimate that is meant to estimate 

the costs required to address any required health and safety repair items before the home is occupied.  

These are non-cosmetic, non-discretionary repairs.  Depending on the age, location and condition of the 

home, we spend an average of $3,000-$8,000 on these items.  If the Make Ready budget is not enough 

to cover the cost of addressing the inspection items after including any seller repairs or credits, we will 

discuss the situation with you and our prospective resident.  If we think the value is supported and the 



prospective resident wants to move forward, we may be willing to continue the transaction but will add 

the additional costs to the purchase prices for the home.  Unless the amount over budget is significant, 

the rent will not be impacted. 

 


