BUYERS EXCLUSIVE AGENCY AGREEMENT
THIS AGREEMENT between DON VANIMAN, RANCH BROKER, 214 South Willson, Bozeman, Montana 59715, hereinafter called the Broker, and__________________________________ hereinafter referred to as Client, is for the purpose of establishing an exclusive agency relationship.  Client does irrevocably employ Broker as Client's exclusive agent for the period ____________ to ____________ for Broker's consultation and advice in aiding Client in the acquisition of this real property.  Acquisition shall be considered complete when Client closes executes offers to purchase, lease, option to purchase or exchange real property, and said offer is accepted.

IT IS HEREBY MUTUALLY UNDERSTOOD AND AGREED:

SECTION I.   BROKERS FEE

In consideration of the Broker's consultation, advice, skill, knowledge and diligence in locating real property and negotiating terms and conditions for purchase acceptable to the Client, Client will pay Broker a commission fee of _____ % upon occurrence of any of the following:

A. 
An offer to purchase, exchange, lease or option by both Client, or any other person acting for Client, and Owner or Seller, and a transaction is consummated.  If the above acceptance is obtained, but the transaction fails to be consummated through any fault or refusal of the Client, the above commission fee is nevertheless earned and payable. In the event that an option is executed, all of the fee shall be paid if and when the option is exercised.

B.
Client, or any other person acting for Client, obtains a real property interest in the ___________ property through purchase, exchange, option or lease during the term of this agreement, or any extension thereof, whether such purchase, exchange, option or lease occurs with or without the assistance of the Broker.

C.
Client, or any other person acting for client, acquires control of the ___________ ____ property through a purchase, exchange, option or lease, within one (1) year after termination of this agreement and all extensions thereof, provided Broker has proposed, shown discussed or submitted a written description of the _______________property to Client, either personally or by mail posted prior to the termination of this agreement.

IT IS UNDERSTOOD between the parties that DON VANIMAN, RANCH BROKER is exclusively employed by Client and will not accept any form of compensation from the selling party with the following exception: In the event that a property is listed, arrangements will be made between the parties involved so that only one commission on the transaction will be paid.

Broker is authorized to negotiate with other brokers or agents and to pay other brokers a portion of his fee.

SECTION II.  DUTIES OF BROKER

Broker is also authorized to assist Client and act as Client's sole agent in any additional work or cost such as financing, refinancing, renting, leasing or any other additional services to consummate transactions as circumstances require.  A fee of these additional services shall be paid by Client to Broker.  Client to approve the amount of fee for such additional work or cost prior to the commencement thereof.

SECTION III.  CLIENT OBLIGATION

Client herein acknowledges that he has been advised by Broker to seek counsel of any Attorney, Tax Attorney or Certified Public Accountant, for the determination of any legal or income tax consequences of any transaction hereafter propose and/or accepted.  In the event that suit is instituted by Broker to collect any portion or all of the fees herein, Client agrees to pay reasonable Attorney's fees.

SECTION IV.  NOTICE

The amount or rate of real estate commissions is not fixed by law.  They are set by each broker individually and may be negotiable between the Client/Buyer and the Broker.

Client hereby acknowledges receipt of a copy of this Agreement.

__________________________________
____________________________

CLIENT





DATE



__________________________________
____________________________

DON VANIMAN, RANCH BROKER

DATE

