
Your Calgary Home Buying Journey: A 
Detailed Guide for First-Time Buyers 
Buying your first home in Calgary is both an exciting and complex process. This guide covers 
everything from financial preparation to closing day. Every homebuyer’s journey is unique, and 
I’m here to help you navigate it with confidence. Book a consultation HERE, and we’ll create a 
personalized plan based on your goals, budget, and timeline.  

 

 

 

1. Financial Preparation & Budgeting 
Why It Matters: 
Purchasing a home is one of the largest financial commitments you’ll ever make. Preparing 
ahead ensures you’re in a strong position when it’s time to buy. 

A. Assess Your Financial Health 

● Credit Score & History: 
○ Review Your Credit Reports: Request your credit reports from the major credit 

bureaus. In Canada, Equifax and TransUnion are the main players. 
○ Improve Your Score: Pay down outstanding balances, avoid new credit 

inquiries, and resolve any errors. A higher score can help you secure a better 
mortgage rate. 

● Debt-to-Income Ratio (DTI): 
○ Calculate your DTI by comparing your monthly debt payments (credit cards, car 

loans, etc.) to your gross monthly income. Lenders generally prefer a DTI under 
50%, but the lower, the better. 

B. Saving for Your Down Payment 

● Down Payment Basics in Canada: 
○ Minimum Requirements: For homes priced up to $500,000, a minimum down 

payment of 5% is required. For homes between $500,000 and $1,500,000, the 
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first $500,000 requires 5%, and the portion of the purchase price above $500,000 
requires 10% down. 

○ Benefits of a Larger Down Payment: Putting down 20% or more can reduce or 
eliminate mortgage insurance premiums (CMHC insurance) and may help you 
secure a lower interest rate. 

 

● Other Savings Goals: 
○ Closing Costs & Legal Fees: Budget approximately 2–5% of the home’s 

purchase price for closing costs, which include legal fees, land transfer taxes, 
and other administrative fees. 

○ Emergency Fund: Set aside extra funds for unexpected repairs or moving 
expenses once you’ve closed on your home. 

C. Organizing Documentation 

Prepare to gather the following: 

● Proof of Income: Recent pay stubs, T4 slips, and notice of assessments. 
● Bank Statements & Investment Summaries: These help prove your savings and 

financial stability. 
● Employment History: A consistent work history (usually the past 2 years) is important 

to lenders. 

 

2. Understanding Calgary’s Real Estate Market 
Local Research is Key: 
Calgary is a dynamic city with diverse neighborhoods, each offering its own lifestyle, amenities, 
and price points. 

A. Neighborhood Exploration 

● Popular Areas to Consider: 
○ Beltline & Downtown: Ideal if you value urban living with easy access to 

restaurants, shops, and public transit. 
○ Inglewood & Kensington: Known for their historic charm, unique boutiques, and 

vibrant arts scene. 
○ Suburban Communities: Areas like Tuscany, Evergreen, or Auburn Bay offer 

family-friendly amenities, newer developments, and excellent schools. 
● Factors to Evaluate: 



○ Access to Transit & Commute Times: Calgary’s C-Train and bus routes can 
impact your daily life. 

○ School Quality & Local Amenities: Research local school rankings if you have 
or plan to have children. 

○ Future Developments: Check municipal plans for infrastructure or community 
projects that could affect property values. 

B. Market Trends & Pricing 

● Research Tools: 
○ Use local real estate websites (like Calgary Real Estate Board, Realtor.ca, or 

local agents’ sites) to track trends. 
○ Attend open houses to get a feel for price ranges, home conditions, and 

neighborhood vibes. 
● Seasonality: 

○ Calgary’s market can fluctuate seasonally. Knowing when the market is typically 
more active can help you time your purchase. 

 

3. Mortgage Pre-Approval & Financing Options 
Why Pre-Approval Is Important: 
Getting pre-approved for a mortgage helps you understand your budget and signals to sellers 
that you’re a serious buyer. 

A. Steps for Pre-Approval 

● Contact Lenders or Brokers: 
○ Speak with multiple lenders or a mortgage broker to compare rates and terms. 
○ Ask about pre-approval conditions, such as how long the pre-approval is valid 

(typically 60-90 days). 
● Gather Your Documents: 

○ Prepare your income verification, credit history, and bank statements. 
○ Be ready to explain any recent financial changes, such as a new job or large 

purchases. 

B. Understanding Mortgage Options 

● Conventional Mortgages: 
○ Typically used when you have a larger down payment and meet strict credit 

requirements. 
● High-Ratio Mortgages: 



○ If your down payment is less than 20%, you’ll likely need mortgage default 
insurance (CMHC). 

○ This insurance protects the lender and may slightly increase your overall 
borrowing costs, but it enables you to purchase with less cash upfront. 

● Fixed vs. Variable Rates: 
○ Fixed-Rate: Offers stability with consistent payments over the term. 
○ Variable-Rate: May offer lower initial rates but can fluctuate based on market 

conditions. Discuss the pros and cons with your mortgage advisor. 

 

4. House Hunting & Making an Offer 
Finding the Right Home: 
Once your finances are in order, it’s time to start exploring properties and making your move. 

A. Start Your Search 

● Online Listings & Alerts: 
○ Get your favourite realtor to set you up on a customized home search to receive 

notifications when new properties hit the market. 
● Work with a Calgary-Based Real Estate Agent: 

○ An experienced agent can provide insights into the local market, help refine your 
criteria, and guide you through negotiations. 

● Define Your Priorities: 
○ List your must-haves (e.g., number of bedrooms, garage, backyard) and 

deal-breakers. 
○ Consider whether you want a move-in-ready home or a fixer-upper with potential 

equity gains. 

B. Making an Offer 

● Prepare Your Offer: 
○ Your agent will help you draft a formal offer to purchase, which includes your offer 

price, conditions, and deadlines for the seller’s response. 
● Earnest Money Deposit: 

○ Typically, you’ll provide an earnest money deposit (a percentage of the purchase 
price) to show you’re serious. This amount is held in trust and later applied 
toward your down payment or closing costs. The higher the deposit the more 
serious you look to the seller. 

● Negotiations: 
○ The seller might accept, reject, or counter your offer. Be prepared for some 

back-and-forth. Rely on your agent’s expertise to negotiate terms that work for 
you. 



● Conditions: 
○ Speak to your realtor for further clarification but you may want to include 

conditions such as financing, inspection, and condo document review. These 
allow you to withdraw or renegotiate if issues arise. 

 

5. Due Diligence: Inspections, Appraisals & Finalizing 
Financing 
Ensuring You’re Making a Sound Investment: 

A. Home Inspection 

● Why It’s Essential: 
○ A professional inspection can uncover potential issues (structural, electrical, 

plumbing, roofing) that might not be immediately visible. 
● Review the Report: 

○ Go through the inspector’s findings carefully. 
○ Use the report to request repairs, negotiate a price reduction, or ask for closing 

cost credits. 
● Plan for Repairs: 

○ If major repairs are needed, consider whether you’re prepared to handle them or 
if they’re a deal-breaker. 

B. Property Appraisal 

● Purpose of an Appraisal: 
○ Lenders require an appraisal to ensure the property is worth the amount you’re 

borrowing. 
● Impact on Your Loan: 

○ If the appraisal comes in lower than your offer, you may need to renegotiate the 
price or make up the difference with a larger down payment. 

● Contingency Clauses: 
○ Include an appraisal condition in your offer so you can back out or renegotiate if 

the property doesn’t appraise for the agreed price. 

C. Finalizing Your Mortgage 

● Submit Additional Documentation: 
○ Once the offer is accepted, your lender may request updated documents (e.g., 

bank statements, employment verification) to finalize your mortgage. 



 

● Review the Mortgage Commitment: 
○ Read the commitment letter carefully. Ensure all terms—interest rate, payment 

schedule, and any special conditions—are clearly understood. 
● Legal Considerations: 

○ Hiring a real estate lawyer who is familiar with Calgary’s property laws is a must. 
They will review contracts, perform title searches, ensure there are no liens or 
other legal issues with the property, and much more. 

 

6. Closing the Deal 
Final Steps Before You Call It Home: 

A. Final Walk-Through 

● Schedule a Walk-Through: 
○ Typically 24–48 hours before closing, visit the property to confirm that all 

agreed-upon repairs have been completed and that the home’s condition hasn’t 
changed. 

● Checklist for the Walk-Through: 
○ Verify that appliances are working. 
○ Check for any new damages or issues. 
○ Ensure that any negotiated repairs or improvements have been made. 

B. The Closing Process 

● Meeting at the Lawyer’s Office: 
○ Your lawyer will coordinate the closing, which involves signing the final 

documents, transferring funds, and officially registering the property in your 
name. 

● Payment of Closing Costs: 
○ Bring the necessary funds to cover your down payment, closing costs, and any 

applicable fees. 
● Receiving Your Keys: 

○ Once everything is signed and funds are transferred, you’ll receive the keys to 
your new Calgary home. 

 

7. Final Steps: Moving & Settling In 



Time to Transition: 

● Plan Your Move: 
○ Hire a reputable moving company, or arrange for friends and family to help. 
○ Schedule the move at a time that minimizes disruption to your work or family 

routine. 
● Utilities & Services: 

○ Arrange for utilities (electricity, water, gas) to be connected prior to your move-in 
date. 

○ Update your address with Canada Post, banks, insurance companies, and other 
service providers. 

● Familiarize Yourself with Your New Neighborhood: 
○ Explore local amenities, schools, parks, and transit routes. 
○ Introduce yourself to neighbors and get involved in local community events to 

start feeling at home. 

 

Final Thoughts 
 
Let’s take the guesswork out of buying a home. Book a consultation HERE, and I’ll walk you 
through the process, answer your questions, and create a personalized plan to help you find the 
perfect home. 

Navigating Calgary’s real estate market can seem daunting, but with careful planning and the 
right team by your side—a knowledgeable real estate agent, a trusted mortgage broker, and an 
experienced lawyer—you can confidently move through each step. This guide is designed to 
give you a clear picture of what to expect and how to prepare, ensuring your first home 
purchase in Calgary is a positive and rewarding experience. 

Take your time, ask questions, and remember: thorough preparation today sets the foundation 
for a secure and happy future in your new home. 

Happy home hunting, and welcome to being a new home-owner!  
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