








































Know Your Options
1. Keeping Or Not Keeping Your 
    Home
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SHORT SALE

LOAN MODIFICATION



Know Your Options

Keeping Or Not Keeping Your Home
There are a number of solutions for a homeowner facing fi nancial diffi culties. 
Solutions vary from creating a repayment plan to selling the house. Solutions 
are individualized for each customer and based on all of the following:

 *   Reason for delinquency
 *  Ability and willingness to pay. The servicer will consider your payment 
     history (have you been making your payments on time until now) 
     and your current fi nancial condition (do your current income and 
     expenses allow you to continue making payments as required)
 *  How delinquent you are.
 *  The investor or owner of your loan. The servicer will know the investor 
     policies for working with delinquent borrowers. A servicer must always 
     follow the investor requirements.
 *  The number of mortgages on your home.
 *  Occupancy status of the home.

First, list those things you can do that do not involve the servicer. Examples in-
clude reducing your expenses, increasing your income and/or selling assets.
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Options To Keep Your Home

(Depends entirely on the investor)

The following summarizes solutions that allow the homeowner to keep their 
home. All of these solutions require a thorough analysis of the homeowner’s 
income and expenses:

*  Refi nance - A new mortgage on the loan with no change in ownership. The 
    ability to refi nance a loan requires that the borrower not be delinquent and 
    that there be equity in the home.

*   Repayment Plan - Plan where the delinquent payments are distributed 
    over a period of time, usually no more than 12 months. The monthly amount 
    is added to the usual mortgage payment resulting in a higher payment until 
    the delinquent amount has been repaid. This repayment plan brings the 
    account up-to-date within a specifi c time frame. 

*   Loan Modifi cation - Past-due interest and escrow to the unpaid principal 
     balance, which is then reamortized over a new term. Rate adjustments, 
     term extensions, and principal forgiveness may be considered. Loan modif-
     ication results in permanent, contractual changes in one or more mortgage 
     terms. Additional loan fees may be involved, based on the type of the mort-
     gage a customer holds and on the specifi c investor. A loan modifi cation 
     immediately brings the account up-to-date.

*   Partial Claim - HUD advances a loan to repay the past-due interest and 
     escrow amounts. The loan is due and payable when the borrower pays off 
     the fi rst mortgage or no longer owns the property. The loan is interest-free 
     and the account is brought up-to-date immediately. Only allowed on FHA 
     loans.

*  Forbearance - A temporary reduction or suspension of a borrower’s pay-
    ment. The repayment plan is based upon the customer’s fi nancial situation. 
    Because of long-term implications, this option is used only in severe hardship 
    cases. 
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Options To Not Keep Your Home - 
How To Exit Gracefully

The following summarizes the ways to avoid foreclosure but not keep the 
home. Even though you may not be able to keep your home, it is important to 
work with your servicer during this process. Walking away from your home with-
out consulting with your servicer may result in a foreclosure reported in your 
credit fi le, tax consequences, and/or defi ciency balance for loan proceeds 
not recovered in a foreclosure sale. If keeping your home is not a viable op-
tion, your loan servicer may have alternatives available to absolve the mort-
gage and home. 

*  Sell the property - This is the best option if you cannot afford the mortgage 
payment and if there is equity in the home (the value is more than the amount 
owed). Other considerations when deciding to sell the home include the con-
dition of the home and how much time you have. 

*   Assumption - If allowed by the loan documents and if you can fi nd another 
borrower willing and qualifi ed to take over your mortgage, they may assume 
your mortgage. The new borrower must meet the lender’s criteria.  

*   Short Sale - If the market value is less than the total amount owed, a short sale 
allows the borrower to sell their home and use the proceeds to pay the mort-
gage even though the proceed will not be suffi cient to pay off the outstand-
ing balance. The investor and mortgage insurer must agree to this option.

*   Deed-In-Lieu of Foreclosure - The borrower transfers the property to the 
servicer if the home cannot be sold at market value. This option requires that 
the property be listed for a specifi c period of time, generally 90 days. There 
may be tax consequences.

Sometimes foreclosure is the only option for a borrower. If so, you will want to 
work closely with a certifi ed housing counselor who can devise a plan of ac-
tion on how to appropriately transition into alternative housing, liquidate unse-
cured debts, budget and save for future moving costs, and obtain tips on how 
to reestablish your credit rating.
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Don’t Be A Victim!
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Common Scams
Don’t Be A Victim!

Homeowners facing foreclosure are at risk of becoming victims of a foreclosure 
scam. Individuals involved in such scams convince vulnerable homeowners 
that they can save the homeowner from foreclosure. They tell the homeowner 
that they have direct contact with the servicer. They advise the homeowner 
that there are “Federal Laws” that require your lender to work with them. They 
assure the homeowner that they can help and will most always ask for a fee.

In reality, they are not there to help the homeowner: They only want your 
money or your home. They encourage the homeowner to stop working with 
the lender, servicer and housing counseling agency and tell them that they will 
take care of everything.

Some Common Scams are: 

   *   Bailout or Rent-to-Buy - Includes various schemes where homeowners 
        surrender their title to the house thinking they will be able to remain as
        renters and buy the house back in a few years. In actuality, the term
        for buying the house back make it nearly impossible for the homeown-
        er to do so.

   *   Bait and Switch - Homeowners believe they are signing documents for a   
        new loan to make the mortgage current, but sign away their home and 
        are left holding the mortgage on a home they no longer own.

   *   Phoney Counseling or Phantom Help - The person conducting the scam 
        tells the borrower that he can negotiate a deal with the servicer to save 
        the house if the borrower pays a fee fi rst. Once the fee is paid, the person 
        takes off with the money and provides no assistance.

   *   Bankruptcy Foreclosure - The rescuer promises to negotiate with the lender 
        on the borrower’s behalf for a fee. The rescuer takes the fee and fi les a 
        bankruptcy case in the borrower’s name and without the borrower’s 
        knowledge.

Beware of Scams

New scams are always developing. If the assistance looks too good 
or too easy or if you are asked to pay a fee for foreclosure prevention 

services make sure, verify that the service and the company 
contacting you is legitimate.
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Tools For The Homeowner
1.   How To Find And Contact Your 
      Loan Servicer
2.   Servicer Telephone Numbers
3.   Filing A Complaint
4.   Glossary



How To Find & Contact Your
Lender or Loan Servicer

Don’t know who your servicer is? 
 *   Check your monthly mortgage billing statement.
 *   Check your payment coupon book.

Don’t know how to reach your servicer? 
 *   Check your phone book.
 *   Search on the internet.
 *   Search using the MERS (Mortgage Electronic Registration System) 
     ServicerID web tool - http://www.mersinc.org/-MERS®ServicerID is a fast 
     and free tool to identify the servicer of any loan registered on the 
     MERS® System.® System.®

 *   Use the list on the next page.
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888-917-1050
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Servicer Telephone Numbers
Be sure to have your account number ready when calling.

          Servicer               Hotline

Aurora Loan Services 866-519-3090

Avelo Mortgage, LLC

Bank Of America
Carrington Mortgage Services 

CitiMortgage Conv/FNMA
Countrywide Home Loans

EMC Mortgage, Inc./Bear Sterns

First Horizon Home Loans

GMAC/Homecomings/ResCap

Home Loan Services, Inc.(dba First Franklin Loan & Nation Point Loan Service)

HomEq Servicing
HSBC Consumer Lending

HSBC Mortgage Corporation

IndyMac Bank

JP MorganChase Prime Loans
JPMorgan Chase Non-Prime

JPMorgan Chase Home Equity

Litton Loan Servicing
National City Mortgage Corporation

Nationastar Mortgage, LLC

Ocwen Loan Servicing, LLC

Option One Mortgage Corporation(Also American Home Mortgage Servicing)

Saxon Mortgage Services

Select Portfolio Servicing

SunTrust Mortgage, Inc.
U.S.Bank Home Mortgage

Washington Mutual, Inc.

Wells Fargo Home Mortgage
Wells Fargo Financial

Wilshire Credit Corporation

877-882-8356
800-846-2222

800-790-9502

800-500-5022

877-867-7378

800-333-5848
888-648-3124

866-355-7273866-355-7273
866-550-5705

877-838-1883877-838-1883
866-582-5208

800-247-9727
800-523-8654
888-480-2432

877-596-8580

888-275-2648
888-325-3502

800-258-8602
800-443-1032

800-365-7900
866-926-8937

800-678-7986

800-275-9254

800-669-6650

877-362-6631

800-364-7662

800-799-9250

800-667-8424
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Glossary

Amortization - The gradual repayment of a mortgage loan with equal periodic payments of 
both principal and interest calculated to retire the obligation at the end of a fi xed period of 
time.

Annual Percentage Rate - The cost of your loan expressed as a yearly rate. Mortgages in-
clude interest, points, origination fees, and any mortgage insurance required by the lender.

Debt-to-Income Ratio - The maximum percent of gross monthly income that can be used for 
the house payment plus all other debts.

Equity - The difference between the amount(s) owed on your home and the value of the 
home.

Escrow Account - The account held by a lender for payments of taxes, insurance, or other 
periodic debts against real property. Part of the borrower’s monthly payment goes into this 
account so funds will be available to pay taxes, insurance and other impounded matters 
when due to avoid the need for the borrower to pay a lump sum payment.

Grace Period - The length of time between due date and the date when a late fee will be 
charged.

Good Faith Estimate - A written estimate of costs and fees expected for a mortgage loan.

Housing Ratio - The maximum percent of gross monthly income that can be used for a 
monthly mortgage payment.

Interest Rate - The percentage of a sum of money charged for its use.

Loan-to-Value Ratio - The comparison of the amount of the loan to the value or selling price 
of real property expressed as a percentage. For example, if a home with a $100,000 value 
has an $80,000 mortgage on it the loan-to-value is 80%.

Mortgage Insurance - A policy that protects lenders against some or most of the losses that 
can occur when a borrower defaults on a mortgage loan. Mortgage insurance is required 
primarily for borrowers with a down payment of less than 20% of the homes purchase price. 

Rate Lock - During the loan application, a rate lock holds the interest rate for a specifi c pe-
riod of time. Sometimes the mortgage lender requires a fee to lock the rate.
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Document List

The following documents are usually necessary before you begin to work with a mortgage 
lender, servicer or housing counselor.

Financial Information
Hardship Letter

 Income Worksheet
 Expense Worksheet
 Asset Worksheet
 Pay Stubs for the last 30 days for each member of the household
 Award letter for Social Security/Unemployment/Pension Income
 Federal Tax Returns for at least 2 years
 Bank Statements (most current 2 months) for all accounts/assets
 Statements/bills for all household expenses

Loan Documents
Promissory Note

 Mortgage /Deed of Trust
 ARM Riders to the Note and Mortgage/Deed of Trust
 Prepayment Penalty Rider
 Truth in Lending (TIL) Form
 HUD 1 Settlement Statement
 Home Equity Loan/Line of Credit documents

Other
A Release of Authorization Letter

 ALL correspondence, letters (opened and unopened envelopes) from banks, courts 
 or anyone regarding your home or the foreclosure
 Any Trustee Sale Information from your mortgage company or it’s attorney
 Evidence of outstanding judgements and tax liens

❑
❑ Income Worksheet❑ Income Worksheet
❑ Expense Worksheet❑ Expense Worksheet
❑ Asset Worksheet❑ Asset Worksheet
❑ Pay Stubs for the last 30 days for each member of the household❑ Pay Stubs for the last 30 days for each member of the household
❑ Award letter for Social Security/Unemployment/Pension Income❑ Award letter for Social Security/Unemployment/Pension Income
❑ Federal Tax Returns for at least 2 years❑ Federal Tax Returns for at least 2 years
❑ Bank Statements (most current 2 months) for all accounts/assets❑ Bank Statements (most current 2 months) for all accounts/assets
❑ Statements/bills for all household expenses❑ Statements/bills for all household expenses

❑
❑ Mortgage /Deed of Trust❑ Mortgage /Deed of Trust
❑ ARM Riders to the Note and Mortgage/Deed of Trust❑ ARM Riders to the Note and Mortgage/Deed of Trust
❑ Prepayment Penalty Rider❑ Prepayment Penalty Rider
❑ Truth in Lending (TIL) Form❑ Truth in Lending (TIL) Form
❑ HUD 1 Settlement Statement❑ HUD 1 Settlement Statement
❑ Home Equity Loan/Line of Credit documents❑ Home Equity Loan/Line of Credit documents

❑
❑ ALL correspondence, letters (opened and unopened envelopes) from banks, courts ❑ ALL correspondence, letters (opened and unopened envelopes) from banks, courts 

❑ Any Trustee Sale Information from your mortgage company or it’s attorney❑ Any Trustee Sale Information from your mortgage company or it’s attorney
❑ Evidence of outstanding judgements and tax liens❑ Evidence of outstanding judgements and tax liens
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“Stay On Top Of It” Communication Log

It is important to keep track of all your conversations with your servicer and housing coun-
selor. It is also very important to keep track of all the people working with you including their 
phone numbers, important dates and action steps. Below is a sample of the kinds of entries 
to make in your log. Attached to the log should be all of your documents including letters, 
loans and notices. 

 *  Who did I talk to? When?
 *  What was discussed?
 *  What is their phone number?
 * Their address?
 *  When will they call back?
 *  When am I supposed to call back?
 *  What notice did I receive and from whom?

Sample Notes for “Stay On Top Of It” Log

DATE Name
Phone Number

Notes about our conversation
Call Back(CB), Left Message(LM)

1/10/2010

1/11/2010

1/15/2010

1/19/2010

1/27/2010

1/28/2010

1-989-243-6666

1-989-243-6666

1-989-243-6666

1-309-7777

Spoke with Katie @Wilshire who requested a Hardship Letter 
from me. Fax to her @ 1-888-222-0000, then she will CB. If I 

don’t hear from her by 1/15/2010, I will call her.

Sent Hardship Letter by Fax to Katie.

LM with Katie to verify she received fax/hardship letter.

Katie called. Received letter. Now reviewing our fi le with her 
manager to decide next step. She will CB next week. Mark 

calendar to call Katie on 1/26/2010 if she has not called me. 

LM for Katie who has not called as promised. Asked her to 
call back.

Marlon from National called to say their company took over 
our loan and that he will be my new contact. He has our 

hardship letter and will discuss with his manager next steps 
and promised to call back on Monday, Feb 1st.and promised to call back on Monday, Feb 1st.



DATE Name
Phone Number

Notes about our conversation
Call Back(CB), Left Message(LM)
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“Stay On Top Of It” Communication Log



“Stay On Top Of It” Communication Log

DATE Name
Phone Number

Notes about our conversation
Call Back(CB), Left Message(LM)
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Frequently Asked Questions

Q. Many people have told me that I cannot get help unless I have already missed a 
payment, Is that true?

A - Do not wait to call your servicer until you are late. If you anticipate having trouble 
making your mortgage payment, call your servicer. The earlier you contact your 
servicer the more likely the servicer will be able to fi nd a solution to help you stay in 
your home. If the servicer tells you they cannot help you until you are late, contact a 
certifi ed housing counselor.

Q. I received a call from someone who said they could help me save my home. They 
said they are a foreclosure counselor. What should I do?

A - Before engaging them to help you, contact your local HUD offi ce to fi nd out 
if they are a certifi ed housing counselor and can provide the assistance that you 
need. You can also fi nd this information on www.foreclosurehelp.nv.gov. Never pay 
any money for foreclosure assistance up-front. In fact, you should not have to pay 
any money for foreclosure assistance. It is unlikely that a certifi ed housing counselor 
will be reaching out to you fi rst.

Q. Do I need to see a housing counselor before I contact my servicer?

A - A housing counselor can help you prepare to speak with your servicer and, if you 
give them permission, can act on your behalf. However, if you are delinquent, you 
should contact your servicer immediately. At the same time, you can schedule an 
appointment with a housing counselor. It is likely that you will need the assistance of 
a housing counselor to create a budget for you and your family, as well as, provide 
counsel regarding the management of other credit accounts.

Q. I am having a hard time writing my hardship letter and compiling my income and 
expenses. Should I wait to call my servicer or a housing counselor?

A - Even if you do not have your hardship letter completed and your fi nancial infor-
mation together, you should not wait to contact your servicer or housing counselor. 
It’s important to get the process started as soon as possible.

Q. I haven’t heard from my servicer or housing counselor for several weeks. Should I 
wait for their call or should I call them?

A - Stay in touch with your servicer and housing counselor. Check in with them every 
two weeks if they don’t call you fi rst or tell you otherwise. Always record your conver-
sations with the on your “Stay On Top Of It” log.
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Tips For Avoiding Foreclosure

Don’t ignore the problem

Contact your servicer sooner rather than later if you think there may be a prob-
lem.

Don’t ignore communications from your servicer. Return their calls and open 
mail from them.

Understand foreclosure prevention options.

Contact a Certifi ed Non-profi t Housing Counselor.

Review your budget and make changes as necessary. If you don’t have a 
budget, create one and stick to it!

Be aware of foreclosure scams and don’t be a victim.

Know your mortgage rights.

Nevada Foreclosure Prevention Taskforce         February 2009



 Future Fannie Mae Loan – 
Primary Residence 
(effective  May 21, 2008) 
 
 
Future Fannie Mae Loan – 
Non Primary 
(effective  May 21, 2008) 
 
 
Future Loan with any 
Mortgage Company 
 
 
 
 
 
 
Credit Score 
 
 
 
 
Credit History 
 
 
 
 
Security Clearances 
 
 
 
 
 
 
 
Current Employment 
 
 
 
 
Future Employment 
 
 
 
 
Deficiency Judgment 
 
 
 
Deficiency Judgment 
(amount) 
 

 A homeowner who successfully negotiates and closes a 
short sale will be eligible for a Fannie Mae backed 
mortgage after only 2 years. 
 
 
A homeowner who successfully negotiates and closes a 
short sale will be eligible for a Fannie Mae backed 
investment mortgage after only 2 years 
 
 
There is no similar declaration or question regarding a 
short sale. 
 
 
 
Only late payments on mortgage will show and after sale 
mortgage will be reported as paid or negotiated. This will 
lower the score as little as 50 points if all other payments 
are being made. A short sales affect can be as brief as 12 
to 18 months. 
 
 
Short sale is not reported on a credit history. There is 
no specific reporting item for ‘short sale’. The loan is 
typically reported ‘paid in full, settled. 
 
 
A Short Sale on it’s own does not challenge most 
security clearances. 
 
 
 
 
 
 
A short sale is not reported on a credit report and is 
therefore not a challenge to employment. 
 
 
 
A short sale is not reported on a credit report and is 
therefore not a challenge to employment. 
 
 
 
In some successful short sales it is possible to convince 
the lender to give up the right to pursuit a deficiency 
judgment against the homeowner. 
 
In a properly managed short sale the home is sold at a 
price that should be close to market value and in almost 
all cases will be better than an REO sale resulting in a 
lower deficiency. 

 A homeowner who loses a home to foreclosure is 
ineligible for a Fannie Mae backed mortgage for a period 
of 5 years. 
 
 
An Investor who allows a property to go to foreclosure in 
ineligible for a Fannie Mae backed investment mortgage 
for a period of 7 years.  
 
 
On any future 1003 application, a prospective borrower 
will have to answer YES to question C in Section VIII of 
the standard 1003 that asks “Have you had a property 
foreclosed upon or given title or deed in lieu thereof in the 
last 7 years?” this will affect future rates. 
 
 
Score may be lowered anywhere from 250 to over 300 
points. Typically affect score for over 3 years. 
 
 
 
 
Foreclosure will remain as a public record on a person’s 
credit history for 10 years or more. 
 
 
Foreclosure is the most challenging issue against a 
security clearance outside of a conviction of a serious 
misdemeanor or felony. If a client has a foreclosure and is 
a police officer, in the military, in the CIA, Security or any 
other position that requires a security clearance in almost 
all cases clearance will be revoked and position will be 
terminated. 
 
Employers have the right and are actively checking the 
credit regularly of all employees who are in sensitive 
positions. A foreclosure in many cases is grounds for 
immediate reassignment or termination. 
 
Many employers are requiring credit checks on all job 
applicants. A foreclosure is one of the most detrimental 
credit items an applicant can have and in most cases 
will challenge employment. 
 
In 100% of foreclosures (except in those states where 
there is no deficiency Judgment) the bank has the right to 
pursue a deficiency judgment. 
 
In a foreclosure the home will have to go through an REO 
process if it does not sell at auction. In most cases this 
will result in a lower sales price and longer time to sale in 
a declining market. This will result in a higher possible 
deficiency judgment. 

FORECLOSURE VERSES SHORT SALE
ISSUE FORECLOSURE SUCCESSFUL SHORT SALE

last 7 years?” this will affect future rates.



Notes
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If you fi nd that fi nancially you 
cannot keep your home, 
there is light at the end of the 
tunnel!

Call now for a consultation 
on qualifying for Short Sale. 
Don’t Delay! 

Timing is everything and you 
need a skilled professional. 

I Can Assist You! 
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