
Pennsylvania 
Probate Home 
Sale Checklist

Great for 
downsizing too!

Navigating the complexities of selling a home through probate in Pennsylvania requires 

careful attention to legal requirements, court procedures, and real estate best 

practices. This comprehensive guide breaks down the entire process into manageable 

steps, ensuring you understand your responsibilities and can move forward with 

confidence.
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Understanding the Probate Home 
Sale Journey

What Makes Probate 
Sales Different?

Selling a home in probate involves court 

oversight, legal documentation, and 

coordination among heirs and 

beneficiaries. Unlike traditional home 

sales, probate transactions require 

additional steps to ensure proper 

transfer of ownership from the 

deceased's estate to the new buyer. The 

process protects all parties involved 

while honoring the decedent's wishes or 

Pennsylvania intestacy laws.

Your Role as Executor 
or Administrator

As the appointed representative of the 

estate, you carry significant 

responsibility for managing the property 

sale process. This includes maintaining 

the property, coordinating with 

professionals, obtaining necessary 

approvals, and ensuring proceeds are 

properly distributed. While the role may 

feel overwhelming at first, following this 

structured checklist will help you fulfill 

your duties effectively and with 

confidence.

Throughout this guide, we'll walk you through each critical phase—from confirming 

your legal authority to closing the sale and distributing proceeds. Whether you're 

dealing with a straightforward estate or navigating more complex family dynamics, 

understanding these steps will empower you to make informed decisions and avoid 

common pitfalls that can delay the process or reduce the estate's value.
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Step 1: Confirm Your Legal Authority

01

Determine the Type of 
Probate Needed

Pennsylvania recognizes different probate 
processes depending on estate size and 
complexity. Formal probate is required for most 
estates and involves full court supervision. 
Simplified probate may be available for small 
estates valued under $50,000 (excluding certain 
assets). Understanding which process applies to 
your situation determines the timeline and 
requirements you'll face throughout the sale.

02

Obtain Your Letters of 
Authority

Before you can legally act on behalf of the estate, 
you must receive official court documents. If the 
decedent left a will, you'll petition for Letters 
Testamentary, which formally appoint you as 
executor. Without a will, you'll need Letters of 
Administration, granting you authority as 
administrator. These documents serve as proof of 
your legal right to manage estate assets, including 
selling real property.

03

Verify Your Power to Sell 
Property

Not all Letters of Authority automatically grant 
the power to sell real estate without additional 
court approval. Review your Letters carefully to 
determine whether you have immediate authority 
to list and sell the property, or if you'll need to 
petition the Orphans' Court for specific 
permission. This distinction significantly impacts 
your timeline and next steps.

04

Consult a Probate Attorney

While technically optional, working with an 
experienced Pennsylvania probate attorney is 
highly recommended. They can navigate complex 
legal requirements, ensure proper filings, help you 
understand your fiduciary duties, and protect you 
from personal liability. The attorney's expertise 
often saves time and money by preventing costly 
mistakes that could delay the sale or result in 
challenges from beneficiaries.
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Step 2: Assess the Property Thoroughly

Secure and Evaluate the 
Home

Taking immediate steps to protect the property is one of your first 
responsibilities as executor or administrator. Begin by securing the 
premises—change locks to prevent unauthorized access, ensure 
utilities remain active to prevent damage from frozen pipes or other 
issues, and address any immediate maintenance concerns like 
leaking roofs or broken windows.

Next, obtain a professional home valuation to establish the property's fair market 
value. This valuation serves multiple purposes: it helps you understand the estate's 
worth for tax purposes, provides a baseline for listing price, and ensures you're 
fulfilling your fiduciary duty to maximize value for beneficiaries. Work with a real 
estate professional experienced in probate sales who understands Pennsylvania's 
specific requirements.

Conduct a thorough property inspection to identify any structural issues, safety 
hazards, or deferred maintenance that could affect the sale. Document everything 
carefully—from foundation problems to outdated electrical systems. This 
information will be crucial when determining necessary repairs and setting an 
appropriate asking price.

Address Financial Obligations

Before listing the property, investigate all outstanding debts and liens attached to it. Check mortgage balances, 
unpaid property taxes, homeowners association dues, and any judgments or mechanic's liens. These obligations 
must be satisfied at closing, and understanding them upfront prevents surprises that could derail the sale. Request a 
title search to uncover any issues that need resolution before you can transfer clear ownership to a buyer.
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Step 3: Prepare the Property for Sale

Declutter & Clean Out

Removing personal belongings, excess 
furniture, and accumulated items is essential 
for showcasing the home's full potential. 
Consider hiring estate sale professionals to 
handle valuable items, donate usable goods to 
local charities, and arrange proper disposal of 
remaining contents. An empty or minimally 
furnished home allows buyers to envision their 
own lives in the space.

Make Essential Repairs

Focus on repairs that impact safety, 
functionality, and buyer financing approval. 
Address health and safety issues first—faulty 
wiring, plumbing leaks, roof damage, or 
environmental hazards like mold. Buyers' 
lenders often require these issues be resolved 
before approving loans. While you don't need 
to renovate, fixing obvious problems prevents 
low offers and inspection objections.

Stage for Maximum 
Appeal

Small improvements can significantly 
increase buyer interest and final sale price. 
Fresh paint in neutral colors, professional deep 
cleaning, improved lighting, and minor 
landscaping create positive first impressions. 
These relatively inexpensive updates help the 
property show well both in photos and during 
showings, potentially reducing time on market 
and increasing offers.

Obtain Court-Required 
Appraisal

Some Pennsylvania probate courts require a 
formal appraisal before listing or accepting an 
offer. Check with your attorney or the court to 
determine if this applies to your case. If 
required, hire a licensed appraiser who will 
provide an official valuation that becomes 
part of the court record and may influence the 
acceptable offer range.
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Step 4: Navigate Court Approval 
Requirements

Understanding When 
Court Permission is 
Required

Not all probate home sales in Pennsylvania require 
court approval before listing or accepting an offer. The 
requirement depends on several factors: whether the 
will grants the executor explicit power to sell real estate, 
the type of probate proceeding, and local Orphans' 
Court rules. Your Letters of Authority may include 
language stating "with power to sell real estate" or 
"without court approval," which grants immediate 
selling authority.

However, if your authority is limited or silent on this 
issue, you'll need to petition the court for permission to 
sell. This involves filing specific documents with the 
Orphans' Court in the county where the property is 
located, providing notice to all interested parties, and 
potentially attending a hearing where the judge reviews 
the proposed sale terms.

Filing a Petition for Sale

When court approval is required, work with your 
probate attorney to prepare and file a Petition for Sale 
of Real Estate. This document typically includes the 
property description, proposed sale terms, reason for 
the sale (often to settle debts or distribute assets), 
estimated expenses, and how proceeds will be 
distributed. The court will review the petition to ensure 
the sale serves the estate's best interests and protects 
beneficiaries' rights.

1

Notify All Heirs & Beneficiaries

Pennsylvania law requires proper notice to anyone 
with an interest in the estate. Send formal written 
notice of the intended sale to all heirs, beneficiaries 
named in the will, and any creditors with claims 
against the estate. This transparency prevents future 
disputes and ensures everyone has the opportunity to 
voice concerns or objections before the sale 
proceeds.

2

Obtain Approval Before 
Closing

Even if you can list the property without court 
permission, some situations require approval before 
finalizing the sale. If you receive an offer significantly 
below appraised value or with unusual terms, the 
court may need to review and approve it. Plan for this 
potential requirement when establishing closing 
timelines with buyers.
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Step 5: List & Sell the Property Successfully

Partner with the Right Real Estate Professional

Selecting a REALTOR® who specializes in probate sales makes a significant difference in the outcome. These professionals 
understand Pennsylvania's specific probate requirements, know how to market estate properties effectively, and can 
navigate the unique challenges that arise—from coordinating with attorneys and courts to managing family dynamics 
among beneficiaries. An experienced probate real estate agent anticipates potential issues and helps you avoid delays that 
could cost the estate thousands of dollars.

1

Strategic Pricing

Set a competitive asking price based on 
current market conditions, comparable 
sales, property condition, and required 

timeline. Probate sales often need to close 
within specific timeframes, so pricing must 
balance maximizing value with attracting 

serious buyers quickly. Your agent will 
provide a comparative market analysis 

showing recent sales of similar properties in 
the area.

2

Required Disclosures

Pennsylvania law mandates that sellers 
disclose all known material defects, even in 

probate situations. As executor or 
administrator, you must complete a Property 

Disclosure Statement honestly based on 
information available about the property's 

condition. If you lack knowledge about 
certain aspects, you can indicate "unknown," 

but never conceal known issues.

3

Marketing & Showings

Professional marketing is crucial for 
attracting qualified buyers. Your agent will 

photograph the property, create compelling 
listing descriptions, advertise through 

multiple channels, and coordinate showings. 
Probate properties sometimes require 

special marketing approaches to overcome 
buyer concerns about the process.

4

Offer Evaluation

When offers arrive, evaluate them based on 
multiple factors beyond just price. Consider 

the buyer's financing strength, proposed 
closing timeline, contingencies, and how 

terms align with estate requirements. Your 
fiduciary duty requires accepting the offer 

that provides the best net benefit to the 
estate and its beneficiaries.
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Step 6: Close the Sale and
Finalize the Estate

Ensuring a Smooth Closing 
Process

The final phase of your probate home sale involves coordinating 
multiple parties and completing several critical tasks to transfer 
ownership and distribute proceeds appropriately. Begin by 
ensuring the title is completely clear of any issues that could 
prevent closing. Work with a title company to resolve liens, 
judgments, or ownership questions discovered during the title 
search.

If your situation requires court approval of the final sale, file the 
necessary petition with supporting documentation showing the 
accepted offer terms. The court will review the proposed sale to 
confirm it serves the estate's best interests and follows proper 
procedures. Obtain the court's written approval order before 
proceeding to closing—this document becomes part of the 
closing paperwork.

Coordinate with 
Escrow & Title 
Company

The closing agent manages the final 
transaction details, including 
preparing deeds, settlement 
statements, and transfer documents. 
They'll calculate prorated property 
taxes, ensure all liens are satisfied 
from sale proceeds, and handle the 
distribution of funds according to your 
instructions and court orders. Provide 
them with copies of your Letters of 
Authority and any court approval 
documents.

Distribute Proceeds 
to Beneficiaries

After closing, sale proceeds first pay 
off any outstanding debts against the 
property—mortgages, tax liens, and 
estate expenses related to the sale. 
The remaining net proceeds become 
estate assets to be distributed 
according to the will or Pennsylvania 
intestacy laws. Document all 
distributions carefully as part of your 
final accounting to the court and 
beneficiaries.

Complete Final 
Estate 
Administration

The property sale may be the final 
major task in settling the estate, but 
additional steps remain. File a final 
accounting with the probate court 
showing all estate income and 
expenses, including the home sale. 
Once the court approves your 
accounting and all distributions are 
complete, you can petition for 
discharge of your duties as executor or 
administrator, officially closing the 
estate.
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Expert Support for Your Probate
Home Sale

Need Help Navigating a 
Pennsylvania Probate 
Home Sale?

Selling a home through probate doesn't 
have to be overwhelming when you have 
experienced professionals guiding you 
through every step. I specialize in probate 
real estate and understand the unique 
challenges executors and families face 
during this difficult time.

With years of experience in Pennsylvania 
probate sales, I provide comprehensive 
support including property valuations, 
strategic marketing, court documentation 
assistance, and coordination with attorneys 
and other professionals. My goal is to 
maximize the estate's value while 
minimizing stress and delays for you and 
your family.

TERRI REPETTO

REALTOR® Since 1999

AHWD, MRP, ABR, RCS-D (Divorce), CLE, STAGING 
ADVOCATE CERTIFIED, GRADUATE OF PROBATE 
REAL ESTATE BOOTCAMP

DIRECT 484-949-5440

REGIONAL OFFICE 855-450-0442

terri@LetsTalk.homes

WWW.TERRIREPETTO.COM

Whether you're just beginning the probate process or ready to list the property, I'm here to answer your 
questions and provide expert guidance tailored to your specific situation. Let's discuss how I can help 
you achieve the best possible outcome for the estate and its beneficiaries.
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Additional Professional 
Resources

Successfully navigating a probate home sale often requires a team of experienced 

professionals. Beyond real estate expertise, you may benefit from specialized legal 

guidance and estate organization services to streamline the entire process.

Michael Daiello / 
Pennsylvania 
Probate Attorney

215-918-4242

MikeD@DaielloLaw.com

"As a probate attorney to estate executors, I 

help my clients settle estates efficiently and 

reduce stress."
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Estate Organization & 
Decluttering
Kim Tevis

Downsizing, Decluttering, & Organizing Specialist

Need help streamlining the decluttering and 

discarding process? Kim specializes in sorting 

and organizing household items to simplify and 

ease the stress for families and executors. 

Professional estate organization services help 

you efficiently clear the property, identify 

valuable items for estate sales, and prepare the 

home for maximum market appeal.

From coordinating donation pickups to arranging 

estate sales and managing the removal of 

unwanted items, Kim's expertise ensures the 

property is market-ready while treating the 

decedent's belongings with respect and care 

during this sensitive time.

Contact: 610-996-9952

Working with this network of specialized professionals ensures you have 

comprehensive support throughout the probate home sale process—from legal 

compliance and property preparation to successful closing and estate settlement.
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