


TABLE OF CONTENTS 
 
PART I      INTRODUCTION TO THE                   
                     FORECLOSURE PROCESSError! Bookmark not defined. 
 
CHAPTER I-1  Basics .........................Error! Bookmark not defined. 
A.  A Brief History of Real Property Secured Lending;Error! Bookmark not 
defined. 

          Mortgages and Foreclosures ..Error! Bookmark not defined. 
B.  Definition of Real Property – a.k.a. Real EstateError! Bookmark not defined. 
C.  Structure of a Typical Deal ...Error! Bookmark not defined. 
D.  More Detailed Description of Documentation ....................... 8 
E.  Default by Borrower & Foreclosure by Lender ................... 13 
 
CHAPTER I-2  The Mortgage Meltdown of 2008 and Following ..... 15 
A.  Subprime Mortgages ............................................................ 15 
B.  Effects of Securitization on Lending.................................... 16 
 
CHAPTER I-3  Defaults By Borrowers.............................................. 17 
A.  Typical Reasons for Default................................................. 17 
B.  Owner’s Delinquency........................................................... 20 
 
CHAPTER I-4  Foreclosure Proceedings ........................................... 24 
A.  Two Foreclosure Regimes.................................................... 24 
B.  Judicial Foreclosure – Court Proceedings............................ 25 
C.  Non-judicial Foreclosure – Trustee’s Sale ........................... 27 
D.  Judicial Foreclosure Trial..................................................... 28 
E.  Deficiency Judgments .......................................................... 28 
 
CHAPTER I-5  Disposition Of Property. ........................................... 32 
A.  Foreclosure Sale ................................................................... 32 
B.  Strict Foreclosure ................................................................. 34 
C.  Deed in Lieu of Foreclosure................................................. 35 
D.  Redemption by Owner or Junior Lienor .............................. 38 
 
CHAPTER I-6  Stages of Foreclosure ................................................ 39 
A.  Pre-Foreclosure Stage .......................................................... 40 
B.  Default & Auction Stage ...................................................... 43 
C.  Redemption Stage ................................................................ 48 
D.  Post-Foreclosure Stage – REO’s .......................................... 49  
 
PART II   TYPES OF PROPERTIES ..................................... 51 
 
CHAPTER II -1      Residential Properties ......................................... 52 
A.    Single Family Homes ........................................................... 55 
B.    Duplexes and Townhouses................................................... 58 



C.    Condominiums and Cooperatives ........................................ 59 
D.    Multi-family Apartment Buildings....................................... 66 
E.  Undeveloped Residential Lot ............................................... 69 
 
CHAPTER II – 2    Commercial Properties ........................................ 69 
A. Office Buildings ................................................................... 75 
B. Restaurants ........................................................................... 77 
C. Retail .................................................................................... 77 
D. Multi-purpose or Mixed-use Properties ............................... 80 
 
CHAPTER II – 3    Industrial Properties............................................. 80 
A.  Factors Relevant to Industrial Properties ............................. 81 
B.  Single Tenant Occupancy..................................................... 84 
C.  Multiple Tenant Industrial Occupancy................................. 85 
D.  Industrial Property Leases.................................................... 86 
 
CHAPTER II – 4   Why The Type Of Property 
                               Makes A Difference............................................. 88 
A.  Differences among properties .............................................. 89 
B.  Is There Such a Thing as Recession-Proof Property? .......... 91 
 
PART III     FINDING AND ANALYZING PROSPECTIVE                            

INVESTMENT PROPERTIES ............................... 93 
 
CHAPTER III – 1   Sources of Information 
                                on Distressed   Properties.................................... 93 
A. Pre-Foreclosure Properties ................................................... 93 
B. Default and Auction Properties ............................................ 95 
C. Redemption Properties and Post-foreclosure REOs............. 99 
 
CHAPTER III -2    Analyzing Prospective Properties ..................... 102 
A. Physical Condition of Property .......................................... 102 
B. Rental Property – Leases and Financial Condition                   
        of Tenants and Trade Fixtures............................................ 104 
C. Physical and Economic Condition of Neighborhood......... 105 
 
D.  Financial Analysis of the Property ..................................... 108 
E.  Environmental Concerns .................................................... 113 
 
CHAPTER III – 3     Title and Title  Insurance................................ 114 
A.          Types of Title ...................................................................... 115 
B.  Encumbrances to Title........................................................ 117 
C.   Notice of Title Issues.......................................................... 118 
D.  Searching Title ................................................................... 120 
E.  Title Insurance.................................................................... 121 
 



PART IV   HOW PURCHASING THE PROPERTY AT   
                       DIFFERENT STAGES OF FORECLOSURE   
                      AFFECTS THE INVESTMENT PROCESS ...... 123 
 
Chapter IV-1       Pre-Foreclosure Stage........................................... 123 
A.  Finding Prospective Properties........................................... 124 
B.  Negotiating with the Borrower........................................... 124 
C.  Advantages to the Foreclosure Investor ............................. 128 
D.  Disadvantages to the Foreclosure Investor......................... 129 
E.  Legal and Practical Restrictions on Investors .................... 130 
F.       Loan Information ............................................................... 132 
 
Chapter IV-2        Default & Auction Stage .................................... 132 
A.   Contacting Borrowers during the ...................................... 133 
               Default and Auction Stage ................................................. 133 
B.   Arrangements Involving the Lender.................................. 136 
C.   Purchasing at the Foreclosure Auction.............................. 138 
 
Chapter IV-3   Redemption Stage ................................................... 141 
A.  Problems and Opportunities 
               for the Foreclosure Investor ............................................... 142 
B.   Advantages and Disadvantages 
               of Investing during the Redemption Stage......................... 144 
 
Chapter IV-4    REO Stage .............................................................. 145 
A.   Opportunities in the REO Stage ........................................ 145 
B.   Advantages and Disadvantages 
               of Investing during the REO Stage .................................... 146 
 
PART V   PURCHASING THE PROPERTY...................... 149 
 
Chapter V-1  No Money Down..................................................... 149 
A. Cash Out Borrower with a New Mortgage......................... 150 
B. Wrap-around Mortgage ...................................................... 151 
C. Equity or Collateral Substitution; Cross Collateralization. 153 
D. Broker Financing................................................................ 154 
E. Like-kind Exchanges.......................................................... 155 
F.            Hard Money Second .......................................................... 155 
G. Assuming Borrower’s Obligations..................................... 155 
H. Lease with Option to Buy................................................... 156 
I.           Taking Property Subject to an Existing Mortgage;      
               Desperate Borrower Syndrome.......................................... 156 
J.        Borrower Financing; Purchase Money Mortgage.............. 157 
K.   Applying Closing Credits................................................... 158 
L.  Installment Sale Land Contract .......................................... 158 
M.   Installment Sale Land Contract 



               for the Downpayment ........................................................ 159 
N.   Partner Financing and Other Participation ......................... 160 
 
Chapter V-2  Short sales ............................................................... 160 
A.   Parties to a Short Sale and Calculating Price .................... 161 
B.   Factors the Lender Considers in Deciding ........................ 162 
               Whether to Approve a Short Sale ...................................... 162 
C.   Short Sale Approval Process ............................................. 164 
D.   Tax Consequences of a Short Sale .................................... 167 
E.   Caveat - Home Equity Purchase Laws .............................. 168 
F.        Finder’s Fee or Wholesale Flipping in a Short Sale ......... 169 
G.   Impact on Borrower’s Credit............................................. 170 
 
Chapter V-3  Financing The Purchase .......................................... 170 
A.   Federal Agencies and Enterprises ..................................... 171 
B.   Types of Residential Real Estate Loans ............................ 173 
C.   “Subject to” versus Assumption........................................ 174 
D.    Lines of Credit .................................................................. 177 
E.    Debt Financing with Institutional Lenders ........................ 178 
F.     Debt Financing with Private Money Lenders .................... 185 
G.   Equity Financing ............................................................... 187 
H.  Lease with Option to Purchase as Landlord...................... 189 
I.        Equity Sharing .................................................................. 190 
 
Chapter V-4  Credit Rating ........................................................... 191 
A.  Credit Reports .................................................................... 192 
B.  Credit Scores ...................................................................... 193 
C.  Effect of Credit Score on Financing Terms ....................... 194 
 
Chapter V-5.  Closing The Purchase.............................................. 195 
A.   Moving Quickly ................................................................. 195 
B.  Do Not Release Funds Until Certain Events Occur ........... 196 
C.  Closing Documentation...................................................... 196 
D.  Post-Closing Matters .......................................................... 199 
 
PART VI   CONCLUSION...................................................... 200 
 
Chapter VI-1  Investing In a Recessionary Economy .................... 200 
Chapter VI-2  Significance of $101................................................ 205 
 
GLOSSARY ................................................................................. 208 
 

 
 



Preface 
 

My inspiration to write this book came from seeing a real estate book I saw at the 
bookstore. This book claimed that individuals could make up to $60,000/year following 
the steps the author had provided. Having over 25 years of real estate experience, I felt 
that I could offer guidance that would yield much greater results. I contemplated the 
book’s boast and remained restless until I picked up a pen and wrote the first chapter of 
this book. 
  

I hope that my knowledge of real estate will help you gain a better understanding 
of this lucrative business. This book offers guidance that will strengthen your financial 
stability and allow you to spend more time with your family.  I pray that every reader of 
this book is able to experience the joys and happiness that I’ve been able to achieve 
through gaining financial independence. 
  

I remember my two sons Gunit and Pavit, as I brought them along to closings and 
meetings even when they were very young. Those little hands have become great helping 
hands in our successful real estate business today. Similarly, I extend to you the same 
knowledge and experiences that I’ve shared with my sons, as I would feel selfish if I 
confined this knowledge to only my immediate family. It is necessary for us to share our 
knowledge and strengths to help others.  
  

I hope this book will allow you to recognize and take advantage of the potential 
for success that I’ve been fortunate to find in this great country. 
  

 
 

 
 



Foreword 
 
As a veteran real estate developer, landlord and broker, I must say that this book is 
apropos of what knowledge needs to be brought forward in this recession.  Dr. Singh 
speaks from his vast experience in both residential and commercial real estate and brings 
wisdom for everybody and anybody interested in today's real estate market. 
 
In my personal experience as a real estate investor and developer, I have seen foreclosure 
markets in the past, similar to the current condition of the United States real estate 
market. This book shows and teaches all that is needed to gain success, such as mine, in 
this type and other types of markets.  I highly recommend this book as required reading 
for anybody even remotely interested in real estate foreclosures, financing, and 
purchasing at any level they currently find themselves. 
 
 
 
Paul Elliott has over 30 years of real estate experience and is the President & CEO of 
Soundview Realty Group, with office locations in Manhattan and Medford, New York. He 
owns 650,000 sq. ft. of built out commercial space including office, industrial, and retail, 
as well as over 300 acres of development projects between New York, Vermont, and 
Florida. Additionally, he is the owner of a 218 unit apartment complex in Savannah, 
Georgia and a 140 acre golf course, including a steakhouse and clubhouse, in Wading 
River, New York. 
 


