HE AWESOME RESPONSIBILITY
OF BEING A PERSONAL

REPRESENTATIVE
GUIDE TO NAVIGATING PROBATE

Being named a Personal Representative is both an honor and a burden. You’ve been
entrusted to carry out your loved one’s final wishes, protect their assets, and guide
their estate through a complex legal process.

But with that responsibility comes a serious risk—you are now a target.

In Utah, scammers and unethical investors actively track probate filings, preying on

families during their most vulnerable moments. Their tactics can seem friendly or

urgent, but the consequences are devastating: tens of thousands lost to bad deals,
and in extreme cases, the home itself stolen through fraud or deceit.

That’s why we’re here.

Our team has been serving and protecting families in the Salt Lake Valley for over 25
years.
We understand the process. We recognize the scams. And we’re committed to
protecting your loved one’s legacy by guiding you with experience, integrity, and
compassion.

Let us help you navigate this overwhelming task with confidence.

Shane & Cathi Hughes

(801) 631-7653 (801) 518-9121
SHANE@REALESTATE-888.COM

www.probate-utah.com
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Introduction

Being named as a Personal Representative (PR) of an estate is both an
honor and a major responsibility. Many PRs are thrust into the role without
prior experience or knowledge, all while dealing with the emotional loss of a
loved one. This guide is designed to help you navigate the probate process,
avoid common pitfalls, and connect you with resources that make the
journey easier.

Chapter 1: Understanding Your Role

As a PR, you are legally responsible for settling the deceased
person's estate. Your duties include:

e |ocating and filing the will with the probate court
e Notifying beneficiaries and heirs

e Taking inventory of the estate’s assets and debts
e Managing and safeguarding assets

e Paying valid debts and taxes

e Distributing remaining assets to heirs

e Filing final reports and closing the estate

Tip: Keep detailed records of every financial transaction.
You may be held personally liable for errors or
mismanagement.



Probate Timeline & Checklist

Phase 1: First 30 Days
e Obtain death certificates
® |ocate and read the will
¢ File the will with the probate court
e Secure property and valuables

Phase 2: 1-3 Months
e Petition the court to be appointed PR (if not already designated)
e Notify heirs, creditors, Social Security, banks
* Begin asset inventory
[ ]
Phase 3: 3-6 Months
e Pay debts and taxes
e Consult professionals for asset valuation
* Decide what to do with the home
[ ]
Phase 4: 6-12 Months
e Distribute remaining assets
* File final paperwork with court
* Close the estate
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Handling the Family Home

For many estates, real estate is the largest asset. You have a
few options:

1. Sell As-Is
Quick and simple but may fetch a lower price.

2. Make Repairs & List
Takes more time, but could significantly increase value.

3. Rent It
Good for long-term holding but creates new responsibilities.
Key Considerations:

e Who else has a stake in the property?

e Arethere liens or mortgages?
e What is the home worth in its current condition?
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Your Professional Team

You don't have to go through probate alone. Build a trusted
team:

e Probate Attorney: For legal filings and questions

o CPA or Tax Advisor: For estate taxes and final returns

e Realtor Experienced in Probate: For property valuation,
sale, and cleanout

e Estate Sale Company: To manage personal property sales

e Contractors & Cleaners: For property prep

e Junk Removal/Donation Services: To clear out belongings




Avoiding Common Mistakes

Paying debts too early: Wait until all claims are verified

Delaying probate: This can lead to penalties and lost value

Poor communication with heirs: Can lead to legal disputes

Falling for scams: Many PRs are targeted by fake creditors or
lowball offers

Trying to DIY everything: It’s okay to ask for help




Personal Representative Probate Checklist

Pl
Initial Steps After Death

Locate and secure the original Last Will and Testament (if any)

Obtain certified copies of the death certificate

Secure the decedent’s home, vehicles, and valuables

Notify close family members and heirs

Arrange for care of pets or dependents

Make funeral/burial or cremation arrangements (per the decedent’s wishes, if
known)

Review and gather estate planning documents (trusts, power of attorney, et
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Begin the Probate Process

File the Will with the probate court (if applicable)

File a Petition for Probate in the appropriate court

Notify interested parties and heirs/beneficiaries

Receive Letters Testamentary / Letters of Administration (legal authority to act)
Open a probate estate bank account

B 3.
Inventory and Appraisal

Identify, gather, and inventory all assets (real estate, bank accounts, personal
property, etc.)

Obtain professional appraisals for real estate and valuable items

Transfer or secure titles and deeds (vehicles, real estate, etc.)

Maintain property (insurance, utilities, maintenance)

File the Inventory and Appraisal with the court (as required)

Notify Creditors & Pay Debts

Notify known creditors

Publish a Notice to Creditors in the newspaper (if required)
Review and validate creditor claims

Pay legitimate debts and expenses (funeral, taxes, mortgage, etc.)
Dispute or deny improper claims

Keep detailed records of all payments



5.
Handle Taxes

e Obtain a Tax ID Number (EIN) for the estate

e File the decedent’s final personal income tax return

» File estate income tax returns (IRS Form 1041, if required)
e Pay any estate taxes owed (state/federal)

e Consider consulting a CPA or tax adviso
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Manage and Liquidate Assets (if needed)

Determine which assets need to be sold or distributed

Sell estate property, vehicles, or personal belongings (if required)
Hold an estate sale or arrange donation pickups

Close or transfer accounts (bank, investment, utilities, etc.

7.
Distribute the Estate

e Prepare a final accounting of the estate (income, expenses, distributions)
e Obtain court approval for final distribution (in supervised probate)

e Distribute assets to heirs or beneficiaries per the Will or state law

e Have beneficiaries sign receipts for distributions

» 8.
Close the Estate

» File a petition to close the estate with the court
e Submit final reports, receipts, and any waivers
e Pay final court costs and fees

e Receive court approval and order of discharge
» Close the estate bank account

e Retain records for at least 3-7 years



Helpful Resources

e Local probate court website and forms www.ut.courts.gov
e |IRS Guide on estate taxes www.irs.gov
e Social Security survivor benefits information www.ssa.gov

Final Thoughts

Being a PR is a demanding job, but with the right tools, support, and
knowledge, you can do it well. You are not alone. Whether you need a
contractor, attorney, or just someone to walk the property with you —
there are professionals ready to help

Get trusted guidance BEFORE you make any decisions
Schedule your free, no-pressure consultation today
(801) 631-7653

Shane & Cathi Hughes
Probate-Certified Real Estate Specialist
www.probate-utah.com

Helping Families Navigate Probate with Confidence
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