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SECTION ONE
Overview of the Florida Lifestyle
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FLORIDA
LIFESTYLE
A picture
is worth
a 1000
words.
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CANADIAN
WINTERS
This picture is 
also worth a 
1000 words.
But we can’t repeat 
any of them.
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Time our
great
enemy.
Our ability to fully enjoy our lives,
depends entirely upon our health
and well being.

You have worked hard your whole
life.  You have earned this.

Don’t wait another day.
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Canadians are the largest group of Foreign Buyers in Florida. From 
2011 to 2013, Canadians accounted for 1/3 of all purchases in the 
Foreign Buyer category. This represents approximately $3BLN in 
annual purchases. 

92% of Canadian Buyers are “ALL-CASH” buyers, with only a small 
percentage taking advantage of traditional mortgage financing. 

55% of Canadians plan to use their Florida Home for vacation 
purposes, 20% for rentals and 20% for both. In addition, 55% of 
Canadians plan to occupy their homes for 3 to 6 months, 20% for 
1 to 2 months, and 10% for less than 1 month per year, with the 
balance being undecided. 

Most non-resident Canadian property owners, are absent for the 
majority of the calendar year, and will require some type of property 
management service. 

Canadians love Florida, and Florida loves us back. Most Canadian 
Snowbirds develop lifelong friendships with their American 
neighbors in Florida, and it is true testament to the unique and 
special bond of friendship between our two countries. 

Here’s where we come in. We are a Canadian company helping 
fellow Canadians, escape our harsh Canadian winters, purchase 
and maintain their Florida vacation residences year round. 

Florida Statistics

500,000 Canadians own homes in 
Florida.
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Canadians Helping Canadians

Why we wrote this book.

The Canadian Buyers Guide to Florida Real Estate is written by 
Canadians for Canadians. We are Canadians who have lived and 
worked in the USA for many years. 

We have owned both investment and personal properties in New 
Jersey, Texas and Florida. For us, Florida offers the most rewarding 
lifestyle and the highest return on our investment. 

Cindy is a well known, and highly respected female executive, in 
the Canadian real estate and mortgage industry, whose career 
spans 26 years, of managing large real estate offices of 100 plus 
agents, and her own mortgage company of 50 plus agents. 

She was “ON-AIR” in Toronto for many years, as the trusted co-
host of “The Sunday Money Show”, answering her loyal listeners 
questions about real estate and mortgage financing, and every 
week she would get questions from her Canadian listeners, about 
how to buy real estate in Florida.

And every week after the show, she would remark to her husband, 
“somebody needs to write the definitive book on this subject!”
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Brent Leathwood is a Real Estate Investment Expert, Building 
Contractor and Property Manager, who spent the first 20 years of 
his professional career working as a Financial Risk Management 
Consultant advising Senior Executives. 

He is a prudent and pragmatic Finance and Accounting Professional 
who holds both Bachelor of Commerce and Master of Business 
Administration degrees. 

Over the years, Cindy’s radio show listeners, asked her hundreds 
of complex “cross border tax and real estate questions”, and when 
consulting her husband, she would always add, “no technical 
accounting jargon allowed, give me the answer in 3 simple 
sentences, that my mother can understand, got it?” 

And after 10 years, of answering hundreds of her listener’s questions, 
we decided to summarize the answers in this book, as a series of 
simple questions, with brief, clear and concise answers. 

Why we wrote this book.

“It pains me to admit this, but as usual my wife is right. 
Most of the books written on this subject are extremely 
technical, they focus on sophisticated tax planning for 

the 1%, the super rich.  This book was written for the 
rest of us, the 99% of ordinary Canadians.”

Canadians Helping Canadians
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Book Background

Why buy now?

There has never been a better time for Canadians to buy property 
in Florida. 

But you say the CDN $ is no longer at par with the US $. US real 
estate is on the mend. The Florida housing markets witnessed 
moderate price increases the past 2 years. Maybe we missed the 
boat? 

While all of the above is true, current Florida home prices are still 
way below their peak prices, with some markets still trading near 
their historic lows. (More on this later.) 

The Canadian dollar, whose 20 and 30 year Bank of Canada 
weighted average exchange rate is 1.2720 and 1.2680, is still well 
below this historical conversion rate. (More on this later.) 

Here is the Good News: the Florida real estate market has bottomed 
out, prices are on the way back up, albeit at a much slower and 
much healthier rate of increase. 

A Golden Opportunity still exists for astute Canadian investors. Life 
passes by those who wait. Who dares – wins.
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Book Background

Visualizing the math, book’s key point! 

HERE IS WHY WE BELIEVE THERE HAS NEVER BEEN A BETTER 
TIME TO INVEST IN FLORIDA REAL ESTATE: 

Think back a few years, when the US / CDN $ exchange rate was 
$1.50, and consider the Canadian who bought a US $200,000 
Florida home that cost CDN $300,000. 

The US housing markets subsequently crashed. Prices fell over 
65% in some markets. The US $ lost value worldwide, trading below 
PAR with the CDN $, for a brief period of time. 

The same property today is selling for approximately US $110,000 
x 1.10 = CDN $121,000 or CDN $179,000 less than previously. (US $ 
exchange rate 1.10 at the time of writing book) 

This represents a 60% discount over the previous high water 
mark, a GOLDEN OPPORTUNITY for astute Canadian investors.

Prior High Market Price

US Housing High Price   $200,000.00

US / CDN $ Rate     1.50

CDN $ Equivalent    $300,000.00

Current Market Price

US Housing Current Price  $110,000.00

US / CDN $ Rate     1.10

CDN $ Equivalent    $121,000.00

Current CDN $ Savings

CDN $ Savings    $179,000.00

CDN % Discount    59.67%

How is this possible?

US Real Estate Current Discount 45%

US $ Current Discount   27%

60% Combined Total Current Discount in CDN $.
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SECTION TWO
Selecting the Right Area & the Right Property to Buy
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Right Area & Right Property

Most popular areas for Canadians.

For most Canadians, the big question is, where in Florida do I want 
to live? 

Here is a good rule of thumb, the vast majority of Canadian 
Snowbirds, (over 90%), choose one of the following 3 major market 
areas:

1. Southwest Florida (Tampa to Naples)

2. Central Florida (Orlando / Kissimmee area)

3. Southeast Florida (West Palm to Miami)

“For readers unfamiliar with Florida geography, these 
3 market areas form a triangle, with each market area, 
being only a 2 or 3 hour drive away from the other. So 
organizing a day trip, or weekend “romantic getaway”, 

to another area, is a piece of cake.”
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Right Area & Right Property

SW FL – Tampa to Naples.

The Sarasota / Bradenton / Venice area (located about 1 hour south 
of Tampa on the West Coast of FL) is the most popular destination 
for Canadians in all of Florida. 

The area offers easy access to both Tampa International (TPA) and 
Sarasota / Bradenton International Airports (SRQ). 

2 hours south of Tampa, you will find the popular Fort Myers / 
Naples market area, served by the Southwest Florida International 
Airport (RSW). 

The Tampa / St. Pete / Bradenton / Sarasota / Fort Meyers 
/ Naples corridor, is known as the Sun Coast. The area boasts 
beautiful blue warm Gulf of Mexico waters, sugary white sandy 
beaches, rich cultural offerings, world class golf courses and world 
class shopping. 

Canadians find the biggest attractions of the Gulf Coast to be, the 
easygoing pace, super friendly people, and less densely populated 
towns. 
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Right Area & Right Property

Central FL – Orlando.

The Orlando / Kissimmee area (located in Central FL) is the second 
most popular destination for Canadians. 

The area is home to Disney World, Universal Studios and dozens 
of other world class attractions, hotels, conference facilities, and 
incredible golf resorts. 

Orlando International Airport (MCO) serves the area. 

The major draw is the lively pace, friendly people and unlimited 
activities geared to families with children. 

Peak tourist season for Orlando is during July & August, and the 
major family holidays: Thanksgiving, Christmas, New Year, and 
March Break. 

Resort hotel properties are a popular option, owner uses property 
for a few weeks each year, with balance of year spent in rental pool. 
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Right Area & Right Property

 SE FL – West Palm to Miami.

The Miami Beach / Ft. Lauderdale / West Palm Beach area (located 
in Southeast FL) is the third most popular destination for Canadian 
Snowbirds. 

The area is known for its glitzy nightlife, beautiful and busy beaches, 
world class shopping and restaurants, international flavor and “hip 
South Beach vibe”. 

The Palm Beach International Airport (PBI), Fort Lauderdale-
Hollywood International Airport (FLL), and the Miami International 
Airport (MIA) all serve the area. 

For many, Miami is the place to be, and to be seen, people from all 
over the world, gravitate to this large cosmopolitan city, it is a global 
“hot spot” and if you are looking for excitement, look no further.
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Price History

Weighted Average of Miami, Orlando, and 
Tampa Metropolitan House Prices in USD.  
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“Nominal prices do not account for the effects of 
inflation. Inflation adjusted prices allow you to compare 

apples to apples. You have to go back almost 20 
years, to see Florida housing prices this low. Combined 
with the current US $1.10 exchange rate, this represents 

a once in a lifetime opportunity.”
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Price History

Professional investors buy, when 
everyone else is selling.

“Buying (Real Estate) may never get any cheaper than 
this.”

- CNN Money, May 2012

“We have a regular real estate miracle happening.  We 
not only have record low prices, but we also have cheap 
money.”

- Barbara Corcoran, (Star of ABC’s Shark Tank), March 2011

“Gutsy market calls, when Barbara Corcoran (2011) and 
CNN Money (2012) made these calls, Florida housing 
markets looked bleak, the naysayers were calling for 

the end of the world as we know it, and yet both were 
right on the money !”
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US Housing Starts

Numbers tell the real story.     

“When the US housing market crashed, and new 
housing starts collapsed, the number of new units 

being supplied to the market, dropped dramatically, 
and today this new housing inventory shortfall, is 

causing both new and resale housing prices to move 
up.”
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Demographics = Growth = $$$

“A highly respected Sarasota luxury home builder said it 
best, to paraphrase, “the last wave of the baby boomers 
born between 1944 and 1964 are now all coming into 
retirement, 10,000 people retire every day in the US, and 
1,000 people retire every day in Canada, and the Florida 
housing markets are going to have to accommodate 
hundreds of thousands of new residents every year for 
the next 10 to 15 years, and these demographic numbers 
are so compelling, so overwhelming, that we doubt even 
the government could mess this up. Most housing experts 
estimate, 1,000 people move to the State of Florida, every 
day, which translates into over 300,000 new residents 
annually.”

- Prominent Luxury Home Builder, Sarasota, Florida.

“The baby boomers have more disposable income 
than any other group in history, and they plan on 

spending it, 60 is the new 40, this generation has no 
plans to slow down, they are living life to the fullest  = 

$$$”

An Ageing Population Is
Moving South .
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The US needs to produce approx. 1.2 million new housing units 
every year to meet market demand from all sources: immigration, 
retirement, relocation, etc.

As the graph on page 19 shows, over the past 5 years, US housing 
starts have averaged well under this number. 

We believe, as do many other prominent US housing experts, that 
the STARS are all back in alignment, for Florida’s Housing Market 
and Florida’s Economy, given the massive influx of new residents 
expected to move to Florida over the next 10 to 15 years.  

Conservative estimates put this number at 3 million new Florida 
residents.

The long-term outlook for Florida real estate is very positive. 

“Economics 101, when demand outstrips supply, 
prices rise, and we are witnessing this housing supply 

shortage, play out every day as prices creep up, 
especially in the State of Florida”

Demographics = Growth = $$$

Amazing facts to consider.
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Demographics = Growth = $$$

What we are witnessing currently in Florida bears no resemblance 
to real estate market booms of the past. 

1. Florida property markets are trying to accommodate 5 years 
of pent up demand that was held back from slow recovering 
housing markets like the Northeast and Midwest. The Baby 
Boomers have been waiting patiently for their local housing 
markets to recover, to allow them to sell their homes, move to 
Florida, purchase their dream retirement home, and pocket a 
big chunk of CASH. 

2. The vast majority of new Florida home buyers are CASH 
BUYERS. This is a staggering statistic. CASH BUYERS will 
never walk way from their properties in the event of a market 
correction, as will highly leveraged home owners, whose equity 
gets wiped out, and who then choose to leave the keys on the 
kitchen table for the bank. CASH BUYERS insulate the market 
going forward, from the probability of another meltdown caused 
by over leveraged homeowners, who get in too deep, and then 
bail out. 

We have never witnessed underlying market fundamentals, this 
powerful, in the history of Florida real estate, and it because, 
the vast majority of new home buyers are paying cash. They are 
investing for the long term.

Amazing facts to consider.
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SECTION THREE
Important Considerations: Investment, Real Estate, Financing, 

Legal, Insurance, Other Important Topics
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Investment Overview

The big picture.

We are currently witnessing a near perfect investment scenario. 

As a Canadian, when you buy a property in Florida, you are really 
making two separate and distinct investments: 

1. You are investing in Florida real estate, with the anticipation that 
it will appreciate in value.

2. You are investing in the US currency, with the anticipation that it 
will also appreciate in value.

Both of these factors will cause profits and losses, on the value of 
your real property investment in Florida. 

Florida housing prices remain near historical lows, and the current 
US $1.10 exchange rate, also remains near the lower end of its 
historical trading range. This creates a perfect window of opportunity 
for Canadians to purchase Florida real estate. 

“We will examine the financial impact of the US / CDN 
$ exchange rate in a subsequent section, including 

worked mathematical examples.”
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US Financing

Can Canadians obtain mortgage 
financing in the USA? 

YES, and in spite of what you may have heard, it is EASY.

After the US housing market crashed, US Banks stopped lending to 
Americans, Canadians, and everyone else. 

Today both Canadian and US Banks are aggressively targeting 
Canadian buyers looking to purchase real estate in Florida. 

If you have Good Credit Scores and Solid Net Worth, you can borrow 
up to a maximum 80% Loan-To-Value, you will require a minimum 
20% down payment, and you will be offered the same loan terms 
and same rate of interest as an American with your identical credit 
profile. 

We can provide you with step-by-step guidance on securing US 
mortgage financing. It is almost as easy as getting a mortgage in 
Canada, albeit with a little more paperwork.

“As a Canadian you can secure financing at the time of 
purchase, but once you have closed on the property, 
obtaining financing, becomes next to impossible. It is 

an idiosyncrasy of the US Banking system.”
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US Financing

I can afford to pay cash, why would I 
get a mortgage?

This is a very important question and one worth taking the time to 
understand.

There are very good reasons to mortgage a US property as a 
Canadian:

1. If you plan on renting it out, only US mortgage interest is tax 
deductible with the IRS, and will significantly reduce your US tax 
liability. Investors take advantage of this fact.

2. If you want to limit your US / CDN $ foreign exchange risk, 
mortgaging the asset will accomplish this as well.

Hedging foreign currency risk, through the use of a mortgage is an 
important topic that will be covered in greater detail in a subsequent 
section, including worked mathematical examples. 

Hedging in the context of purchasing Florida real property, refers 
to limiting your exposure to the financial losses that will occur if the 
US $ depreciates in value, and the CDN $ appreciates in value, at 
some future date, after you have purchased your Florida home.
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US Real Estate
Should we buy a resale property or 
should we buy a new home from a 
builder? 

This depends on your personal preference, but here are some 
important points to consider: 

1. A First Rate Builder can build a new home in Florida in 4-6 
months. This is not a misprint. If you buy during the Summer, 
your new home will be ready before the Holidays. 

2. A newer home or condo will be built to the latest and most 
stringent Florida Building Codes, will be safer, cheaper to insure, 
and less costly to maintain than an older property. 

3. If time is of the essence, buying a resale property, gains you 
quick occupancy, typically in under 60 days.

“Regardless of whether you opt for a new or resale 
property, order a home inspection to protect yourself.”
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US Real Estate
Should we buy a resale property or 
should we buy a new home from a 
builder? 

Here are the most compelling reasons to consider buying new 
construction or a recently built property. 

1,500 sf, 2 bedroom, 2 bathroom, standard condo that sold for 
$350,000 at the height of the market, can now be purchased for 
$200,000. 

2,000 sf, 4 bedroom, 3 bathroom, 2 car garage single family 
detached home, in a gated community, that sold for $445,000 at 
the height of the market, can now be purchased for $250,000. 

1,000 sf, two bedroom, 2 bathroom, luxury condo that sold for 
$300,000 at the height of the market, can now be purchased for 
$200,000. 

These examples are indicative of market pricing we are currently 
observing at the time of writing this book. There is a current backlog 
of retirees that have been waiting patiently for the past 5 years to 
make the move to sunny Florida.

This has caused many Florida builders to aggressively pursue 
new homes starts and offer fantastic sales incentives to new home 
buyers, in order to entice them to buy.
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US Real Estate

“A short sale and a foreclosure are two very different  
situations that require different strategies for buyers.”

We have all heard the dinner party story, about the lucky couple, 
that bought a Florida property for pennies on the dollar, when the 
market hit rock bottom. 

Today, your odds of winning the lottery are better. There is 
currently an inventory shortage in Florida of both new and resale 
homes, and the number of “distressed properties” for sale has 
declined dramatically. 

Banks holding distressed inventory are releasing it to the market 
in very small increments. They are not flooding the market, and 
depressing prices further. They see housing prices rising, and are 
doing what every rational seller does, they are patiently waiting to 
get their asking prices.

What about short sales & 
foreclosures? 
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A short sale is a property whose mortgage has fallen into arrears, 
that has NOT yet been foreclosed on by the Lender. 

Example: market value $250,000, outstanding mortgage balance 
$350,000.

The Seller is trying to work out a deal with his Bank, to allow him 
to sell the property for less than he owes on the mortgage, and 
to have Bank either fully or partially forgive the remaining amount 
owing. 

Short sales are sold “AS-IS”, with Buyer having “Right to Inspect”. 

Banks have historically dragged their feet in the short sale process. 
It is not unusual for the negotiations to drag on for over a year. As a 
buyer, you need to be very patient, and you need to be aware, your 
offer can be bumped at any time, right up to the day of closing, as 
the Bank continues to search for a higher offer. 

The vast majority of Canadian buyers, after weighing the pros and 
cons of pursuing a short sale, look to the traditional MLS resale 
market, and see such incredible discounts, they choose to steer 
clear of the “wild goose chase”, that is the short sale market, and 
go for the “sure thing”.

What is a short sale?

US Real Estate
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US Real Estate

“The foreclosure market in Florida is dominated by 
professional firms, whose full time job, is to follow 

this market, and this is why great deals are so hard to 
come by in today’s market.”

A Foreclosure is a Bank Owned Property that has already gone 
through the Legal process of being FORECLOSED on. 

The Bank will offer the property For Sale, and instruct the sales 
agent to ask interested Buyers for their highest and best offer. It 
is typically a one shot deal, you bid against 10, 20 even 50 other 
Buyers, and the best bid wins. 

Bank owned properties are usually marketed for very short periods 
of time, in order to increase demand, and facilitate a quick sale.  

Here is some insider information, many of the available Foreclosures 
in the market today, are older properties, the junk that nobody 
wants, the “cream puff” properties, are long gone.

What is a foreclosure?
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Common story from the SHORT SALE and FORECLOSURE world of 
Florida real estate.

Buyer makes an offer, and after months of negotiating, his offer is 
finally accepted by Bank. Buyer is ecstatic. A closing date is set. 
Buyer orders a home inspection, instructs his Attorney to order an 
appraisal, wires his money, and instructs his Attorney to close. 

The Buyer’s Attorney searches title and discovers $40,000 in 
outstanding liens. 

Bank says we can’t reduce our selling price; we are already losing 
way too much money on this sale. Seller (if is it is Short Sale) says 
I’m broke, that is why I am losing my home, and I have no money to 
pay any outstanding liens. 

Our lucky BUYER is left holding the bag, and is forced to decide, 
whether paying the outstanding liens is worth it, in order to close 
the deal, and get clear title. 

Forewarned is forearmed.

“The vast majority of Buyers in this situation walk 
away with their deposit, but lose $1,000s in legal fees, 
inspection fees, travel costs, bank appraisal fees, etc, 

and most importantly their valuable time.”

US Real Estate
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US Real Estate

It is not necessary to buy in a gated community. There are many 
quiet, safe and beautiful communities in Florida that are not 
gated, are cheaper to live in, and have lower HOA (Home Owner 
Association) fees. 

HOA fees in Florida and Condo fees in Canada are very similar. 

However as Investors who have purchased in both gated and 
non-gated communities in Florida, our unequivocal answer for 
Canadians is: 

Buy in a gated community, they typically offer better amenities, 
better security and they typically appreciate at a faster rate, that 
non-gated communities.

Gated communities simply have more curb appeal.

Should we buy in a gated 
community?
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US Real Estate

“The “empty tower” scenario has long passed, but you 
still must investigate the “finances” of the HOA or 

Condo Corp. you are buying into.”

When the Florida real estate market crashed, it was not uncommon 
to see a 300 unit tower, with only 50 residents living in the building. 

MATH PROBLEM, condo fees collected from 50 residents are not 
adequate to cover the operating budget for a 300 unit tower. 

As a result, property became financially insolvent, and when 
Lenders learned this, they stopped financing purchases in that 
particular building, and thus a vicious downward spiral was created. 

As a condition of your “Purchase and Sale Agreement”, your 
Realtor will insert a clause requiring the Seller to produce copies 
of the HOA or Condo Corp. Financials and a copy of the Estoppel 
Certificate. 

It is very important to investigate the finances of the community you 
are buying into to ensure it is financially sound.

Important information about 
homeowner association (HOA) fees 
& condo fees. 
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Every community, (gated or open), will have numerous local service 
providers, available at very reasonable prices, to take care of your 
home when you are not there. Our lawn guy charges $80/month, 
our pool guy charges $80/month. You can hire home watching 
services and any other home service you may desire. 

Property management companies, offer a single point of contact 
and billing, to organize, supervise and inspect, the work of the 
various service providers, in your absence. 

Our community contains 1,000 homes. Half are full time residents, 
half are part time residents. We are always amazed at how beautiful 
the grounds and facilities are kept. We smile every time we drive 
through the front gatehouse. Our HOA fees are very reasonable, at 
only $150/month. 

But it is worth noting, if you want to live in a luxury TPC Golf Course 
community, your HOA fees could easily be $1,000/ month.

We want to buy a house. Who takes 
care of it when we are not there? 

US Real Estate

“Speak to us, or contact us through our website, if 
you require Property Management Services. We will 
be happy to tell you the DO’s and DON’Ts, we have 

learned over the past 10 years.”
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US Real Estate

Most communities in Florida are “Deed Restricted”. 

Restricted activities might include, not being permitted to park boats 
or RVs in your driveway, not being allowed to enter into short term 
rentals (daily or weekly), minimum rental terms of 3, 6 or 12 months, 
strict architectural controls to preserve the community’s beauty, no 
residents under age 55, no pets, no For Sale signs to be posted in 
front yard, etc, etc. 

Make sure you carefully review the HOA or Condo Documents 
before you buy, so that you will not find yourself being prohibited 
from an activity that is important to you and your family.

Deed Restrictions are designed to protect property values and 
preserve the community’s beauty, and the vast majority of them 
are common sense items, and will not interfere with your ability to 
enjoy your Florida home.

What is a deed restricted 
community?

“Prohibiting For Sale signs, is another odd rule found 
in many HOA regulations. You will visit a beautiful 

gated community of a 1,000 homes, and never see a 
single real estate sign. Engaging a Buyer’s Agent is 
imperative if you want access to all of the available 

properties for sale.”
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US Real Estate

“We always advise our clients, to hire a real estate 
attorney. When you consider how little it costs for this 

“added layer” of protection, it is foolish not to do so. 
We will refer you to a first rate law firm.”

Do we need a lawyer to close? Surprisingly NO. 

Most US real estate transactions are closed by Title Companies, but, 
as Canadians who have bought and sold numerous US properties 
in New Jersey, Texas and Florida, we have always used a US Real 
Estate Attorney as an “added layer” of protection, especially when 
one considers the cost is negligible. 

How do we take Title (legal ownership) in Florida? 

For 99% of ordinary Canadians, Title is taken as Joint Tenants with 
Rights of Survivorship, same as in Canada. There are exceptions to 
this general rule, which will be addressed in a subsequent section. 

Title & Closing Guidelines.
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US Real Estate

At closing, you will be presented with a HUD-1 Settlement Statement, 
(US Dept. of Housing and Urban Development). 

At first glance, a HUD-1 might look confusing, but it is a spreadsheet, 
with accounting entries, and by law, a HUD-1 Form must be used by 
the closing agent, (Lawyer or Title Company). 

In Florida, the following items will appear on the HUD-1. Many of 
these items will be unfamiliar to Canadians. 

1) Title Insurance Policy, 2) State Documentary Stamp Tax, 3) State 
Stamp Tax on Mortgage, 4) Intangible Mortgage Tax, and 5) County 
Recording Fees.

All other pro-rata adjustments for property taxes, etc, are standard 
to all real estate transactions. 

Let’s look at a real world example on the following page.

Closing Costs.
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US Real Estate

Subject property located Sarasota County Florida, all amounts are 
approximate and for illustrative purposes, your Attorney will provide 
you with a HUD-1 showing actual closing costs. Tax rates vary by 
individual County. 

Purchase price:   $300,000

First mortgage:   $200,000

Cash down payment:  $100,000

Title Insurance Policy:  $1,500

State Documentary Stamp Tax: $2,100

State Stamp Tax On Mortgage: $700

Intangible Mortgage Tax:  $400

County Recording Fees:  $35

Attorney Fees & Title Search: $525

Closing Costs.

“Key point you need to know. Burden of paying closing 
costs, by either Seller or Buyer, is negotiable as part 

of the transaction. Market conditions and local market 
conventions, play a big factor in determining who pays 

what.”
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Florida Property Taxes

No this is false, but, like everything else, it is relative. 

One of the big attractions for retirees, is the State of Florida has no 
personal income taxes. Florida has to fund and pay for their State 
and County Governments through other sources of tax revenues, 
primarily sales and property taxes. 

Property tax rule of thumb is to budget between 1.75% to 2.25% of 
the properties Assessed Value, taking into account that the typical 
assessed value, usually ends up being approximately 65% to 85% 
of the actual market value, or purchase price. 

Here is an actual example from a 2013 tax bill. 

$300,000 single family home, assessed value of $238,000, no 
homestead exemption, assessed value equals 79% of market 
value, 2013 property tax bill of $4,394 for Sarasota County. Tax bill 
equals 1.46% of market value, 1.84% of assessed value. (Tax rates 
vary by County.) 

We heard Florida property taxes 
are really high. Is this true?

“Florida property tax bills are issued in arrears, and 
due by March 31, of the following calendar year. The 

annual tax bill is mailed in November, and as an added 
bonus, you get a 4% discount for early payment in 

November, 3% for December, 2% for January, and 1% 
for February.”
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Only full time Florida residents, get this break on their property 
tax bill, an average $50,000 reduction on their assessed property 
value for purposes of calculating their Ad Valorem Taxes only, but 
this reduction does not apply to any Non-Ad Valorem Assessments. 

Tax bills for 2 identical homes from previous page: 

Property 1: Florida owners, homestead eligible, total 2013 tax bill 
$3,866.00. 

Property 2: Illinois owners, not homestead eligible, total 2013 tax 
bill $4,394.

Total homestead tax savings $527. 

Snowbirds, (both Canadian and American), who are not full time 
Florida residents, and who are not eligible for the homestead 
exemption, consider this a small price to pay, for the privilege of 
owning a winter home in Florida.

Florida Property Taxes

What is the Homestead Exemption? 
Does it apply to Snowbirds?
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“Florida property taxes are very reasonable,  and 
will most likely continue to remain very reasonable, 

especially as the housing markets continue to 
boom in Florida and hundreds of thousands of new 

homeowners are added to the tax rolls.”

Both Canadian and American Snowbirds, who are not full time 
Florida residents are still accorded important legal protections. 

All Florida non-residents, who are not “homesteaded- in”, can not 
have their assessed property values in the State of Florida raised 
by more than 10% in any given tax year. 

However, the County where your property is located can raise its 
“millage rate”, as required to balance its operating budget. 

Bottom line: American Seniors are very combative with their 
Governments, are a very powerful lobbying group, and do a great 
job of keeping their municipal politicians in line and on budget. 

What protections do we receive as 
Snowbirds under Florida Statutes?

Florida Property Taxes
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This is a common misconception, but you need to be aware of 2 
key rating factors: 1) age of structure, and 2) wind pool rating. 

After a series of natural disasters in the 70’s, exposed Florida’s lax 
building codes, the Florida Legislature, on March 1, 2002, enacted 
extremely strict BUILDING CODES, aimed primarily at wind and 
hurricane mitigation measures. Today most building professionals 
now consider Florida to have the toughest and safest building 
codes in the entire USA. 

The “wind pool”, broadly encompasses all of the barrier islands, 
and most lands bordering the Florida coastline, ranging from 1,000 
feet to a few miles inland, depending upon location. Any property 
located within this designated area, is subject to higher insurance 
premiums. 

Our advice is simple, avoid older properties built prior to March 1, 
2002, they are more expensive to insure, unless they have been 
retrofitted, and check carefully on insurance premiums for any 
property located along the coastline.

Florida Home Insurance 

We heard home insurance is expensive 
and hard to obtain. Is this true?
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Single family home, built 2013, gated community, located Venice 
FL, 10 minutes from beach, 2000 sf, 4 bed, 3 bath, 2 car garage, 
ranch bungalow, pool with spa, screened in lanai, value $300,000. 
Homeowners policy $928. FEMA flood policy $398. 

Upscale low rise condo, built in 2013, gated community, Fort Meyers, 
FL, 15 minutes to beach, 1500 sf, 3 bed, 2 bath, 2 car above ground 
parking, market value $195,000. Homeowners policy, (contents 
and pro-rata structure), $440 annual premium, all other property 
insurance for condo common areas, paid through your monthly 
condo (HOA) fees.

Freehold, 3 level, executive town home, built in 2006, not in gated 
community, located Snead Island FL, direct water views, 2500 sf, 
4 bed, 4 bath, private in unit elevator, 2 car garage, market value 
$200,000, (property is rented to a long term tenant). Rental policy 
$1,603.00. FEMA flood policy $451. Tenant pays for their own 
contents insurance if they so desire. 

What does a typical insurance policy 
cost?

Florida Home Insurance

“Flood Insurance can only be purchased from FEMA. 
Even if you do not live in a designated Flood Zone, buy 
Flood Insurance. 1/3 of all annual flood claims, originate 

from properties not located in designated flood areas. 
It is the best cheap insurance you will ever purchase as 

a Florida homeowner.”



45 www.PurchaseFloridaRealEstate.com

Florida Home Insurance

“In 10 years of living in SW FL, we have experienced ½ 
dozen major storms, not one major hurricane, and only 

once, had some flying debris, scuff the paint on our 
garage door. Modern Florida structures are designed 

to withstand very high winds as per code.”

Insurance rates are determined by a wide variety of factors, subject 
property location, wind pool rating, flood zone rating, near water or 
inland, east coast, west coast or central, type of structure, condo 
tower, single family home, low rise villa, and most importantly, age 
of structure and hurricane mitigation measures, such as impact 
glass, hurricane shutters, hip roof construction, block and rebar 
construction, metal strapping, etc. 

As a Building Contractor and Property Manager, we understand 
modern Florida construction and building codes, and will happily 
share our knowledge with you. 

Important points to remember.
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SECTION FOUR
CDN & US Taxes, US Withholding Taxes, US Immigration Law,

US $ Hedging Strategies, Investment Trends
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CDN & US Taxes

This is a Great problem to have.

Simple answer, you are required to pay capital gains taxes to both 
US and Canada. Good News, your tax bill will be less, than you 
might initially expect. 

Step One: calculating your US tax liability. 

Let’s use a simple example to start us off. 

You buy a property for US $300,000 and 10 years later you sell it for 
US $400,000. ($400,000 is your net sale proceeds after real estate 
commissions and legal fees have been paid.) 

IRS calculates your “long term” capital gains at US $100,000 and 
you will owe them 15% or US $15,000. 

Property must be owned for at least one year, to be eligible for the 
preferred 15% “long term” capital gains rate. You have now paid the 
IRS in full. 

What happens when we sell our FL 
property and realize a capital gain?
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CDN & US Taxes

What happens when we sell our FL 
property and realize a capital gain?

Step Two: calculating your Canadian tax liability. 

Here is where our accounting exercise gets more challenging.

From CRA’s (Canada Revenue Agency) perspective there are two 
factors that make up your potential gain, or loss. 

Factor one: US $ exchange rate at time of purchase and sale, which 
causes foreign currency gains or losses. 

Factor two: US property purchase and sale price.

Lets work through a couple of examples that show the accounting 
calculations, in an easy to understand format.
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CDN & US Taxes

Scenario One: US $ dollar is at PAR, $1=$1, with CDN dollar at 
time of Florida property purchase and property sale. 

This is the easiest example to understand, as the US / CDN $ 
exchange rate does not factor into play, (buy US $300, sell US 
$400, gain US $100).

CRA calculates your capital gain at $100,000, 50% is subject to 
capital gains taxes, at ordinary income rates, assume you are in 
top 50% tax bracket, you owe CRA $25,000. This is worst case 
scenario. Most retirees are not in the 50% tax bracket, and will pay 
much less tax. 

Here is the GOOD NEWS, under the Canada / US tax treaty, CRA 
gives you full credit for the US $15,000 you have already paid to 
the IRS and you only owe the $10,000 difference. Overall tax rate 
= 25%.

After tax profit equals CDN $75,000.

What happens when we sell our FL 
property and realize a capital gain?
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CDN & US Taxes

Scenario Two: US $ is worth $1.10 CDN at time of purchase and 
$1.25 CDN at time of sale. This example is more challenging, 
as the US / CDN $ exchange rate does come into play. US $ 
strengthened over period, and CDN $ weakened. 

Nothing changes on the US side, you owe IRS $15,000. 

CRA calculates your adjusted CDN cost basis equal to US $300,000 
x 1.10 = CDN $330,000 on purchase. 

CRA calculates your adjusted CDN sale proceeds equal to US 
$400,000 x 1.25 = CDN $500,000 from sale. 

CRA calculates your gross capital gains at CDN $170,000, 50% are 
subject to capital gains taxes, at ordinary income rates, assume you 
are in top 50% tax bracket, you owe Ottawa $42,500. 

But remember the GOOD NEWS, under the Canada / US tax treaty, 
CRA gives you full credit for the US $15,000 or CDN $18,750 (US 
$15,000 x 1.25 = CDN $18,750) you paid to the IRS and you only 
owe the CDN $23,750 difference. Overall tax rate = 25%.

After tax profit equals CDN $127,500.

What happens when we sell our FL 
property and realize a capital gain?
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CDN & US Taxes

Scenario Three: US $ is worth $1.10 CDN at time of purchase and 
$1.00 CDN at time of sale. More challenging, as the US/CDN $ 
Exchange rate does come into play. US $ weakened over period, 
and CDN $ strengthened. 

Nothing changes on the US side, you owe IRS $15,000. 

CRA calculates your adjusted CDN cost basis equal to US $300,000 
x 1.10 = CDN $330,000 on purchase. 

CRA calculates your adjusted CDN sale proceeds equal to US 
$400,000 x 1.00 = CDN $400,000 from sale. 

CRA calculates your gross capital gains at CDN $70,000, 50% are 
subject to capital gains taxes, at ordinary income rates, assume you 
are in top 50% tax bracket, you owe Ottawa $17,500. 

But remember the GOOD NEWS, under the Canada / US tax treaty, 
CRA gives you full credit for the US $15,000 or CDN $15,000 (US 
$15,000 x 1.00 = CDN $15,000) you paid to the IRS and you only 
owe the $2,500 difference. Overall tax rate = 25%. 

After tax profit equals CDN $52,500.

What happens when we sell our FL 
property and realize a capital gain?
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CDN & US Taxes

When Canada Revenue Agency, (CRA), calculates your capital 
gains taxes owing, only half, (50%), are subject to taxes, at ordinary 
progressive income rates, which will be determined by the individual 
taxpayers top marginal tax rate. 

To make math in examples easy to understand, we assume you are 
in top 50% marginal tax bracket. Most Canadian retirees are NOT in 
top 50% marginal tax bracket, and as a result will pay less than the 
25% overall tax rate calculated in our examples. 

When you consider, that even at the top 50% marginal tax rate, your 
overall effective tax rate equals 25%, life is still pretty good. 

Put another way, your after tax profit, after satisfying both the IRS 
and CRA, will never be less than 75% of your capital gains, and in 
many cases, will be much more. 

Important points regarding capital 
gains.  
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CDN & US Taxes

Sample tax worksheet.

US / CDN Capital Gains Worksheet

    US $  Rate CDN $

US Purchase  $300,000 1.10 $330,000

US Sale   $400,000 1.25 $500,000

US Gain   $100,000

US Tax @ 15%  $15,000

CDN Gain      $170,000

CDN Tax @ 50%     $42,500

Credit US taxes paid  $15,000 1.25 ($18,750)

Net CDN tax owing    $23,750

Total taxes paid to IRS & CRA   $42,500

After tax profit     $127,500

This is a good example of how to set up your tax worksheet. As long 
as you keep US $ in one column, and the CDN $ in another column, 
with the US / CDN $ exchange rate between the purchase and sale 
figures, making the calculations become pretty straightforward.
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US Withholding Taxes

How does the IRS make sure you 
pay the taxes owing?

IRS regulations require the seller’s agent to withhold 10% of the 
total selling price, (IRS Form 8288-A), and remit these monies to the 
IRS, on your behalf, to cover your tax liability. There are exceptions, 
but this is the rule for the vast majority of cases. 

Using our previous example, (buy $300K, sell $400K, gain $100K), 
the seller’s agent, by law, must withhold $40,000 from the sale 
proceeds, and remit to the IRS on seller’s behalf. 

Your US accountant will then prepare and file a US tax return, (IRS 
Form 1040NR, US Non-Resident Alien Income Tax Return), showing 
you owe $15,000, and the IRS will refund you back the $25,000 
difference. 

“This might sound very complicated, it is not, we  are 
happy to direct you to a professional accounting firm, 

who can handle this paperwork for you, for a nominal 
fee.”
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How does the IRS make sure you 
pay the taxes owing?

Possible in rare cases to avoid the 10% withholding taxes, typically 
in cases where what Seller owes IRS, is less than the 10% gross 
withholding amount. Your US Accountant will advise, as each 
individual case is unique, and will apply for a Certificate of 
Withholding Exemption, (IRS Form 8288-B). 

If the exemption is granted, prior to the actual closing date of the 
sale of your property, you may be able to avoid the 10% withholding, 
but, this does not eliminate your obligation to pay the IRS any capital 
gains taxes owing.

Bottom line: for 99% of us, 10% is withheld, and the IRS refunds any 
difference.

“Following IRS rules is simple and straightforward, your 
US Accountant will handle all of this for a very modest 
fee, and frankly you should not attempt to deal with 

the IRS alone, let a PRO handle the matter for you.”

US Withholding Taxes
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US Withholding Taxes

How does the IRS make sure you pay 
taxes owing from your Rental Property? 

The IRS has “US Source Income Withholding Regulations for Foreign 
Persons and Foreign Corporations” in place that must be avoided 
when purchasing a US Income Producing / Rental Property. 

Sounds complicated, solution is simple. Worst case scenario: your 
property manager mails your rent check every month to your 
Canadian address, and by law, must withhold 30% taxes, and remit 
these monies to the IRS on your behalf. 

Under this scenario, the economics of owning an income producing 
property in Florida, simply do not work. The reality is the exact 
opposite. Here is what you need to know, and what you need to 
do. 

“Dealing with the IRS is simple compared to dealing 
with the CRA, the IRS is very business like in their 

dealings with taxpayers, and if you have Professional 
Tax Representation, they will treat you accordingly. 

Heed this Advice.”



57 www.PurchaseFloridaRealEstate.com

US Withholding Taxes

Steps to follow when buying a US 
rental property.

Before buying any Income Producing Property in the USA, apply to 
the IRS for a US Individual Tax Payer Identification Number, (ITIN), 
IRS Form W-7. Think of your ITIN as a US Social Security Number for 
non-resident Canadians, which allows the IRS to identify you, and 
share any information you give them, with CRA.

Next, open a US bank account. You will need to supply them with 
your US ITIN, your CDN passport, and a signed IRS Form W-8BEN. 
We can help you through this process and help you establish US 
credit. 

Supply your US Property Manger with a completed, IRS Form 1042S 
and IRS Form W-8ECI, Foreign Persons US Source Income Subject 
To Withholding, that “elects” to treat net income from your rental 
property as “effectively connected with a US trade or business, 
without withholding”, and is subject to normal deductions, and 
taxed at ordinary progressive rates. 

30% tax withholding problem solved.

“Following IRS rules is simple and straightforward, your 
US Accountant will handle all of this for a very modest 

fee, and frankly you should not attempt to deal with the 
IRS alone, let a PRO handle the matter for you.”
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Steps to follow when buying a US 
rental property.

Now receiving your monthly rental income is straightforward. Your 
US Property Manager can now deposit the “gross rent”, less their 
“property management fee”, directly into your US Bank Account, no 
IRS withholding of any taxes is required.

Due to IRS Regulations governing Property Management 
Companies, your property manger will probably ask you to sign a 
“legal undertaking” promising to file your US tax returns in a timely 
fashion, and to indemnify the Property Management Company if 
you fail to do so. 

INSIDER INFORMATION: US Property Managers, typically charge 
between 15% to 50% for their services, depending upon the 
property type. Annual rentals cost 15%, daily or weekly rentals can 
run as high as 50%. A good property manger is worth their weight 
in gold, especially for absentee owner / landlords.

“Professional property mangers have all the required 
trades and service people on call, and can hire them 

at a much cheaper rate, than you can, when calling 
from Canada, it is simply a cost of doing business, and 

one worth paying.”

US Withholding Taxes
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Very different rules apply to your vacation residence in Florida 
versus a rental property. 

You are allowed to make minor repairs to your personal Florida 
home, such as painting, but if you repaint your rental property, after 
your tenant moves out, you are breaking the law, because this is 
classified by the US Government as work. 

Many Canadians have innocently found themselves in major legal 
trouble at the border, when the border agent quietly asks them if 
they have a property manger, or if they take care of routine property 
maintenance themselves. When they answer they do it themselves, 
all hell breaks loose, and the agent in his sole discretion, can bar 
you from entering the US for up to 5 years. 

Any property that is rented out to a tenant is classified as a US 
business. You are legally required to have it managed by a 
professional property management company in order to comply 
with US immigration laws.

Don’t make this mistake with 
regards to your US rental property. 

US Immigration Law

“Most US property managers are not familiar with the 
cross border tax issues affecting Canadian Investors. 

We can smooth out all the bumps in the road for 
Canadian Investors.”
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Key US Tax Forms
Key IRS Tax Forms & Publications 
available for free download on our 
website.

IRS Form W-7, IRS Individual Taxpayer Identification Number 

IRS Publication 515, Withholding of Tax on Non-Resident Aliens and 
Foreign Entities 

IRS Form 8288-A, Statement of Withholding on Dispositions by 
Foreign Persons of U.S. Real Property Interests 

IRS Publication 527, Residential Rental Property 

IRS Form 1040NR, U.S. Non-Resident Alien Income Tax Return 

IRS 1042S, Foreign Persons US Source Income Subject To 
Withholding

IRS Form 1099-S, Proceeds From Real Estate Transactions 

IRS Form 8840, Closer Connection Exception Statement for 
Resident Aliens

IRS Form W-8BEN, Certificate of Foreign Status of Beneficial Owner 
for US Tax Withholding and Reporting

IRS Form W-8ECI, Certificate of Foreign Persons Claim That Income 
is Effectively Connected With the Conduct of a Trade or Business 
in the US
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US $ Hedging Strategies

Protect yourself from US currency 
swings by using a mortgage. 

Recall how we previously stated, that mortgaging a property is way 
to hedge a portion of your foreign exchange / foreign currency risk. 

Example 1: US $ exchange rate 1.25 at time of purchase, but later 
falls to 1.10 at time of sale. 

Purchase a US $100,000 condo for CDN $125,000, and pay all 
cash. 

To make concept easy to understand, value of the condo will not 
change, it is bought and sold for US $100,000. 

In spite of this, the Investor will lose CDN $15,000, as a result of the 
US $ falling in value, relative to its Canadian counterpart. (US $1.25 
start, US $1.10 end). 

What would have happened if the Investor had only put 20% cash 
down, and borrowed the remaining 80% as a mortgage? 

His losses would be far less, as he only will have to absorb the $0.15 
drop on the US dollar on the US $20,000 down payment portion. 

(Example continued on following page). 
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US $ Hedging Strategies

Protect yourself from US currency 
swings by using a mortgage.

US $20,000 x 1.25 = CDN $25,000, (purchase), US $20,000 x 1.10 
= CDN $22,000 (sale). Foreign currency loss on transaction only 
CDN $3,000, versus CDN $15,000, when paying all cash. 

In our example, mortgaging the property hedges 80% of foreign 
exchange rate / foreign currency risk, leaving only 20% currency 
exposure to the down payment portion. 

BUT, what happens if the US $ is 1.10 when you buy, and 1.25 when 
you sell? 

Then you have foregone 80% of the potential foreign currency 
profits. 

Your foreign currency profit will be US $3,000 instead of US 
$15,000, so remember it cuts both ways, and at the time of writing 
this BOOK, the current US $ exchange rate is approx. 1.10. 

Remember at the beginning of the book, we stated you are making 
2 separate investments, 1) value of US real estate, and 2) value of 
US currency. 

This example illustrates the impact of US currency gains and losses, 
the value of the US real estate does not change. 
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How we decide if we will hedge our 
US $ foreign exchange risk. 

Having spent many years working in the Financial Markets, here 
are my thoughts. It is widely accepted in the Canadian business 
community, that in a perfect world, the Bank of Canada wants to 
see the US / CDN $ exchange rate around US $1.25, or CDN $0.80. 

Recall the 20 and 30 year weighted average is 1.27. 

With an 80 cent CDN dollar, the engine driving Canada’s 
manufacturing sector, is running wide open on all 8 cylinders, and 
Canadian exporters are selling lots of competitively priced goods 
all over the world, especially to our largest trading partner, the USA. 

Based upon our belief, that the Bank of Canada targets an 80 cent 
CDN dollar, we are conservative, and play the odds. If the US $ is 
above $1.25, we consider hedging the US real estate asset with a 
US mortgage liability, and if the US $ is below $1.25, we are less 
likely to hedge, because we believe, that the value of the US / CDN 
$ will over the long run, drift back towards this $1.25 equilibrium 
level. 

US $ Hedging Strategies
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Ownership Trends

Family purchases.

Very common scenario is Family Members, (brothers and sisters, 
parents and children, etc), getting together to share the costs of 
purchasing and maintaining a Florida vacation home. 

This is especially popular with families that are still working full 
time, who are not yet retired, and who will not be able to use their 
property as full time seasonal snowbirds, but who want to take 
advantage of the large current price discounts, and set themselves 
up for their sunny Florida retirement later on.

These Buyers pool their funds with other family members, and 
share the costs of ownership, while at the same time sharing the 
use of the property.

“Very common to see family members, brothers and 
sisters, pool their funds to purchase a Florida winter 

home, for their aging parents to use during the harsh 
winter months, that they will use themselves for spring 

– summer – fall holidays.”
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Investment Trends

Pre-Retirement Buyers.

The Great Crash produced a new type of buyer and investor in 
the Florida Real Estate Markets. These Baby Boomers, earned the 
nickname PRE-RETIREMENT BUYERS, because of their shrewd 
investment strategy. 

Pre-Retirement Buyers are the typical Baby Boomer couple who 
will be retiring in the near future, but who purchase today, in order 
to take advantage of the deeply discounted market pricing, then 
turn around and rent out their property, while waiting for their future 
retirement date to arrive. 

This is a very attractive strategy; given the US tax ramifications for 
Canadians from earning US rental property income. 

The mainstream US media has reported widely on this trend, and 
has lauded Canadians for their investment savvy and forward 
thinking. In many ways Canadians are the new Swiss of the world. 
Well liked and highly respected. 

“Most Pre-Retirement Buyers, when they finally reach 
retirement age, sell their larger Canadian homes, and 
down size / right size, into smaller homes or condos in 
Canada, they use for 6 months of the year, live in their 
Florida homes for the remainder of the year, and free 

up a pile of cash in the process.”
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Investment Trends

Professional Investor Strategies.

Many Canadians buy their first US property for personal use, and 
in a fairly short period of time, turn around, and buy a second 
investment / rental property, that is “cash flow positive”, and use 
the US $ income from their rental property, to pay some of the US 
$ expenses associated with their personal property. 

The Canadian Investor / Retiree now has US $ coming in, and US 
$ going out. In accounting terminology, he has “matched” the US 
$ asset and the US $ liability. A very shrewd investment strategy, 
especially given the favorable IRS tax treatment of this income. 

What makes this 2 property strategy work? 

The vast majority of Canadians think they have to pay 100% cash 
for a Florida home, and can afford to do so. As stated previously, 
you do not have to pay all cash, and there are many reasons, why 
you should not pay all cash. 

Why not take the cash you planned to spend on your Florida home, 
and divide it equally between two properties? 

This is the “Home Run Investment Strategy” for Canadians, and 
we are seeing it done everyday. Many Canadians have purchased 
multiple properties, and are funding their Florida lifestyle, using the 
US $ rental income they receive. 
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SECTION FIVE
US Border Regulations, IRS Residency Regulations, Medical / 

Travel Insurance, Living in Florida Year Round
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Travel Information

Travel advisories for Canadians.

All Canadians planning to travel out of country, should check with 
the Department of Foreign Affairs and International Trade for travel 
advisories and bulletins, prior to their departure. This includes 
Canadians travelling to Florida. 

Take 5 minutes, and visit the Department’s website before departing 
Canada. You may discover one piece of critical information that 
saves you dealing with an unexpected problem. The Department’s 
website address: www.dfait-maeci.gc.ca

As a Canadian travelling abroad, the most important document you 
carry, is your passport. It identifies you as a Canadian; it identifies 
you to Canadian Consular offices abroad, and is welcomed in 
hundreds of countries. Take care to guard it from loss or theft.
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US Immigration & Customs Laws.

Most of us think of the USA and Canada, as Brothers that share 
the same Mother. Never forget as Canadians, we are guests when 
visiting the USA, and we must respect and abide by all American 
laws. 

Canadians are permitted to vacation in the US for up to 6 months 
total, in any given calendar year, but are not permitted to work.

If you are caught exceeding the 6 month time limit in any given 
calendar year, depending upon your circumstances, US Immigration 
& Customs Enforcement, can bar you from entering the US for up to 
5 years. Exceptions are rarely granted. 

Snowbirds must keep precise records of the exact number of days 
you vacation in the US, for both Immigration and Tax reasons. 
Your best protection, is to insist, the border agent, scans your 
passport, every time you clear CDN or US Customs. 

99.9% of all Canadians who pass though American Customs 
facilities every day, do so without incident, and are greeted by 
courteous and professional border agents, who expect the same 
professional courtesy in return. 

US Border Regulations
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US Immigration & Customs Laws.

A serious criminal conviction makes you ineligible to enter US, 
and under US law, a Canadian pardon does not cancel a criminal 
conviction, you will require a “Waiver of Ineligibility”, (obtained by 
filing Form I-92, Application for Advance Permission to Enter as a 
Non- Immigrant), in order to be permitted entry. 

At all US Border crossing, you are subject to US Laws, and if 
detained by Homeland Security, you do not have the right to be 
represented by your Canadian lawyer. US Law allows US Border 
Agents almost total discretion to bar you from entering US for a 
period of up to 5 years, if in the agent’s judgment, you provided 
false documents or false information to them. 

Best advice in dealing with US Border Agents is to be polite, be 
brief, be courteous, be professional, and be completely truthful. 
Answer the Agent’s questions, as if you were in a court of law, offer 
brief and concise answers, yes or no, whenever possible, and do 
NOT be evasive.

US Border Regulations

“If you have any type of criminal record, CONSULT with 
an ATTORNEY, before you attempt to enter the US. 

They will advise the proper course of action. Do not 
show up at the US Border, and try and talk your way 

through Customs, you may be denied, or worse, barred 
for a lengthy period.”



71 www.PurchaseFloridaRealEstate.com

Substantial Presence Test. 

The IRS categorizes all non US citizens as being either “resident 
aliens”, (legal residents, subject to tax) or “non- residents aliens”, 
(temporary visitors, not subject to tax). 

Canadians must ensure they are deemed to be “non- resident 
aliens”, who are NOT subject to US income taxes. 

The IRS uses a complicated formula to determine if you are deemed 
a “resident” for US tax purposes, even if you are a retired Canadian, 
who only spends 6 months a year in Florida. 

Technically you will meet the “IRS Substantial Presence Test” if the 
number of days you were present in the current tax year, plus, 1/3 
the number of days in prior tax year, plus 1/6 the number of days in 
the prior, prior tax year all sum up to 183. 

Using this formula, almost every Canadian retiree would be 
deemed a “resident” for US tax purposes, and forced to pay US 
taxes, yet 99.9% of us avoid this tax trap, with a single piece of 
paper. (Continued on next page.)

IRS Residency Regulations 
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Substantial Presence Test.

Under provisions of the Canada / US tax treaty, Canadians can fill 
out and file Form 8840: Closer Connection Exception Statement 
for Aliens, that acknowledges that you meet the “IRS Substantial 
Presence Test”, but are EXEMPT from filing and paying US taxes 
under the provisions of the Canada / US tax treaty, because you 
maintain a Closer Connection to Canada. 

It is that simple, if you fill out and file Form 8840 every year, you will 
be exempt from filing a US tax return on your worldwide Canadian 
income. But remember, this form must be filed every year, to 
maintain your exempt status, and, Form 8840 will not exempt you 
from paying US taxes on US rental property income or US capital 
gains income. 

IRS Form 8840 is available for free download on our website.

IRS Residency Regulations

“Canadians receive special and preferential  treatment 
under the Canada / US tax treaty and we are very 

fortunate to enjoy these extraordinary privileges that 
result from the special relationship between our two 

countries.”
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You must have medical / travel 
insurance. 

We have all heard “horror stories”, of a Canadian tourist landing in a 
Florida emergency room, and being presented with a $20,000 bill 
for medical services. 

This is not a misprint, a $20,000 bill for an ER visit to a US 
hospital is not uncommon, and emergency open-heart surgery, 
could easily cost 10 times that amount. 

Many Canadians are under mistaken impression, that the Canada 
Health Act contains provisions, which require your Provincial Health 
Care Provider, to pay any hospital bills, you incur while traveling 
outside of Canada.

This is completely FALSE. 

Medical / Travel Insurance 

“The Canada Health Act does not even guarantee 
Canadians full coverage when traveling outside their 

Province of residence. You must purchase out of 
country medical insurance, even if you are only taking 

a day trip to the US.”
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Failure to heed this warning, may 
result in your financial ruin.

This is a broad over simplification, but appropriate for our purposes 
here. 

Under the Canada / US Mutual Legal Assistance Treaty enacted 
in 1985, which was a precursor to the Canada / US Free Trade 
Agreement enacted in 1988, essentially a court order or court 
judgment in one country, is fully enforceable in the other. 

If you owe a Florida hospital $200,000, due to a medical emergency, 
and you own a $200,000 home in Canada, that is fully paid for, rest 
assured, your US creditors will be able to gain access to it, to satisfy 
your debt. 

Simply returning home to Canada will not protect you from your US 
creditors. 

Bottom line: buy medical insurance before you cross the USA 
border. 

Medical / Travel Insurance 

“It is worth remembering that it works both ways, 
Canadians have the same legal privileges in the US 

legal system.”
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What happens if we become sick or 
one of us passes away? 

With respect to owning real property in Florida, two things are 
essential:

1. You must have a VALID WILL that is recognized by the State of 
Florida.

2. You must have a VALID POWER OF ATTORNEY, both medical 
and financial, recognized by the State of Florida, that allows 
your spouse to make ALL decisions. 

Sounds complicated, it is straightforward, follow these guidelines. 

VALID WILL: have a copy of your CANADIAN WILL reviewed by a 
Florida attorney and then execute a fresh copy of your Canadian 
Will in front of a Florida attorney.  

VALID POWER OF ATTORNEY: the POA issue sounds more 
complicated, but as you will see, the solution is simple. There are 
two main types of POAs: 1) a “contingent” POA, this type of POA 
comes into effect only when the grantor becomes incapacitated, 
and 2) an “enduring” POA, which comes into effect immediately, 
and survives incapacity or disability. 

US Estate Planning 
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What happens if we become sick or 
one of us passes away? 

Florida Law ONLY recognizes the second type of POA, the 
“enduring” type, a POA that survives incapacity or disability. The 
first type, a “contingent” POA, is NOT valid in the State of Florida. 

VALID FLORIDA POA: will cover you and your “situs” US assets, will 
most likely name your “Spouse” as your “Agent / Attorney ”, and will 
grant them broad discretionary and fiduciary powers to act on your 
behalf in ALL Medical and Financial Matters, and your Spouse will 
execute a set of “mirror” agreements naming you as their “Agent / 
Attorney” granting them the same broad powers. 

Situs is Latin, and refers to where property is located, in the eyes 
of the law. The IRS has legal jurisdiction over all of your US assets. 
Your Florida POA is drawn up to protect your Florida assets. 

Speak to us, or contact us through our website, if you require legal 
assistance, we will refer you to a first rate attorney, who can draw 
up your FL Wills and FL POAs.

US Estate Planning 

“The State of Florida has a Statutory POA Form, that is 
approved by the State, your Florida Attorney will use 

this Approved Form to draw up your Florida POA.”
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What happens if we don’t have a FL 
will and FL POA? 

For most of us, dealing with estate planning and end of life planning 
issues is very uncomfortable, but it is very important, that we insure 
our loved ones will be in a position, to legally carry out our wishes. 

The alternative is to die “intestate”, without having a legally 
enforceable will in place, that results in the State of Florida, now 
deciding how to distribute your assets. 

My mother once told me, the clock starts running, the minute we 
are born. We all get a finite allotment of “Quality Time” to fully enjoy 
life. Make the most of this wonderful gift, and live your life to the 
fullest. 

Wise words to live by.

US Estate Planning

“If both spouses die at the same time, your US estate 
(US “situs” assets) will be probated through the Florida 

Courts, allow a minimum of 12 months, and your US 
estate will pay probate fees, typically around 3%.”
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Ultra high-net worth individuals.

Recall in a previous section we posed the question: “How To Take 
Title In The US To Real Property”, and we answered for 99% of 
ordinary Canadians, it will be as ”Joint Tenants”, except if you are 
very wealthy, US $5M individual net worth or US $10M joint net 
worth. 

If you are an ultra high net worth individual, who has very significant 
net worth, you will want to avoid paying high US estate taxes, the 
so called “US death taxes”, on your “situs” US assets at the time of 
your death. Calculation of your “situs” US assets is a determination 
made by the IRS per US Tax Regulations. 

In this special case, you will require a SPECIAL TAX STRUCTURE, 
which needs to set up by a Legal or Accounting Professional who 
specializes in Cross Border Taxation. If you require specialized 
cross border tax planning, speak to us, or contact us through our 
website, and we will refer you to a first rate CPA Firm that specializes 
in cross border taxation.

US Estate Planning
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Moving to Florida full-time.

Many Canadians, buy a home in Florida, spend a few winters there, 
fall in love with the Sun, the Beach, the People, the Lifestyle, the 
Golf Courses, and decide they want to live in Florida full time. 

If you are not someone, who would ever consider this, jump ahead 
to page 93, Future Immigration Reforms / Silver Retiree Visa, as the 
following pages are a quick primer on US Immigration Laws and will 
not interest you.  

Living in the USA as a “Legal Resident”, is not as hard as many 
Canadians think. 

The GREEN CARD, the lawful permanent resident card, for most 
immigrants, is the status they covet the most, and the status they 
wish to ultimately obtain. 

A Green Card gives its holder, the Legal Right, to permanently live 
and work in the US. There are various routes to obtaining a Green 
Card.

Sunshine Year Round 
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Family member who is a US citizen.

First Preference: unmarried adult, over 21 years of age, sons and 
daughters of US Citizens. 

Second Preference: spouses of lawful permanent residents, their 
unmarried children, under 21 years of age, and the unmarried sons 
and daughters of lawful permanent residents. 

Third Preference: married sons and daughters of US Citizens. 

Fourth Preference: brothers and sisters of adult US Citizens. 

US Relative files USCIS Form I-130, “Petition For An Alien Relative”, 
and when approved, petition transfers to the State Dept.’s National 
Visa Center, where it remains until an Immigrant Visa Number 
becomes available in your preference category.

Family Sponsorship

“The State Dept. issues a Visa Bulletin every month  
that shows current processing dates in each of the 

various preference categories, and it is not uncommon 
for a family sponsored Visa to take 10 to 20 years”
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You marry a US citizen or US 
permanent resident.

Many Canadian Snowbird retirees, whose spouse predeceases 
them, remarry later in life, and many of these marriages take place 
between Canadian and American persons. Particularly those 
persons who spend their winters in Florida, and have both Canadian 
and American Snowbird friends in their immediate social circle. 

Obtaining a Green Card by marriage is a very common occurrence, 
especially among Snowbird retirees. It is also very common 
amongst younger persons as well. 

In a nutshell, as long as the marriage is taking place for reasons of 
“true love” and not for the sole purpose of obtaining an “immigration 
benefit”, with a little paperwork, and a brief waiting period, you will 
be awarded a Green Card. 

Family Sponsorship
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Your son or daughter is a US citizen 
over the age of 21.

If your son or daughter is a US Citizen, over the age of 21, they can 
sponsor their parent(s) for a Green Card. 

If you are a lawful permanent resident, a Green Card holder, but 
you are not a US Citizen, you are NOT eligible to sponsor your 
parent(s) for a Green Card. 

Canadian parent(s) being sponsored by an adult child who is a 
US Citizen is less common, but is a direct and expedited route to 
obtaining a Green Card. 

If this situation applies to your case, it cuts down the long wait times 
associated with other family preference categories. 

Family Sponsorship
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Types of work Visas.

There are a variety of employment based visas that will allow you 
to live and work in the US, but only some of them lead to lawful 
permanent resident status, the securing of a Green Card, others 
do not.

There are 5 major types of employment visas: H1B Visa, L-1 Visa, 
TN Visa, O Visa, and P Visa. 

We will provide a brief description of each Visa type along with 
comments on whether or not a Green Card can easily be obtained 
through this Visa Category. 

Employer Sponsorship
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H1B Visa.

The H1B Visa, is an employer sponsored visa for Specialty 
Occupations, requiring a minimum Bachelors Degree or educational 
equivalent. 

The H1B is issued for a 3 year term, and can be renewed once, for a 
total of 6 years. 65,000 annual visa quota, fully allotted within days. 

Sponsoring Employer needs to file a Labor Certification Application, 
(LCA), which is very costly and very cumbersome. 

An H1B Visa can lead to a Green Card, but, key is your Employer, 
and your Employer knows this. 

As a result you are essentially an indentured servant to the Employer, 
and completely dependent upon your employer, in order to be able 
to legally live and work in US.

Employer Sponsorship
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L-1 Visa.

The L-1 Visa is an employer sponsored Visa, and is used to transfer 
an existing Foreign Employee or Owner, to a US branch, affiliate or 
subsidiary of the Foreign Corporation operating in US. 

Visa beneficiary must have been employed for at least one year 
by the Foreign Corporation, in an EXECUTIVE or MANAGERIAL 
capacity, AND, must be transferring to the US Corporation, in an 
EXECUTIVE or MANAGERIAL capacity. 

The L-1 Visa is granted for one year, then upon furnishing proof of 
business health, Visa is renewed for a further 3 years, and then a 
further 3 years, for a total of 7 years. 

The L-1 Visa is the preferred option for business people seeking 
a Green Card, as it bypasses the very costly and time consuming 
Labor Certification process, and goes straight to the EB-1 application. 
This is the expedited path to a Green Card.

The L-1 Visa is the BEST employer sponsorship method of 
obtaining a Green Card.

Employer Sponsorship
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TN Visa.

Employer Sponsorship

A TN Visa is a special type of work visa for specific “NAFTA 
PROFESSIONALS”. You must possess the requisite professional 
qualifications on list of Designated TN Professions recognized 
under the North American Free Trade Agreement.

TN Visa is only available to citizens of Canada and Mexico. 
Beneficiary is granted permission to work in the US for up to three 
years, which can then be theoretically renewed indefinitely.

To view the complete list of approved Treaty Professionals, see 
Appendix 1603.D.1 of the NAFTA Treaty. 

Although it is a relatively simple visa to obtain for Canadians, you 
show up at a US Port of Entry, with your TN documents; employer 
letter, and your professional credentials, the TN Visa will never lead 
to a Green Card and lawful permanent resident status.
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O Visa & P Visa.

O Visa: “Aliens with Extraordinary Ability”, in the Sciences, Arts, 
Education, Business or Athletics. This visa classification is for the 
ELITE in their field, the Top 1%. 

For example, you won a Nobel Prize; your name is Albert Einstein. 
You are acknowledged as the best hockey player in the world; your 
name is Wayne Gretzky. 

The O Visa leads DIRECTLY to the awarding of a Green Card. 

P Visa: “Athletes, Artists and Entertainers”. 

This visa allows performers and their entourage to work in US for 
a period of time, but typically does NOT lead to the awarding of 
a Green Card. Once the beneficiary establishes their credentials, 
their lawyer would most likely attempt to “adjust their status” and 
switch them to an O Visa. 

For our purposes, let’s assume that 99.9% of Canadian Snowbirds 
will not qualify in either of these categories, so let’s move on to the 
important category of “Investor Visas”

Special Status Visas
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Three main types of Investor Visas.

E-1 VISA, for treaty traders, does NOT lead to a Green Card.

E-2 VISA, for investors, does NOT lead to a Green Card.

EB-5 VISA for substantial net worth individuals, requires investing 
between $500,000 and $1M in US directly to create jobs, in an 
approved EB-5 project, and once certain conditions are met, 
usually within a reasonably short time frame, results in the awarding 
of GREEN CARD.

Investor Visas
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E-1 Visa.

E-1 VISA for Treaty Traders, does NOT lead to a Green Card.

The E-1 Visa is a non-immigrant visa, that permits foreign nationals 
of designated “Treaty of Commerce and Navigation Countries,” 
to be admitted to the US, in two year increments, to carry on 
substantial international trade, and is renewable indefinitely. 

The E-1 Visa holder must maintain an intention to depart the US 
when his visa expires, or their business dealings are concluded, 
and must remain in a non-immigrant status. 

The E-1 Visa will NEVER lead to legal permanent resident status. 

Investor Visas
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E-2 Visa.

E-2 VISA for Investors, does NOT lead to a Green Card.

The E-2 Visa is a non-immigrant visa, that permits foreign nationals 
of designated “Treaty of Commerce and Navigation Countries,” 
to be admitted to the US, in two year increments, to buy or invest 
or carry on a business, usually a small business, and is renewable 
indefinitely. 

The EB-5 Visa which qualifies the Investor for a Green Card, 
requires an investment of $500,000 to $1M. The E-2 Visa, is the 
EB-5 Visa’s baby sister. It requires a much smaller investment of 
approximately $125,000, but in return, the awarding of the Green 
Card is not included. 

The E-2 Visa holder must maintain an intention to depart the US 
when his visa expires, and must remain in a nonimmigrant status. 

The E-2 Visa will NEVER lead to legal permanent resident status.

Investor Visas
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EB-5 Visa.

EB-5 Visa, qualifies for a Green Card.

The EB-5 Visa, requires an investment of $500,000 to $1M, in an 
approved project, and the creation of 10 jobs. This visa offers a 
direct path to the awarding of a Green Card, and the granting of 
Permanent Legal Resident Status. 

Targeted to high net worth individuals, this is the “GOLD CARD 
VISA”, that allows you and your family to live and work anywhere 
in the US you want. You are not even required to work for the 
company you invest your money in.

You and your family are eligible after 5 years, to apply to become 
naturalized US Citizens, subject to INS residency rules.

The EB-5 Visa is the fastest and most direct path to permanent 
legal residency status for Foreign Investors. 

Investor Visas
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US Immigration & Visa applications.

Best advice we can offer any Canadian considering moving to the 
USA full time to live and work, is to hire a professional immigration 
attorney, to advise you, and to prepare and submit, all your 
paperwork, to the US authorities. 

Speak to us, or contact us through our website, if you require 
immigration assistance, we will refer you to a first rate immigration 
attorney. They are located in Canada, are staffed by Canadians, 
and have helped thousands of Canadian families, successfully 
make the move to the USA full time.

Immigration Firms

“A Professional Immigration Attorney, is worth their 
weight in Gold, and worth every penny you pay them, if 

they get the job done for you and your family. ”
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Silver Retiree Visa.

Major US immigration reform is coming. It is only a matter of time. 

Florida politicians have, for many years, advocated the idea of a 
Silver Retiree Visa, targeted specifically to Canadian retirees. The 
final version of the law, contained in any comprehensive bill, will 
probably be available to other select countries as well. 

The Silver Visa would allow wealthy retirees the ability to retire full 
time in Florida. They would not be permitted to work, just to spend 
their money, on a sunny and warm retirement. 

The other popular option being considered, is to extend the time 
Canadian retirees can remain in the US as visitors, from 6 months 
to 9 months, in any calendar year. We believe the 9 month time limit 
for Snowbirds, has a very good chance of becoming law, and there 
are many Canadian retirees, who would welcome this. 

Regardless, if either of these immigration reforms, come to pass, 
Florida real estate markets will go ballistic, when millions of wealthy 
people from around the world, are given the opportunity to retire in 
the Sunshine State.

Future Immigration Reforms
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SECTION SIX
Representation, Property Management, Escape To Paradise,

2 Very Lucky People, Contact Information, Fine Print
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Florida real estate law is very 
different.

Florida Real Estate Law is very different from the laws of Canada. 

First major difference: Every new home and condo builder, will pay 
a Realtor a finder’s fee, for representing a Buyer in the new home 
purchase process. This is not standard practice in Canada. Cost to 
Buyer, $0.

2/3 of all new home and condo sales in Florida are facilitated by 
Realtors. This makes sense when you consider the number of 
Buyers from out of State and when you consider the sales person 
in the model home, represents the builder, not the Buyer. Smart 
Buyer’s demand professional representation. 

Resale homes and condos listed on the Multiple Listing System, 
(MLS), all welcome co-operating Realtors representing Buyers, and 
the Seller pays the sales commission. This is standard practice in 
both the USA and Canada. Cost to Buyer, $0.

Second major difference: Florida Law states, all real estate 
transactions, unless otherwise specified, are “transaction broker” 
based. A “transaction broker” does NOT legally represent the 
BUYER or SELLER, they represent no one. They are even forbidden 
by law to offer any opinion on value. 

A Buyer’s Agent is a necessity when buying a new home or condo, 
or a resale home or condo, and informed consumers know this.

Why use our Professional Services
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Our professional services cost $0.

Here are the 4 main reasons why 99% of Canadians purchase 
their Florida Home or Condo through a Buyer’s Agent. 

1. A Buyer’s Agent has fiduciary obligations to his Purchaser. They 
are legally bound to supply an opinion of value when asked, 
and they must safeguard and protect their client’s interests.  A 
transaction broker does none of this. 

2. The Home Seller or Home Builder pays the finders fee. Our 
professional services are free to the Buyer. There is no difference 
in purchase price to the Buyer being represented, $0. 

3. We know the Local Real Estate Markets, have access to current 
Market Information, know about HOA Fees, Deed Restrictions, 
Property Taxes, local community issues, etc. Simply put, we are 
Market Experts, and will save you thousands of dollars, as your 
representative. It is our job to find you the best home, for the 
best price, in the best area, that meets your needs and budget. 

4. Most gated communities do not permit the posting of For Sale 
signs. Recall how we mentioned, it is not uncommon, to drive 
through a beautiful gated community, and not see one single 
For Sale sign. Gated communities control access, and want 
you to visit their communities with your Realtor, to guard their 
resident’s privacy. You will appreciate this after you move in!

Why use a Buyer’s Agent
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Every resource Canadians require, 
only one phone call. 

We are Canadians serving Canadians. We are the Florida experts. 

• Professional Real Estate Brokerage – New & Resale Properties 

• Mortgage Financing For Canadian Buyers

• Legal Representation – Real Estate & Florida Estate Planning.

• Home & Condo & Vehicle Insurance

• US Accounting & Tax Services – US Immigration Attorneys

• Property Management Services – Lawn – Pool – Pest – Home 
Watching – And Any Other Home Service You May Require 

• Rental Property Management Services – Tenant Screening – 
Leasing – Rent Collection – Rent Remittance – IRS Tax Reporting 
Forms – Property Repairs

Property Management 

“We offer our clients, a single point of contact, to care 
for, and maintain their Florida homes. We are a full 

service property management company, that can take 
care of anything you may require.”
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Your dreams are only one phone call away.

1) What market area of Florida are you interested in? 

2) How soon do you want to purchase? 

3) What is your budget? 

4) Are you paying cash, using the equity from your Canadian home, 
or will you require mortgage financing? If you require mortgage 
financing, we will refer you to a mortgage banker, and you can get 
a pre-approval before you purchase. 

5) What type of home do you want to purchase? New or Resale, 
Single Family Home, Townhome, Villa, Condo? Property type 
and size are important considerations. Do you want to be able to 
accommodate lots of family and friends during the Holidays? Don’t 
forget to factor all these things into your purchase decision. 

6) Are you looking for an Investment/Rental Property? Are you 
a PRE-RETIREMENT BUYER? Are you purchasing now to take 
advantage of current pricing, but not planning to move in for a few 
years? Planning to rent property out to a long term tenant? You will 
require professional property management services. 

7) Are you purchasing alone or pooling your money with family 
members and sharing the costs to own and operate? 

Escape to Paradise Checklist

8) Are you looking for a maintenance free property? Are you 
looking for a property in a gated community? Are you looking for 
an amenity rich community? (Clubhouse, Fitness, Pool, Tennis, etc) 

9) Do you want to be near the beach? Do you want to be close to 
major amenities? Do you want to be in a golf course community? 
Do you want to be in a 55 plus community? Do you want to be 
within a reasonable distance of a major airport? 

10) All of these factors involve cost factors that must be considered. 

Here is the best professional advice we can offer you. 

Real Estate is all about Location, Location, Location. Buy the Best 
Location you can afford. You will never regret it. 

Our business model is all about Customer Service, Customer 
Service, Customer Service. 

We have offices in the 3 most popular market areas that Canadians 
Snowbirds flock to: Southwest (Tampa to Naples), Central (Orlando 
and surrounding areas) and Southeast (West Palm to Miami). 

Please call us, and let us help make your Dreams Come True.   We 
are Canadians helping Canadians, purchase Florida Real Estate.
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A wonderful blessing.

Life is a beautiful journey, meant to be taken with, and shared with, 
someone you love. 

Every time we are at the beach, we will inevitably see an older 
couple, walking along hand in hand, and we always remark, how 
they are the luckiest people on earth, because they are truly 
blessed to have taken life’s entire journey together.

And yes, after 50 years of marriage, they sometimes drive each 
other crazy, but they are still the 2 luckiest people on earth, and we 
wish this same blessing for you, our readers.

We hope to see you walking along the beach one day arm in arm; 
it is truly a wonderful life!

2 Very Lucky People
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Cindy Leathwood
Cross Border Realty LLC

Dual Licensed Professional Realtor (Florida & Ontario)

Licensed Professional Mortgage Broker (Ontario)

Radio Show Co-Host

CDN Phone: 416.318.3635 US Phone: 941.882.2996

Email: Cindy@CindyLeathwood.com

Contact Information

Cross Border Property Manager (Florida)

Licensed Professional Realtor (Florida)

Building Contractor 

CDN Phone: 416.318.1215 US Phone: 941.882.2995

Email: Brent@BrentLeathwood.com

Brent Leathwood, MBA
Cross Border Management LLC

www.PurchaseFloridaRealEstate.com

“Researching our book, we discovered that much of the information available online and in print, regarding this subject, was 
either authored by Americans, with no knowledge of Canadian Tax Laws, or authored by Canadians, who have never lived 

or worked in the USA, and have never owned property in the USA. The factual quality of the information rendered, reflected 
this fact. The most important question, you should ask anyone you are considering doing business with is this: have you 

done this yourself? We have, and we are happy to share our knowledge with you.”
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Legal & Accounting Disclaimer.

The information contained in this PUBLICATION is for general information on matters of 
interest only. The application and impact of US and Canadian Laws vary widely based on 
the specific facts involved and may be open to broad interpretation. 

As a result, the information in this PUBLICATION is provided with the understanding 
that the AUTHORS and PUBLISHER are not rendering legal, accounting, tax, or other 
professional advice and services. As such, it should not be used as a substitute for 
consultation with professional accounting, tax, legal or other advisers. 

Furthermore, US and Canadian Laws are subject to revision and change at any time, 
and while every effort has been made to ensure the timely accuracy of the information 
contained herein, at the time of writing this PUBLICATION, before making any decision 
or taking any action, you are advised to consult with a professional accounting, tax, legal 
or other advisor.

While we have made every attempt to ensure that the information contained in this 
PUBLICATION has been obtained from reliable sources, the AUTHORS and PUBLISHER 
are not responsible for any errors or omissions, or for any results obtained from the use 
of this information. 

In no event will the AUTHORS or PUBLISHER, its related partnerships or corporations, or 
agents or employees thereof be liable to you or anyone else for any decision made, or any 
action taken in reliance on the information in this PUBLICATION or for any consequential, 
special or similar damages, even if advised of the possibility of such damages.

IRS Circular 230 Notice:

To ensure compliance with requirements imposed by the IRS, we inform you that any 
US tax advice contained in this PUBLICATION is not intended or written to be used, and 
cannot be used, for the purpose of (i) avoiding penalties under the Internal Revenue Code 
or (ii) promoting, marketing or recommending to another party any transaction or matter 
addressed herein.

The Fine Print

Copyright © Brent & Cindy Leathwood, 2014 
All rights reserved

Artwork, graphics, website, media, production: Air Whistle Media.

ISBN 978-0-692-23634-5

Printed in Canada.

No part of this work, covered by the copyright herein, may be reproduced, used, or 
transmitted in any form, or by any means; graphic, electronic or mechanical, without 
prior written consent from the authors, except from a book reviewer, that may quote brief 
passages in a review, with full credit given to the authors.

For information please contact:

Southwest Florida Cross Border Property Management LLC
141 Pond Cypress Road, Unit 2
Venice, Florida, USA
34292

Brent Leathwood
Phone: 941.882.2995 (Florida) or 416.318.1215 (Ontario)
Email: Brent@BrentLeathwood.com

Cindy Leathwood
Phone: 941.882.2996 (Florida) or 416.318.3635 (Ontario)
Email: Cindy@CindyLeathwood.com

Website: www.PurchaseFloridaRealEstate.com
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Canadian Buyer’s Guide to Florida Real Estate.
by  Cindy Leathwood & Brent Leathwood, MBA

www.PurchaseFloridaRealEstate.com

ISBN: 978-0-692-23634-5

© 2014 Brent & Cindy Leathwood | Southwest Florida Cross Border Property Management LLC

3 Offices to Serve You
South West Florida (Tampa - Naples)

Central Florida (Orlando & Surrounding Area)
South East Florida (West Palm Beach - Miami)

Canadians helping Canadians,
purchase Florida Real Estate


