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PISI FORECLOSURE PURCHASE
Under no circumstances does PISI authorize, allow, or encourage the use of our copyrighted information for means of re-selling and/or sharing with other individuals.  Such behavior is in direct violation with the copyright and will result in legal ramifications. 

1. What is pre-foreclosure?
Pre-foreclosure is the period of time leading up to the sale of a property for mortgage and/or tax delinquency.  A pre-foreclosure property has not yet set at the auction and can still be sold by the existing homeowner. 
2. What is post-foreclosure (a.k.a R.E.O)?
A post-foreclosure property, or R.E.O., is a property that has been sold at the auction and is now owned by the lien holder.

NOTE: Shortly after the property sells at auction, most lien holders will obtain the services of a local broker to attempt to sell the property on the open market for fair market value.  
3. What is the redemption period for tax foreclosures? 

Redemption periods for tax foreclosures vary in many ways depending on the type of sale.  The most common sales are property tax foreclosures.  The redemption periods for these properties first depends on whether or not the property has been homesteaded. If a property is homesteaded, the redemption period in Texas is 2 years.  If the property is non-homesteaded, the redemption period in Texas is 6 months.  
4. What is the redemption period for mortgage foreclosures? 

There isn’t a redemption period for Mortgage Foreclosure in Texas.  The only exception to this situation is the non-judicial foreclosure of Association liens and Tax Transfer liens.  These foreclosures will have redemption periods.  Association foreclosures have a 180 day redemption period.  Tax Transfer Liens have a redemption period of 2 years.  
5. How do I get inside to view the homes before the auction? 

Prior to the sale of a property at the foreclosure auction, the homeowner in default is still the owner of the property.  Therefore, if you wish to have access to the property you will need permission from the homeowner.  Otherwise, you will be unable to get inside. 
6. What is the final day a trustee can post a property for foreclosure? 
The final day a property can be posted for foreclosure in the State of Texas is 21 days prior to the auction per the Texas Property Code. 
7. How can I locate notices of default for these properties?
Using Harris County as an example, trustees file between 1000 and 3000 Notices of Foreclosure each month in county records under the requirements of the Texas Property Code.  However, the Texas Property Code does not require the filing of Notices of Default. Most of the major Trustees who represent the most active financial institutions do not file Notices of Default.  Seeing as how most trustees do not file these Notices of Default and the Texas Property Code does not require such filings it comes as no surprise that a recent review of deed filings yields only a small handful of actual Notices of Default and certainly not by the major lien holders. 

8. Who are the trustees?
In most cases, the trustees are attorneys that have been hired by the lien holder to foreclose on the property.  However, a trustee does not have to be an attorney. 

9. How do I learn about foreclosures? 
The most obvious answer to this question is the educational seminar which PISI has been presenting for over 3 years.  This seminar is geared towards investors just like you who are new to the world of real estate investing or those investors that have foreclosure knowledge but need more specific information about investing in Texas!   
10. I am a new investor.  What do I need to know? 
It is crucial for anyone new to this type of investment to be well educated in the process of foreclosures.  It is not difficult to learn the necessary information to become a successful investor. Many people learn how to do it every day!  However, purchasing properties or bidding on properties at auction without the proper preparation and/or knowledge can lead to complications.  
11. What is the foreclosure timeline?  
First, the homeowner purchases a property and takes out a new loan.  At some point during the course of the next several months/years, the homeowner begins defaulting in payments to the lender.  The lender will send a demand letter to the borrower providing a final 20 days to bring the note current or face foreclosure.  After non-payment during this period of 20 days, the lender will post the Notice of Trustee’s Sale at the designated location per the Texas Property Code and a copy will be mailed to the homeowner.  The first Tuesday of the following month will result in the property being sold by a trustee who has been appointed if the homeowner has not cured the note.  By selling to an investor, filing bankruptcy, or bringing the note current the homeowner can avoid the pending foreclosure.  

12. When is the foreclosure auction? 

Per the Texas Property Code 51.002, the foreclosure auctions are held the first Tuesday of each month (in the respective county) regardless of holidays (such as January 1st and July 4th).

13. What time is the auction held?  

The auction is held from 10:00 a.m. to 4:00 p.m.

14. Where is the foreclosure auction?  

Harris County – Family Law Center @ 1115 Congress, Houston, TX
Montgomery County – Courthouse @ 300 N. Main, Conroe, TX
Fort Bend County – Courthouse @ 400 Jackson, Richmond, TX - North Entrance

Galveston County – Justice Center @ 600 59th St, Galveston, TX
Nueces County – Courthouse @ 901 Leopard, Corpus Christi, TX
Brazoria County – Courthouse @ 111 E. Locust, Angleton, TX
15. How do I pay for a property purchased at the auction? 

You must have your funds immediately upon becoming the successful bidder.  You can pay with cash and/or cashier’s check in full for the entire amount of your bid.  You cannot make partial payments and/or financing to purchase at this auction.  We recommend you make the cashier’s check out to yourself so that if you are the successful bidder you can endorse it over at that time.  We also recommend bringing different checks for different denominations so that you can get as close to your bid price as possible.  If you are owed change from your purchase, you will not receive it at the auction.  The trustee will take the money back to their office and a check will later be disbursed to you for the difference.  

16. Do I have clear title immediately upon purchase at the auction? 

We strongly recommend that you abstract title prior to your purchase at auction.

17. Tell me more about title regarding Mortgage Foreclosures. 

It is important that you abstract title to make sure that the lien that is in foreclosure (that you are considering purchasing at auction) is the senior lien.  Knowing that the lien you are purchasing at auction is the senior lien, this purchase would wipe out junior liens.  Lien superiority is determined by loan date. The older the loan date the more senior the lien.  If there is an Internal Revenue Service lien against the property, it is a good idea to check with the trustee to ensure proper notification has been given to the I.R.S.  Buying a junior lien at the foreclosure auction means you (as the successful bidder) would become subject to any senior liens and their loan balance/monthly payments.  Non-payments of these liens would obviously result in foreclosure action and potential loss of said property. Don’t forget to check back property taxes and maintenance fees that could also be independently owed.

18. Tell me more about title regarding Tax Foreclosures. 

It is important that you abstract title to see what liens exist against the property.  Now having an itemized list of the liens that are owed, you will need to take this information to the District Clerk’s office located on the 2nd floor of 201 Caroline in downtown Houston.  Use the cause number provided on our list, to research the lawsuit of which you are interested.  Viewing this lawsuit will allow you to ensure proper notification has been made to these lien-holders.  As long as each lien-holder has been properly notified and enjoined in the lawsuit such liens would wipe out as a result of the foreclosure.  Any lien-holders NOT properly notified or enjoined in the lawsuit would remain in place, which means you (as the successful bidder) would become subject to their loan balance/monthly payments.  Non-payments of these liens would obviously result in foreclosure action and potential loss of said property.

19. Where do I register to bid on tax foreclosures? 

In Harris County, registration is conducted outside under the white tent.

20. What if the first Tuesday falls on a holiday (such as the 4th of July or January 1st)? 

The auction will be held regardless of holidays.

21. Can anyone bid at the auction? 

Yes. The bidding is open to the public.

22. Do I have to be and/or have a real estate agent with me to bid on property? 

Anyone interested in bidding on properties or witnessing the foreclosure auction is free to do so.

23. What is a re-sale? 

The term re-sale only applies to Tax delinquent properties. It means that a property has been up for tax foreclosure before, was not purchased by an investor at the first auction but instead was struck off to the taxing authority and is now back up for auction again. Re-sales are found on the Constable Sale Posting List.
24. What do the fields/column headings on my report stand for? 

Address: The common address of the property. The common address is provided on a significant percentage of the foreclosure notices. Note: "VIC" means "vicinity of". 
AVC: Automated Valuation Calculation - A property valuation calculation based upon comparable sales data of previous retail home sales for the same street or neighborhood. 
Bdrms: Number of bedrooms.

Current Owner: In most cases, the foreclosure notice does not disclose the current owner if the mortgage had been assumed. However, in the few cases when the Current Owner name is provided on the notice, the name appears in this field. 
Est Bid Price: Bid prices are not public information. They are not provided by Trustees or Banks nor are they furnished on the actual foreclosure notices. The Est Bid Price is not the actual opening bid because again, Texas law does not require the disclosure of such information by Trustees. We also caution buyers that this field is an estimation but generally is within 3% to 6%, plus or minus, of the opening bids and also caution users that our estimation may occasionally be dramatically different from the actual opening bid. 
Est Equity: The investment gross margin. Estimated Equity is the difference between the property value and the Estimated Loan Balance. 
Est Ln Bal: Estimated Loan Balance - Texas law does not require the disclosure of the loan balance and such information is not publicly available. 
Est Margin: Estimated Profit Margin - The percentage difference between the property's value and the Estimated Loan Balance. 
Film Code Nbr: The Deed of Trust filing reference number in County Clerk records. 
Final Bid: (Only pertains to the "Last Sale Confirmation Report") - The final and successful closing bid at the foreclosure sale usually occurring only when there is competitive, third party bidding. 
Grantee: (Only pertains to the "Last Sale Confirmation Report") - The bank or mortgage company which "repossessed' the property at auction, resulting from no third party cash bid. 
Key Map: The reference grid in Key Maps locating the property. 
Legal Description: The Lot Number, Block Number and Subdivision location of the property. 
Ln Orig Dte: The date when the Original Mortgagor (homeowner) received his mortgage for purchase of the property.
Loan Number: Mortgage company’s’ loan identification number. 
Loan Type:

                CONV - Conventional Loan 

                FHA - FHA Loan 

                VA - VA Loan 

                EQUITY - Home Equity Loan 

                M - Mechanics Lien (generally a home improvement 2nd lien) 

                HOA - Assessment (HOA Maintenance Fee deficiency) 

                SECOND – Second Lien

                TAX – Tax Transfer Lien
Mortgagee: The bank or mortgage company. 
Opening Bid: (Only pertains to the "Last Sale Confirmation Report") - The original bid announced by the Trustee at the foreclosure sale. If there is not competitive, third party bidding, this is also generally the final bid in favor of the bank. 
Org Loan Amt: The original mortgage amount borrowed by the Original Owner. 
Original Owner: The original owner of the property. (May also be the Current Owner). 

Prop Value: The assessed tax or market value of the property recorded in County Tax rolls. 
Sold to 3rd Party: (Only pertains to the "Last Sale Confirmation Report") - Denoting a sale of property at auction to a party other than the bank resulting from competitive cash bidding. 
Sq Ftg: The square footage of the home. 
Tax Acct ID Nbr: The identification number of the property in County Tax rolls. 
Term: The term of the mortgage usually reported in the number of years. 
Time of Sale: Texas law requires the statement of a three hour window within which the Trustee will sell the property at auction. 
Time Sold: (Only pertains to the "Last Sale Confirmation Report") - The time at which a successful bid closed the sale at auction. 
Trustee: The representative appointed by the bank or mortgage company to conduct the sale at auction, usually an attorney. 
Trustee Ref Number: The identification number of the foreclosure files and documents in the Trustee's Office.
 Good luck on your purchase!
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