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STANDARD MASTER ADDENDUM 
 

This Standard Master Addendum (hereinafter the “SMA”) is entered into by the Purchaser and Seller (together 
referred to hereinafter as the “Parties”) in conjunction with the Purchase and Sale Agreement (hereinafter 
“Contract”) dated the _____ day of _______________, 20___, to which this SMA is attached and incorporated 
by reference as if the same was set out fully therein. 
 

The parties desire to set forth additional provisions for the Contract, which may be additional, supplemental, or 
contrary to the provisions stated in the Contract. 
 

Thus, in consideration of the mutual and reciprocal promises and other valuable consideration, the receipt and 
sufficiency of which are hereby acknowledged, being set out in the Contract and in this SMA, the Parties agree 
as follows: 
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I. INSTRUCTIONS:  Paragraphs without designations for initialing are included by default and 
paragraphs with designations for initialing are included only if initialed by both parties following the paragraph.  
Those items shown in italics indicate a choice wherein the selection of the Parties shall be indicated by circling 
the appropriate choice and initialing following the paragraph where provided.  Both Parties shall evidence their 
review and understanding of the SMA by initialing each page in the lower, right-hand corner where indicated. 
 

II. PURCHASE FINANCING 

 
CASH:  The Parties agree that the Purchaser may acquire the subject property at closing by means of a cash 
payment equal to the balance of the purchase price, minus any deposits or other credits, determined at closing. 
 
THIRD PARTY FINANCING:  Purchaser shall secure financing for all, or a portion of the purchase price 
stated in the Contract, up to $__________, financed at ______ percent per annum, fixed for ______ years.  
Seller acknowledges that Purchaser may secure said financing from one or more lenders and that Purchaser’s 
obligations under the Contract are contingent upon obtaining lender approval for said financing, including but 
not limited to, approval by lender’s underwriting requirements as to appraised value, insurability, and condition.  
Should this contingency occur, Purchaser may terminate the Contract and receive a refund of any deposits 
related to the Contract. 
_____     _____ 
Purchaser       Seller 
 
SUBJECT-TO FINANCING:  Purchaser has paid $__________ and will pay within _____ days the additional 
sum of $__________ as a deposit to be applied on the purchase price, and agrees to pay or satisfy the balance of 
the purchase price, plus or minus prorations and other credits, at the time of closing by: 1.) the acceptance of 
title to the real estate subject to a mortgage or deed of trust of record securing a principal indebtedness (which 
the Purchaser [does / does not] agree to assume on a non-qualified basis) aggregating $__________ bearing a 
[fixed / variable] rate of interest at the rate of ______ percent per annum; and 2.) the payment of a sum which 
represents the difference between the amount due on the indebtedness at the time of closing and the balance of 
the purchase price.  In the event Purchaser elects to assume the indebtedness, the same includes the assumption 
of all obligations under the note and mortgage or deed of trust.  In any event, the Purchaser’s first payment shall 
be the first payment due after closing in the amount of $__________. 
_____     _____ 
Purchaser       Seller 

 
Purchaser also accepts title to the real estate subject to a second mortgage or deed of trust securing a 
principal indebtedness (which the Purchaser [does / does not] agree to assume on a non-qualified basis) 
aggregating $__________ bearing a [fixed / variable] rate of interest at the rate of ______ percent per 
annum.  The Purchaser shall receive a further credit against the balance of the purchase price at closing 
for the amount of the second lien assumed.  The Purchaser’s first payment on the second note and 
mortgage or deed of trust shall be the first payment due after closing in the amount of $__________. 
_____     _____ 

 Purchaser       Seller 

 
Any variance between the principal balances of debt(s) taken subject to, as stated above, and the 
balances existing on said debt(s) as of the date of closing shall be accounted for in the balance of the 
purchase price due or the cash payable at closing.  Provided, however, that if the variance exceeds one 
thousand dollars ($1,000.00) in the aggregate, either party may elect to terminate this agreement and 
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return any deposits, unless the other party elects to pay the excess variance. 
_____     _____ 
Purchaser       Seller 

 
Within seven (7) days after execution of the Contract, Seller shall furnish to Purchaser a copy of the 
note(s) and a statement setting forth the identification of the Property, the name, address, and phone 
number of each lienholder; the principal balance remaining on the note; the terms of such note; the 
interest rate of the note; the required principal, interest and escrow payments of the note; the account 
number, the details of any insurance policy that will remain on the property; the property taxes assessed 
against the Property; and if the lienholder consents to the transfer of the property to Purchaser.  
Purchaser’s obligations hereunder are contingent upon the receipt of the above-stated items of 
information.   
_____     _____ 
Purchaser       Seller 

 
SELLER WRAPAROUND FINANCING:  The subject property is to be sold and conveyed, subject to an 
existing indebtedness (hereinafter “Wrapped Indebtedness”) having terms as identified in the Subject-To 
Financing Section.  Further, Purchaser will execute a wraparound second mortgage or deed of trust (hereinafter 
“Wraparound”), securing Seller’s second lien note in the principal amount of $__________, which note and 
Wraparound shall be executed, acknowledged, and delivered by the Purchaser to the Seller, or to the Seller’s 
designee or designees, in a form satisfactory to the Seller and Purchaser at the closing. The Wraparound shall 
include all the subject property as security, and the stated debt evidenced by the Wraparound shall include the 
principal of the Wrapped Indebtedness. Said Seller’s note and Wraparound shall provide for interest payable at 
a fixed rate of ______ percent per annum on the unpaid principal balance and shall provide for fixed, constant 
monthly payments of the principal and interest based on a _____ year amortization schedule, payable monthly 
on the _____ day of each month commencing the _____ day of the month immediately following closing.  The 
said Seller’s note and Wraparound securing the same shall be in the standard forms as are customarily used in 
the State of __________.   
_____     _____ 
Purchaser       Seller 

 
SELLER SECURED NOTE FINANCING:  Seller shall finance all, or a portion of the purchase price stated in 
the Contract, up to $__________, financed at ______ percent per annum, fixed for ______ years.  Purchaser’s 
obligations under the Contract are contingent upon obtaining said financing from the Seller.  Said financing 
provided by the Seller [ shall / shall not ] be subordinate to other financing described in the paragraph entitled 
SUBJECT-TO FINANCING. 
_____     _____ 

 Purchaser       Seller 

 
LAND CONTRACT / CONTRACT FOR DEED:  Seller agrees to sell and Purchaser agrees to purchase from 
the Seller the subject property on the following terms:  Purchaser agrees to pay the purchase price stated in the 
Contract; less any deposits, any assumed obligations stated above, and amounts financed by Seller stated above. 
Seller represents that the property is not subject to any encumbrances not explicitly taken subject-to herein.  
Upon payment of all amounts due Seller, Seller agrees to deliver to Purchaser a Statutory Warranty Deed in 
fulfillment of the contract. The covenants of warranty in said deed shall not apply to any encumbrances 
assumed by Purchaser or to defects in title arising subsequent to the date of the contract by, through or under 
persons other than the Seller herein.  The Land Contract / Contract for Deed shall include those additional terms 
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that are proper and customary for such agreements in the State of __________.  Any payments made under the 
the Land Contract / Contract for Deed shall be considered rent and payment for the use of the subject property 
prior to the final payment being made.  The Purchaser acquires no equity or claim of fee simple ownership in 
the subject property in law or in equity prior to the final payment being made.    
_____     _____ 
Purchaser       Seller 

 
The Land Contract / Contract for Deed shall provide for monthly payments in the amount of 
$__________, per month for _______ months, beginning on the ____ day of _______________, 20___, 
with an initial lump sum payment upon the execution of said contract of $__________.  In the event the 
Purchaser fails to make the payments on the due date, or within ten days thereafter, the Seller may 
dispossess the Purchaser using any available summary dispossessory proceedings available, after due 
notice, under the laws of the State of _______________. 
_____     _____ 

 Purchaser       Seller 

 
III. LEASE AND/OR OPTION 

 
LEASE:  The Seller hereby agrees to lease to the Purchaser and the Purchaser hereby agrees to lease from the 
Seller, the subject property for a period of _____ months, beginning on the ____ day of _______________, 
20___.  The rental rate shall be $__________ per month payable on the first day of possession and on the same 
date of each month thereafter for the term of the lease.  The Purchaser shall have ten days following the due 
date of the rental payment to make said payment without penalty.  Upon the failure to make the rental payments 
within the time provided, the Seller may dispossess the Purchaser using any available summary dispossessory 
proceedings, after due notice, under the laws of the State of _______________.   
_____     _____ 
Purchaser       Seller 

 
OPTION:  In consideration of an additional payment of $__________, delivered in hand upon the execution of 
this Agreement, the receipt and sufficiency of which the Seller hereby acknowledges, the Seller does grant to 
the Purchaser an irrevocable and exclusive option to purchase the subject property for the purchase price stated 
in the Contract for a period of _____ days.  The consideration paid for the option shall be applied to the 
purchase price in the event the Purchaser exercises the option within the stated time, but the Purchaser forfeits 
the consideration paid for the option in the event the Purchaser does not exercise the option within the stated 
time.  If a lease is entered with the execution of this option, then the Seller shall credit $__________ of each 
rental payment made under the lease to the purchase price upon the exercise of the option.  If a lease/purchase 
arrangement is not allowable under the laws of the State of _________, then the parties agree to complete the 
purchase on the terms agreed upon in the Purchase Financing section above, if completed.   
_____     _____ 
Purchaser       Seller 

 
IV. ADDITIONAL TERMS AND CONDITIONS 

 
TERMINATION OPTION:  In consideration of an additional payment of $__________, delivered in hand upon 
the execution of this Agreement, the receipt and sufficiency of which the Seller hereby acknowledges, the Seller 
does grant to the Purchaser an irrevocable and exclusive option to terminate this Agreement by giving notice, in 
writing, within ____ days after the execution of this Agreement.  If the Purchaser exercises this option to 
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terminate according to said terms, then the option fee will be forfeited and retained as the sole property of the 
Seller; provided, however, that other deposits made under this Agreement shall be refunded to the Purchaser.  If 
the Purchaser does not exercise the option, then the option fee will be credited to the purchase price at closing. 
 
COMPLIANCE:  It is the intention of the Parties that this SMA and the Contract shall comply with any 
Applicable Law ("Applicable Law," as such term is used in this SMA, shall mean any federal, state, or local 
statute or other law governing such contracts in the jurisdiction where the subject property is located.). To that 
end, the Parties agree that none of the provisions of this SMA and the Contract shall ever be construed to create 
a contract that violates any Applicable Law or exceeds the limits imposed or provided by Applicable Law for 
the purchase, finance, or sale of residential real property.   
 
INCONSISTENCY:  In the event of any conflict or inconsistency between the provisions of the SMA and the 
provisions of the Contract, the provisions of the SMA shall govern in all respects, subject to the aforementioned 
compliance matters. 
 
ASSIGNMENT:  The rights of the Parties under this Agreement are not personal to the Parties and may be 
assigned or transferred to any other person, firm, corporation, or entity without the prior consent of the other 
party and in the sole discretion of the transferring party.  The Parties recognize that the same may be done with 
an intent to profit as detailed in the Investment for Profit section herein.  
 
RETURN OF DEED / RE-CONVEYANCE:  In the event the holder of the mortgage or deed of trust does not 
acquiesce to the transaction contemplated by this Agreement and elects to accelerate the debt that was taken 
subject-to in this transaction, within ninety (90) days of closing, on the basis of a breach of the due on sale 
provision, the Parties do hereby agree to rescind said transaction; execute all documents necessary to place the 
parties back in their respective positions held prior to said transaction, as title is concerned; permit the closing 
attorney to return to the Seller any executed deeds of conveyance, if not yet recorded; and to release, quitclaim, 
and hold the other party harmless from any claims or causes of action arising out of said transaction.  This 
paragraph shall survive closing.   
 
ESCROW, TAXES AND INSURANCE:  To the extent the following is relevant concerning the Subject-To 
Financing and Seller Wraparound Financing methods, the Parties agree that the property taxes and insurance 
obligations concerning the subject property are the responsibility of the Purchaser following closing.  Further, 
the Purchaser agrees to obtain insurance with the first mortgagee shown as the first loss payee and the Seller 
shown as the second loss payee.  In the event, an escrow account is required and maintained by the first 
mortgagee, then the Parties agree to work together to ensure that the proper party gets credit for or is refunded 
amounts owed from the escrow account.  The Seller is entitled to the net balance of the escrow account existing 
at closing, less the prorations for taxes and insurance.  The Purchaser is entitled to amounts paid by the 
Purchaser into the escrow account after closing.  Each Party agrees to provide such documentation and 
statements as is required by the first mortgagee’s escrow agent to demonstrate that the taxes and insurance have 
been paid and where any excess funds should be paid.   
 
MERGER:  All covenants in the Agreement, other than those identified under the Additional Terms and 
Conditions Section and the Disclosures Section, merge with the deed on its acceptance, and the Agreement 
alone shall not thereafter serve as a basis for legal action, unless the provision expresses that it survives closing.   
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THIRD-PARTY LOAN SERVICER AND PAYMENTS:  The parties do hereby consent to a third-party loan 
servicer processing payments made when Subject-To Financing or Seller Wraparound Financing methods are 
selected herein.  The same shall be the preferred setup for payments and shall be established by the closing 
attorney.  The fees for such service shall be payable by the Purchaser.  In the event a third-party loan servicer is 
not used in a Seller Wraparound Financing method and Purchaser makes payments directly to the Seller, then 
Seller shall make all payments due on the first mortgage and send proof of payment to the Purchaser.  If Seller 
defaults in making said payments, then the Purchaser may make such payments, cure said default, and credit 
said payments against the next installment due the Seller.  Purchaser shall give notice to Seller of any event of 
default under the first mortgage for which Purchaser is notified.  Purchaser may make partial or full prepayment 
of the principal owed on the wraparound mortgage, and the same shall be applied to the first mortgage.   
 
SECONDARY FINANCING METHOD:  If the transaction cannot be closed using the selected financing 
method expressed herein, the Parties agree to complete the transaction on substantially similar terms using 
another state and federally approved financing method for the State of __________. 
   
V. DISCLOSURES 
 
SAFE Act:  Both Parties acknowledge that offers of financing, if any such offers are made herein by way of the 
Seller Wraparound Financing or the Seller Secured Note Financing methods, the same are subject to approval 
and further disclosures by the closing attorney for this transaction or a licensed mortgage lender.  The Parties 
agree that this Agreement will not be considered “consummated” for purposes of the SAFE Act only, until any 
such offers have been so approved and further disclosures have been made.  Final offers of financing may be 
made and disclosed by the closing attorney as a matter ancillary to the closing attorney’s representation in the 
transaction with respect to title matters, escrow matters, and related closing obligations.  The Parties 
acknowledge that neither party is a licensed mortgage lender, but that each party has determined, after due 
diligence, that the terms of any proposed financing expressed herein are fair and reasonable under the 
circumstances; a valid exemption from the SAFE Act exists for this transaction by way of the closing attorney’s 
ancillary services, the Parties’ status, or otherwise; and both Parties hereby release the other from any liability 
for violation of the SAFE Act.  The Parties further agree to amend any such financing terms to remain 
compliant with the SAFE Act, as determined by the closing attorney or a licensed mortgage lender; provided, 
however, that either party may elect to terminate this agreement and receive back any deposits made upon such 
amendment that a party deems no longer satisfactory.    
 
USURY:  Notwithstanding anything to the contrary contained in this contract, in no event will the Purchaser be 
required to pay a rate of interest in excess of the maximum interest rate permitted under the laws of the State of 
__________. In the event that Seller ever receives, as interest, any amount in excess of the maximum rate 
permitted by the laws of the State of __________, all amounts so received will be deemed partial prepayments 
of principal and applied as of the date received. Any excess remaining after the principal is paid in full will be 
returned to the Purchaser. 
 
MARS Act:  The Parties acknowledge that neither party is working, or has offered to work, on behalf of the 
other party to assist the other in modifying the terms of an existing mortgage to avoid foreclosure on said 
mortgage.  The Parties acknowledge that no existing loan terms will be modified and that the Seller remains 
liable on any mortgage or deed of trust that the Purchaser takes subject to, which will continue to be reflected 
on the Seller’s credit report.  The Seller further acknowledges that foreclosure of the same would negatively 
affect the Seller’s credit.   
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TRUTH IN LENDING:  The Parties acknowledge that all disclosures required to be made by the federal Truth 
in Lending Act (15 U.S.C.A. §§ 1601 et seq.) and the corresponding regulations shall be made by the attorney 
closing the transaction.  The Parties agree that this Agreement will not be considered “consummated” for 
purposes of the Truth in Lending Act disclosures only, until such disclosures, if necessary as determined by the 
closing attorney, have been properly made.  The Parties agree to extend the time for closing and to execute such 
documents as are necessary to maintain compliance with the Truth in Lending Act, which may include a Good 
Faith Estimate, Truth in Lending, and a Right to Rescind.  The Parties acknowledge they understand their rights 
and responsibilities under the Truth in Lending Act and release the other of liability from any violation of the 
same.   
 
INVESTMENT FOR PROFIT:  The Parties recognize and acknowledge that each party enters into this 
Agreement for their own benefit, and the intent of the Parties is to maximize the benefits from the Agreement in 
subsequent transactions utilizing the subject property directly or by the sale or assignment of this Agreement for 
profit.  Each party hereby waives any legal or equitable claim to the benefits or profits obtained by the other 
party in subsequent transactions or assignments related to the subject property or this Agreement.   
 
SUBJECT-TO / WRAPAROUND DISCLOSURES:  Seller acknowledges that when Subject-To Financing or 
Seller Wraparound Financing methods are selected, that Seller remains liable on the note and mortgage or deed 
of trust entered into between the Seller and the original lender (hereinafter “First Mortgage”).  The same will 
remain noted on the Seller’s credit report and could affect the ability of Seller to obtain credit in the future.  
Moreover, a default in payment by the Purchaser may negatively affect the Seller’s credit.  Both Parties 
acknowledge that the First Mortgage likely contains a “Due On Sale” clause whereby the conveyance 
contemplated by this Agreement would constitute a default under the First Mortgage and allow the acceleration 
of the entire balance owing on the First Mortgage and foreclosure of the First Mortgage.  The Seller 
acknowledges that if the foreclosure sale does not yield a purchase price sufficient to pay off the debt owing on 
the First Mortgage, then the Seller may be responsible for the deficiency.  The Seller covenants and agrees not 
to obtain any future advances or other extensions of credit secured by the First Mortgage, and the Seller agrees 
that the First Mortgage holder will be given actual notice of the transaction contemplated by this Agreement so 
that no future advances will be secured by the First Mortgage.  The Parties have elected to proceed with this 
Agreement after having had sufficient time to review and consult with independent, local legal counsel 
concerning the risks associated with Subject-To Financing and Seller Wraparound Financing methods.  
 
LEAD-BASED PAINT:  Every Buyer of any interest in residential real property on which a residential dwelling 
was built prior to 1978 is notified that such property may present exposure to lead from lead-based paint that 
may place young children at risk of developing lead poisoning. Lead poisoning in young children may produce 
permanent neurological damage, including learning disabilities, reduced intelligence quotient, behavioral 
problems, and impaired memory. Lead poisoning also poses a particular risk to pregnant women. The seller of 
any interest in residential real property is required to provide the Buyer with any information on lead-based 
paint hazards from risk assessments or inspections in the seller’s possession and notify the Buyer of any known 
lead-based paint hazards. A risk assessment or inspection for possible lead-based paint hazards is recommended 
prior to purchase. 
 
LEGAL ADVICE:  This form SMA is only a guide and each party is advised to seek independent legal counsel 
from a duly licensed attorney in the state of the subject property and/or the state of the Parties to complete this 
SMA and for obtaining legal opinions as to its legality and effect.  REI Matcher nor its affiliated agents, 
employees, or attorneys have been engaged in an attorney-client relationship or have been consulted with or 
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relied upon in completing this form SMA.  The Parties have completed this form SMA by and through the 
Parties’ own decision-making, and no legal advice has been provided by REI Matcher nor its affiliated agents, 
employees, or attorneys as to the effect of any decisions or agreements evidenced by this SMA.  The Parties 
enter this Agreement at their own risk.   
 
ADDITIONAL DISCLOSURES:  The parties agree that the SMA and Contract form the entire agreement of 
the parties (hereinafter “Agreement”) and that the Agreement is final and complete with both Parties being 
satisfied with their obligations hereunder; provided, however, the Parties further agree that additional 
disclosures shall be necessary prior to, or at, closing, including but not limited to, additional disclosures relating 
to the Disclosures made herein, but the Parties agree that so long as the same do not, and will not, alter the 
material terms of the Agreement, including but not limited to, the price or condition of the property, then no 
provision of the Agreement shall be considered incomplete or ambiguous to the extent that this Agreement is 
not final and binding upon the Parties.   
 
GOVERNING LAW:  This Agreement shall be governed by, and construed under, the laws of the State of 
__________. 
 
VI. SIGNATURES, EFFECTIVENESS AND CONTACTS 

 

The above and foregoing Standard Master Addendum has been read and understood by the Purchaser and the 
Seller, and the Purchaser and the Seller do hereby evidence their agreement and assert the effectiveness of their 
agreement this _____ day of _______________, 20___. 
 
______________________________ 
Purchaser 
______________________________ 
Purchaser 
______________________________ 
Seller 
______________________________ 
Seller 

 
ADDITIONAL CONTACT INFORMATION 

 
PURCHASER 

 
PHONE NUMBERS: 

________________________ 
________________________ 

 
ADDRESS: 

________________________ 
________________________ 
________________________ 

 
EMAIL ADDRESSES: 

________________________ 
________________________ 

 
SELLER: 

 
PHONE NUMBERS: 

________________________ 
________________________ 

 
ADDRESS: 

________________________ 
________________________ 
________________________ 

 
EMAIL ADDRESSES: 

________________________ 
________________________ 

 


