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TLMR Guide to Colorado Probate Property 
Sales

A practical guide for personal representatives, heirs and families navigating an estate 
home sale

START WITH AUTHORITY

Then protect the property. Build the plan. And move toward the 
sale.

When the real-estate work follows the estate’s legal direction, a complicated property can 
become a manageable sequence of decisions.

Teresa Lomax, REALTOR®  •  Marie Raines, REALTOR®

TLMR Homes  |  Equity Colorado Real Estate

TLMR Homes Powered by Equity Northern Colorado Real Estate

Teresa Lomax  541.280.2690  |  teresa@tlmrhomes.com
Marie Raines  720.334.5337  |  marie@tlmrhomes.com



September 2026 TLMR Homes  |  Colorado Probate Property Guide  |  2

A probate property sale is rarely just about the house
A family may be grieving while also facing court or attorney timelines, a vacant home, decades of 
belongings, title questions, deferred maintenance, occupants, environmental concerns and 
relatives who live in different states. The sale matters, but it is only one part of administering the 
estate.

The most useful first step is not ordering repairs or choosing a list price. It is confirming who has 
authority to act and what the estate’s legal professionals require. From there, the property can be 
secured, evaluated and prepared in a sequence that respects both the family and the legal process.

The guiding principle
The real-estate plan should fit the estate’s authority and responsibilities. It should never run ahead 
of them.

Families can call before the house is ready
 The estate has just been opened and the family needs to understand the property work ahead.
 The home is vacant or only partly secured.
 Belongings, occupants or deferred maintenance are delaying decisions.
 The personal representative lives outside Colorado and needs reliable local coordination.
 The attorney or family wants a market perspective before choosing an as-is or preparation 

strategy.

THE PROBATE PROPERTY ROADMAP

1  AUTHORITY 2  PROTECTION 3  PROPERTY PLAN 4  SALE

Confirm ownership 
and signer

Secure access and 
maintain the home

Evaluate condition and 
preparation paths

Price, market and 
manage offers

Coordinate with 
attorney and title

Protect records and 
belongings

Set budget, scope and 
timing

Coordinate title, 
documents and closing

PART ONE

Confirm Authority and Ownership
The most important early question is not “What is the house worth?” It is “Who is legally 
authorized to make decisions for this property?” The answer may involve a court-appointed 
personal representative, a trustee, a surviving owner or another person whose authority comes 
from the estate plan and applicable law.
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Not every inherited home follows the same path
How title was held, whether a trust is involved, whether an estate has been opened and what 
authority has already been issued can all affect the real-estate process. A home connected to an 
estate does not automatically require the same probate procedure as another home. The estate 
attorney and title professionals should determine the legal path.

Questions to answer before listing
  ☐ Who owns the property according to the current deed and title records?

  ☐ Who is the personal representative or other authorized decision-maker?

  ☐ Has the estate been opened and has authority to act been issued?

  ☐ Is an estate or probate attorney involved?

  ☐ Are there surviving owners, trusts, liens or other interests affecting the property?

  ☐ Are there court, attorney, creditor or estate deadlines that affect timing?

  ☐ Who can sign the listing agreement, contract and closing documents?

Documents the transaction may need

Authority and ownership Property and transaction

Appointment documents or other evidence of 
authority

Current deed and title information

Will, trust information or attorney direction 
when applicable

Mortgage, home-equity or reverse-mortgage 
information

Death certificate or related documents requested 
by title

HOA, solar, lease or occupant information

Court orders or estate documents affecting the 
sale

Insurance, utilities, permits and improvement 
records

The personal representative’s deed
In many Colorado probate sales, the attorney prepares a personal representative’s deed so the 
estate can convey title at closing. The exact deed and supporting documents depend on the 
property, title and authority involved. TLMR coordinates with the attorney and title company so 
the required documents are identified early, but we do not select or prepare the legal instrument.

TLMR does not determine legal authority
We can help identify what the real-estate transaction and title company may need. The estate 
attorney, court and title professionals determine who may act and how title can be conveyed.
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Timing begins with the legal process
The home does not necessarily need to sit untouched until every estate matter is complete. With 
appropriate authority, families may be able to secure the property, gather records, obtain market 
information and begin planning while the attorney addresses the legal process. What can happen
—and when—should be confirmed before irreversible decisions or contracts are made.

PART TWO

Care for the Property and Everything It Holds
Estate homes are often vacant, partially occupied or managed from a distance. Before painting, 
staging or photography, protect the asset. A small leak, missed insurance requirement, failed 
furnace or uncontrolled access can quickly become a larger problem.

The first property-protection sequence

1
ACCESS

Confirm and control access
Identify who has keys, remotes and codes, then follow legal direction 
before changing access.

2
SYSTEMS

Keep essential systems operating
Verify insurance, utilities, heat, plumbing and other necessary services.

3
CARE

Arrange routine property care
Set up seasonal checks, snow removal, lawn care and mail or package 
handling.

4
RECORD

Document condition and contents
Photograph the home and note important items before vendors or 
cleanout work begins.

5
REPORT

Create one communication path
Decide who approves work and how the family, attorney and real-estate 
team will receive updates.

Personal belongings require estate direction
A probate home may contain family photographs, financial records, furniture, tools, collections 
and valuables. The REALTOR® should not decide what belongs to the estate or who is entitled to 
receive it. Once the personal representative and legal advisers determine what may be distributed 
or removed, TLMR can help coordinate the property side of the work.

1. Locate legal, financial, sentimental and property records before cleanout begins.
2. Separate items requiring estate or family decisions from ordinary household contents.
3. Arrange authorized family distribution and pickup deadlines.
4. Use estate-sale, auction, donation, moving or transition resources when appropriate.
5. Remove remaining material, deep clean and evaluate the empty property.
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Do not rush the belongings simply to rush the listing
An efficient timeline still needs room for the estate’s records, valuables and family decisions. The 
property can move forward without treating a lifetime of belongings as an obstacle.

When someone is living in the home
A tenant, family member, caregiver or other person may still occupy the property. Access, lease 
interpretation, possession rights, eviction and removal of belongings are legal matters. The real-
estate schedule must adapt until the attorney confirms what may occur.

  ☐ Confirm with the attorney who has the right to occupy or access the home.

  ☐ Determine what notice or legal steps are required before access changes.

  ☐ Do not assume locks can be changed or belongings removed immediately.

  ☐ Create a safe access plan for vendors, inspectors and real-estate professionals.

  ☐ Delay photography or showings when lawful possession or safety is unresolved.

Environmental and safety concerns
Suspected methamphetamine contamination, mold, asbestos, sewage, fire damage, unsafe 
structures or other hazards can change access, testing, remediation, disclosure and buyer-
financing considerations. These conditions call for qualified professionals and property-specific 
guidance—not assumptions.

 Pause ordinary access if there may be a health or safety risk.
 Notify the personal representative and estate attorney.
 Engage properly qualified testing, remediation or engineering professionals.
 Preserve reports, notices, invoices and clearance or compliance records.
 Do not describe a property as safe or remediated without professional support.

FROM THE FIELD

A difficult estate property that required one 
coordinated path

The situation

An out-of-state REALTOR® referred a family to TLMR after the death of the clients’ parents. The 
Colorado home was part of the estate, an individual was living in the property, and the condition 
raised methamphetamine concerns.

The challenge

The decision-makers lived out of state. The probate attorney was directing the legal process, 
occupancy had to be resolved appropriately, access and belongings needed protection, and 
environmental testing created a narrow and highly coordinated timeline.
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The TLMR approach

TLMR stayed in close communication with the family and attorney, helped coordinate local 
security and authorized access needs, located appropriate testing and environmental resources, 
organized documentation, and adjusted the listing timeline around the legal and safety 
constraints.

The sale

At the attorney’s direction, the property was exposed to the MLS and marketed to REALTORS®, 
builders and rehabilitation buyers who understood significant as-is projects. The estate received 
competitive market feedback and a workable offer suited to the property’s actual condition.

The lesson

When legal, occupancy, environmental and condition issues arrive together, value comes from 
coordination. The real-estate plan must fit the estate’s authority, the property people can actually 
buy and the buyer pool capable of taking on the work.

PART THREE

Prepare Market and Sell With Purpose
Probate does not automatically mean discount, and an estate does not have to renovate simply 
because the home needs work. The property still competes in a real market. Condition, location, 
financing options, occupancy, environmental history, timing and the likely buyer pool should 
drive the strategy.

Begin with a market and property assessment
Before authorizing projects, compare the property’s current condition with competing inventory 
and likely buyers. Then weigh the cost, time, risk and expected market effect of each preparation 
path. A repaired value is not the same as an as-is value; neither number is meaningful without 
considering what it takes to get there.

Three reasonable preparation paths

Sell largely as-is

Best fit
The estate prioritizes speed, 
limited investment or a 
property whose condition 
points to a rehabilitation buyer.

Tradeoff
Condition and uncertainty may 
reduce the buyer pool, 
financing options or price.

Targeted preparation

Best fit
Cleaning, selected repairs, 
paint, landscaping and 
presentation can improve 
buyer confidence.

Tradeoff
Requires coordination and 
estate funds, but concentrates 
work where the market may 
respond.

Broader renovation

Best fit
The likely return, timeline, 
property and estate capacity 
clearly support more extensive 
work.

Tradeoff
Carries greater cost, delay and 
execution risk and should not 
be the automatic choice.
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Pricing the property people can actually buy
Price should reflect the home’s present condition, access, financing limitations and the work or 
uncertainty a buyer must assume. Even when substantial repairs are needed, competitive 
exposure can help the personal representative evaluate market evidence instead of relying on a 
single unsolicited offer.

The marketing plan may include
 A traditional retail listing when the property is financeable and broadly marketable.
 An as-is MLS strategy that reaches both owner-occupants and investors.
 Targeted outreach to builders, rehabilitation buyers or cash purchasers when condition limits 

conventional demand.
 Clear disclosures and organized property records that help serious buyers evaluate risk.
 A controlled showing plan when access, occupancy or environmental conditions require 

additional care.

Evaluating offers for an estate
Price matters, but so do financing strength, inspection rights, appraisal exposure, closing timing, 
contingencies and the buyer’s ability to complete the transaction. TLMR can organize offers into a 
clear comparison so the authorized decision-maker can evaluate both value and execution risk in 
coordination with the attorney when needed.

Out-of-state personal representatives
A Colorado property can often be managed while the authorized decision-maker lives elsewhere. 
The plan works best when authority, access, budget approvals and communication are clear from 
the beginning.

  ☐ Identify one person authorized to give day-to-day direction.

  ☐ Secure keys, utilities, insurance and seasonal maintenance.

  ☐ Document the home before vendors begin work.

  ☐ Set approval thresholds and request written estimates for major work.

  ☐ Keep estate, title, property and contractor records in one shared location.

  ☐ Confirm how listing, contract and closing documents will be signed.
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What TLMR can coordinate and where specialists step in
TLMR can guide and coordinate Another professional should advise

Property access, vendor scheduling and listing 
preparation

Probate law, authority, beneficiary rights and 
court requirements

Market analysis, pricing and buyer strategy
Tax consequences, estate accounting and 
financial planning

As-is and preparation scenarios
Occupancy rights, eviction and lease 
interpretation

Photography, marketing and transaction 
communication

Environmental testing, remediation and 
certification

Offer comparison and closing coordination
Legal interpretation of title, trust or estate 
documents

Questions routed to attorney and title 
professionals

Preparation of deeds and other legal instruments

The goal is not for one person to do everything. The attorney can focus on the legal process while 
the real-estate team manages the property and transaction work within the authority the estate 
has established.

PRINTABLE CHECKLIST

Questions Before You Commit to a Probate Property Plan
  ☐ Who owns the property and who is legally authorized to act?

  ☐ Has the estate attorney confirmed what may happen now and what must wait?

  ☐ What deed and supporting title documents will be required for closing?

  ☐ Who has keys, codes and permission to enter the property?

  ☐ Are insurance, utilities, heat and seasonal maintenance in place?

  ☐ Is anyone living in the home, and has the attorney addressed occupancy?

  ☐ Have important records, valuables and sentimental belongings been protected?

  ☐ Are environmental or safety concerns present?

  ☐ Which preparation path best fits the estate’s priorities, budget and timing?

  ☐ Who approves expenses and vendor work?

  ☐ How will the family, attorney and TLMR share decisions and updates?

  ☐ What terms matter in addition to price when offers arrive?



September 2026 TLMR Homes  |  Colorado Probate Property Guide  |  9

Estate property notes

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

FREQUENTLY ASKED QUESTIONS

Selling a Probate Property in Colorado
Does every inherited home have to go through probate?
No. How title was held and the estate plan may affect whether probate is required. An estate 
attorney should review the specific ownership and circumstances.

Who can list and sell a probate property?
The person with legal authority to act for the property or estate must authorize the transaction. In 
probate, that is often a court-appointed personal representative, but the governing documents and 
professional guidance control.

Do we need a personal representative’s deed?
A personal representative’s deed is commonly used to convey estate-owned real property in a 
Colorado probate sale. The attorney and title company should confirm and prepare the deed 
appropriate to the transaction.

Should we empty or repair the house before calling TLMR?
Not necessarily. An early walk-through can reveal what should happen first and help the estate 
avoid spending money on work that may not improve the outcome.

Can a probate home be sold as-is?
Often, yes. Authority, disclosures, condition, buyer financing and the estate’s priorities still matter. 
TLMR can compare likely buyer pools and tradeoffs so the personal representative can choose a 
supported strategy.

What if a family member or tenant still lives there?
Do not assume the estate can immediately change locks or remove the person or belongings. The 
attorney should address possession and occupancy before the real-estate timeline is set.

What if serious contamination or another hazard is suspected?
Pause ordinary access and involve the personal representative, estate attorney and qualified 
environmental or safety professionals. Requirements depend on the condition and property-
specific facts.
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Does probate mean the home must sell below market value?
No. Probate itself does not establish value. The property’s condition, location, access, title, 
financing options, timing and buyer pool influence the market strategy and result.

Can the sale be managed from another state?
Yes. Clear authority, secure access, documented approvals, reliable local vendors and consistent 
communication allow many estate sales to be coordinated remotely.

When should we call TLMR?
Whenever a property-planning conversation would help. The house does not need to be empty, 
repaired or ready to list. Early information often prevents unnecessary work and rushed 
decisions.

The Goal Is an Organized Estate Property Sale
A probate property can carry grief, family history, legal responsibilities and practical problems all 
at once. The real-estate plan should make the estate easier to administer—not create another layer 
of confusion.

Some families need a straightforward cleanout and traditional sale. Others need an as-is strategy, 
specialized buyers, environmental professionals, occupancy work or extensive coordination from 
another state. The right plan begins with the estate’s authority and the property’s actual needs.

How TLMR Helps
We organize the property side of the process, coordinate trusted local resources, develop the 
listing and marketing strategy, and work alongside the probate attorney, title company and other 
professionals involved. The family and authorized decision-maker remain in control; our job is to 
make the real-estate decisions easier to understand and carry out.

TLMR Homes  |  Equity Colorado Real Estate

Important Information
This guide provides general educational information and is not legal, tax, estate-planning, environmental, title, 
lending or other professional advice. Probate authority, court procedures, occupancy rights, disclosure 
obligations, environmental requirements and property-specific facts vary. Consult the estate attorney, court, 
title company, tax professional, environmental specialists and other qualified professionals about the specific 
estate and property. Real-estate services are provided through TLMR Homes and Equity Colorado Real Estate.
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