TIPS TO AVOID FORECLOSURE
How should I avoid mortgage trouble?

· Prioritize your expenses. Prioritize your bills and pay the ones that are most necessary for the well-being of you and your family, such as shelter, food, and utilities.
· Prioritize your budget. When you are experiencing a financial challenge, remember that determining what your normal expenses are and what is the income available to pay those expenses, will help determine what adjustments can be made to your budget and what items are of less importance that can be done without during the financial challenge. 

· Beware of scams. Beware of predatory lenders, pre-approved loan offers, offers to file Bankruptcy, and phony counseling agencies. Homeowners facing financial troubles are especially vulnerable because they may be desperate to find a solution to their problems. Do not sign anything you do not fully understand. Check with a lawyer or your mortgage company and feel free to use the services available through LaCasa, an accredited HUD Counseling Agency, before signing anything involving your home. Legitimate offers will wait for you to make an informed decision. Do not sign anything you do not understand. The U.S. Department of Housing and Urban Development has more information about avoiding predatory lending on their website, www.hud.gov.  And LaCasa offers free Educational Classes detailing the risk associated with Predatory Lenders and typical predatory tactics used. 
What should I do if I miss a mortgage payment? 

· Call for help—it's the most important thing you can do.  More than half of homeowners facing foreclosure did not call for help when they fell behind in their mortgage payments. Help is available at LaCasa in the form of Loss Mitigation or Foreclosure Prevention Counseling. Loss Mitigation Counseling has solutions available through an individual’s own mortgage company which LaCasa staff can explain & help with the process. LaCasa is a member of the HOPE Hotline 888-995-HOPE. Clients are welcome to use a variety of contact resources to obtain help from LaCasa: Clients are encouraged to call the HOPE Hotline and complete a budget with an on line counselor and ask that the completed budget be emailed to LaCasa. They have our email address. The HOPE Hotline is available 24 hours 7 days a week.

· Notify the bank as soon as you know your payment will be late. Calling when you are 30 or 60 days late is better than calling when you are 120 days late. You still have options. You must put your pride on hold if you’re truly serious about stopping the foreclosure process. Remember that foreclosure is not in the best interest of lenders—lenders do not want your home. They would much prefer to work with you to keep a home or other workable solutions. No one wins with foreclosure.  

· Work it out. Depending on the situation, the lender may lower the interest rate, lower the borrower’s monthly payment, or enter into a repayment agreement for missed payments.
· Avoid foreclosure rescue scams by calling a reputable nonprofit organization. HOPE Hotline @ 888 995-HOPE, is an independent, third-party resource that is part of a HUD-certified, not-for-profit network dedicated to helping homeowners along with LaCasa. Counselors are trained to set up a plan of action designed just for you and your situation. (Spanish speaking counselors are also available; llame español.) When you call the HOPE Hotline and/or LaCasa you won’t be judged, you won’t pay a dime, and most of all, you won’t be disappointed with the help received. 
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What are options if I cannot make payments?
· Forbearance—You may be allowed to delay payments for a short period, with the understanding that another option will be used afterwards to bring the account current.
· Reinstatement—When you are behind in your payments but can promise a lump sum to bring payments current by a specific date.

· A Repayment Plan—If your account is past due, but you can now make payments, the lender may agree to let you catch up by adding a portion of the past due amount to each current monthly payment until your account is current. 

· Modifying Your Mortgage—The lender can modify your mortgage to extend the length of your loan (or take other steps to reduce your payments). One solution is to add the past due amount into your existing loan, financing it over a long term.

· Selling Your Home—If catching up on payments is not possible, the lender might agree to put foreclosure on hold to give you some time to attempt to sell your home. If your home has the added complication of the loan exceeding the value you may need help with a pre-foreclosure sale or short sale counseling. 
· Additional Options – Each individual or family is unique and so is their situation. Counseling is a wonderful way to learn more about steps in the process of loss mitigation to find a workable solution. Each mortgage company is able to offer options or propose solutions based on your circumstances. 
