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For the 8th year in a row, Coldwell Banker Seaside Realty sold the most
real estate on the Outer Banks.* It's no secret why our clients want to
work with the top producing real estate firm on the beach. We sell the
most homes on the Outer Banks and odds are we will find the perfect
property for you. With 30 years of local knowledge and experience, our
family owned and operated company offers top-tier real estate services
to buyers and sellers throughout the region.

About 

Broker
Licensed NC

Broker for 8 years

Surfer

History Buff
I love surprising my clients

with fun historical facts
about the area. 

Gardner Wife & Mom
My husband and I have

named our backyard
garden The SEAcret

Garden. 

I'm so happy to have
dropped my anchor and

be raising my family by the
sea.  

My uncle first taught me to
surf when I was 12 in Solana
Beach, CA where i spent my

summers growing up.

M E E T  S A R A

OU Alumni
Bachelors of Arts in Journalism
Emphasis in Public Relations

*Based on information from the Outer Banks Association of REALTORS® MLS for the period January 1, 2014 through December 31, 2021



Refine your property search and save time

finding the home you want for the best value 

Share my expertise and local knowledge of the

area and communities to find the perfect match

for your Outer Banks lifestyle 

Obtain and review disclosures, making sure

home inspections and repairs are completed

and coordinating the activities of your lender,

attorney, inspector, appraiser and other

professionals engaged in your purchase. 

Provide contacts for quality professionals,

including lenders, tradesmen, craftsmen and

inspectors

Negotiate the best price & contract terms

possible, always keeping your specific needs in

mind

Do everything possible to ensure contract

contingencies are met and the sale closes

Closely track dates & deadlines

SouthernShoresNC.com 

Expert Guidance

Track and document receipt of earnest money

and due diligence deposits

Receive and deliver all documents in a timely

manner

Review final settlement statements

You are my priority! I will place your interest above

all others, keep your personal information strictly

confidential and ensure you are fully informed.

my duties and
responsibilities

Accounting

Loyalty

Sara Small
SouthernShoresNC.com 



                                                                   applies to any business or person
who is a landlord or real estate broker renting or managing residential property
for vacation rentals, including properties advertised on VRBO and Airbnb. A
vacation rental is defined as a residential property rented for a period of less
than 90 days for vacation, leisure, or recreation, by someone who has a
permanent residence elsewhere. The requirements in the act apply to any
rental subject to the law. Read the complete NC Vacation Rental Act here.

Considering the Purchase of a Vacation Rental Property?
When a residential vacation rental property is sold, a tenant can enforce an
existing rental agreement if the rental is scheduled to end within 180 days of
the transfer of the property. A tenant has no right to enforce the rental
agreement if it ends more than 180 days after transfer and is entitled to a full
refund of any money paid on the rental. The new owner can agree to honor the
rental agreement. This does not apply to VRBO or Airbnb properties, only
professionally managed properties in a property management rental program.

Dare County Occupancy Tax
The Occupancy Tax rate for Dare County is 6% of gross receipts derived from
the rental of room, lodging, campsite, or similar accommodation furnished by
any hotel, motel, inn, tourist camp, including private residences and cottages
rented to transients. This tax does not apply to any private residence or
cottage that is rented for less than fifteen (15) days in a calendar year or to any
room, lodging, or accommodation supplied to the same person for a period of
ninety (90) or more continuous days. Local property management companies,
VRBO, and Airbnb, collect the tax from guests and pay on your behalf. If you
rent your home directly, you will need to collect and pay the Dare County
Occupancy Tax and NC Sales & Use Tax. Don't worry, it sounds complicated,
but it isn't!

Vacation
rentals
airbnb &

vrbo

Sara Small
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I have over a decade of experience

in Outer Banks vacation rentals, I'd

love to share my knowledge and

experience with you.

The North Carolina Vacation Rental Act

https://www.ncleg.gov/Laws/GeneralStatuteSections/Chapter42A


DUE
DILIGENCE 

As soon as both parties sign the offer

to purchase contract, they enter into

the due diligence period. The due

diligence period is a negotiated time

period during which a buyer can

conduct their "due diligence" before

moving forward with the purchase.

Usually, the due diligence period is

somewhere between 14 and 30 days.

During this period, the buyer will likely

have a home inspection completed.

You may also have a septic, termite, or

radon inspection. Other items that may

be addressed during due diligence

include an appraisal, survey, reviewing

title documents, deed restrictions, and

HOA covenants.

The due diligence fee essentially

compensates the seller for taking

their home off the market while the

buyer completes their inspections. If

the buyer walks away during the due

diligence period, they lose the due

diligence fee; otherwise, it's applied

to the purchase price during

settlement.

One of the most crucial steps in

buying a home is performing an

inspection. The home inspector

is a licensed professional who

inspects the property for issues

that may not be readily

apparent. The sellers will be

asked to leave the property

during this time. The inspection

will take anywhere from 1-4

hours, depending on the size of

the property. After inspection,

we will review the inspection

report and continue

negotiations. I will send an

inspection objection requesting

specific repairs or replacements

if needed. The sellers may deny,

negotiate, or agree to fix, repair,

or replace items.

INSPECTION

APPRAISAL
An appraisal will be required by the lender if the buyer is obtaining a

loan. A professional, independent appraiser will visit and inspect the

interior and exterior of the property. I will guide you through the process

whether the appraisal comes in low, high, or at value. The appraiser will

form an opinion on the probable market value of the property and

prepare an appraisal report for the lender. 

closing the sale

OFFER
ACCEPTED

What happens after an offer to purchase is accepted? You never know what to

expect the weeks leading up to closing. Let me help provide you peace of mind. 

EARNEST 
MONEY 
Like the due diligence fee, earnest

money protects the seller and

helps ensure the buyer is “in

earnest” about purchasing their

property. Suppose a buyer

decides, before closing but

AFTER the end of the due

diligence period, that they no

longer want to move forward with

the property purchase. In that

case, they can walk away but will

lose both their earnest money and

due diligence money. When the

sale goes to settlement, the due

diligence fee and earnest money

are credited towards the sale

price.

Sara Small
SouthernShoresNC.com 



DO I  HAVE
TO
PURCHASE A
FLOOD
INSURANCE
POLICY?

It depends - If you purchase a property on the Outer Banks with

financing, you will be required to provide proof of flood insurance

coverage to your lender, if your property is located in AE or VE flood

zones. If the property is located in an X flood zone or shaded X flood

zone, flood insurance will not be required and is optional. 

If you purchased the property outright or no longer have a mortgage,

flood insurance is optional. For more information on flood insurance in

the Outer Banks, visit OBXfloodmaps.com 

Maybe. If the damage is less than 50 percent of the building's market

value immediately prior to the damage, you may be able to repair it at

its original location. However, if the buildings more than 50 percent

damaged, repairs must meet the latest setback requirements,

floodplain regulations and other building code requirements. Permits

are required, as if it were new construction. In addition, repair or

replacement on the lot would be prohibited if erosion has left

insufficient space to meet the setback requirements. I can help my

clients determine if the lot and building presently meet setback

requirements for new construction and eligibility for a replacement

building. It's important to understand the risk that erosion may make

certain oceanfront lots unbuildable in the future. 

CAN I
REBUILD OR
REPAIR MY
OCEANSIDE
PROPERTY IF
DAMAGED BY
A COASTAL
STORM?

Q & A: Purchasing Coastal Real Estate

WHAT IS
WIND AND
HAIL
INSURANCE?

If you purchase real estate in one of the 20 coastal North Carolina

counties (including the Outer Banks), your mortgage lender will

require a separate wind/hail coverage insurance policy. This insurance

sometimes surprises potential buyers as the coverage has a separate

deductible from your typical homeowner's insurance policy. The

annual rates are much higher than homeowner's insurance policies

and typically $2,500 - $4,000 annually.

Sara Small
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T H E  C L O S I N G

P R O C E S S  F I N A L I Z E S

T H E  S A L E  O F  Y O U R

H O M E  A N D  M A K E S

E V E R Y T H I N G

O F F I C I A L .  A L S O

K N O W N  A S

S E T T L E M E N T ,  T H E

C L O S I N G  I S  W H E R E

Y O U  R E C E I V E S  T H E

K E Y S  A N D  L E G A L L Y

T A K E  P O S S E S S I O N  O F

T H E  P R O P E R T Y .  

A real estate attorney will look over the purchase contract and

identify what payments are owed and by whom. They will

prepare documents and statements for the closing. The attorney

will conduct the closing, make sure taxes, title searches, real

estate commissions and other closing costs are paid. 

Real estate commission for listing and buyer's

agent

Attorney's fees

Proration of property taxes and/or

homeowners association dues

Excise Stamps & Transfer Tax

AFTER CLOSING, KEEP A COPY

OF THE FOLLOWING FOR TAX

PURPOSES

closing
101

Mortgage wire fraud is a serious issue that can put your closing costs at risk. Scammers use techniques like phishing and

spoofing to convince you via email or phone that you’re communicating with a trusted agent or lender. The scammer then

tells you that there’s been a change in closing procedures and that you must wire money to a new account. Be wary of

anyone who urges you to act fast or send money immediately, especially if the request comes over email.

WHAT TO EXPECT

CLOSING COSTS

Sellers commonly pay the following at closing, if applicable:

Copies of all closing statements and disclosures
SCAM ALERT

Sara Small
SouthernShoresNC.com 

Buyers commonly pay the following at closing, if applicable.

Prices are estimates based on current market rates:

Loan origination fee and discount points - $1,000

Title search and title insurance - $700-$1,000

Credit Report - $75

Appraisal Fee - $400-$900, varies on location and property

Home Inspection - $350 - $1,000, varies on square footage

Termite Report $100

Septic Inspection $300-400

Survey $700-$1,000

Attorney's Fees $400-$800

Prepaid Taxes and Insurance

Recording Fee - $100



sample
documentsfor to review

The following forms and documents are NC

REALTORS® approved standard forms and

contracts. I'll walk you through each one,

providing you with the ability to sign

electronically or with pen and paper.

Working with Real Estate Agents: 

The brochure is required to be signed and used
by brokers in every real estate sales transaction. 

Offer to Purchase: 

We will review and discuss every section in the
offer to purchase. 

Residential Disclosure Statement:

A residential property disclosure statement is
required by law to be furnished to buyers. I'll
explain its purpose and review the seller's
responses with you.

Vacation Rental Addendum: 
An addendum used with any property subject to

the North Carolina Vacation Rental Act. It 

outlines the buyer and seller's terms on 

any future rentals while the home is under

contract. 

READ
CAREFULLY. IT'S
ALL IN THE
DETAILS. 

Let me guide you.

Sara Small
SouthernShoresNC.com 



Interested in

Sara Small
R E A L T O R ©

SOUTHERNSHORESNC.COM

I have over a decade
of experience in the
local vacation rental

market including
property

management
companies,VRBO
and AirBnB. I will

help you navigate the
waters as you jump

into owning and
operating a

successful rental
property on the
Outer Banks. 

 #1 REAL
ESTATE FIRM
ON THE OBX
FOR THE 8TH

YEAR IN A
ROW!

MILLION SALES
VOLUME (2021) 

Based on information from the Outer Banks
Association of Realtors MLS for the period
1/1/14 - 12/31/2021

#1 IN SALES
VOLUME

#1 IN UNITS
SOLD

visit online

VACATION
RENTALS?

$527.4
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