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Dear Friends, 
 
 
The Greater Philadelphia Urban Affairs Coalition (GPUAC) and its partners are pleased to share this copy of 
the Foreclosure Prevention Resource Guide, a publication designed to help professionals support clients 
who are at risk of losing their homes.  Developed by a team of experts, the Guide demystifies the foreclosure 
process, offers ways to preserve the clientõs ownership of their home and provides important contact 
information. 
 
The Foreclosure Prevention Resource Guide is the first offering developed by a broad cross-sector 
collaboration that came together over a year ago to study the impact of foreclosure in the Philadelphia 
region.  Convened by GPUAC and its Community and Economic Development Committee (CED), the 
Task Force of 30 members, representing mainstream banks, counseling agencies, government agencies, bank 
regulatory agencies, and consumer advocates, has produced a report and set of recommendations that we 
believe creates a bold blueprint for action.  The recommendations offer a range of responses, from a policy 
agenda to social marketing to new programs and products.  The report and recommendations may be 
obtained by contacting Don Kelly, Director of CED at GPUAC, at dkelly@gpuac.org or 215-851-1738. 
 
We would be pleased to hear from you about the usefulness of the Guide, or corrections that should be 
made for improving future editions.  Please submit your feedback to Don Kelly.   We look forward to 
working with you to protect Philadelphiaõs families and neighborhoods.   
 
 
 
Sincerely, 
 

 
Sharmain Matlock-Turner 
President 

 

 

 

 

 

 

 

 

 

   1207 Chestnut Street < Philadelphia, PA < Phone: (215) 851-0110 < Fax: (215) 851-0514 < www.gpuac.org  

mailto:dkelly@gpuac.org
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Purpose 
This resource guide is intended to raise awareness about the home foreclosure process, related 
grant and loan programs, and housing counseling resources for the Delaware Valley.  This guide 
is designed to help professionals, who encounter homeowners that are facing foreclosure, as well 
as to demystify the foreclosure process for homeowners and help them take advantage of the 
opportunities to preserve ownership of their homes. Please contact the individual administering 
agencies for more information.   

  

 

About the GPUAC Foreclosure Prevention Task Force 
GPUAC's Foreclosure Prevention Task Force is working to develop a system wide strategy of combating the 
mortgage foreclosure crisis in Philadelphia and helping to prevent unnecessary foreclosures.  The Task Force is 
made up of bankers, bank regulators, housing counselors, legal aid attorneys, community advocates, and local 
government agency representatives.  The Task Force was formed in September 2007 and presented 
recommendations and strategies to GPUAC's Community and Economic Development (CED) Committee in 
April 2008.   
 
The Task Force presented strategies and recommendations in three areas: Education and Awareness, Affordable 
and Beneficial Mortgage/Financial Products, and Government and Mortgage Industry Policies and Regulations.   
 

 

GPUACõs Mission 
GPUAC unites government, business, neighborhoods, and individual initiative to improve the quality of life in the 
region, build wealth in urban communities, and solve emerging issues. 
 
 

Your Feedback 
We would welcome your feedback, additions, or corrections:  Please contact Don Kelly (215-851-1738; 
dkelly@gpuac.org).  The guide will be updated and released at the end of every quarter.   

 

 

Disclaimer   
While this document represents our updated research, GPUAC does not guarantee the accuracy or timeliness of 
the information below.  Thus we strongly suggest contacting the administering agency for further information.  
 
The law often changes. Each case is different. This resource guide is meant to give you general information and 
not to give you specific legal advice. 

 

Prepared By 
Roger Ashodian  GPUAC Foreclosure Prevention Task Force Member 
Hardik Savalia   Greater Philadelphia Urban Affairs Coalition 
Jennifer Schultz  Community Legal Services  

 

Edited by 
 Nasha Bunch  Greater Philadelphia Urban Affairs Coalition Intern 
 Rachel Moore  Greater Philadelphia Urban Affairs Coalition Program Assistant 
 

 

 

 

mailto:dkelly@gpuac.org
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Quick Contacts 

Visit us on the Web 

www.gpuac.org/foreclosurehelp.htm 

Phone Contacts 

Foreclosure 

Hotlines 

SaveYourHomePhilly  Hotline 
 
Donõt Borrow Trouble Hotline 
(Suburban Philadelphia) 
 
Pennsylvania Housing Finance Agency 
Hotline 

215-334-HOME 
 
888-275-8843 
 
 
800-822-1174 

www.phila.gov/ohcd 
 
www.dontborrowtroublesepa.org 
 
 
www.phfa.org 

Housing Counseling  

Agencies 
Homeownership Counseling Association of 
Delaware Valley (see full list of agencies on p. 
27) 

215-731-1723  

 

www.hcadv.org 

Legal Assistance 

(income limits) 

Community Legal Services 

Philadelphia Legal Assistance 

Community Impact Legal Services 

Legal Aid of Southeastern PA 

215-227-2400 

215-981-3800 

610-380-7111 

877-429-5994 

www.clsphila.org 

www.philalegal.org 

www.cilspa.org 

www.lasp.org 

Lawyer Referral Philadelphia Bar Association Lawyer 
Referral Service 
 
Lawyer Referral Service of Bucks County 
Bar Association 
 
Chester County Lawyer Referral Service 
 
Lawyer Referral Service of the Barristers 
Club of Delaware County 
 
Lawyer Referral Service - Montgomery 
County Bar Association 

 
 
 
(888) 991-9922 
 
 
(610) 429-1500 
 
(610) 566-6625 
 
 
(610) 279-9660 
ext. 201 

www.philadelphiabarlawyers.com 

 
 
www.bucksbar.org/html/communit
y_referral.htm  
 
www.chescobar.org/public/lrs.html 
 
http://delco.pa.barristersclub.com/
about/about_elrs.asp?ref=dcba 

www.montgomerybar.org/public/lrs
/index.php 

 

Other 

 

 

 

 

 
Greater Philadelphia Urban Affairs Coalition 
 
Philadelphia Sheriffõs Office 

Suburban Philadelphia Sheriffsõ offices (see 
pp. 10-13) 

 
215-851-1738 
 
 
215-686-3530 

 
www.gpuac.org 
 
 
www.phillysheriff.com/homeloss.ht
ml 

Additional 

Information 

Resources 

Federal Reserve Bank of 
Philadelphia Virtual Foreclosure 
Resource Center 
 
The Community Investment 
Network 

For consumer information, community resources, research and 
publications, policies and regulations, and news. 
www.philadelphiafed.org/foreclosure 

 
A national information resource containing the latest information, data, 
perspective and opinion, reliable research reports, and networking; also 
for easy access links to government, not-for-profit and corporate 
organizations and other information sources.  

http://www.communityinvestmentnetwork.org/  

 

http://www.gpuac.org/foreclosurehelp.htm
http://www.philadelphiafed.org/foreclosure
http://www.communityinvestmentnetwork.org/
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Understanding the Mortgage Foreclosure Process 
This chart is meant to give you an idea of what happens if you donôt do anything to stop the foreclosure.  The chart shows the 

shortest amount of time that can pass between each step.  At each step, there are actions you can take to defend against 

foreclosure that will also result in extending the timeline below.  

 

 

There are still things that you can do 

beforethe sheriffõs sale to try to save your 

house. 

I received a Complaint 
(See example on Page 30)

I received the òImportant Noticeó
letter (See example on Page 31)

My house is scheduled for 
Sheriffõs Sale (See example on Page 33)

Varies from 2 ½

to 5 months

I received a òComplaint for 
Ejectmentó

The Sheriff has given me a 
move-out date

See pages 10-13 for information on sheriffõs 

sale schedules and move out procedures

This means you donõt own the 
property any more. 

I am behind on my mortgage 
payments

More than 60 days 

Sheriffõs Sale is held &
property is sold

I received a ' Praecipe' for Judgment
(See example on Page 32)

10 months

9 months

8 months

7 months

6 months

5 months

4 months

3 months

2 months

1 month

Current

10 months

9 months

8 months

7 months

6 months

5 months

4 months

3 months

2 months

1 month

Current

Conciliation Conference 

(Philadelphia Only)At least 20 days 

At least 10 days 

At least 30 days 

This is a new lawsuit.  Like 
above, you will get a letter 
titled "Important Notice" 
and another "Judgment"

I received an òACT 91 NOTICE - TAKE ACTION TO SAVE YOUR HOME FROM FORECLOSUREó
OR

I received a Notice of Intention to Foreclose (See example on Page 29)
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The Foreclosure Process Explained 
 

 

Step 1: I am behind on my mortgage payments 
 If you fall behind in your mortgage payments or if your mortgage company bills you for 

additional charges that you cannot pay or do not believe you owe and refuse to pay, you will 
receive any number of letters in different forms telling you that if you do not pay, you may face 
foreclosure, lose your home and/or have negative credit information reported about you.  Until 
you receive the official notice in Step 1, you are not really in foreclosure (although it may be 
treated that way by the mortgage company or credit agencies). 

 

Step 2: I received a Notice of Intention to Foreclose  
 If you are less than 24 months behind on your mortgage, are behind less than $60,000 and do not 

have a federally insured mortgage (FHA), you must receive an Act 91 notice before your 
mortgage company can file a foreclosure case against you in court -- at the top it says "Act 91 
NOTICE - TAKE ACTION TO SAVE YOUR HOME FROM FORECLOSURE".  This 
notice may also be combined with a Notice of Intention to Foreclose (for those whose original 
loan amounts were $217,873 or less), advising you of how much you are allegedly behind on 
payments or any other basis upon which the mortgage company claims you are in default, and 
stating what you must do to reinstate your mortgage.  If your original mortgage loan amount 
was $217,873 or less but you do not meet the criteria above for receiving an Act 91 Notice, you 
still must receive a "Notice of Intention to Foreclose", advising you of how much you are 
allegedly behind on payments or any other basis upon which the mortgage company claims you 
are in default, and stating what you must do to reinstate your mortgage. 

  
 Before these notices can be sent to you, you must be at least three months in arrears (they can be 

sent on the 2nd day of the 3rd month).  These notices usually come by both certified and first class 
mail.  There must be a separate notice for each person who signed the mortgage.  The notices 
give you 30 days to "cure" (get caught up on) the delinquency and, if you are eligible, to meet 
with a housing counselor to apply for the "Homeowners Emergency Mortgage Assistance 
Payments" (HEMAP) program of the Pennsylvania Housing Finance Agency.  If you either 
"cure" the delinquency or, if you are eligible for HEMAP, you meet with a housing counselor, no 
mortgage foreclosure action can be started in court (there is no such thing as mortgage 
foreclosure outside of court in Pennsylvania). 

 
 The mortgage company cannot foreclose on your home while you have a pending HEMAP 

application, but only if you meet with an approved housing counseling agency within 33 days of 
the date on the notice.  You MUST contact a housing counselor to apply for HEMAP. 

 
 NOTE:  If you have an FHA loan, you will not get an Act 91 notice, but you will get a notice 

telling you your rights.  FHA loans are not eligible for HEMAP. 
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Step 3: I received a Complaint  
      If you do not "cure" your delinquency or meet with a housing counselor within 33 days, the 

mortgage company must file a legal document in the local Common Pleas Court, called a 
"complaint", claiming that you are in default of the mortgage. 

 
 Service of the mortgage foreclosure complaint.  The Sheriff's office in your county must hand 

deliver a copy of the mortgage foreclosure complaint to an adult at the homeownerõs residence 
(unless the Court has permitted a different form of service, such as posting on your door or 
certified mail). 

 
 Responding to the mortgage foreclosure complaint.  You have 20 days from the date the Sheriff 

delivered the complaint to respond to the complaint, by filing either preliminary objections or an 
answer, in the Common Pleas Court.  You must also "serve" (send by mail) a copy to the lawyer 
for the mortgage company.   

 

Philadelphia Only: Conciliation Conference 
On April 16, 2008, the Philadelphia Court of Common Pleas created a new "Residential 
Mortgage Foreclosure Diversion Pilot Program" designed to help homeowners save their homes.  
The most significant change is that foreclosure of owner-occupied homes filed after September 9, 
2008, has a òconciliation conferenceó scheduled when the case is filed.  Homeowners will receive 
a notice stating when their court hearing is scheduled.  Before appearing in court, the homeowner 
must prepare a proposal to resolve the mortgage default and send it to the lawyer for the 
mortgage company.  Homeowners are encouraged to do so by scheduling an appointment with a 
certified housing counseling agency (see pages 27-28).  Homeowners can schedule an 
appointment by calling the Save Your Home Philly Hotline." At the conference, the mortgage 
company lawyer will be there, as well as a court-appointed mediator.  See page 16 for a more 
detailed explanation   

   

Step 4: I received the òImportant Noticeó letter  
 If you do not file a response to the mortgage foreclosure complaint, the mortgage company 

lawyer must send you a notice of default, informing you that you have not responded to the 
complaint and that judgment can be entered against you if you do not file a response in the 
Common Pleas Court within 10 days of the Notice (the day it was sent, not the day you receive 
it).   

 

Step 5: I received a Judgment and my house is scheduled for Sheriffõs Sale  
  If you still do not file a response to the mortgage foreclosure complaint, the mortgage company 

can take a "default" judgment against you.  At the same time, the mortgage company will file a 
"Writ of Execution" and schedule a Sheriff's Sale of your home.  The length of time varies from 
county to county (anywhere from 2 ½ to 5 months) between entry of default judgment and the 
date of the Sheriff's Sale.  The sheriff must deliver a notice of the Sheriff's Sale to each person 
who signed the mortgage and post a big Sheriff's Sale sign on your door.   

 
 NOTE:  Sheriffõs Sale is your cut-off.  If your house sells at Sheriffõs Sale, then you no longer 

own it and there is nothing you can do to save your home.   (Unless there was a technical defect 
in the foreclosure process, which is extremely rare.)   County specific information on pages 
10-13. 
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Step 6: Sheriffõs Sale is held & property is sold 
 If you have not taken any action to prevent the Sheriff's Sale from taking place (such as having 

the judgment opened, "reinstating" the mortgage,  or filing a bankruptcy petition), and if the 
mortgage company has met all the requirements for the Sheriff's Sale to go forward, the sale will 
take place in a public place, usually the local county courthouse.  Once someone buys your home 
at the Sheriff's Sale (often the mortgage company itself), you no longer own it.  However, you do 
not have to leave your home at that time. 

 
Sometimes, the new owner may try to contact you.  Sometimes, they will offer òcash for keysó ð 
money for you to promise to move out by an agreed upon date. Sometimes, the new owner may 
offer to allow you to stay and pay rent.  The new law does not require the new owner to do any 
of this.  Whether to accept these offers is your decision.  If you do not reach an agreement with 
the new owner, they will probably proceed to eject you.  

 

Step 7: I received a òComplaint for Ejectmentó  
  The new owner of the house cannot remove you from the home, only the Sheriff can do that.  

They may ask or demand that you leave, but you can choose to remain in possession of the house 
until a separate court case, called an "ejectment action", is brought against you and won by the 
new owner.  Again, the mortgage company or other buyer at the Sheriff's Sale must file another 
complaint in the local Common Pleas Court, this time claiming that you no longer have a right to 
possess your home because you lost legal title to it in the Sheriff's Sale.  NOTE:  If you choose to 
remain in the house, the new owner has the right to demand fair market value rent.  Often, they 
do not try to collect this, but you should know that they can demand that money in the ejectment 
suit.   

 
 Service of the ejectment complaint.  The Sheriff's office in your county must hand deliver a 

copy of the ejectment complaint to each adult person in possession of the house (unless the 
Court has permitted a different form of service). 

 
 Responding to the ejectment complaint.  You have 20 days from the date the Sheriff 

delivered the complaint to respond to the complaint, by filing either preliminary objections or an 
answer, in the Common Pleas Court.  You must also "serve" (send by mail) a copy to the lawyer 
for the mortgage company or other buyer.   

 
 If you do not file a response to the ejectment complaint, the lawyer for the mortgage company or 

other buyer must send you a notice of default (entitled "Important Notice"), informing you that 
you have not responded to the complaint and that judgment can be entered against you if you do 
not file a response in the Common Pleas Court within 10 days of the Notice (the day it was sent, 
not the day you receive it).   
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Step 8: The Sheriff has given me a move-out date 
If you still do not file a response to the ejectment complaint, the mortgage company or other 
buyer can take a "default" judgment against you.  At the same time, the mortgage company or 
other buyer will file a "Writ of Execution" or a òWrit of Possession.ó  The Sheriff will deliver this 
notice to the house.  The Sheriff will also schedule a time that you must be out by.  If you remain 
beyond that time, a deputy sheriff can go out to your home and forcibly evict you.  The length of 
time varies from county to county largely depending upon the workload of the Sheriff's office, 
but the Sheriff's office is not allowed to take longer than 90 days to evict you once the writ is 
filed.  In some counties, a representative of the Sheriff's office will notify you a few days before 
coming out to evict you, but this is not required.  You still have a right to keep all of your 
personal possessions from the home. 

 



  10 
 

P h o n e :  2 1 5- 8 5 1- 1 7 3 8  Å  F a x :  2 1 5-  5 6 4- 9 9 1 2  Å  E m a i l  d k e l l y @ g p u a c . o r g 
< W i n t e r 2 0 0 8>  

 

Note on Sheriffõs Sale and Eviction Timeline (by county) 
 

Bucks County 

Length of time between filing writ of execution and date of Sheriff's Sale:   
Approximately three months (see schedule available from website:   
http://www.buckscounty.org/government/rowOfficers/Sheriff/SheriffSales2008.pdf); sales take place 
on the 2nd Friday of each month, with the exception of the second Fridays that fall on a day the 
courthouse is closed, and are held in the James Lorah Auditorium, 132 North Main Street, Doylestown, 
PA 18901 (corner of Broad and Main Streets) directly across from the courthouse. 

  
Procedure once judgment is entered and writ of possession is filed in post-foreclosure ejectment action:  

Notice provided 
  
Length and specificity of notice to former owner and/or occupants regarding forcible eviction:  

30 days minimum by Sheriff's Office policy (unless there are extenuating circumstances that require less 
notice); a particular date for the eviction is provided to the former owner and/or occupants of the 
property; a $100 deposit must be posted by the mortgage company's law firm toward the costs of a 
locksmith, moving and storage of any personal possessions still at the premises. 

  
Other information provided:  

$2,000 deposit must be posted by the mortgage companyõs law firm at the time of filing the writ of 
execution to have the property listed for Sheriff's Sale to cover the Sheriff's commission and advertising 
costs; the unused portion will be returned either after the sale or if the case is resolved and the sale does 
not take place. 

  
General Sheriff's office website link for more information and Sheriff's Sale listings:  

http://www.buckscounty.org/government/rowOfficers/Sheriff/SheriffRealEstateSalesListings.aspx  
  
Contact information: 

Sheriff's Office 
Edward J. Donnelly, Sheriff 
Bucks County Court House 
55 E. Court Street, 1st Floor  
Doylestown, PA  18901  
Main Number: (215) 348-6124 
Real Estate: (215) 348-6132 
Civil Rates: (215) 348-6130 
Civil Rates (out of County): (215) 348-6122 
Personal Property: (215) 348-6129 

 
 
Chester County 

  
Length of time between filing writ of execution and date of Sheriff's Sale:   

Approximately three months (see schedule available from website:  
http://dsf.chesco.org/sheriff/lib/sheriff/pdf/legalcal2008.pdf); sales take place on the 3rd Thursday of 
each month at 11:00 AM, except December, and are held at the Chester County Justice Center, Sheriffõs 
Department, 201 West Market Street, Suite 1201,  in a Courtroom to be assigned the week of the sale. 

  
 

http://www.buckscounty.org/government/rowOfficers/Sheriff/SheriffSales2008.pdf
http://www.buckscounty.org/government/rowOfficers/Sheriff/SheriffRealEstateSalesListings.aspx
http://dsf.chesco.org/sheriff/lib/sheriff/pdf/legalcal2008.pdf
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Procedure once judgment is entered and writ of possession is filed in post-foreclosure ejectment 
action:  

Notice provided 
  
Length and specificity of notice to former owner and/or occupants regarding forcible eviction:  

Sheriff's deputy serves former owner/occupants with writ of execution and provides between 6 and 30 
days notice of the date of forcible ejectment (usually the actual length of notice is about three weeks); a 
particular date for the eviction is provided on the writ posted on the property to the former 
owner/occupants of the property; the mortgage companyõs law firm or that of any other new owner of 
the property must confirm that they are ready to proceed 24 hours in advance of the scheduled ejectment 
date and arrange for a locksmith, moving truck and storage facilities for any personal possessions still at 
the premises, or the Sheriff's office will not proceed with the ejectment and will require that a new writ 
be issued; the former owner/occupants are given the opportunity to take any possessions with them that 
they can put in their vehicle or otherwise remove from the premises and can designate their own storage 
facility in lieu of the storage facility arranged by the mortgage company or other new owner of the 
property. 

  
Other information provided:  

$2,000 deposit must be posted by the mortgage companyõs law firm at the time of filing the writ of 
execution to have the property listed for Sheriff's Sale to cover the Sheriff's Fees and advertising costs; the 
unused portion will be returned either after the sale or if the case is resolved and the sale does not take 
place. 

  
General Sheriff's office website link for more information and Sheriff's Sale listings:  

http://dsf.chesco.org/sheriff/cwp/view.asp?a=3&q=609171#2005  
  
Contact information: 

Office of the Sheriff 
Chester County Justice Center 
Carolyn B. Welsh, Sheriff 
201 West Market Street, Suite 1201 
West Chester, PA  19380-0991  
Main Number: (610) 344-6850 
FAX:  (610) 344-5345 
Sheriff's Line:  (610) 344-6855 
Real Estate Administrator, Lt. Patty Boyd: (610) 344-6859 
Civil Unit Supervisor, Sgt. Edward Clemens: (610) 344-6862 
Civil Unit Supervisor, Cpl. Joseph Kusnersyk: (610) 344-5408 

  
 
Delaware County 

Length of time between filing writ of execution and date of Sheriff's Sale:   
Approximately three months, in accordance with a schedule of deadlines for getting all paperwork in to 
schedule a Sheriff's Sale on a property.  The schedule is not on the website, but is available from the 
Sheriff's office.  Sales take place about three months after the paperwork has been submitted, on the 
third Friday of each month at 11:00 AM (unless the third Friday is a holiday, when the sale will be held 
on Thursday), and are held in the County Council Meeting Room on the first floor of the Government 
Center Building, Delaware County Court House, Front Street & Veterans Square, Media, PA  19063.  

 
 

http://dsf.chesco.org/sheriff/cwp/view.asp?a=3&q=609171#2005
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Procedure once judgment is entered and writ of possession is filed in post-foreclosure ejectment 
action:  

Notice provided 
  
Length and specificity of notice to former owner and/or occupants regarding forcible eviction:  

Approximately two weeks by Sheriff's Office practice (but in special circumstances a former 
owner/occupant could be ejected without notice); first the writ of possession is served; then unless 
special circumstances justify an ejectment without further notice a date is provided to the former owner 
and/or occupants by mail and posting of the property on a form used by the Sheriff's Office; a $250 
deposit must be posted by the mortgage company's or new owner's law firm for Sheriff's costs in the 
ejectment action, and the firm must arrange for a locksmith, bonded moving company and a storage 
facility within Delaware County for entry and removal of any personal possessions still at the premises, 
and confirm these arrangements with the Sheriff's office 2 days in advance of the scheduled date for the 
ejectment, or the ejectment is postponed and must be rescheduled. 

  
Other information provided:  

$2,000 deposit must be posted by the mortgage companyõs law firm at the time of filing the writ of 
execution to have the property listed for Sheriff's Sale to cover the Sheriff's commission and advertising 
costs; the unused portion will be returned either after the sale or if the case is resolved and the sale does 
not take place. 

  
General Sheriff's office website link for more information and Sheriff's Sale listings:  

http://www.co.delaware.pa.us/sheriff/realestate.html  
  
Contact information: 

Sheriff's Office 
Joseph F. McGinn, Sheriff 
Delaware County Court House 
201 W. Front Street, Room 101 
Media,  PA  19063  
Main Number: (610) 891-4296 
FAX: (610) 891-1765 
Real Estate: (610) 891-4305 

 
Montgomery County 

  
Length of time between filing writ of execution and date of Sheriff's Sale:   

Approximately two months (see schedule available from website:  
http://sheriff.montcopa.org/sheriff/cwp/view,a,1529,q,41042.asp ); sales generally take place on the last 
Wednesday of each month (except in November and December, when they are scheduled earlier in the 
month) at 1:00 PM, and are held in Courtroom "A" at the Montgomery County Courthouse, Swede and 
Airy Streets, Norristown, PA  19404. 

  
Procedure once judgment is entered and writ of possession is filed in post-foreclosure ejectment action:  

Notice provided 
  
Length and specificity of notice to former owner and/or occupants regarding forcible eviction:  

Sheriff's deputy serves former owner/occupants with a Writ of Possession and provides a 30 day notice 
to vacate the property. After 30 days have expired Sheriffõs Deputies will schedule a date for eviction; the 

http://www.co.delaware.pa.us/sheriff/realestate.html
http://sheriff.montcopa.org/sheriff/cwp/view,a,1529,q,41042.asp
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mortgage companyõs law firm must provide a moving truck and storage facilities for any personal 
possessions still at the premises. 

  
Other information provided:  

$3,020 deposit must be posted by the mortgage companyõs law firm at the time of filing the writ of 
execution to have the property listed for Sheriff's Sale to cover the Sheriff's commission and advertising 
costs; the unused portion will be returned either after the sale or if the case is resolved and the sale does 
not take place 

  
General Sheriff's office website link for more information and Sheriff's Sale listings:  

http://sheriff.montcopa.org/sheriff/cwp/view,a,1529,q,41007.asp  
  
Contact information: 

Montgomery County Sheriff's Department 
 
John P. Durante, Sheriff 
Court House, 1st Floor 
P.O. Box 311 
Norristown, PA  19404 
(610) 278-3331 
 

 

http://sheriff.montcopa.org/sheriff/cwp/view,a,1529,q,41007.asp
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How can I prevent the Sheriffõs Sale? 
 

 
READ THIS FIRST ð  
Below is a list of suggestions on trying to work out a problem with your mortgage.  Not every option below is 
right for everyone.  You also need to remember that even while you are trying to find a solution, the mortgage 
company may be moving forward for the foreclosure process in court.  If you have court papers or a Sheriffõs 
Sale scheduled, you cannot ignore those deadlines.   
 
If you have a Sheriffõs Sale scheduled ð The mortgage company can voluntarily postpone or stop the Sheriffõs 
Sale.  This is rare.  If the mortgage company says it will do this, get it in writing , and then confirm with the 
Sheriff that the sale is postponed.   
 
 
Right to Reinstate 
At any time up until one hour before the Sheriff's sale, you can "reinstate" the mortgage by paying to the 
mortgage company the missed payments, late charges, plus court costs and attorney's fees ð be careful that you 
are not charged excessive attorney's fees because they must be "reasonable" and actually paid by the mortgage 
company.  There are several ways to get money to reinstate.  Pennsylvania runs a program called HEMAP, which 
helps homeowners bring their mortgages current.  Other local organizations provide grants to help bring loans 
current.  See a more comprehensive discussion of these programs starting on page 17. 
 
Right to Payoff in Full   
At any time up until one hour before the Sheriff's sale, you can satisfy the mortgage or judgment by paying the 
complete amount owed on the mortgage.  If there is a judgment, you must pay the amount set by the court in 
the judgment, plus interest.  If there is no judgment yet, you have to get a payoff figure from the mortgage 
company or its lawyers.  There are several ways to get money to reinstate.  You could refinance your house into a 
new mortgage.  The state, the federal government, non-profit organizations, and even some private banks have 
programs to refinance homeowners into more affordable loans.  See a more comprehensive discussion of these 
programs starting on page 17. 
 
Rescue Loans 
There are programs designed to help people get out of predatory mortgages, and in exchange give people fairly-
priced loans.  These programs differ in their requirements, application policies, and other rules.  See a more 
comprehensive discussion of these programs starting on page 17. 
 
Petition to Strike the Judgment 
If judgment is taken against you, but something was wrong in the way the judgment was done, you can file a 
Petition to Strike the Judgment.  The errors that allow a judgment to be stricken include improper service, lack 
of jurisdiction, and other procedural errors.  If granted, then itõs as if the judgment were never issued.  You can 
then respond to the complaint and fight the foreclosure.  Please note ð filing this petition does not stop the 
Sheriffõs Sale.  Only when the court grants the petition is the Sheriffõs Sale stopped.  It can take several months 
for a court to grant a petition.  If you want the Sheriffõs Sale stopped while the court considers the petition, you 
need to file a separate petition to stay the Sheriffõs Sale (see page 15). 
 
Petition to Open Judgment 
If judgment is taken against you and you have a good defense, you can file a Petition to Open Judgment within 
10 days and have the default judgment set aside.  If granted, you can then respond to the complaint and fight the 
foreclosure.  Please note ð filing this petition does not stop the Sheriffõs Sale.  Only when the court grants the 
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petition is the Sheriffõs Sale stopped.  It can take several months for a court to grant a petition.  If you want 
the Sheriffõs Sale stopped while the court considers the petition, you need to file a separate petition to stay the 
Sheriffõs Sale (see below). 
 
Petition to Stay 
You can try going to a judge and asking him or her to postpone the sale while you work out the problem.  The 
courts call this òstayingó the sale.  You have to file a formal motion with the court to do this.  Philadelphia 
County has created a form petition designed for people without lawyers.  In some instances, the judge may 
require you to provide protection to the mortgage company for the costs of the delay.  This protection is often in 
the form of a bond, or money deposit, with the court.  Staying the sale does not stop it forever, it only postpones 
it.  You still need to come up with a way to resolve mortgage delinquency. 
 
 
 

What about bankruptcy? 
 
Also, at any time up until one hour before the Sheriff's Sale, you can stay the Sheriffõs sale by filing a bankruptcy 
in the federal bankruptcy court.  If you file during the hour immediately before the sale, it will stop the sale, but 
the mortgage company can insist that you pay the entire mortgage off during the bankruptcy to avoid having 
another Sheriff's Sale scheduled.  
 
But beware!  Filing the bankruptcy petition does not solve the problem completely.  Bankruptcy law requires 
everything stop (including Sheriffõs Sale), so that the bankruptcy court can figure out how to handle your 
finances.  If you file a Chapter 7 bankruptcy, then you either have to immediately bring the mortgage fully 
current or surrender the house.  If you file a Chapter 13 bankruptcy, you can make payments over 3 - 5 years to 
bring the house current.  During those 3 - 5 years, you are still in the bankruptcy.   Read more about bankruptcy 
at: http://www.clsphila.org/content.aspx?pointid=174&id=191. 
 
There is also a requirement that before filing bankruptcy, you get credit counseling from a bankruptcy court 
approved counselor.  Visit the official list at http://www.usdoj.gov/ust/eo/bapcpa/ccde/cc_approved.htm. 
(link to list).  If you donõt have the credit counseling certificate when you file bankruptcy, there is a chance that 
the bankruptcy will be kicked out. 
 
Lastly, get a lawyer to help you.  Filing a bankruptcy yourself is a lot like doing your own taxes, but without the 
instructions.  There are lots of forms, it involves your finances, there are many rules that are not easily 
understood, and mistakes can have big consequences.  Some people can handle it on their own, but many feel in 
over their heads.   

http://www.clsphila.org/content.aspx?pointid=174&id=191
http://www.usdoj.gov/ust/eo/bapcpa/ccde/cc_approved.htm
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City of Philadelphiaõs Residential Mortgage Foreclosure Diversion Program 
 

PURPOSE:    To help homeowners save their homes through early Court intervention. 
 
PROGRAM: Homeowners attend their scheduled Conciliation Conference to work out 

affordable mortgage agreements. 
 

PROGRAM FEATURES:                                                         

Å If homeowners are being foreclosed on, the Conciliation Conference is 
immediately scheduled and will be notified when they receive the 
complaint from the mortgage company. 

Å If the homeowner is being foreclosed on and has not received a notice for 
a Conciliation Conference, they can file a request for a conference with a 

certification that the property is owner-occupied.   

Å Homeowners have the opportunity to save their homes by attending their 
Conciliation Conference. 

Å Before appearing in court, the homeowner must prepare a proposal to 
resolve the mortgage default and send it to the lawyer for the mortgage 
company with a certified housing counseling agency.   

Å Housing counselor will work with homeowner to determine if a loan work-
out is possible with the lender. 

Å Free legal representation available for those that qualify. 
 

ELIGIBILITY REQUIREMENTS:                

Å Property must be located in the City and County of Philadelphia. 

Å Property must be 1-4 residential units, condominium unit, or a residential 
co-op unit. 

Å Homeowner must reside in property. 

Å Mortgage foreclosure complaint against the property must have been filed. 
 
GEOGRAPHIC AREA SERVED:  Philadelphia County 

 
COSTS OR FEES:  No cost. 
 
ADMINISTER ING AGENCY:    City of Philadelphia 

 
PROCEDURES:                  

Å Homeowners will receive a notice of their Conciliation Conference date 
along with the Complaint. 

Å Homeowner should call the Save Your Home Philly Hotline first.  They 
will be put in touch with the appropriate organization and can receive 
advice. 

Å Homeowners who did not receive a court date can receive one and at least 
a temporary postponement of a sheriff sale by filing Defendantõs 
Certification of Premises As Residential-Owner Occupied and 
Request for Conciliation Conference form no later than 10 days before 
the date of the Sheriff Sale. 

Å A list of cases scheduled for Conciliation Conferences are available 
through http://courts.phila.gov 
 

CONTACT INFORMATION:                        Save Your Home Philly Hotline               (215)-334-4663 

http://courts.phila.gov/
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Products Directory 

FHA HOPE for Homeowners (H4H)  

 
PURPOSE:  To help current or delinquent homeowners who are having trouble making 

mortgage payments or are already in the foreclosure process. 
 
PRODUCT OR SERVICE: Refinancing option 

 
PRODUCT FEATURES:   30-year fixed rate mortgage with lower payments than current mortgage. 
     Interest rates decided by lender and based on current market rates. 
         
MAXIMUM AMOUNT : $550,440 
 
ELIGIBILITY REQUIREMENTS:   

Å Home must be owner-occupied. 

Å Property must be 1-unit, including condominiums, cooperative units, and 
manufactured housing permanently affixed to realty. 

Å Borrower must demonstrate they have sufficient, steady income. 

Å Any type of first mortgage qualifies, as long as it was originated on or 
before January 1, 2008. 

Å Borrower must have made at least six (6) payments on the existing 
mortgage. 

Å Existing lien holders must waive prepayment penalties and late charges, as 
well as remove all liens against the property. 

Å Existing lien holders are required to accept the proceeds of the H4H 
mortgage as payment in full. 

Å Borrowers are required to share both the initial equity created with the 
H4H loan and future appreciation. 

Å Mortgage debt-to-income ratio greater than 31% as of March 1, 2008 
(determined by lender). 

  
GEOGRAPHIC AREA SERVED: All 50 States 

 
COSTS OR FEES:   Closing costs; however, they may not be required to be paid out of pocket by 
     the borrower. 

 
ADMINISTERING AGENCY:   Federal Housing Administration 

 
PROCEDURES: Contact a FHA-approved lender.   

 
CONTACT INFORMATION:   Contact a FHA-approved lender (for a list of lenders visit www.fha.gov) 
     For general information call 1-800-225-5342  
 
FOR MORE INFORMATION :  www.fha.gov 
 
 
 
 
 
 
 
 
 
 

http://www.fha.gov/
http://www.fha.gov/
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Homeownersõ Emergency Mortgage Assistance Program (HEMAP) 

 
PURPOSE: Assures steady mortgage payments for families in danger of foreclosing their 

homes.  
 
PRODUCT OR SERVICE: Emergency/Rescue Loan 

 
PRODUCT FEATURES:   9.00% APR 

Two types of assistance depending on their income and financial situation: 
continuing mortgage assistance loans and nonðcontinuing mortgage assistance 
loans. 

 
HEMAP loan recipients are required to pay up to 40 percent of their net 
monthly income, as determined by HEMAP, towards their total housing 
expense. The minimum monthly payment/contribution to HEMAP, set by law, 
is $25.00 per month per mortgage assisted. 

 
MAXIMUM AMOUNT : All HEMAP loans, continuing or nonðcontinuing, are limited to a maximum of 

24 months from the date of the mortgage delinquency, or to a maximum of 
$60,000.00, whichever comes first. 

ELIGIBILITY REQUIREMENTS:   

Å At least 60 days delinquent on their mortgage and have received an Act 91 
Notice from their lender. 

Å Oneð or twoðfamily residence. A home used primarily for business 
purposes is not eligible. 

Å FHA Title II loans are not eligible. 

Å Favorable mortgage credit history prior to the delinquency during the 
previous five years. 

Å The homeowner must be suffering financial hardship due to circumstances 
beyond their control. 

Å The homeowner must have a reasonable prospect of resuming full 
mortgage payments within 24 months and paying the mortgage in full by 
maturity. 

Å PHFA/HEMAP must have at least a 3rd lien position. 
 
GEOGRAPHIC AREA SERVED: State of Pennsylvania 

 
COSTS OR FEES:   No cost to homeowner 

 
ADMINISTERING AGENCY:   PHFA 

 
PROCEDURES: The application process can take up to four months to complete. An applicant 

must meet (the FaceðtoðFace Meeting) with a designated counseling agency 
within 33 days from the date of the Appendix A ð Act 91 Notice in order to 
begin the application process.  This must be done within 30 days from the 
FaceðtoðFace Meeting. During this time while applications are processed, 
foreclosure actions cease, as long as the procedural time limits are met.  The 
applicant must also prepare a Letter of Circumstance explaining the exact 
reason their mortgage is delinquent and include verification. 

 
CONTACT INFORMATION:  Local HUD approved agency 

General Information- 717-780-3940 
   800-342-2397 

 
FOR MORE INFORMATION :  http://www.phfa.org/consumers/homeowners/hemap.aspx 

http://www.phfa.org/consumers/homeowners/hemap.aspx
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Homeowners' Equity Recovery Opportunity Loan Program (HERO) 

 
PURPOSE: For Pennsylvanians who are not able to afford their current mortgage 

payments. This program is for borrowers not eligible for PHFA's REAL 
program (REfinance to an Affordable Loan) or another mortgage refinance 
product available in the general market due to credit issues or owing more than 
your home's current appraised value.  

 
PRODUCT OR SERVICE: Refinancing Option 
 
PRODUCT FEATURES:   100 percent financing but, instead of refinancing your current mortgage into a 

new loan, PHFA purchases your loan directly from your current lender and 
then sets you up on an affordable repayment agreement. 

 
MAXIMUM AMOUNT : $417,000   

 
ELIGIBILITY REQUIREMENTS:   

Å The combined gross annual income of all borrowers may not exceed 
$120,000. Certain exceptions may apply.  

Å You have made an effort to meet your financial obligations to the best of 
your ability.  

Å You have sufficient and stable income to support timely repayment of the 
HERO loan in regular, monthly installments. (All borrowers must agree to 
make monthly mortgage payments by automatic payment directly from 
your bank account.)  

Å You own the mortgaged property and reside in it as your permanent 
residence.  

Å If you have stopped making your mortgage payments, you can account for 
your cash flow by showing how you have escrowed, saved, or redirected 
those funds.  

Å The HERO loan must be in first lien position. 
 

GEOGRAPHIC AREA SERVED: State of Pennsylvania 
 

COSTS OR FEES:   7.95% APR with no points and no origination fee   
 

 
ADMINISTERING AGENCY:   Pennsylvania Housing Finance Agency 

 
PROCEDURES:   Get application from PHFA  

 
FOR MORE INFORMATION :  www.phfa.org/consumers/homeowners/real.aspx 

http://www.phfa.org/consumers/homeowners/real.aspx
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REfinance to an Affordable Loan Program (REAL)  

 
PURPOSE: For homeowners who would not typically qualify for typical refinance options 

due to their credit history. 
 
PRODUCT OR SERVICE: Refinancing Option 
 
PRODUCT FEATURES:   30-year fixed rates, 100 percent financing with flexible credit underwriting. 

 
MAXIMUM  AMOUNT:    $417,000 

 
ELIGIBILITY REQUIREMENTS:   

 The combined gross annual income of all borrowers may not exceed 
$120,000. Certain exceptions may apply.  

 You are no more than 59 days past due on your existing mortgage.  

 You must have a credit score of at least 620 OR meet all of the following 
conditions:   Your mortgage payment adjusted in the last 12 months to a 
higher interest rate or a fully amortized payment and you have made no 
more than two, 30-day late payments since the adjustment. Your mortgage 
payment history 12 months prior to the adjustment must show no history 
of late payments. Also, you have no more than three, 30-day late payments 
12 months prior to mortgage adjustment.  

 You may borrow up to 100 percent of your home's value based upon a 
current appraisal (or 95 % for a credit score below 620).  

 Your monthly total debt costs (credit cards, car loans, installment loans, 
REAL mortgage payment, student loans, etc.) may not be more than 50 
percent of your total gross monthly income (or 45% for a credit score 
below 620). 

 
GEOGRAPHIC AREA SERVED: State of Pennsylvania 

 
COSTS OR FEES:   No Fee:  Rate 7.625% APR 
     Fee:  1% + $300, Rate 7.375% APR 

 
ADMINISTERING AGENCY:   Pennsylvania Housing Finance Agency 

 
PROCEDURES: Call approved lender, who will take your application, process and close the 

loan. 
  
FOR MORE INFORMATION :  www.phfa.org/consumers/homeowners/real.aspx 

http://www.phfa.org/consumers/homeowners/real.aspx
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EFSP (Emergency Food and Shelter Program) 

 
PURPOSE: Grants to local organizations to help homeowners cover rent, mortgage, or 

utilities expenses     
 
 
PRODUCT OR SERVICE: Rent and Mortgage Assistance Grant ð For Principal and Interest only 

Grant Recipients for Rent Mortgage Utilities Assistance: Catholic Social 
Services, The Partnership CDC, Congreso de Latinos Unidos, Inc., TURN, 
Diversified Community Services, Inc.,  Jewish Federation of Greater 
Philadelphia,  Philadelphia Veterans Multi-Service and Education Center, Inc.,  
United Communities Southeast Philadelphia 

For Food and Shelter Grant Recipients, Contact United Way 

TOTAL AMOUNT : City of Philadelphia has received: 
 2007:  $878,052 
 2006:  $916,881 
 2005:  $941,628 
 
 
HOW IT WORKS: Local agencies apply for grants to FEMA.  The United Way of SEPA organizes 

a local board to select recipients.   Their recommendations are relayed to 
FEMA and FEMA disburses the grants directly to the individual agencies.   

 
 63% of EFSP funding goes to shelter and housing. 
 
 2008 round (Phase 26) deadline dates: Nov. 30, 2008 and Dec. 31, 2008..  

Recipients and disbursements have not been released by FEMA.   
 
 
GEOGRAPHIC AREA SERVED: City of Philadelphia 
 
 
ADMINISTERING AGENCY:  FEMA 
 
 
PROCEDURES: Call local agency with FEMA EFSP Grants 
 
 
CONTACT INFORMATION:  Brian Gralnick 

Manager, Community Impact 
United Way of Southeastern Pennsylvania 
7 Benjamin Franklin Parkway 
Philadelphia, PA 19103 
215-665-2456 
FAX:  215-665-2531 

 
FOR MORE INFORMATION : www.efsp.unitedway.org 

http://www.phillynhs.org/
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PNHS - Foreclosure Prevention Remediation Loan 

 
PURPOSE: Loan for payment of legal and Sheriffõs fees only to prevent foreclosure 

    
 
PRODUCT OR SERVICE: Term loan  
 
 
PRODUCT FEATURES:   Maximum amortization period of 120 months. Maximum deferral of 18 

months.   
Rate: 6.95%. 

 
MAXIMUM AMOUNT : $5,000 
 
 
ELIGIBILITY REQUIREMENTS:   

Å Owner-occupied primary residence 

Å Income at or below 115% of median adjusted for family size 

Å Maximum LTV: 80% 

Å Single family unit attached/detached, condo and PUDs 

Å Qualifying ratios 33%/45% 

Å Cannot be in bankruptcy or bankruptcy application 
 
 
GEOGRAPHIC AREA SERVED: City of Philadelphia 
 
 
COSTS OR FEES: $100 application fee (covers cost of loan processing, credit report, and other 

fees) 
 
 
ADMINISTERING AGENCY:  Philadelphia Neighborhood Housing Services, Inc. (PNHS) 
 
 
PROCEDURES:     

Call for appointment 
Full or alternate documentation 

 
 
CONTACT INFORMATION:  Denise Jefferson-Bailey or Henry Moore 

Tel.: 215-476-4205 
Fax:  215-476-4271 

 
 
FOR MORE INFORMATION : www.phillynhs.org/loans.htm  

http://www.phillynhs.org/loans.htm
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PHIL-Plus and Mini-PHIL Home Improvement Loan  

 
PURPOSE: Helps homeowners with less-than-perfect credit.  For small repairs, energy 

conservation improvements, or larger renovations. Up to half of the loan may 
be used to pay off existing debts. 

 
 
PRODUCT OR SERVICE: Repair Loan / Refinance Option 
 
 
PRODUCT FEATURES:   Terms up to 20 years for PHIL-Plus, 10 years for Mini-Phil 
 Apply for 1-percent rate reduction after 24 consecutive on-time payments 
 Most banks no equity in property required 
 No bank fees 
 
  
MAXIMUM AMOUNT:  $25,000 for PHIL-Plus, $10,000 for Mini-Phil 
 
 
ELIGIBILITY REQUIREMENTS:   

Å Home must be owner occupied 

Å Income guidelines apply ð see housing counselor for more information 
 
GEOGRAPHIC AREA SERVED: City of Philadelphia 
 
 
 
ADMINISTERING AGENCY:  Greater Philadelphia Urban Affairs Coalition 
 
 
PROCEDURES: Call your local housing agency.  To see a complete list of participating agencies 

visit www.formyphillyhome.org  
 
CONTACT INFORMATION:  Shante Antrom-Gowans 
 Greater Philadelphia Urban Affairs Coalition 

Tel.: 215-851-1740 
Fax:  215-564-9912 

 
 
FOR MORE INFORMATION : www.formyphillyhome.org  

http://www.formyphillyhome.org/
http://www.formyphillyhome.org/
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City of Philadelphiaõs Financial Hardship Agreements for Property Taxes 
 

PURPOSE: Allows income-eligible homeowners with delinquent property taxes to enter 
into an affordable payment arrangement.    

PROGRAM: Written payment agreement. 
 

PROGRAM FEATURES:   Once approved, the homeowner must pay between 5% to 10% of the 
householdõs monthly income toward delinquent property taxes.  The minimum 
payment is $25.  Alternatively, the homeowner can request an individualized 
financial assessment (IFA) to determine how much of the householdõs monthly 
income is available to pay towards the delinquency. Under the IFA, the 
minimum payment is $25 per month, and there is no maximum payment.  No 
down payment or other lump-sum is required toward the delinquent property 
taxes.   All current property taxes must also be paid on time, although the 
homeowner can still apply annually with the Department of Revenue for a 
separate installment agreement for the current property taxes.   

 
MAXIMUM  AMOUNT:  No maximum, although agreements exceeding 24 months require approval of 

the Cityõs Law Department.  Agreements exceeding 48 months will be 
administered by the Cityõs Law Department.   

 
ELIGIBILITY REQUIREMENTS:   

Å Household income of up to 60% of area median income as determined by 
the Dept. of Housing and Urban Development (approximately $3,600 for 
a family of 4).  

Å Homeowner must have adequate income to afford to pay the monthly 
payment under the agreement, plus the current yearõs property taxes.  

Å Homeowner must reside in property. 

Å Homeowner must have legal or equitable title to the property.  Examples 
include name on deed, lease purchase agreement, and inheritance through 
will or intestate succession (no need to have probated the property). 

Å The homeowner must not have breached a previous payment agreement, 
unless extenuating circumstances beyond the homeownerõs control caused 
the previous breach. 

 
GEOGRAPHIC AREA SERVED: Philadelphia County 

 
COSTS OR FEES:   No cost to apply.  No down payment or other lump-sum payment is required. 
ADMINISTERING AGENCY:   Linebarger, Goggan, Blair, & Sampson, LLP 

 
PROCEDURES: A written application with supporting documentation is submitted to 

Linebarger, Goggan, Blair & Sampson.  Homeowner may get help from a local 
housing counselor to complete the application.  For a referral to a housing 
counselor, call the Save Your Home Philly Hotline.  Linebarger will make a 
determination on the application within 45 days.  If accepted, the applicant is 
presented with a written agreement.  Note:  This written agreement may 
contain waivers of legal rights.  You may wish to review the document with an 
attorney before signing.   

 
 Linebarger may conduct annual review of income, called òredetermination.ó  If 

income has changed, the monthly payment amount can change accordingly.  
Failure of a homeowner to respond to a request for redetermination can result 
in cancellation of the repayment agreement. 

 
CONTACT INFORMATION:  Linebarger, Goggan, Blair, & Sampson, LLP        (215) 790-1117 
 For a referral to a housing counselor, contact    

      Save Your Home Philly Hotline        (215)-334-4663 
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Agreements for Delinquent Property Taxes in Philadelphia Suburban Counties 
 

PA REAL ESTATE TAX SALE LAW: The Pennsylvania Real Estate Tax Sale Law, 72 Pa.C.S. §§ 5860.101, et 
seq., applies to all counties except Philadelphia, including the four 
suburban counties surrounding Philadelphia.  Section 5860.603 of the 
Tax Sale Law provides the basic standards under which counties offer 
payment agreements to homeowners with delinquent taxes.1  Payment 
agreements under the strict terms of the state statute require that the 
homeowner pay 25% of the delinquency, including interest and penalty, 
at the time of entering into the agreement and pay the balance due in 
not more than three payments within one year of the agreement date.  
However, each of the four suburban counties provides additional 
repayment plan options for those facing financial hardship, as detailed 
below.  

 
BUCKS COUNTY: Agreements are entered into in accordance with the state statute.  

Although the Tax Claim Bureau indicated that the agency exercises 
some flexibility with respect to payment agreements for those 
experiencing financial hardship, there is no formal program, hardship 
application, or guidelines for deviating from the state statutory terms.  
For further information, see 
http://www.buckscounty.org/government/departments/Finance/TaxC
laimBureau/index.aspx. 

 
CHESTER COUNTY:   Agreements are entered into in accordance with the state statute.  

However, the Chester County Commissioners passed a resolution in 
2002 to authorize the Tax Claim Bureau to establish more flexible 
payment terms in situations when homeowners cannot manage to pay 
the delinquency in four installments.  For properties that are owner-
occupied, primary residences of the homeowner (especially senior 
citizens on fixed incomes), more frequent, lower installment payments 
will be permitted, although homeowners must still generally make an 
initial payment of 25% of the delinquency, including interest and penalty 
at the time of entering into the agreement and pay off the delinquency in 
full by June of the year following the year in which the agreement was 
made.  Agreements are entered into on forms available from the Tax 

                                                 

1
  See 72 Pa.C.S. § 5860.603. Removal from sale; agreements to stay sale. 

Any owner or lien creditor of the owner may, at the option of the bureau, prior to the actual sale, (1) cause the property to be removed from the sale 
by payment in full of taxes which have become absolute and of all charges and interest due on these taxes to the time of payment, or (2) enter into an 
agreement, in writing, with the bureau to stay the sale of the property upon the payment of twenty-five per centum (25%) of the amount due on all tax 
claims and tax judgments filed or entered against such property and the interest and costs on the taxes returned to date, as provided by this act, and 
agreeing therein to pay the balance of said claims and judgments and the interest and costs thereon in not more than three (3) installments all within 
one (1) year of the date of said agreement, the agreement to specify the dates on or before which each installment shall be paid, and the amount of 
each installment. So long as said agreement is being fully complied with by the taxpayer, the sale of the property covered by the agreement shall be 
stayed. But in case of default in such agreement by the owner or lien creditor, the bureau, after written notice of such default given by United States 
mail, postage prepaid, to the owner or lien creditor at the address stated in the agreement, shall apply all payments made against the oldest delinquent 
taxes and costs, then against the more recent. If sufficient payment has been made to discharge all the taxes and claims which would have caused the 
property to be put up for sale, the property may not be sold. If sufficient payment has not been received to discharge these taxes and claims, the 
bureau shall proceed with the sale of such property in the manner herein provided either at the next scheduled upset sale or at a special upset sale, 
either of which is to be held at least ninety (90) days after such default. If a party to an installment agreement defaults on the agreement, the bureau 
shall not enter into a new installment agreement with that person within three (3) years of the default. 
 
 
  

http://www.buckscounty.org/government/departments/Finance/TaxClaimBureau/index.aspx
http://www.buckscounty.org/government/departments/Finance/TaxClaimBureau/index.aspx
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Claim Bureau.  For contact information, see 
http://dsf.chesco.org/chesco/cwp/view.asp?a=1413&q=573807. 

 
 

DELAWARE COUNTY:  Agreements are entered into in accordance with the state statute, but the 
Tax Claim Bureau also enters into affordable payment agreements for 
properties that are owner-occupied, primary residences of homeowners 
who are experiencing hardship.  In order to enter into an affordable 
repayment agreement, a homeowner must complete a delinquent tax 
application form, providing income and expense information, 
information on the property and any other assets, and a description of 
the hardship that prevents the homeowner from making an initial 
payment of 25% of the delinquency and/or paying the delinquency in 
four installments.  Often hardship payment plans provide for monthly 
payments and extend the time for paying off the delinquency to periods 
longer than one year.  Low income homeowners can negotiate and make 
payments on their agreements through Legal Aid of Southeastern 
Pennsylvania (senior citizens only) or Community Impact Legal 
Services, or directly with the Tax Claim Bureau.  For hardship 
agreements, the Tax Claim Bureau reserves the right to inspect the 
property (although the agency does not often do so), and to annually 
update the financial data upon which the affordable repayment 
agreement was based.  For further information, see 
http://www.co.delaware.pa.us/treasurer/taxclaim.html. 

 
MONTGOMERY COUNTY:  Agreements are entered into in accordance with the state statute by 

Xpand (the firm contracted by the County to handle real estate tax 
collection), but the Xpand and the Tax Claim Bureau also enter into 
affordable payment agreements for properties that are owner-occupied, 
primary residences of homeowners who are experiencing hardships such 
as job loss, disability, health issues, need to care for a family member, 
senior citizens on limited fixed income, etc.  Homeowners seeking an 
affordable payment agreement must meet with an Xpand representative 
and provide budget figures and requested supporting documents.  
Although most hardship agreements will include a 25% initial payment, 
homeowners entering into hardships agreements will often have 
monthly instead of quarterly payments, and in appropriate cases, even 
the 25% initial payment requirement can be modified.  The Office of 
the Treasurer notes that Montgomery County has an internet tax 
payment option on the county website.  For further information, see 
http://taxclaim.montcopa.org/taxclaim/site/default.asp. 

 

http://dsf.chesco.org/chesco/cwp/view.asp?a=1413&q=573807
http://www.co.delaware.pa.us/treasurer/taxclaim.html
http://taxclaim.montcopa.org/taxclaim/site/default.asp
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Housing Counseling Agency Directory 

Name Address City Zip Phone H
E

M
A

P

O
H

C
D

H
U

D

Acorn Housing Corporation 846 North Broad Street Philadelphia 19130 215.765.1221 » Ð ×

Advocates for Financial Independence 202 East Hinkley Avenue Ridley Park 19078 215.389.2810 » ×

1806 South Broad Street Philadelphia 19145 215.389.2810 » ×

Alliance for Better Housing Inc. 648 Buena Vista Drive Kennet Square19348 610.925.1880 ×

American Credit Alliance, Inc. 2 South Delmar Avenue Morrisville 19067 215.295.7195E1080» ×

American Credit Counseling Institute 530 West Street Road Warminster 18974 215.444.9429 »

300 North Pottstown Pike Exton 19341 888.212.6741 »

937 North Hanover Street Pottstown 19460 888.212.6741 »

229 Chestnut Street, 1st FloorCoatesville 19320 888.212.6741 »

528 Dekalb Street Norristown 19401 610.971.2210 »

21 South Church Street West Chester 19380 888.212.6741 »

175 Strafford Avenue Wayne 19087 610.971.2210 »

American Financial Counseling Services 175 Strafford Avenue Wayne 19087 267.228.7903 »

1 Abington Plaza, Suite 403Jenkintown 19046 267.228.7903 »

2880 Bergey Road, Suite 4 Hatfield 19440 267.228.7903 »

405 West Germantown PikeNorristown 19403 267.228.7903 »

Asociacion de Puertorriquenos en Marcha -APM 4301 Risingsun Avenue Philadelphia 19140 267.296.7200 » Ð ×

600 W. Diamond Street Philadelphia 19122 215.235.6070 » Ð ×

Berks Community Action Program, Inc. (Budget Counsel) 247 North Fifth Street Reading 19601 610.375.7866 » ×

Bucks County Housing Group 470 Old Dublin Pike Doylestown 18901 866.866.0280 » ×

349 Durham Road Penndel 19047 866.866.0280 » ×

200 West Bridge Street Morrisville 19067 866.866.0280 » ×

515 West End Blvd. Quakertown 18951 866.866.0280 » ×

2324 Second Street Pike Wrightstown 18940 866.866.0280 » ×

Carroll Park Community Council, Inc. 5218 Master Street Philadelphia 19131 215.877.1157 » Ð

Consumer Credit Counseling Service of Delaware Valley 1777 Sentry Parkway West Blue Bell 19422 215.563.5665 » Ð ×

1230 New Rodgers Road Bristol 19007 215.563.5665 » Ð ×

One Cherry Hill, Suite 215 Cherry Hill 08002 215.563.5665 » Ð ×

1001 E. Lincoln Highway Coatesville 19320 215.563.5665 » Ð ×

261 Old York Rd. Suite 401 Jenkintown 19046 215.563.5665 » Ð ×

280 North Providence Rd. Media 19063 215.563.5665 » Ð ×

113 E Main St Norristown 19401 215.563.5665 » Ð ×

4400 N. Reese Street Philadelphia 19140 215.563.5665 » Ð ×

1608 Walnut Street Philadelphia 19103 215.563.5665 » Ð ×

7340 Jackson Street Philadelphia 19136 215.563.5665 » Ð ×

901 A Wood Street Philadelphia 19107 215.563.5665 » Ð ×

790 E. Market Street West Chester 19382 215.563.5665 » Ð ×

Consumer Credit Counseling Service of Lehigh Valley 3671 Crescent Court East Whitehall 18052 610.821.4011 » ×

306 Spring Garden Street Easton 18042 866.889.9347 » ×

245 W. Broad Street, Suite 3Quakertown 18951 866.889.9347 » ×

833 N. Park Rd. Suite 103 Wyomissing 18072 866.889.9347 » ×

1867 East High Street Pottstown 19464 800.837.9815 » ×

Center in the Park 5818 Germantown Avenue Philadelphia 19144 215.848.7722 

Centro Pedro Claver 523 W. Erie Ave Philadelphia 19140 215.227.7111 » Ð

Chester Community Improvement Project 412 Avenue of the States Chester 19013 610.876.8663 » ×

Community Action Development Comm, CADCOM 113 E Main St Norristown 19401 610.277.6363 »

Concilio - Council of Spanish Speaking Organization 705-709 N. Franklin St. Philadelphia 19123 215.627.3100 » Ð

Congreso de Latinos Unidos 216 West Somerset Street Philadelphia 19133 215.763.8870 » Ð

Credit Counseling Center 832 Second Street Pike Richboro 18954 215.396.1880 » ×

408 Mill Street Bristol 19007 215.396.1880 » ×

Da-Network Housing 1535 N. 7th Street Philadelphia 19122 215.927.3227

Diversified Community Services (Dixon House) 1922 South 20th Street Philadelphia 19145 215.336.3511 » Ð ×

Genesis Housing Corporation 208 DeKalb Street Norristown 19401 610.275.4357 Ð ×

Approved By

 
 
»    HEMAP ð Pennsylvaniaõs Homeowners Emergency Mortgage Assistance Program:  Conventional mortgages only.   

Applicants must have received an Act 91 notice. 

Ð OHCD ð Philadelphia Office of Housing and Community Development: Must be 80% or below the median income.  

× HUD ð United States Department of Housing and Urban Development:  Can do conventional or FHA mortgages.   
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Housing Counseling Agency Directory (Continued) 
 

Name Address City Zip Phone H
E

M
A

P

O
H

C
D

H
U

D

Germantown Settlement 5538 Wayne Avenue Philadelphia 19144 215.849.3104 » ×

HACE: Hispanic Assoc. of Contractors & Enterprises 167 W. Allegheny Ave, 2nd Fl. Philadelphia 19140 215.426.8025 » Ð ×

HACE: Frankford Office 4620 Griscom Street Philadelphia 19124 215-488-7007 » Ð ×

Housing Association of Delaware Valley 1528 Walnut St, 10th Floor Philadelphia 19102 215.545.6010 » Ð ×

658 North Watts Street Philadelphia 19123 215.978.0224 » Ð ×

Housing Consortium For Disabled Individuals 4701 Pine Street Philadelphia 19143 215.528.5056 ×

Housing Partnership of Chester County 41 West Lancaster Ave Downingtown 19335 610.518.1522 »

Intercultural Family Services, Inc. 4225 Chestnut Street Philadelphia 19104 215.386.1298 » Ð ×

Intercommunity Action (Senior Center) 6012 Ridge Ave Philadelphia 19128 215.487.0914 Ð

Korean Community Development Services Center 6055 North 5th Street Philadelphia 19120 215.276.8830 » Ð ×

Lancaster Avenue Redevelopment Corp. 2013 N. 61st Street Philadelphia 19151 215.477.6125

Liberty Resources, Inc. 714 Market Street, Suite 100 Philadelphia 19106 215.634.2000 » Ð

Media Fellowship House 302 South Jackson Street Media 19063 610.565.0434 » ×

Mt. Airy USA 6703 Germantown Ave, Suite 200Philadelphia 19119 215.844.6021 » Ð ×

New Kensington CDC 2513-15 Frankford Avenue Philadelphia 19125 215.427.0350 » Ð ×

Northwest Counseling Service 5001 North Broad Street Philadelphia 19141 215.324.7500 » Ð ×

Norris Square Civic Association 149 W. Susquehanna Ave Philadelphia 19122 215.426.8723 » Ð

Nueva Esperanza 4261 North 5th Street Philadelphia 19140 215.324.0746 » Ð ×

The Partnership CDC 4027 Market Street Philadelphia 19104 215.307.4917 » Ð ×

Philadelphia Council for Comm Advancement 1617 JFK Boulevard, Suite 1550 Philadelphia 19103 215.567.7803 » Ð ×

Philadelphia Neighborhood Housing Services 5234 Chestnut Street Philadelphia 19139 215.476.4205 Ð ×

Philadelphia Senior Center 509 South Broad Street Philadelphia 19147 215.546.5879 » Ð

Rural Opportunities, Inc. 1625 N. Front Street Harrisburg 17102 717.234.6616 »

South of South Neighborhood Association 1901 Christian St Philadelphia 19146 215.546.0699 »

South Philadelphia H.O.M.E.S. 1444 Point Breeze Avenue Philadelphia 19146 215.334.4430 »

Southwest Community Development Corporation 6328 Paschall Avenue Philadelphia 19142 215.729.0800 » Ð

Tabor Community Services, Inc. 308 E King Street Lancaster 17602 717.397.5182 » ×

Tenant Union Representative Network 1315 Walnut Street Philadelphia 19107 215.940.3900 Ð

Unemployment Information Center 112 N Broad St, 11th floor Philadelphia 19102 215.557.0822 Ð ×

United Communities Southeast Philadelphia 2029 South 8th Street Philadelphia 19148 215.468.6111 » Ð ×

Universal Co. -Community Homes 800 South 15th Street Philadelphia 19146 215.732.6518

Urban League of Philadelphia 121 S Broad St., 9th floor Philadelphia 19107 215.985.3220 » Ð

West Oak Lane CDC 6259 Limekiln Pike Philadelphia 19141 215.224.0880 » Ð ×

Approved By

 
 

 

»    HEMAP ð Pennsylvaniaõs Homeowners Emergency Mortgage Assistance Program:  Conventional mortgages only.   
Applicants must have received an Act 91 notice. 

Ð OHCD ð Philadelphia Office of Housing and Community Development: Must be 80% or below the median income.  

× HUD ð United States Department of Housing and Urban Development:  Can do conventional or FHA mortgages.   
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Samples of Notices  
 

This section shows mock ups of five notices that a homeowner may receive by mail during the foreclosure process.  
While each notice may contain many additional pages, the following shows an example of the first page of each 
notice. 

Act 91 Notice 
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Complaint 
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Important Notice 

 


