Delinquency and Foreclosure Tips

I) General Tips

A) Always stay in contact with your lender that is collecting your payments

B) Please CLICK HERE to see the “Loan Servicer Hotline” Contact Numbers

C) If you are starting to have a problem in making your payments because of a loss of job, medical reasons, or marital problems, call your lender and inform them of the problem. 
D) Start a note book and keep track of all conversations, the dates and who you talked to for future reference.

E) Don't ignore the problem. The further behind you become, the harder it will be to reinstate your loan and the more likely that you will lose your house.

F) Contact your lender as soon as you realize that you have a problem. Lenders do not want your house. They have options to help borrowers through difficult financial times. 

G) Open and respond to all mail from your lender.  The first notices you receive will offer good information about foreclosure prevention options that can help you weather financial problems.  Later mail may include important notice of pending legal action.  Your failure to open the mail will not be an excuse in foreclosure court.

H) Know your mortgage rights. Find your loan documents and read them so you know what your lender may do if you can't make your payments.  Learn about the foreclosure laws and timeframes in your state (as every state is different) by contacting the State Government Housing Office.   

I) Call Toll Free (800) 569-4287 to find a Housing Counselor near you, or 

J) Call the HOPE NOW Alliance at (888) 995-HOPE OR CLICK HERE TO GO TO THERE WEBSITE
II) Delinquency and Foreclosure Timing

A) What If You Cannot Pay Your Mortgage. CLICK HERE
B) Mortgage Payments Sending Your Reeling? CLICK HERE TO SEE WHAT TO DO
C) First month missed payment – your lender will contact you by letter or phone. Your lender can help, CLICK HERE to find a telephone number. 

D) Second month missed payment – your lender is likely to begin calling you to discuss why you have not made your payments. It is important that you take their phone calls. Talk to your lender and explain your situation and what you are trying to do to resolve it. At this time, you still may be able to make one payment to prevent yourself from falling three months behind. An MEF Housing Counselor can help. 

E) Third month missed payment – after the third payment is missed, you will receive a letter from you lender stating the amount you are delinquent, and that you have 30 days to bring your mortgage current. This is called a "Demand Letter" or "Notice to Accelerate". If you do not pay the specified amount or make some type of arrangements by the given date, the lender may begin foreclosure proceedings. They are unlikely to accept less than the total due without arrangements being made if you receive this letter. You still have time to work something out with your lender. A MEF Housing Counselor can still help. 

F) Fourth month missed payment – now you are nearing the end of time allowed in your Demand or Notice to Accelerate Letter. When the 30 days ends, if you have not paid the full amount or worked our arrangements you will be referred to your lender's attorneys. You will incur all attorney fees as part of your delinquency. A MEF Housing Counselor can still help you. 

G) Sheriff's or Public Trustee's Sale – the attorney will schedule a Sale. This is the actual day of foreclosure. You may be notified of the date by mail, a notice is taped to your door, and the sale may be advertised in a local paper. The time between the Demand or Notice to Accelerate Letter and the actual Sale varies by state. In some states it can be as quick as 2-3 months. This is not the move-out date, but the end is near. You have until the date of sale to make arrangements with your lender, or pay the total amount owed, including attorney fees. 

H) Redemption Period – after the sale date, you may enter a Redemption Period. You will be notified of your time frame on the same notice that your state uses for your Sheriff's or Public Trustee's Sale. 

III) Foreclosure Assistance
A) Avoiding Foreclosure – CLICK HERE – For English and En Espanol 

B) Here are some common myths about Foreclosure
C) Prioritize your spending. After healthcare, keeping your house should be your first priority.  Review your finances and see where you can cut spending in order to make your mortgage payment.  Look for optional expenses-cable TV, memberships, entertainment-that you can eliminate. Delay payments on credit cards and other "unsecured" debt until you have paid your mortgage.

D) Use your assets.  Do you have assets-a second car, jewelry, a whole life insurance policy-that you can sell for cash to help reinstate your loan? Can anyone in your household get an extra job to bring in additional income?  Even if these efforts don't significantly increase your available cash or your income, they demonstrate to your lender that you are willing to make sacrifices to keep your home.  

E) Avoid foreclosure prevention companies. 
F) You don't need to pay fees for foreclosure prevention help-use that money to pay the mortgage instead. Many for-profit companies will contact you promising to negotiate with your lender.  While these may be legitimate businesses, they will charge you a hefty fee (often two or three month's mortgage payment) for information and services your lender or a MEF Housing Counselor  will provide free if you contact them.

G) Don't lose your house to foreclosure recovery scams! If any firm claims they can stop your foreclosure immediately if you sign a document appointing them to act on your behalf, you may well be signing over the title to your property and becoming a renter in your own home!  Never sign a legal document without reading and understanding all the terms and getting professional advice from an attorney, a trusted real estate professional, or a MEF Housing Counselor.
H) Help for Homeowners Facing The Loss of Their Home. CLICK HERE for English and En Espanol
I) Foreclosure Tax Relief. CLICK HERE
IV) Consumer Tips for Avoiding Foreclosure Rescue Scams
Foreclosures are increasing nationwide, and so are scams that promise to “rescue” homeowners from foreclosure.  What these scams do is take your money, ruin your credit record, and wipe out any equity you have in your home.  

Foreclosure con artists take advantage of people who have fallen behind on their mortgages and face foreclosure.  Con artists know that people in these situations are vulnerable and likely to be desperate.  Potential victims are easy to find: mortgage lenders publish notices before foreclosing on homes.  After reading such notices, con artists approach their targets in person, by mail, over the telephone, or by e-mail.  They advertise their services on Web sites or publications.  They often refer to themselves with titles that sound official, such as “foreclosure consultant” or “mortgage consultant,” and market themselves as a “foreclosure service” or “foreclosure rescue agency.” 

Your mortgage lender – or any legitimate financial counselor – can help you find real options to avoid foreclosure.  If someone offers to negotiate with your lender and offers to arrange to stop or delay foreclosure for a fee, carefully check his or her credentials, reputation, and experience.  To protect yourself, follow the recommendations contained in this Consumer Advisory.  

WATCH OUT FOR FORECLOSURE RESCUE SCAMS
A) Lease-Back or Repurchase Scams – Be very suspicious if someone offers to pay your mortgage and rent your home back to you.  This scheme often involves signing the deed to your home over to the con artist.  The con artist may promise to sell your home back to you, but this may be very difficult, if not impossible, under the terms of the contract. 
Signing over the deed gives the con artist the power to evict you, raise your rent, sell the house, or steal the equity you have in your home.  You will still be responsible for your mortgage, so if the con artist stops paying it, your lender would have the right to foreclose on your home, and the foreclosure and any other problems would go on your credit record.
B) Refinance Fraud – Look out for people posing as mortgage brokers or lenders and offering to refinance your loan so you can afford the payments.  Con artists may trick you into signing over the ownership of your home by saying that you are signing documents for a new loan. Signing over the deed to your home exposes you to the dangers described above.  Even if you are a victim of fraud, you could still lose your home.  
C) Bankruptcy Schemes – Several scams attempt to abuse the bankruptcy laws.  For example, a con artist may ask you to give a partial interest in your home to one or more persons.  Each holder of a partial interest can then file bankruptcy, one after another.  
The bankruptcy court will issue a “stay” order each time to stop foreclosure temporarily.  However, the stay does not excuse you from making payments or from repaying the full amount of your loan.  In another kind of scam, a con artist may offer to obtain refinancing or negotiate a payment plan with your lender.  
If you may make payments to the con artist, he or she may keep the money rather than pay the lender on your behalf.  The con artist may even file a bankruptcy case in your name, without your knowledge, as a part of the scam. Bankruptcy laws provide important protections to consumers.  Scams can only temporarily delay foreclosure, and they may keep you from using bankruptcy laws legitimately to address your financial problems.  Signing over ownership of your home, or even partial ownership, can result in serious financial harm.

HOW TO PROTECT YOURSELF FROM SCAMS
A) Shut the Door on Foreclosure Rescue Scams. CLICK HERE in English and En Espanol
B) Beware of Scam Artists. CLICK HERE
C) Know what you are signing.  Read and understand every document you sign.  If a document is too complex, seek advice from a lawyer or an approved, trusted financial counselor.  Never sign documents with blank spaces that can be filled in later.  Never sign a document that contains errors or false statements, even if someone promises to correct them later. 
D) Get promises in writing.  Oral promises and agreements relating to your home are usually not legally binding.  Protect your rights with a written document or contract signed by the person making the promise.  Keep copies of all contracts you sign.  
E) Make your mortgage payments directly to your lender or the mortgage servicer.  Do not trust anyone else to make mortgage payments for you. 
F) Be very careful about signing over your deed.  Foreclosure scams often require you to sign over ownership of your home to a con artist or another third party.  Never sign over your deed without getting the advice of your own lawyer, financial advisor, or other independent person that you know you can trust.  Understand the terms of the deal you are making.  By signing over your deed, you lose your rights to your home and any equity built up in the home. 
G) Report suspicious activity to the Federal Trade Commission and to your state and local consumer protection agencies.  Reporting con artists and suspicious schemes helps prevent others from becoming victims.  

HOW TO FIND LEGITIMATE HELP FOR YOUR FINANCIAL PROBLEMS
A) Contact your mortgage lender or mortgage servicer as soon as you think you are unable to make your mortgage payment.  Lenders are often in the best position to help, especially if you are current on your loan or not seriously late on your payments.  Your mortgage lender or mortgage servicer may be able to identify options to help you bring the loan current or to modify your loan.  
B) Contact a legitimate housing or financial counselor to help you work through your financial problems.  To find one: 
C) Visit the following Web sites for information: 
a. NeighborWorks America, www.nw.org/network/home.asp.
b. Federal Trade Commission, www.ftc.gov/bcp/edu/pubs/consumer/homes/rea04.shtm.

Finally, if you have a complaint or question involving a national bank and cannot resolve it directly with the bank, contact the OCC’s Customer Assistance Group by calling (800) 613-6743, by e-mailing customer.assistance@occ.treas.gov, 
or by visiting www.HelpWithMyBank.gov. 

