
Building Generational Wealth
Through Homeownership
A practical guide for pre‑purchase counseling clients on protecting
family assets and avoiding heirs‑property risks



2

We offer seminars, workshops, and educational materials on topics such as budgeting and
money management, identity theft, and understanding credit.

Financial Education Programs

If you choose this option, we can work with your creditors to reduce costs and repay debt
through one monthly payment. 

Debt Management Programs

Our certified consumer credit counselors will discuss your financial situation with you,
help you understand what may cause financial stress, and help you create a
personalized budget, an action plan and give you options to help manage your finances
more effectively.

Confidential Debt Counseling

Our certified counselors work with you to break down your credit report, answer
questions, and give guidance for improving your credit score over time.

Credit Report Review 

We are a HUD-certified comprehensive housing counseling agency. We provide
homebuyer education seminars, mortgage counseling, foreclosure prevention assistance,
landlord/ tenant counseling, post-homebuyer education, and reverse mortgage
counseling (please call ahead for reverse mortgage appointments).

Housing Counseling

We provide counseling (and a certificate of completion as mandated by the bankruptcy
reform law) for those considering bankruptcy. We also provide financial education (and a
certificate of completion as mandated by the bankruptcy reform law) for those completing
their bankruptcy discharge.

Bankruptcy Pre-petition Credit Counseling

Our Services
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Generational wealth is the money, assets, and opportunities that a family can pass from
one generation to the next - things like home equity, savings, and businesses. A home
often becomes the anchor of that wealth because equity can build over time through
monthly payments and market appreciation. What turns a house into generational wealth
isn’t just ownership - it’s clear, documented ownership that allows a family to use, improve,
borrow against, or sell the asset when life events happen.

Building Generational Wealth Through Homeownership

1) Why homeownership matters for generational wealth

Generational wealth means assets that can be kept, grown, and transferred across
generations (home equity, savings, insurance proceeds, retirement funds, businesses).
A home can build wealth through amortization (paying down principal), appreciation
(value growth), and potential tax advantages (consult a tax professional).
The goal is not just to buy a home - it’s to keep it in the family with clear ownership for
decades.

2) Heirs’ property 101 (what it is and why it’s risky)

Heirs’ property occurs when a homeowner dies without a will or proper estate plan, and
ownership passes informally to multiple heirs. Title becomes clouded, meaning:

Financing, refinancing, home‑improvement grants, Down Payment Assistance (DPA)
for future buyers, and disaster aid can be denied without clear title.
Any co‑owner can sometimes force a partition sale (state‑specific), which can result in
the family losing the home.
Property taxes, insurance, and maintenance get confused - small issues snowball into
big ones.

Early warning signs

Deed not recorded after a death.
Multiple family members “on the house” but no written agreement.
Unpaid property taxes; lapsed insurance.

Bottom line: Avoiding heirs’ property starts before you buy - with an ownership plan that
keeps title clear.
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3) Estate‑ready ownership choices (set it up right from day one)

Define acronyms once:

RLT = Revocable Living Trust (keeps control while alive; helps avoid probate; can set
who inherits the home).
TODD = Transfer‑on‑Death Deed (aka Beneficiary Deed in some states; transfers the
home to a named beneficiary at death - state availability varies).
POD = Pay‑on‑Death designation (for bank/brokerage accounts; not for real property,
but aligns the whole plan).

Title forms (state‑specific; ask your closing agent/attorney):

Sole ownership
Joint tenancy with right of survivorship (survivor owns automatically at death)
Tenancy by the entirety (married couples; in some states)
Tenancy in common (separate shares; no automatic survivorship)
Community property (in certain states; special tax and survivorship rules)

Day‑1 decisions to protect the home

Choose the title form that matches your family plan.
Decide whether to use an RLT (often the cleanest way to avoid probate) or a TODD if
available.
Keep your beneficiary designations updated on life insurance and retirement accounts
(POD/TOD where applicable).
Buy owner’s title insurance and record your deed properly.
Keep a “Where Things Are” binder or digital vault (deed, insurance, loan info, contacts,
estate documents).

4) Your 30‑60‑90-day estate‑readiness plan (after you go under contract/close)

30 days
Pick title form; pick beneficiaries.
Draft a simple will or RLT; check whether a TODD is offered in your state.
Create a secure folder for home and estate documents.
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60 days

Sign estate docs; record any deeds as instructed; store originals.
Add your spouse/partner properly if desired (do not add or remove people from title
without advice).
Confirm homeowners’ insurance, escrow, and property tax mailing address.

90 days

Hold a family meeting: who pays taxes if you’re ill, where the documents are, who to
call.
Schedule an annual check‑up on beneficiaries, insurance, and the budget.

5) Red flags & how to avoid heirs’ property

No recorded deed after a death → Record or probate as appropriate.
Taxes unpaid or insurance lapsed → Set auto‑pay and calendar reminders.
Many co‑owners, no agreement → Draft a co‑ownership agreement (use attorney
template).
“Handshake” deals on who pays what → Put everything in writing.

If you already co‑own/inherited:

Order a title search; consult legal aid/attorney about probate, heirship affidavits, or
quiet title (state‑specific).
Consider a buyout agreement among heirs; avoid forced partition.

6) Documents to keep (and where)

Keep copies in a fire‑safe box + secure digital vault (and tell a trusted person how to
access):

Deed, settlement statement/Closing Disclosure, title policy
Mortgage/servicer info; tax bills; insurance dec pages
Will/Trust, TODD (if used), power of attorney, health directives
Policy/beneficiary confirmations (life, retirement)
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7) Family conversation starters (to reduce conflict later)

If something happens to me, who should handle the mortgage, taxes, and insurance
for the next 90 days?
Here’s where the documents live and the people to call.
If we inherit together, how would we decide whether to keep, rent, or sell?
What’s our plan to buy out a sibling who wants cash?

8) Quick glossary

Clear Title: Legal proof of who owns a property, free of disputes.
Probate: Court process to transfer assets after death.
Quiet Title: Court action to resolve ownership disputes or defects.
Partition: Court‑ordered division or sale when co‑owners disagree (rules vary by state).

Heirs’ property is what happens when a homeowner dies without a will or clear estate plan
and the home passes informally to multiple heirs. That “clouded” title creates fractional
ownership that’s hard to insure, refinance, or repair and can even be vulnerable to forced
sale - quietly draining family wealth. In simple terms: generational wealth grows when
ownership is clear; heirs’ property erodes it when ownership is unclear. Understanding the
difference helps families protect a home as a true legacy asset.

Plain‑language note: This handout is educational. It is not legal or tax advice. Laws vary by state. Consider consulting a
local attorney or legal aid.
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PO Box 5438 
Riverside, CA 92517-5438 

1-800-WISE-PLAN (800.947.3752) 

www.credit.org
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