
STEP-BY-STEP
GUIDE TO

SHERIFF SALES
With Milwaukee Hard Money



WISCONSIN FORECLOSURE TIMELINE
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3-4 Months 20 Days 1-2 Months 6 Months 6 Weeks 10-14 Days

Homeowner
Must Move Out

A TYPICAL FORECLOSURE CAN TAKE 12-18 MONTHS



WHAT IS
A SHERIFF

SALE Definition:
A sheriff sale is a public auction of property 
repossessed to satisfy an unpaid obligation, 
and it's generally done because a mortgage 
lender repossessed the property and is trying 
to sell it. However, a sheriff sale also can be 
held for properties seized to satisfy judgment 
liens or tax liens.



WHAT
IS GOING

UP FOR SALE

For Milwaukee County, foreclosure sales are 
posted on the first floor of the Safety Building 
and municipal locations in Milwaukee County.
https://county.milwaukee.gov/EN/Sheriff/Sheriff-Sales

The Daily Reporter publishes sheriff’s sales for 
Milwaukee County and includes important details 
such as law firm representing the Plaintiff (lender) 
and the judgement amount.
https://dailyreporter.com/subscribe-sheriff-sales/

For other counties such as Kenosha, Waukesha, and Ozaukee, 
the County’s website will post a list of properties that will be coming up for sale, 

as well as the law firm and judgement amount.





Have a realtor check comparable 
homes in the area to determine 
the after-repair value (ARV).

Gather information on the property, such as 
architectural style, square feet, number of 
bedrooms and bathrooms, lot size, layout, etc. 
You can check the city assessor’s site and/or 
contact a real estate agent to see if it has ever 
been listed on MLS for further property 
information and photos.

REVIEW INFO
AND ASSESS
VALUE OF
PROPERTY



Subject Property Details
- Flat-Style Duplex with 2112 sq. ft.
- Total of 5 bedrooms and 2 bathrooms
- 2 car garage
- 2019 assessment: $148,100
- Built in 1918

Check for any Property Tax Balance

Note: Check first with the municipality to determine if any recent tax balance. 
If balance is 2018 or older, that should be verified through the county’s website.



After Repair Value (ARV) = $180,000 



DRIVE BY THE
PROPERTY

Check to see if it appears vacant
or occupied and look at the

exterior condition of the property





HOW TO
ASSESS
REPAIRS

- Check to see if property is currently listed for sale and schedule showing
- Check for any old listings for interior photos and notes on condition
- Knock on the door and see if someone will let you in to view the property
- Look through windows (from the street)
- Ask neighbors for input or information on the property



LETTER REPORT
(or Commitment)

Open Through a Title Company

This is EXTREMELY Important:
Contact a local title company to order a letter report. Cost may vary, but it’s 
typically $125 and make sure they can complete it prior to the sheriff sale. 

When you purchase a property through sheriff sale, you will become responsible 
for any liens or judgements that may not have been named in the foreclosure action, 
as well as any property tax balances. The letter report will show all open mortgages, 

liens, judgements, and property tax balances. You can also check the city’s website to see 
what taxes are outstanding, if any, as this information is available to the public. 

You will be responsible for any outstanding water bills, pending special assessments, 
and DNS violations. This information can be obtained by a title company ordering specials.





GET THE
OPENING
BID
Opening bids for Milwaukee County sheriff 
sales become available Friday (typically in 
the afternoon) before the sale. The opening 
bid is provided by the law firm representing 
the Plaintiff (lender). 



STICK
TO YOUR

HOMEWORK

- Contact the plantiff’s law firm to obtain the opening bid
- Some law firms post the OB on their website; others you’ll 
 have to call
- Note that the law firm does not have to release the info

Example:

- Called O’Dess & Associates after 2pm the Friday prior to sale
- Opening Bid was $35,165.74

DETERMINE YOUR MAX BID AMOUNT
AND GET 10% DEPOSIT READY



ATTEND
THE

SALE
Start the Bidding
Once registered, you are ready to bid. The judge will announce 
the property ready for bidding and then the opening bid is 
announced by the Plaintiff’s attorney. The public can then bid 
over this amount (must be at least $1 over). If there are multiple 
bidders, it typically goes up by a minimum of $100 increments.

Sheriff Sales

Every Monday at 10:30 am 
Safety Building
821 W. State Street, Milwaukee, WI
Room B-12 (Level G)

The Property Goes to...
If you win the bid, you must have 10% down in cashier’s check 
or cash to immediately provide to the judge as well as your Buyer 
name (should be a company name such as an LLC for hard money/
investment loan purposes) along with your company’s EIN.

Find more info at: https://county.milwaukee.gov/EN/Sheriff/Sheriff-Sales

BE EARLY TO REGISTER!





EXAMPLE
If you win the bid, the law firm will mail out
documents associated with the bid property.



ORDER
TITLE

INSURANCE
Now that the bid is won, it is important to order title commitment and specials
so that you are in position to purchase the property within the 10 business 
day window after the confirmation hearing.  

Estimate approximately $2,000 in title charges.



CONFIRMATION
HEARING
OF SALE

Check CCAP website for schedule
of confirmation hearing. https://wcca.wicourts.gov

You can attend the Confirmation Hearing, but it is 
not required. Once confirmed, the judge will sign 
the Order Confirming Sale. The Order Confirming 
Sale will be mailed out to you. It is also available for 
pick up at the Courthouse the following day after 
Confirmation (recommended as time is of the essence). 





PAY
THE

BALANCE
You must pay the balance to the Clerk of Courts as well as the
recording and transfer tax fees within the 10 business day window 
after confirmation with Cash or Private or Hard Money Financing.    

or forfeit
your deposit!

The County will then record the deed.



WHAT IF SCENARIOS...
What if the property is still occupied?

- Obtain a Writ of Assistance to remove the prior owners: this issued by the Clerk of Courts, you then take the 
 Writ to the Sheriff and pay fees, hire a moving company, and get a bond through an insurance company
- Start the Eviction process for tenants (cannot name a tenant in the foreclosure action)
- Cash for Keys 

What if there is a federal tax lien or other leins?

- Federal lien has a post-sale right of redemption which means they take back the asset (rare). The timeline 
 begins on the confirmation date and drops off as follows: Federal Tax lien – 120 days; Other Federal lien – 1 year
- If the Fed took back the property, they would pay the current owner back their bid amount and possibly taxes 
 and other misc. expenses paid. HOWEVER, they will not reimburse for improvements.
- If there is a Fed lien, you may want to hold off repairs until the lien drops off. 



THANK YOU
We look forward to working

with you on Sheriff Sales.


