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EVICTION AFTER FORECLOSURE
What happens after foreclosure? How long can someone stay in the house? What is the

eviction process?

NOTICE TO QUIT

After foreclosure, the new owner begins the process of getting possession of the home by
serving on the resident a Notice to Quit and a cover sheet with language specified in
Code of Civil Procedure section 1161c. The length of notice depends on who occupies
the home. The notice lengths are:

3 days:
* The resident was the borrower.

90 days:
* All residents are tenants, subtenants, or their family.

Longer than 90 days:

* Under certain circumstances, the tenant of a foreclosed home can
remain in the home for the remaining length of the lease, no matter
how long that is. A tenant has that right to stay only when:

o The lease was entered into before the foreclosure sale.

o The lease is a bona fide, arms’ length lease.

o The tenant is not the borrower or the child, spouse, or parent of
the borrower.

o The rent is not substantially less than fair market rent (except
when the rent is subsidized or reduced by law).

o The tenant continues to pay the rent specified in the lease.

* However, the tenant cannot stay for the remainder of the lease, if the
person who acquired the home at the foreclosure sale will occupy the
home as a primary residence. In that case, the tenant can stay a
maximum of 90 days.



A post-foreclosure notice is different from the notice used in the common eviction
scenario when rent is not paid, which must give an option: pay rent or move out. A post-
foreclosure notice contains no such option. With certain possible exceptions in rent
control properties, even a rent-paying resident must move out if the new owner wishes.
The only question is the length of time the notice provides. The days are calendar, not
business days, except that if the last day falls on a weekend or holiday, the period is

extended to the next business day.

SERVICE OF NOTICE

The notice may be served any number of ways. It is not necessary that the resident be
handed a copy of the notice. It may also be served by (1) posting (i.e. taping) a copy to
the door and then mailing a copy to the home or (2) leaving a copy with someone over
the age of 18 at the home, then mailing a copy. Those methods may be used so long as

the owner first tries to serve the notice personally on the resident at least once.

UNLAWFUL DETAINER LAWSUIT

After the period in the notice has run, the owner may file a lawsuit to evict. The
document that begins the lawsuit is called a complaint. The new owner must pay the
court a filing fee ranging from $240 to $450 (depending on the court) in order to file the
complaint. When the complaint is filed, the court will issue a summons, which warns the
person being sued (called the “defendant”) that he or she has 5 days after being served
with the paperwork in which to file a written response with the court and to mail

(“serve”) a copy to the attorney or party who filed the complaint.

SERVICE OF THE LAWSUIT

Service of the lawsuit is similar to service of the notice. Personal delivery must be
attempted first. If personal delivery is not possible after a few attempts, the lawsuit may
be left with someone over the age of 18 at the home, and then a copy mailed to the home.
However, personal delivery must be attempted with reasonable diligence before this
method may be used. If no one can be found at the home, the owner can obtain a court
order allowing service by posting the paperwork on the home. Serving by means other

than personal delivery gives the resident an additional 10 days beyond the normal 5 days



in which to serve the response and file it with the court. It also is a good idea to serve a
Claim of Right to Possession along with the lawsuit so that all occupants, even someone

not know to the owner and not named as a Defendant, can be evicted.

DEFAULT

If the deadline to respond is missed, the new owner may request that the court enter the
default of the resident. The owner may then request a court order that gives the owner
the right to evict the resident. The court may also award the owner money damages
consisting of the fair rental value of the property from the date of the foreclosure sale, as

well as court costs. The owner generally will not be reimbursed for its attorneys’ fees.

TRIAL

If the resident files a response with the court by the deadline, the owner then needs to ask
the court to set a date when trial will take place. Usually the trial will be within 20 days
of the request. At trial, the owner needs to prove that he is the owner of the home, that
the resident was served with the notice, and that resident remains in possession of the
home. A former borrower has very few available defenses. A genuine tenant may have

more defenses.

EVICTION

After the court enters judgment for the new owner, whether by default or after trial, the
court clerk issues paperwork that is given to the Sherriff for service on the resident. The
Sheriff charges about $100 to serve the paperwork. That paperwork states that the
Sheriff will return in 5 days, at which time the resident must be out or else the sheriff will
evict him. Once that period runs, the owner may change the locks. If the resident

returns, he risks being arrested for trespassing.

RESIDENTS NOT NAMED AS DEFENDANTS

The court judgment will be against the defendants, and will even include other residents
not named as defendants if the owner serves, together with the lawsuit, a Claim of Right
to Possession. A non-defendant resident must complete that form and file it with the

court in order to participate in the lawsuit and attempt to fight eviction.



PERSONAL BELONGINGS

If the resident leaves furnishings or other belongings in the home, the owner may move
them or store them in place, but cannot dispose of them without first giving the resident a
notice stating that the items will be thrown out or, if they are worth at least $700, sold at
auction, unless the resident picks them up within 18 days and pays the reasonable cost of

their storage.

APPEAL
The resident may appeal from the judgment, but filing the appeal will not stop the
eviction unless the court specifically so orders. Also, the resident must pay into the court

the fair rental value of the home while the appeal is pending.

ALTERNATIVES

Some owners are willing to pay the resident to move out voluntarily. This is sometimes
referred to as “cash for keys.” The amount is not set by law. The owner does not even
have to offer anything. Bankruptcy is another alternative. If the resident files
bankruptcy, the owner needs to obtain bankruptcy court permission to complete the

eviction.

LENGTH OF PROCESS
The eviction process can be a matter of days if the resident and owner reach a cash-for-
keys agreement. It can last several months if the court is slow in processing paperwork

and the owner is not very diligent. Most of the time it takes 30-60 days.

This is a general overview. Call for an appointment if you would like to initiate an

eviction or have your particular situation evaluated for possible defenses.

Lawrence Dreyfuss and Bruce Dannemeyer are associated with The Dreyfuss Firm, a
professional law corporation located in Irvine, California. Collectively they have well
over 50 years civil litigation experience. They handle cases throughout California in

state and federal trial and appeals courts concerning real property transactions and non-



disclosures, secured lending and foreclosures, title problems, partition of jointly owned
property, broker liability, contract disputes, and numerous other business and real estate
issues. The Dreyfuss Firm attorneys have received the highest possible ratings (AV) for
legal expertise and ethics from Martindale Hubbell, the preeminent national resource for

attorney evaluations.
This is to be used as an educational guide only and should not be interpreted as a legal consultation. Laws
are subject to change and may apply differently to the facts of your specific situation. Readers act on this

information solely at their own risk. The author shall not have liability stemming from this article.




<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /None
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Error
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /DetectCurves 0.0000
  /ColorConversionStrategy /CMYK
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo false
  /PreserveOPIComments true
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /OK
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /OK
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /CreateJDFFile false
  /Description <<

    /BGR <>
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000410064006f006200650020005000440046002065876863900275284e8e9ad88d2891cf76845370524d53705237300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef69069752865bc9ad854c18cea76845370524d5370523786557406300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /CZE <>
    /DAN <>
    /DEU <>
    /ESP <>
    /ETI <>
    /FRA <>
    /GRE <>

    /HRV (Za stvaranje Adobe PDF dokumenata najpogodnijih za visokokvalitetni ispis prije tiskanja koristite ove postavke.  Stvoreni PDF dokumenti mogu se otvoriti Acrobat i Adobe Reader 5.0 i kasnijim verzijama.)
    /HUN <>
    /ITA <>
    /JPN <FEFF9ad854c18cea306a30d730ea30d730ec30b951fa529b7528002000410064006f0062006500200050004400460020658766f8306e4f5c6210306b4f7f75283057307e305930023053306e8a2d5b9a30674f5c62103055308c305f0020005000440046002030d530a130a430eb306f3001004100630072006f0062006100740020304a30883073002000410064006f00620065002000520065006100640065007200200035002e003000204ee5964d3067958b304f30533068304c3067304d307e305930023053306e8a2d5b9a306b306f30d530a930f330c8306e57cb30818fbc307f304c5fc59808306730593002>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020ace0d488c9c80020c2dcd5d80020c778c1c4c5d00020ac00c7a50020c801d569d55c002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /LTH <>
    /LVI <>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken die zijn geoptimaliseerd voor prepress-afdrukken van hoge kwaliteit. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /POL <>
    /PTB <>
    /RUM <>
    /RUS <>
    /SKY <>
    /SLV <>
    /SUO <>
    /SVE <>
    /TUR <>
    /UKR <>
    /ENU (Use these settings to create Adobe PDF documents best suited for high-quality prepress printing.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /ConvertToCMYK
      /DestinationProfileName ()
      /DestinationProfileSelector /DocumentCMYK
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure false
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles false
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /DocumentCMYK
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /UseDocumentProfile
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


