Relocation Assistance Foreclosure Panel Discussion 
Held on 24 June 2009 at the Hart-Dole-Inouye Federal Center, Battle Creek, MI
Note:  The below questions were submitted after the Foreclosure Panel Discussion by the audience.  Prudential Realty provided the responses.  

Disclaimer:  The panel members are not tax accounts nor attorneys, and the information that’s given out in the areas of taxes or legal should be obtained from professional tax accounts and legal professionals.
1. Buying out of state - concerns to look for? Verification of clean title? Legitimacy of sale? Bidding options?

    Answer:

        Concerns: Do not rely on photos of the property. It is best to see the house in person. Also there are smells that may accompany the property that may require more work to the property than planned on.

        Title: Title must be clear in order to transfer ownership to the buyer. Along with this comes the legitimacy of the sale. Some of the selling banks do have POA for the respective asset management companies that are representing them.

        Bidding options: Of all of the auction companies that are on the internet, Hudson and Marshall seem the most user friendly. Most of the time there is a buyer premium to be paid at closing. Again, get a good buyer's agent who knows the process and can help you through that.

2. What is the difference between HUD and Foreclosure? Which is easiest to procure?

    Answer: 
They are both foreclosures. HUD properties are FHA foreclosures that the government takes back after the foreclosure process has been completed by the originating lender. It is unknown which is easiest. HUD properties take about 60 days to close. The good news with the HUD properties are that every property is tested for lead based paint and if the property is sold to an owner occupant, the lead based paint is abated. There are unknowns with each and buyers should again get a buyer's agent who is experience in this area as there are timelines that, when not met, can cost a buyer additional money.

3. What is considered an equitable offer?

    Answer: 
As with any seller, the foreclosure banks do have bottom lines as well. Usually time on the market plays a good part as well as how strong the offer is and if there is financing involved or a cash contract.

4. When are classes held by Neighborhood Inc. or Battle Creek - Home Buyer Education Course and can we put it on your website?

    Answer: 
I will leave this for Neighborhoods to answer.  

Note from the Relocation Assistance Manager:  Neighborhood Inc. of Battle Creek may be contacted by calling 269-968-1113.  We in MWR hope to have Neighborhood Inc. of Battle Creek provide future lunch and learn events covering multiple topics.  Watch the MWR calendar and the All News for advertisements of future events.
5. Taxes - Currently my township has a disclaimer on our taxes that empowers them to keep the current SEV Value versus current market value? If we are to buy a home for current market value - how can we get them to reflect taxing price to buying price as that is what the market shows worth?

    Answer: 
I usually refer clients to a real estate attorney who can best explain the taxing of market value. There are tax laws on the books that guide the local municipalities on taxation of property. You are allowed to dispute your taxable values every year in March. This is the only opportunity to meet with the taxing authority to dispute your taxes. But be prepared with comparables so that you can firmly state your case.

6. Please post listings to review HUD/Foreclosures in the area. Also would like to see if they cover Galesburg-Augusta, Richland area?

    Answer: 
All HUD listings for the state of Michigan can be found at www.mcbreo.com. For HUD listings as well as foreclosures you can search www.pprmi.com as well as our MLS website, www.swmric.com.

7. What is 1099? How does that apply to homeowners or home sellers?

    Answer: 
A 1099 is a form that when a home is sold for less than what is owed, the former property owner may receive a 1099 from the lender for the deficit incurred by the lender. However, with TARP funds that were released to several lending institutions, there has been a lot of pressure to not pursue the previous homeowner for any deficit.

8. What is a Short Sale?

    Answer: 
A short sale is when a property is sold for less than what is owed on the loan. This also incurs before a foreclosure sale is scheduled.

9. What is "Budget Smart"?

    Answer:

Neighborhoods Inc. of Battle Creek may have more information on this terminology. Buyers are now counseled on how to budget, so unexpected expenses that may arise from home ownership do not put them in a budget bind.

10. What is Loan Forgiveness? What are the requirements to be eligible? Are there penalties?

    Answer:

Loan forgiveness is when the property is sold short and the deficit is forgiven. Lenders have not done this in years, but that also means you cannot ask for it. Another term is also called Deed in Lieu which means the property is signed over to the lender in lieu of a foreclosure. That generally means the lender takes the property in lieu of foreclosing or charging the home owner with the deficit.

11. How can a homeowner deal with negative equity?

    Answer: 
The answer is harder than you think. Additional equity payments can be made. Each additional principle and interest payment that can be made shortens the life of the loan. Also, refinancing can help lower the interest rate to help offset the negative equity. If you would like to see if you qualify for a refinance loan you can go to www.MakingHomeAffordable.gov.

12. If a house owner is in "trouble" what steps can they take to keep both their house and their credit?

    Answer: 

Unfortunately there is no way to "help" your credit when there are late payments on the mortgage. It will be reported and will eventually affect your credit. Keeping a foreclosure off the credit is very valuable, but even a Deed In Lieu of foreclosure affects credit as well as a short sale now affects credit. Please go to www.MakingHomeAffordable.gov for more valuable information on how to keep your home, or contact Neighborhoods Inc. of Battle Creek.
13. If a homeowner is on the verge of "trouble" how can they stay afloat and in the house?

    Answer: 

Go to www.MakingHomeAfforable.gov for information, or contact Neighborhoods Inc. of Battle Creek.  Also, contacting a REALTOR who has the experience can help you.

14. If a homeowner is current with all bills, but is struggling is there help available? Or do they have to be in arrears or delinquent first?

    Answer: 

You do not have to be delinquent to ask for help. Also, please remember there is free help out there. If someone is willing to help you for a charge, walk away! Neighborhoods Inc. of Battle Creek and the HUD counselors are there to help your for FREE. You can contact Neighborhoods Inc. of Battle Creek, or go to www.MakingHomeAffordable.gov for more information.

15. What is a sheriff's sale?

    Answer: 

It is the foreclosure sale that is held at the sheriff's office. The redemption period starts the day of the foreclosure sale and runs for six or twelve months. Also, please know that NO ONE can remove you from the home during the redemption period. You are the legal owner of the home until the redemption period expires.
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