
SHORT SALE SERVICES, LLC
Simply put, we care more…

www.shortsaleservices.net

awein555@gmail.com

301-785-8111

ADVANTAGES OF A SHORT SALE VS FORECLOSURE OR A DEED-IN-LIEU

A short sale occurs when the lender agrees to allow the sale of the property for less than the 
amount owed.  To qualify, the owner must show that the property is under water and that 
there is some type of hardship (either financial or life affecting).  In addition, the ultimate sale 
of the property must be at a price that the lender finds acceptable.  The lender will do some 
kind of valuation to be certain the property is being sold at a fair price.

A foreclosure occurs when a borrower is in default of their loan and is unable to work out 
arrangements with the lender to keep the property.  In a foreclosure, the property will either go 
back to the lender and be treated as an REO, or be sold to a third party bidder at a public 
auction.

A Deed-in-Lieu of foreclosure occurs when a lender agrees to accept a deed to the property 
instead of foreclosing.  To qualify, an owner must have clear title with no other liens or 
judgments (including no second mortgage).

With a short sale:

 The owner is in control of the sale, the terms and the timing-not the bank.
 The owner knows who will be buying the property.
 The property will not be listed in the newspaper as a “foreclosure.”
 The property will be handled like any other home sale.  The owner will go to a title 

company and complete the closing.  
 Contrary to popular belief, an owner need not be behind on their mortgage to qualify 

for a short sale.

PURCHASING ANOTHER PROPERTY

After a short sale, one should be able to purchase another property after about two (2) years.

After a foreclosure, the time period would be between five (5) and seven (7) years.  
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After a Deed-in-Lieu, the time period will be between three (3) and four (4 years).

AFFECT ON CREDIT

A short sale may be considered to be a derogatory mark on one’s credit even though credit 
bureaus do not show the words “short sale” on the credit report.  The credit report will note 
“paid in full for less than agreed” or “settled.”  It is likely that the owner’s credit score will drop 
between 50 and 100 points.  However, this is not a long term matter.  Immediately after a short 
sale is completed and the score goes down, it should start going back up if the individual stays 
current on their remaining obligations.  It is important to note that major drops in the credit 
score are typically due to the owner being substantially in default months prior to entertaining 
a short sale.

After a foreclosure, the owner’s credit score could fall between 100 and 160 points.  Generally, 
a foreclosure will stay on one’s credit report for seven (7) years.

After a Deed-in-Lieu, the owner’s credit score will drop approximately 125 points and stay on 
the credit report for four (4) years.

It is very important to note that a short sale is the only loss mitigation option that will not affect 
the owner’s security clearance.  Thus, even after a short sale, the owner can keep his or her job 
in the military or government.  The same is not true for foreclosure or Deed-in-Lieu. 

DEFICIENCY

A deficiency occurs when the lender accepts the transaction and allows the property to be sold 
for less than is owed.  The difference between what the bank accepted and what is owed is 
called the “deficiency.” For example, if a lender is owed $250,000 and property is sold for 
$200,000 with $20,000 in closing costs, the net to the bank would be $180,000.  The deficiency 
would be $250,000 less $180,000 or $70,000.

Short Sales:

Most short sales are approved with a full deficiency waiver.  That means the lender has agreed 
not to pursue the deficiency balance ($70,000 in our example above).  This is a negotiated point 
in most short sales and must be written in the Short Sale Approval Letter.

Foreclosures:

Deficiency judgments are allowed in Maryland.  The lender must file a motion for a deficiency 
judgment within three (3) years of the final court approval of the foreclosure sale.  A separate 
law states that a creditor has three (3) years to pursue a deficiency based on the promissory 
note.  This matters most when there was a second mortgage that got wiped out by the first 
loan’s foreclosure.  Thus, a junior lienholder can sue the owner under the promissory note for 



up to three (3) years.  The law in Virginia is very similar to Maryland except the lender has five 
(5) years to file the lawsuit.  In DC, the court lender can pursue a deficiency at the time of the 
foreclosure.

Deed-in-Lieu

In Maryland, DC and Virginia, a lender can get a deficiency judgment following a deed-in-lieu.  
To avoid a deficiency judgment, the agreement must expressly state that the transaction is in 
full satisfaction of the debt.

CLOSING INCENTIVE

In a short sale, it may be possible the lender will provide some relocation money or closing 
incentive to the seller to complete the transaction.  The property must be the seller’s principal 
residence.   Previously, this was part of the federal guidelines and a homeowner would get 
$10,000 at closing.  That was changed several years ago and now it is a negotiation of each 
transaction.  We are always asking for $10,000 and see between 0 and $5,000.

After a foreclosure, there will be no funds to the owner.

In a Deed-in-Lieu, the owner can try to negotiate a “cash for keys” payment from the lender.

TAX CONSEQUENECES

While the law states that any forgiveness of debt is taxable income to the party who is being 
forgiven, there is an exception to that law if the property is one’s principal residence.  Thus, if a 
lender does a foreclosure, short sale or deed-in-lieu and forgives the remaining balance, if the 
property was ones’ principal residence, the amount forgiven is not subject to federal income 
tax.  However, if the property was not the principal residence, the amount forgiven is fully 
taxable at ordinary income rates.

ABOUT SHORT SALE SERVICES, LLC

At Short Sale Services, we are here to help the homeowner.  While in most cases, we believe 
that a short sale is the best option, our experienced professionals will speak to each and every 
homeowner and discuss their options.  If the homeowner has questions about bankruptcy, 
modification or other areas of loss mitigation, we will refer them to a professional who can 
assist with that issue. 

If the homeowner determines that a short sale is their best option, we will immediately begin 
the process. That process includes making certain the property is listed with an experienced 
agent.  Next, we will obtain, review and ultimately submit to the short sale lender, the owner’s 
financial package.  We will work with the owner to get a complete package.  We will be in direct 
contact with the lender on a regular basis.  All parties will receive electronic updates at least 



once per week.  Once there is an offer, Short Sale Services will submit the offer to the lender 
and begin the process of working towards an approval.  We will speak to the lender several 
times each week and all parties will get updates. Upon receipt of an Approval, that Approval 
will be reviewed for accuracy and it will be discussed with the owner to be certain it does what 
they desired.   As we are not a title company, the buyer can chose whatever title company they 
desire.  Our closing department will immediately reach out to that title company and 
coordinate the flow of money and documents between the title company and the short sale 
lender to be certain all conditions are met on a timely basis.  

While the process should be simple, the lenders have found multiple way to complicate things 
and to slow things down.  Our goal is to move the file along as efficiently as possible.   Since we 
handle hundreds of short sales each year and have been doing so for the last 15 years, we know 
most lenders and what “buttons to push” to get things moving.  We know managers and 
supervisors and they know us.  Thus, a file will not sit.

Short Sale Services is paid by the short sale lender.  Thus, we will not look to the buyer, seller 
or agents to pay our fee.  There will be no need to add a premium on to the sales price or 
have the buyer sign an addendum to pay our fee.

Finally, Short Sale Services just “cares more.”  We care about the buyer, the seller and the real 
estate agents.  We care because we recognize how important this transaction is to all parties.  
As a result, we won’t give up.  No matter how many road blocks we won’t give up.

SHORT SALES-Q AND A

What price should I list my short sale property? List at market value.  Do your research on the 
market and list at what you think is a fair price.  Remember, the seller is not getting any money 
from the closing.  Thus, you want to list at market with the caveat, you want it to sell quickly.  
The seller is probably not paying the mortgage.  Therefore, to save the credit and to prevent a 
foreclosure, you want to get an offer asap.

How long does a short sale take? Of course every deal is different.  However, if the seller is 
cooperative, we should obtain an approval within 60-75 days from the date of contract.

Should I accept a contract with contingencies? Short answer, “NO.”  Inspections should be 
done within a few days of the offer.  After that, the property is sold “as is.”  Generally, 
approvals are personal to the buyer.  Thus, if we lose that buyer after an approval, we have to 
start over from almost the beginning.  



Does a short sale listing have to be listed on MLS?  Yes, most investors require that a property 
be listed on MLS for a minimum of five (5) days.

Will a lender pay 6% commission?  In almost all cases, the lender will pay 6% commission.  I 
strongly suggest you list the buyer’s side at 2.5%.  Therefore, when there is a water bill to pay 
or the seller needs some help moving, you have the flexibility to help them out.

Will a short sale lender allow seller concessions?  If the buyer is not a cash buyer, most 
investors will allow up to 3% in seller help to the buyer.   Of course, the required net has to be 
met.

How are other liens on title handled? If there is a second mortgage, we will negotiate with that 
investor to obtain an agreement.  Generally, the first mortgage holder will allow the second 
mortgage holder to receive up to $6,000 at closing.  Other liens like HOA, condo, water and tax 
are treated a bit differently.  We attempt to have the short sale lender pay these liens.  At the 
same time, we have to negotiate with the lienholders.  State tax liens can be dealt with rather 
simply.  Federal tax liens can be dealt with, but take up to 90 days to resolve.

Can a short sale be completed on investment property? Yes, we do short sales on investment 
properties. The requirements are still the same.  The seller has to have a hardship.  Also, as 
discussed above, the amount forgiven will be taxable income.

Can a short sale be completed on a property after the owner is deceased?  Yes, often these 
are the easiest deals we do.  As long as the Personal Representative is cooperative, this sale will 
move along rather quickly.   There are no needed financials and of course, the PR’s financials 
are not applicable.  We do many short sales for properties with Reverse Mortgages.

If I have a short sale listing or a potential short sale listing, how do I start?  Contact me via 
phone (301-785-8111) or email (awein555@gmail.com).   I will check the title to the property so 
we know what liens exist.  If you so desire, we can do a 3 way call with the owner of the 
property.  I will explain the process an answer any of their questions.  Once you have the Listing 
Agreement, forward that to me with the seller’s contact information.  I will take it from that 
point.  The key is to get me involved early.

ALAN WEINER, JD, CPA

SHORT SALE SERVICES

301-785-8111/awein555@gmail.com
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