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Part 1: An Overview of Probates



The Next Wave of Opportunities

How do you find properties that are not in the public eye?

PROBATE LEADS
• Find Motivated Sellers
• Find Unlisted Properties
• Identify Bargain Properties
• Find Multiple Properties
• Flip Properties



What is Probate Investing?
Probate is the process used when a person dies to distribute the assets of the estate to 
the heirs after all the creditors have been satisfied. One of the primary functions of 
probate is to transfer the title of the decedent’s property to its proper heirs.

Wide range of properties 
 Most Probates have residential real 

estate. 
 Other properties may be available: 

commercial, acreage, duplexes, 
condominiums, apartment buildings, 
strip malls, office buildings, ranches, 
or farms.  

 Many properties have little to no 
mortgage.

Some Facts about Probate
 ~ 6 million unsettled probates in the United 

States, estimated value of $6 Billion. 
 Over two million new probate cases open 

each and every year.
 99.9% of probate cases have some type of 

personal property opportunity. 
 65% of probate cases have some type of real 

estate opportunity.
 More than 50% of the Executors are typically 

out of county.



Why isn’t Your Competition Working Probates?

They don’t understand probates.

Many think you cannot buy property in probate. 

BUT as a matter of fact, the Executor of the estate or Personal 
Representative can sell real estate goods at any time as 
authorized by the court.



Why are These Leads So Great?

• Motivated sellers – need to sell fast, willing to sell at a 
discount

• Rarely need much work – usually minor cosmetic updates 
like painting and carpeting are all you need

• Unlike foreclosures, probate property owners want to sell 
and want to sell with as little hassle as possible



Why are Sellers Motivated?

• Emotional stress
• Proximity to estate
• Need to pay debts
• Personal monies
• Need to pay heirs



The Largest Generational Wealth Transfer in 
History
Increasing probate filings –
a lead source that is going to 
continue to grow!

Baby Boomers 
are getting older.

They have trillions 
of dollars in assets.

Most of this 
will pass 

through probate.



How Can You be Helpful While Investing in 
Probate?

As a Probate Real Estate Investor you are helping heirs get through a trying time. Often 
times the Executor simply does not know what to do. 

Heirs need help with their many responsibilities:
1) How to dispose of properties in today’s real estate 

market
2) How to clean the property and sell personal assets
3) How to handle properties in a different county or state
4) How to manage the sale of a property when they have 

other responsibilities

The skilled Probate Investor can 
assist them in quickly finalizing the 
sale of estate-related properties, 
while at the same time realizing a 
nice profit for their efforts. 



Do Probate Leads Last Long?

Property in a probate filed 12 
- 18 months ago may be just 
as viable to a Probate 
Investor as that filed 
yesterday.

The successful Probate 
Investor will be the one that 
is there when the Executor 
decides to sell.



Every Probate Is Different
Many of the experts say to contact the Executor as soon as possible. 
Their programs are predicated on the fact that the estate will want to 
sell immediately.
The reality is that it is impossible to say when’s the best time to engage an Executor. 
Every one has an opinion, but the answer is that each case will differ. The one fact that is 
certain is that when the Executor decides to sell the property, they will want to sell it as 
soon as possible, and they will need help.

1) Some Probates will be filed and the property sold immediately.
2) Sometimes the Estate will hold on to the property and then sell it 

after some period of time.
3) In some cases probates will not be filed for months.
4) Sometimes the property will be passed to the surviving spouse or 

to a family member.
5) Sometimes the spouse or family member will want to sell after 

living in the house.

The only way to know if a probate is worthwhile is to work the probate.



Part 2: The Probate Process



About Probates
• The probate of someone’s estate refers to the process 

by which a Court recognizes that person’s death and 
authorizes the administration of that person’s estate. 

• The probate process applies both when someone dies 
leaving a will and when someone dies without a will. 

• During the probate of someone’s estate, all of that 
person’s property will be gathered, their debts paid, 
and the remaining assets distributed according to 
either the provisions of his or her will or in 
accordance with state laws regarding intestacy (dying 
without a will).

• The executor (or “personal representative”) named 
in the will is in charge of this process, and probate 
provides an orderly method for administration of the 
estate. The executor is held accountable by the 
beneficiaries (and sometimes is supervised formally 
by a probate court).



Prove the WillAppoint a Personal 
Representative

Take inventory of 
estate and record 
timeline dates list 

Distribute the 
remaining 

monies 

Pay all debts, fees, 
expenses, claims, 

and taxes 

Notify all creditors of 
the death

Simplified Probate Steps
Texas has a very 
streamlined and 
efficient probate 
system. For the 
simplest of estates, 
the total probate 
cost can be under 
$1,000.



Where do You Come in?

An estate cannot remain in 
perpetuity until it is probated. 
There is a timeline.

Steps 5 and 6 make this a profitable 
venture for probated properties and a 
win-win situation for all. 

5. Pay all debts, 
fees, expenses, 

claims, and taxes 

6. Distribute the 
remaining 

monies 

If the estate does not have the cash available to pay all of the taxes and 
debt, then the assets that are in the estate must be liquidated to pay for all 
of these expenses. 
When estates need to be liquidated that usually means things are to be 
done in an expedient or FAST manner - the faster the better from your 
standpoint because this means extreme motivation, profitability, and a 
win-win situation.



Date of Death

Probate Filed

The Probate Timeline

May be up to 
4 Years Typically 
within 30 days

Probate Heard
Letter Testamentary or
Letters of Administration 
Issued

Within 
20 

Days
60 

Days

Notice to Heirs
Notice to Creditors

30 
Days

Inventory
List of Claims

120 
Days

Final Date for Creditors

12 
Mos

Heirs may 
ask for partial
Disbursement

Estate 
should 
be 
Closed

NOTE. If no disputes or Federal Taxes estate could close in 5-6 months



• Initiating the probate process is easy. 
• Application for Probate must be filed in the probate Court
• In approximately 2 weeks a hearing on the Application will be held 

to 
• determine the necessity to open the administration of the Estate
• to recognize the Decedent’s Will as valid

• During the 2 week waiting period, the County Clerk posts a notice 
at the courthouse.

• This posting serves as notice to anyone who might want to contest the Will or 
administration that they have a certain number of days to do that. If they fail to 
file their contest within that period of time, the Court can move forward in 
opening the administration and/or recognizing the validity of the Will.

• Once the waiting period has passed, a hearing will be conducted 
before the probate Judge. 

• S/he will recognize that the Decedent has died
• The Court has jurisdiction of the case
• The person applying to be the Executor is qualified to serve
• Either the Decedent died without a Will or that the Will he left was 

valid. 

Initiating Probate



Role of the Executor

Executor is the person named in a will to carry out the terms and 
provisions of the will. If no will exists, Texas Probate Law prescribes a 
list of those people entitled to serve as the executor or administrator.

ROLE
 Identify and collect the assets of the decedent’s estate; 
 Pay any debts that the decedent owed at the time of his or her 

death; and 
 Distribute the remaining assets according to either the will or 

pursuant to Texas law if the decedent died without a will.



What does the Law Say?
How is property divided if someone 
does not have a Will?
If someone dies without leaving a proper 
Will, his assets will be divided and 
distributed to his heirs, as they are 
determined by state law. 

It is important to note that the “heirs” may 
not be the same people that the family 
might consider to be the heirs. Rather, the 
Probate Code lays out a very specific 
method for determine the identity of the 
decedent’s heirs and also the shares of 
the decedent’s estate that each heir is 
entitled to share.

Examples from Texas Law



Types of Probate
Texas law provides for three (3) different methods of 
probating an estate. Each of these methods differs in the 
level of complexity and time involved in the process, and 
they each have different requirements that must be met in 
order to achieve a successful probate.

Probate Type Investors’ Thoughts
Dependent Administration Workable
Independent Administration Desirable
Muniment of Title Very Desirable



Part 3: Working with Probate Data



Where it Starts
Our system is geared towards first 
identifying that a Probate has been 
filed then identifying the individual 
that will have control of the estate.

This data is 
maintained at 
your local county 
courthouse.

The County Clerk maintains Probate data in a hard 
copy filing system at the court house and 
sometimes in online systems that you can access.

Your objective is to get timely notification that a Probate has been filed 
and then contact the Personal Representative and determine if they have 
property that would be of interest and if they wish to sell that property.



Necessary Probate Data
At a minimum, you will need the following information:

Note: The information entered into the court records may sometimes contain errors. 
The individual entering the information may have made the error or someone at the 
county clerk’s office made an error in transcription. Some will be obvious, others not 
so much. The data must be cleaned as well as possible prior to using it for mailing 
purposes.

PR Address
Attorney Name
Attorney Address

Decedent Name
Docket Number
Data of Death

Probate Date
Type of Probate
PR Name

and, You will want to save your information in a spreadsheet similar to the one below:



Probate Records
When a Probate is filed, the County Clerk records the filing in the Judge’s 
Docket. This docket may be posted on line, as well. The County Clerk will 
also establish hard copy Case Files containing probate-related information.

Judge’s Probate Docket
The county clerk keeps a record book 
(manually/online) maintaining: 

Case Files
The county clerk shall maintain a case file for 
each decedent's estate in which a probate 
proceeding has been filed. The case file must 
contain all orders, judgments, and proceedings 
of the court and any other probate filing with 
the court.

The name of each person upon whose 
person or estate proceedings are had or 
sought to be had. 

The name of the executor or administrator 
or of the applicant for letters. 

The date of the filing of the original 
application for probate proceedings. 

A minute of each order, judgment, decree, 
and proceeding had in each estate, with 
the date thereof. 

A number for each estate upon the docket 
in the order in which proceedings are 
commenced, and each paper filed in an 
estate shall be given the corresponding 
docket number of the estate.



Getting Probate Data
AN EXAMPLE: Dallas County Online probate data. Start at www.dallascounty.org



In Tarrant County, for instance, you need the case number to 
search…

Data Varies by County

https://odyssey.tarrantcounty.com/PublicAccess/Search.aspx?ID=200



Finding Probate Properties
You can also find properties associated with the identified 
probates*. 

* You may also want to contact the PR directly and let them tell you about any 
properties they may have

Most County Appraisal Districts have On Line 
CAD systems that support the retrieval of 
Property data by an Individual’s name.

You can now go on line and enter the name of 
the deceased and retrieve information about his 
property including Appraised Value.

By doing this for a large number of Probates 
you can build a set of records that can be 
sorted and then processed.
For instance – Properties between $150K and $400K

Word of caution – Sometimes there is not sufficient name related 
information to fully determine if the name shown in the property record is the 
same. For instance Jimmy J Jones could be Jimmy Jerry Jones or Jimmy 
Joseph Jones. Often times you will need to use other information – perhaps the 
spouse’s name or address to properly qualify the address.



CAD Data of Interest



You will find a relatively complete description of the property in 
most CAD systems…

Good Property Info

NOTE: Missing data that you would like includes mortgage data and Appraised Market Value.

Location of Property

Mailing Address of Owner
<may differ>

On Line systems
provide all the 
information you will 
need.



Note there might be numerous individuals with the name entered

Handling Duplicates

Goal:
Identify individual decedent -
owned property associate with 
decedent name

Approach
1) Use full name, as available
2) Compare property address 

found in property file to 
other available address 
information

3) See if there is a match with 
Spouse name

CAUTION – YOU MAY IDENTIFY PROPERTIES NOT BELONGING TO ESTATE!



You Are a Facilitator

The PR has reasons for Selling Property
Listen for those 

Think of yourself as a Facilitator when meeting with the 
Personal Representative.

First, You want to Listen…
You will probably enter a stressful situation
You may find yourself JUST LISTENING
Maybe its not relevant – BE PATIENT!

Look for Opportunities

You want to facilitate solutions to address their 
concerns – be creative!



Systematic Mailings
Use personalized letters to open the door to the Personal 
Representative!
We recommend that letters be sent 1,3, 5 and 7 months after the Probate 
filing. Vary the letters – start with our template and personalize it! 

The goal is to keep something in front of the PR
Vary your mailings
Send a formal letter initially
Send a Post Card reminder later
Continue to reach out and always be sympathetic 
Get him thinking about your program
Let him know that you have a solution for him

What was not interesting in month one may well be of 
interest six months later.



Tone of the Letter
Formal or Informal, that is the question…

Individuals respond in different ways

Formal
Should you 
send a nicely 
written letter on 
formal 
letterhead?

Informal
Should you send a handwritten 
note stating your interest in 
buying their property?

or



Answer Your Own Phone

There is nothing more 
frustrating for someone 
looking for help than 
not being able to reach 
you!

When a Person decides to call for information about your 
services based on a mailing they received, they want to talk 
to you – BE SURE TO ANSWER THE PHONE!

Provide your cell number 

Pay for only services used
Use a Virtual Secretary

Forward your number 

Use an Answering Service



Telephone Numbers?

http://www.anywho.com/qry/wp_fap

http://www.411.com/person

http://find.person.superpages.com/

You will want to incorporate a calling campaign into your program and 
this means that you will need telephone numbers. The 3 most popular 
sites are:



Your First Conversation

Is this a property you wish to pursue
Is there sufficient Seller Motivation to make this 

worthwhile

When you do get the PR on the Phone – Your Job is two fold

Establish Rapport
Your first task is to get in sync with the PR
Should you want to go further you will need 

this Rapport
Qualify Property

You, typically, have one shot at taking this to the next level –
do it on your own terms.



Your First Conversation
Conversation Starters
 Tell me about the house (property)? # of bedrooms, baths, 

amenities, etc.
What do you like most/least about the house? 
Why are you looking to sell the house/estate? 
Have you had any offers to buy the house recently? 
 Are there any repairs needed that you know about or if so 

what do you think it may cost to get the house in perfect 
shape? 

Why haven’t you considered listing house with a Realtor? 
What would you think the house would appraise for if it 

were in perfect shape? What do you base that from? 
Do you have an idea of what the house would rent for in 

that area?



Your First Conversation

 Is there a mortgage on the house or is it owned in the estate free 
and clear? 

 If there is a mortgage on the property, is the estate currently 
making payments on the mortgage keeping it current? 

 (If No), Would you sell the house to pay off your current mortgage? 
 Are you needing to sell the house quickly to pay creditors, or do 

you have some time to work with here? 
 If someone were to pay you cash, what would the estate be looking 

to receive?----don’t get into too much phone negotiating, just get an 
indication here. 

 If somebody were to buy your house, then how quick would you 
want to close? If answer is “quicker the better” then ask why. 

Do you have a ball-park range of what you’re looking for on the 
property? If someone were to buy your house, would the estate 
need all the money now?….opens up opportunity for possible 
owner-financing if they don’t need all the money right now. 

Here are some questions to help you get a feel for what is in 
the estate

Probate Specifics



The Spouse

Tough Call!

As you work the process you will learn your own comfort level and that will dictate how soon you 
make contact.

Do you want to send a letter or contact a person if their spouse 
has just passed away?

If you don’t reach out to 
them they will not know of 
you and your ability to 
help. Too early in the 
process and you will run 
the risk of being 
insensitive.



The Attorney as PR
The attorney will almost always advise their clients against 
the types of offers we will be prepared to make on real 
estate early on in the probate of the estate. For other items  
there will be more flexibility. 
You will Probably want to move on…

Generally, if the PR is an attorney you will find that you may 
be wasting your time – their motivation is simply not the same 
as yours (see billable hours). They have no problem if the 
estate takes longer to settle! NOTE. Don’t necessarily assume the 

lawyer is knowledgeable about Probate 
Law – that may not be the case!



Remember, Every Probate is Different

1) Listen with your heart – in most instances this 
person has recently lost a loved one and you want 
to respect their situation.

2) There will be instances where your services are not 
wanted – simply move on to the next opportunity.

3) You will find enough opportunities to build your 
business – develop confidence in your ability to 
approach your contacts.

4) You will generally know more than they do about 
what can and can’t be done.

Each Personal Representative that you will meet will have their own issues and concerns 
associated with their estate. Your task is to understand their goals and motivations and 
then design a program where you can be of help. 

Ask the right questions, be attentive, be empathetic – you will soon learn how to best 
communicate your program to each Personal Representative that you meet.



In Summary
Probates offer an opportunity for the conscientious, well 
organized Real Estate Investor.
This is not a program for the faint of heart, but the individual that truly 
works the process will find that this forgotten real estate niche is one 
that can bring significant profits.



Any questions?



More Information about 
US Probate Leads



Probate Leads Anywhere in the US
We offer Probate Leads for Every County in the 
U.S. 

 The more people you contact, 
the better chance of finding that 
GREAT Opportunity! 

We provide Every Probate Lead 
that has been filed

 Receive Valid Contact Info 
Necessary to reach the Executor 
responsible for the Estate

Select your County and discover our 
affordable pricing options.

No One else can make this offer!

We also sell Historical Leads!



Now, We Provide the Data!
Probate Data has simply been too difficult to get!

Receive Monthly Leads
Get All Filed Probates 
Contact All Executors
Mine Probate Properties

But now, the Missing Piece has been found!
Using Proprietary Data Retrieval Techniques* our staff of 
Technical specialists can provide you the data you need!

*All Data retrieved from Public Sources. We 
have hundreds of Data Researchers in the 
field each and every day to retrieve the data 
you need

WE HAVE THE ONLY PROGRAM 
WHERE YOU RECEIVE LEADS EACH 
MONTH



All the Data You Need
We provide all the information you will need

Notes. 
(1) We validate all address information using USPS tools. Individual Names are provided in different formats 

making it easy to use in your applications.
(2) We can provide PR Telephone Numbers for those individuals not on the DNC List. Ask for pricing.

PR Address
Attorney Name
Attorney Address

Decedent Name
Docket Number
Data of Death

Probate Date
Type of Probate
PR Name

You will receive your data in an EXCEL spreadsheet or Comma Delimited File

Save money on mailings –
more of your mailings will get to the Executor, fewer address errors.

NOTE. We do not provide Guardianship data. 



Leon McKenzie – Founder and CEO

(877) 470-9751

Bulk@USProbateLeads.com

Let’s Chat
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