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Disclaimer

The information presented in this guide is believed to be 
true and accurate.  However, every lender and every home 
owner’s situation is different.  Laws, regulations, and bank 
policies are constantly in flux.  Nothing in this document 

should be taken as legal or tax advice, and before 
embarking on a short sale, home owners are advised to 

speak with qualified legal and tax professionals skilled in 
the area of short sales.  



What is a Short Sale? 

The term “Short Sale” is used in the real estate world to describe 
the sale of a home where any creditors with a lien on the property 
will need to accept a “short payment” as settlement of the debt in 
order for the sale to go through. The owner can’t sell or refinance 
the property unless these creditors agree to accept a payment that 
is less than (short of) the amount the owner actually owes. 

Why do a short sale? 

The answer is simple. Borrowers do a short sale to sell a home which 
they can no longer afford to own, and which the debt owed on it is 
in excess of the home’s value.  Typically, a short sale is sought to 
avoid a foreclosure, which can be very damaging on one’s credit 
and can be very difficult to go through emotionally as well. 
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The Foreclosure Timeline 

Knowing California’s foreclosure timeline is essential. Most 
borrowers have no idea how long they can be in their property 
until they will get evicted. Some think its one-month after first 
missed payment while others think it’s much longer.  In actuality, in 
California a lender is allowed to file a Notice of Default - the first 
formal step in the foreclosure process - in as little as 15 days after 
your first mortgage payment is late.  Here below you see the 
California Foreclosure Timeline: 

Day Activity

Day 1 Notice of Default recorded with County 
Recorder - 2924  

Within 10 Business Days Trustee mails Notice of Default to  
borrower(s) with the recording date -  
2924(b)(1) and 2924(e)   

Within 1 month Mail Notice of Default as per TSG 
instructions - 2924b(c)(1)(2) and 
2924b(e)

After 3 Months Set sales date, time and location unless a  
bankruptcy has been fi led, or other event  
occurs that holds the timeline - 2924 and  
2924f(b) 

25 Days Prior Send Notice of Sale to IRS 
(if applicable) to Sales Date

Send Notice of Sale to IRS (if applicable)  
IRS Regulations 

20 Days Prior to Sales Date Public Notice of Sales - 2924f(b)  
Post Notice of Sales - 2924f(b) Mail Notice  
of Sale - 2924b(c)(3) Begin publishing  
Notice of Sale in a adjudicated 
newspaper.  (Must run 3 consecutive 
weeks) 2924b(e)

Within 10  Days from first publication of the 
property - 2924(b)  Notice of Sale

Send beneficiary request for directions to  
the property - 2924(b) 

14 Days Prior to Sales Date Record the Notice of Sale with recorder’s  
office - 2924f(b) 

7 Days Prior to Sales Date Trustee cannot sell for 7 days after 
expiration of court order - 2924g(d) 
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Notice of Default 

It is important to understand what NOD (Notice of Default) means. 
Notice of default is the official notice that foreclosure has been 
filed and being pursued. A borrower should know if a NOD has been 
filed because they will have been served in person or through some 
certified mailing. They can also expect to get a thick stack of legal 
documents, which may look very threatening. 

It is really important that your real estate professional truly 
understands the foreclosure timeline, as your lender may move 
along it as quickly as the law allows. While many lenders move much 
more slowly than legally permissible, they can hurry the process 
along any step of the way.   While they may be slow to foreclose at 
first, they could move swiftly towards the end of the process, or 
vice versa. 

5 Business Days Prior to Sales Date The borrower’s right to reinstate expires-  
2924c(e)   

Sales Date The property is sold to high bidder or 
reverts back to lender 

Day Activity

Page   of   Courtesy of SellForSure.com3 33

http://sellforsure.com


The Different Types of Liens 

When facing foreclosure or considering a short sale, it is very 
important to distinguish the different types of liens against your 
property. There is a lot of misunderstanding and bad advice out 
there on this subject. It is essential that your real estate 
professional understand this aspect of your situation as it may make 
the difference between walking away with no financial liabilities 
and having recourse against you. 
  

√ First
 
Mortgage: This is the primary mortgage or senior lien on the 

property. As long as this lien is being “shorted” the bank who holds 
this will control the deal in terms of how much is paid out in total 
commissions, payout’s for title/attorney fees, and how much will be 
allowed to payout the second mortgage or junior lien holders. They 
pretty much run the show and all other subordinate liens are at their 
mercy. Most first liens will treat the deal in the same manner in 
regards to any deficiency. The first lien position or senior lien holder 
is typically the foreclosing lien. This is also normally the larger 
dollar amount. Seniority is granted by the order it was recorded. 

√  Second Mortgage:   Second mortgages are commonly used as a 
financing tool to allow buyers to avoid paying PMI, or primary 
mortgage insurance. They were highly prevalent during the subprime 
boom and are still used by many borrowers today.  In the event of a 
foreclosure by the first mortgage holder, the second mortgage is 
wiped out and the second lender will receive nothing for the money 
they are owed. For this reason, second mortgages typically settle for 
$3000 to $5000 per deal or $0.01 to $0.05 cents on the dollar in a 
short sale, because this is much better than the alternative:  $0 on 
the dollar in a foreclosure. 

Many second mortgages are at a zero equity position in the property 
in this market. These typically are not too difficult to deal with 
during a short sale negotiation, but you may run into a few snags 
here and there. The bottom line is that they understand their 
inferior position in the foreclosure process, therefore, they will take 
what they can get in most cases. 

√ HELOC, Home Equity Line of Credit: This is more like a credit 
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card and needs to be negotiated for a settlement in order for the 
client to get a full release from this debt. Unlike a true second 
mortgage, if a foreclosure were to take place on the owner’s 
property, the bank/lender who issued the HELOC still maintains the 
rights to collect for the debt owed even after foreclosure, whereas, 
the true 2nd mortgage is completely wiped out at foreclosure. Their 
lien on the title of the property will be gone, but their rights to 
collect on the deficiency will remain. The main difference is HELOC 
debt is a collectible debt after foreclosure sale. There are many 
stories of borrower’s attorneys advising debtors to walk away and let 
the property foreclose. In this case, not only do those borrowers 
have a foreclosure on their credit, but they also have the full 
amount owed on the HELOC as a collectible balance. HELOC’s right 
now are generally getting settled for about $0.10 to $0.20 on the 
dollar. Smaller local banks will demand more, therefore, use this as 
a guideline.  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Preparing your Home for Market 

Marketing a home as a short sale often presents a number of 
challenges.  In the “traditional” home sales process, a seller will 
often spend between 1-3% of the value of the home “staging” it for 
sale:  landscaping, cleaning, painting, installing new flooring, 
window coverings, and other minor repairs and enhancements. 

In a short sale situation, the homeowner does not typically have any 
extra money to do this kind of work.  Nevertheless, the home owner 
would be well advised to remove any nuisances or mitigate as many 
objectionable aspects about the property as possible.  Even though 
you’ll be marketing it as a short sale, which does attract a certain 
segment of the buying public who are looking for a “deal,” you will 
still want to attract as large a number of buyers as possible, to 
make sure you get the very best offer from the very best buyer who 
is most committed to seeing the short sale process through to the 
finish. 

A smart seller will also do inspections of their property up-front and 
give those to the buyer for their examination, before the buyer goes 
under contract on the property.  This is done to reduce the risk of 
the buyer walking away from a contract because of some “surprise” 
they discovered in their due diligence period.  Depending on the 
property, these inspections may cost over $1,000 - which is an 
expense many owners in a short sale situation cannot bear.  At the 
very least though, the seller should order a termite inspection, 
which typically costs between $150 and $200.  If the home owner 
cannot pay for it, lean on the real estate agent to pay for it.  It’s a 
deductible expense for them and could be considered a cost of 
doing business. 

One thing that absolutely free is the seller’s disclosure forms. Make 
sure at the very least you fill out the standard disclosure forms and 
present all known facts - and defects - about the property to all 
potential buyers.  You need your buyers to be going in with eyes 
wide open, and for them to be as sure as possible that they want to 
buy your particular home, warts and all, and are willing to wait out 
the short sale process.  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How to Start a Short Sale 

There are two kinds of short sales:  cooperative, and non-
cooperative.  Years ago, during the sub-prime mortgage crisis, there 
was no such thing as a cooperative short sale.  Short sales were very 
difficult to accomplish, and had a failure rate of upwards of 90% - 
with foreclosure as the typical result. 

After millions of foreclosures and billions in losses, lenders and 
mortgage servicers got smart.  They became much more cooperative 
with short sales, and in many cases, even started to reach out to 
distressed home owners and suggested that they proceed with a 
short sale.  In many cases, borrowers were told, “Bring us an offer 
for $X and we can make your short sale happen, quickly and easily.”  
The era of the cooperative short sale was born. 

While many lenders today are proactive and do offer cooperative 
short sales, any home owner can seek to do a short sale without a 
formal offer to do so from the lender.  Cooperative or otherwise, the 
short sale process is very similar no matter how it is begun, and 
ultimately, all lien holders must in fact cooperate with the short 
sale for it to be successful. 

Believe it or not, a short sale is conducted to a large degree like a 
typical real estate transaction, with a lot of additional paperwork.  
This additional paperwork comprises what is called the “short sale 
package.”  It documents the borrower’s need to do a short sale - 
their inability to make their payments, and that the home is 
currently “under water” (the loans exceed the market value).  It 
also contains a purchase offer and other information which is 
used to support the deal for the lender that is being proposed. 

The Short Sale Package 

The Short Sale package contains the following items: 

√ Authorization Letter: This is a letter that allows your real estate 
agent or short sale negotiator to speak to the lien holder(s) on your 
behalf. 

√ Payoff Request: This document allows your negotiator to order 
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your current payoff amount. This is essential so you can know how 
to renegotiate your loan. 

√ Hardship Letter: This is where you state why you are unable to 
make your mortgage payment. For example: job loss, wage 
decrease, medical emergency, death, divorce, etc. 

√ Pay Stubs (2 most recent): This is so the lien holder can see an 
accurate accounting of your monthly income 

√ Bank Statements (2 months most recent): The bank does not 
care if you make money, but they do want to confirm that your 
deposits correspond with your paycheck stubs and that the money 
spent each month is substantiated with your financial worksheet. 

√ IRS Form 4506-T: Allows your lien holders to request copies of 
your tax returns from the IRS directly. 

√ Federal Tax Returns: You only need the first two pages for the 
past two years.  The lien holder is only interested in the bottom 
line. 

√ Financial Worksheet: This is the document where you detail your 
monthly financial picture for the lien holder(s). 

√ Do Not Call Form: This gives written notice to lien holders that 
they are not to call you.  It will stop your phone from ringing from 
those harassing debt collectors. 

√ Exclusive Listing Agreement: This shows that you are actively 
trying to sell the property and do something about your situation. 

√ Real Estate Purchase Contract: Once you have an offer your lien 
holder will need to verify there is really an offer to purchase. 

√ Estimated Settlement Statement: This will show an estimation of 
what the bank and lien holders will net after the sale. 

√ Loan approval for the buyer: Your lien holder will want a full 
loan approval to the new purchaser. They need to make sure you 
have a ready, willing, and able buyer. 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√ Bids for Repair:  Your package should include any Termite Reports 
or other repair bids, as these do affect the home’s value and should 
be taken into consideration by the lender or loan servicer. 

√ Preliminary Title Report:  Include a preliminary title report in the 
package as well; it will show all liens on the property, including 
unpaid taxes, HOA dues, and the like. 

Short Sale & Loss Mitigation Timeline 
 

It is important to know that every lender, mortgage servicer, 
investor, borrower, and property have a different set of 
circumstances, and no two deals are exactly alike.  Also, policies 
and procedures are constantly in flux.  What follows is a typical 
short sale process, divided into three stages.   

Stage I
The first stage begins after you have accepted an offer and your real 
estate agent has sent a full short sale package is sent into the 
lender(s).  Typically at this point, the lender or servicer will order a 
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BPO (broker price opinion).  

A BPO is like an appraisal of a property, but in shorter form, and it’s 
created by a third party real estate agent, who will need to visit the 
property to make a full visual inspection. With the help of this BPO, 
the lender or servicer will determine what it considers to be the fair 
market value of the property.  The lender may order an appraisal, in 
addition to or instead of the BPO, to help in their valuation process. 

Whatever they determine to be that value, know that everything 
will revolve around this number. Different lenders have different 
guidelines on short sales, but in general, the value submitted as the 
BPO will be a key factor in final approved sales price.  

Also in Stage I, the lender will assign the file to a loss mitigator or 
short sale negotiator.  This will be your single point of contact for 
the duration of the short sale process. 

Stage II
Stage II of the short sale process consists of receiving the value of 
the BPO and working with all additional liens on title. It is important 
during this stage that your real estate professional obtain short sale 
approval letters from all lien holders with favorable terms for you. 
Remember it is only an offer of mortgage assistance. During this 
stage your agent should be finding the happy medium between the 
lender, buyer, and seller in terms of price of the subject property. 

Stage III

In Stage III you should receive the pay the short sale approval(s) 
from your lender.  Once you have the approval, the rest of the sales 
process is very similar to any other home resale.  In fact, the buyer’s 
purchase agreement will stipulate that none of the normal timelines 
in the contract begin until you have short sale approval.  At this 
point, the buyer will begin their inspections, order their appraisal, 
and put their earnest money deposit into escrow, the same as with 
any other transaction.   

A major concern is that your short sale approval letter will typically 
be good for only thirty days.  Your lien holders may grant extensions, 
but only for a short duration, and often not more than 1 extension is 
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given.  This is why it is very important that you have the right buyer 
from the get-go, with solid financing, and that you have prepared a 
full and complete disclosure package for the buyer before going into 
contract. 

Understanding your relationship with your lender or 
servicer 

A key thing to keep in mind is the agent’s fiduciary duty to the 
seller:  the agent must always work in the best interests of their 

client, the home owner. That means they need to help get them 
out of the property with the least amount of financial damage as 
possible.  An agent has no fiduciary duty to the bank on the short 
sale, however the law does of course require them to be honest.  

People (even agents) often confuse short sales with REO’s (bank -
owned foreclosures or real estate owned) and they think the lender 
must see all offers submitted on a short sale. They also think the 
bank is the owner of the property - but this is not so. The seller 
need only submit the one offer they think stands the best chance of 
getting accepted by the bank, where the buyer is committed to 
seeing the process through. 

The seller is the owner of record all the way until the bank 
repossesses it at foreclosure sale or a judge deeds the property 
back to the bank. Therefore, they have every legal right as the 
property owner and seller. Only the Seller can accept, reject, and 
entertain all offers. 

The seller owns the property. The bank owns the note attached to 
the title of the property. The Realtor works for the seller, not the 
bank. Only the seller can have the final say on the short sale, to 
accept the terms of the short sale approval given to them by the 
bank, or not. 

Pricing the Property 

At what price should you list your home for sale?  In a cooperative 
short sale, your lender will tell you up front how much money they 
need for the property to grant short sale approval - so you’ll want 
to list it around that price.  If the lender hasn’t told you how much 
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they need, your real estate agent will need to do a comparative 
market analysis and come up with a likely sale price.  A good 
suggestion would be to list the property for sale slightly under that 
price (1-5% under) in order to attract a large number of buyers.  

During stage I of the short sale process the lender will determine 
an acceptable sales price on your property by basing that value 
off of the BPO or appraisal they do. Remember: you will not be 
receiving any money from the sale, so don’t be so concerned 
with the list price or sale price, but more so with the terms of 
your short sale approval. It is rare that you will have financial 
liabilities associated with the short sale, but the terms are more 
important to you. 

Deficiency 

Many people ask next is, what happens to all the money that is 
never paid back to the bank? The result of a lender taking less 
money than what they are owed is called a deficiency. Most (but not 
all!) mortgage loans in California are non-recourse loans.  That 
means the lender cannot go after you to try to collect on the 
deficiency at a later date.  Your short sale approval letter should 
specify that in writing, that you are fully released for any further 
obligation on the debt. 

Even so, you may have a lien on the property that is a full recourse 
lien:  a HELOC or mechanic’s lien, for example.  For these liens, 
here are some possible outcomes: 

√ Forgiveness - A foreclosure may result in cancellation of debt 
income depending on whether the bank pursues a deficiency 
judgment. If the bank chooses not to pursue a deficiency 
judgment, or pursues the judgment unsuccessfully, the 
borrower may incur income tax liability for debt forgiveness. 

√ Promissory Note - A lender can issue the borrower a 
promissory note which can pay back the amount owed over an 
extended period of time say 15-20 years in the form of 
monthly payments. 
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√ Cash Contribution - Sometimes the lender may just ask for 
cash at the time of closing ranging anywhere from $200-
$5,000. 

Taxation on “Phantom Income” 

When your real estate professional negotiates your short sale 
correctly you can expect to be given debt forgiveness in 
conjunction with receiving a 1099-C (cancellation of debt). The IRS 
considers cancellation of debt to be income, which is why this 
must be reported to the IRS and to the State of California as well. 

Any borrower who receives a 1099 resulting from short sale or 
foreclosure may be completely forgiven from any 1099 tax 
liabilities if they… 

√ Resided in the residence as their primary 

√ Can show they are insolvent if second
 

home or investment 
property. 

The Mortgage Forgiveness Debt Relief Act of 2007 did allow millions 
of people who were not involvement to avoid paying taxes on their 
debt relief.  This act expired on December 31, 2014 and has not yet 
been extended. 

Your Credit Score 

If a home you own is foreclosed on, your credit will be affected for 
at least the next five years. When you do a short sale, your credit is 
also affected, but for a much shorter time period and less damage is 
done. The truth is there is no concrete answer as to how many 
points a short sale will affect your score.  

Every person has his or her own FICO and each individual’s score will 
vary. What is generally understood though is that late payments are 
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typically what have the major affect on a borrowers credit. Most 
people are usually able to qualify for a new loan and buy a new 
home within 2 years after a short sale.  Some portfolio lenders even 
have specialty loans that allow for a buyer to get a new loan the 
next day after a short sale closes. 

FAQ’s 

Why don’t I file Bankruptcy? 

When faced with foreclosure many people tend to turn to 
bankruptcy as an option of solving their problem. Filing for 
bankruptcy will consolidate your debt and can wipe out many of 
your liabilities, but it can only delay, not prevent, foreclosure.  
Instead, now you will have both a bankruptcy and a foreclosure on 
your credit.  

Trying to conduct a short sale while in bankruptcy can hold up the 
process, but it is not impossible. It will just take some more 
paperwork. If you are thinking about going this route, you should 
consult a bankruptcy attorney prior to making any decision.  

One key point to keep in mind is if your home is the only debt that 
is creating an uncontrollable situation for you then a short sale 
option is most likely your best bet vs. a bankruptcy, as the 
bankruptcy will not in itself prevent foreclosure. 

Why will the bank “forgive” my debt?

Simply put, this is because the bank does not want to go into 
foreclosure. It takes time and costs money. Banks usually find 
themselves losing more money when a home goes into foreclosure 
instead of sold in a short sale.  It is usually in the bank’s best 
interests to cut their losses and move on. 

What do I do after a short sale?

After your short sale, the stress of your housing payment is 
extinguished and it’s time to get back on track to restoring your 
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credit. Many people will rent for a while until their credit is fixed 
and then it’s time to get back into another house. With the right 
team of people working for you, you will be in a new house before 
you know it.  In fact, the U.S. Government is here to help, with the 
FHA Back To Work Program (http://backtoworkprogram.org/).  
Under this program, you can get a new FHA loan on a new house in 
as little as 12 months after a bankruptcy, short sale, or foreclosure.  

How much money does this cost me?

It costs you nothing! When conducting a short sale, or any real 
estate transaction, you always must deliver free and clear title 
to the new purchaser of your property. When conducting a short 
sale with a lender, all costs are taken into account and paid for by 
the lender from the buyer’s funds. Part of the amount you are 
shorting the lender includes all the closing costs typically associated 
with selling a home. These costs are viewed as a wash for any lender 
because if they took the property back they would have to pay them 
anyway since the property would have to be free and clear when 
resold. These include property taxes, title costs, attorney fees, back 
assessments, and even commissions, which is how we are paid. 

Alternatives to Foreclosure 

√ Do Nothing 
If a homeowner does nothing, they most likely will lose their home 
at foreclosure auction. 

√ Payoff Request 
Completely paying off the entire loan amount plus any default 
amount and fees. Usually this is accomplished through a 
refinance of the debt. New debt is normally at a higher interest 
rate and there may be a prepayment penalty because of the 
recent default. With this option, there should be equity in the 
home. 

√ Reinstatement 
Paying the entire default amount plus interest, attorney fees, 
late fees, taxes, missed payments and fees.  
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√ Loan Modification 
Utilizing the existing mortgage company to refinance the debt or 
extend the terms of the loan. This may allow the homeowner to 
catch up at a more affordable level. To qualify, you must prove to 
the lender you have the income to make payments on a modified 
loan.  For more information on Loan Modifications, please read 
the SellForSure Loan Modification Guide. 

√ Forbearance 
Lender may be able to arrange a repayment plan based on the 
homeowner’s financial situation. The lender may even be able to 
provide a temporary payment reduction or suspension of payments. 
Information will be required from the lender to show that you are 
able to meet the new payment plan requirements. 

√ Deed in Lieu of Foreclosure 
Give the property back to the bank instead of the bank 
foreclosing. Banks generally require the home be well 
maintained, all mortgage payment and taxes must be current. 
Most loan applications ask if this has ever happened. 

√ Sale 
If the property has equity, (money left over after all loans and 
monetary encumbrances are paid) the homeowner may sell the 
home without lender approval through a conventional home sale. 
In this case, the homeowner will get cash from the sale. On the 
other hand, a Short Sale, also known as a pre-foreclosure sale, 
can be negotiated with your lender by your Real Estate 
Professional if what is owed is MORE than the property’s value. 

In Conclusion  

We hope that this information will help you better understand 
the short sale process. It is important you discuss your 
particular situation with your real estate professional since all 
situations differ. Based on your current liens and timing of 
your short sale I can help you get into more detail but would 
need more information. Please feel free to reach me directly 
at (408) 548-7348. 

Page   of   Courtesy of SellForSure.com16 33

http://sellforsure.com/cms/resources-and-tools-for-home-owners/
http://sellforsure.com


Appendix 1:  Sample Forms 

• ADVICE TO SEEK COUNSEL 

• BROKER FORECLOSURE / SHORT SALE DISCLAIMER 

• SAMPLE HARDSHIP LETTER 

• ADVISORY TO SELLER REGARDING SHORT SALE 

• SHORT SALE THIRD-PARTY AUTHORIZATION FORM 

• MORTGAGE ASSISTANCE RELIEF SERVICES OFFER OF MORTGAGE 

RELIEF NOTICE 

• MORTGAGE ASSISTANCE RELIEF SERVICES SHORT SALE NEGOTIATION 

NOTICE 

• SHORT SALE ADDENDUM

• SHORT SALE INFORMATION AND ADVISORY

• IRS FORM 4506-T

• FREDDIE MAC BORROWER INFORMATION FORM 1126
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Advice  to  Seek  Counse l  

The unders igned part ies hereby acknowledge that they have 
been advised to seek counsel  and have been given ample t ime 
and opportuni ty to review their  tax status, present and future 
with their  attorney or accountant of choice for review of 
approval  and determinat ion of adequacy for the protect ion of 
their  interest.  

No representat ion has been made by Realty World 
Virtuoso, i t ' s  agents,  brokers,  T i t le  Company and their  
Escrow Off icers as to legal  suff ic iency or effect  or  tax 
consequences of  the ir  Short  Sa le t ransact ion.  Furthermore,  
a l l  part ies indemnify and hold Realty World Virtuoso, i t ' s  
agents,  brokers,  T i t le  Company and the ir  Escrow Off icers 
harmless as to any respons ib i l i ty  in connect ion with here in.  

Borrower Signature 

Print Name Date 

Co-Borrower Signature 

Print Name Date  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Broker Foreclosure / Short Sale Disclaimer 

Property: ________________________________________ 
   
Sellers: __________________________________________   
   
   
Sellers understand that Broker will make every effort to successfully market and sell their 
home in a timely fashion to avoid foreclosure on their property and agree to cooperate to 
the best of their ability. Broker cannot guarantee Seller(s) property will not go to 
foreclosure. 

Sellers further understand that in the event that the offer to purchase their home is less 
than the amount owed on the property that it may be necessary to negotiate with the 
Lender to agree to a discounted payoff or Short Sale and that there is no guarantee that 
the Lender will agree to a discounted payoff.  

Seller has been advised that in the event of a Short Sale they will not receive any 
proceeds from the sale of their home. 

Sellers have been advised to seek competent legal and accounting advice due to the 
Lender forgiving the debt and the potential tax ramifications and issuance of an IRS Form 
1099 for forgiven debt. Sellers understand that the Broker cannot and will not guarantee 
that the Lender will not seek a deficiency judgment against the them for the outstanding 
monies owed. 

Broker has advised Seller to consult with legal, credit and tax counsel, prior to the 
execution of this Listing Agreement regarding the decision of the Seller to seek a Short 
Sale. Seller further acknowledges that Seller is aware that Broker is not an attorney, credit 
counselor or accountant.  

______________________________________________   
Owner's Name     Date 

______________________________________________  
Broker's Name     Date 
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Sample Hardship Letter 

April 10, 2015 

To whom it may concern: 

My wife, Sally, three kids, Joey, Emily, Becky and I have fallen on  tough times and our 
mortgage is currently in default and I cannot see any relief in the near future. 

I lost my job about a year ago and have been looking for employment but can find no one 
hiring. My wife was in an auto accident several months ago and due to the accident she 
hasn't been able to work and we could not afford to have insurance so our bills are 
mounting. 

We have moved in with a family member and are living in cramped quarters and we can 
barely feed our children at this time. This situation has created incredible strain and stress 
on our marriage and the family. 

We have been trying to sell our home but with the economy the way it is no homes are 
selling in our area and those that do are selling for a price well below what we owe on the 
mortgage. We have been approached to sell our home for a price less than we owe which 
would enable us to get back on our feet. We have no other assets and are hoping that you 
will help us. 

So, we are asking that you consider our request and thank you for your time and 
anticipated cooperation. 

Sincerely, 

Jane and John Doe 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Short Sale Third-Party Authorization Form 
 

BORROWER(S) ACKNOWLEDGMENT 
 

Loan Number: __________________________     Property Address:    ________________________________  
        
Borrower:       __________________________                                       ________________________________                                                                                                                           
   
Co-Borrower: __________________________                                        ________________________________                        
                                                                                            
The undersigned Borrower and Co-Borrower (if any) (individually and collectively, the “Borrower,” “Me” or “My”), 
authorize(s) ________________________________________, its affiliates, agents and employees to discuss 
with the third party(ies) described on the next page (the “Designated Representative(s)”) on My behalf the sale of 
the property at the above-listed Property Address (the “Property”), for an amount less than the outstanding 
principal balance of the Mortgage (such transaction, a “Short Sale”): 
 
Designated Representative:  ___________________________________________________________________ 
 
Designated Representative: ___________________________________________________________________ 
 
Designated Representative: ___________________________________________________________________ 
 
Designated Representative: ___________________________________________________________________ 
 
My Designated Representative (s) are hereby authorized to share with each other any and all information 
reasonably requested or otherwise required to be exchanged in connection with the consummation of the Short 
Sale, including without limitation names, addresses, telephone numbers, Social Security numbers, income, credit 
scores, status of any current or previous workout review, account, balances, program eligibility, payment activity 
and any other confidential (including nonpublic personal information) information related to Me, the Mortgage or 
the Property. 
 
I further agree and acknowledge as follows: 

• I have selected the Designated Representative. 
• I agree that the Designated Representative can authorize a delegate to provide administrative   
   support (“Designated Support Staff”) to facilitate procedural, or other clerical and administrative   
   functions that are non-licensable activities on behalf of the Designated Representative. The  
   Designated Support Staff is identified on the Designated Representative Acknowledgment. 
 

This Third-Party Authorization will be effective until the completion of the Short Sale(s) unless terminated by 
me (us) in writing. 
 
I UNDERSTAND AND AGREE WITH THE TERMS OF THIS THIRD-PARTY AUTHORIZATION. 
 
 
 
____________________________________  _________    _________________     ______________________   
Borrower’s Signature                                         Date               Date of Birth                   SS # 
 
 
__________________________________   _________       _________________     ______________________   
Co-Borrower’s Signature                 Date          Date of Birth                   SS # 
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MORTGAGE ASSISTANCE RELIEF SERVICES

This Notice concerns the short sale of real property situated in the City of

(C.A.R Form MARSMRN, 3/11)

The  copyright  laws  of  the  United  States  (Title  17  U.S.  Code)  forbid  the  unauthorized  reproduction  of  this  form  by  any  means,  including  facsimile  or  computerized  formats.
Copyright © 2011, CALIFORNIA ASSOCIATION OF REALTORS® Inc. All Rights Reserved.
THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY  OF  ANY  PROVISION  IN  ANY  SPECIFIC  TRANSACTION.  A  REAL  ESTATE  BROKER  IS  THE  PERSON  QUALIFIED  TO  ADVISE  ON  REAL  ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
This form is available for use by the entire real estate industry. It is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership mark
which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe to its Code of Ethics.

Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC.
a subsidiary of the California Association of REALTORS®
525 South Virgil Avenue, Los Angeles, California 90020 Reviewed by Date

MARSMRN 3/11 (PAGE 1 OF 1)

is (Seller)

OFFER OF MORTGAGE RELIEF NOTICE

Seller  acknowledges  that  Seller  has  read,  understands  and  has  received  a  copy  of  this  Mortgage  Assistance  Relief
Services Offer of Mortgage Relief Notice.

MORTGAGE ASSISTANCE RELIEF SERVICES OFFER OF MORTGAGE RELIEF NOTICE (MARSMRN PAGE 1 OF 1)

,

County of , State of California, described as

(Property) and the lender(s) short

sale approval letter, where

and is (Broker).

This Notice is required by the Mortgage Assistance Relief Services Rule when the listing agent presents the lender(s) short
sale approval letter.

IMPORTANT NOTICE: Before buying this service, consider the following information:
1. This is an offer of mortgage assistance we obtained from your lender (or servicer).
2. You may accept or reject the offer.
3. If you reject the offer, you do not have to pay us.
4. If you accept the offer, you will have to pay us (insert same amount as in

MARSSN), for our services.
5. If you stop paying your mortgage, you could lose your home and damage your credit rating.

DateSeller

DateSeller

Broker DRE Lic. #

By
(Salesperson or Broker-Associate)

DateDRE Lic. #

....
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MORTGAGE ASSISTANCE RELIEF SERVICES

This Notice concerns the short sale of real property situated in the City of

(C.A.R Form MARSSN, 3/11)

The  copyright  laws  of  the  United  States  (Title  17  U.S.  Code)  forbid  the  unauthorized  reproduction  of  this  form  by  any  means,  including  facsimile  or  computerized  formats.
Copyright © 2011, CALIFORNIA ASSOCIATION OF REALTORS® Inc. All Rights Reserved.
THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY  OF  ANY  PROVISION  IN  ANY  SPECIFIC  TRANSACTION.  A  REAL  ESTATE  BROKER  IS  THE  PERSON  QUALIFIED  TO  ADVISE  ON  REAL  ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
This form is available for use by the entire real estate industry. It is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership mark
which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe to its Code of Ethics.

Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC.
a subsidiary of the California Association of REALTORS®
525 South Virgil Avenue, Los Angeles, California 90020 Reviewed by Date

MARSSN 3/11 (PAGE 1 OF 1)

(Seller)

SHORT SALE NEGOTIATION NOTICE

NOTE:  Even  though you  decide  to  discontinue  using  our  services,  you  may  still  have  obligations  to  a  buyer  if  you  have
entered into a purchase agreement.

Seller  acknowledges  that  Seller  has  read,  understands  and  has  received  a  copy  of  this  Mortgage  Assistance  Relief
Services Short Sale Negotiation Notice.

MORTGAGE ASSISTANCE RELIEF SERVICES SHORT SALE NEGOTIATING NOTICE (MARSSN PAGE 1 OF 1)

,

County of , State of California, described as

(Property) and the services to be rendered

to

by (Broker).

This Notice is required by the Mortgage Assistance Relief Services Rule when taking a short sale listing or at the time the
listing agent becomes aware that the sale will require a lender(s) consent to a short sale, whichever occurs first, if the listing
agent will be communicating with the short sale lender(s) regarding their consent to a short sale.

IMPORTANT NOTICE:
1. You may stop doing business with us at any time.
2. You may accept or reject the offer of mortgage assistance we obtain from your lender (or servicer).
3. If you reject the offer, you do not have to pay us.
4. If you accept the offer, you will have to pay us (insert amount or method

for calculating the amount) for our services.
5. (name of company/broker) is not associated with the

government, and our service is not approved by the government or your lender.
6. Even if you accept this offer and use our service, your lender may not agree to change your loan.
7. If you stop paying your mortgage, you could lose your home and damage your credit rating.

DateSeller

DateSeller

Broker DRE Lic. #

By
(Salesperson or Broker-Associate)

DateDRE Lic. #

....
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 ���	�� ��� ������	
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�������	��� �� 	��� �������	��� �� �	��� ������ 	� 	�� ����
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������ 	�� ������	
 ���� 	�� ������'( ����'( 	� ����! 	�� ���� ��� ������'( ��
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 � � ���������
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�

0� ��(�'&')�� 
��'�$ ��� ��	�;���������
 ���	��	��� ������ � �� �� ����� ��� ���� 	��	 ��� ����������� 2�������
� ���� 	��	
��� ���������� ��� 	���� )� ����� ����
* ���	��	���� <����� �#	������ ��������� ��
 �� ���� 	� � � � � ���������

1 �����	 �����	 	�� �����!�� �����	�
 �����!��� � 1 ������ ������� ��� ?�!����� ��������� D�� ��
 5� 9:5G "����!�� !��
��������� � � ����� ����
 ���� �� �!���;��� ���� ������	��� ������	
 !�	� 5;B  ��	� ��� �� ��	 	�%� ��
 ��� � 	 ���� 	��
��������� ������� 	�� ��� ��	�;���������
 ���	��	��� � �� 	�� ��������� ���� !� � � ����� ����
 �����

2� 7,'��� 
��'�$ ��� ��	�;���������
 ���	��	��� ��� D ���� <��� ������ ��� ��� ���!��	  ������� D ���� ���	  �� 	� � �����
	�� �������� ' �� � H:I5: ���	 ��� �����( !� �� ���� )� ����� ����
* ���	��	��� ��������
� ?�!����� 1 ���� ���� 	��	
��� ���������� �� 1 ���� ���� 	��	 ���  �� 	� 	�%� � 	 �, �	
 �� ��	 ���� )� ����� ����
* ���	��	���� � �� )��� � �����
����
* 1 ���� ���������� ��
 �� ���� 	� � � � � ���������
 1 ������	 �����	 	�� �����!�� �����	�
 ��	�� � �� 	��& ��� �

� ����� ���������� �� ��	�� � 1 ������ ������� �� �
 	�� 1 ���� ����������� ��	�� �� 	�� ��! � ��	 ��	����
 ������ ���� �, �	

���� '?=<+3( ��
 ���� ��	� 	�� ��	����
�

8� �*6�� 
��'�$ 0��
 �	��� 	
�� �� ���� ��
 �� �������� �� 	�	�� ���� ����� !�	�� 	 ����	�	���� �����!��� �����	���
����� 1 ������	 ����� 	�# ����� ��� �����  ����	 ����� 2�������
 ������� �� �
 ��
 ���������� ����� 	�  �� ���� ��
��	 ���	��	 	�� �!��� �� 	�� ������	
 ���� ��	�� ����� ��	��� �
 	�� ���������� 	� ������	 �� 	�� ������	����

8� ������ 	� �	9 ����:4����$
	� ������$ ��� �� 	�� �!���& ��	��� ��� �� ����� !��� ��	 ��%��
 ���� � ����	��� �����	 �� 	�� �!���& �����	 ��� �� 	��

�!���& �����	
 	� ������� �� � ����� ������	
 ��� ��� 	���� ��� �����	 �����	 ��� ����	� �� 	��� 	�� �!��� !� �� ����
������ �	
 �� ��	������ � ���� 	� � ����� ������	
 ������ �� 	� �� �������� ��� ��
 �	��� �����	 	�����	���  �� � ��	������ �
�����	 ����� ������ �� ����	���	� �� ���� 	� ���� �����
���	� ������ <����� ��
 ���! ���	 ��� ��� ��	����	��� ��������	�

��������� �� 	���� �!�  ����!��	��� � ������� ��� 	��� �	������� �
 ���������	�� �� , ��;���������	�� ������ �� ����
� 	 ���� �������	��� ��� 	 	�� �����	 	� 
� � �����	 ����� �� 	� !!!��
���������

+� �	9$ -�	� ��� �#���	���� � ��� �	��� �� �������� �� � ���	 ������	��� �
 � ������ �� �	 �� ������ 	� 	�� �����!��� ���
������ ����	 ��	 �� 	�#���� �� 	�� ���	 !� �����  �� 	� ��, ���� ���	� �	 ��  �	��	����
 ������� � �����!��& ���������
��������� ���	��� �#���	��� �#�	 �� 	�� ��������� �� ���	 �� �	 ���� � �	 �	��� !���� 	�� ������ � ������ �
 ��! ����
������	��� 	�� ���	� � �� � ������� �� �� � ����� ����
 ���	� ��������
 ��� ���%� �	�
 � �� ��� ��� ����� � �����!��
���� ��������� �� ���	 ������� 2�������
� !��� ��
 ���	 � �������� �
 � ������� 	��
 ��� ��, ���� 	� ������� 	�� �����!�� �
5:HH ��� �	 !��� ��  � 	� 	�� �����!�� 	� ��%� 	�� ������ ����� �� 	���� 	�# ��	 �� 	� ����� ���	 ��������� ������� ���� ��
	��� � �� ��� 	�������
� ��� 	�	� ��! ��� ������� ��! ������� "��%�� �� ������ ������ 	��	 �� <����� ����� 	� �����	 ��
	��� � �� ��
���	� 	�� ���������� ��
 �� �	 �� 	�#���� ������ 	� ������ ���� 	�� �� ������ ��� ��	 ������� ��
 ��� �������
���� 	�� ���� ������ ��
 ��� �� 	�#�� �� 	�� ���� �� ��� � �� 	�� ������	
 ���� 	�� ��	� �� ������& � ����� 	� 	�� ��	� ��
���� �������� �� 	�� ��� �	 �� ��
 �#�	��� ����I�����

�� 5��������	
 	�����$ ������ � ������ 	� ���  !�	� �� �		����
� 3�� �� �	��� ���������� �� ������& ������� ������
��" �����	��� ��
 ����� 	� �����	 	� ������ �� ���" �������� 	� ��
 ������ ��, �	�� �
 ������ 	� �� ������
 �����	�� ���	���	�

" 
��& ���	��� ' �( ' �( ���������& ���	��� ' �( ' �(

3��
����	 8 9:5:;9:59� 3�<�/+$.�� ���+3����+. +/ $=�<�+$�>� �.3�
$����!�� �
 ���	�

���	 ������� �� �! �5	1� ! �� 2"
����� �	
� �����	��� 	� 	������� ����	 5	1� ! �� 2"

������������������������������������������������������� ��� !�	� 7��/���> �
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������	
 ������ ���	��

;� 5�����	
 ��5��5�������$ �	 � ��  ����	 ��	� �����	
 	��	 ���
 ������ ���� ���� ���� �	�	� �������� ���	���� �������
��� �		����
� ����� �	���� ���� 	�%�� �����	��� �� �!��� ��  ����!�	�� �� ��	���� ������	��� ���� �� 	�� �����
�����	 	������� � )��� �* �� 	�� �����!���� �������� 	� ��	 	��� 	�
 �� 	�� ������	
� 	� ���	��	 	���� �����	� �� 	� �������
��
���	 	� 	��� ��	�� ������� ���   ���
 � 	��� �� 	�� ����!� "�	� 	�� 3��������� �����	���	 �� $��� =	�	� '"$=(
'�		��II!!!�����������I( ��� 	�� 3��������� �		����
 2������ '�		��II!!!����������( ���� � �� !��		�� !������ �� ��	��	��� ���
���� �� ���	 ��� ��� �	��� ��� � ������ ���� �� 	��� ��� ���� ����
	� � %�)�'��$ ��� "$= ������� 	��	 � ���� �	�	� ������ � ��������
 ��, ���� 	� ����	��	� ��
 ���	 ���F
+� �	��$ ����	 ��� ����	��	�� !�� �� ��	 �������	 � ����� �� � 
�� �� � ���	 ��� ��� ��������
 ��, ���� 	� �����
 !�	� 	��

0��	���� ��	���� $����� ������� � �� ��� ������� ��, ���� ����� �� ��� ��	��� 	� � ������
�� 4.<(��'* (���$ .� ���� �	�	� ������� ��� ������	 ��
  �;����	 �� ������� ��� !�	�� 	 ������ ���	 ��	����� � )�� ��1��	���*

��		�� ���� 	�� "$= ��� ��  �;����	 ��� ��
 �� 	�%�� ��� ��������� � ���� ��������	���F
�� �,�)6&�=��$ 3����� �
 	���� ���	�� 	��	 ��� ��	 ������� 	� 	�� ���	 ��� ������ ���   ���
 ���� � 	��� �� ����!F
�� 0�� 5&�*/ '�=�*�&*��'�$ ��� �������� ��� ��� ��, ������	 ����� ����
 !��	��� 	�� ����	��	��� ��� � 	��� �� � "��%���

�������	��� � ����� �� � � 
�� �� 	�� 	�����	���� �� � G�� ���	
 ���	 ��� ����	��	��� � !�	� �	��� ���� �	�	� ��	���	
� ���	
��� ����	��	�� ��� ��� ����	����� ��� ��	 �	 �
 ��!� ��� �#�	����� ��� ��� ������� 	�	  �� ��
 G�� ���	
 ���	 ���
����	��	�� ���� �� ������� 	� 	�� ������ ��� � 	 �� �������� �
 	�� ������ � ���	 �� 	�� ������� �������	��� 	� �� ���� ��
	�� ���	 ��� 	�����	����

�� �*�&> ?,/��� &'� 6�,�� (%�..�'=$ " 
�� ���������	 	�� ��� � �� 	�� ������	
 	� 	�� ���	 ��� ������ ��� ���� 	�� ������	

	� ���	��� � 
�� ������
 �� �����F

1� �*6��$ +	��� ��	��	��� ��� ���� ���� ��� � ����	�� 	� 	�� 	�� ������� ��F ��	� �	��� ��	 	� ���	��	 	�� ������F 	������ ��
	�	�� ����� 	� ���� '��	�� 	� � 	� 	( � � �����	��� �� ����	��	��� !�	� 	�� ������F 	�� � 
�� � �� <<3F 	�� � 
�� !��	 � ��!�� ��
�		����
 ���� 	�� �����F ��� 	�� � 
�� ���� 	�� 	���� ���	
 ����	��	�� �� !��	 	� ����	��	� �����	�
 !�	� 	�� �������

-���� ��	 �� 	�� ��	���	�� �� 	�� ����� ��	 �� 	���� ���� ��� ��	 ��� � ���	� 	��
 ���� � !������ ��� 	��	 	�� �!��� ��� 	��
���� �	�	� ����	 �������� �� �� ������� !�	� �� 	����

@� +4��� �������	����$ ����	 ��� ��� ��	�� ������ �	 	�����	��� 	�%��� ����������
 ������ 	��	 � 	
����� ���� �	�	�
	�����	��� 	� ������	�� ����� � �� � ����	�� 	��	 	�� ������ �� ������ !��� ����� 	� 	�� 	��� �� 	�� � ����� ����� �� 	��	 	��

!��� ������ �� ��
 	����
 ������ �� ���� ������ �	 ���� ����� � �� � ����	�� 	��	 � ����� �� � � 
�� !��� ����� 	� ��
 	���
������� �
 	�� ������ � � �����	��� �� �������� 	�� ���� �� 	�� ���	 �� 	�� ������	
� " 
�� ��
 �#���� ����
 �� �����	����
���� �������	���� ����! ��� ��� �	��� ��	 	��	 	��
 !��� ��	 �� ���� 	� ������� ���� ��
��� �� 	�� ������ ��� ��	 ������� 	��
	�����	���� " 
�� ��
 ��� ���� ������ �	
 ��	������ 	�� ��	 �� �� 	���� �����	 �� ����!� �� � ����� ������ ������� ����	���
� ���� 	�� ���	 ��� ������ 2�������
� ����� ��� ���� 	�� ����	 	� ���	�� � 	� ���� ����� 	� 	���� ������'( ���� �� 	��
 ���� �
���	���	 !�	� �� �#�	��� � 
��� "��%�� �����	 ���� ��
 � ����� � 	� !��	 !��� ������� " 
�� ��� 	�����
 �� 	����� 	��	 ��

 �������� ���  ��������� ��
���	 	� 1 ���� ���������� �� 	� ����� �� 	� � 	��� 	���� ���	
 ����	��	�� ��
 �� � ���� �� ������
��� �� " 
�� ��� ��� 	�����
 �� 	����� 	��	 !��	��� ����� �� ���� 	��� ��� ���	 ��� ������	
 !�	� 	�� ��	��	 	� � ����� ���

���  �� ������	
 �� �� �� � ���������	�	��� ������ ��� 	� ����� ����� �
 � ����� ���� ���� � ����� ��� 	�� � 
��& �����	�

A� 	���	
 ����1	1� ����
���� �����
����" 	� �	
�����	 �����#�� +�

 �� ��1���$ �� ����
 9:59
3��������� 1����� � ��	����� �		�����	 ��������	 ��	!��� ���� �� 	�� ��	���& �����	 ������ '"��% �� �������� D�0����� 3����
-��� /����� 3�	���� � ��� ��� /��������( ��� ��	 	�	� ')	�� ��		�����	*(� ��� ��		�����	 ������	� 	�� ������ 	�� ����� �	���
	����� !��	� ��!� �� ��������� ��� ����� �#	��� �� ���	���  ����� ������� ��� ������� 	����	��� ��	���� 	� ���
�����!���� <��� �!��� �
 /����� 0�� �� /������ 0�� ��� ��	 ������� �
 	�� ��		�����	� �� /��� �� 9:59� 3��������� ����	��
��!� �����	��� D�� ��
 5� 9:5G� �������
 ��� ������	����
 �������� 	� � 	�� 3��������� ?����!��� "��� �� $���	 ')?����!���
"+$*(� ���� ��! �������	 ������� �� !���� �� �������� ���	 ��� � ������� �� !���� � ���� ��������	��� � �� ����� �� ��
������� � !��� � �	��� ��, ������	� -��	��� � �����!�� , ������ ��� ��
 �� 	�� �����	��� �� 	�� ��		�����	 �� 	�� ?����!���
"+$ ��, ��� �� ����
� �� 	�� �����!��& ���� ��� �	& �����������	
 	� ��	��� �� 	��� �	��� � �� �� ����
� � ��
��� 	�� ����
�� "��%�� �#���	��� �� � � 
�� �� ����� �� , �	��� ��� 	 !��	��� 	�� �����!��& ���� � ������� �
 ��	��� 	�� ��		�����	 �� 	��
?����!��� "+$� �� ��! ��	��� �� 	��� �	�� ��� �����	 � ���	 ��� 	�����	���� 	��	 ���	
 �� �� ���  	�� ��		�� !�	� �
��!
�� �� ���� �	��	 �� 	���� �!� ��������

B� +��C�� ��
�$ � ���� �	�	� ���%�� �����	 ���� ����� �� 	�# ������ �� ������	��� !�	� ��
 �� 	�� ��	��� ��������� 	� 	�� �����!��
��� ��� 	�� ���%��  ���	 !��	 � 	�� ��	 �� �� �� ��	��� ��� 	�� �!���� 4����	 ��	��
� 	�� �!��� � ����� !�	� �#	�����
 ������ �	
������ ������ � ��	��� �����	 �� 	�� �!���� +!��� ��� 	�����
 �� 	����� 	��	 	��
 � 	 ��% ����� ��� 	�# ������ �� !��	 �
��	 ���
 � ������ �����	��� 	�#� ��� �����	� � 	 ��� ������� � � �����	��� 	�� �!��� ��� ��	�� 	�� �!���& �����
� ���
���%��& ���� � 	� ��	 	�� �!��� !�	� 	�� ��	 �� ��� �� 	�� ������	
 �� � ���	 ��� 	�����	���� ��	 	� ������� ����� �� 	�# ������
�� 	� � ����	�� 	�� ��	 ������ � 	���� ��� 	�� ���	��� �� 	� � �� � � 
�� 	��	 ��
 ���	�� ��� 	�����	��� !��� �� ������	���
"��%�� �� ��	� ��� �����	� � �� 	��	 ��	��� � ����� �� � � 
�� !��� ������� �� 	���� ��������	 �� 	��	 	�� ������'( !��� ����� 	�
��
 �� 	�� 	��� �����	��� "��%�� ��� ��	 � ���	
 	� 	�� ���	���	 ��	!��� " 
�� ��� �������

" 
��& ���	��� ' �( ' �( ���������& ���	��� ' �( ' �(

3��
����	 8 9:5:;9:59� 3�<�/+$.�� ���+3����+. +/ $=�<�+$�>� �.3�
$����!�� �
 ���	�

���	 ������� �� �! �5	1� 0 �� 2"
����� �	
� �����	��� 	� 	������� ����	 5	1� 0 �� 2"

������������������������������������������������������� ��� !�	� 7��/���> �
 7��<���# �5A:6: /��	��� 0��� $���� /����� 0������� BA:9C ���!!!�7��<���#���� ���������������������
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Form  4506-T
(Rev. September 2015)
Department of the Treasury  
Internal Revenue Service 

Request for Transcript of Tax Return
 Do not sign this form unless all applicable lines have been completed.

 Request may be rejected if the form is incomplete or illegible.
 For more information about Form 4506-T, visit www.irs.gov/form4506t.

OMB No. 1545-1872

Tip.  Use Form 4506-T to order a transcript or other return information free of charge. See the product list below. You can quickly request transcripts by using 
our automated self-help service tools. Please visit us at IRS.gov and click on “Get a Tax Transcript...” under “Tools” or call 1-800-908-9946. If you need a copy 
of your return, use Form 4506, Request for Copy of Tax Return. There is a fee to get a copy of your return. 

1a  Name shown on tax return. If a joint return, enter the name 
shown first. 

1b  First social security number on tax return, individual taxpayer identification 
number, or employer identification number (see instructions) 

2a  If a joint return, enter spouse’s name shown on tax return. 2b  Second social security number or individual taxpayer 
identification number if joint tax return 

3   Current name, address (including apt., room, or suite no.), city, state, and ZIP code (see instructions) 

4   Previous address shown on the last return filed if different from line 3 (see instructions)

5   If the transcript or tax information is to be mailed to a third party (such as a mortgage company), enter the third party’s name, address,  
and telephone number. 

Caution: If the tax transcript is being mailed to a third party, ensure that you have filled in lines 6 through 9 before signing. Sign and date the form once 
you have filled in these lines. Completing these steps helps to protect your privacy. Once the IRS discloses your tax transcript to the third party listed 
on line 5, the IRS has no control over what the third party does with the information. If you would like to limit the third party’s authority to disclose your 
transcript information, you can specify this limitation in your written agreement with the third party.

6 Transcript requested. Enter the tax form number here (1040, 1065, 1120, etc.) and check the appropriate box below. Enter only one tax form 
number per request. 

a Return Transcript, which includes most of the line items of a tax return as filed with the IRS. A tax return transcript does not reflect 
changes made to the account after the return is processed. Transcripts are only available for the following returns: Form 1040 series, 
Form 1065, Form 1120, Form 1120-A, Form 1120-H, Form 1120-L, and Form 1120S. Return transcripts are available for the current year 
and returns processed during the prior 3 processing years. Most requests will be processed within 10 business days . . . . . .

b Account Transcript, which contains information on the financial status of the account, such as payments made on the account, penalty 
assessments, and adjustments made by you or the IRS after the return was filed. Return information is limited to items such as tax liability 
and estimated tax payments. Account transcripts are available for most returns. Most requests will be processed within 10 business days .

c Record of Account, which provides the most detailed information as it is a combination of the Return Transcript and the Account 
Transcript. Available for current year and 3 prior tax years. Most requests will be processed within 10 business days . . . . . .

7 Verification of Nonfiling, which is proof from the IRS that you did not file a return for the year. Current year requests are only available 
after June 15th. There are no availability restrictions on prior year requests. Most requests will be processed within 10 business days . .

8 Form W-2, Form 1099 series, Form 1098 series, or Form 5498 series transcript. The IRS can provide a transcript that includes data from 
these information returns. State or local information is not included with the Form W-2 information. The IRS may be able to provide this 
transcript information for up to 10 years. Information for the current year is generally not available until the year after it is filed with the IRS. For 
example, W-2 information for 2011, filed in 2012, will likely not be available from the IRS until 2013. If you need W-2 information for retirement 
purposes, you should contact the Social Security Administration at 1-800-772-1213. Most requests will be processed within 10 business days .

Caution: If you need a copy of Form W-2 or Form 1099, you should first contact the payer. To get a copy of the Form W-2 or Form 1099 filed 
with your return, you must use Form 4506 and request a copy of your return, which includes all attachments. 

9 Year or period requested. Enter the ending date of the year or period, using the mm/dd/yyyy format. If you are requesting more than four 
years or periods, you must attach another Form 4506-T. For requests relating to quarterly tax returns, such as Form 941, you must enter 
each quarter or tax period separately. 

Caution: Do not sign this form unless all applicable lines have been completed.

Signature of taxpayer(s). I declare that I am either the taxpayer whose name is shown on line 1a or 2a, or a person authorized to obtain the tax 
information requested. If the request applies to a joint return, at least one spouse must sign. If signed by a corporate officer, 1 percent or more 
shareholder, partner, managing member, guardian, tax  matters partner, executor, receiver, administrator, trustee, or party other than the taxpayer, I 
certify that I have the authority to execute Form 4506-T on behalf of the taxpayer. Note: For transcripts being sent to a third party, this form must be 
received within 120 days of the signature date.

Signatory attests that he/she has read the attestation clause and upon so reading declares that he/she 
has the authority to sign the Form 4506-T. See instructions.

Phone number of taxpayer on line 
1a or 2a 

Sign  
Here 

Signature (see instructions) Date 

Title (if line 1a above is a corporation, partnership, estate, or trust) 

Spouse’s signature Date 

For Privacy Act and Paperwork Reduction Act Notice, see page 2. Cat. No. 37667N Form 4506-T (Rev. 9-2015) 

/ / / / / / / / 
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Before mailing, make sure you have signed and dated the form and attached appropriate documentation. 
Volume 2  Single-Family Seller/Servicer Guide  Page F1126---1 
Bulletin 2007-5  12/19/07 

Form 1126 
Borrower Financial Information 

Freddie Mac Loan Number     

BORROWER CO-BORROWER 
BORROWER’S NAME CO-BORROWER’S NAME 

SOCIAL SECURITY NUMBER DATE OF BIRTH SOCIAL SECURITY NUMBER DATE OF BIRTH 

HOME PHONE NUMBER WITH AREA CODE     (BEST TIME TO CALL) 
 

HOME PHONE NUMBER WITH AREA CODE                     (BEST TIME TO CALL) 

WORK PHONE NUMBER WITH AREA CODE    (BEST TIME TO CALL) WORK PHONE NUMBER WITH AREA CODE                     (BEST TIME TO CALL) 

CELL PHONE NUMBER WITH AREA CODE       (BEST TIME TO CALL) CELL PHONE NUMBER WITH AREA CODE                       (BEST TIME TO CALL) 

MAILING ADDRESS                                                                                                                                                                                                                

PROPERTY ADDRESS (IF SAME AS MAILING ADDRESS, JUST WRITE SAME)                                                                                                  EMAIL ADDRESS 

Number of Dependants: Do you occupy the property?  
Yes             No  

Is it rental property?  Yes     No        Is it leased? Yes   No  
If you have a lease agreement, please provide a copy. 

Is the property listed for sale?  Yes             No    
If yes, please provide a copy of the listing agreement. 
Agent’s Name:    
Agent’s Phone Number:   
Agent’s Email:                   

Have you contacted a credit-counseling agency for help?  Yes     No  
If yes, please complete counselor contact information below. 
Counselor’s Name:  
Counselor’s Phone Number:  
Counselor’s Email: 

Do you receive, and pay, the Real Estate Tax bill on your home or 
does your lender pay it for you?    I do     Lender does           
Are the taxes current?  Yes      No        
If you pay it, please provide a copy of your tax statement.           

Do you pay for a hazard insurance policy?   Yes   No          
Is the policy current?  Yes      No               
If you pay it, please provide a copy of the policy. 

Have you filed for bankruptcy?   Yes      No     If yes:  Chapter 7    Chapter 13      Filing Date:_______________ 
Has your bankruptcy been discharged?  Yes   No    If yes, please provide a copy of the discharge order signed by the court. 

INVOLUNTARY  INABILITY  TO  PAY 

I (We), __________________________________________________________, am/are requesting that the Federal Home Loan Mortgage Corporation 
(Freddie Mac) review my/our financial situation to determine if I/we qualify for a workout option.  
 
I am having difficulty making my monthly payment because of financial difficulties created by (Please check all that apply): 
 

 Abandonment of Property   Excessive Obligations  Military Service                    Other  
 Business Failure  Fraud  Payment Adjustment 
 Casualty Loss  Illness in Family  Payment Dispute 
 Curtailment of Income  Illness of Mortgagor  Property Problems 
 Death in Family  Inability to Rent Property  Title Problems 
 Death of Mortgagor  Incarceration  Transferring Property 
 Distant Employment Transfer  Marital Difficulties  Unemployment  

I believe that my situation is:   Short term (under 6 months)   Long term  (over 6 months)   Permanent 

I want to:   Keep the Property   Sell the Property  

Please provide a detailed explanation of the hardship on a separate sheet of paper. 
If there are additional Liens/Mortgages or Judgments on this property, please name the person(s), company or firm and their respective telephone 
numbers. 
  $   

Lien Holder’s Name  Balance / Interest Rate  Phone Number  (WITH AREA CODE) 
  $   
Lien Holder’s Name  Balance / Interest Rate  Phone Number  (WITH AREA CODE) 
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Before mailing, make sure you have signed and dated the form and attached appropriate documentation. 
Volume 2  Single-Family Seller/Servicer Guide  Page F1126---2 
Bulletin 2007-5  12/19/07 

EMPLOYMENT 
BORROWER- EMPLOYER’S ADDRESS & PHONE  # HOW LONG? CO-BORROWER- EMPLOYER’S  ADDRESS & PHONE   # HOW LONG?

Monthly Income - Borrower Monthly Income - Co-Borrower 
Gross Wages / Frequency of Pay $ Gross Wages / Frequency of Pay  $

Unemployment Income $ Unemployment Income $

Child Support / Alimony* $ Child Support / Alimony* $

Disability Income/ SSI $ Disability Income/ SSI $

Rents Received $ Rents Received $

Other $ Other $

Less: Federal and State Tax, FICA $ Less: Federal and State Tax, FICA $

Less: Other Deductions (401K, etc.) $ Less: Other Deductions (401K, etc.) $

Commissions, bonus and self-employed income $ Commissions, bonus and self-employed income $

*  *  *  *  *  A L L  I N C O M E  N E E D S  T O  B E  D O C U M E N T E D  *  *  *  *  *  *  
Paystub must be most recent date with year to date information. 

Total (Net income) $ Total (Net income) $
Monthly Expenses Assets 

Other Mortgages / Liens $ Type Estimated Value

Auto Loan(s) $ Checking Account(s) $

Auto Expenses / Insurance $ Saving / Money Market $

Credit Cards / Installment Loan(s) 

(total minimum payment for both per month)

$ Stocks / Bonds / CDs $

Health Insurance (not withheld from pay) $ IRA / Keogh Accounts $

Medical (Co-pays and Rx) $ 401k / ESPO Accounts $

Child Care / Support / Alimony $ Home $

Food / Spending Money $ Other Real Estate # $

Water / Sewer / Utilities / Phone $ Cars # $

HOA/Condo Fees/Property Maintenance $ Life Insurance (Whole Life not Term) $

Life Insurance Payments (not withheld from pay) $ Other $

Total $ Total $

* Alimony, child support or separate maintenance income need not be revealed if the Borrower or Co-borrower does not choose to have it considered for 
repaying this loan. 
 
I agree as follows:  My lender may discuss, obtain and share information about my mortgage and personal financial situation with third parties such as 
purchasers, real estate brokers, insurers, financial institutions, creditors and credit bureaus.  Discussions and negotiations of a possible foreclosure 
alternative will not constitute a waiver of or defense to my lender’s right to commence or continue any foreclosure or other collection action, and an 
alternative to foreclosure will be provided only if an agreement has been approved in writing by my lender.  The information herein is an accurate 
statement of my financial status. I consent to being contacted concerning my Mortgage at any cellular or mobile telephone number I may have.  This 
includes text messages and telephone calls to my cellular or mobile telephone. 
 
 
Submitted this     day of       , 20   
 
By                                 By        

Signature of Borrower           Signature of Co-Borrower  



ADVISORY TO SELLER REGARDING SHORT SALE 

Property: ("Property") 

Seller: ("Seller") 

Seller: ("Seller") 

Listing Broker/Agent:  ("Broker") 

A "Short Sale" occurs when the debt secured by a property offered for sale exceeds 
the net sales pr ice. Under th is scenar io,  one of more of the Lenders who have a 
note secured by the property offered for sale may accept less than actual  owed. In 
l ight of the poss ib i l i ty of  a Short Sale of the property,  Sel ler  is  urged to consider the 
fo l lowing: 

Seller(s) Urged to Consult With CPA, Attorney Et Credit Specialist:  Broker 
wi l l  not provide tax advise, credit  advise and/or legal advise regarding the 
market ing and sale of the property. Because of this,  Broker urges Sel ler to consult  
with a Cert i f ied Publ ic Accountant, Credit  Consultant, and an Attorney(s) 
special iz ing in real property, taxat ion and bankruptcy issues before accept ing any 
offer to sel l  the property. To the extent Sel ler fa i ls to obtain the foregoing advise, 
they are act ing against Broker 's advise.  
( ) ( ) 
Seller's Initials Seller's Initials 

No Guarantee of  Short Sale and/or Sale of  Property:  Whi le  Broker  wi l l  
undertake the i r  best  ef for ts  market ing the Property of fered for  sa le ,  and seek 
lender(s)  approva l  of  short  sa le ,  Se l ler  i s  adv ised that  Broker  does not  guarantee 
that  the Lender(s)  wi l l  approve the short  sa le  and fur ther  that  a sa le  of  the 
Property offered for  sa le  wi l l  c lose escrow.  
( ) ( ) 
Seller's Initials Seller's Initials 

Negative Tax Implications:  When a cancel lat ion of debt occurs The Internal  
Revenue Serv ice ("IRS") wi l l  t reat any unpaid amount owed by the Borrower as 
taxable income. This means the di fference between the tota l  amount due to fu l ly 
sat isfy the loan and the amount actual ly paid to fu l ly sat isfy the debt wi l l  be 
taxable.  This wi l l  cause a Form 1099 to be issued, thus resul t ing in addit ional  tax 
l iabi l i ty to Sel ler(s).  Because of th is ,  Sel ler  is  urged to consult  with a Cert i f ied 
Publ ic Accountant to review al l  tax and account ing issues re lat ing to the sale of the 
Property.  
( ) ( ) 
Seller's Initials Seller's Initials 

Negative Credit Implications: When a Lender(s)  accepts less than amount owed 
to them, th is  is  negat ive ly ref lected with in the Sel ler/Borrower 's  credi t  h istory,  
d imin ishes the ir  abi l i ty  to obta in future credi t  and/or increase the costs of  future 
credi t .  
( )       (  ) 
Seller's Initials Seller's Initials 

Seller's Signature: Date: 

Seller's Signature: Date: 
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