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What you signed up for:

• 2 live webinar sessions
• 4 of my best letters
• Private Facebook Group
• A list of all of my resources
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The Schedule

• Week 1 – Understanding Probate & How to 
get probate leads and sort them

• Week 2 – How to market to probate leads.  
Four direct mail templates

• You only need to register with gotowebinar
once and will receive email reminders before 
each session.  Same link for both sessions.
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Please take notes

• This webinar is live.
• You can type your question to me at any time.
• I will stay online until I answer them all.
• You will need to do some research on your own 

after todays webinar.
• Each state is slightly different.
• I am not an attorney and the information given is 

not intended as legal advice.  It is to guide you in 
your marketing.
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How to get help

• Post in the private Facebook Group I set up for 
you

• Probate Student Mastermind Community
• I sent you the link via email
• I sent you an invitation through FB



Probate Student Mastermind 
Community



The Basics Of Probate
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The Basics Of Probate

• What is probate?
• Probate files are public information
• Who are the key players?
• How does probate start?
• Probate flow of events
• Timeline of the probate process
• Special types of probate
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What Is Probate?
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What Is Probate?
• Probate is the legal process for the transfer of 

assets, houses, cars, stocks, bonds, boats etc. 
from the deceased person’s name to his/her 
estate so that it can be sold and distributed to 
heirs.

• Probate is a way to settle any tax liabilities that 
the estate has to pay.

• Probate is a process.
• The average probate process can last between 9 

to 18 months.
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Probate

Days 1-90

No legal paperwork 
done yet

3 months from filing

Days 90-180

All legal paperwork 
done

6 months from filing
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What Is Probate?
• Probate takes place in the county of the 

decedent’s residence.
• Probate oversees the settlement of an estate.
• Probate validates terms of a will if there is one.
• People cannot avoid probate even if they have a 

legal will.
• The only way to avoid probate is having a living 

trust that is fully funded.
• Probate distributes remaing assets.
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Probate Files Are Public 
Information
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Probate Files Are Public Information

• This information can be accessed anywhere in 
this in the USA.  Most counties allow online 
access.  Some require you to visit the 
courthouse.

• Some counties limit the number of files can be 
accessed in one visit.

• Contact the local superior court in the county 
and they will tell you where the probate files 
are and they will give you the information.
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Who Are The Key Parties?
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Who Are The Key Parties?
• Personal representative, admnistrator or Executor

– Person who oversees the liquidation of estate (seller)
– Some states have replaced the term “executor” with “personal 

representative” so the terms are often used interchangeably. An administrator 
or administratrix is the person appointed by the probate court to administer 
the estate of a person who has died without a will (intestate).

• Probate clerk
– Person who handles the filing of the probate documents at the courthouse

• Probate attorney
– Person who files the legal paperwork at the courthouse on behalf of the estate
– He/she may be appoint a reference to refer a real estate agent to their 

personal representative for the liquidation of the estate
• Heirs

– Potential buyers and potential investors
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Who Are The Key Parties?
• Heirs (continued)

– Listed in the will if it exists.
– May meet them to list property.  Get their email 

addresses from the executor or personal 
representative and introduce yourself.  Copy them 
on marketing updates.

– Heirs are important in the probate process.
– Heirs are potential buyers/sellers.
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How Does a Probate Case 
Begin?
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How Does a Probate Case Begin?
• Decedant.
• If a will is found:

– Person dies testate
– Person in charge is known as an executor or 

personal representative.

• If there is no will:
– Person dies intestate
– Person in charge is known as an administrator
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How Does a Probate Begin?
• If there is a will:

– It directs the position of state and settlement of 
legal affairs.

– It designates the executor and so the person going 
to be in charge is written in the will.

– It will specify the executor and gives him/her the 
power and full authority.

– It also designates all the heirs.
– The executor most likely initiates the probate 

process.
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How Does a Probate Case Begin?
• If there is no will:

– Someone will have to step forward as the 
potential administrator and initiate a probate.  
Usually a familiy member.

– The court appoints the administrator.
– The administrator continues the probate process 

and the court oversees the liquidation of the 
estate.
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How Does a Probate Case Begin?
• Executor/Personal Representative have two choices:

– They can have an attorney to file the petition for probate or
– They can do the probate process themselves that is known as inproper

file

With attorney

Attorney
XYZ LLC

Petitioner
(Executor)

Inproper file

Attorney
Mr. ABC

Petitioner
(Executor)
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How Does a Probate Case Begin?
• How does attorney get paid?

– It varies from state to state.
– Example (4-3-2-1 system)

– Attorney will get 4% of first $100,000
– Attorney will get 3% of next $100,000
– Attorney will get 2% of next $800,000
– Attorney will get 1% of next $8 million

• If house is priced at $500,000
– 4% of $100,000 = $4,000
– 3% of next $100,000 = $3000
– 2% of next $300,000 = $6000
– Attorney makes $13,000 just on value of the house
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How Does Probate Begin?
• In most cases the administrator or executor 

makes the same amount as the attorney because 
they get paid for their service.

• Is probate an expensive process?
– Probate is very expensive.
– Using the $500,000 house as an example, $26,000 

total is paid to the attorney and administrator. In 
comparison, the average cost of a living trust is 
$2,500.

– Having a living trust can save the estate a lot of 
money, time and headache.

– “Pay me now or pay me a lot more later.”
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How Does Probate Begin?
• Attornies do want to work with real estate 

professionals.
• The attorney will get paid at the end of the settlement 

of the estate.
• The only money that the attorney can ask for is money 

that is for court fees associated with the case.
– For example, if it cost $250 to file for the petition for 

probate, then the attorney can ask for those fees because 
that is the cost of the probate process.

• The attorney’s personal fees will come in at the end of 
the process and those fees will actually be included in 
the final accounting.
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How Does Probate Begin?
• The final accounting paperwork gives an itemized 

list of all fees.
• The court must approve the fees before they can 

be paid.
• If all the money is tied up in the house and it can 

be seen that it is going for sale, the attorney is 
motivated to work with real estate professionals
and so they can contact the PR, build that 
relationship and close the deal. Thus there is an 
incentive to work with attorneys.
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How Does Probate Begin?
• The attorney cannot be paid until the house is 

sold and the estate is settled.
• The probate attorney is motivated to work 

with you.
• Your commission comes from the sale of the 

property, just like any transaction.
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What we look for

• Petition for Probate of Will and for Letters 
Testamentary (with a will)

• Petition for Probate of Will and for Letters of 
Administration with Will Annexed (with will no 
executor or executor has passed)

• Petition for Letters of Administration (WO will)
• Petition for Letters of Special Administration 

(WO will grants some interim authority)
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Probate Flow Of Events
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Probate Flow Of Events
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Probate Flow Of Events
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Probate Flow Of Events
• I will send you a document that shows the flow of events.
• 10 most important steps in the eyes of the executor.

1. Reading of the will
2. Safeguard assets
3. Petition the court for probate of the will
4. Assemblies and inventories all assets
5. Procures appraisal of all assets
6. Administion of estate
7. Filing of tax returns
8. Settlement of claims
9. Distribution of estate
10. Final discharge
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Timeline Of The Probate Process
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Timeline Of The Probate Process
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Special Types Of Probate
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Special Types Of Probate
• Within the probate department, there are four niches:
• Probate files

– Real estate
• Conservatorship files

– Person is alive but cannot take care of themselves e.g. 
people with dementia, Parkinson’s disease etc.

– Usually a family member will step in and apply to court to 
become the conservator of the estate. He/she will take 
over the person’s life, financial life etc.

– Some states require court confirmation
– Courts look very carefully at conservatorship
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Special Types Of Probate
• Guardianship files

– Involves kids under the age of 18
– Normally the real estate is not sold because they 

are kept for the kids to stay in
– Not worth pursueing
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Special Types Of Probate
• Living trust files

– Living trust is created and fully funded.
– Forget to put deed to house in trust.
– Remove house from trust to sell/buy or refi and forget 

to put back into trust name.
– If the real estate or any other significant asset is 

outside of the trust when the person passes away.
– The trust has to go to the probate court and petition 

to the court to put the house back into the trust.
– This is how an estate with a living trust ends up in 

probate court.

Copyright 2017 REO Renegades LLC do not 
distribute or copy



How to get probate leads in your area.

• 100% of you can get probate leads from the 
Court that handles probate in your County.



How to get probate leads in your area.

• 100% of you can get probate leads from the 
Court that handles probate in your County.

• It will be one of the following:
Probate Court
Superior Court
Circuit Court



How to get probate leads in your area.

• 100% of you can get probate leads from the 
Court that handles probate in your County.



How to get probate leads 
• Superior Court for your County (VA=Circuit 

Court)
• Probate Court
• If you live in a large county there may be more 

than 1 location
• Contact your local superior court in your 

county to locate the appropriate courthouse 
for probate

• Google Search “your county probate court”



How to get probate leads in your area.

• As soon as you are certain what court handles 
probate cases in your county you will need to 
visit the courthouse.



How to get probate leads in your area.

Take a pad of paper and a pen.
Most likely you will have to go through security and 
may be asked to leave all electronic devices outside.
Dress professionally
Find the Clerk of the Court for probate cases
Be courteous.
Don’t introduce yourself as a real estate agent.
Tell them you are doing research and this is your 
first trip to the courthouse.



How to get probate leads in your area.

Take a list of questions to ask:

1. “I am doing research on probate cases.  How can 
I find all of the “Petitions to Probate” filings for 
the last week?  

2. “How can I see the file after I locate it?”  
3. “Can I access the files online through the 

Counties website?”
4. “Where are legal notices published here in our 

county?”



How to get probate leads in your area

• 2nd Source for Probate Leads 
• Web based publisher of legal notices for your 

area
• Website = www.publicnoticeads.com

http://www.publicnoticeads.com


How to get probate leads in your area

• Google “legal publication “Your County”.
• Every county we have researched thus far has 

an online legal publication where court 
actions are published.

• Far easier than going to the court house
• Includes probate, divorce, conservatorship



How to get probate leads in your area



How to get probate leads in your area



Results for search term “Probate”



Decedents name



How to get probate leads in your area



How to get probate leads in your area

• In my County I can no longer access the case file without 
visiting the courthouse with the case number.  To save time 
I do the following:

• Search publicnoticeads.com every two weeks for new” 
informal petition to probate” cases.

• Find the decedents name and copy paste into the county 
tax records website search to see if there is real estate in 
the estate.

• If there is real estate in the estate I take down the case 
number, decedents name, and record it on a log with the 
real estate info.

• Once I have a list of a ten I visit the courthouse armed with 
a list of case numbers to look up and a notepad.



How to get probate leads in your area

• At the courthouse its relatively easy to look up 
the file with the case number.  

• I am specifically looking for the contact info 
for the executor/personal representative so 
that I can market to them.



How to get probate leads in your area

• I enter each of the leads into my CRM under the 
executors/PR’s name as they are the real 
prospect.  I enter their address as that is who I 
will be mailing to.  I enter the decedent as 
“contact #2” and the address of the estates real 
property in the “2nd address field or notes.

• By setting it up this way in the CRM I can format 
my marketing letters to populate the 
ececutors/PR’s name, decedents name etc into 
the letters thus saving time.



How to get probate leads in your area

How many leads do I need?
If my goal was 30 probate listings a year
10 leads a week = 500 a year
500 leads x 6% target conversion is 30 listings
Expand or contract your service area to get 10 leads a week
You will send 10 letters week 1, 20 week 2, 30 week 3, 40 
week 4 and on.  That is an average of 8 mailings per working 
day.  You can outsource this once you have perfected the 
process.  You should be able to accomplish this in 8 to 10 
hours a week.
Do you know of any other way to get 30 listings a year in 8-10 
hours a week?



How to get probate leads in your area

Determine which court in your area handles probate
Visit the court and find the clerk of the court for probate
Ask the list of questions
Research the new filings for the last week.  Petition to 
Probate
Take notes of the leads
Enter the leads into your crm
Search the web to find where probate cases are listed 
online



How to get probate leads in your area

If you have trouble getting the leads as 
instructed post in our Probate Mastermind FB 
Page and I will help you.
Make sure you have followed the instructions 
here before you post.
I cannot go to the courthouse for you.



Homework

• Find your superior court for your county. 
• Call the county clerk and see if there is a 

separate court and clerk for probate cases.
• Find a book on the probate process for your 

state and buy it.
• Search for probate attorneys in your area and 

read the Q&A on there websites.
• Modify the flow chart and timeline to fit your 

state.  You will use these in your marketing.
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Week 2 – How to market to probate 
leads

This is my favorite part!  
The Marketing…..
We will be going over the 4 direct mail pieces in 
detail.
You will receive the letter templates to 
customize and load into your CRM.
You will get the list of resources to prepare your 
mailings.
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