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You need
quit claim
deed to gain
ownership

e TATE Q. How do I go about
nmésgg taking my aon’s name
- off of tho ownership of a

homo? I am thinking of
solling and moving
South, but I want the
full value the govern-
ment gives on tho prof-
. it. I have beon hero 85

years,
My son is happy to do

b o6 it becausoe in four yecars
poBerTM, Do will bo &8 and plans
MEisNeR  to rotire and soll his

housa, He is out of state.

At tho time of the sale,
does it mnke any difforence as to the
number of years that his name is off?
Plcase help.

A. To answer your question, if you choose
to remove your son’s name from your deed,
you should ask him to exccuto a quit claim
deed conveying to you whatever interest he
has in tho property. Whether or not this
will reliove you of any tax linbility upon the
sale of your home is another question, how-
ever, and it may depend on a number of fac-
tors including whether another home is
purchased by you and when.

You are well advised to consult with your
CPA regarding the tax ramifications of sell-
ing your home when not buying another
home within a certain period of time and
whether in fact it makes a difforence if
your son had been off of the deed for sover-
al years and whether you elect to take a
lifotime cxemption regarding the salo of
your home or “transfer” the profit to your
next home, if any.

Robert M. Meisner is an Oakland County
area atlorney concentrating his practice in
the arcas of condominiums, real estate, cor-
porate law and litigation. You are invited to
submit topics that you would like to sce dis-
cussed in this column, including queations
about condominiums, by writing Robert M.
Mcisner, 30200 Telegraph Road, Suite 467,
Bingham Farms M1 48025, His email
addrewy is binelsncr@ mich. zom and hie
web site is hitp:! ] www.meisner-law.com
This column provides gencrol information
and is not a legal opinion.
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Houses available for sale in metro
Detroit as of June 1 jumped by 14 per-
cent and cumulative listings January
through May increased by 8 percent
compared to last year.

Actual residential anles dipped by 9
porcent, but the median sales price,
half above, half below, shawed a 6-per-
cent rise,

Does this mean that the red-hot sell-
er’s market in recent years is cooling?

It may have slowed a tad, said Larry
Martin, president of the Western
Wayne Oakland County Association of
Realtors and training director for
Remerica,

“But our market is still wonderful,”
he snid.

The reasons ~ gradually rising val-
ues for sellers and more inventory so
buyers don't need to scramble as much
to find what they want or make a snap
decision to submit an offer.

“What we hate is to show a buyer a
house and tell them we have to buy
now, it might not be available tomor-
row,” Martin said. “It doesn't scem-to
be fair. When somcone looks at a
house, they shouldn't have to make a
decision right away on something 8o
important.”

Dennis Anderson, o sales associate
with Coldwaell Banker Schweitzer in

dul

which to chose through
pared-to last- . .. o

Oakland, Detroit, Denrborn and Liv-
ingston County realty boards, provided
the numbers, .

“I think what's happening, and it's

Livonia, also beli the p
has begun to switch direction.

“If you weren't looking at it, though,
you might not natice,” he said. “They
{buyers) can be a little more choosy but
not a lot.”

June, July and August traditionally
are high-volume sales months.

“Any time in summer interest rates
are this low, people are working, con-
pumer confidence is up, kids are out of
school ~ that's when people like to
mr‘);a and people like to buy,” Anderson
said,

“There are so many mortgage pro-
grams and money ia available,” he
added.

Some 11,226 houses and condomini-
ums were on the market hore as of
June 1 compared to just under 9,840
during the similar period last yoar.
Cumulative listings through May roso
to 26,368 from 24,732 in ‘986,

Sales through the first five months
numbored 12,261 compared to 12,921
last year at n median price of $122,000
compared to $116,000.

Realcomp 11, a giant multi listing
gervice including the Western Wayne

P d before, is properties appreci-
ated at an astounding rate and scllers
thought they could add 2 premium,”
said Glenda Lagrois, a million-dollar
sales producer with Century 21 Town
& Cauntry.

“The markot adjusts itsclf. Buyers
adjust and say too much,” Lagrois sait.

Following are cumulative listings,
snles and median sales price by com-,
munity for the period danuary through
May. The figures include houses and
condominiums, existing and new con-
atruction,

Livonia - 975 listings, 503 sales,
$128,000 median sales price. .

Westland — 845 listings, 412 sale
$91,600 median sales price.

Canton ~ 819, 368, $81,500.

Redford - 715, 349, $81,000.

Plymouth/Plymouth Twp. -~ 435,
187, $165,600.

Garden City - 280, 129, $91,000,

In Oakland County:

Farmington/Farmington Hills -
1,035, 445, $168,000,

West Bloomfield -~ 878, 318,
$163,500.

Southficld - 814, 408, 312!Jl.i500.

Roct /Rochoster H

Oakland County, Birmingh Bloom-
field Rocheater South Oakland, North

8 - 650,
371, $198,000.

On the market: Prospective buyers had.more inventory from
the first five months of this year com-

Troy - 636, 369, $180,000.

Clarkston/Independence Twp. ~
369, 167, $173,350,

Lako Orion — 348, 175, $150,000.

" Birminghom — 294, 167, $185,875.

Oxford - 174, 70, $158,460.

Starter, more affordable houses, not
available in overy O&E community,
always seem to do well.

. “Anything from $60,000 to $100,000
is selling just great, and 100 to 130 and
136 is moving great,” Martin said.
“Therc’s a lot more buyers (in that

‘rango)”

“The-more expcngive, custom, the
house is, the more you limit your mar-
ket,” Andergon said,

Houses at tho upper end of the price

+gpectrum tend to move slower. But

when one does sell, it gencrates several
sales down the chain,

The advico?

“If you're & buyer today and sce a
property what you're looking for in
good condition, go right back to the
office and make an offer if it'a priced
within a range of other sales in the
noighborhood,” Lagrois said.

And sellers, don't get greedy, she
added. .

“People shop renl close to what they
plan to pay. If it's too high priced,
you're not getting the right kind of
buyer into your house,” Logrois said.

Closing on a new home should be an
_exciting time. But to some, it ends with
a big - often unwelcome surprise,
According to a recent study conducted
by Management Consultant Dove Asso-
cintes, one out every four home buyers
is surprised during their closing. About
66 porcent of the surprises are due to
unexpeeted cost increases.

“Cloaing costs arc one of the least
understood aspects of the home buying
process,” said Sandy Robertson, region-
al vico president for tho Livonia aren of

lerding provider of home mortgages.
“Howevor, o good lender will take tho
timo to answer questions and walk you
through the process.”

Closing costs tend to vary from
lender to lender, but are generally con-
.aidored any casts associnted with the
purchaso of.0 new home. Toduy, theae
cosis runge botwoen 2 percent and 7
percent of the home's purchuse price
and includo three basie categorics: out-
of-pockot expenses, prepald items, and

¥

Norwest Mortgage Inc., the -nation’s -

mortgage points,
Out-of-pocket oxpenres Out-of-
ave fees for igal

What to expect at new home closing

that goes into these accounts is based
on tha firat yoar's premiums, plus an

pocket exp:
attornoys, credit reports, deed fecqfd-

1 amount to build the account
for future premiums.

ing, tax sorvices and other
ncoua expenses, These fees are for ser-
vicos usually performed by a third
party and directly charged to the bor-
rower. :
“Most out-of-pocket feos aro neces-

,sary and legitimate,” Robortson said.

“However, whenever the borrower sces
a fee that he docen't understand, he
should ask about it.”

Propaid items Homeowner’s insur-

ance, mortgage insurance and costs to
sot up an cscrow account are consid-
orod propaid expensos. Escrow
accounts allow you to accumulnto
annual insurance premiums and vari-
ous taxes a8 part of your monthly mort-
gago poyment. The lender will with.
draw money from your escrow account
and pay the approprinte expeiibes as
thoy como due, Most mortgage loons
require an escrow account. The amount

Prepaid are difficult to
detormine because they vary with the
typo of property and the time of the
closing.

Mortgage points You decido beforo
the closing whether you want to pay
points. I you don’t want to, you will
pay a higher intercst rato on your
mortgage loan. A mortgago point is
cqual to-one percent of the mortgaga
loan amount and {8 actually an adjust-
ment to.yleld that helpa reduce the
interest rate, The more peints you pay,
the lower your interest rato will bo.

For oxample, a $100,000 mortgage
can bo obtained at 7.76 porcent with
two points or 8.25 porcerit and no
points. The lower intercat rato cuts the
morigoge pavmant about $35 o month
but demands an additional $2,000
(mortgage pointa) at closing.

— .
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U.S. househoids "
by age group

A household |s any population .,

unlt—- famlly, Individual, or two or ~

more unrelated individuals — that |
occuples a housing unit. Agels =

determined by head of household
on census data. o

Ages Mitlion - -
UNder 25 ..o.vveerrnrrernnen 54 .
AQE 2529 uevrrrrrrerrernr 8.8
Age 30-34... 108

Age 35-44. Y
Age 4554 .......,
Age 5564 ..uvrvsereennnl 2.4 -
AgE 6574 errrrreerenn 118
ABE 75+ rerrsrerrerinreesan .8 1

Sourco; U.S. Housing Markets
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How to buy:

home with

low down
payment

Two weeks ago I dis:
cussed in this column
the potential for
obtaining low-downs
payment loans and thy
types of mortgage
insurance that moke-it
possible to get a mort:
gage loan with lesd
than 20 percent down;
Today's column will
continue on that topic
of low-down-paymant

—
MORTGAGE
SHOPPING

“paviDC, !
lonns. But now, let's
___MII.LLY focus our nucnti‘on on
how to qualify for

these loana, . ‘e

Qualifying for a low-down-paymcnt
loan is much like applying for a regulat
loan. To be considered, you generally
need to have: ,

W sufficicnt income to support tho
monthly mortgage payment .

H enough cast to cover the down pay:
ment .

® sufficient cash to cover normal
closing costs and related expenses .

W a good credit background that indi:
cates your payment history or “willing;
ness to pay” ‘

A sufficient appraisal value, which
shows tho house's value is at least
equal to the purchase price .

W in some instances, a cash reservg
equal to two monthly mortgage pay:
ments. .

Cloaing costs, or scttlement coats, are
paid when the home buyer and the sell-
or mect to exchange the necessary
papers for the house to be legally
traneferred. On average, closing costs
run about 2.3 percent of tho housé
price. This percentage may vary,
dopending on where you tive.

Closing costs include the loan origit
nation fee (if not already paid), points,
prepnid homeowner's insurance,
appraisal fee, lawyer's fee, recording
feo, title search and insurance, tax

dj ageat iagi mort-
gage insurance (f putting lesa than 20
percent down) and other expenses, Your
lender will give you a much more exact
estimate of your closing costs.

80 how much of a mortgage can
you afford?

Thers are two basic formulas com-
monly used by lendera to determine
how much of & mortgage you can rea-
sonable afford. These formulas are
called qualifying ratiea because they
estimate the amount of money you
should.spend on mortgage payments in
relation to your income and other
expenses. Tho followipg ratios may
vary from lender to lender and are just
guidelines, There are many alfordabili-
ty programs, both government and con-
ventional, that have more lenient
requirementa for low- and moderate-
income families. - '

Generally speaking, to qualify for
conventional loans, housing expenses
should not exceed 26-28 pereent of your
gross monthly income, For FHA lonns,
the ratio is 29 percent of gross monthly
income. Monthly housing costs includo
tho mortgage principal, intercst, taxes
and insurance, viion abbi 4 PITL:
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