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A Helpful Guide to Assist You in the Short Sale of Your Home!
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The information contained in this book is only intended to serve as a guide in the 
various transactions to which the information is applicable. No representation 
is made as to the legal validity of the information or the adequacy of it in any 

specific transaction. The information contained herein should be used only after 
consultation with real estate agents/brokers, lenders, and tax professionals.



WHY 
SHORT SALES WORK!

WHY SHORT 
SALES WORK!
Source: Short Sales From A to Z 
Presented by The Five Star Institute

When home owners can’t make their 
mortgage payments, lenders don’t want 
to foreclose, and real estate agents are 
having difficulty finding clients, short 
sales can be the ultimate win-win-win 
solution. 

SHORT SALES BENEFIT HOMEOWNERS
Serious financial problems are typically 
due to unpredictable, uncontrollable 
events (divorce, health problems, 
death, job loss, etc.). Adding the trauma 
of foreclosure to an already stressful 
life situation can create an enormous 
burden for the homeowner. The 
foreclosure process is long and painful.  
It is embarrassing and demoralizing, and, 
because it destroys credit for seven to 
ten years, it offers a much bleaker picture 
of the future for that homeowner.  

Although the end result of a short sale is 
the same as a foreclosure (the borrower is 
going to lose their home), the short sale 
process is a great deal less traumatic 
than the foreclosure process. Short 
sales offer the homeowner a great level 
of control and the ability to maintain 
dignity and privacy while getting out 
from under the weight of debt.

Borrowers who go through a short sale 
can also begin planning optimistically 
for the future because the damage to 
a borrower’s credit will be minimized.  
These types of losses are also viewed 
more favorably by lenders and business 
associates in the future because the 
borrower responsibly worked out an 
agreement with the lender and did not 
simply walk away from his or her creditor. 

SHORT SALES BENEFIT LENDERS
The foreclosure process costs lenders 
an average of 20-30 percent more than 
a short sale. In a short sale, the lender 
recognizes that a loss on a loan is likely 

and is motivated to decrease those losses 
as much as possible.

Because the management and sale of 
the property remains in the hands of 
the borrower, a short sale decreases the 
time a lender must spend “managing” a 
problematic loan in their portfolio. It also 
eliminates all costs associated with the 
legal foreclosure process, maintenance, 
refurbishment, marketing, and re-selling 
the property after the foreclosure.

Short sales are usually finalized at a 
faster rate than foreclosures so under 
performing loans can be removed 
from the lenders books with greater 
expediency.  The lender is looked upon 
more favorably by the public when it is 
perceived as having worked with the 
borrower to prevent a foreclosure rather 
than having forced a resident out of the 
home. 

SHORT SALES BENEFIT AGENTS
In a real estate market overloaded with 
homes for sale and decreasing home 
values, it can be tough to make a living 
as a real estate agent. The number of 
non-foreclosure properties has dwindled 
significantly and there are fewer and 
fewer homeowners who are willing to 
put their homes on the market. 

Expertise with short sales allows agents to 
enter a niche market that is accelerating 
during this market down turn. Short 
sales can also improve career fulfillment 
— brokers who help sellers complete a 
short sale are truly helping that troubled 
borrower avoid financial devastation. 

That kind of gratitude can lead to 
increased leads and referrals in the future.

SHORT SALES BENEFIT THE COMMUNITY
In most short sale situations, the 
homeowner remains within the home 
until it is sold. This not only decreases 
the number of vacant homes in a 
neighborhood, but the property 
also continues to receive regular 
maintenance, such as lawn care. Short 
sales are recorded as regular sales—
not as foreclosures; potential buyers in 
the neighborhood who are analyzing 
local data are more likely to consider 
the properties nearby. Houses sold 
through short sales also tend to be 
less discounted than houses sold at 
foreclosure. All of this helps to keep 
the nearby property values steady and 
decrease the impact of foreclosure on the 
community. The county and homeowner 
associations (HOAs) also benefit as the 
homeowner continues to pay taxes and 
HOA dues during occupancy. 

Viewed from a wider perspective, 
short sales lower the number of 
foreclosures, which may help lessen the 
downturn of the housing market and 
improve the U.S. economy. Additionally, 
borrowers who are foreclosed upon are 
unable to obtain credit for many years 
following a foreclosure, which decreases 
their buying power and ability to put 
money back into the economy.

Because a short sale has a less dramatic 
impact on a borrower’s credit, he or she will 
be able to continue as a consumer, helping 
the economy to back away from recession.
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 Taken in part from: Short Sales From A to Z Presented by The Five Star Institute 

BORROWER AND LENDER
The borrower and the lender are the only direct players who 
are absolutely mandatory to the short sale process. For a short 
sale to occur there must be a borrower who cannot pay the 
mortgage and a lender who agrees to a short sale as a way to 
recoup costs on that property. 

NEW BUYER 
Although all successful short sales require 
a new buyer for the property, the new 
buyer is not typically directly involved 
in the short sale process. Unfortunately, 
as foreclosures have increased and short 
sales become a more popular option 
for borrowers who cannot make their 
payments, short sales have been marked 
by some promoters as a “get rich quick” 
scheme.

Some real estate investors have resorted to 
approaching troubled borrowers directly 
to encourage them to pursue a short sale. 
In some of these situations, the potential buyer will offer to work 
with the lender on the short sale. Although legal, these tactics 
are utilized as a way in which to purchase a property for less 
than it would typically be marketed and are not necessarily in 
the best interest of the borrower or the lender.  

SELLER’S REAL ESTATE AGENT 
A real estate agent has specialized expertise to market a home 
effectively based on its particular attributes and will likely be 
able to find a buyer more quickly than an owner could on his/
her own. 

BENEFITS OF USING A 
REAL ESTATE AGENT
Speed
The speed with which a property sells is particularly important 
in a short sale because both the borrower and the lender are 
motivated to be out from under mounting debt as quickly as 
possible.

Legitimacy
Lenders may look more favorably on a short sale for a property 
that is formally listed with an agent because it may demonstrate 

to them that the seller is motivated to sell the home and has 
not simply posted a sign in the yard or put an advertisement in 
the newspaper. 

Pricing
Agents who have experience with short sales will be better 
equipped to list the property at a price that will attract a buyer, 
but will also be close enough to fair market value price to 
justify a short sale to the lender.

Lender Negotiations
Assuming the agent has strong experience in working with short 
sales, he or she may be an excellent person to negotiate with the 

lender regarding the short sale. 
Lenders are likely to prefer 
to work with a licensed real 
estate professional. Licensed 
agents have agreed to a code 
of ethics, carry Errors and 
Omissions (E/O) insurance, 
are interested in maintaining 
their licensure status, and are 
therefore unlikely to engage 
in activities that would defraud 
the lender or the borrower.

Valuation
An agent might also meet with the lenders representative at 
the house when the valuation is being completed to provide 
information that will help the appraisal professional more 
accurately value the home.

Buyer Qualification
An experienced agent will confirm that a potential buyer 
is qualified to purchase the property before submitting the 
contract to the bank.  

The assistance of a real estate agent to sell the property during a 
short sale can greatly facilitate and expedite the process. However 
because homeowners have the option of putting a property on 
the market as a FSBO (for-sale by owner), a real estate agent is 
not always involved in the selling of the property.  Although a 
FSBO may create a better sense of control for a homeowner, 
the emotions that a homeowner may have about selling the 
property may interfere with the process. A FSBO also puts the 
responsibility of marketing, showing, and negotiating the sale 
squarely on the homeowner, who may not have experience in the 
real estate market.  
Some sellers are under the impression that selling a property 
themselves will save them money. This is a common myth — 
the lender allows the real estate agent’s commissions to be 
deducted from the amount paid to the lender; homeowners do 
not directly pay these commissions.

WHO IS INVOLVED IN A SHORT SALE?
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BUYER’S AGENT
Similar to individuals who are selling a property, individuals 
who are buying a short sale property have the option of 
working with a real estate agent.  The benefits of using a real 
estate agent to purchase a short sale property include:

Buying Power
An agent should be able to help a buyer assess how much he or 
she can afford when purchasing a property, can help facilitate 
financing options, and may be able to refer the buyer to 
particularly qualified lenders.

Property Research
An Agent will have access to a multitude of potential properties 
that meet the buyer’s criteria.

Objective Information About the Property
A buyer’s agent will have specific knowledge of the local real 
estate market and can help accurately evaluate properties of 
interest to the buyer.

Paperwork
An agent facilitates completion of all necessary documentation 
necessary from initial proposal through closing. 

Support and Advice
An agent who is familiar with short sales will be a wealth 
of information to buyers in terms of what to expect when 
submitting an offer on a short sale (i.e. despite a solid offer 
and a qualified buyer, the lender may not agree to a short 
sale). 

SHORT SALE COMPANY/ ATTORNEY
A short sale company or attorney specializes in submitting and 
negotiating short sale packages to lenders. The benefits of 
working with a short sale company or attorney include:

Expertise
Unlike real estate agents who work with many different 
homeowners and their situations, a short sale company 
focuses exclusively on short sales. The sheer number of 
short sales completed means that a short sale company will 
be intimately familiar with any possible borrower situation and 
each lender’s requirements. In addition to these benefits, hiring 
an attorney to handle your short sale will provide you with 
professional legal advice and representation. 
Stronger Marketing Power
When a real estate agent and a short sale company or attorney 
work together for the borrower, each is doing what they do 
best. The short sale company or attorney is negotiating with 
the lender while the real estate agent is freed up to sell the 

house as quickly and efficiently as possible. 

Lender Relationships and Knowledge
Short sale companies and attorneys have experience knowing 
what each lender is looking for and can anticipate and circumvent 
lender-specific issues. Although the short sale company or 
attorney have no control over the lenders decision, they are able 
to establish relationships within the lender’s ranks and can often 
work directly with a negotiator to increase the speed at which the 
decision is made.

Legitimacy
Lenders prefer working with professionals who have experience in 
short sales. The lender is not looking to “save” the borrower or to 
sell the property to the best person; the lender is focused solely 
on negotiating an agreement that will save it money. Working 
with a short sale expert or attorney, allows the lender to avoid the 
borrowers emotions and save time by working with someone who 
knows the ropes.  

Negotiation Experience
Short sale experts and attorneys have the patience and motivation 
to continue submitting potential offers and negotiating a short 
sale. These professionals are motivated to close the short sale 
and know that it will take time. 
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MEDIATION 
HOW DOES IT AFFECT YOU?
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HOW THE NEVADA 
MANDATORY MEDIATION 
PROGRAM AFFECTS 
SHORT SALES

Nevada is one of a handful of states 
providing a mediation program for 
homeowners facing foreclosure. The 
mediation program provides a forum for 
the owner, the lender, and a mediator to 
attempt to resolve the foreclosure and 
prevent the property from going to a 
trustee’s sale. One of the solutions may 
be the lender’s approval of a short sale.  
The mediation program provides the 
owner an opportunity to negotiate 
the terms of a short sale approval with 
the lender. This includes the sale price 
that the lender will accept together with 
closing expenses the lender will pay and 
in what amounts.  

The real benefit to the owner is the 
opportunity to obtain a lender short sale 
approval with specific conditions in a 
process that can eliminate many extra 
steps and avoid additional delay in the 
process. To be eligible for the program 
the owner must occupy the property as 
their residence, thus precluding owners 
of investment and second homes from 
eligibility. A notice of default (NOD) 
must have been received by the owner.  
An NOD is filed by the trustee of the 
deed of trust (commonly referred to as 
a mortgage) to begin the foreclosure 
process.  An owner in bankruptcy is not 
eligible for mediation.

The trustee encloses a mediation election 
form in the NOD mailing together with 
self-addressed envelopes.  The owner 
must return the election form within 
30 days if choosing to elect mediation.  
Failure to return the form results in a 
waiver of the right to a mediation.  If 
electing mediation the  owner must 
return the election form properly 
completed together with a $200 cashiers 
check or money order. 

IT IS IMPORTANT THAT THE 
OWNER CAREFULLY READ 
AND FOLLOW ALL THE 
INSTRUCTIONS.  FAILURE 
TO DO SO MAY RESULT IN 
AN INEFFECTIVE ELECTION.  

Although the owner has the option of 
electing mediation, it is mandatory 
for the lender to participate once the 
owner has made the election.  At the 
mediation the lender must appear by a 
representative who has authority to bind 
the lender to an agreement.  The lender 
must also produce documents required 
by the mediation rules.  

Failure to comply with these requirements 
may prevent the lender from taking 
the property to the final step in the 
foreclosure which is a trustee’s sale. 

The owner must produce a housing 
affordability statement and monthly 
financial statement. 

The mediation is voluntary.  This means 
the mediator is not resolving the problem 
for the parties but rather guiding the 
parties to a solution. If the lender meets 
the requirements for an appearance they 
have complete discretion as to what 
solution is acceptable and on what 
terms. At the close of the mediation the 
mediator provides a report to the court 
on the terms of any resolution or that no 
resolution was possible.

Although it is possible for an owner to 
represent themselves in a mediation, it 
may be in the best interest of the owner 
to be represented by an attorney in 
the mediation.  The mediator may not 
provide any legal advice to either the 
owner or the lender.    
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WHAT DO I NEED AS A SELLER TO START MY SHORT SALE?

To move your short sale process along quickly, it always helps to have a complete package up front!  
Talk to your Real Estate Agent to discuss.  Starting the process can be done easily, by providing the 
following items:

NEVADA TITLE SHORT SALE PACKAGE 
Obtained via your real estate agent or directly through Nevada Title Short Sale Department

DOCUMENTS REQUESTED ON PAGE 1 OF NEVADA TITLE SHORT SALE PACKAGE, INCLUDING:
 

	 •	Bank	Statements	for	60	days	(all	pages)	for	all	accounts	for	all	borrowers

	 •	Paystubs	for	30	days	for	all	borrowers

	 •	Tax	Returns	for	2	years	or	Extension	from	IRS	if	applicable

	 •	4506T	completed	in	accordance	with	the	tax	returns	provided	(IRS	Form,	Title	Company	can	provide.)

	 •	Mortgage	Statement	for	each	mortgage

	 •	Hardship	letter,	signed	and	dated

	 •	Financial	Statement	form	710	(Government	Form,	Title	Company	can	provide.)	

	 •	Dodd	Frank	(Government	Document	confirming	borrower	has	not	been	convicted	of	any	real	estate	 

	 		crimes	within	the	last	10	years.)

	 •	Letters	of	authorization	for	each	loan	to	include	lender	name	and	loan	number

EXECUTED PURCHASE CONTRACT (PROVIDED BY YOUR REAL ESTATE AGENT)

PROOF OF FUNDS (POF)/PREQUALIFICATION LETTER FOR BUYER  
ON LOAN TRANSACTIONS PROVIDED BY YOUR REAL ESTATE AGENT)

MLS PRINTOUT (PROVIDED BY YOUR REAL ESTATE AGENT)

LISTING AGREEMENT (PROVIDED BY YOUR REAL ESTATE AGENT)

ESTIMATED HUD (PROVIDED BY ESCROW OFFICER AT NEVADA TITLE)
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PROVIDING A 
HARDSHIP LETTER
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HARDSHIP LETTER GUIDELINES
Remember to state the following items in your HANDWRITTEN hardship letter:

HARDSHIPS 

What are your hardships (current and past)? For example - unemployed, car accident, medical problems 
(personal	or	family),	etc.	Go	into	a	little	detail	about	each	hardship.	The	following	are	the	most	important	
messages to get across to the Lender: 

 a. Why you will not be able to be current again on your loan. 

 b. We do not have enough income to make these payments. 
 c. We are leaving the property. 

YOUR ASSETS

Explain that you have no assets with which to continue paying.

ANY SIGNED EXEMPTIONS OF DOCUMENT

If you do not have bank statements, pay stubs or tax returns, you will need to explain the reason in more 
detail	in	your	letter	as	to	“why”	you	can	not	provide	those	documents.	(I.e.	I’ve	been	unemployed	for	6	
months and have not been able to find work) Note - realize that if you don’t have tax returns, then the 
bank will ask for Extension. So, if you don’t have Extension either, explain why in this letter. (i.e. “I haven’t 
worked in over 2 years and so I haven’t filed taxes nor extensions”, or “I haven’t filed my tax returns for the 
past 2 years and I failed to file extensions as well).

BANKRUPTCY

You could also mention “I don’t want to have to file bankruptcy” (If that is the case)  

SAMPLE HARDSHIP LETTER 
[*Remember, YOU must handwrite your own Hardship Letter to the Lender(s)]  

To	Whom	It	May	Concern:	
I	have	been	unable	to	make	my	payments	on	my	house,	and	I	am	now	facing	foreclosure.	My	inability	
to keep up with the monthly payments is the result of (loss of job, illness, accident, death or disability 
of a wage earner -- describe in detail what your hardship is) In spite of my current financial difficulties, I 
expect that it will only get worse. I am not in a position to continue making my mortgage payments. This 
was not at all what I intended but I have come to the conclusion that this is my only option. Your help and 
consideration in this matter are very much appreciated.    

 
{Signature}																																																																						{Date}		 	 	 	 	 {Printed	Name}	



HANDLING DEBT, 
TAXES AND CREDIT
DEBT FORGIVENESS TAX 
CONSEQUENCES AND 
CREDIT RAMIFICATIONS 

How Debt Forgiveness Works
With a short sale, the lender has three possible ways to handle 
the deficiency balance, which is the portion of the mortgage 
debt not covered by the sale of the home. First, the lender can 
attempt to collect the deficiency balance from the seller after 
the property has closed. Second, the lender may require the 
seller to sign an unsecured promissory note for the deficiency 
balance as a condition of agreeing to the short sale. If the 
new note is for less than the balance of the original debt, the 
difference would be considered canceled, or forgiven, debt. 
Third, the lender may agree to cancel the entire deficiency 
balance.  

On the surface, option three would seem to be the best 
alternative for a seller. However, the IRS considers any canceled 
mortgage debt ordinary income, and therefore is subject to 
taxation. In addition, because the IRS requires the lender to 
file	 a	 1099-C	 form	 stating	 the	 amount	 of	 the	 canceled	 debt,	
there will be a record of the exact amount of the debt that 
was	cancelled.	A	seller	will	also	receive	a	copy	of	the	1099-C	to	
use in filing income taxes. The seller’s home state would also 
consider the cancelled debt as ordinary income. 

Exceptions to the Rule
The IRS does recognize situations in which cancellation of debt 
will not result in tax liability for the seller. A seller may avoid tax 
liability:	•	When	the	borrower	receives	a	bankruptcy	discharge	
and the deficiency was included in the bankruptcy.

	 •	 When	 the	 borrower	 is	 insolvent	 	 at	 the	 time	 of	 the 
  cancellation  of the debt. Insolvency would occur  when  
  a borrower’s liabilities exceed assets. Note that seller  
  would have to prove this insolvency  to the IRS when  
  filing a tax return.
 
	 •	 When	 the	 debt	 was	 secured	 by	 a	 non-recourse	 loan.		 
  Under a non-recourse loan, the lender does not have the 
  legal right to collect a deficiency judgment from any  
  assets of the debtor not pledged to secure the loan.  
  While most home mortgages do not fall into this  
  category, purchase money loans on a person’s residence  
  are non-recourse in some states. Nevada used to be  
  a full recourse state regardless of property type or  
  purposes for which debt was incurred. All  
  new purchase money loans made by financial  
  institutions for properties continuously owner occupied  
  are non-recourse.
 
	 •	 When	 the	 tax	 liability	 from	 the	 cancellation	 of	 debt	 on 
  an investment property can be offset against other  

  business liabilities and expenses. This exception does  
  not apply to properties occupied as a residence by the  
  mortgagor.

	 •		Cancelled	 debt	 on	 a	 primary	 residence	 that	 is	 used	 to	 
  purchase or improve the property, will not be taxed  
	 	 through	the	year	2012.	

In many short sales, a seller  would  be able to qualify under the 
first two of these exemptions,  especially since it was almost 
certainly necessary to show financial hardship in order to 
convince the lender  to agree to a short sale. However, it is the 
seller’s responsibility to notify the IRS why the amount in the 
1099-C	should	not	be	counted	as	ordinary	income.		Otherwise,	
the IRS will consider the forgiven debt as income and penalize 
the seller for unpaid taxes.  

WHAT  DO YOU NEED TO KNOW?
 
To ensure that you don’t run afoul  of the IRS, and that you 
understand the potential liability after a short sale closes, it 
is recommended that  an attorney and a tax professional be 
consulted.  

Credit Ramifications
If the borrower is in default, his or her  credit has already been 
negatively impacted. Additionally,   when a short sale  is reported 
to the credit rating  agencies, the lender may  report it in a variety 
of ways (loan paid in full versus settled/deficiency). Depending 
on the label, it may impact future credit in different ways. 
 
Remind borrowers that while credit may be bruised for  a few 
years after a short sale; a foreclosure is likely to lead to a decade 
of damaged credit. 
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SHORT SALE CLAUSES
For the Buyer
The due diligence time shall begin the day after the buyer 
receives written notice from the lender that the lender has 
approved the short sale.

Seller hereby agrees to provide buyer written, e-mail or fax 
confirmation that buyer’s offer has been presented to the 
lender. Seller agrees the confirmation shall reference buyer’s 
name and date of offer. Said confirmation shall be provided to 
buyer within seven days of offer acceptance.  

Due Diligence
Buyer’s due diligence and all time lines outlined in this 
agreement shall not begin to run until the day the buyer has 
received written notice of short sale approval from the lender.  

For the Seller
This sale is contingent upon lender approval of a short sale and 
final approval by seller of the lender’s approval and conditions.  

Due Diligence
Buyer is solely responsible for any and all costs incurred as a 
result of buyer’s desire to purchase this property including all 
costs incurred during the due diligence process. 
 
Unilateral Escrow Extension
Lender approval may prevent or delay a timely close of escrow. 
In the event an escrow extension is necessary for the purpose 
of obtaining lender approval, Buyer agrees to grant seller one 
unilateral escrow extension. Said extension shall not be longer 
than 30 days. 

In the event Seller requires an escrow extension, Seller shall 
provide Buyer written notice with escrow to be extended to 
a date certain. However, in no event shall the close of escrow 
be later than one day prior to the scheduled foreclosure sale. 

Buyer agrees to cooperate by signing an addendum that will 
memorialize the new close of escrow date. Buyer acknowledges 
that if this transaction does not close prior to the foreclosure/ 
trustee sale date, the property will be sold. Seller shall have no 
further obligations under this contract. 
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SAMPLE 
AGREEMENT

 

 

*Sample* 

Nevada Title Company 

Short Sale Acknowledgement 

Escrow No._                                               Date: 

Undersigned seller and buyer hereby acknowledge that the closing of this escrow is subject to the Sellerʼs 
successful negotiation with the lender(s) of record to accept payoff of the current loan(s) in an amount that 
is less than the actual amount(s) owed. 

Escrow holderʼs receipt of the following items shall be deemed full satisfaction of this contingency in its 
entirety without further written instructions required. 

1) The Lender(s)ʼ written approval letter of “Short Payoff” addressed directly to escrow.
2) Sellerʼs acknowledgement and approval of that “Short payoff” approval letter.  

Seller is hereby advised to seek the advice of a qualified tax professional and/or legal counsel prior to the close of this escrow 
regarding the Sellerʼs tax and/or legal liability that may be incurred as a result of closing this escrow with a “Short Payoff”.  

_______________________________          _______________________________ 

                      Buyerʼs Certification of Owner Retention 

Undersigned Buyer hereby certifies, under penalty of perjury as to each of the following statements: 
1) The purpose of this escrow is to acquire the subject property from the vested seller, under a “short sale” transaction 

which has been duly approved by 1st (and if applicable 2nd) existing trust deed lender(s); 
2) The undersigned intends to retain the subject property and has no intention of immediately reselling same for a profit;  
3) The undersigned understands and acknowledges that the existing lender(s) would not have approved the “short sale” if 

such a resale transaction were being contemplated; 
4) That further, Nevada Title Company would not have agreed to closing the subject escrow transaction if such a resale 

transaction were being contemplated; 
5) Nevada Title Company is relying upon the assurances contained in this Certification for the purpose of closing the 

subject transaction. 

_________________________________ 

State of        Nevada         } 
                                          }  ss: 
County of    Clark            } 

This instrument was acknowledged before me on ____________________________________________ 

By__________________________________________________________________________________ 
                                                    _____________________________________ 
                                                    NOTARY PUBLIC 
                                                    My Commission 
                                                    Expires:                   _____________________ 

*Sample* 
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BUDGET DISCLOSURE 
TO MORTGAGE LENDER

Short Sale Guide

 

 

MONTHLY BUDGET DISCLOSURE TO MORTGAGE LENDER

INCOME
Borrower 1:_________________________                                      Borrower 2:                                
Monthly NET INCOME (after taxes, deductions). Monthly NET INCOME (after taxes, deductions). 

Job 1: $                                                                                                                                      Job 1: $________________________                                               

Job 2: $                                                                                                                                      Job 2: $________________________                                       

SUB-TOTAL $                                                                                                                            SUB-TOTAL $___________________                                  

TOTAL MONTHLY NET INCOME:              $______________________                                           

MINUS DEBTS
Groceries $ ______________________  

Day Care $ ______________________  

Home Phone $ ______________________  

Cell Phone $ ______________________  

Car Payment 1: $ ______________________  

Car Payment 2: $ ______________________  

Total Auto Insurance Premium: $ ______________________  

Auto Gas & Maintenance: $ ______________________  

Homeowner Association Payments: $ ______________________  

Home Electric Bill: $ ______________________  

Home Natural Gas Bill: $ ______________________  

Water/Sewer/Trash: $ ______________________  

Cable TV/Internet: $ ______________________  

Health Insurance: $ ______________________  

Unreimbursed Medical Expenses:                                                        $ _____________________  

Life Insurance Premium:  $ _____________________  

Student Loan Payments $ ____________________  

Credit Card #1 Balance: $________________________ 

Minimum Payment: $, ____________________  

Credit Card #2 Balance: $________________________ 

Minimum Payment: $ ____________________  

Credit Card #3 Balance: $________________________ 

Minimum Payment: $ ____________________  

Credit Card #3 Balance: $________________________ 

Minimum Payment: $ 

Credit Card #4 Balance: $________________________ 

Minimum Payment: $ ____________________  

Miscellaneous Expenses: 

Court Ordered Child Support Payments: $ ____________________  

IRS/State Income Tax Payments: $_____________________ 

Other:_________________________________                                    $_____________________ 

Other:_________________________________                                    $_____________________ 

Other:_________________________________                                    $_____________________ 

Other:_________________________________                                    $_____________________ 

LESS TOTAL MONTHLY EXPENSES: $______________________

AMOUNT LEFT OVER FOR MORTGAGE PAYMENT(S): $________________________ 
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WHAT WE DO  
FOR YOUR TRANSACTION

Nevada	Title	Company	has	been	providing	escrow	and	title	services	since	1979.	Our	staff	is	experienced	
in handling short sale transactions and understands the dedication and urgency required by all 
parties to ensure a successful closing.  

When gathering the requested items to send to your lender when beginning the short sale process, 
contact your Nevada Title escrow officer immediately, so we can provide you with the preliminary title 
report	and	an	estimated	HUD-1	form.		If	you	are	in	need	of	comparable	sales	or	market	data	for	your	
neighborhood, please contact your Nevada Title sales representative.

EFFECTIVE 10/1/2009, NEVADA REVISED STATUTES BY 
AMENDMENT THROUGH AB 133, REQUIRE THAT THE FUNDS USED 

FOR CLOSING MUST BE ONE OF THE FOLLOWING FORMS:

• CASH (requires advance arrangements for simultaneous bank pick-up)
• INTERBANK ELECTRONIC TRANSFER (WIRED FUNDS)
• CASHIER’S CHECK OR CERTIFIED CHECK DRAWN ON A NEVADA BANKING 
   INSTITUTION.  A CASHIER’S CHECK DRAWN ON A NON-NEVADA BANK IS NOT  
   ACCEPTABLE FOR IMMEDIATE CLOSING.

ALL FUNDS MUST HAVE BEEN DEPOSITED WITH NEVADA TITLE COMPANY’S BANKING 
INSTITUTION BEFORE ANY FUNDS CAN BE DISBURSED. 





(702) 251-5000
www.nevadatitle.com

“At Nevada Title, we believe the manner in which we satisfy our customers will determine the future of our organization.  It is our objective to 
provide superior service through professionalism, communication, cooperation and quality. We add value to all our customers through our 
specialized services in each market segment. Our customers are recognized as the leaders in their respective fields. “

“Nevada  Title Company’s success is largely attributed to our ability to develop long-term, closely knit business relationships with our customers, 
many of whom have relied upon Nevada Title Company since 1979. Building long-term relationships with our customers is the focal point of 
our business philosophy.”















Nationally Recognized. Locally Owned and Trusted.


