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  COMPREHENSIVE REAL ESTATE ANALYSIS:        Attorney - Paul Stansen

CLIENT TO PROVIDE KEY DOCS
Mortgage Statement/s

Originating Loan Docs / Discls / Applc
Third Party Authorization Form 

Hardship letters 
Broker listing and BPO / Comps

FINANCIAL STATEMENT
Most recent 2 months pay stubs 

Most recent 2 months bank statements 
Most recent 2 years tax returns 

Signed Arms Length Offer 
HUD-1 reflecting proposed payoffs

    Mortgage Default                                 NOD Recorded – Grace Period  to structure workout                                                        Notice of Trustee Sale                                                        Public Sale            Evicted

 90 Days2-3 Months  21-25 Days
FILE Petition for Bankruptcy or TRO

ww
w.

ST
AN

SE
N.c

om

REO
Timeline

No cure last 5 days

 111 Days

DEFINE LOAN ENCUMBRANCES
Loans / Lenders 

TD1 ___________________________

$ _____________ / PM $__________

Default Y / N – Months Behind _____

TD2 ___________________________

$ _____________ / PM $__________

Default Y / N – Months Behind _____

Are loan docs available for review?
YES ( ____) NO ( ____ )

HARDSHIP EXPLAINED
___ Combination of problems
___ Insufficient income/assets to cure  
___ Declined value of property
___ In constructions business
___ Real estate REALTOR MORTGAGE
___ Emergency / ___ Medical
___ Disso of Marriage
___ Rate increase unaffordable
___ Unemployed / ___ Single Earner

INCOME - H$_________ W$_________
NOD – N / Y : ____ / ____ / 200___

PHASE 1 – Baseline Review 
1. Baseline review based on key data 

2. Engagement Memo Signed
3. Comprehensive Findings Letter 
4. Discussion of goals / strategies

COSTS for Professional Assistance
1-Page Engagement Memo defines 

scope of work – FLAT $$$ FEE 

PHASE 2 – Negotiate Workout
5. (Typically a) SHORT SALE

COSTS for Professional Assistance
Per Attorney-Client Fee Agreement 

GREATER OF: 
1 % of Lender approved sales 
price or 45% of listing office 

commission
RETAINER REQUIRED

STEP 1: NATURE OF PROBLEM

ATTORNEY + BROKER

Referrer 
Name:

Phone: 
Email:

Client 
Name: 

Address: 

City: 
Zip: County:_____

Phone: 

Email: 

2-PHASE HELP + COSTS

Paul E Stansen, a Prof Law Corp
24+ years real estate expertise
I assist homeowners approaching or 
in preforeclosure – analyze situation, 
define rights & obligations, 
recommend strategies & implement 
solutions to improve situation.

STEP 2: CONTACT DATA 

DATE: 2008 ____/ ____
Street Name



ENGAGEMENT MEMO OF UNDERSTANDING 
. 

PAUL E. STANSEN, A Professional Corporation 
26500 Agoura Road # 545, Calabasas, CA 91302 • P/ 888-529-6632 F/ 818-706-7728 | www.STANSEN.com • PESAPC@STANSEN.com  

DROP OFF DOCUMENTS AT … 947 E Thousand Oaks Blvd, Thousand Oaks, CA 91360 or MAIL TO 26500 Agoura Road, Calabasas, CA 91302 

CLIENT NAME  
  

‘PROPERTY ADDRESS’  
  
SCOPE OF SERVICES I am ready, able and willing to assist you with your property as follows: 

- assess your legal rights and obligations relating to the loans encumbering it 
- calculate / contend with possible escrow shortfalls  
- address tax ramifications (i.e., possible ‘cancellation of debt’ income and/or capital gains) 
- explore various options available to you based on your circumstances 
- explore various strategies to help you minimize negative impacts from defaulting 

  

GOAL – WORK 
PRODUCT 

Review sufficient documentation that enables Attorney & Client to make informed decisions about what steps 
Client should take to resolve mortgage default. Attorney will prepare letter summarizing concerns, strategies and 
recommended solutions along with proposal to assist with Strategic Alliance program if property / homeowner 
are short sale candidates. 

  

INITIAL INFO 
REVIEWED and 
DISCLAIMER 
 

 
+ 
 
 

DOCUMENTS 
REQUIRED:  
 
 
 
 
 

The scope of my work performance is narrowly construed. I take purposeful steps that … 
- allow me to understand your financial situation with respect to the property 
- allow me to scrutinize loan and other key documentation  
- frame possible scenarios that lead to recommended strategies and solutions 

 
Without first coming to terms with your financial and property situation: 

- I cannot and will not provide legal or other advice.  
- I cannot and will not talk with others on your behalf until I first conduct my thorough analysis 

based on key documentation including, at least, the following: 
 
1. Complete loan documentation – thick package of papers that you signed with lender:  

> the original loan application upon which the loan/s was/were funded  
> the Promissory Note/s  + the Deed/s of Trust 
> Loan Disclosures 
> ATTACHED Financial Statement 

2. Most recent past two (2) Mortgage Statement/s for the loan/s – FRONT AND BACK SIDES  
3. A written bullet point narrative from you about 1/ your objectives 2/ your financial hardship  
 

I will use my best efforts to analyze various factors affecting your Property but I have advised you and you acknowledge that there are many unpredictable variables 
that affect the disposition of it. I have informed you that neither a ‘short sale’ nor a ‘deed in lieu of foreclosure’ are ways to escape a contractual obligation and neither 
option is available to borrowers who can afford the mortgage and other property payments. For that reason, I make no representations regarding the disposition of 
your Property. Moreover, nothing in this Agreement and nothing in my statements to you are to be construed as a promise or guarantee about the outcome of your 
matters. I make no such promise or guarantee. Any comments about the outcome of your matter are expressions of opinion only. 
 

 L ENDER NAME OWED / OUTSTANDING $ MONTHLY MORTGAGE $ 
    

TRUST DEED / LOAN # 1    
    

TRUST DEED / LOAN # 2    
  

HOW TO ENGAGE 
ATTORNEY  
PAUL STANSEN 

- Provide all available documentation (see above) to address noted below 
- PAY FEE for the professional services to be rendered = Promotional fee of $750  > expires 10/15/08 
 Fully earned fee can be paid by cash, check (payable to Paul E. Stansen, APC) 
 or by credit card (PayPal) here: http://www.stansen.com/CC.html  
 NOTE: PayPal charges administrative fee; IF fee paid by CC, pay $775   
NOTE: No work is started without documents delivered and fee paid. 
NOTE: Any work done beyond initial review is based on separate written fee agreement. 

  

CLIENT SIGNATURE(S) 
 

With my signature, the undersigned acknowledges and agrees to the foregoing: 
 
 

SIGN >   

PRINT >   
Last 4 SS # ____ ____ ____ ____ ____ ____ ____ ____ 

 DATE: ___/___/2008 DATE: ___/___/2008 
 









Pg. 2 
PART E:          MONTHLY INCOME 
 DESCRIPTION (MONTHLY) Borrower Co-Borrower TOTAL 

1 Gross Salary Wages    
2 Overtime Wages    
3 Commissions (how often paid)    
4 Bonuses (when paid)    
5 Social Security    
6 Disability (short term or long term)    
7 Other Income (interest, rental, etc.)    
8 Alimony**    
9 Child Support**    

10 TOTAL MONTHLY INCOME (add lines 1-9)    
11 Less:      Federal, FICA, and State Income Tax    
12               Other Deductions (401k, etc.)    
13 TOTAL DEDUCTIONS (add lines 11 & 12)    
14 NET PERSONAL INCOME (line 10 minus line 

13) 
   

** Notice: 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 the mortgage. 
PART F:          MONTHLY EXPENSES 
 DESCRIPTION (MONTHLY) MONTHLY PMT BALANCE DUE # of MOS. 

DELINQUENT 
1 Primary Home Mortgage (including taxes & 

insurance) 
   

2 Taxes on primary home (if not included in #1)    
3 Insurance on primary home (if not included in #1)    
4 Rent Payment (if owner not occupying subject 

property) 
   

5 Maintenance on primary home    
6 Other Mortgages    
7 Automobile Loan(s)    
8 Other Loans    
9 Credit Cards (minimum payment)    

10 Alimony    
11 Child Support    
12 Child Care    
13 Utilities (water, electricity, gas, etc.)    
14 Telephone    
15 Insurance (automobile, health, & life)    
16 Medical expenses (uninsured)    
17 Car expenses (gas, maintenance, parking)    
18 Groceries and Toiletries    
19 Dry Cleaning and Clothing    
20 Spending Money    
 21  Cable TV    
22 Entertainment (hobbies, dinner, movies, etc.)    
23 Vacations    
24 School Tuition    
25 HOA Fees    
26 Dependent Care    
27 Other Monthly Expenses*    

 *Explain:    
     
     

28 TOTAL PERSONAL EXPENSES (add lines 1-
27) 

   

 



 
 

EXPLANATION OF HARDSHIP 
 
What changes or events have occurred since your loan originated that have caused you to fall behind?  
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 
How did this impair your ability to afford your mortgage payments? 
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 

______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 
When did the change(s) and/or event(s) occur? 
______________________________________________________________________________________
______________________________________________________________________________________ 
 
Do you anticipate any improvement in your financial situation in the near future?  _________ yes      _________ no 
 
If yes, please explain:  
______________________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________ 
 
How much are you able to contribute towards your loan as of today?  ___________________ 
 
How much are you able to contribute towards your loan in thirty (30) days?  ___________________ 
 

ACKNOWLEDGEMENT AND AUTHORIZATION 
 

I (we) agree that the financial information provided is an accurate statement of my (our) financial status.  I (we) 
understand and acknowledge that any action taken by the lender of my (our) mortgage loan on my (our) behalf will 
be made in strict reliance on the financial information provided.  I (We) authorize verification or re-verification of 
any information contained in this Financial Statement at anytime by the lender, its agents, successors and assigns, 
either directly or through a third party, including but not limited to a credit reporting agency, from any source named 
in this Financial Statement or otherwise submitted in connection therewith.   My (Our) signature(s) below grants the 
lender the authority to contact my realtor, credit counseling service representative (if applicable), or any third party 
with respect to matters represented in this Financial Statement. 

 
 
By: _________________________________________________Date: ______________________ 
       Signature of Borrower 
 
By: _________________________________________________Date: ______________________ 

               Signature of Co-Borrower 



 
Mortgage Forgiveness Debt Relief Act 

What is the Mortgage Forgiveness Debt Relief Act of 2007? 
The Mortgage Forgiveness Debt Relief Act of 2007 was enacted on December 20, 2007 (see News Release IR-2008-17). Generally, the 
Act allows exclusion of income realized as a result of modification of the terms of the mortgage, or foreclosure on your principal 
residence. 

What does that mean? 
Usually, debt that is forgiven or cancelled by a lender must be included as income on your tax return and is taxable. The Mortgage 
Forgiveness Debt Relief Act of 2007 allows you to exclude certain cancelled debt on your principal residence from income. 

Does the Mortgage Forgiveness Debt Relief Act of 2007 apply to all forgiven or cancelled debts? 
No, the Act applies only to forgiven or cancelled debt used to buy, build or substantially improve your principal residence, or to 
refinance debt incurred for those purposes. 

What about refinanced homes? 
Debt used to refinance your home qualifies for this exclusion, but only up to the extent that the principal balance of the old mortgage, 
immediately before the refinancing, would have qualified. 
 
Does this provision apply for the 2007 tax year only? 
It applies to qualified debt forgiven in 2007, 2008 or 2009. 
 
If the forgiven debt is excluded from income, do I have to report it on my tax return? 
Yes. The amount of debt forgiven must be reported on Form 982 and the Form 982 must be attached to your tax return. 
 
Do I have to complete the entire Form 982? 
Form 982, Reduction of Tax Attributes Due to Discharge of Indebtedness (and Section 1082 Adjustment), is used for other purposes 
in addition to reporting the exclusion of forgiveness of qualified principal residence indebtedness. If you are using the form only to 
report the exclusion of forgiveness of qualified principal residence indebtedness as the result of foreclosure on your principal 
residence, you only need to complete lines 1e and 2. If you kept ownership of your home and modification of the terms of your 
mortgage resulted in the forgiveness of qualified principal residence indebtedness, complete lines 1e, 2, and 10b.  Attach the Form 
982 to your tax return. 
 
Where can I get this form? 
You can download the form at IRS.gov, or call 1-800-829-3676. If you call to order, please allow 7-10 days for delivery. 
 
How do I know or find out how much was forgiven? 
Your lender should send a Form 1099-C, Cancellation of Debt, by January 31, 2008. The amount of debt forgiven or cancelled will be 
shown in box 2. If this debt is all qualified principal residence indebtedness, the amount shown in box 2 will generally be the amount 
that you enter on lines 2 and 10b, if applicable, on Form 982.   
 
Can I exclude debt forgiven on my second home, credit card or car loans? 
Not under this provision. Only cancelled debt used to buy, build or improve your principal residence or refinance debt incurred for 
those purposes qualifies for this exclusion. 
 
If part of the forgiven debt doesn't qualify for exclusion from income under this provision, is it possible that it may 
qualify for exclusion under a different provision? 
Yes. The forgiven debt may qualify under the "insolvency" exclusion. Normally, a taxpayer is not required to include forgiven debts in 
income to the extent that the taxpayer is insolvent.  A taxpayer is insolvent when his or her total liabilities exceed his or her total 
assets. The forgiven debt may also qualify for exclusion if the debt was discharged in a Title 11 bankruptcy proceeding or if the debt is 
qualified farm indebtedness or qualified real property business indebtedness. If you believe you qualify for any of these exceptions, 
see the instructions for Form 982. 
 
Is there a limit on the amount of forgiven qualified principal residence indebtedness that can be excluded from income? 
There is no dollar limit if the principal balance of the loan was less than $2 million ($1 million if married filing separately for the tax 
year) at the time the loan was forgiven. If the balance was greater, see the instructions to Form 982, page 4. 
 
Is there anything else I need to know before filing? 
Yes. Because the Mortgage Forgiveness Debt Relief Act of 2007 was passed so late in the year, the software systems used by tax 
preparers and at the Internal Revenue Service need to be updated to accept the revised Form 982. The IRS expects to be able to 
process the new Form 982 electronically on March 3, 2008.  

  

 
 
The information provided above comes from the U.S. Department of Treasury, Internal Revenue Service web site- 
http://www.irs.gov/individuals/article/0,,id=179414,00.html.  If you have questions regarding the Mortgage Forgiveness Debt Relief 
Act and how it applies to you, please contact the Internal Revenue Service or a tax attorney or tax consultant.  

http://www.irs.gov/irs/article/0,,id=179073,00.html
http://www.irs.gov/pub/irs-pdf/f982.pdf
http://www.irs.gov/individuals/article/0,,id=179414,00.html


Paul E. Stansen 
A Professional Law Corporation 

Admitted in California & Colorado 

26500 West Agoura Road # 545 
Calabasas, California 91302 

TEL | 888.529.6632 
FAX | 818.706.7728 

PESAPC@Stansen.com 
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SHORT SALE FEE STRUCTURE  Revised JUN 08 | 2008-L-Fee-Structure-ATTACH.doc

2-PHASE SHORT SALE FEE STRUCTURE 
 

REALTOR CLIENT / HOMEOWNER  2008
 
A great deal of effort goes into successfully negotiating a short sale which has become incrementally more difficult in this 
marketplace. From lenders frequently changing the ‘game rules’, to often uncooperative agents and/or sellers and buyers, 
the task I undertake to orchestrate a short sale can be daunting. To that end, my fee structure is in two-phases: 
 

Phase 1: Review  
FLAT FEE $750 – CLIENT PAID – FULLY EARNED / NOT APPLICABLE TO PHASE 2 

- I get up to speed with client’s problem so that I can determine what, if anything, I can do to assist in “Phase 2”.  
- I review key docs that I request in connection with my engagement memo that the client signs. 
- NOT applicable to PHASE 2 representation – this fee is fully earned. 
- We do not even get to Phase 2 without first talking about the client’s challenges and the likelihood of success.  

 

Phase 2: Negotiate Short Sale 
GREATER OF 1% of lender approved price OR 45% of GROSS LOC approved by lender. 
(No deductions at all from Stansen’s share in LOC (Listing Office Commission). 
PAID IN FULL OR IN PART FROM GROSS LISTING COMMISSION and/or CLIENT. 
 

- FEE AGREEMENT. Client signs – sets scope of work + RETAINER + compensation + expenses; 
- RETAINER. A money retainer is required to start Phase 2 the amount of which is determined by my Phase 1 

analysis. It will always be at least $1000 but can go as high as $3000 if the client’s situation proves to be particularly 
complex (i.e., two different lenders, problem with seller’s financials, etc). Retainers are aimed at keeping the seller / 
client proactively involved in the short sale transaction and provides compensation where the process is abandoned 
for any reason. All or a portion may be applied to Phase 2 fee and/or REFUNDED to client after close of escrow. 

- FLAT FEE FOR COSTS. In addition to the Retainer, client pays a non-reimbursable $250 flat fee to cover costs. 
- Note that some agents and clients structure a reduced participation in GROSS LOC with the client paying balance 

out of pocket. I am open to such arrangements on a case by case basis to accommodate the participants.  
- Note that the Retainer is often REFUNDED to Client within 5 business days of a successfully closed short sale 

escrow. The retainer is required to account for possibility that the Client may choose not go forward with the short sale 
and/or a situation where the buyer fails to perform.  

 
DOCUMENTATION NEEDED FOR SHORT SALE SUBMITTAL 
  
 CLIENT / HOMEOWNER provides: 

- Third Party Authorization Letter – to be prepared and sent  
- Hardship Letter * – draft by Attorney; signed / dated by Client 
- Financial Statement * – completed / signed / dated by Client 
- Past 2 Months – Paystubs * 
- Past 2 Months – Bank Statements * 
- Past 2 Years – Tax Returns – 2006 and 2007  
 
LISTING AGENT provides: 
- Listing Agreement – signed with Realtor with SSLA 
- CMA Report Generated by Realtor * 
- Executed Offer – once presented to Realtor 
- HUD-1 – following acceptance of deal by seller / buyer 

  
NOTE ALL items above with an * must be updated when a short sale package is prepared. 
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