Wednesday June 15th, 2016 NPL Call
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We do not provide legal or specific financial advice. If you require legal or specific financial assistance please consult your own attorney, financial planner or Trustee for legal or financial advice.
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Questions for the Experts:

1. Good morning, Kevin,

When my borrower living in Frankfort IN became 60 days delinquent in December, I forwarded the information for IN HHF to my servicer and told them to tell her that I would not foreclose if she would apply for IN HHF.  She submitted all the necessary documentation to HHF on February 9th, 90 days delinquent.

IN HHF closed the transaction on May 2nd.  My servicer could not “find” the payment.  On June 1st, IN HHF told my servicer that they had sent the funds directly to the servicer’s bank account via ACH.

On June 1st, my servicer emailed me that “her assistance will be for 24 months of payments.”  I requested the closing statement from IN HHF which my servicer denies receiving.

Has anyone else received payments from HHF?  How does my servicer know that 24 months will be paid unless 24 months were paid?  My servicer posted payments from November to June to the borrower’s account which flowed to me.  But nothing more.

Please advise and thanks,
Jackie Lambertsen



Hi Kevin and company - please review title policies.  I think this one is a lenders title policy and that it transfers along with the note but please confirm.  Also, as all information is from May 2015, which items should I refresh?  Title report?  BPO?

What caught my eye about the property is that the BPO indicated that it might be owner occupied.  I've been looking for a property that's occupied to possibly be able to help the homeowner and because there's less chance the pipes would have frozen.  I have since found that this property is probably vacant as there are no utilities on in it.  Also the loan was paid until 2013 so it's not been non-performing as long as many and it was originated before 2014 so I don't need the Dodd Frank files (I've been interested in several other properties but could not get the verification of Dodd Frank qualification of borrower).  Additionally, while NY is not a HHF state, they have their own state program that's similar which makes this property more attractive.  Taxes are almost current which is a plus.

Stress Points - I only asked about updating items as the file is over a year old (all docs may 2015) so I was asking what's industry standard.  I would get at least a drive by to make sure the house is still standing and probably a new title report to see if anything's been attached to it since last year but maybe I wouldn't bother as I know taxes have been paid up to 2014 and that's the only thing that wouldn't go away in foreclosure.  Now that I know the property is empty, frozen pipes and overall condition of the property become a concern if it has not been winterized or secured.  Pipes I won't know, but a drive by inspection or worse case, new BPO would tell me the condition of the outside of the building.
Continued…
The title report does show one encumbrance for less than $1000 but that would be an inferior lien.  I also like that the loan hasn't been through a ton of different companies before getting to Colonial.

Servicer - This loan is with Peak and I would probably keep with Peak until I determine if the borrower can be located.  I know Peak does not provide drive by inspections so I would need to contact NPS for that so would probably move the servicing to them for the exit implementation.  My hope is to locate the borrower since foreclosure can take a while in NY.

Exit - the exit strategy will be determined by if the borrower can be found.  I would obviously prefer to help this homeowner get back into their home since they paid for 6 years.  Obviously, if the owner can't be found or won't do DIL, I would have to proceed to foreclosure.

NPS could handle the rehab and perhaps this would be a good candidate for turnkey flipping - rents appear strong at this time at around $800.





Continued


Property may be owner occupied - Strategy:
1. NY owner relief (can't remember their version of HHF)
2. Modification
3. DIL
4. Foreclosure as last resort.

Let me know if I missed anything.

Thanks,
Connie West

KS:
Title insurance is principally a product developed and sold in the United States as a result of an alleged comparative deficiency of land records in that country. It is meant to protect an owner's or a lender's financial interest in real property against loss due to title defects, liens or other matters.






If time permits:


NPL Open Mic Wednesday:    

If you have a question that you would like to ask about a NPL asset or topic please raise your hand or submit your question to the board.

If you raise your hand you also need to explain what your question or topic is by typing brief description of what you want to cover!



Kevin, I purchased a non-performing note in Jan. We are now in the forfeiture/forclosure phase...I have provided the servicer the transfering of the SWD and the AOM from the originator to Colonial to me.. but the Servicer is now asking for an Assignment of Agreement for Deed to proceed and will have to go Foreclosure is this Assignment of Agreement of Deed something that should have been in my due diligence file?
postclosing@colonialfundinggroup.com
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New email for Content Docs Submissions

https://www.dropbox.com/request/Enk7QksdLwgqXgVMK2Bz







New email for closing issues (Includes request for any missing executed post-closing docs)
 
PostClosing@colonialfundinggroup.com
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If you want to Purchase Assets from the call:
Offering@colonialfundinggroup.com
Please Submit Questions to:
 Content@noteschool.com
To Buy a Partial Contact Martha Speed at Martha@noteschool.com
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TurnKey Flipping Academy

30% 

Discount

Rentfaxpro.com/eddiespeed

Promo code: eddie30
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