BACK TAX SALE
FREQUENTLY ASKED QUESTIONS

Q – WHEN, WHERE AND WHAT TIME IS THE BACK TAX SALE HELD?

         A – STATE LAW REQUIRES THAT THE SALE BE HELD ON THE FOURTH MONDAY IN AUGUST OF EACH YEAR IN OR NEAR THE COUNTY COURT HOUSE.  SALE TIME IS 10:00 AM.

Q – HOW MANY YEARS MUST A PROPERTY BE DELINQUENT BEFORE IT IS OFFERED FOR SALE?

        A – IN CHRISTIAN COUNTY, A PROPERTY MUST BE DELINQUENT TWO
YEARS BEFORE IT IS ELIGIBLE TO BE OFFERED AT A BACK TAX SALE.

Q – HOW MUCH DO I HAVE TO PAY TO BUY A PROPERTY AT A BACK TAX SALE?

        A – THE SALE IS CONDUCTED LIKE ANY OTHER PUBLIC AUCTION.  THE STARTING BID IS THE COMBINED AMOUNT OF THE UNPAID TAX, INTEREST, PENALTY, ADVERTISING COST AND ANY OTHER COST RELATED TO THE SALE.  IF MORE THAN ONE PERSON BIDS ON THE PROPERTY, THE PROPERTY IS SOLD TO THE HIGHEST BIDDER, AND THE COST WOULD BE THE AMOUNT OF THE FINAL BID.  IF YOU ARE THE SUCCESSFUL BIDDER YOU MUST PAY THE AMOUNT OF YOUR BID IMMEDIATELY AFTER THE COMPLETION OF THE SALE.
Q – WHAT HAPPENS TO THE DOLLAR AMOUNT THAT IS PAID FOR A PROPERTY IN EXCESS OF THE AMOUNT OF THE TAX SALE AND RELATED COSTS?

        A – THIS AMOUNT IS CALLED “OVERPLUS” OR “SURPLUS”.  THIS MONEY IS TURNED OVER TO THE COUNTY TREASURER.  THE OWNER OF RECORD AT THE TIME OF THE SALE IS ENTITLED TO THE MONEY.  IF THE OWNER CANNOT BE FOUND OR DOES NOT COME FORWARD AND ASK FOR THE MONEY WITHIN THREE YEARS AFTER THE DATE OF THE SALE, IT IS THEN GIVEN TO THE COUNTY PUBLIC SCHOOLS.

Q – IS THE PROPERTY MINE THE DAY OF THE SALE?

       A – IF YOU ARE THE SUCCESSFUL BIDDER ON THE DAY OF THE SALE, YOU WILL RECEIVE A “TAX SALE CERTIFICATE OF PURCHASE.”  THIS “CERTIFICATE” BECOMES A PART OF THE PERMANENT RECORD IN THE COLLECTOR’S OFFICE AND VERIFIES THAT YOU WERE THE SUCCESSFUL BIDDER ON THE DAY OF THE SALE.  AFTER A ONE-YEAR WAITING PERIOD YOU CAN PRESENT YOUR “CERTIFICATE” TO THE COUNTY COLLECTOR IN EXCHANGE FOR A “COLLECTORS DEED.”  ONCE THE “COLLECTORS DEED” IS PROPERLY RECORDED, YOU ARE THE LAWFUL OWNER OF RECORD.

Q – WHY MUST I WAIT ONE YEAR BEFORE RECEIVING A DEED?

        A – BECAUSE THE OWNER OF RECORD ON THE DAY OF THE SALE HAS A ONE-YEAR RIGHT TO REDEEM THE PROPERTY.  THAT IS, ANY TIME DURING THE NEXT YEAR FOLLOWING THE DAY OF THE SALE,  THE OWNER CAN COME FORWARD AND PAY TO THE COLLECTOR ALL TAX, INTEREST, PENALTY, ADVERTISING COST AND ALL RELATED COSTS AND WILL AGAIN BECOME THE FULL OWNER OF RECORD.  THIS IS CALLED “REDEEMING THE PROPERTY.”
Q – IF SOMEONE “REDEEMS” HIS/HER PROPERTY, HOW DO I GET MY MONEY BACK?

        A – IF THE PROPERTY IS “REDEEMED” THE COUNTY COLLECTOR WILL COLLECT THE MONEY FROM THE ORIGINAL OWNER.  YOU WILL THEN RECEIVE ALL THE MONEY YOU PAID ON THE DAY OF THE SALE PLUS INTEREST (INTEREST IS PAID ONLY ON THE AMOUNT OF UNPAID TAX & EXPENSE OF THE SALE AND IS NOT PAID ON THE SURPLUS) FROM THE COUNTY COLLECTOR.  ONCE YOU RECEIVE THE MONEY YOUR “TAX SALE CERTIFICATE OF PURCHASE” BECOMES INVALID AND MUST BE RETURNED TO THE COLLECTOR AT THE TIME YOU RECEIVE YOUR MONEY BACK.
Q – WHO PAYS THE TAXES DURING THE ONE-YEAR REDEMPTION PERIOD?

       A – YOU, THE HOLDER OF THE “TAX SALE CERTIFICATE OF PURCHASE,” WILL BE BILLED FOR THE TAX DURING THE ONE-YEAR REDEMPTION PERIOD.

Q – WHAT CAN I DO TO THE PROPERTY TO IMPROVE OR CHANGE IT DURING THE REDEMPTION PERIOD?

       A – THAT IS ENTIRELY UP TO YOU.  JUST REMEMBER ANYTHING YOU DO OR MONEY YOU SPEND ON THE PROPERTY COULD BE LOST IF THE PROPERTY IS REDEEMED.

Q – DOES A BACK TAX SALE CLEAR THE PROPERTY OF ALL OTHER LIENS?

       A – NO. THE ONLY LIEN THAT IS CLEARED THROUGH THE TAX SALE PROCESS IS THE PROPERTY TAX.  THE PROPERTY MAY ALSO HAVE OTHER LIENS SUCH AS MORTAGAE(S), INCOME TAX LIENS, JUDGEMENTS LEVIES, ETC.

Q – HOW WOULD I KNOW OR FIND OUT ABOUT OTHER POSSIBLE LIENS AGAINST THE PROPERTY?

       A – THE ONLY SURE WAY TO FIND OUT IS TO DO A LIEN SEARCH OF THE PUBLIC RECORD.  IF YOU ARE NOT FAMILIAR WITH PUBLIC RECORD SEARCHES, IT WOULD PROBABLY BE BEST TO HIRE SOMEONE WHO CAN CONDUCT A COMPLETE SEARCH FOR YOU.  MOST TITLE AND ABSTRACT COMPANIES WILL CHARGE A FEE TO PROVIDE THIS SERVICE.
Q – CAN I RECOVER THE COST OF A LIEN SEARCH FROM THE COLLECTOR OR THE OWNER?

       A – NO

Q – SHOULD I PURCHASE A TAX SALE PROPERTY WITHOUT DOING A LIEN SEARCH?

       A – THAT DECISION IS ENTIRELY UP TO YOU.

Q – IF A PROPERTY DOES HAVE OTHER LIENS, HOW DO I GET THEM REMOVED FROM THE RECORD?

       A – YOU ARE REQUIRED TO DO A LIEN SEARCH 90 DAYS BEFORE THE END OF THE ONE-YEAR REDEMPTION PERIOD AND BEFORE APPLYING FOR A COLLECTORS DEED.  YOU MUST NOTIFY BY CERTIFIED MAIL ANY LIEN HOLDER AS WELL AS THE PREVIOUS OWNER OF YOUR INTENT TO APPLY FOR AND RECORD A COLLECTORS DEED.  IF YOU DO NOT RECEIVE BACK A RESPONSE FROM ANY LIEN HOLDER WITHIN THE 90 DAY PERIOD THEY ARE FOREVER BARRED FROM ENFORCING THEIR LIEN AGAINST YOU AND THE PROPERTY.  THE REASON YOU MUST NOTIFY THE PREVIOUS OWNER IS TO PROVIDE A WARNING THAT THE ONE-YEAR REDEMPTION PERIOD IS ENDING.

Q – WHAT HAPPENS IF NO BID IS RECEIVED AT THE TAX SALE?

       A – THE PROPERTY MUST BE OFFERED AT THE SALE EACH YEAR FOR THREE YEARS.  IF NOT SOLD AT ANY OF THE THREE SALES, THE PROPERTY CAN THEN BE PURCHASED ANYTIME AFTER THE THIRD SALE IN THE COLLECTOR’S OFFICE AT A PRICE AGREED TO BY YOU AND THE COLLECTOR (WITH NO REDEMPTION PERIOD).

Q – HOW DO I OBTAIN A LIST OF THE PROPERTIES PRIOR TO THE SALE DATE?

       A – THE LIST OF PROPERTIES TO BE OFFERED AT THE SALE IS PUBLISHED IN A NEWSPAPER THAT HAS COUNTY WIDE DISTRIBUTION, ONCE A WEEK FOR THREE CONSECUTIVE WEEKS WITH THE LAST PUBLICATION AT LEAST 15 DAYS PRIOR TO THE SALE DATE.  PROPERTY OWNERS CAN REMOVE THEIR PROPERTY FROM THE SALE LIST BY PAYING ANY TIME PRIOR TO THE SCHEDULED HOUR OF THE SALE...
