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The Purpose of this Guide

The purpose of this guide is to provide clear, 
practical direction for individuals who have been 
entrusted with the responsibility of managing real 
estate during the probate process. Stepping into 
the role of a personal representative often comes 
at a time of emotional strain, and the added 
responsibility of handling property, legal 
requirements, and financial decisions can 
quickly feel overwhelming. This guide was 
created to simplify that experience.

Inside, you will find straightforward explanations 
of how probate real estate works, along with 
step-by-step insights to help you make informed 
decisions. Rather than navigating unfamiliar 
territory alone, this resource is designed to give 
you structure, clarity, and confidence as you 
move forward. Whether you are deciding if and 
when to sell a property, how to prepare it for the 
market, or how to coordinate with professionals, 
the goal is to eliminate guesswork and reduce 
costly mistakes.

This guide also draws from real-world experience, 
highlighting common challenges that personal 
representatives face and how to avoid them. By 
understanding these pitfalls in advance, you can 
save time, minimize stress, and better protect the 
value of the estate.

Equally important, this resource emphasizes that 
you don’t have to handle everything on your own. 
Successfully managing probate real estate often 
involves working with the right team—attorneys, 
accountants, real estate professionals, and other 
specialists who can support you along the way.
Ultimately, this guide exists to help you move 
through the probate process with greater ease 
and confidence. It is meant to serve as both a 
practical tool and a steady point of reference, 
helping you fulfill your responsibilities while 
making informed, thoughtful decisions during a 
difficult time.

With sincere respect,

James R. Turner
Certified Probate Real Estate Specialist

Steven B. Turner
Certified Probate Real Estate Specialist
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This publication is provided for informational purposes only. Neither the author nor the publisher is 
offering legal, accounting, or financial advice. 
The provider is a licensed Real Estate Professional and a Certified Probate Real Estate Specialist. 

While the information contained in this e-book is believed to be accurate and reliable at the time of 
publication, it is not intended to apply to every individual situation or jurisdiction and cannot be 
guaranteed as such.  

Laws, regulations, and best practices change frequently, and individual circumstances vary. For these 
reasons, readers are strongly encouraged to seek advice from a licensed attorney, accountant, or 
other qualified professional before acting on any information, strategies, or ideas discussed in this 
guide.

The author and publisher expressly disclaim any responsibility or liability for any loss, damage, or 
risk—whether personal, financial, or otherwise—that may arise directly or indirectly from the use, 
reliance upon, or application of the content contained in this e-book. Any results achieved from 
applying the information in this publication will depend on the reader’s individual effort, decisions, 
and circumstances.
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Navigating probate without the right team can 
quickly turn an already complex responsibility 
into an overwhelming experience. As a personal 
representative, you are expected to manage legal 
filings, timelines, financial obligations, and often 
real estate decisions—all while ensuring 
compliance with state-specific probate laws.

While it is possible to handle portions of this 
process independently, doing so without the 
proper guidance can lead to delays, costly errors, 
or even legal complications.

One of the biggest challenges is that probate 
requirements vary depending on where the 
decedent lived. Each state—and often each 
county—has its own procedures, forms, and 
expectations. What may seem straightforward at 
first can become confusing when deadlines, 
documentation, and court requirements begin to 
overlap. Without a knowledgeable team in place, 
it’s easy to miss critical steps that can slow down 
the entire estate settlement.

Legal support is often a key piece of the process. 
In some cases, working with a probate attorney is 
not just helpful—it may be required. Even when it 
isn’t mandatory, having access to professional 
guidance can provide clarity and peace of mind, 

especially when dealing with unfamiliar 
paperwork or court filings. For those concerned 
about costs, many courts offer resources or 
direction to help individuals get started, making it 
possible to move forward even with limited 
funds.

Beyond legal assistance, having the right 
professionals around you—such as certified 
probate real estate specialists, financial 
advisors, or estate service providers—can make 
a significant difference. These individuals 
understand the nuances of probate and can help 
streamline decisions, connect you with trusted 
resources, and prevent unnecessary setbacks.

Ultimately, trying to manage probate alone can 
add avoidable stress and risk. Building the right 
team ensures you have the support, knowledge, 
and efficiency needed to carry out your 
responsibilities properly and move the process 
forward with confidence.

KEY TAKEAWAY
If you are not comfortable preparing or filing probate documents on your own, seeking guidance from 
a licensed attorney or qualified paralegal is strongly advised.

Navigating Probate Without the Right Team
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KEY TAKEAWAY
Locate the will or trust if it exists. If not, the estate can still be settled—just gather information, seek 
guidance, and work with trusted professionals.

Misunderstanding The Probate Process

Getting started with probate can feel uncertain, 
especially when you’re balancing responsibility 
with the emotions that come after a loss. 

The key is to take a structured, step-by-step 
approach so the process becomes manageable 
rather than overwhelming.

A strong first step is gathering essential 
information. 
Locate any estate planning documents, such as a 
will or living trust, since these provide direction 
on how assets should be handled. If these 
documents are not available, the process simply 
shifts to a different legal path—it does not 
prevent you from settling the estate. 
Understanding what assets exist, along with any 
debts or obligations, will give you a clear picture 
of what needs to be addressed.

From there, seeking professional guidance can 
make a significant difference. Probate involves 
legal responsibilities and strict procedures, and 
having the right support helps ensure everything 
is handled correctly. A qualified probate attorney 
can guide you through filings, deadlines, and 
court requirements while helping you avoid 
mistakes that could delay the process. They can 

also assist with more complex situations, such 
as missing documents or unclear ownership of 
assets.

It’s equally important to recognize that probate is 
not a one-person job. In addition to legal 
support, professionals such as accountants and 
certified probate real estate specialists can 
help you make informed decisions about taxes, 
property, and asset distribution. Their experience 
can streamline the process and reduce 
unnecessary stress.

Organization is another critical component of 
success. Creating a centralized system for 
documents—whether physical or digital—will 
help you stay on track. Keep records of financial 
statements, property information, insurance 
policies, and any communication related to the 
estate. Taking notes and writing down questions 
as they arise will also help you make the most of 
conversations with professionals.

By approaching probate with organization, 
reliable guidance, and a clear plan, you can move 
forward with greater confidence and ensure the 
estate is handled responsibly from start to finish.
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KEY TAKEAWAY
Deciding to keep or sell assets is a major challenge—work with qualified professionals to make 
informed, value-driven decisions.

Choosing the Wrong Professionals

One of the most important—and often most 
difficult—decisions you will face as a personal 
representative is whether to retain or sell the 
assets within the estate. 

This choice is rarely simple, as it depends heavily 
on the estate’s overall financial position, 
including debts, ongoing expenses, and any 
obligations that must be satisfied before 
distributions can be made to heirs.

At first glance, the estate’s finances may appear 
straightforward. However, probate can introduce 
unexpected factors. Creditors are given a specific 
window of time to submit claims, and while some 
act quickly, others may file later in the process. 
This can create uncertainty, as obligations may 
not be fully known right away. It’s not uncommon 
for executors to believe the estate is financially 
clear, only to encounter additional claims or 
expenses that must be addressed before closing.

Ongoing financial responsibilities can also 
influence your decision. For example, if the 
estate includes real estate with an active 
mortgage, property taxes, insurance, or 
maintenance costs, those expenses must 
continue to be paid. In some situations, selling 

assets becomes necessary to prevent financial 
strain or protect the estate from loss.

When evaluating what to keep versus what to 
liquidate, it helps to break assets into categories. 

Personal property, such as household items or 
collectibles, may be sold through estate sales or 
specialty channels depending on value. 
Financial assets, including stocks or retirement 
accounts, require careful handling to avoid 
unnecessary losses or tax consequences. 
Real estate, often the most valuable asset, 
typically carries the greatest impact on the 
estate’s outcome and requires thoughtful 
planning.

Because of these complexities, working with 
experienced professionals can be critical. 
Specialists who understand probate—
particularly in real estate—can help you assess 
value, navigate market conditions, and ensure 
the process is handled correctly.

Making informed decisions about asset 
liquidation not only protects the estate but also 
helps ensure obligations are met and 
distributions are handled as intended.
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KEY TAKEAWAY
Probate is not instant, and timelines can vary depending on the estate and court. Requesting a 
Probate Timeline and working with a team of qualified professionals will help you understand the 
process, plan, and manage the estate effectively.

Expecting Your Attorney to Handle Everything

One of the most common misconceptions in 
probate is how long the process will actually 
take. 

Some personal representatives expect everything 
to be completed within a matter of weeks, while 
others assume it will drag on for years. The reality 
usually falls somewhere in between and depends 
on several factors, including the complexity of the 
estate, court timelines, and how well all parties 
involved work together.

Probate is not a single event—it is a sequence of 
required steps. Delays can occur if documents 
are incomplete, if creditors file claims late, or if 
disagreements arise among heirs. Even in 
smooth situations, the court’s schedule and 
workload can impact how quickly each phase 
moves forward. Without a clear understanding of 
what comes next, many executors feel stuck or 
uncertain, which can lead to frustration and 
costly missteps.

This is why having a structured roadmap is 
essential. A well-defined probate timeline helps 
you understand each stage of the process, from 
initial filings to final distribution. While exact 
timing will vary by state and situation, having a 
general framework allows you to plan ahead, stay 
organized, and avoid unnecessary surprises.

It’s equally important to understand the role of 
the professionals you rely on. 
An attorney is critical for legal guidance, filings, 
and ensuring compliance with probate law—but 
attorneys are not real estate agents. Even if an 
attorney offers to assist with selling property, 
their expertise is legal, not market-driven. Relying 
solely on legal counsel for real estate decisions 
can lead to underpricing, poor marketing, or 
missed opportunities that impact the estate’s 
overall value.

Instead, real estate should be handled by a 
qualified certified probate real estate specialist 
with experience in probate transactions. These 
professionals understand how to properly 
evaluate, prepare, and market a property while 
navigating the unique requirements of probate 
sales.

When combined with legal and financial 
guidance, this team-based approach ensures 
that every aspect of the estate is handled by the 
right expert. The result is a smoother process, 
better decision-making, and a more efficient path 
to settling the estate.
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KEY TAKEAWAY
As the personal representative, you are responsible for safeguarding the estate’s assets,  proper 
documentation, secure storage, and professional guidance for valuing or selling items will help you 
meet your fiduciary duties while protecting the estate.

As the executor or administrator of an estate, you 
are held to a fiduciary standard, meaning you 
are legally responsible for protecting and 
managing the estate’s assets with care and 
loyalty to the beneficiaries. 

This responsibility extends to every category of 
property, including real estate, financial 
accounts, and personal belongings. 
Each decision must be made with the intent of 
preserving value and acting in the best interest of 
the estate.

One of the most overlooked risks during probate 
is the loss or misplacement of personal property. 
Items such as jewelry, artwork, antiques, 
collectibles, and sentimental family heirlooms 
can easily be removed, borrowed, or accidentally 
discarded during what is often a busy and 
emotional time. 
Because of this, it is the executor’s responsibility 
to ensure these assets are properly secured until 
the estate is fully resolved.

A strong safeguard is creating a complete and 
organized inventory. This should include a 
thorough documentation of the property, 
supported by photos or video walkthroughs of the 
home. Each item should be recorded along with 
its condition and general location. 

Once compiled, this information becomes a 
critical reference point for tracking assets, 
resolving disputes, and supporting insurance or 
legal requirements if questions arise later.

Securing the property is another important step. 
In many cases, changing or rekeying locks helps 
limit access and reduces the risk of unauthorized 
entry or accidental removal of items. This simple 
action can provide an added layer of protection 
while you work through the probate process.

Valuing personal property can also be 
challenging without professional support. Estate 
sale companies, licensed appraisers, and 
auction specialists can help determine fair 
market value and ensure items are handled 
appropriately. Certified probate real estate
specialists generally, work with these companies
regularly, it would be wise to consult advice for
reputable referrals.

Working with experienced professionals helps 
prevent undervaluing assets and ensures a more 
accurate and transparent process for 
beneficiaries.

Throughout probate, organization and clear 
communication are essential. Maintaining 
detailed records and keeping heirs informed 
when appropriate helps reduce confusion and 
build trust. By taking proactive steps to secure, 
document, and properly evaluate personal 
property, you fulfill your fiduciary duty while 
minimizing risk and protecting the integrity of the 
estate.

Failing to Secure Personal Property 
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KEY TAKEAWAY
Protecting estate property with adequate insurance is not optional—it is a fiduciary responsibility. 
Ensuring the home or other real estate is properly insured prevents financial loss, protects heirs, and 
allows you to manage the estate with confidence.

Insurance Gaps Can Put the Estate at Risk

One of the most frequent—and expensive—
oversights made by executors and administrators 
is failing to properly review and maintain 
insurance coverage on estate assets, especially 
real property (real estate). 

Many personal representatives begin the probate 
process without a full understanding of what the 
estate owns, and this issue is even more 
common when there is no will or trust to provide 
clear direction. 
In these situations, the responsibility falls entirely 
on the executor to identify assets and ensure 
they are protected.

As the fiduciary of the estate, you are legally 
obligated to preserve and safeguard all property 
until the administration is complete. Insurance 
plays a vital role in that responsibility. Homes, 
land, and structures are exposed to risks; fire, 
storm damage, water leaks, vandalism, or even 
accidents on the property. Without proper 
coverage, these events can result in significant 
financial loss and, in some cases, personal 
liability for the executor.

Even when a property is actively being prepared 
for sale, insurance remains essential. In fact, 
properly insured properties are not only 
protected but are also more marketable. Buyers 
and agents are more confident moving forward 
with a property that is secure and maintained, 
and coverage helps preserve the estate’s value 
throughout the listing and sales process.

Gaps in insurance coverage, or having the wrong 
type of policy in place, can create serious issues. 
Damage that occurs before a sale closes can 
reduce proceeds, delay closing, or trigger 
disputes among beneficiaries. In some cases, it 
can even lead to legal complications that slow 
down the entire probate process.

To prevent these problems, the first step is to 
verify the current insurance status of the 
property. Contact the existing insurance carrier to 
confirm what is covered, what exclusions exist, 
and whether the policy is appropriate for an 
estate in probate. Adjustments are often 
necessary, and working with a knowledgeable 
insurance professional is important to ensure 
the estate is neither underinsured nor overpaying 
for unnecessary coverage.

Because insurance decisions can be complex, 
especially in probate situations, having 
experienced guidance is highly recommended. 
Coordinating with professionals who understand 
estate properties helps ensure the right 
protections are in place.

Finally, keep detailed records of all insurance 
policies, coverage limits, and payment 
histories. Proper documentation not only 
demonstrates diligence but also protects you in 
the event questions arise from heirs or the court.
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KEY TAKEAWAY
As the executor or administrator, you act as the property owner and must ensure it is sold at the best price 
while following probate rules. Using a Certified Probate Real Estate Specialist protects the estate, the heirs, 
and your fiduciary responsibility.

Selling Assets Without Understanding the Market

Selling a property that is part of a probate estate 
is very different from a traditional home sale. In a 
standard transaction, the seller is typically the 
owner who is familiar with the property’s history, 
condition, and improvements. 
In probate, however, the original owner has 
passed away, and the personal representative is 
often making decisions with limited firsthand 
knowledge of the home. 
Despite that challenge, you are stepping into the 
legal role of “seller” for the estate and are 
required to handle the transaction with care, 
diligence, and fairness.

As the executor or administrator, you have a 
fiduciary duty to the estate and its beneficiaries. 
That duty includes protecting and maximizing the 
value of estate real estate. The property must be 
marketed and sold at a fair market price based on 
current conditions, while also complying with 
probate court requirements and timelines.

Importantly, the value of the home is often 
anchored to the date-of-death valuation, even 
though the market may shift significantly by the 
time the property is actually listed and sold.
This is where many estates run into avoidable 
problems. Probate real estate is not just “another 
listing.” It involves court oversight, potential heir 
disagreements, documentation requirements, 
and valuation standards that are not typically 
part of a standard residential sale. 

Agents who are not trained in probate often miss 
these nuances, which can result in pricing 

mistakes, delays, or transactions that require 
court correction.
It is also critical to understand the distinction 
between legal professionals and real estate 
professionals.  
Attorneys are essential for guiding the probate 
process, preparing filings, and ensuring legal 
compliance.  However, attorneys are not 
certified probate real estate specialists and are 
not trained to actively market, price, negotiate, 
and manage real estate transactions in the 
marketplace. 

Even if an attorney is involved in the estate, 
relying on them to handle the sale of the property 
can lead to missed market opportunities or 
improper pricing strategies.
The real estate component should be handled by 
a licensed realtor with specific probate 
experience.

This is why working with a Certified Probate Real 
Estate Specialist is so important. These 
professionals understand both the court process 
and the real estate market dynamics involved in 
probate sales. They can prepare a Probate Market 
Analysis to establish accurate pricing, coordinate 
with attorneys, and help ensure the property is 
positioned correctly from the start.
When handled properly, probate real estate can 
be sold efficiently, with fewer disputes, reduced 
holding costs, and stronger financial outcomes 
for the estate and its beneficiaries.
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Final Thoughts & Next Steps

Serving as the personal representative of an 
estate can feel like a heavy responsibility, and it’s 
completely normal to feel uncertain or even 
overwhelmed as you move through each stage of 
the process. Probate involves legal, financial, and 
real estate decisions that most people don’t deal 
with on a regular basis, all while managing the 
emotional weight of losing a loved one.

The most important advice I can offer is to 
surround yourself with qualified, experienced 
professionals who understand probate and can 
help guide you through it correctly. This is not a 
process where guesswork or trial-and-error is 
your friend—having the right expertise in place 
from the beginning can make a significant 
difference in both outcomes and stress levels.

A helpful way to think about it is this: if you had a 
serious heart condition, you wouldn’t go to a 
dentist for treatment. In the same way, probate 
requires specialists in different areas—legal, 
financial, and real estate—not generalists trying 
to handle everything. Cutting corners or trying to 
save money by avoiding the right professionals 
often leads to delays, mistakes, and in many 
cases, greater costs to the estate in the long run.

This is especially true when real estate is 
involved. Attorneys play a critical role in probate 
by handling filings, court requirements, and legal 
compliance, but they are not real estate agents. 
Even when attorneys offer guidance on property 
matters, they are not licensed to market, price, 
negotiate, or manage real estate transactions in 
the way a trained agent does. For that reason, 
relying solely on legal counsel for the sale of real 
estate can result in missed market opportunities 
or improper pricing strategies that impact the 
final value of the estate.

The goal is to ensure the estate is supported by 
the right team—each professional working within 
their area of expertise to protect and maximize 
value. In many cases, that includes a probate-
focused real estate specialist who understands 
both the market and the court process.

If you’re unsure where to begin, you don’t have to 
figure it out alone. We can help connect you with 
trusted professionals across all areas of probate, 
and if a specific service is not available directly 
through our network, we can refer you to vetted 
specialists who are experienced in that field.

Having worked with many families through 
probate, I’ve seen firsthand how the right 
guidance can reduce stress, avoid costly 
mistakes, and create a much smoother process 
overall. My goal in sharing this information is to 
help you move forward with clarity and 
confidence.

You are not alone in this process—support, 
guidance, and experienced help are always 
within reach when you need them.
With sincere respect and commitment,

Steven B Turner, CPRES
(248) 535-8285
Steven @StevenBTurner.com
License #: 6501393719

James R Turner, CPRES
(586) 850-9058
James@TurnerTeamRealty.com
License # 6501396841
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Our Team

Steven B. Turner
Certified Probate Real Estate Specialist

James R. Turner
Certified Probate Real Estate Specialist

TurnerHomeSales.com
Steven@StevenBTurner.com

(248) 535-8285

TurnerHomeSales.com
James@TurnerTeamRealty.com

(586) 850-9058

Steven B. Turner combines real estate expertise, 
appraisal knowledge, and Associate Broker 

credentials to guide clients confidently through 
buying, selling, and investing in property. 
With experience managing hundreds of 

transactions, he provides accurate valuations, 
strategic advice, and tailored solutions at every 

stage.
Steven specializes in probate sales, assisting 
Personal Representatives and families across 

Michigan. He understands the unique challenges 
of probate; including legal requirements, court 

timelines, and property valuation; and applies a 
methodical, detail-oriented approach to simplify 

the process.
Known for his client-focused and approachable 
style, Steven delivers clarity, practical guidance, 
and results-driven service during what can often 

be a complex and emotional experience. 
Whether managing probate, listing a home, or 

advising on investments, he is dedicated to 
providing exceptional service and successful 

outcomes every step of the way.

James R Turner has helped and guided clients 
through complex real estate and mortgage 

transactions as both a Broker/Owner and Realtor, 
bringing experience from hundreds of successful 

deals. 
This background allows James to accurately price 

homes, analyze market trends, and position 
properties to attract strong, qualified buyers.
James specializes in probate sales, working 
closely with Personal Representatives and 

Attorneys to navigate legal timelines, valuation 
challenges, and the overall process with clarity 

and efficiency. 
James’ approach is structured, detail-oriented, 
and focused on delivering smooth, successful 

outcomes.
Whether you’re selling, buying, or managing a 

probate estate, James provides strategic, results-
driven guidance every step of the way. As a 

Certified Probate Real Estate Specialist (CPRES) 
with a background in marketing, he helps clients 

make confident, informed decisions while 
minimizing stress throughout the process.
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