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Dear Friends,

A home is more than just a place to live. It's where we raise our families, host our friends, and engage
with the community. It’s also the most significant financial investment most of us will make. Yet,
sometimes unexpected circumstances can arise, making it difficult to continue paying your monthly
mortgage on time. When this happens, the foreclosure process can begin.

As a member of the Board of Supervisors, | represent the Fourth District, which includes East Palo
Alto and North Fair Oaks—areas that have been hit hard by the foreclosure crisis. | have seen first-
hand the impact this has had on families, seniors, and the community as a whole—economically,
physically, and socially.

In a situation where foreclosure is imminent or has begun, it’s critical to deal with the issues at hand
as soon as possible. Many homeowners aren’t aware of the programs and services that might be
available to them. Others find it difficult to talk about the situation or ask for help. Regardless of the factors that led to a
default on your mortgage payments or if you live in an apartment and your landlord is forcing you to leave due to an imminent
foreclosure, it’s important to be well-informed about your options.

This guide is a comprehensive resource that walks you through the foreclosure process, informs you of your rights, offers a list
of foreclosure counseling agencies and legal experts to help you save your home, and provides additional listings for general
assistance if you are displaced from your home. While there is no guarantee that your home can be saved, this comprehensive
resource guide includes relevant information to help you begin to take aggressive steps to give you the best chance to stay in
your home, but you must act quickly.

Being in danger of losing your home is an emotional and stressful situation. But there are programs that can help. | sincerely
hope that this guide helps you make informed decisions about your home and connects you to the resources you need.

Regards,

Rose Jacobs Gibson
Supervisor, County of San Mateo

This resource guide does not constitute legal advice. The County of San Mateo and the Office of Supervisor Rose Jacobs Gibson cannot
guarantee the accuracy or timeliness of the information. If you are considering foreclosure or its alternatives, please contact an attorney or
seek the assistance of the local legal aid office or housing counseling agency to understand your rights and responsibilities.
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Suzzann Hines, a San Mateo County resident, shares her personal experience about how she struggled to get a loan modification
for years. Recently, she turned to a local non-profit foreclosure counselor, who helped her through the process and, today, she’s

making payments on her new loan!

When Suzzann Hines bought her two-bedroom home in
2004, her real estate agent insisted that an adjustable rate
mortgage was a good deal for her. He never mentioned that
the loan’s interest-only payments would result in her owing
more on the house with every passing year.

“When | purchased my home, the broker said
“Oh, we get these loans all the time! Let’s just
get you in the house and then we’ll refinance
to a better loan. It’s easy; we do it all the
time,” ” Hines said. “l even went to another
broker who told me the same thing. But it
wasn’t true.”

Hines, a registered nurse with a steady
income, had no problem making the
payments. But as a single woman, she found
it impossible to refinance her supposedly
“temporary” adjustable rate loan. Lender
after lender told her that she didn’t qualify
for a standard 30-year, fixed-rate loan that
would allow her to eventually pay off her
home.

Instead, she watched with apprehension as the years
passed, her home value sank, and the “temporary” loan
became increasingly unaffordable. Instead of waiting for
disaster to strike, Hines took action to save her home.

Hines first sought help from a large, nationally advertised
mortgage-assistance agency, but two year’s worth of effort
brought no results. “They would send form letters, and I'd

talk to a different person every time | called them,” she said.

“In the end they were just ineffective, and | decided that |
needed a lawyer.”

Hines turned to the U.S. Department of Housing and Urban
Development (HUD) for help and found a local foreclosure
counselor listed on the agency’s website. The counselor
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reviewed Hines’ paperwork, crafted a plan, and told her
what to expect as the loan modification request worked its
way through the process.

“When you’re dealing with this kind of process, your

greatest fear is that the bank has all of the control,” Hines
said. “But my counselor educated me on the
process, so | knew what to expect.”

Hines’ persistence paid off on Sept. 1, when
she made the first payment on a modified,
fixed-rate loan that covers principle and
interest with a lower monthly payment than
her previous loan. Her modification
technically hinges on a three-month trial
period, so Hines is not taking anything for
granted until the trial period is over and all
the documents are signed.

And if the bank fails to get the new loan
documents done in time, Hines knows that
she needs to resume payments on the
original loan — a detail that has tripped up other
homeowners.

Hines’ advice to anyone facing trouble with a mortgage or
possible foreclosure is to find competent help as soon as
possible, be clear on your goals, follow up on every step of
the process, and be persistent.

“I am fortunate to live in a nice community and have a nice
house, but | found myself in the same mess as so many
other people,” Hines said. “It doesn’t have to do with social
class or education. This foreclosure crisis is hurting every-
body and I’'m just so grateful that help was there when |
needed it.”
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Though things may seem hopeless, help is available. But you need to take the first step! If you ignore the problem you may lose
your home to foreclosure, which may affect your ability to qualify for credit or to rent another home.

WHAT SHouLDp You Do?

1. Don’tignore the problem. The further behind you
get, the harder it will be to reinstate your loan and
the more likely that you will lose your house.

2. Contact your lender as soon as you realize that you
have a problem.

3. Avoid foreclosure prevention companies and
rescue scams! Don’t be a victim of scam artists who
are taking advantage of people at risk of foreclosure.
You don’t need to pay high fees for help. See page 11
for information on foreclosure scams. Talk to your
lender or housing counselor who will provide FREE
assistance. See pages 14-17 for information on
counselors.

4. Open and respond to all mail from your lender. Your
failure to open the mail will not be an excuse in
foreclosure court.

5. Know your mortgage rights. Find your loan
documents and read them so you know what your
lender may do if you can’t make your payments.

6. Understand foreclosure prevention options. Valuable
information about foreclosure prevention options can

be found on page 8.

7. Contact a housing counselor. Housing counselors
can help you understand the law and your options,
organize your finances, and represent you in
negotiations with your lender. See pages 15-17 for a
list of housing counselors.

8. Prioritize your spending. After healthcare, mortgage
payments should be your first priority. DO NOT pay
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your credit cards instead of paying your monthly
mortgage payment. Review your expenses and see
where you can cut spending, develop a crisis budget,
and eliminate unnecessary expenses (cable TV, eating
out, memberships).

9. Generate additional revenue. Consider renting a
room in your home to earn extra money to help pay
for your monthly mortgage payments. If you are
using boarder income to help you qualify for a loan
modification, you have to provide proof that you
receive rental payments. This can be documented by
canceled checks, taxes, and bank deposits.

10. Use your assets. Meet with a professional to see how
you can use your assets to pay your mortgage. Do you
have assets—a second car, jewelry, a whole life
insurance policy—that you can sell for cash to help
reinstate your loan?

This information is provided by the US Department of Housing & Urban Development and the
Federal Housing Administration

SAN MATEO COUNTY FORECLOSURE RESOURCE GUIDE



Homeowner stops paying mortgage and is served with a

Notice of Default.

This chart and the following page describe 50 days

in detail the foreclosure and eviction Notice of Trustee’s Sale

process. 20 days
House is sold at a Trustee’s Sale

Eviction process initiated by new

/ owner or bank W’e

Homeowner files
an answer

Homeowner does
not file an answer

10-14 days

Settlement Conference
Bank obtains a

default
judgment

About a week l

Sheriff posts notice
to vacate

Settle to

e Go to trial

Fail to move out

Move out on time .
on time

Bank refiles the Sheriff posts notice
eviction process to vacate

Sheriff posts notice
to vacate

Remaining
occupants will be
locked out

Remaining
occupants will be Process starts all over occupants will be
locked out again locked out

Remaining
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Remember, foreclosure and eviction is a process that requires multiple notices to be sent to the homeowner. You cannot just be

evicted without receiving multiple notices.

STEP 1: NOTICE OF DEFAULT

Homeowner receives Notice of Default after falling behind on
mortgage payments. The bank is required to contact the home-
owner to assess their financial situation and discuss alternatives to
foreclosure.

Following the Notice of Default, the homeowner has 90 days to
pay all overdue payments and fees in order to bring the mortgage
current. This is also known as reinstating the mortgage. If the
homeowner can pay all overdue payments and fees, the mortgage
becomes current and the home is no longer in danger of

STEP 6: FORMER HOMEOWNER FILES ANSWER

The former homeowner has five days to respond to the Unlawful
Detainer with a specific legal document that must be filed at the
court. If there is no answer filed, the bank automatically wins. If the
former homeowner files an answer, he or she can either settle to
move out or request a jury trial.

STEP 7: SETTLEMENT CONFERENCE
In some courts, the request for jury trial includes a mandatory
settlement conference, which will be scheduled before the jury

foreclosure.
Be Aware:

STEP 2: NOTICE OF TRUSTEE’S
SALE

If the homeowner is unable to
reinstate the mortgage, they will

receive a Notice of Trustee’s Sale.
This means the house will be sold

Whoever owns your home cannot just change the locks to the | i
home. The new owner must serve you with a written 3-day notice | ment plan with the bank. If neither
to quit, and then must take you through the formal eviction
process in order to get possession of the property.

If someone knocks on your door and tells you to get out, do not
panic. No one has the right to simply tell you to leave without

trial. At the settlement conference,
the former homeowner will have
the opportunity to discuss a settle-

group agrees, a trial is held and the
judge’s decision is final.

STEP 8: STAYING OR MOVING OUT
Following the trial, the former

at public auction on the courthouse | going through the formal eviction process. If you feel threatened or | homeowner will either be allowed

steps. This notice must be received | ynsafe, do not answer your door, or call the Sheriff’s office at

at least 20 days before the sale.

STEP 3: HOUSE IS SOLD AT

to stay or be required to move out

(650) 365"—4911..The new owner must follow the formal legal proc- promptly. If the former
ess to evict you in order to make you leave.

homeowner wins the case, the bank

TRUSTEE’S SALE

After the house is sold at auction, the Trustee’s Deed will be
recorded with the County Recorder. This sale is final.

STEP 4: 3-DAY NOTICE IS GIVEN

The former owner will be served with a 3-day notice to move out
of the home.

STEP 5: EVICTION PROCESS INITIATED

If the former homeowner does not leave the home in three days,
the bank will begin the eviction process through the courts. The
former homeowner will receive an Unlawful Detainer Notice and
may be evicted within 35 days.
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will probably file a new notice and
new Unlawful Detainer. The bank will then file for a writ of
possession.

After about one week, the Sheriff will post a Notice to Vacate on
the door of the property. Five days later, the Sheriff will evict any
occupants from the property.

Sixty days after an Unlawful Detainer is filed, it becomes public
record. People who have an Unlawful Detainer on their record may
find it more difficult to find an apartment. The Unlawful Detainer
may remain permanently sealed if the case is dismissed or if it is
sealed as a part of the settlement agreement.

This information is provided by Community Legal Services in East Palo Alto.
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Your lender or housing counselor has a number of options to help you stay in your home.

SPECIAL FORBEARANCE

Your lender may be able to arrange a repayment plan based
on your financial situation and may even provide for a
temporary reduction or suspension of your payments. You
may qualify for this if you have recently experienced a
reduction in income or an increase in living expenses.

MORTGAGE MODIFICATION

You may be able to extend the length of your
mortgage loan. This may help you catch up by
reducing the monthly payment to a more
affordable level. You may qualify if you have
recovered from a financial problem and can
afford the new payment amount.

PARTIAL CLAIM

Your lender may be able to work with you to

obtain a one-time payment from the FHA- @
Insurance fund to bring your mortgage cur-

rent. You may qualify if your loan is at least

four months delinquent but no more than

twelve months delinquent and you are able to begin making
full mortgage payments. When your lender files a partial
claim, the U.S. Department of Housing and Urban
Development (HUD) will pay your lender the amount
necessary to bring your mortgage current. You must execute
a Promissory Note, and a Lien will be placed on your
property until the Promissory Note is paid in full. The
Promissory Note is interest-free and is due when you pay off
the mortgage or when you sell the property.

BANKRUPTCY

There are times when filing for bankruptcy could help save a
home. A Chapter 13 bankruptcy can allow you to catch up
on your mortgage over a three-to-five year period while you
make your regular monthly mortgage payments. Either a
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Chapter 13 bankruptcy or Chapter 7 bankruptcy can help
you get rid of lower-priority debts so you can focus on your
mortgage and other essential bills. When considering
bankruptcy, it is important to consider the effect it will have
on your credit. See page 7 for additional bankruptcy
information.

REVERSE MORTGAGE

Reverse mortgages are a special type of
home loan that lets a homeowner 62 years of
age or older convert the equity in his or her
home into cash. With a traditional second
mortgage or home equity line of credit, you
are required to make monthly mortgage
payments. The reverse mortgage is different
in that it pays you and is available regardless
of your current income. You are still required
to pay your real estate taxes and insurance.
A reverse mortgage must be repaid in full
when you die or sell the home. When your
home is sold, you or your estate will repay
the cash you received from the reverse mortgage, plus
interest and other fees, to the lender. The remaining equity
in your home, if any, belongs to you or to your heirs. For
additional information on reverse mortgages, contact
Project Sentinel, Inc. at (408) 720-9888, x 11.

KEEP YOUR HOME CALIFORNIA

The Keep Your Home California programs are limited to
homeowners who meet a number of criteria, including
owning and occupying the home as their primary residence,
meeting income limits, and facing a financial hardship. For
more information, contact the Keep Your Home California
call center toll free at (888) 954-KEEP (5337). See page 8 for
more information.
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Filing bankruptcy should be considered with great care. It stays on your record for up to 10 years and can have a significant
negative impact on your life during that time. Talk to a lawyer or counselor about the benefits and drawbacks of filing for
bankruptcy.

WHAT HAPPENS WHEN YOU FILE FOR BANKRUPTCY?

The filing of bankruptcy triggers an automatic stay that stops
all creditors from any action to collect while the bankruptcy
is pending. This will temporarily stop foreclosure in most
cases. Nevertheless, a foreclosure may still continue in
limited situations, such as when multiple bankruptcy cases
have been filed in a row or if the property was transferred to
your name immediately prior to filing. The biggest mistake that people make
is waiting until a few days prior to the
foreclosure sale date to look into
bankruptcy as an option.

The most typical Chapter to file to stop a foreclosure is a
Chapter 13, because you can propose a plan of repayment
that catches up on the past due amounts you owe to your

mortgage or other lenders against your home, over a 36 to The best time to consult with a
60 month period. bankruptcy attorney is either before or

early on during the Notice of Default
period.

Contact Community Legal Services in
East Palo Alto at (650) 326-6440 and ask
about their Bankruptcy Clinic.

How DO YOU FILE FOR BANKRUPTCY?

You can file for bankruptcy on your own or with a lawyer.
The first option is cheaper, but there’s a greater chance
you’ll make an error in the process and not get approved.

When that happens, you have to wait several months Contact a bankruptcy attorney for free
before you can apply again. consultation or to ask questions about your

. - personal situation.
Hiring a lawyer can help ensure an accurate filing, but

charges for filing a bankruptcy can be steep. If you are
considering bankruptcy and using a lawyer to file, ask the
lawyer what you may expect as the outcome if you file for
bankruptcy. Also, ask the lawyer to put his fees in writing.
Depending on your situation, a bankruptcy might just end
up being a costly delay of the inevitable loss of your home.

This information is provided by Community Legal Services in East Palo Alto
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Keep Your Home California is a federally funded program to help California homeowners who are struggling to pay their
mortgages. California has received nearly S2 billion in federal funding and is working with housing counselors, servicers, and
housing advocates to provide assistance that will help prevent avoidable foreclosures and keep Californians in their homes.

WHO IS ELIGIBLE?
To meet eligibility requirements, you must:

Own and occupy your home as your primary residence;
Meet low and moderate income limits;

Have suffered a severe reduction in your household
income or are facing increased expenses beyond your
control; and

Have a mortgage loan that is delinquent or in
imminent default.

WHAT ASSISTANCE IS AVAILABLE?

Keep Your Home California is made up of four unique
programs that have been developed to address one or more
aspects of the current housing crisis. Specifically, the Keep
Your Home California programs provide:

Mortgage assistance of up to $3,000 per month for
unemployed homeowners who are in imminent danger
of defaulting on their home loans.

Funds to help homeowners who have fallen behind on
their mortgage payments due to a temporary change
in a household circumstance. The program will provide
up to $15,000 per household to reinstate mortgages to
prevent foreclosures.
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e Money to reduce the principal owed on a mortgage for
a home where the homeowner is facing a serious
financial hardship and owes significantly more than the
home is worth. This program requires lenders to match
any assistance provided for principal reduction.

e Transition assistance to help borrowers relocate to
new housing after executing a short sale or deed-in-
lieu of foreclosure program.

How DO YOU FIND OUT MORE?

Contact the Keep Your Home California call center toll free
at 888.954.KEEP (5337) or visit
www.KeepYourHomecCalifornia.org.

Each mortgage assistance program requires the
participation of the mortgage servicer (the company to
which the homeowner makes his or her monthly payment).
To find out which servicers are currently participating,

visit www.KeepYourHomeCalifornia.org/servicer.htm
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There are different ways to walk away from your home while avoiding the consequences of a foreclosure. Even if you do not plan
to keep your home, it’s important to work with your mortgage lender during this process. Walking away from your home without
consulting your lender may negatively affect your credit score or result in tax consequences.

SELL THE PROPERTY

This is the best option if you cannot afford the mortgage
payment and if the house is worth more than the amount
owed.

SHORT SALE

If the market value is less than the total amount owed, a
short sale allows the borrower to sell his or her home and
use the proceeds to pay the mortgage even though the sale
proceeds may be less than the total amount due on the first
mortgage. The investor or mortgage insurer must agree to
this option. A short sale may result in a deficiency
judgment.

PRE-FORECLOSURE SALE

This will allow you to avoid foreclosure by selling your
property for an amount less than the amount necessary to
pay off your mortgage loan. You may qualify if the loan is at
least two months delinquent, you are able to sell your house
within three to five months, and a new appraisal shows that
the value of your home meets HUD program guidelines.

DEED-IN-LIEU OF FORECLOSURE

As a last resort, you may be able to voluntarily “give back”
your property to the lender. This won’t save your house, but
it is not as damaging to your credit rating as a foreclosure.
You can qualify if you are in default and don’t qualify for any
of the other options, your attempts at selling the house
before foreclosure were unsuccessful, and you don’t have
another FHA mortgage in default.
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If you find another borrower willing and qualified to take
over your mortgage and your home, he or she may assume
your mortgage if it is allowed under your loan terms. The
new borrower must meet the lender’s criteria.
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Tax issues are complicated and vary a lot depending on the circumstances. If you’re dealing with a default or foreclosure, it is

best to seek guidance from a tax professional.

MORTGAGE FORGIVENESS DEBT RELIEF ACT

Until 2007, homeowners who lost their homes in foreclosure
or modified their loans were often shocked to learn that
they owed taxes on the home they had lost. In 2007, the
federal government passed the Mortgage Forgiveness Debt
Relief Act of 2007, which generally allows taxpayers to
exclude income from the discharge of debt on their principal
residence. Debt reduced through mortgage restructuring,

as well as mortgage debt forgiven in connection with a
foreclosure, qualifies for this relief.

This provision applies to debt forgiven in 2007, 2008, or
2009. Up to $2 million of forgiven debt is eligible for this
exclusion (S1 million if married filing separately). The
exclusion does not apply if the discharge is due to services
performed for the mortgage company or any other reason
not directly related to a decline in the home’s value or the
taxpayer’s financial condition.

Keep in mind that the Debt Forgiveness Act of 2007 pertains
to federal income taxes only. The State of California has a
mortgage debt forgiveness program too, but it differs from
the federal law. Please consult a tax professional for advice
on federal or state tax law.
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If you are having difficulty resolving a tax problem (such as
one involving an IRS bill, letter, or notice) through normal
IRS channels, the Taxpayer Advocate Service (TAS) may be
able to help. For more information, call the TAS toll-free
case intake line at (877) 777-4778.

Low-INCOME TAXPAYER CLINICS

In some cases, you may qualify for free or low-cost
assistance from a Low-Income Taxpayer Clinic (LITC). LITCs
are independent organizations that represent low-income
taxpayers in tax disputes with the IRS. Find an LITC in your
area at
www.irs.gov/advocate/content/0,,id=151026,00.html

For information on Low-Income Tax Clinics (LITC), please
visit:
http://www.irs.gov/advocate/article/0,,id=106991,00.html

For information on free tax services, please review IRS
Publication 910 online at
http://www.irs.gov/pub/irs-pdf/p910.pdf

This information is provided by Community Legal Services in East Palo Alto.
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Some of the fastest growing frauds sweeping the nation are foreclosure rescue scams. These scams involve thieves who steal
people's homes and equity after promising to help save their homes from foreclosure.

Foreclosure rescue scams usually fall into one of the
following categories:

PHANTOM HELP

In this scam, the supposed rescuer charges very high fees for
basic phone calls and paperwork that you can easily do
yourself. Or, the rescuer will make promises to represent
you, but will not follow through.

BAILouT

Here the scammer claims to assist you by promising you can
stay in the house as a renter and buy the house back once
things have been “fixed” if you transfer the title of the house
to the scammer. This ends with you not being able to buy
the house back and the scammer gets most, if not all, of the
equity.

BAIT AND SWITCH

The bait and switch with foreclosure scams involves signing
away the ownership to your home. The scammers will tell
you that you are signing documents for a new loan that will

solve your problems. In reality, you may be signing forged
documents that will give ownership of your home. To make
matters worse, you will still be liable for the mortgage even
though you no longer own the home.

BANKRUPTCY FORECLOSURE

The scammer may promise to negotiate with your mortgage
company or get refinancing on your behalf if you pay a fee
up front. Instead of contacting your mortgage company or
refinancing your loan, the scammer instead pockets the fee
and files a bankruptcy case in your name, sometimes
without your knowledge. A bankruptcy filing often stops a
home foreclosure, but only temporarily. The bankruptcy
process is also complicated, expensive, and unforgiving.

For example, if you fail to attend your first meeting with the
creditors, the bankruptcy judge will dismiss the case and the
foreclosure will continue. If this happens, you could lose the
money you paid to the scammer and still lose your home.

1. Do not sign a contract under duress. Always request to
take time to review any documents on your own and at
your own pace. Be aware of the timeframe that your
lender/servicer is requesting signed documents back.
Do not sign a document that you do not understand.

2. Do not enter into oral agreements. Get any offers in
writing and ask your housing counselor to review any and
all offers.

3. Do not make payments to anyone except your mortgage
company.

Follow these additional do’s and don'ts:

4.

5.

Do not sign a quit claim deed without consulting your
attorney or housing counselor.

Do not accept an offer from somebody who wants to
make good on your missed payments and take the house
off your hands in exchange for documents that assign
them the surplus from the foreclosure sale. Think about it,
if you owe $200,000 on your mortgage, plus arrears of
$10,000, and your house is worth $250,000, you stand to
make money on a sale.
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Q: WHAT HAPPENS AFTER | MISS A LOAN PAYMENT?
A: Generally, the first thing a mortgage company will do is

telephone or write to offer you help. They may
telephone or write and demand that you pay the loan
arrears and penalties. Keep in mind that these calls and
letters are designed to collect money for loan payments
and the mortgage company will use collection tactics.

STAY CALM. If you speak limited English, ask for an agent
that speaks your language. The Fair Debt Collection
Practices Act imposes rules on debt collectors: they may
only telephone you between the hours of 8:00 a.m. and
9:00 p.m., the caller may not make repeated calls to
annoy you, use profane language, or threaten you. If you
want to stop the calls, write to the mortgage company
and state your right to get notices only in writing.
Consult a lawyer if you think these rules have been
violated.

: AM | EXPOSED TO A DEFICIENCY JUDGMENT ON MY MORTGAGE
AFTER FORECLOSURE OF THE FIRST MORTGAGE?

: California allows a mortgage company to choose to
proceed with a judicial or non-judicial foreclosure.

If the mortgage company uses non-judicial foreclosure
(does not take you to court) the mortgage company gives
up the right to collect any additional money from the
homeowner, even if the money obtained in the
foreclosure sale does not cover the full amount of the
underlying loan.

In a judicial foreclosure the mortgage company takes the
homeowner to court and can get the property and a
money judgment up to the full amount of the debt plus
costs.

SAN MATEO COUNTY FORECLOSURE RESOURCE GUIDE

The following frequently asked questions and answers are for homeowners dealing with a default or foreclosure.

Q: AMm | EXPOSED TO A DEFICIENCY JUDGMENT AFTER FORECLOSURE

A:

ON THE SECOND MORTGAGE?

If the second mortgage is a “purchase money” mortgage
(you purchased the property originally), the second
mortgage is extinguished. ALL purchase money
mortgages (first or second loans) are extinguished in a
foreclosure.

If you have refinanced your home after the original
purchase mortgage and have a second mortgage, the
mortgage company on the second mortgage can go to
court and seek a judgment for the amount of the second
mortgage. This means that if you have a second
mortgage and go through foreclosure of the first
mortgage, you may still be liable for the full amount of
the second mortgage.

Q: WHAT KIND OF TAXES WILL | HAVE TO PAY AFTER FORECLOSURE?

A:

Because tax issues are complicated and vary so much
depending on the circumstances, it is best to seek
guidance from a tax professional. The Debt Forgiveness
Act of 2007 does provide some relief to taxpayers in
foreclosure.

Please keep in mind that while the federal Internal
Revenue Service has provided tax relief to homeowners
in foreclosure, the State of California has not yet done
so. You may be liable for state income taxes. If you owe
property taxes on your home and the property is
foreclosed, you do not have to pay the property tax.
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CAN | GO TO JAIL FOR FAILING TO PAY MY MORTGAGE?

No! But, in some circumstances described in this Guide,
the lender, or someone whom the lender has given the
claim to, may get a judgment against you and collect
money by attaching property or bank accounts in your
name and may garnish your wages, collecting a
percentage of your wages for each pay period.

WILL A DEFAULT, SHORT SALE, OR FORECLOSURE DAMAGE MY
CREDIT?

Yes. All of these will severely damage your credit but
the damage can be mitigated and you can rebuild your
credit. It is hard to do this on your own, so free
assistance is available through Consumer Credit
Counselors of California. If you are experiencing money
troubles, call (800) 777-7526 or email info@cccssf.org.

MY HOUSE WAS SOLD IN FORECLOSURE. WHEN DO | HAVE TO
MOVE?

This question is difficult to answer because there are
many variables. However, a new owner cannot force
you to move out by threatening you or telling you to
leave the property. The new owner must go to court
and seek a judgment of possession. That means the

court, in a written document, must say that you have to

move out.

If you get any papers telling you to move, don’t panic.
In most cases you will have at least six weeks. Tenants
in properties that have been foreclosed have special
rights and should consult a lawyer if they are asked to
move or served with legal papers.
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: WHOM SHOULD | CONTACT IF | THINK I’'VE BEEN TAKEN

ADVANTAGE OF BY A FORECLOSURE RESCUE SCAM?

There are a number of agencies that can help you if you
think you’ve been taken advantage of by a foreclosure
rescue scam.

e Contact a housing counselor (see pages 14-17)

e Contact a private attorney or your local Legal Aid
office (see page 18)

e Contact your local Better Business Bureau

e Contact the Federal Trade Commission at

(877) FTC-HELP

This information is provided by Community Legal Services in East Palo Alto,
University of San Francisco School of Law Predatory Lending Clinic, and Fenwick and
West, LLC.
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A HUD-approved housing counselor can help you if you have fallen behind on your mortgage payments and may be facing

foreclosure. The services of a HUD-approved counselor are FREE to the homeowner. On the following pages, you will find a list of
foreclosure counseling agencies in the Bay Area that assist struggling San Mateo County homeowners and renters going through

foreclosure.

Counselors generally take the following steps for individual clients:

Interview the client confidentially to learn basic information
about her or his housing need or problem.

Identify resources (within the counseling agency, the
community, or HUD) that might help meet the need or
resolve the problem.

Design a counseling action plan and budget for the client.

Explain the action plan to the client and obtain the client's
consent to carry out the action plan, including the actions
the client must take.

Refer the client to other resources within the community
and assist the client in making appointments.

Recommend additional private or group counseling sessions
conducted by the agency or other community resources.

Monitor the client's progress towards meeting the need or
resolving the problem.

SAN MATEO COUNTY FORECLOSURE RESOURCE GUIDE
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ASIAN, INC.
1167 Mission Street, 4th Floor, San Francisco 94103
Phone: (415) 928-5910 - Fax: (415) 921-0182

For 37 years, ASIAN, Inc. has responded to the emerging needs
of the Asian American community, providing opportunities for
growth, enrichment, economic success, homeownership, and
financial counseling.

Services: Foreclosure Counseling; Credit Readiness Counseling;
Refinance/Loan Modification; and Referrals to Housing Options

Languages Spoken: English, Mandarin, Cantonese, Thai, Laotian,
Vietnamese, Cambodian, and Hmong

Contact: Pov Oum at (415) 928-5910

COMMUNITY LEGAL SERVICES IN EAST PALO ALTO
2117-B University Avenue, East Palo Alto 94303
Phone: (650) 326-6440 - Fax: (650) 326-9722
Web: www.clsepa.org

The Anti-Predatory Lending and Home Mortgage Foreclosure
Prevention Program of Community Legal Services in East Palo Alto
provides free counseling and legal services to San Mateo County
residents.

Services: Information, Outreach & Referral; Foreclosure Counsel-
ing; Credit Readiness Counseling; Refinance/Loan Modification; and
Eviction Prevention & Defense

Languages Spoken: English, Spanish

Contact: (650) 326-6440, x 306

CONSUMER CREDIT COUNSELING SERVICE OF SAN FRANCISCO
595 Market St., 15th Floor, San Francisco 94105

Phone: (800) 777-7526 - Fax: (415) 777-4052

Email: info@cccssf.org - Web: www.cccssf.org

Consumer Credit Counseling Service of San Francisco (CCCSSF) is a
leading provider of financial education and counseling nationwide.

Services: Information, Outreach & Referral; Financial Education &
Coaching; Foreclosure Counseling; Credit Readiness Counseling;
and Referrals to Housing Options

Languages Spoken: English, Spanish, Cantonese, Mandarin,
Tagalog

Contact: (415) 788-0288 or (800) 777-7526
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EPA CAN Do

2369 University Avenue, East Palo Alto 94303
Phone: (650) 473-9838 - Fax: (650) 473-0913
Web: www.epacando.org

East Palo Alto Community Alliance and Neighborhood
Development (EPA CAN DO) established the Next Step Housing
Assistance Center to prepare local families for the purchase of
homes in the region and to assist existing homeowners through
post-purchase counseling services.

Services: Information, Outreach & Referral; Financial Education &
Coaching; Foreclosure Counseling; Credit Readiness Counseling;
Refinance/Loan Modification; and Referrals to Housing Options

Languages Spoken: English, Spanish

Contact: (650) 473-9838
e  Contact Maribel Quispe for Information, Outreach &
Referral and Refinance/Loan Modification
e  Contact Robert Jones for Financial Education & Coaching
and Credit Readiness Counseling
e  Contact Jessica Jones for Foreclosure Counseling and
Referrals to Housing Options

HABITAT FOR HUMANITY GREATER SAN FRANCISCO
645 Harrison St., Ste. 201, San Francisco 94107
Phone: (415) 625-1000 - Fax: (415) 625-1815
Web: www.habitatgsf.org

Habitat for Humanity Greater San Francisco serves Marin, San Fran-
cisco, and San Mateo counties with affordable homeownership
opportunities. They also provide education workshops on credit
repair, money management, and debt reduction at no cost to the
general public.

Services: Outreach & Referral; Financial Education & Coaching;
Credit Readiness Counseling; and Referrals to Housing Options

Languages Spoken: English, Spanish, Cantonese

Contact: Michael Tien at mtien@habitatgsf.org for Outreach &
Referral and Referrals to Housing Options; Lydia Lopez at
hrp@habitatgsf.org for Financial Education & Coaching and Credit
Readiness Counseling
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HousING AND EcONOMIC RIGHTS ADVOCATES (HERA)
P.O. Box 29435, Oakland 94612

Phone: (510) 271-8443 - Fax: (510) 868-4521

Web: www.heraca.org

Housing and Economic Rights Advocates (HERA) is a California
statewide, not-for-profit legal service and advocacy organization
that focuses on the needs of those who are most vulnerable, which
includes lower-income people, the elderly, immigrants, people of
color, and people with disabilities.

Services: Information; Foreclosure Counseling; Counseling about
Legal Issues; and Refinance/Loan Modification;

Languages Spoken: English, Spanish, Tagalog, Russian, French,
Portuguese

Contact: (510) 271-8443, x 300

Mission Economic DEVELOPMENT AGENCY (MEDA)

2301 Mission Street, Suite 301, San Francisco 94110

Phone: (415) 282-3334, x 110 - Fax: (415) 282-3320

Web: www.medasf.org

Through its services, MEDA provides Latino families with financial
stability, economic opportunity, and community sustainability.
While MEDA is based in San Francisco, over one-third of its
foreclosure counseling clients are in San Mateo County.

Services: Financial Education & Coaching; Foreclosure Counseling;
Credit Readiness Counseling; and Refinance/Loan Modification

Languages Spoken: English, Spanish
Contact: Diane Mayorga at (415) 282-3334, x 132
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NATIONAL ASIAN AMERICAN COALITION (NAAC)
1758 El Camino Real, San Bruno 94066

Phone: (650) 952-0522 - Fax: (650) 952-0530
Web: www.naacoalition.org

The NAAC (formerly Mabuhay Alliance) is a HUD-approved non-
profit organization with a focus on sustainable home-ownership,
Asian American diversity, and consumer and small business
development.

Services: Outreach & Referral; Financial Education & Coaching;
Foreclosure Counseling; Counseling about Legal Issues; Credit
Readiness Counseling; Refinance/Loan Modification; and Referrals
to Housing Options

Languages Spoken: English, Tagalog

Contact: Rhea Aguinaldo at raguinaldo@naacoalition.org or Paola
Bustos at pbustos@naacoalition.org

NID-HOUSING COUNSELING AGENCY

2200 Powell St., Ste. 530, Emeryville 94608

Phone: (510) 268-9792 - Fax: (510) 268-8776

Web: www.nidonline.org & www.makingyourhomeaffordable.org

NID-Housing Counseling Agency (NID-HCA) is a HUD-approved non-
profit organization that advocates for developing policies that
would effectively address the housing and community
development needs of underserved communities in need of
traditional resources and services.

Services: Outreach & Referral; Financial Education & Coaching;
Foreclosure Counseling; Counseling about Legal Issues; Credit
Readiness Counseling; and Refinance/Loan Modification

Languages Spoken: English, Spanish
Contact: nidnational@nidonline.org

eContact Mica Coates for Outreach & Referral

eContact Ray Carlisle, Jr. for Financial Education & Coaching
and Counseling about Legal Issues

eContact Latisha Carlisle for Foreclosure Counseling and Credit
Readiness Counseling

eContact Nancy Rivera for Refinance/Loan Modification
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NORTHERN CALIFORNIA URBAN DEVELOPMENT (NCUD)
1836 Bay Road, Suite B, East Palo Alto 94303

Phone: (650) 328-1890 - Fax: (650) 328-1854

Web: www.norcaludc.org

Northern California Urban Development (NCUD) is a non-profit
organization that works to relieve the causes and effects of
systemic and generational poverty, focusing on economic
development, community development, and leadership
development in Northern California.

Services: Financial Education & Coaching; Foreclosure Counseling;
Credit Readiness Counseling; and Refinance/Loan Modification

Languages Spoken: English, Spanish

Contact: Blanca Medina at (650) 328-1890 or
Blanca@norcaludc.org

PROJECT SENTINEL, INC.

298 S. Sunnyvale Ave., #209, Sunnyvale 94309
Phone: (408) 720-9888, x 11

Web: www.housing.org

Project Sentinel is a HUD-approved housing counseling agency. It
provides foreclosure prevention counseling in San Mateo, Santa
Clara, and Alameda counties.

Services: Information, Outreach & Referral; Financial Education &
Coaching; Foreclosure Counseling; Credit Readiness Counseling;
Refinance/Loan Modification; Negotiating Settlement of Second
Mortgages; and Referrals to Housing Options

Languages Spoken: English, Spanish, Mandarin
Contact: (408) 720-9888, x 11
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THE UNITY COUNCIL

3301 East 12th Street, Ste. 101, Oakland 94601
Phone: 510-535-6943 - Fax: 510-532-5983
Web: www.unitycouncilhoc.org

The Unity Council provides realistic strategies for homeowners
seeking assistance and build the individual’s confidence in their
ability to make sound, sustainable financial decisions, regardless of
whether they choose to rent or own.

Services: Information, Outreach & Referral; Financial Education &
Coaching; Foreclosure Counseling; Credit Readiness Counseling;
Refinance/Loan Modification; Negotiating Settlement of Second
Mortgages; and Referrals to Housing Options

Languages Spoken: English, Spanish

Contact: (510) 535-6943 or (510) 535-7189
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The following organizations provide free or low-cost legal assistance on housing-related matters.

BAY AREA LEGAL AID

539 Middlefield Road., Redwood City 94063
Phone: (650) 358-0745

Web: www.baylegal.org

Provides free telephone legal advice and counsel to low-income
individuals about housing issues

COMMUNITY LEGAL SERVICES IN EAST PALO ALTO
2117-B University Ave., East Palo Alto 94303
Phone: (650) 326-6440

Web: www.clsepa.org

Offers legal assistance on issues such as tenants’ rights and
predatory lending

LA RAzA CENTRO LEGAL
Phone: (415) 575-3500
Web: www.lrcl.org

Provides bilingual services for housing

LEGAL AID SOCIETY OF SAN MATEO COUNTY
521 E. 5th Ave., San Mateo 94402

Phone: (650) 558-0915

Web: www.legalaidsmc.org

Provides free legal services to people with civil law problems related
to disabled access and evictions

STANFORD COMMUNITY LAW CLINIC

2117-A University Ave., East Palo Alto 94303
Phone: (650) 475-0560

Web: www.law.stanford.edu/clinics/sclc

Provides tenant counseling, eviction defense assistance, and legal
representation
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Renters and tenants are now being affected by foreclosure almost as often as homeowners. In fact, at least one-third of the
homes going through foreclosure in California are rentals. Without warning, your rented home or apartment could end up
owned by a bank, which wants you out. But as a renter, you have certain rights.

PROTECTING TENANTS AT FORECLOSURE
Act

In 2009 President Obama signed the
Ll Protecting Tenants At Foreclosure

5 Act, which applies to all tenants in
foreclosed properties in the United
States. This legislation gives tenants
the right to stay in their homes after
foreclosure for 90 days or through
the term of their lease.

This means that if you signed a one-year lease in January,
you will not have to move until the expiration of that lease
at the end of December, no matter when the foreclosure
sale takes place. If, however, your lease expires in fewer
than 90 days after the foreclosure sale, or you have a
month-to-month lease, you will have at least 90 days to
move.

Exceptions

e The foreclosing lender does not have to give you this
notice if you were being housed free or for a below-
market rent by a relative.

e If the building is sold to an owner who intends to
occupy the premises, the lease may be voided.
However, tenants in these soon-to-be-owner-occupied
properties would then receive 90-days notice.

TENANTS WITH SECTION 8 VOUCHERS

If this is the first year of your lease, you are protected for
the term of that lease, unless the building is sold to an
owner who intends to occupy your unit, in which case you
will get the standard 90-days' notice to vacate. If your
community has rent control/just cause eviction protections
that prohibit evictions after foreclosure or limit the causes
for eviction, you are protected under those regulations too.
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If you do receive a 90-days' notice to vacate as a Section 8
tenant, you should immediately contact your local housing
agency for information and assistance in transferring your
voucher to another property.

SECURITY DEPOSITS

The return of security deposits is governed by state law.
However, the federal Protecting Tenants At Foreclosure Act
states that leases survive foreclosure. This means that the
lender, as the new owner of the foreclosed property, is
required to return your security deposit.

If the lender or new owner demands rent for the 90-day
notice period, the lender or new owner must return your
security deposit. If the lender or new owner doesn't require
that you pay rent, you have recovered your security deposit
in rent savings.

If you move before the Trustee Sale, you would recover your
rent from your landlord, just as you would if your landlord
weren't in foreclosure.

CALIFORNIA TENANTS: KNOW YOUR RIGHTS!
As a California tenant, you have the right to:

e 24-hour written notice before your landlord enters your
home, unless the landlord is responding to an emergency
such as a fire or gas leak.

e Stay in your home until expiration of a valid, written notice
to terminate your tenancy. Contest evictions in court.

e Get back your security deposit within 21 days after you
move out.

® Report substandard housing conditions to the city’s code
enforcement agency.

This information is provided by Tenants Together
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The following frequently asked questions and answers are for tenants who are living in properties that will be or have been sold

at foreclosure.

Q: How po | KNOW IF MY HOME IS IN FORECLOSURE?

A: Call the county Recorder’s Office at (650) 363-4500 and
ask if there is a Notice of Default or Notice of Trustee on
record.

Q: CAN THE PERSON (OR BANK) WHO BUYS THE BUILDING AT THE
FORECLOSURE SALE MAKE ME LEAVE RIGHT AWAY?

A: No. If the new owner wants you to move, he or she
needs to serve a written notice telling you to move out.
The new owner has to give you a 90-day termination
notice (limited exceptions apply). If you have a lease,
you may be able to stay until the end of the lease term.

Q: A REAL ESTATE AGENT IS PRESSURING ME TO MOVE. WHAT
SHouLD | bO?

A: If someone is telling you to move out but doesn’t serve

a written notice, you don’t have to.

You are under no obligation to accept “cash for keys”
offers. Get help before signing an agreement. Tell the
real estate agent or bank representative to put any
communications about your tenancy in writing.
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: WHAT IF THE NEW OWNER SERVES ME A NOTICE TO MOVE IN

FEWER THAN 90 DAYS?

Get help to discuss your options. You will probably want
to do one of the following:

e Send a letter (by certified mail if possible and keep
a copy) telling the owner that the notice is defective
and demanding that the owner withdraw the
notice; or

e Disregard the notice. If the owner tries to enforce
the notice in court in an eviction action, defend
against the action on grounds that the notice was
invalid and did not terminate your tenancy.

: WHAT IF | HAVE A LONG-TERM LEASE AND IT HASN'T EXPIRED

YET?

In most cases, the new owner cannot evict you until the
end of the lease. An exception is if the new owner
intends to use your home as his or her primary
residence, but a 90-day notice is required to evict you.

: WHAT IF THE NEW OWNER FILES AN EVICTION ACTION IN COURT

AGAINST ME?

You need to respond quickly. Consider hiring a lawyer or
contacting your local legal aid agency (see page 18). You
may have a defense if the new owner failed to give the
notice required by the state or federal law.

| AM ON SECTION 8. CAN THE NEW OWNER EVICT ME?

No. Foreclosure of the property is not good cause for
eviction. However, if the new owner intends to use the
property as a primary residence, the new owner must
still give you a 90-day notice to vacate or until your
lease expires, whichever is longer. Call your Section 8
worker and get help immediately.
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WHAT ABOUT PAYING RENT AFTER FORECLOSURE?

Stop paying rent to the prior owner. The landlord who
lost the property isn’t entitled to collect rent.

The new owner is supposed to serve you a notice telling
you where you should send your rent. Until you get this
notice, set aside your rent so that you have it available if
it is demanded. Banks often refuse to accept rent after
foreclosure.

If the new owner notifies you where to send rental
payments and you don’t pay, the owner may serve a
3-Day Notice to Pay or Quit. If you don’t pay the rent
within three days and you don’t move, the owner can
file an eviction lawsuit against you.

CAN THE NEW OWNER INCREASE MY RENT?

If the property is under rent control, the landlord
cannot increase the rent over the maximum legal rent
authorized by the Rent Stabilization program.

For more information, or if you don’t know if your
property is under rent control, call Legal Aid on page 18.
If you live in the City of East Palo Alto, call the Rent
Stabilization Board at (650) 853-3157 or email
rentprogram@cityofepa.org.

: THE NEW OWNER IS A BANK. WHO DO | CALL WITH A

MAINTENANCE PROBLEM?

Under federal law, a new owner inherits the terms of
the rental agreement. This means the new owner is
responsible for any maintenance issues. Banks
sometimes assign attorneys or real estate agents to
handle maintenance issues. The bank should tell you
who to contact when they give you their notice of
change of ownership.
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WHO IS RESPONSIBLE FOR MY DEPOSIT?

Because under federal law the new owner inherits the
terms of the rental agreement, the new owner also
inherits responsibility for the security deposit.

WHO IS RESPONSIBLE FOR UTILITIES?

If the terms of your rental agreement say that the
landlord is responsible for utilities, then the new owner
has inherited that responsibility. If you are responsible
for utilities under the terms of the rental agreement,
you are still responsible for them.

This information is provided by Community Legal Services in East Palo Alto and Tenants Together
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On the following pages are agencies providing housing assistance, legal information, and general assistance if you are displaced

from your home.

FINANCIAL ASSISTANCE: CONSUMER EDUCATION

CONSUMER CREDIT COUNSELING SERVICE
595 Market St., 15th Fl., San Francisco 94105
Phone: (800) 777-7526 » Web: www.cccssf.org

Services: Counseling on personal money management, budget
planning, and the various uses of credit. Provides housing
education programs and bankruptcy certifications.

EARN (EARNED ASSETS RESOURCE NETWORK)
235 Montgomery St., Suite 470, San Francisco 94104
Phone: (415) 217-3660

Services: EARN helps low-income families break the cycle of
poverty and launch new cycles of prosperity for themselves, their
families, and their community — and EARN translates this on-the-
ground experience into far-reaching research and initiatives that
help hardworking families nationwide. EARN provides a Matched
Savings Account and Financial Coaching.

OPPORTUNITY FUND

Phone: (866) 364-4391 » Web: www.opportunityfund.org
Services: Free financial management training with matching
savings accounts for college education or small business
development.

FINANCIAL ASSISTANCE: LOAN PROGRAMS

PENINSULA FAMILY SERVICE ECONOMIC SELF-SUFFICIENCY PROGRAM
24 2nd Avenue, San Mateo 94401

Phone: (650) 403-4300, x 4100

Web: www.peninsulafamilyservice.org

Services: Helps low-income individuals maintain self sufficiency by
providing small loans for automobile purchases.
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HOUSING: DISCRIMINATION

State laws protect people from housing discrimination based on
race, religion, nation origin or ancestry, sex, marital status, physical
handicap, or retaliation.

CA STATE DEPARTMENT OF FAIR EMPLOYMENT AND HOUSING
1515 Clay St., #701, Oakland 94612
Phone: (800) 884-1684 » Web: www.dfeh.ca.gov

Services: Investigates, mediates, and litigates complaints of
housing discrimination.

MIDPENINSULA CITIZENS FOR FAIR HOUSING

457 Kingsley Ave., Palo Alto 94301

Phone: (650) 327-1718 ¢« Web: www.echofairhousing.org
Services: Investigates charges of housing discrimination in

Menlo Park. Provides counseling and refers clients for legal action
when appropriate.

PROJECT SENTINEL

525 Middlefield Rd., #200, Redwood City 94063

Phone: (650) 321-6291 » Web: www.housing.org

Services: The Fair Housing Center offers education, counseling,
investigation, and, when necessary, legal referrals to persons who
believe they have experienced housing discrimination.

U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT (HUD)
600 Harrison St., 3rd Fl., San Francisco 94107

Phone: (415) 489-6524 « Web: www.hud.gov

Services: Investigates housing discrimination complaints regarding
sales or rentals, advertising, and financing.
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HousING: Low CoSsT HOUSING REHABILITATION SERVICES

NORTH PENINSULA NEIGHBORHOOD SERVICES CENTER

600 Linden Ave., South San Francisco 94080

Phone: (650) 583-3373 ¢ Web: www.npnsc.net

Services: Housing Revitalization Program provides minor home
repairs for little or no cost to low-income homeowners throughout
the county.

REBUILDING TOGETHER PENINSULA

P.O. Box 4031, Menlo Park 94026

Web: www.rebuildingtogetherpeninsula.org

Services: Home renovation and repair for low-income, elderly, or
disabled homeowners done primarily on the last Saturday in April.

SAN MATEO COUNTY DEPARTMENT OF HOUSING—HOUSING AND
COMMUNITY DEVELOPMENT

264 Harbor Blvd., Bldg. A, Belmont 94002

Phone: (650) 802-5050 * Web: www.smchousing.org

Services: Provides low-interest loans to low— and very low—
income property owners to rehabilitate their property. Daly City,
Redwood City, San Mateo, and South San Francisco have separate
programs for their residents.

For information on additional housing repair programs for seniors,
contact your local senior center.

HousING: UNSAFE, UNHEALTHY HOUSING CONDITIONS

SAN MATEO COUNTY HEALTH SYSTEM—ENVIRONMENTAL HEALTH
SERVICES

2000 Alameda de las Pulgas, #100, San Mateo 94403

Phone: (650) 372-6200 » Web: www.smhealth.org/environ
Services: Accepts questions and complaints regarding health and
safety problems, such as unsanitary conditions, defective wiring,
rodents/insects, leaks, unsafe floors and stairways, overcrowding,
noise, or lack of hot water, heat, or plumbing.
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OTHER HOUSING INFORMATION

HIP HousING (HUMAN INVESTMENT PROJECT)

364 S. Railroad Ave., San Mateo 94401

Phone: (650) 348-6660 * Web: www.hiphousing.org

Services: Offers programs designed to help seniors, single parents,
or persons with low incomes to obtain housing or remain in their
own homes, including home sharing and self-sufficiency. Owns and
manages over 200 units of subsidized and below market rate
housing.

MID-PENINSULA HOUSING MIANAGEMENT
303 Vintage Park Dr., #250, Foster City 94404
Phone: (650) 356-2900 * Web: www.midpen-housing.org

Services: Manages and develops low-income subsidized housing.

HOMELESS SERVICES: EMERGENCY ASSISTANCE

INNVISION/CLARA-MATEO ALLIANCE
795 Willow Road., Bldg. 323D, Menlo Park 94025
Phone: (650) 853-7066, x 1 * Web: www.innvision.org

ST. VINCENT DE PAUL SOCIETY
Phone: (650) 343-9251 (Homeless Help Desks)
Web: www.svdp-sanmateoco.org

RebwooD CiTy CENTER
2600 Middlefield Road, Redwood City 94063

SAN MATEO CENTER
50 N. B. St., San Mateo 94401

SOUTH SAN FRANCISCO CENTER
344 Grand Ave., South San Francisco 94080
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HOMELESS SERVICES: EMERGENCY SHELTER

SHELTER BED HOTLINE
Phone: (800) 774-3583
For Adults with Children:

HoME AND HOPE
1720 El Camino Real, #7, Burlingame 94010
Phone: (650) 652-1103 » Web: www.homeandhope.net

INNVISION/CLARA-MATEO ALLIANCE
Phone: (650) 853-7066, x 1 * Web: www.innvision.org

SHELTER NETWORK OF SAN MATEO COUNTY
1450 Chapin Avenue, 2nd Floor, Burlingame 94010
Phone: (650) 685-5880 ® Web: www.shelternetwork.org

INNVISION/CLARA-MATEO ALLIANCE
Phone: (650) 853-7066, x 1 * Web: www.innvision.org

For Adults without Children:

INNVISION/CLARA-MATEO ALLIANCE
Phone: (650) 853-7066, x 1 * Web: www.innvision.org

TENANTS’ RESOURCES

FAIR RENT COALITION

1643 Woodland Avenue #2, East Palo Alto 94303

Phone: (415) 845-7447  Email: admin@epa-tenants.org

Web: www.epa-tenants.org

The East Palo Alto Fair Rent Coalition, a non-profit coalition of
tenants and concerned community members, was established in
July 2008 and is dedicated to protecting East Palo Alto's tenants,
families, and affordable housing. The coalition was founded on
the belief that a healthy democracy requires transparency and
the active participation of informed citizens.

Services: General Information, Self Help Center, Tenant
Organizing
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PENINSULA INTERFAITH ACTION

1336 Arroyo, San Carlos 94070

Phone: (650) 592-9181 ¢ Email: piapico@sbcglobal.net
Web: www.piapico.org

STANFORD COMMUNITY LAW CLINIC

2117 University Ave, Suite A, East Palo Alto 94303

Phone: (650) 475-0560 e Fax: (650) 326-4162

Services: Tenant counseling, eviction defense assistance, and
legal representation

Eligibility Criteria to Receive Services: Tenant must be low-
income

Languages: English and Spanish

HIP HousING

364 South Railroad Avenue, San Mateo 94401

Phone: (650) 348-6660 ¢ Fax: (650) 348-0284

Email: Ifanucchi@hiphousing.org ¢ Web: www.hiphousing.org
Services: HIP Housing is a nonprofit organization offering Home
Sharing, Reverse Mortgage Counseling, and Self Sufficiency
Programs for families with children and below-market and
subsidized housing in San Mateo County.

Eligibility Criteria to Receive Services:

Home Sharing: a home or apartment to share or someone
seeking a place to live.

Reverse Mortgage Counseling: Senior homeowner age 62 or
older.

Self Sufficiency: low-income single parent or two-parent family in
school or doing job-training and is low-income.

Below-market or subsidized units: must call (650) 348-6820 for
more information and availability.

Languages: English, Spanish, Mandarin, Cantonese, Tagalog

TENANTS TOGETHER

995 Market Street, Suite 1202, San Francisco 94103

Phone: (415) 495-8100 * Fax: (415) 495-8105

Email: info@tenantstogether.org

Mission: Tenants Together is a non-profit organization dedicated to
defending and advancing the rights of California tenants to safe,
decent, and affordable housing. As California’s only statewide
renters' rights organization, Tenants Together works to improve
the lives of California’s tenants through education, organizing, and
advocacy.
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MENTAL HEALTH COUNSELING

ANGER MANAGEMENT AND DOMESTIC ABUSE THERAPY CENTER
430 Peninsula Ave., #7, San Mateo 94401
Phone: (650) 375-0449

Services: Offers court-ordered and self-referred counseling
programs, including anger management in English and Spanish.

CATHOLIC CHARITIES CYO
36 37th Ave., San Mateo 94403
Phone: (650) 295-2160 x 210 ¢ Web: www.cccyo.org

Services: Individual, group, family and marital counseling, and
education to all persons, regardless of religion.

CHRISTIAN COUNSELING CENTERS, INC.

1510 Fashion Island Blvd., #110, San Mateo 94404

Phone: (650) 570-7273

Services: Individual and group psychotherapy for children,
adolescents, and adults, as well as couples and family therapy,
regardless of religion.

FAMILY AND CHILDREN SERVICES

375 Cambridge Ave., Palo Alto 94306

Phone: (650) 326-6576 * Web: www.fcservices.org

Services: A variety of counseling, education, and prevention
programs and services that support the emotional well-being of
communities.

CRIsIS INTERVENTION & SUICIDE PREVENTION CENTER

The center is open 24 hours per day, 7 days a week. It’s free and
anonymous.

Phone: (650) 579-0359 or (800) SUICIDE

COMMUNITY SERVICE AGENCIES

The following agencies are the first place to contact for emergency
assistance. They can provide or locate emergency food, clothing,
shelter, utilities assistance, short-term counseling, and/or
employment information. Most provide translation services.

Coastside:

COASTSIDE HOPE
99 Avenue Alhambra, El Granada 94018
Phone: (650) 726-9071 ¢ Web: www.coastsidehope.org
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PUENTE DE LA COAST SUR
Phone: (650) 879-1691 » Web: www.mypuente.org

PACIFICA RESOURCE CENTER
1809 Palmetto Ave. Pacifica 94044
Phone: (650) 738-7470 » Web: www.pacresourcecenter.org

North County:

DALY CITy COMMUNITY

350 90th Street, Daly City 94015

Phone: (650) 991-8007

Web: www.dalycity.org/residents community_service_center.htm

NORTH PENINSULA NEIGHBORHOOD SERVICES CENTER
600 Linden Avenue, South San Francisco 94080
Phone: (650) 583-3373 « Web: www.npnsc.net

SALVATION ARMY
409 S. Spruce Avenue, South San Francisco 94080
Phone: (650) 266-4591 ® Web: www.tsagoldenstate.org

Central County

CALL-PRIMROSE CENTER
139 Primrose Road, Burlingame 94010
Phone: (650) 342-2255 » Web: www.callprimrose.org

SAMARITAN HOUSE
4031 Pacific Blvd., San Mateo 94403
Phone: (650) 347-3648¢ Web: www.samaritanhouse.com

South County

EL CONCILIO EMERGENCY SERVICES PARTNERSHIP
1798-B Bay Road, East Palo Alto 94303
Phone: (650) 330-7432 « Web: www.el-concilio.com

FAIR OAKS COMMUNITY CENTER

2600 Middlefield Road, Redwood City 94063
Phone: (650) 780-7500

Web: www.redwoodcity.org/parks/cc/fairoaks.html

SALVATION ARMY

660 Veterans Blvd., Redwood City 94063
Phone: (650) 343-4403 ¢ Web: www.tsagoldenstate.org
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PuBLIC ASSISTANCE

CalWORKS (California Work Opportunity and Responsibility to Kids)

provides temporary cash assistance and employment services to
help families achieve self-sufficiency.

CalFRESH (formerly the Food Stamp Program) provides electronic
benefits (similar to a debit card) for eligible low-income house-
holds. CalFresh benefits can be used to buy food at most grocery
stores.

General Assistance (GA) provides short term financial assistance
and supportive services to all eligible, low-income adults without
children residing in San Mateo County who are unemployed or
unable to work.

Call one of the following Human Services Agency regional offices
for information:

HUMAN SERVICES AGENCY REGIONAL OFFICES
Web: www.smchsa.org

Central Region: Belmont, Burlingame, Foster City, Half Moon Bay,
Hillsborough, Millbrae, San Carlos, San Mateo

400 Harbor Blvd., Belmont 94002 ¢ Phone: (650) 802-5018

550 Quarry Road, San Carlos 94070 ¢ Phone: (650) 802-6470

Northern Region: Brisbane, Colma, Daly City, Pacifica, San Bruno,
South San Francisco

1487 Huntington Ave., South San Francisco 94080

Phone: (650) 877-5663

Southern Region: Atherton, East Palo Alto, Menlo Park, Pescadero,
Portola Valley, Redwood City, Woodside

2415 University Ave., East Palo Alto 94303

Phone: (650) 363-4218

2500 Middlefield Road, Redwood City 94063

Phone: (650) 599-3811
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FooD PROGRAMS

FoobD CONNECTION HOTLINE

Phone: (800) 984-3663

Referrals in English, Spanish, or Vietnamese for emergency food,
meals, and programs for families and seniors. Monday—Friday,
8:30 a.m.—4:00 p.m. with recorded information after-hours
regarding meals.

Congregate Meal Sites:

CATHOLIC WORKER HOSPITALITY HOUSE

St. Bruno’s Catholic Church

555. W. San Bruno Ave., San Bruno 94066
Phone: (650) 827-0706

ECUMENICAL HUNGER PROGRAM

St. Francis of Assisi Church

1425 Bay Rd., East Palo Alto 94303
Phone: (650) 323-7781

NORTH PENINSULA FOOD PANTRY AND DINING CENTER OF DALY CITY

31 Bepler St., Daly City 94014
Phone: (650) 994-5150 » Web: www.fooddc.org

SAMARITAN HOUSE KITCHEN
4031 Pacific Blvd., San Mateo 94403
Phone: (650) 347-3648 ¢ Web: www.samaritanhouse.com

ST. ANTHONY’S PADUA DINING Room
3500 Middlefield Road, Menlo Park 94025
Phone: (650) 365-9664
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ARREARS: The part of a debt that is overdue after missing one
or more required payments. The amount of the arrears is
the amount accrued from the date on which the first missed
payment was due.

AUCTION: A public sale in which the foreclosed property is
sold to the highest bidder in order for the lender to recover
some or all of the outstanding debt.

BORROWER: A person who has been approved to receive a
loan and is then obligated to repay it and any additional fees
according to the loan terms.

BROKER: An individual or company that brings borrowers and
lenders together for the purpose of loan origination, but
which does not originate or service the mortgages. The
broker might also negotiate with the lender to try to find
the best financing deal possible for the borrower.

DEFAULT: The borrower fails to make timely mortgage
payments or otherwise comply with mortgage terms. A loan
is considered in default when payment has not been made
after 60 or 90 days. Once in default, the lender can exercise
legal rights defined in the contract to begin foreclosure
proceedings.

DELINQUENCY: The borrower fails to make timely mortgage
payments. After 15 days, a late fee may be assessed.

Equity: An owner’s financial interest in a property. Its calcu-
lated by subtracting the amount still owed on the mortgage
loan(s) from the fair market value of the property.

FORBEARANCE: A lender may decide not to take legal action
when a borrower is late in making a payment. Usually this
occurs when a borrower sets up a plan that both sides agree
will bring overdue mortgage payments up to date.
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FORECLOSURE: When you miss a payment or two, the banks
sends an official notice that you are in the foreclosure
process. Then you have a period of time to catch up the
payments. If you cannot do that, the mortgage company
pursues foreclosure through either judicial or non-judicial
means. An auction is then held and the property is sold to
the highest bidder. Foreclosure can also occur if a
homeowner fails to pay property taxes.

INVESTOR: The entity that owns the loan. Lenders often sell
loans to investors after closing. Consequently, your investor
may be a different entity than your servicer or the lender.
The servicer must follow the investor’s guidelines for
servicing the loan. An investor is any person or institution
that invests in mortgages. The investor owns the loan and
has the ultimate power to make decisions regarding work-
out solutions.

JupiciAL FORECLOSURE: This method of foreclosure is rarely
used in California because involves the courts and takes
longer.

LENDER: The company that gave you the mortgage loan.
Your lender may be different than the company to which
you send your mortgage payments.

LIEN: A legal claim against a property that must be satisfied
when the property is sold.

LoAN: Money borrowed that is usually repaid with interest.

LoAN MODIFICATION: A written agreement that permanently
changes one or more of the original terms of the loan, such
as the interest rate, payment amount, maturity date, or the
amount of the unpaid principal balance. Lenders may also
consider converting mortgages from adjustable to fixed rate
loans that will remain affordable for the homeowner.

Loss MITIGATION: The department within the loan servicer's
company that operates to minimize the company’s losses on
non-performing loans. This department works with home-
owners to discuss workout plans and other solutions to
defaults.
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NON-JUDICIAL FORECLOSURE: This is the primary method of
foreclosure in California and does not involve court action.
When the deed of the trust/mortgage is initially signed, it
will usually contain a provision called a power of sale clause.
This allows the trustee to sell the property to satisfy the
defaulted loan.

NoOTICE OF TRUSTEE SALE: A notice giving information about the
loan in default and the foreclosure proceedings soon to take
place.

ONE-ACTION RuULE: California has a requirement called the
one-action rule. If a foreclosure is completed by a non-
judicial means, then the mortgage company cannot pursue a
second action against you if the auction proceeds do not
meet the amount due on the property. If the foreclosure is
judicial, the house may be sold and a separate judgment
may be obtained against you for the remaining balance due
on the loan if the auction proceeds do not meet the amount
due on the property.

PRE-FORECLOSURE SALE OR SHORT SALE: If you can no longer
afford your home, these options involve selling your house
for less than the secured debt to prevent foreclosure. If you
owe more on the home than its current value, your lender
may agree to accept less than what is owed on the
mortgage.

PROMISSORY NOTE: A document signed by a borrower
promising to repay a loan under agreed-upon terms.

PusLic NoTice: Once a week for four consecutive weeks the
notice must appear in a newspaper in the county where the
property is located. The last notice must be published not
less than ten days prior to the sale date. A notice is to be
posted at least 20 days before the date of sale in some
conspicuous place on the property.

REFINANCE: Qualifying for a new mortgage to pay off an
existing mortgage using the same property as collateral.

REVERSE MORTGAGE (ALSO CALLED HECM): The reverse
mortgage is used by senior homeowners age 62 and older to
convert the equity in their home into monthly streams of
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income and/or a line of credit to be repaid when they no
longer occupy the home. A lending institution such as a
mortgage lender, bank, credit union, or savings and loan
association funds the FHA insured loan, commonly known
as HECM.

SERVICER: The company to which you send your monthly
payments. The lender has contracted with the servicer to
hander your loan after closing. The servicer is your contact
for any issues you have with your mortgage loan.

TRUSTEE: A neutral party who advertises the foreclosure
property for sale and conducts the auction to sell the
property to highest bidder.

TRUSTEE SALE: An auction of real property conducted by a
trustee.
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The publishing of this
San Mateo County Foreclosure Resource Guide
would not have been possible without the help of
many others. Special thanks to the following
individuals and organizations for contributing to
the content and development of this Guide:

Leah Simon-Weisberg
Tenants Together

Shirley Hochhausen
Community Legal Services in East Palo Alto

Keisha Woods

Duane Bay, Director
San Mateo County Department of Housing

California Housing Finance Agency



OFFICE OF

SUPERVISOR ROSE JACOBS GIBSON

County of San Mateo
Hall of Justice
400 County Center
Redwood City, CA 94063

Phone: 650.363.4570
Fax: 650.366.6720
Email: SMCdistrict4@smcgov.org

WWW.co.sanmateo.ca.us/rosejacobsgibson

eI
f‘ e %, The Foreclosure Prevention Guide is available in English and Spanish.
To receive additional copies, please contact the Office of Supervisor

Y Rose Jacobs Gib
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