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860-739-4455
157 West Main St., Niantic heritagesells.net

YOUR BEST OFFENSE IS A GREAT DEFENSE - CALL ON US TODAY!
ll tll t

#1 OFFICE FOR CLOSED SALES
2009 - 2014 • 6 Consecutive Years!*

* Based on CTMLS Statistics
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MLS#E280608

OPEN SAT 1-3!

18 Cavasin Dr, East Lyme - Bright & spacious
impeccably maintained home! Unconventional
design that has 4-5 BRs, formal DR, central
air, & a FR with fireplace!
Bpnus room included.
Has a great yard w/in
ground pool. Perfect for
entertaining. A must see!!
Rt. 161 Chesterfield Rd, to
Latimer Drive to Cavasin.
$284,900

Fabulous 2600 + sq. ft. home in private
neighborhood setting. 3 BR/3.5 BA, LR
w/ wood burning FP &
HW Floors, Formal DR,.
Maple, granite and SS KT
w/counter seating, C/A.
Wood Stove in basement
for additional heat. Min
1 yr lease. $2,200/mo.

Vicki Griffin
860-395-9724

MLS#E281117

SALEM

Nature lovers!! Sit on your back deck and watch
the deer go by! Hike from your own 2.73 acres
into the abutting Darling Road
Preserve. Natural sunlight
floods this 4bd 2 ½ bath home
while the woodstove helps
to heat this open concept
home. Located on cul-de-sac
in a easy to commute from
location! Call today to preview
this home!! $279,000

MLS#E10012572

COLCHESTER RENTAL!

Stacey Wyeth
860-941-5106

Jessica Martin
860-367-4740

$399,900.00. 55+ community. Beautiful
Open Flr Plan, Vltd Ceiling, Skylights,
Propane FP, Subzero, 1st Flr MB suite w/
walk in shower, 1st floor laundry, 2 car
gar, full walkout bsmt & enclosed porch
w/private wooded view. Floor Plan is One
of a Kind at ChapmanWoods. Just off I-95
and close to shopping & beaches. Perfect
location. Sue Russ 860-608-9199

MLS#E277446

CHAPMAN WOODS NIANTIC

$334,900. 55+ Community. 2,400 sf, 3
bdrm, 2 ½ bath, Sun Room, Den, full
bsmt and 1 car garage. Light and bright,
slider to outdoor patio, 1st floor Master
Bedroom, Propane Heat and condo fees
incl. furnace-a/c maint. Close to I-95,
shopping, library and beaches. Sue
Russ 860-608-9199

MLS#E10012564

CHAPMAN WOODS NIANTIC

Come bring your ideas to this
1930’s duplex. 3 Bed 1 bath on each
side. Many original
features! Nice lot in
a well desired area.
Ca zoned, also listed
under commercial.
$259,900

MLS#E280078

EAST LYME

REDUCED!

Tammy Russell
860-460-7897

Do you want to
know the value
of your home?

Contact me for
a free market

analysis of your
home’s value!

REDUCED! NEW
LISTING

Contact me Today!
860-857-5013 or

shericote@
heritagesells.net

Sheri Cote

Thoughts on buying distressed property

While we talk about buying property that
is “distressed,” it seems that those who
seek to buy such property often become
“distressed” as well.

I most commonly encounter distressed
property in the following situations: 1) a
bank is selling a property it has foreclosed
upon (sometimes called REO for “real estate
owned”), or 2) an owner is trying to sell a
property for less than the liens against it
(a “short sale” where all lienholders must
agree to release their liens for what is
available to pay them), or 3) a court-ordered
foreclosure sale.

Youmost likely will encounter distressed
property after a bank has taken title
through a foreclosure. In some ways this
situation presents fewer complications than
the other two, but in other ways this is the
most uncomfortable situation.

Typically when youmake an offer to pur-
chase property with your real estate agent
you will make a written offer to the seller,
and that offer is usually upon a form of
contract approved by the local board of real
estate agents. One could say this contract is
generally intended to strike some balance
between interests of the seller and of the
buyer.

However, in my experience, at least
regarding REO owned by large national
institutions, the response to an offer to
purchase an REO property will include an
addendum or counteroffer which goes on for
many pages and which materially rewrites
the contract into one which removes
many of the standard terms intended to
protect the buyer and replaces themwith
oppressive terms that favor the seller. The
resulting contract, to the extent it makes
any sense at all, can be “appalling” (in the
words of a colleague who recently reviewed
one of these contracts), and I think that
opinion is widely shared among real estate
practitioners.

When these counteroffer/addenda first
started appearing years ago I made some
efforts at trying to negotiate the terms of
these documents only to quickly learn that

the sellers would not entertain any amend-
ments at all, even ones simply designed
to make the contract more intelligible.
The most recent contract I have reviewed
includes a provision that says that if the
buyer defaults upon the contract the seller
gets to retain the deposit of the buyer as
liquidated damages. On the other hand, if
the seller defaults (one contract I read said
even if the seller simply decides to sell the
property to someone else) the sole remedy
of the buyer is to recover back their deposit.

So these contracts are not for the faint of
heart, or even old English Majors. These
days I think buyers can be well advised to
do the best they can with the contract on a
couple of important points and not expect
the contract to really make sense in many
ways. They can also reduce their risk by
making as small a deposit as possible. Then,
they should aggressively inspect the prop-
erty and put their faith in their attorney
and title insurance company to make sure
the title to the property is marketable.

Short sales are also common these days.
A buyer interested in pursuing such a prop-
erty should have the patience of Job. It can
take a seller a very long time to attempt to
negotiate terms with the lienholders on a
property, and during that time a buyer may
not really know the status of those negotia-
tions. When inquiry is made as to the status
of seller/lienholder negotiations, one is
sometimes told by the seller’s representa-
tives that it is only going to take “another
couple of weeks” to get the approval from
all the lienholders. So the contract should
include a firm and reasonable deadline for
the seller to get all approvals, or the buyer
can get his or her deposit back.

A buyer can be well advised to have a title
search done of the property concerned early
on after signing the contract. That way,
they’ll be able to present the seller with
a list of all of the liens which the buyer’s
attorney believes need to be released. I was
once involved in a case where the seller’s
representatives overlooked one lien; after
negotiating releases with all of the other
lien holders, the deal fell apart when no
accommodation could be made for the over-
looked lienholder.

The third situation arises when a parcel
of real estate is foreclosed upon in the Supe-
rior Court and, based on an appraisal, it
appears there is value in the property over

and above the debt owed to the foreclosing
party and others with liens prior in right
to foreclosing party. In that case the Court
orders a “foreclosure by sale.”

As part of this order, the judge appoints
an attorney to act as the “Committee of
Sale.” The judgment typically bars the com-
mittee from incurring any expenses before
a certain date. But once that date is passed,
the committee will order an appraisal of the
property, and a title search, and will have a
foreclosure sign posted upon the property,
and will cause an ad to be placed in a news-
paper, and will cause more information to
be posted onto theWeb site created by the
Superior Court as a source of information to
interested parties.

On the day of the auction, the committee
will arrive at the property about two hours
before the time of the auction. They will,
to the extent reasonably possible, allow
interested parties to inspect the property;
this will hopefully include the opportunity
to view the interior of the property, though
such may not be possible. This procedure

can lead to poignant moments, and comical
ones, too.

The committee will typically read a
“notice to bidders” just before the auction
occurs. The notice emphasizes that the
sale of the property shall be “as is” and
is subject only to the confirmation by the
Superior Court. One downside to these sales
is that the ability of the buyer to inspect the
property is muchmore limited than in the
other situations discussed above.

Each sale is a bit of an adventure, with the
drama of a live auction. One property for
which I recently acted as Committee of Sale
had been vacant for a number of years, and
the front and rear entrances were covered
thickly with bramble bushes. I was able to
provide access to the inside of the property
only by engaging in some landscaping work
to clear the brush away from the front and
the rear door. Thankfully, the brush likely
discouraged the kind of thieves who prey
on these kinds of properties; much to the
surprise of one of the bidders, the copper

See pagE 16

By Jim Young
Sponsored by
Andrews & Young P.C.
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175 Whitehall Avenue, Stonington

Located in an exclusive 5-lot
subdivision on the Mystic
River on over an acre of land
w/dock & boat lift! New home
to be built w/water orientation
& plenty of privacy. View
renderings & flr plans. Owner
w/consider buyers’ home in
trade! $1,200,000 Call
Sherri-Lynn Milkie 860-434-
2400, Williiam Pitt Sotheby’s
International.

5 Coit Street, New London

This two family home is
located right in the mid-
dle of a neighborhood
transformation project
and is an easy walk to
downtown. Live in one
unit and rent the other
out. Electrical and heat-
inghavebeenupdated.
Why rent when you can
own?! $165,000

461 Bank Street Unit 603, New London

This condo has beau-
tiful water views from
every window! Bright
& sunny SE exposure
the ultimate in luxury!
Balcony & Juliet bal-
cony, numerous list
of upgrades avail-
able. Heat/hot water
average less $30.00
per month! $409,000

461 Bank St. #807, New London

Amentities include out-
door terrace/kitchen,
year-round pool, pub,
theater, fitness room,
and secured parking.
Short walk to new lon-
don’s waterfront district.
Taxes based on 5 year
average of tax abate-
ment. $490,000. Call
Dawn Thompson at
860-444-6969

421 L Wyassup, North Stonington

Spectacular Water
Access to Wyas-
sup Lake, Possible
Two Lots, Legal Year
Round Living, Newer
Septic andWell. Dock
in Needof Repair and
Cottage in Need of
Major Repairs. Plenty
of Parking. $225,000
Call Betsy Gibson
860-705-2273, Re/Max
Admiral Properties

461 Bank Street Unit 808, New London

Fantastic 2bed/2bath
has bedrooms on each
side with living space in
the middle; the perfect
set up! Features; walk in
tiled shower, fireplace,
granite counters, & hw
floors, this unit is pure
luxury! City view w/ pri-
vatebalcony.$370,000.
Call Dawn Thompson
at 860-444-6969

26 Clairmont Avenue, Norwich

Stunning Home
Full Of Light Is Like
New! Two Car
Garage, Stainless
Steel, Hardwoods,
New Roof, & More!
VA, FHA, & CHFA
WELCOME. Seller
To Pay CLOSING
COSTS! $148,000

48 Blinman St, New London

City Flats the historic
neighborhood res-
toration/homes now
available! Super effi-
cient, top quality, ful-
ly applianced. Easy
to maintain, 1 to 3 BR
units. Why rent when
you can own for
less? $128,000 Call
Dyann DeGaetano
860-917-1056, Re/Max
Admiral Properties

86 Jerome Rd, Montville

Selling Property “as
is”. Nice yard and
frontporch.Nogov-
ernment loans, sell-
er to find suitable
housing. $99,900
Call Betsy Gibson
at 860-705-2273,
Re/Max Admiral
Properties

10 Croydon, Waterford

Credit &background
check required. Din-
ing area off Kitchen.
Parking limited to
front only. Garage
is for Landlord’s
use. No pets and no
smoking. $1600/
mo. Betsy Gibson
860-705-2273, Re/Max
Admiral Properties

4 Goundry Drive, Waterford

Set onover a 1/2acre
in a premier neigh-
borhood! Updated
home features MBR
suite, 4 BR, 3.5 BA,
central air, fireplace,
woodstove, family
room and more! Tre-
mendous value in
Waterford! $409,000

461 BANK ST. • NEW LONDON • 860.444.6969 • NLHTonline.com

Betsy Gibson 860-705-2273
ReMax / Admiral Properties

560 Poquonnock Road
Groton

Commercial Property

Great location for low rent
ebay Store. Give us a call

...let’s talk!

2 Coit St., New London -
City flats the historic neigh-
borhood restoration/homes
now available! Super ef-
ficient, top quality, fully
applianced. Price ranging
from $128,000 - $158,000.

Ellen “ET” Fox
(860) 235-8333 or
(860) 536-9618
#1 CBRB Mystic Agent 2014

Penny Bodle
(860) 912-1295
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PAWCATUCK

2007 Colonial on private lot with
water rights, open floor plan, gran-

ite/SS kitchen. $424,000

MYSTIC

Cedar Road Contemporary
colonial, open floor plan, granite/ss
kitchen, 3+ bedrooms. $650,000

MYSTIC

Pequot Avenue Lot, level,
nearly one acre.
$110,000

RENTALS: Mystic - 4/2/1, $1250; Stonington Boro - 5/2/1, $1150.

GROTON LONG POINT

269West ShoreAvenue
Charming 4 BR, 1925 original GLP home

with beadboard and wood burning fireplace.
$579,000

STONINGTON

8 Kelly Street
Pristine ranch with three bedrooms

and 2 baths. Finished lower level with
full bath and walk out. $238,500

MUMFORD COVE

170’ beachfront, stunning 2 story palladium
windows capture views to Long Island from

1st and 2nd floors, boating access, 4 BR, 5 bath,
$1,975,000

MYSTIC

4BR, 2.5 Bath Updated Colonial,
CA,Walk to Mystic,

$429,000

MYSTIC

Clean Whitehall Landing condo with
boat slip availability on Mystic River, FP,

only $299,999
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pipes were still in the house.
When the house is vacant, there can be

a sense of the presence of the prior owner.
Personal items, including family photo
albums and other mementoes, are some-
times left behind. At the moment, I am
thinking about properties where the last
owner passed away, or moved to a nursing
home, and it appears there was no immedi-
ate family or friends to care about these
belongings. And this can lead one to reflect
a bit on the transitory nature of our time on
this earth. Upon returning home after the
sale, we may hug our spouses a little more
tightly than we did when we left our homes
in the morning.

Of course, in some situations the owner is
still in the house, and that is another story
entirely. Many years ago I remember going
into one house and finding that the family
had converted part of the house to a chicken
coop. Sometimes the person being fore-
closed upon is in denial about what is going
on and suffering family problems; that can
lead to awkward and uncomfortable situa-
tions, which the committee needs to handle

with some tact.
The contracts for these foreclosure sales

are cash sales. A buyer must know before
bidding that they will be able to come up
with the cash to close within, say, 40 days
of the auction, very roughly speaking. The
auction results must be confirmed by the
Superior Court, and the legal proceedings
on confirmation can drag on for a long time.
Keep in mind that the buyer’s deposit will
be tied up during this time.

These properties can be an opportunity for
investors or those looking to get a gooddeal
on a home. But for thosewho are inexperi-
enced, orwho are not represented by capable
advisors, dangers lurk. In all cases, please
make sure you have an experienced teamof
advisors to help you through the process.
Jim young is a partner in andrews &
young P.C., which has offices in Water-
ford and Groton, and has been serving
the southeastern Connecticut area since
1987. He can be reached at 860-444-2101
or at jyoung@andrewsandyoung.com.
The statements made in this particular
column are not intended to be taken as
legal advice for any particular fact
situation. Consult with an attorney.
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Closing thoughts
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