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INTRODUCTION

Every day, many people across America experience the loss of a loved one. 
That’s just a part of life’s journey. For every person who passes away, another 
person must take on the task of managing the estate. Are you this person? 
If you’re reading this e-book, the answer is most likely yes. Let me assure you 
that this task does not have to be overwhelming.

First, I would like to extend our sincere condolences on the loss of your loved one. 
Our goal is to provide top-quality professional service throughout the probate 
process. Often, this process is quite stressful, so having the right team to help you 
can bridge the gap between stress and success.

Our probate team can help you find attorneys, accountants, estate sale services 
and many other professionals to help you settle your loved one’s estate. We have 
built the largest and most comprehensive network of professionals to help you 
during this journey.

Here are two major reasons to read this book:

1. You need to have a clear picture of all your options, so you will know you’ve
made the best choice when it comes to selling the property held in the
estate.

2. Avoiding the top seven mistakes discussed in this e-book will save you time
and help you avoid unnecessary stress — and could potentially save you
thousands of dollars.

This e-book is designed to alert you to various mistakes that many executors 
and administrators make when they manage an estate. I hope that by sharing 
information that my team and I have accumulated through our experience and 
education, we can help you deal with some of the uncertainties you may encounter 
during the process.

To maximize the benefits of reading this e-book, I recommend that you take 
notes and write down your questions as you read. Afterward, please send these
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questions to mo@dreamhometoday.net, and we will get back to you with any
additional information you need.

It will be my privilege and honor to help you manage your loved one’s estate
flawlessly and with the least amount of stress possible.

And remember, you are not alone!

With the utmost respect,

Michael Oden
(678) 551-6608
mo@dreamhometoday.net
1750 Powder Springs Road
(678) 551-6608
Marietta, GA  30064

mailto:mo@dreamhometoday.net
mailto:mo@dreamhometoday.net
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DISCLAIMER

Neither the author nor the publisher of this e-book is engaged in rendering 
legal or accounting services. The information, ideas, opinions and suggestions 
contained herein are believed to be reliable but cannot be guaranteed insofar as 
they apply to any specific location or individual. In addition, because of the nature 
of the material and the fact that laws are constantly changing, the assistance of a 
competent, qualified lawyer or accountant is recommended when implementing 
any of the plans or ideas discussed in this e-book. The author and publisher 
specifically disclaim any liability, loss or risk, personal or otherwise, incurred 
as a consequence, directly or indirectly, of the use and application of any of 
the strategies or contents of this e-book. Results will vary depending upon the 
amount of effort put forth by the reader.

This work may not be reproduced in whole or in part, in any way, without written 
permission from the publisher.
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M I S TA K E  1

NOT HAVING THE RIGHT GUIDANCE AND 
COUNSEL TO HELP YOU THROUGH THE 

PROBATE PROCESS

Executors and administrators (also known as personal representatives) 
have the task of managing an estate after a loved one has died. This process 
can be handled with the guidance of a professional probate attorney or by 
filing the proper paperwork on your own. 

It is crucial to understand that probate laws vary from state to state. In some states, 
a licensed probate attorney must represent the estate and file this paperwork.

Here is where mistakes sometimes start happening. If you do not feel comfortable 
filing the petition for probate on your own, you should seek professional legal 
advice from a qualified attorney or paralegal. In some cases, the estate may not 
have enough money to file this paperwork. Check with the applicable probate 
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K E Y  P O I N T:

If you do not feel comfortable filing the petition for probate on your own, you 
should seek professional legal advice from a qualified attorney or paralegal.

court for free resources that may be available to help you get started with the
process.

To locate the appropriate probate court, search for it in your preferred online
search engine. Type the name of the county where the decedent — that is, the
person who has died — resided, followed by the words “probate court.” For
example, if the person who died lived in Los Angeles, you would type “Los
Angeles county probate court” in the search bar. The results will provide you
with all the information you need to contact the probate court. Remember,
probate takes place in the county where the decedent resided at the time of
death, not your home county or that of the decedent’s heirs.

You may also wish to contact a Certified Probate Real Estate Specialist in the
state where the decedent lived, preferably in the same county or one nearby.
These specialists have established strong business relationships with the top
legal services in the community, so you can be confident that you’re working
with the best professionals for your needs.

To access an appropriate list of legal resources, please call us at (678)551-6608
or email us at mo@dreamhometoday.net, and we will personally guide you to the
right local professional.

mailto:mo@dreamhometoday.net
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M I S TA K E  2

NOT KNOWING HOW PROBATE WORKS

When a loved one passes away, the big questions are: 

• What am I supposed to do first?

• Do I need an attorney?

• Do I need to file for probate?

• Do I need to sell the house?

There are no easy answers to most of these questions, but in answer to the first 
one, you should start by gathering as much information as possible. Begin by 
looking for a will or a living trust the decedent may have left for the family. This will 
be invaluable to you as you begin the process of dealing with the estate. 

Unfortunately, many people in the United States have no will or living trust, so 
don’t be discouraged if you can’t find these documents. It will still be possible to 
settle the estate, but it may be more complicated. 
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Next, consider contacting an attorney who specializes in probate. There are many 
ways to go about searching for this professional. One option is to search online for 
a local probate attorney using websites such as USProbateServices.org. Another 
option is to contact the bar association in the decedent’s home state and ask for a 
referral to a probate attorney in the area. A third option is to request a prescreened 
list of local attorneys from our probate team. This will most likely be the easiest 
and most reliable approach to finding the right attorney for your needs.

Once you have found the right legal advisor, that person will guide you as you 
begin gathering all the documents you will need. Don’t worry if you cannot locate 
some of them. Do the best you can, and the lawyer will advise you about how to 
address the matter of any missing documents. 

As you travel down this road, you may have questions about the process, and it’s 
no secret that attorneys are busy people. At any point, feel free to reach out to our 
team, and we will help you find the answers or direct you to a professional who 
will be able to assist you.

Always remember that we are part of your team, and you are not alone! 

K E Y  P O I N T:

Begin by looking for a will or a living trust the decedent may have left for the 
family, but don’t be discouraged if you cannot find these documents. It will still be 
possible to settle the estate.
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M I S TA K E  3

SELECTING THE WRONG SERVICE 
PROVIDERS TO HELP LIQUIDATE THE 
ESTATE AND PREPARE IT FOR SALE

The biggest challenge in settling an estate is deciding whether to keep or liquidate 
the assets. The choice is not always easy. It all depends on the situation, and 
it often comes down to the amount of debt the estate must pay. Unfortunately, 
this amount is often not obvious, because creditors must file claims and wait for 
the court to approve them. 

Sometimes, creditors do not file their claims on time, and then the estate is not 
obligated to pay them. Other times, an executor or administrator may think that 
the estate has no outstanding debt. Then, without warning, unexpected bills 
begin to appear. This can cause a great deal of stress.
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K E Y  P O I N T:

The biggest challenge in settling an estate is deciding whether to keep or 
liquidate the assets. It is best to consult a Certified Probate Real Estate Specialist 
to discuss your options, so you can make the right decision for your particular 
situation. 

In some instances, the estate may be responsible for a mortgage on a property,
but there may not be enough cash on hand to make those payments.
Nevertheless, the mortgage payments must be made or you risk having the
property go into foreclosure. If you find yourself in this situation, you may need to
liquidate other estate assets to obtain the necessary funds.

What assets can you liquidate? There are three types of non-liquid assets that
you will likely be dealing with during the probate process: personal property, real
property, and investments.

If you want to liquidate personal property, you may wish to contact an estate sale
company. However, if there are unique pieces of value, such as antiques, jewelry
or art, an auction house might be a better option.

For investment assets such as stocks, bonds and mutual funds, you should
consult a qualified money management professional, such as a chartered
financial consultant or an accredited investment fiduciary. These professionals
can advise you about the best way to go about turning the estate’s investments
into cash.

If you need to liquidate real property, you should consult a Certified Probate Real
Estate Specialist. An individual with this certification has been formally trained in
matters pertaining to probate real estate and will be able to advise you regarding
your specific situation. Keep in mind that real property is often the most valuable
asset in an estate, and it may play a major part in the settlement of outstanding
debts.

As Certified Probate Real Estate Specialists, we will be happy to offer you a free
one-on-one consultation. Simply contact us at (678)551-6608 or email us at 
mo@dreamhometoday.net to set up an appointment today.

mailto:mo@dreamhometoday.net
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M I S TA K E  4

THINKING THE PROBATE PROCESS 
WILL ONLY TAKE A FEW WEEKS AND 

RELYING ON YOUR ATTORNEY TO 
HANDLE EVERYTHING

Executors and administrators often expect that probate will be either a very short 
process or one that drags on for a long time.

Either of these scenarios can occur. The probate process varies from state to 
state, and the time it takes depends on a number of factors, some relating to the 
estate itself and others relating to the jurisdiction. For example, if family 
members do not agree on matters such as how to handle the sale of assets, 
particularly the real estate, that can slow things down considerably. Additionally, 
the number of files the probate court is processing and the efficiency of the 
particular court also come into play.
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Unfortunately, many executors and administrators go through the probate process 
without proper guidance on the steps they must take to settle the estate and the 
correct order for those steps. To get an overall idea of the basic steps involved in 
settling a loved one’s estate, request a Probate Timeline from us. This powerful 
document outlines the tasks involved in administering an estate and the order in 
which they should be done, so you can stay on point as you move forward. 

The Probate Timeline also shows when you can expect each step in the process 
to take place. Please note that this timeline is based on national averages, and 
the time frames involved may vary depending on the region. In general, though, 
the probate process usually takes between 9 and 18 months. 

Although your attorney will play a key role during the probate process, it can be a 
mistake to rely on this one individual for everything. For example, it is a good idea 
to talk with a Certified Public Accountant to find out about any potential tax issues 
connected with the settlement of the estate and the sale of assets.

K E Y  P O I N T:

Executors and administrators often expect that probate will be either a very short 
process or one that drags on for a long time. To get an overall idea of the basics 
steps involved in settling a loved one’s estate, request a Probate Timeline.
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M I S TA K E  5

NOT SECURING THE ESTATE’S 
PERSONAL PROPERTY

It is important to remember that as the personal representative for the estate, you 
have a fiduciary responsibility to protect all of the estate’s assets. This means 
you are responsible for seeing that all assets, real and personal, are kept 
secure and in good condition. Remember, your decisions must always be in the 
best interests of the estate. 

It’s not unusual for personal property to go missing after someone dies. There are 
cases where valuable assets, such as art, jewelry, collector’s items and much 
more, have disappeared from the decedent’s house. Ultimately, it is up to the 
personal representative to make sure that the contents of the home are safe. 

One important step is to take inventory of all the decedent’s personal possessions 
and real property. An easy way to get started is by videotaping the contents of the 
home or taking pictures of all the items. Later, you can use the video or photos to 
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create a written log. Changing or rekeying the locks is another simple measure to 
ensure that just one person is responsible for the home and all its contents. 

Finally, if you are not sure about the value of the personal property owned by the 
estate, contact an estate sale company or an auction service for guidance on the 
value of these assets and the best approach for liquidating them. Give us a call 
or email us for a recommendation. We will be happy to put you in touch with the 
right company for your needs.

K E Y  P O I N T:

As an executor or administrator, you have a fiduciary responsibility to the estate, 
which includes safeguarding the estate’s real and personal property. All your 
decisions must always be in the best interests of the estate. 
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M I S TA K E  6

LEAVING THE PROPERTY UNINSURED 
OR UNDERINSURED AS YOU SETTLE 

THE ESTATE

Many personal representatives find themselves in the position of managing an 
estate but having no prior knowledge of its contents. This is most often true when 
the decedent has not left a will or living trust.

Being a personal representative is not an easy task, and it gets more complicated 
when the estate includes real property. Remember, as the person in charge of 
the estate, you have a fiduciary responsibility to make sure all the assets are 
safe and in working condition. This includes making sure that any real estate — 
usually the estate’s most valuable asset — is properly insured. And yet, many 
personal representatives do not know whether the property is insured at all, 
let alone properly insured. 



Natural disasters or vandalism can strike at any time, so it’s essential that 
you make sure the property is adequately insured while the estate is being 
settled. Even if you have decided that the property must be sold, it’s still 
important to insure it. First, it is much easier to sell a house that is properly 
insured at the time of sale. Second, if you are planning to sell the house to settle 
outstanding debts and the property is damaged before the sale is complete, 
proper insurance will protect the heirs from substantial financial loss. If the 
property is uninsured or under-insured, you, as the personal representative and 
fiduciary, may be liable for any losses due to damage that would otherwise have 
been covered by insurance. 

To avoid this possibility, find out about the property’s insurance status as soon 
as possible. Be sure to contact a reputable insurance company to make 
sure the property has the appropriate insurance based on the needs of the 
estate. A common mistake made by personal representatives is purchasing the 
wrong type of insurance while managing the estate, costing the estate more than 
necessary. 

To make sure you’re working with a reputable insurance company that can meet 
your specific needs, please call me or email me for a recommendation.

K E Y  P O I N T:
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Natural disasters can strike at any time, so it’s essential that the personal 
representative make sure that the property is adequately insured while the estate 
is being settled.
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M I S TA K E  7

ATTEMPTING TO SELL THE ESTATE’S 
REAL PROPERTY WITHOUT 

UNDERSTANDING THE MARKET

Selling a property in probate is a bit different than selling a home under ordinary 
circumstances. The property’s owner is no longer alive, and many personal 
representatives do not know all the details of the property in question. 

Nevertheless, for the purposes of the sale, the personal representative is acting as 
the owner of the property and is responsible for making sure it is sold at the best 
price, based on the current market. Remember, the personal representative has a 
fiduciary responsibility to everyone involved in the estate, which means all assets 
must be sold at the highest possible price. This raises the question: How much is 
the house worth?
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The answer is not as simple as in an ordinary sale. For a property in 
probate, the value of the property at the time of the owner’s death must be 
taken into consideration. Many real estate agents who are not Certified Probate 
Real Estate Specialists make the big mistake of pricing the property based on 
current market values. But between the owner’s death and the date the property 
goes up for sale, market conditions may change, and the market value of the 
property at the time of the owner’s death may be considerably different from 
what it can fetch when you are ready to sell. 

A Probate Broker Price Opinion provided by a Certified Probate Real Estate 
Specialist is invaluable in determining the correct value of the estate’s real property. 
Once you have this information, your Certified Probate Real Estate Specialist 
can make the necessary adjustments to come up with an appropriate sale price 
that will not be questioned by the court or the heirs. This is a complex task that 
should not be undertaken by a real estate agent who does not have specialized 
training.

Ordinary real estate agents who are not trained as Certified Probate Real 
Estate Specialists have been known to make mistakes that result in the sale of a 
property falling through or the court rejecting an offer because the proper process 
was not followed. Remember, time is money for an estate, and having to put the 
property back on the market after a sale falls through because of process errors 
can cause a tremendous financial loss to all the people involved in the estate. 

To avoid such mistakes and protect yourself from being sued by the heirs, contact 
our team to set up a meeting. We will be happy to study your specific case and 
help you through the process of selling a property in probate. 

K E Y  P O I N T:

The executor or administrator acts as the owner of the property and is responsible 
for making sure the property is sold at the best price, based on the current market.
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CONCLUSION

Being a personal representative is not an easy task, and I understand that you 
may feel overwhelmed. My most important message to you is to make sure 
you are working with the right professionals — qualified people who can help you 
through the complex process of managing an estate. 

As I always say, if you’re having chest pains, go to the cardiologist, not the dentist. 
Trying to save a few dollars often ends up being costlier in the long run. The right 
professional will help you preserve the estate’s assets so that the heirs receive 
as much as possible.

I understand that finding the right people can be a difficult task, so let us help you. 
If we don’t have the person you need on our staff, we can recommend someone 
to you. Being in this industry for such a long time has taught me many priceless 
lessons, and I would like to share those lessons with you to help save you 
precious time and money.

It has been a privilege to present this e-book to you, and I look forward to meeting 
you soon. Give me a call or email me, and remember: You are not alone!

With the utmost respect,

Michael Oden
(678) 551-6608
mo@dreamhometoday.net
1750 Powder Springs Road
(678) 551-6608
Marietta, GA  30064
License # 269057 - Broker License# H-79503
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