820 & 830 NW 70™ St.
DEMANDS

the
. Stop the Evictions
* Stop today's eviction

e (Call off future evictions
Takebacktheland.org

takebacktheland@gmail.com Il. Allow Residents to Remain
786-231-3446 * Rent must be tied to income
* JP Morgan-Chase and ECP Properties must repair slum
conditions
* Donate buildings to non-profit willing to rent to existing tenants
* Social and support services for tenants

lll. Elevate Housing to the Level of a Human Right
* Change public policy and laws to assure housing rights
* Strengthen renters rights
* Outlaw non-cause evictions
* House families in foreclosed homes


mailto:takebacktheland@gmail.com

_OFFICG of the City Attorney

FOR IMMEDIATE RELEASE Ofﬁgg?éalfg)i /Zklggﬁfzt;
July 2, 2009 Cell (510) 599-6874

On the web: http://www.oaklandcityattorney.org

Oakland Reaches Settlement with JPMorgan Chase on
Eviction Lawsuit

OAKLAND, CA - A City of Oakland lawsuit accusing JPMorgan Chase Bank of wrongfully
evicting tenants from foreclosed homes has been settled.

The lawsuit was one of five filed by the city in recent months accusing banks, their subsidiaries
and several local real estate agents of violating an Oakland law that protects tenants from unjust
evictions.

In February and March of this year, Oakland’s Neighborhood Law Corps filed the lawsuits against
JPMorgan Chase and Fidelity National Financial, along with their subsidiary companies and the
local agents who are paid to remove tenants from properties the banks have acquired through
foreclosure.

Tenants in foreclosed homes and apartments provided numerous examples of improper eviction
notices served by those agents. Oakland’s “Just Cause” ordinance allows landlords to evict
tenants for specific reasons such as failing to pay rent or damaging property. However,
foreclosure is not a “just cause” for eviction under the city’s law.

JPMorgan Chase agreed to a settlement that includes a $35,000 payment to the city. The
settlement also includes an example of a legal notice that banks can use to determine the
occupancy of a foreclosed property in Oakland.

“Evictions resulting from the foreclosure crisis continue to cause extraordinary hardship for
working families here in Oakland and across California,” City Attorney John Russo said. “I
congratulate JPMorgan Chase and other defendants for quickly stepping up to settle these
lawsuits and for recognizing the law in Oakland. We hope these settlements send a strong
message to other banks and agents who do business in our community.”

Russo also praised real estate agents Joseph McNulty and Percy Cheung, the first defendants to
agree to settlements. The City Attorney’s Office is in settlement negotiations with other
defendants named in the complaints.
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Fannie Mae Lets Renters Stay Despite Foreclosures
By CHARLES DUHIGG

In a move that provides relief to thousands of renters who face eviction but draws the federal government
even deeper into the housing market, the loan giant Fannie Mae said Sunday that it would sign new leases
with renters living in foreclosed properties owned by the company.

It is the first nationwide effort to provide widespread relief to renters ensnared by the unfolding mortgage
crisis, and it will effectively transform Fannie Mae — a government-controlled mortgage finance company —
into a national landlord. It may also increase pressure on private lenders to establish similar programs and
on lawmakers to pass renter relief.

“There are renters all around the country who have been holding up their end of the bargain and paying
their rent faithfully, but the landlord got into trouble, and so the renter is now unfairly facing eviction,” said
John Taylor, president of the National Community Reinvestment Coalition, a consumer advocacy group.
“It’s really good news that Fannie Mae is doing this. Now the question is whether private sector will follow
suit.”

In recent months, skyrocketing foreclosure rates have exposed as many as 70,000 renters to evictions, even
though many never missed rent payments, according to analysts who track housing data. In many cities and
states, renters can be evicted after their home goes into foreclosure, regardless of how long their lease
stretches into the future.

Many financial institutions — including JPMorgan Chase and Bank of America — have policies to evict

renters after foreclosure, company representatives said.

Fannie Mae’s initiative is expected to initially benefit as many as 4,000 renters living in foreclosed homes
owned by the company. Fannie Mae has traditionally only bought and sold mortgages. But when a loan held
by the company goes into foreclosure, Fannie Mae gains ownership of the underlying property until it is
resold to new investors.

Fannie Mae owned 67,500 properties in foreclosure at the end of September, according to the company’s
most recent filings. Most of those were owner-occupied. Under the new policy, former owners will most
likely not be eligible to rent homes they lost in foreclosure.

Last month, both Fannie Mae and Freddie Mac, the other government-controlled mortgage giant,

temporarily suspended foreclosures and evictions until early January. Fannie Mae will now offer renters in
foreclosed properties month-to-month leases until the property is resold. A company representative said
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program details were still being worked out.

“While it may be sometimes tougher for us to sell a property when people are in it, we understand that lots
of people are in tough situations right now,” said Chuck Greener, a Fannie Mae spokesman. “If a renter
wants to stay in their home, we’ll make that happen. And if they want to move out, in many cases we’ll help
them pay for the move.”

A spokesman for Freddie Mac said that the company was looking at a number of options, including a
program similar to Fannie Mae’s, but that no decisions had been made.

The companies’ regulator, James B. Lockhart of the Federal Housing Finance Agency, issued a statement on
Sunday saying that he expected both companies to update their policies shortly regarding renters living in
foreclosed properties. Both Fannie Mae and Freddie Mac were taken over by Mr. Lockhart’s agency this year
and now operate in a conservatorship.

Representatives of some major banks said it was unclear if Fannie Mae’s new policy would prompt their
institutions to change theirs.

“We’re not in the business of managing rental properties, and we’re not in the business of being a
landlord,” said Thomas Kelly, a spokesman for JPMorgan Chase, which owns about two million loans.
“Clearly the renter is caught in the middle in cases like this. When a property is in foreclosure, we follow the

”»

law.
Some lawmakers and housing advocates say such policies are unjust.

“If your loan is owned by Fannie Mae, you get to stay in your home. If your loan is owned by someone else,
you’re on the street,” said Mr. Taylor of the National Community Reinvestment Coalition. “These banks
need to realize they’re in the property management business now, whether they like it or not.”

Some lawmakers have complained that evicting renters is unfair. In November, the Los Angeles City
Council voted to draft a law that would bar financial institutions from evicting renters living in foreclosed
homes.

Last year, the House passed a measure that would require the new owner of a foreclosed property to inform
renters at least 9o days before an eviction. That bill failed to pass the Senate. Law enforcement officers in
some states have refused to evict residents of foreclosed properties.

But Yadilka Torres, who rents a home in New Haven, Conn., for $775 a month, had no such protection.
Fannie Mae took possession of her house in September, when it went into foreclosure. Even though she was
current on her rent, she received an eviction notice saying that she and her two young children would have
to leave.

She looked for another apartment but could not find anything affordable. Under Fannie Mae’s new policy,
she will now be allowed to stay.

“I was feeling so nervous,” Ms. Torres said. “I've tried very hard to pay the rent and to pay all my bills, and
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Chase sued in NYC for denying foreclosure relief

Three Queens homeowners allege the bank illegally delayed and denied their applications under the Home
Affordable Modification Program; suit seen as firstin NYC.

By Amanda Fung

Published: May 4, 2010 - 12:28 pm

Three Queens homeowners filed a lawsuit against J.P. Morgan Chase Bank N.A. and two of its subsidiaries, Chase Home
Finance and Washington Mutual Bank, claiming that the groups illegally delayed and denied their applications for permanent
foreclosure relief under the federal Home Affordable Modification Program. The lawsuit is seen as one of the first cases involving
the modification program in New York City.

The lawsuit, which was filed in the Eastern District Federal Court in Brooklyn, claims that the bank violated the federal program
that requires banks to provide permanent modifications to eligible homeowners who complete three months of trial payments and
verify their income. Similar lawsuits have been filed against a number of other banks, such as Bank of America and Wells Fargo,
in other states over the past year. Last month, a California couple reportedly sued Chase because it told them to stop making
mortgage payments so they could qualify for loan modification. Chase then foreclosed on their home.

Chase declined to comment.

“Chase breached their contract,” said Carmela Huang, an attorney at the Urban Justice Center, which is representing the Queens
homeowners in the case. “As far as we know, this is the first case in New York.”

Homeowners from three Queens neighborhoods—Queens Village, Fresh Meadows and Jamaica—are suing to force Chase to
modify their loans and end foreclosure proceedings.

Despite making timely trial modification payments two of the homeowners were denied permanent loan modifications and their
homes were foreclosed, according to the lawsuit. Chase claimed that their incomes were inadequate for the permanent loan
modification, but refused to specify income qualifications, said Ms. Huang.

Similar to the California case, the third plaintiff in this lawsuit is a homeowner in Fresh Meadows who claims that the bank
instructed him last month to deliberately miss payments so he would be eligible for a loan modification. The homeowner had
refinanced in 2005. As a result of missing two monthly payments, the homeowner now faces foreclosure. While the homeowner
was placed on trial modification last year, he was denied permanent status based on the value of his house. But the bank has not
disclosed the value. The Home Affordable Modification Program requires banks to offer trial modifications as long as the value of
modifying the loan is more than the value of foreclosing.

“Our clients' situation is not unique. We have been inundated by people in foreclosure,” said Ms. Huang, adding that homeowners
don't have enough resources to sue banks. In this particular case, Urban Justice is providing its legal service for free. “The law is
clearly on our side. We hope Chase will settle quickly.”

Loan modifications under the federal program reduce homeowners' mortgage payments to 31% of the homeowners' income by
reducing the interest rate, extending the term of the loan or adjusting monthly payments. According to Chase, since the start of
2009 the bank has offered 750,000 homeowners loan modifications nationwide, 25% of those were permanent. The bank does not
break down regional information.

Entire contents © 2010
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California Foreclosures Jeopardize
Renters as Banks Seize Homes

By Ari Levy and Dan Levy - April 6, 2009 00:00 EDT
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A foreclosure sign sits in front of a home

Real Estate broker Kevin Keating at a foreclosed home

April 6 (Bloomberg) -- Laura Hecox was baffled when an officer from the San
Diego County sheriff’s department came to her home in February and said she
was being evicted. She hadn’t missed a rent payment on her four-bedroom
house since moving there a year-and-a-half earlier.

“They told me to leave, to get a few things together,” said Hecox, 37, who lives
with and supports her four kids and mother. “I got booted out just like that.”

Hecox didn’t know the home she was renting in Chula Vista, California, about
10 miles north of the Mexican border, was in foreclosure because her landlord
was a year behind on mortgage payments. The new owner was a group of
investors led by JPMorgan Chase & Co., the third-biggest U.S. home lender.
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In California, home to the most foreclosures in the country last year and about
5 million renter households, residents who are current on rent payments face
eviction by banks unwilling to be landlords. At least one-third of the state’s
267,000 foreclosure sales in 2008 were rental units, said Dean Preston,
executive director of Tenants Together, a San Francisco-based non-profit group
for renters’ rights.

While thousands of tenants search for places to live, banks are losing out on
the potential to collect monthly rent checks and flooding the market with
empty houses that are declining in value. That’s because they don’t have the
infrastructure or staff to deal with rental buildings, said William Acheson, an
analyst at Benchmark Co. LLC in New York.

“Banks are notoriously bad property managers,” said Acheson, who tracks real
estate investment trusts. “If they can sell them at a 60 percent discount, they
will,” he said.

Biggest Home Lenders

Bank of America Corp., JPMorgan and Wells Fargo & Co. account for more than
half of residential mortgages nationally, and are the biggest home lenders in
California, according to Inside Mortgage Finance, a Bethesda, Maryland-based
newsletter. All three are facing surging defaults from tumbling home prices
and the highest unemployment in a quarter century.

“We don’t have the capacity to be long-term landlords,” said JPMorgan
spokesman Gary Kishner in response to a question about Hecox. “We work with
tenants on their transition from a property and that may include cash for
keys.”

The bank said it placed an eviction notice on Hecox’s door in September. It was
addressed to the landlord and “all others in possession,” according a copy of
the document.

More than 20 percent of properties in the U.S. facing foreclosure are rentals,
according to a December report from the National Low Income Housing
Coalition in Washington. Renters make up about 40 percent of families facing
eviction.

$1 Billion in Rent

In California, more than 225,000 people in rental units lived in properties that
went through foreclosure last year, according to a March 31 report from
Tenants Together. The group estimates they occupied about 81,500 units.

Were banks to rent all those properties, they could collect more than $1 billion

20f5 06/15/2010 02:33 AM



California Foreclosures Jeopardize Renters as Ban... http://preview.bloomberg.com/apps/news?pid=new...

in annual rent, based on the median California rent in 2007, according to the
U.S. Census Bureau.

Hecox, who works the overnight shift at a job-referral service, was met at her
front door in the early afternoon on Tuesday, Feb. 24, by an officer from the
sheriff’s department and a real estate agent. They told her the home had been
sold at an auction and she needed to leave. Hecox had been paying $2,250 a
month, half from government assistance.

Eviction Notices

The property was taken back by the lenders on Aug. 29 at an appraised value
of $243,000, 60 percent less than the outstanding balance on the mortgage,
according to the trustee’s deed. JPMorgan’s Washington Mutual Inc. unit
serviced the loan, which had been wrapped up into a security, and now has the
property in its name.

Officers serve eviction notices when ordered by the court and aren’t
responsible for determining who occupies a property, said San Diego County
Assistant Sheriff Kim Quaco. He said an eviction notice was posted on Hecox’s
door 11 days before she was forced to leave.

Fannie Mae and Freddie Mac, the mortgage-finance companies under federal
control, have formal policies for renting to tenants. Starting in January, the
companies hired property managers to reach out to renters and offer them new
leases at market rates.

Management fees equal about 10 percent of a renter’s monthly payments, said
Norman Miller, professor of real estate at the University of San Diego.

The costs are outweighed by the economic benefits, which include the income
stream from monthly checks and the upkeep provided by renters, according to
Freddie Mac spokesman Brad German, who said about 20 percent of the
29,000 properties that they own nationwide are occupied by a former owner or
renter.

Vacant Properties

“Vacant properties can be magnets for vandalism and crime and also have a
negative effect on property values in the immediate vicinity,” said German, in
an interview from McLean, Virginia.

Rising delinquencies contributed to fourth-quarter losses at Charlotte, North
Carolina-based Bank of America, which owns Countrywide Financial Corp., and
at San Francisco-based Wells Fargo, owner of Wachovia Corp. JPMorgan, in
New York, recorded a 76 percent decline in profit.
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IN THE CIRCUIT COURT OF THE
11TH JUDICIAL CIRCUIT IN AND
FOR MIAMI-DADE COUNTY,

FLORIDA » _
- CA 7
WASHINGTON MUTUAL BANK, CASE NO. 08 1 636 8 2?
F.A., a federal association,
Plaintiff, FLORIDA BAR NOS. 19968 & 28585

VS,

SECURED QUEST, L.L.C., a Florida
limited liability company, and THE CITY
OF MIAMI, FLORIDA,

Defendants.
/

NOTICE OF LIS PENDENS

TO: SECURED QUEST, L.L.C, THE CITY OF MIAMI, FLORIDA, AND
OTHERS TO WHOM IT MAY CONCERN:

You are notified of the institution of this action by Washington Mutual Bank,
F.A., a federal association, against you seeking to foreclose a mortgage on the
following property in Miami-Dade County, Florida:

Lots 14, 15, 16, 17, 18, 19, 20 and 21, Block 4, HENRY FORD
SUBDIVISION NO. 2, according to the Plat thereof, as recorded in
Plat thereof, as recorded in Plat Book 9, at Page 119, of the Public
Records of Miami-Dade County, Florida.

Dated: March 25, 2008. HOLLAND & KNIGHT LLP
Attorneys for Washington Mutual Bank, F.A.
One East Broward Boulevard
13th Floor
P.O. Box 14070
Fort Lauderdale, FL 33302-4070
Tel: (954) 525-1000
Fax: (954) 463-2030
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