Over the Counter Teleseminar
· Purpose of Teleseminar:  To teach you how to find, research and utilize over the counter lists to purchase tax liens and tax deeds through the mail and online   

· How will the Teleseminar be conducted?  The Teleseminar is scheduled for 2-hours.  We will spend approximately one hour talking and then allow about one hour for questions.  While we are talking you will not be able to respond and we recommend that you listen.  You do not need to take notes because after the seminar is over, we will be sending a summary of the seminar by email and we will also include the same information on a website that you can access at anytime.  When we finish the seminar, we will open up the call to questions.  To allow everyone the opportunity to ask questions we will proceed in alphabetical order.  You may also send us questions to a special email address we have setup:  otc@rogueinvestor.com
· Materials to be provided (CD with over the counter lists, Hard Cover Book Containing Guide To Investing in Tax Liens and Tax Deeds Through the Mail and Online. However, you do not need access to any of this information while we conduct the seminar.  Again, we recommend you sit back, listen and enjoy the seminar. 

2. What Are Over The Counter Lists?

· Primarily Properties (Deeds) and Liens Not Sold During the Auction that have been struck off to the county and/or state, or
· Assignments or Private Liens not redeemed, that are owned by private owners and you can contact by mail. 
3. Why Are Properties on the Over the Counter List?


· Not enough investors at an auction. Although hard to believe, I have seen this happen many times. In the Midwest and parts of the south, not having enough investors to buy all the properties is common. 
· Not enough money. Investors, including me, do not have an unlimited supply of cash and, depending upon what happens at an auction, sometimes there is just not enough money to buy all of the properties. 
· Some properties or liens are not desirable because of building restrictions, location, easements, market value in comparison to the taxes owed, or a host of other reasons. You will have to screen out these undesirable liens or deeds.
· The property owner owes more in taxes than his property is worth and other investors have done their research and know that it would be risky buying his property.

· The property is not worth anything because it is land locked, dilapidated, unusual in shape, only an easement, has environmental problems or in some way has little value. Other investors have done their research and passed on purchasing a lien or deed.

· The lien or deed is only partial interest in the property. 
· An investor purchased a lien or deed at a tax sale, but the investor reneged on the purchase and the lien was immediately put on the over-the-counter list.

· The property owner has filed for bankruptcy or is contemplating filing for bankruptcy.
4. Overview of States That Are Authorized to Have Over the Counter Sales
At Least 28 States that I am aware of have OTC lists:

Alabama, Alaska, Arizona, Arkansas, Colorado, Florida, Illinois, Iowa, Maine, Maryland, Massachusetts, Michigan, Mississippi, Montana, Nebraska, New Jersey, North Carolina, North Dakota, Oklahoma, Pennsylvania, South Carolina, South Dakota, Tennessee, Texas, Utah, West Virginia, Wisconsin, and Wyoming.
Although many states are authorized to sell liens or deeds over-the-counter, some times all of the liens or deeds are purchased at the annual or monthly tax sale auctions. Like all forms of tax sale investing, you will have to balance the ease of obtaining the lists with the extra competition that this allows. In other words, oftentimes the best lists are from small to medium sized counties where it is harder to get the lists.
Top Five Over-The-Counter Lien States
Alabama, Arizona, Colorado, Florida, Nebraska

Alabama

Alabama liens that are not sold at the annual tax lien sale held in May are relinquished to the state and may be available for resale as “Sold to State” Properties. These properties may not be available for a few weeks to several months after the sale. According to the State, most of the Sold-to-State property lists are updated in late summer to early fall.
When buying Alabama sold-to-state properties/liens, remember that Alabama has a 3-year redemption period from the date of the annual tax lien sale. Therefore, properties delinquent for less than three years are sold as liens and properties delinquent greater than three years from the sale are deeds.
Alabama offers an interest rate of 12%. 

Individual counties offer the sold-to-state property lists for roughly $20 to $30 dollars. In the case of Jefferson County (Birmingham, AL), the list is over 6500 liens and deeds and the list is available in spreadsheet format.
Listings are available in the form of hardcopy, CD or e-mail.

Once you have your list in hand, to purchase from the State, use their online system and enter the parcel number that you are interested in. 
The completed form will be sent electronically to the State Department of Revenue. The State Department of Revenue will respond to your application by mailing directly to you a price quote letter. You will have twenty days to respond to the price quote by sending in a cashier's check for the stated amount.

A secret that I found out the hard way after visiting several counties in Alabama is you can purchase the same lists directly from the state on a per county basis or you can purchase the entire list (every county in the State) for $100.  
Even better…If you don’t mind, downloading the list it is available for FREE at http://www.revenue.alabama.gov/advalorem/transcript/transcript.htm.
Application: http://www.revenue.alabama.gov/advalorem/transcript/landapp.pdf 
You must first fill out an application for each lien or deed your are interested in. The application will show the property, the county, the year of the tax sale and your contact information. 

The State will then contact the county to determine the exact amount owed for taxes, fees and penalties. The State will send you a letter notifying you whether the property/lien is still available and if it is available, you will have 20 days to respond by sending a money order or cashier’s check.

After the State receives your money, they will issue you either a lien or a deed. If you are issued a lien and hold it for greater than three years from the time of the original sale, you can then surrender the lien to the County and exchange it for a deed. 
Arizona

“Certificates of Purchase” Unsold parcels or assignments are “struck off to the state.” These parcels are called State CPs (certificates of purchase). State CPs are purchased at the Treasurer’s Office. The final date for purchasing assignments is January 31. Any remaining assignments are prepared for the tax lien sale in February. If a State CP parcel has current delinquent taxes that are scheduled for the February sale, then you can pay the current taxes and keep it from going to the annual tax sale. 

Arizona offers a redemption period of 3 years and an interest rate of 16%. Any liens purchased that are older than three years from the date of the original sale, may be taken to deed by applying for a court-ordered deed (also called judicial foreclosure). 
State CPs or assignments are available for purchase in person or by mail. First obtain a list from Treasurer’s office. Many counties will charge a fee for this list (e.g., The Maricopa County list is $50). 
To purchase liens in Arizona, you must: (1) obtain a bidder’s number just like you would if you registered for the annual tax lien sale (e.g., http://treasurer.maricopa.gov/research/cp_bidder_card.pdf), (2) fill out an IRS W9 form showing your SSN or Federal Tax I.D. number, (3) make a list of liens you would like to purchase and call the County to verify that the liens are still available and to request the total amount due, (4) submit your list along with a cashier’s check for the total amount due – be sure to indicate that you are purchasing assignments, (4) you will be sent a receipt and listing of your assignment purchases.
Note: liens expire after 10 years from the date they are purchased by an investor, so if you are purchasing older liens, you may only have a few years left. If you purchase liens that are older than 3 years, you can immediately begin judicial foreclosure.

After 7 years, liens that are not sold at the annual tax sale or through assignment may be transferred to the Board of Supervisors at which time they become deeds. The Board of Supervisors sells these deeds at auction to the highest bidder once a year before November. Deeds that are not sold by the Board of Supervisors may be purchased over the counter; however, be aware that these properties have not been picked up by both tax lien and tax deed investors and there may be a good reason.
Colorado

Parcels not bid on during the sale are struck off to the county and called “County Held Liens.”

Colorado’s annual tax lien sales occur in October or November (before the second Monday in December).  Colorado offers 9% plus the federal discount rate (this year it was 14%). Traditional sales occur in two ways: some counties conduct round robin bidding and others conduct a bid up system with no interest or principal on the premium bid amount. 

The redemption period for liens is 3 years from the date of the original sale. 

To purchase County held liens, you must pay the County the value of the certificate plus an assignment fee (approximately $4). You may have to sign an affidavit stating that you understand what you are doing. Also, you will have to provide a SSN or tax ID number by filing out a W9 form. You will fill out paperwork indicating the name you wish to appear on the certificate.

If the lien is more than 3 years old or you have held it greater than 3 years from the date of the original sale, you can apply for a Treasurer’s deed by turning in the certificate and filling out a Treasurer’s deed application. The previous owner or those with an interest are given a final opportunity (approximately 2 weeks) to redeem. If they do not respond, you will be notified and you will be required to pay a deed application fee (approximately $500), which covers title search, advertising and legal fees. 
Florida
Those certificates not sold at the annual tax lien in May and June are issued to the county, where they accrue 18% interest until paid. Certificates can later be purchased (by mail) by individual buyers from the County Tax Collector, according to the rules and laws governing delinquent taxes.

Certificate holders must hold tax liens for twenty-two months from the date of the original tax lien sale before they can apply for a tax deed. The property owner is notified of the action and if the taxes are still not paid within the 2-year redemption period an application for a tax deed can be made by the certificate holder. 
Note: Tax certificates are null and void seven years from the date of issuance.  Therefore, you must start the application for tax deed before this time period or risk having the lien expire. This tax deed process is different from all other tax lien states, where the certificate holder may instigate foreclosure proceedings if a certificate is not redeemed. 
Upon application for a tax deed, the property is offered at a public auction (tax deed sale) and the certificate holder can participate by bidding. Should there be no bidders at the sale, the property is deeded to the applicant. The highest bidder will receive a tax deed for the property. If the applicant is not the highest bidder, the applicant is refunded his money plus the interest accrued.

Refer to the OTC Super List CDrom and the Tax Sale Guide for Florida tax sale lists. Also included in your notebook are hard copy lists from Florida.

Also, be sure to visit www.floridataxliencertificates.com.
Note: any lien listed as Homestead must be at least $100 in value. Also, upon application for tax deed a homestead property must be offered for ½ of its assessed value plus the amount of taxes and fees that the investor has incurred.

The fee to take a lien to deed is roughly $500 for the title search and other fees. 

If the tax deed application was made by the county and there are no other bidders, the clerk shall enter the land on a "List of Lands Available for Taxes". Properties are available on a first come first serve through the Clerk of the Circuit Court:
www.floridataxdeedsales.com.  However, based on our research and experience investing in Florida the Lands Available for Taxes lists are usually picked over. 

Nebraska
Over-the-Counter Tax Lien Sales: Over-the-counter liens are offered from May through the end of August. Nebraska’s annual tax sale is the first Monday in March.

Bidding at the Annual Sale by friend: You can obtain a bidder’s number and have a representative attend the auction for you. Your representative could be a realtor, college student, friend, etc. 

Lancaster County (Lincoln) has one of the better lists available. The next annual tax lien sale is on March 6, so check for OTC liens after that date and follow their procedures, which are similar to the other states mentioned.
http://www.ci.lincoln.ne.us/cnty/treas/adlist/adlist.htm 

Top Five Over-The-Counter Deed States
Arkansas, Mississippi, Texas, West Virginia, Wisconsin

Arkansas

Arkansas offers two ways to bid on properties through the mail. 

(1) Mail-in bids are allowed at auctions. 

· Bids by mail must be received by the Commissioner of State Lands no later than seven (7) days prior to the date of sale. 

· Unsuccessful bidders will be refunded in full.

· Bids received by the Commissioner prior to the sale date will be announced immediately preceding the oral auction of the parcel.

(2) “Negotiated Sales” Properties

Tax-defaulted properties that are not purchased at a county’s annual tax deed sale will be available on the negotiated sales list 90 days after the sale. These properties may be purchased by mail or in person at the Commissioner of State Lands Office. To purchase, you must submit a sealed bid. The first negotiated sales bid starts a 30-day process during which anyone else can submit a closed bid. The highest bidder wins, but the property owner still has 30 days to redeem. If the property owner redeems, the investor will be refunded his/her money, with no interest.

All negotiated sales properties are listed at: http://www.cosl.org or by calling the Commissioner of State Lands at (501) 324-9222

Mississippi

Mississippi holds annual tax lien sales in August. Properties that are not purchased at the annual sale are forfeited or matured to the State if not redeemed during the two year redemption period. These “sold-to-state” properties are available with the chancery clerk.

You must first file an application with all of the necessary information complete and the filing fee included. The Secretary of State's Office then contacts the county tax assessor for a current market value of the property and makes an investigation of the title. 
Once the tax assessor value is received, a recommendation of the offer price is made to the Governor's Office. Upon receipt of the Governor's approval, you are sent an offer letter. If the purchase money is paid by the applicant, a patent (or deed) is prepared, signed by the Governor and the Secretary of State, and sent to you for filing in the chancery clerk's office.

The process normally takes about 90 to 120 days from receipt of the application to the issuance of the deed.

http://www.sos.state.ms.us 

http://lands.sos.state.ms.us/tfl/index.asp 


For first time buyers, please read the directions at http://lands.sos.state.ms.us/tfl/directions.asp. 

Use this search feature to locate all properties in each county. http://lands.sos.state.ms.us/tfl/search.asp 

The state’s tax-forfeited property is offered at 50% of the current market value. The market value is determined by the tax assessor’s office in the county in which the property is located. The offer price may vary, depending on the condition of the property. If the property is blighted (see the State’s website) it may be offered at 25% of the value. All offers are considered as well. Whichever of the amounts is greater is the amount for which the State will set the offer.

The State has an excellent ecommerce system online, which allows you to purchase directly from the website. If you encounter a problem, you can just print out forms and mail it in.
The following are ineligible to purchase tax-forfeited lands: 

1. Corporations (except a banking corporation holding a mortgage or deed of trust on the tax-forfeited parcel at the time it matured to the state, which mortgage is still in force and effect). 

2. Nonresident aliens may not purchase more than 320 acres for industrial purposes and 5 acres for residential purposes. 

3. Associations composed in whole or in part of nonresident aliens. 

4. Persons who have purchased 160 acres of tax-forfeited lands in the year in which the current application is made. (See Rule IV B. 2 for exceptions to this restriction.)
Also, Mississippi is a good over the counter tax deed state because the only way to purchase tax deeds in Mississippi is through the over the counter process.
Texas
Law firms handle most of the sales in Texas. In some larger counties like Dallas or Travis, the County handles the monthly auctions as well as the resales or struck-off properties.  
The Law Firm of Purdue, Brandon, Fielder, Collins & Mott, LLP Handles resales in the following counties: Brazoria, Galveston, Harris, Hays, Montgomery, Smith, Tarrant, Waller as well as several independent school districts.  

http://www.pbfcm.com or http://www.pbfcm.com/Resales.htm
Another Law Firm that handles many sales is Linebarger, Goggan, Blair and Sampson, LLP. Go to http://www.publicans.com and follow the link to Tax Sale Properties and click on one of the counties, such as Harris County and use the Resale pull down menu to find over-the-counter properties in Harris County

Counties/cities that maintain their own struck-off lists 
City of Dallas: http://www.pgt.dallascityhall.com 

Dallas County: http://www.dallascounty.org/html/citizen-serv/pubwks/strucklist.pdf 

Travis County: http://www.co.travis.tx.us/tax_assessor/foreclosure/resales.asp
The Texas over the counter process varies among counties however, for Travis County here is the process.  

First, you review the list of available properties online.  Link provided above.
Second, you fill out the bid submission form and enclose a check for the amount listed.  Here is the link to the form: http://www.traviscountytax.org/pdfs/TravisBidSubmissionForm.pdf
Make sure you call the county to find out if any additional taxes are owed prior to writing your check.  Travis County accepts personal checks.  Also, make sure you have the right parcel number on the form.  This is the only way the county knows what you are buying.

Third, send in your check and form to the Travis County Attorney. 
Elliott Beck, Assistant Travis County Attorney
Resale
P.O. Box 1748
Austin, TX 78767.

At the next meeting, they will vote and determine whether you will be awarded the deed.  Usually, if you make the minimum bid you will be awarded the property.  This process can take 60 days or longer so be patient.
Finally, you will receive a tax deed in the mail.  Put it somewhere safe like a safety deposit box or fireproof file cabinet.

West Virginia
Tax lien sales are held by the Sheriff’s office between October and November and offered at an interest rate of 12%. Any properties not sold and not redeemed within 18 months are taken to a second sale held by the State. Properties not sold at the second sale may be purchased over the counter from the Deputy Commissioner of Forfeited and Delinquent Lands for each County. 

Search Delinquent Land Properties

http://www.wvauditor.com/cc/delinquent/delinquentland.asp 

Hint: In the search engine feature, use the “no bid” or “did not follow through” to search for over-the-counter properties. You can either leave the county, blank or search within a particular county:

Instructions for bidding through the mail in West Virginia:

1. The only status that you can bid on is No-Bid or Sold-Did Not Follow Through.

 
2. Please make you check payable to the Sheriff of the County that you are bidding in.

3. Send in a letter stating which certification number you would like to bid on along with your check. Please enclose your address and phone number for further correspondence. Send your bid to the Deputy Commissioner Office for processing.

4. Once your bid has been received the Auditor will approve or disapprove your sale.

5. If your sale is approved, you will receive a letter detailing further instructions. If it is denied, you will receive your check back with a disapproval letter.

Wisconsin

County-owned properties may be available for purchase at the appraised or market value.

In Milwaukee County, call (414) 278-4905. Milwaukee County handles the suburbs and any tax foreclosed properties are put on a list and sold at fair market value. The County actually lists the property through the MLS and acts as its own broker.

For the City of Milwaukee (www.milwaukee.gov), delinquent real estate tax Accounts (http://www.city.milwaukee.gov/display/router.asp?docid=1810) are sorted by tax account number by levy year. This allows multiple, delinquent levy year tax accounts for a single parcel to be listed contiguously. Only the delinquent tax principal amounts are shown. The full payment amount due on a delinquent real estate tax account will always include accrued tax interest and penalty charges, but may also include accrued judgment interest where a judgment has been taken. If a tax account has an enforcement status of 5K or 6K, the full payment due amount can be ascertained by contacting the City of Milwaukee authorized collection agent, the Kohn Law Firm, at 414-276-0435. In all other cases, you may contact the Customer Services Unit at 414-286-2240 for the full payment amount due. 

The delinquent tax list is presented on the Tax Sale Cdrom or http://isdweb1.ci.mil.wi.us/treasurer/DELQREWEB.XLS. 

5. How to Find Over the Counter Lists

a. Rogue Real Estate Investor Collection
b. Naco.org or tax-lien-certificates.com

c. Rogueinvestor.com maintains a link to all new state websites that we are building – California, Florida, Texas, Missouri, Illinois, New York

d. Visit the county in person or call and find out how to obtain their OTC list – sometimes the extra effort required will be worth it.
6. What are the Best Times to Find Lists?

Immediately after the annual or monthly sales. You will usually have to allow 3 to 4 weeks for the County to get the lists updated. In some cases, it may only be a few days. Some counties are quicker and some are slower. Why are fresh lists important? Some people don’t follow through on paying the County for liens or deeds obtained at the annual sale.
I have added a calendar on Rogue Investor to help you remember when to start looking for fresh over the counter lists.  Here is the link:

www.rogueinvestor.com/tax_sale_calendar.html
7. How to Screen Over the Counter Lists and Perform Research
a. Excel or other spreadsheet program – if another format is available such as hard copy, you will want to screen the old-fashioned way – pen, marker, etc.

Typical screens include:

1. Available versus Not Available or some lists, like West Virginia, you only want to consider “no bids” and “ bids that did not follow through”
2. How long has it been on the list

3. Location or area

4. Price

5. Property type – residential, commercial, land

6. Amount of taxes owed versus the market value
7. Unusual items, such as notes that the county makes – environmental problems, easements, bankruptcy in progress
b. Google Earth Satellite Information

c. Finding Property Assessed Values and Market Values – visit the county assessor’s website and use the parcel number to access what the county believes the property is worth. Do a second check by either driving by if you are nearby, calling a realtor about a similar property, accessing information in the area on sites such as realtor.com or realestatebook.com

d. Finding Delinquency History and Taxes Owed – again, use the parcel number or property owner name to access the Tax Collector’s or Treasurer’s office for the taxes owed and payment history. This is usual for other reasons, such as finding out if the home owner is habitually late and has redeemed tax liens or deeds before.
e. Screening for Outstanding Liens, Judgments or Bankruptcy - Clerk or Recorder’s office will have information on liens. You will usually do a grantee/grantor search using the property owner’s name or business name.
f. Screening for Environmental Issues (www.epa.gov/enviro, state environmental programs – see Rogue Real Estate Investor Collection or contact us)

Mohave County - Over the Counter Research Example
http://www.arizonataxliencertificates.com/MohaveOTC/index.htm 

Background
The Mohave County tax lien sale was held on February 27, 2006 online. A total of approximately 9,000 tax liens were offered for sale and roughly 3,000 were purchased. Therefore, 6,000 liens are currently available through "assignment" or over-the-counter. 

How to find information online
Rogue Investor maintains two web resources to help you:

1. www.tax-lien-certificates.com - This site is useful for all states and it works hand in hand with www.naco.org (National Organization of Counties, which maintains a huge database of all counties). On the Tax Lien Certificates website, click on the Arizona link and then find the Mohave County link and click on the link. This will send you to the main Mohave County website. Otherwise, go directly to the NACO site and click on About Counties, Find a County and you will see a map of the United States. Click on Arizona and scroll down until you see Mohave County and click on that link. Now click on the Mohave County link and this will take you to the main website.

To view a larger picture of the images, simply click on the image.









2. www.arizonataxliencertificates.com - This site has direct links to Arizona tax sale information. To use the site, go to the home page and find the county you are interested in. Next, click on the link and you will see information. Due to structure of the site, you will need to cut and paste the appropriate web links in your browser or simply type them in.





Mohave County Website
Once you are on the Mohave County website, click on the e-government link and you will see a link for Tax Parcels.





Mohave County website - main link http://www.co.mohave.az.us 





After clicking on the e-government link





After clicking on Tax Parcels - this will show you the available properties for sale. The direct link is: http://www.co.mohave.az.us/depts/treas/tax_sale.asp
Available liens are listed. There are 21 pages of liens available and you are only looking at the first page. You will have to click through each page or search by book number. Many Arizona counties have a system where the county is divided into areas. For example, you can type in "102" in the book box and hit enter and you will see 5 parcels as of the time of preparing this. This allows you to search by particular areas that you are interested in.

For a map of the book areas of Mohave County, go to the main website again and click on e-Government and in the drop down menu, click on Assessor Information, Tax Parcel Maps and about half way down the page, you will find a link to an Index Map. This is a map of the entire county broken out in book areas.













Now back to searching through the available list of properties, go back to: http://www.co.mohave.az.us/depts/treas/tax_sale.asp and let's talk about what each column means.

Sale Date: 2/27/2006 - this was the date of the most recent tax sale.

Year: 2004 - this is the year of the most recent delinquent taxes. In other words, the 2006 tax lien sale was for delinquent taxes in 2004

Item #: "9" - this is the number of the lien for the sale. Numbers that are missing indicate liens that were either redeemed or purchased at the sale. For example, since "9" is the first item number listed, liens "1" through "8" were already purchased or redeemed.

Bidder #: "0" - this does not really apply. During the sale, if you purchased this lien, your bidder number would be listed.

Parcel Number: 102-63-023 - this is the parcel number that represents, book, map and parcel. Note that the parcel number is a live link. Click on this link and you will find detailed information on the assessor's site for the appraised and assessed values as well as the address and other information. Note: don't get the billing address confused with the site address. For this parcel the County says it is worth $1,168.00. Keep this in mind when we get to the current amount due.

Name: "Cachenos Faith & Tinsley Dorothy JT - this is the name of the property owner on the deed. JT is an abbreviation for joint tenants.

Legal Description: N2 SE4 SE4 NW4 NW4 CONT 1.25 ACRES M/L - this is at least part of the legal description, although it is missing the township range and section. You read this as the north half of the southeast quarter of the southeast quarter of the northwest quarter of the northwest quarter, continuous 1.25 acres more or less.

To find the plat map of the property, click on the parcel number:









Click on the link that says click for map





Now click on the link that says Candidate Map: 01 102-63









This is the Assessor's plat map and it shows the township range and section. Notice, the the map shows 33 TN14N RG12W, which means township 14 north, range 12 west, section 33. Remember each legal section is 1 mile by 1 mile or 640 acres total. Now, using the legal description, go to the northwest 1/4, then in that quarter go to the northwest 1/4, then in that quarter go to the southeast quarter, in that quarter go to the southeast 1/4 again and finally go to the north 1/2 and look for map number 023. 

Current Due: 40.55 - this is the current amount of taxes due in 2004 and now delinquent.

Prior Due: 2522.82 - these are taxes delinquent in prior years. All prior taxes must be paid as well as the current taxes due to purchase the lien.

Total Due: 2563.37 - this is the total amount delinquent for current and prior years. In this example, taxes have not been paid since 1969.

Now, what do you need to know about this parcel. First, we know it is land only and it is 1.25 acres in size. According to the assessor's site, there is no structure on it. 

What about the value versus the price for the lien? Well, as you can figure out the price of the lien $2563.37 exceeds what the county says it is worth. For quick screening purposes, I would screen out this property unless I did some additional research and found out that the county's value is way off and it is actually worth quite a bit. 

Why do I care, this is a lien and I will earn 16%, right? Well, I seriously doubt that the lien will be redeemed if it has been delinquent since 1969 so in essence you are buying lien that you can immediately begin judicial foreclosure take possession. This means that you need to do additional research, just like you would if you attended a tax deed sale.

Let's say we are interested in this lien, what type of additional research should you do?

1. Environmental - go to www.epa.gov/enviro and do a search in that area and see if there are any hazardous waste sites or other issues that you should be concerned about. 





Using the State, City, zip code, etc. look through the EPA database and make sure that there are no environmental problems on or adjacent to your potential property. Also, be aware that a property, especially land, could be in a sensitive habitat where no building is allowed.

Also, if you are purchasing an expensive lien, you may want to do your own preliminary Phase I, which also includes calling locals, doing a drive by or having someone drive by, obtaining Fire Insurance Maps (Sanborn Maps), 

Also, each state has its own environmental agency, be sure to check the Arizona Department of Environmental Quality:

http://www.azdeq.gov/



 

2. Flood Zone - Visit www.fema.gov or specifically the FEMA Map store at: 

http://store.msc.fema.gov/webapp/wcs/stores/servlet/FemaWelcomeView?storeId=10001&catalogId=10001&langId=-1



3. Surrounding area/Neighbors/Topography - visit these resources www.maps.google.com or download Google Earth to view a satellite image of your location based upon the address. Google Earth (http://earth.google.com) is an excellent resource especially for cities. The satellite images are usually a couple of years old, so be aware that you are not looking at a real time image.





4. Bankruptcy and other liens or assessments

Let's review what you should know about other liens or issues you should look out for. First, bankruptcy will slow down the entire process of either getting your lien redeemed or filing for foreclosure to get your deed. As a lien holder, you are a secured creditor and as such you will be listed in the bankruptcy proceedings. You will be sent paperwork to fill out indicating how much you are owed (the principal of the lien) and the amount of interest that you are owed. It is entirely up to the bankruptcy court as to whether you will receive any interest. 

Basically, there are two types of bankruptcies (Chapter 7 and 13) for individuals and (Chapter 11) for corporations. The quickest proceedings will occur in Chapter 7 and should be over in less than 6 months. Chapter 13 could take 6 months to 2 years to resolve. Be patient and stay current with any paperwork required.

Now, if by doing your research you find out that a bankruptcy has been filed, it is probably not worth your time to even consider the lien or deed. 

What else you look out for? Basically, you need to be concerned about any other government liens as opposed to private liens. As a tax lien holder, if you foreclose on a property and a mortgage or other private lien is present, the mortgage/lien holder must pay you off with interest or loose its interest. This is true in Arizona and most other state except New Mexico and some sales in Pennsylvania.

IRS liens - the IRS has 120 days to redeem and pay you off or loose its interest.

State liens - these will remain and you must pay these off if you foreclose.

County, city, local assessments - these will remain and you must pay these off as well, if you plan to foreclose.

So where do you find this information? You will look in the recorder's or clerk's office. 

For Mohave, go to:

Go back to the home page and click on the e-government link, Recorder's System.









Click on the Enter Eagle Web, and you will be in the Grantor/Grantee index.





Be sure to not only search by book number or parcel number, but also by Name or Grantor/Grantee. In real estate lingo a grantor is a giver. If you sell a property, you are the grantor of the deed and the buyer is the grantee. For mortgages, you must think backwards. If you obtain a loan for a property, you are giving the mortgage company a mortgage as collateral so you are the grantor of a mortgage and the bank/mortgage company is the grantee. 

To make a long story short, you should check both the grantor and grantee index to be safe.

It may also be necessary to search for the entire name as well as individual names or even last names only. Using an initial search, Tinsley Dorothy did not yield any results, so Tinsley was used. Of course, this will result in other Tinsleys as shown here:





Now, let's get back to screening through lists, what should you know?

Screening Tips
1. Look for the most current or freshest liens, liens from 1969 as in the example are probably not a good idea.

2. Screen out liens that exceed the county's appraised value unless you have other knowledge or have done additional market value research

3. Search for keywords in the legal description, such as "1/4 interest," "mineral right," "mine," "water right," "10 feet of lot 54 running," and "electrical easement."

4. If you are looking to convert liens to deeds immediately, you will want to screen out the liens that are only one year old and look for liens that are at least 3 years old.

5. If you are a lien investor, only concerned about the interest rate, you will want to screen out liens of low value and concentrate on liens greater than about $500 that, especially liens on residential homes.

What do you need to know to Purchase a Lien in Mohave County
Step 1: Fill out the Federal W-9 form and obtain a bidder number (see CD)

Step 2: Read the rules and review the tax laws of Arizona (see CD)

Step 3: Fill out an assignment request form (see CD or website). Mohave will only accept up to 15 parcels per 24 hour period, most other counties in Arizona have no limit.

Bidding Tips 
In some states for deeds prices are negotiable.
If you do not want to physically visit the property, we recommend you call a realtor in the area and work out a deal.  Some realtors will be willing to look at the property for free if you will list it with them.  Others will charge a small fee; $50 to $100 is typical.  You can also call home inspectors and have them drive by.  Fees will be similar.  One of our Rogue Investor customer’s owns a home inspection business with offices throughout the United States.  If you want her contact information send us an email and we would be happy to send it to you.  

8. After the Sale

a. Keeping Track of Paperwork – at a minimum we recommend using a spreadsheet to keep track of your liens and deeds, redemptions, sub taxes paid or due, etc.
b. Subsequent Years Taxes – Don’t forget to pay your subsequent taxes. Not all states will notify you.
c. Foreclosing on Liens – in most cases this is your responsibility.
d. Selling Deeds – Remember that you can wholesale your deeds or liens to other investors.  Try creative financing techniques to expedite the sale, such as owner financing, lease options or selling wholesale. Bid4Assets (www.bid4assets.com) is a great resource for reselling your properties.
9. Questions
Please refer to the audio file for questions and answers.
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