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Abstract

A computer-implemented mortgage loan application data processing system comprises user interface logic and a
workflow engine. The user interface logic is configured to receive mortgage loan application data for a mortgage
loan application from a borrower. The workflow engine has stored therein a list representing tasks that need to
be performed in connection with the mortgage loan application, including tasks for fulfillment of underwriting
conditions. The workflow engine is configured to cooperate with the user interface logic to prompt the borrower
to perform the tasks. The system is configured to provide the borrower with a fully-verified approval for the
mortgage loan application. The fully-verified approval indicates that the mortgage loan application data received
from the borrower has already been verified as accurate using information from trusted sources. The mortgage
loan application may then be provided to different lenders with the different lenders being able to authenticate the
fully-verified approval status.
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Parent Case Text

CROSS REFERENCE TO RELATED APPLICATIONS

This application is a continuation of U.S. Ser. No. 11/002,010, entitled "System and Method for Processing a
Loan," filed on Nov. 30, 2004, which claims the benefit under 35 U.S.C. .sctn.119(e) of (1) U.S. Prov. Ser.
No. 60/526,027, entitled "System and Method for Processing a Loan," filed on Dec. 1, 2003; (2) U.S. Prov.
Ser. No. 60/528,299, entitled "System and Method for Processing a Loan," filed on Dec. 10, 2003; and (3)
U.S. Prov. Ser. No. 60/571,266, entitled "System and Method for Processing a Loan," filed on May 14, 2004,
all of which are hereby expressly incorporated by reference. This application also claims the benefit under 35
U.S.C. .sctn.119(e) of U.S. Prov. Ser. No. 60/674,728, entitled "System and Method for Processing a Loan,"
filed on Apr. 26, 2005. This application also hereby expressly incorporates the following additional pending
patent applications: U.S. Ser. No. 10/733,701, entitled "System and Method for Facilitating Home Ownership,"
filed on Dec. 11, 2003; U.S. Ser. No. 10/736,484, entitled "Systems and Methods for Facilitating the Flow of
Capital Through the Housing Finance Industry," filed on Dec. 15, 2003; U.S. Ser. No. 10/324,090, entitled
"Method and Apparatus for the Customization of an Automated Loan Underwriting System," filed on Dec. 20,
2002; U.S. Ser. No. 10/405,890, entitled "Electronic Mortgage Quality Control," filed on Apr. 1, 2003; and
U.S. Ser. No. 60/533,851, entitled "System and Method for Facilitating Underwriting of Mortgage Loans," filed
on Dec. 31, 2003.

Claims

What is claimed is:

1. A computer-implemented mortgage loan application data processing system comprising: a machine; and a
memory having machine-executable mstructions stored therein, the machine executing the instructions, the
machine and instructions in combination implementing user mterface logic, the user interface logic being
accessible by a borrower, the user interface logic being configured to receive mortgage loan application data for
a mortgage loan application from the borrower; a casefile data service configured to create a casefile
identification number associated with the mortgage loan application and store the mortgage loan application data
i a database, the casefile identification number usable to retrieve the mortgage loan application data from the
database; and a workflow engine, the workflow engine having stored a list representing tasks that need to be
performed in connection with a mortgage loan application for a mortgage loan for the borrower, the tasks
mncluding tasks for fulfillment of underwriting conditions generated by an automated underwriting engine, the
workflow engine being configured to cooperate with the user interface logic to prompt the borrower to perform
the tasks represented in the list including the tasks for the fulfillment of the underwriting conditions; wherein the
system is configured to provide the borrower with a fully-verified approval for the mortgage loan application, the
fully-verified approval indicating that the mortgage loan application data received from the borrower has already
been verified as accurate using information from trusted sources, and the fully-verified approval being provided in
a form that allows the mortgage loan application to be provided to different lenders with the different lenders
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being able to authenticate the fully-verified approval status of the mortgage loan application; wherem the fully-
verified approval pre-designates the mortgage loan application as being in immediate condition to be used to
originate a mortgage loan that has been predetermined by a secondary mortgage market participant to be salable
to the secondary mortgage market participant with no further documentation being required in order to fulfill the
underwriting conditions, and wherein the automated underwriting engine that generates the underwriting
conditions is provided by the secondary mortgage market participant; and wherein the fully-verified approval
comprises an authentication code provided to the borrower, the authentication code indicating the fully-verified
approval status of the mortgage loan application and being useable by the different lenders to authenticate the
fully-verified approval status of the mortgage loan application.

2. A system as defined in claim 1, wherein the information from the trusted sources is received by way of a
trusted information repository, the trusted information repository storing financial information for the borrower,
mcluding information from an employer of the borrower, information from credit agencies, and tax mformation for
the borrower.

3. A system as defined in claim 1, wherein the user interface logic is accessible to the borrower by way of the
Internet.

4. A system as defined in claim 1, wherein the system is configured to generate a data file that comprises the
mortgage loan application and the authentication code.

5. A system as defined in claim 4, wherein the data file further comprises documents required to fulfill the
underwriting conditions, and wherein the information from the trusted sources is embodied in the documents.

6. A system as defined in claim 5, wherein the user nterface logic is configured to transmit the data file to a
plurality of lenders.

7. A system as defined in claim 6, wherein the user interface logic is configured to receive bids responsive to the
data file from the plurality of lenders.

8. A system as defined in 7, wheremn the system is associated with a third party mtermediary, the third party
mtermediary being different than the plurality of lenders from which the bids are received and being different than
the secondary mortgage market participant associated with the automated underwriting engine.

9. A system as defined in claim 1, wherein the user interface logic is configured to provide the borrower with
screen displays comprising document checklists advising the borrower what documents are needed to complete
the loan application.

10. A system as defined in claim 9, wherein the user interface logic is configured to provide the borrower with
tools accessible by the borrower to upload documents required pursuant to the underwriting findings and to

transcribe data from the documents into alphanumeric format.

11. A system as defined in claim 1, wherein the automated underwriting engine is customizable by the different
lenders to include lender-specific underwriting rules for underwriting mortgage loan applications.
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12. A computer-implemented mortgage loan data processing system, comprising: a machine; and a memory
having machine-executable instructions stored therem, the machine executing the mstructions, the machine and
mstructions in combination implementing a workflow engine having stored therein a list representing tasks that
need to be performed in connection with a mortgage loan application for a mortgage loan for a borrower, the
tasks including tasks for fulfillment of underwriting conditions generated by an automated underwriting engine; a
service ordering engine configured to order services from service providers in connection with the mortgage loan
application; borrower user interface logic configured to provide a borrower user interface accessible to the
borrower by way of the Internet, the borrower user interface being configured to receive the mortgage loan
application data from the borrower and to provide the borrower with access to the workflow engine, the
borrower user interface being configured to provide one or more display screens configured to provide the
borrower with information concerning the underwriting conditions, prompt the borrower to perform the tasks for
the fulfillment of the underwriting conditions generated by the automated underwriting engine, provide the
borrower with tools to upload documents required to fulfill the underwriting conditions, and provide the
borrower with tools to access the service ordering engine to order the services from the service providers; and a
casefile data service configured to create a casefile identification number associated with the mortgage loan
application and store the mortgage loan application data in a database, the casefile identification number usable
to retrieve the mortgage loan application data from the database; wherein the system is configured to provide the
borrower with a full-documentation approval for the mortgage loan application, the full-documentation approval
indicating that the mortgage loan application is fully-verified and that no further documentation is required to fulfill
underwriting conditions, the full-documentation approval being provided in a form that allows the mortgage loan
application to be provided to different lenders with the different lenders being able to authenticate the full-
documentation approval status of the mortgage loan application; wherein the full-documentation approval pre-
designates the mortgage loan application as being in immediate condition to be used to originate a mortgage loan
that has been predetermined by a secondary mortgage market participant to be salable to the secondary
mortgage market participant, wherein the automated underwriting engine that generates the underwriting
conditions is provided by the secondary mortgage market participant; and wherein the full-documentation
approval comprises an authentication code provided to the borrower, the authentication code indicating the full-
documentation approval status of the mortgage loan application and being useable by the different lenders to
authenticate the full-documentation approval status of the mortgage loan application.

13. A system as defined in claim 12, wherein the nformation is income verification information, and wherein the
documents are mcome verification documents.

14. A system as defined in claim 12, wherein the borrower user interface is configured to provide the borrower
with document checklists advising the borrower what documents are needed to complete the loan application.

15. A system as defined in claim 12, wherein the automated underwriting engine is customizable by the different
lenders to include lender-specific underwriting rules for underwriting mortgage loan applications.

16. A computer-implemented mortgage loan application data processing method comprising: providing a
borrower access to user interface logic, the user interface logic being configured to collect mortgage loan
application data from the borrower for a mortgage loan application, the user mterface logic being implemented by
a machine having a processor and machine-executable instructions executed by the processor; generating a
casefile identification number associated with the mortgage loan application; storing the casefile identification
number in a computer-implemented database; processing the mortgage loan application for the borrower using a
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workflow engine, the mortgage loan application being processed in accordance with user nputs received from
the borrower via the user mterface logic, the workflow engine mcluding a memory having stored therein a list
representing tasks that need to be performed in connection with the mortgage loan application, the tasks
mcluding tasks for fulfillment of the underwriting conditions, the workflow engine being implemented by the
machine having the processor and machine-executable mstructions executed by the processor; and providing the
borrower with a fully-verified approval for the mortgage loan application, the fully-verified approval indicating
that the mortgage loan application data received from the borrower has already been verified as accurate using
information from trusted sources, the fully-verified approval being provided in a form that allows the borrower to
provide the mortgage loan application to different lenders with the different lenders being able to authenticate the
fully-verified approval status of the mortgage loan application; wherein the fully-verified approval pre-designates
the mortgage loan application as being in immediate condition to be used to originate a mortgage loan that has
been predetermined by a secondary mortgage market participant to be salable to the secondary mortgage
market participant with no further documentation being required in order to fulfill the underwriting conditions, and
wherein the automated underwriting engine that generates the underwriting conditions is provided by the
secondary mortgage market participant; and wherein the fully-verified approval comprises an authentication code
provided to the borrower, the authentication code indicating the fully-verified approval status of the mortgage
loan application and being useable by the different lenders to authenticate the fully-verified approval status of the
mortgage loan application.

17. A method as defined in claim 16, further comprising providing the borrower with document checklists
advising the borrower what documents are needed to complete the loan application.

18. A method as defined in claim 17, further comprising providing the borrower with instructions for submitting
the documents in the document checklists.

19. A method as defined in claim 16, further comprising generating a data file comprising the mortgage loan
application and the authentication code indicating the fully-verified approval status of the mortgage loan
application, transmitting the data file to a plurality of different mortgage lenders, and receiving bids from the
plurality of different mortgage lenders for the mortgage loan application responsive to the data file.

20. A method as defined in claim 19, wherein the bids are all-in bids reflecting total closing costs for the
mortgage loan application.

21. A computer-implemented mortgage loan application data processing system comprising: a machine; and a
memory having machine-executable instructions stored therein, the machine executing the instructions, the
machine and instructions in combination implementing (A) user interface logic, the user mterface logic being
accessible by a borrower by way of the Internet, the user mterface logic being configured to receive mortgage
loan application data for a mortgage loan application from a borrower; and (B) a workflow engine, the workflow
engine having stored a list representing tasks that need to be performed in connection with a mortgage loan
application for a mortgage loan for a borrower, the tasks ncluding tasks for fulfillment of underwriting conditions
generated by an automated underwriting engine associated with a secondary mortgage market participant, the
workflow engine being configured to cooperate with the user interface logic to prompt the borrower to perform
the tasks represented in the list including the tasks for the fulfillment of the underwriting conditions; (C) a service
ordering engine, the service ordering engine being coupled to a plurality of service providers by way of way of a
network, the service ordering engine being configured to order services from the service providers in connection
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with the mortgage loan application by way of the Internet; and (D) a casefile data service configured to create a
casefile identification number associated with the mortgage loan application and store the mortgage loan
application data in a database, the casefile identification number usable to retrieve the mortgage loan application
data from the database; wherein the user mterface logic is configured to (i) provide the borrower with screen
displays comprising document checklists advising the borrower what the documents are required to complete the
loan application pursuant to the underwriting findings, (ii) provide the borrower with tools accessible by the
borrower to upload the documents required to complete the application, and (iii) provide the borrower with
access to the service ordering engine to order the services from the service providers in connection with the
mortgage loan application; wherein the system is configured to provide the borrower with a fully-verified
approval for the mortgage loan application, the fully-verified approval indicating (i) that the mortgage loan
application data received from the borrower has already been verified as accurate using information from trusted
sources, the trusted sources comprising the documents provided by the borrower, and (ii) that no further
verification documentation is required m order to fulfill the underwriting conditions, the fully-verified approval
pre-designating the mortgage loan application as being in immediate condition to be used to originate a mortgage
loan that has been predetermined to be salable to the secondary mortgage market participant with no further
documentation being required in order to fulfill the underwriting conditions; wherein the system is configured to
generate a data file that comprises the mortgage loan application, the documents required to fulfill the
underwriting conditions, and an authentication code, the authentication code indicating the fully verified approval
status of the mortgage loan application and being useable by a plurality of different lenders to authenticate the
fully-verified approval status of the mortgage loan application; wherein the information comprises income
verification information for the borrower and the documents are mcome verification documents.

22. A computer-implemented data processing system for managing processing of mortgage loan applications,
comprising: a machine; and a memory having machine-executable mstructions stored therein, the machine
executing the instructions, the machine and instructions in combination implementing (A) an underwriting engine,
the underwriting engine being configured to receive mortgage loan application data pertaining to a mortgage loan
application for a mortgage loan for a borrower, the underwriting engine being configured to generate underwriting
findings including underwriting conditions for the mortgage loan application; (B) task manager logic, the task
manager logic being configured to receive the underwriting findings from the automated underwriting engine, the
task manager logic comprising rules logic including (1) underwriting rules, the underwriting rules being useable to
process the underwriting findings to generate a list representing tasks that need to be performed in connection
with the mortgage loan application, and (2) lender rules, the lender rules comprising lender-specific rules for
processing the underwriting findings to configure which tasks are represented in the list in accordance with lender
preferences; (C) a workflow engine, the workflow engine being configured to receive the list from the task
manager logic, the workflow engine being configured to prompt the borrower user to perform the tasks
represented in the list and to track completion of the tasks represented in the list; (D) a service ordering engine,
the service ordering engine being connected to a plurality of different service providers by way of the Internet,
the service providers being entities that perform services in connection with mortgage loan applications, the
service ordering engine being configured to order services from the service providers in connection with the
mortgage loan application; (E) data capture services logic, the data capture services logic comprising logic for
capturing data associated with documents received in connection with the mortgage loan application, the
documents being received responsive to the tasks, the data capture services logic being configured to associate
documents received from the service providers with the mortgage loan application; (F) integration logic, the
mtegration logic being configured to receive additional tasks from other sources such that the additional tasks
may be mtegrated with the list generated based on the underwriting findings; (G) user interface logic, the user
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mterface logic including web-to-workflow engine middle tier logic, the middle tier logic being configured to
provide a borrower user interface accessible to the borrower by way of the Internet, the borrower user interface
being configured to cooperate with the workflow engine to prompt the borrower to perform the tasks
represented in the list, the borrower user interface comprising screen displays which prompt the borrower to
perform the tasks represented m the list, the screen displays prompting the borrower to perform the tasks by
displaying the tasks and displaying status information for the tasks, the borrower user interface being accessible
to the borrower to permit the borrower to perform the tasks represented in the list, and the borrower user
mterface being configured to access the service ordering engine to order a service in connection with the
mortgage loan application; and (H) a casefile data service configured to create a casefile identification number
associated with the mortgage loan application and store the mortgage loan application data in a database, the
casefile identification number usable to retrieve the mortgage loan application data from the database; wherein
the system is configured to provide the borrower with a full-documentation approval for the mortgage loan
application, the full-documentation approval indicating that no further documentation is required to fulfill the
underwriting conditions, the full-documentation approval being provided in a form that allows the mortgage loan
application to be provided to different lenders with the different lenders being able to authenticate the full-
documentation approval status of the mortgage loan application; wherein the full-documentation approval
indicates that the mortgage loan application data received from the borrower has been verified as accurate using
mformation from trusted sources, the trusted sources including documents provided by the borrower, the full
documentation including an authentication code indicating the full-documentation approval status of the mortgage
loan application and being useable by the different lenders to authenticate the fully-verified approval status of the
mortgage loan application; wherein the information includes income verification information and the documents
include income verification documents.

Description

BACKGROUND

The purchase of a home is typically the largest investment that a person makes. Because of the amount of money
required to purchase a home, most home buyers do not have sufficient assets to purchase a home outright on a
cash basis. In addition, buyers who have already purchased a home may wish to refinance their home. Therefore,
potential home buyers consult lenders such as banks, credit unions, mortgage companies, savings and loan
mstitutions, state and local housing finance agencies, and so on, to obtain the funds necessary to purchase or
refinance their homes. These lenders offer mortgage products to potential home buyers or borrowers. Borrowers
may also obtain information regarding available mortgage products from other types of advisors such as
mortgage brokers and realtors.

Typically, when a borrower works with an advisor to obtain a loan, the advisor first obtains various financial and
other information from the borrower. Using this information, the advisor selects a particular loan product for the
borrower which the advisor perceives as likely being available to the borrower. The advisor may then use an on-
line automated underwriting engine to obtain an underwriting recommendation for the particular mortgage
product for the borrower.

In addition to underwriting, the borrower may be required to submit a number of other documents such as pay
stubs to verify income, declarations that certain court judgments do not refer to them or encumber their property,
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and so on. In many instances, the information is not required initially, but is required upon further processing of
the application. Managing the flow of information and the associated documents that include the information is
often a formidable task, especially in situations where a large number of applications are being processed
simultaneously.

Oftentimes, one or more individuals is charged with managing a large number of loan applications. Due to the
high volume of applications, it is easy for the person responsible for a loan application to forget to inform the
borrower that certain information is required or to not act as quickly on providing the information as would be
desirable. These potential delays and the costs associated with managing the loan application in this manner serve
to increase the overall cost of borrowing money to pay for the home--even to the pomnt of preventing some
borrowers from being able to achieve the dream of homeownership. At the very least, the cost associated with
obtaning a loan may discourage present homeowners from taking advantage of lower interest rates by
refinancing their current loan.

Reducing these costs would translate into greater savings to the home owner, more efficient allocation of
resources through refinancing, and, ultimately, result in more families achieving the dream of homeownership.
More families would achieve the dream of homeownership if a system was provided that made the process of
originating a loan less labor intensive, more streamlined, and, ideally, less costly.

Accordingly, it would be advantageous to provide a system and method that make the loan origination process
less labor intensive, more efficient and streamlined, and, ideally, less costly. It would be desirable to provide a
system and method or the like of a type disclosed in the present application that includes any one or more of
these or other advantageous features. It should be appreciated, however, that the teachings herein may also be
applied to achieve systems and methods that do not necessarily achieve any of the foregoing advantages but
rather achieve different advantages.

SUMMARY

An exemplary embodiment relates to a computer-implemented mortgage loan application data processing system
comprising user interface logic and a workflow engine. The user interface logic is accessible by a borrower and is
configured to receive mortgage loan application data for a mortgage loan application from the borrower. The
workflow engine has stored therein a list representing tasks that need to be performed in connection with a
mortgage loan application for a mortgage loan for the borrower. The tasks include tasks for fulfillment of
underwriting conditions generated by an automated underwriting engine. The workflow engine is configured to
cooperate with the user interface logic to prompt the borrower to perform the tasks represented in the list
including the tasks for the fulfillment of the underwriting conditions. The system is configured to provide the
borrower with a fully-verified approval for the mortgage loan application. The fully-verified approval indicates
that the mortgage loan application data received from the borrower has already been verified as accurate using
mformation from trusted sources. The fully-verified approval is provided n a form that allows the mortgage loan
application to be provided to different lenders with the different lenders being able to authenticate the fully-
verified approval status of the mortgage loan application.

It should be understood that the detailed description and specific examples, while indicating preferred
embodiments of the present mvention, are given by way of illustration and not limitation. Many modifications and
changes within the scope of the present invention may be made without departing from the spirit thereof, and the
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mnvention includes all such modifications.

BRIEF DESCRIPTION OF THE DRAWINGS

FIG. 1 is a block diagram of a mortgage loan data processing system.

FIG. 2 is a diagram showing aspects of the system of FIG. 1 in greater detail

FIG. 3 is a flowchart showing operation of the system of FIGS. 1-2 during an underwriting operation.
FIGS. 4-5 are underwriting conditions returned as a result of an underwriting operation.

FIG. 6 is a flowchart showing operation of the system of FIGS. 1-2 to manage workflow in connection with a
mortgage application.

FIG. 7 is a diagram showing sources of tasks in a task list generated by the system of FIGS. 1-2.

FIG. 8 is a flowchart showing operation of the system of FIGS. 1-2 to manage document ordering and
processing in connection with a mortgage application.

FIG. 9 is a block diagram showing connection between a service ordering engine of the system of FIGS. 1-2
and service providers in greater detail.

FIG. 10 s a flowchart showing operations in connection with a service ordering engine of the system of FIGS. 1-
2.

FIG. 11 is rules logic accessed by the service ordering engine of the system of FIGS. 1-2.
FIG. 12 is an admnistrative website of FIG. 2 shown in greater detail.

FIG. 13 is a flowchart showing operation of the system of FIGS. 1-2 in connection with a resubmission
operation.

FIG. 14 is a flowchart showing operation of the system of FIGS. 1-2 in connection with a reconciliation
operation.

FIG. 15 is a diagram showing a manner in which the system of FIGS. 1-2 implement a feedback loop for loan
processing.

FIG. 16 is a block diagram showing functional relationships between various user interfaces and a task manager
ofthe system of FIGS. 1-2.

FIG. 17 1s a block diagram showing functions available to be performed via various user interfaces in the system
of FIGS. 1-2.
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FIG. 18 is a diagram showing prioritization rules of FIG. 2 in greater detail.

FIG. 19 is a flowchart showing operation of prioritization rules of FIG. 2 in greater detail.
FIG. 20 is a block diagram showing prioritization processing tools of FIG. 2 in greater detail
FIGS. 21-25 are a loan application process implemented by the system shown in FIGS. 1-2.
FIGS. 26-54 are screen displays generated during operation of the system of FIGS. 1-2.
FIG. 55 is a block diagram showing workflow analysis logic of FIG. 2 in greater detail.

FIGS. 56-57 are reports which may be generated based on performance modeling performed by workflow
analysis logic of FIG. 2.

FIG. 58 is a flowchart showing operation of the system of FIGS. 1-2 in connection with improving the ability of
underserved borrowers to obtain a mortgage loan.

DETAILED DESCRIPTION OF EXEMPLARY EMBODIMENTS
1. Structure and Operation of Exemplary System

Referring now to FIG. 1, a simplified schematic illustration of an exemplary mortgage process management
system 10 is shown. System 10 may be used by users such as mortgage brokers, underwriters, loan officers,
loan processors, service providers, consumers, and/or other persons and entities involved in processing a
mortgage loan application. System 10 is usable to assist these entities with managing the flow of mformation and
the associated documents related to the mortgage origination process.

In an exemplary embodiment, system 10 may be configured to support automation and integration of a lender's
loan-processing activities by automatically generating, from underwriting findings, and other sources as
appropriate, an actionable list of pre-closing tasks. The task list may list each pre-closing task along with its
status (e.g. new, requested, in progress, complete), and provide access to automated support for performing that
task. Tasks that involve the clearing of conditions, whether from the underwriting findings, pre-closing/closing
conditions, lender conditions for a specific mortgage product or products, and/or conditions specific to an
individual loan, may be processed from the task list. Likewise, any tasks that include ordering of services such as
ML, flood certification, closing, etc., may also be processed from the task list.

In an exemplary embodiment, system 10 may be configured to provide processing support for each loan-
processing task. For example, system 10 may step an individual user through the sub-tasks necessary to
complete the task. System 10 may also permit the ordering, electronic receipt, viewing, and verification of any
required documents through an integrated electronic document repository. Additionally, system 10 may provide
work queue management capability to route and distribute tasks, on both the loan and condition levels, within a
lender organization and/or among third parties. Additionally, system 10 may provide the ability to route tasks
based on business preference, role, and/or competency.
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In an exemplary embodiment, system 10 may be configured to provide detailed processing workflow through
post-closing. Features may include task routing, task aging and prioritization, automated time-sensitive
notifications and alerts, document and data reconciliation, outsourcing overflow processing, settlement service
collaboration and task management, fraud management, time/task sensitive electronic quality control, data
exchange, document exchange, automated processes, and/or trailing document management. In other
embodiments, system 10 may be configured to provide features which are different than those described above.

In the exemplary configuration of FIG. 1, system 10 comprises computers 20, user interfaces 22, workflow
processing system 24, document services logic 26, and loan origination system 28. Computers 20 are used by
different types of users to gain access to system 10. The different types of users may be from mnstitutions that
serve different functions in originating a mortgage. As previously noted, system 10 may be used by users such as
mortgage brokers, loan officers, loan processors, service providers, investors, consumers, and/or other persons
and entities involved in processing a mortgage loan application. Herein, the term "consumer" is used generically to
include any person or group of people that potentially will or will obtain a loan, and is used interchangeably with
other like terms used herein including "potential borrower," "borrower," "potential home buyer," and so on.
Computers 20 may comprise conventional input and display devices such as one or more desktop computers,
laptop computers, personal digital assistants, handheld computers, Internet terminals, and so on.

User interfaces 22 may include different user interfaces for different types of users, such as a mortgage broker
user interface for mortgage brokers, a loan officer user interface for loan officers, a loan processor user interface
for loan processors, a settlement agent user mnterface for settlement agents, service provider user interfaces for
service providers, an investor user interface for investors, and a consumer user interface for consumers. User
mterfaces 22 may be accessed by different users via computers 20 to perform such tasks as submitting a loan
application for underwriting, viewing checklists, viewing status, ordering services, viewing'documents, providing
data, processing documents, clearing a mortgage application for closing, preparing a mortgage for sale in the
secondary market, delivering the mortgage application for sale in the secondary market, managing user-
configurable business logic and preferences in system 10, and so on. Additional, fewer, and/or different user
mterfaces 22 may also be provided. For example, depending on the type of entity that provides workflow
processing system 24, the customers it serves and/or the partners/affiliates with which it conducts business, a
different set of interfaces may be desirable.

User interfaces 22 may comprise screen displays and other data interchange tools (e.g., web pages) that elicit
and receive information from users and that are preferably accessible to the users by way of a computer network
32. Computer network 32 may, for example, comprise one or more ofthe Internet or other globally and publicly
accessible computing network, a local or wide area dedicated or private network, wireless network, dial-up
services, etc. In the illustrated embodiment, workflow processing system 24 is a web-based tool that is
accessible, at least partially, by way of the Internet, and the user interfaces 22 are websites. Websites 22 may
provide web pages, computer-implemented tools, etc., to users using computers 20.

Workflow processing system 24 may comprise one or more physical or logical servers or other computers
including a microprocessor and a memory programmed with control files comprising executable program
mstructions to provide the features described herein. To the extent that multiple servers or other computers are
used, the various functions described herein may be distributed among the various computers.

Workflow processing system 24 may comprise multiple tiers of program logic in order to provide the features

patft.uspto.gov/netacgi/nph-Parser?Sect1=PT0O2&Sect2=HITOFF&p=1&u=%2Fnetahtm|%2FPTO%2Fse... 18/64



4/10/12 United States Patent: 7653592

described herein. Such tiers may include a user interface tier 40, a rules management tier 42, and a workflow
management tier 44. User interface tier 40 comprises user interface logic that provides user interfaces 22 to the
different types of users using computers 20. As previously noted, in the illustrated embodiment, workflow
processing system 24 is a web-based tool that is accessible, at least partially, by way of the Internet. In this
embodiment, user interface logic 40 may be configured as a web-to-workflow engine middle tier that decouples
the business and application logic of workflow processing system 24 from the presentation layer and that
provides a web-based user interface comprising websites 22.

Rules management tier 42 is useable to manage various rules stored in a rules repository 80 (FIG. 2). Such rules
may include rules useable to process underwriting findings to generate a task list, rules useable to determine when
a mortgage loan application should be resubmitted for underwriting, rules useable to reconcile task lists when a
new task list is generated, rules useable by a lender to configure workflow sequencing, rules useable to facilitate
vendor selection and management in connection with ordering services in connection with loan applications, rules
useable to prioritize tasks to be performed, rules to implement lender-specific workflow sequences, rules useable
to update loan application data, and so on, as will be described in greater detail below.

Workflow management tier 44 comprises logic for managing the flow of information and the associated
documents related to the mortgage origination process. The flow of information is managed by generating,
maintaining, and monitoring fulfillment of tasks identified in a task list 60. Task list 60 is generated from
underwriting findings, and other sources as appropriate, and is used to track fulfillment of conditions for a
mortgage loan application, including tracking documents and other data that have been obtained and entered n
database 26 and/or database 62. Workflow management tier 44 also allows custom conditions to be received
by way of a custom conditions file 66. For example, if the loan originator notes in the sales contract that the
purchaser has conditioned purchase of the property based on completion of a successful home inspection, the
successful completion of a home inspection may be entered as a condition. Workflow management tier 44 may
further utilize other functional engines and resources, such as automated underwriting engine 52, casefile data
service 54, service ordering engine 56, and a closing and funding engine 58. Operation of workflow management
tier 44 is described in greater detail below in connection with FIG. 2.

Document services logic 26 comprises logic for automating or partially automating document management
services, including services for loading documents and document-derived data mto a database 118 (FIG. 2). For
example, such services may include mail processing, image scanning indexing, long term vaulting, faxing, data
entry, and so on, as described in greater detail below. Data that may be stored may include loan application data
such as alphanumeric data and/or image data associated with loan application documents (e.g., 1003 forms,
appraisal documents, real estate purchase contracts, pay stubs, W-2's etc.), data relating to one or more product
characteristics of mortgage products offered by one or more lenders, and so on.

Loan orignation system 28 may be a commercially available loan origination system operated by a lender. Loan
origination system 28 may be used by a lender to collect mortgage application data from a borrower and to
perform other functions in connection with origmating a mortgage. Data collected from the borrower may be
communicated to workflow processing system 24. In another embodiment, loan origination system 28 is included
mn the functionality offered by workflow processing system 24.

Mortgage process management system 10 (and particularly, workflow system 24) may be provided by any one
or more of the different types of entities that serve the primary and secondary mortgage market. Herein, it will be
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assumed that system 10 is provided by a secondary mortgage market participant that routinely works with
multiple lenders, e.g., such as an entity that operates as one or more of a mortgage purchaser, investor,
guarantor, securitizer, and so on. In this configuration, system 10 may be configured to provide a standard
system which may be used by multiple lenders, brokers, or other loan originators for originating a mortgage.

In an exemplary embodiment, the provider of system 10 operates as an application service provider to provide
system 10 to multiple mstitutions. System 10 provides a complete package for an institution by making available
to all institutions (even those without expertise to develop websites, develop and maintain software, hardware,
etc.) the features and functionality disclosed. Further, system 10 may be brandable to reflect the corporate
identities of different institutions. Institutions without expertise in website development and system administration
are provided with a brandable system that they can configure with their own logos, color schemes, fonts, and text
messages to provide the system with a "look and feel" that is consistent with their corporate identity.

Providing system 10 in this manner helps reduce mortgage origination costs for the other mstitutions and,
ultimately, for the consumer. Further, by reducing mortgage origination costs, system 10 facilitates to flow of
capital through the housing finance industry. Of course, other configurations are possible which achieve different
advantages. For example, in another embodiment, system 10 may be provided as a system custom-built for a
lender and not necessarily made to available to other lending mnstitutions.

Referring now to FIG. 2, FIG. 2 is a block diagram showing selected aspects of FIG. 1 in greater detail. As
shown in FIG. 2, websites 22 include an automated underwriting website 72 accessible to lenders and brokers
for submitting mortgage loan applications for underwriting, workflow websites 74 accessible to various users for
performing loan processing (e.g., viewing checklists, viewing status, ordering services, viewing documents,
processing documents, clearing loans for closing, preparing loans for sale, delivering loans, and so on), and an
administrative website 76 accessible to users for managing rules stored in a rules repository 80. Additionally,
web-to-workflow engine middle tier 40 comprises XML integration service logic 106 and master-view-
controller (MVC) logic 120. Further, rules management tier 42 comprises rules administration logic 84 which is
coupled to rules repository 80. Additionally, workflow management tier 44 comprises workflow gateway 102,
task manager engine 108, and workflow engine 114.

Referring now also to FIGS. 3-4, the operation of the system shown in FIG. 2 will now be described. Referring
first to FIG. 3, FIG. 3 is a flowchart showing operation of the system of FIG. 2 when a mortgage loan
application is initially collected and submitted to automated underwriting engine 52. At step 200, loan application
data (e.g., Form 1003 loan application data) is collected from a consumer using loan origination system 28
(FIG. 1). Step 200 may be performed using loan origination system 28. Step 200 may also be performed, for
example, using the systems and processes described in connection with FIGS. 11-31 of the above-referenced
U.S. patent application Ser. No. 10/736,484, entitled "Systems and Methods for Facilitating the Flow of Capital
Through the Housing Finance Industry," filed on Dec. 15, 2003, or FIGS. 6-18 of the above-referenced U.S.
patent application Ser. No. 10/733,701, entitled "System and Method for Facilitating Home Ownership," filed
on Dec. 11, 2003, and accompanying discussion. The loan application data may be received from a user via a
consumer-direct interface, a trusted advisor interface, a call center interface, etc.

At step 202, a user such as a mortgage broker or lender may access automated underwriting website 72 to
submit the mortgage loan application for automated underwriting. In practice, website 72 may be configured to
mteract with loan origination system 28, such that the broker or lender may collect mortgage loan application
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data from the borrower and submit the mortgage loan application for underwriting without having to manually re-
key the mortgage loan application data. Alternatively, website 72 may be a stand-alone website that is not
mtegrated with a loan origination system (e.g., user enters 1003 data directly). Website 72 may be implemented
m accordance with the teachings of U.S. Prov. Pat. App. Ser. No. 60/533,851, entitled "System and Method
for Facilitating Underwriting of Mortgage Loans" filed Dec. 31, 2003. Website 72 may also be a website that is
accessible directly by a consumer (e.g., ifa lender provides a website that is useable by a consumer to complete
a loan application on-line). Loan application data may be received from loan origination system 28, for example,
in the form of an XML file. The loan application data is received via automated underwriting website 72 and
transmitted to XML mtegration service logic 106. XML integration service logic 106 provides an XML interface
for exchanging mformation, e.g., in the form of XML files.

XML mtegration service logic 106 then transmits the loan application data to casefile data service logic 54 by
way of MISMO gateway 130 (step 204). MISMO gateway 130 provides an interface for processing electronic
loan applications in compliance with standards set by the Mortgage Industry Standards Maintenance
Organization (MISMO). Upon receiving the loan application data, casefile data service 54 creates a new casefile
for the loan application and stores the loan application data in the form of a file 134 in casefile database 62 (step
206). The loan application data is also transmitted to automated underwriting engine 52, which generates output
n the form of underwriting findings (e.g., a codified findings file 136) (step 208). The underwriting findings are
then returned to the user via XML integration service logic 106 and provided to the user via automated
underwriting website 72 (step 210).

Referring now to FIGS. 4-5, FIGS. 4-5 depict screen shots showing human-readable messages that may be
provided via website 72 and that reflect conditions contained in the codified findings file 136. The lender and
consumer messages describe various documents and other items that need to be obtained. System 10 manages
the workflow associated with obtaining and tracking the conditions in the codified findings file as reflected in
FIGS. 4-5. Likewise, for closing tasks and post-closing tasks, system 10 manages the workflow associated with
performing additional tasks as needed.

Referring now also to FIG. 6, FIG. 6 is a flowchart showing operation of the system of FIG. 2 during processing
of'a mortgage loan application. In order to use the workflow processing capabilities of workflow processing
system 24, a user is provided access to workflow processing system 24 by way of workflow websites 74 (step
220). Exemplary screen displays that may be provided via websites 74 are shown n FIGS. 27-50, described in
greater detail below. Websites 74 are coupled to workflow engine 114 by way of master-view-controller
(MVC) logic 120, which is a web presentation package used to provide a web presentation of data from
workflow engine 114 via websites 22. MVC logic 120 decouples the business and application logic of workflow
processing system 24 from the presentation layer.

In order to permit a user to perform processing in connection with a particular loan application, a casefile ID is
retrieved from the user via websites 22 (step 222). The casefile ID may be retrieved, for example, by user
mterface 22 responsive to user mputs elicited via a web page. For example, a user may enter the casefile ID of
an active loan application via an appropriate data entry field on a web page. Alternatively, a user may be
presented with a list of loans (e.g., as a result of a search conducted) and, in response, a selection of one of the
loans may be received from the user.

The casefile ID for the selected loan is then transmitted to workflow gateway 102 (step 224). In an exemplary
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configuration, workflow gateway 102 provides an interface to traffic information back and forth between
workflow management tier or system 44 (including task manager 108 and workflow engine 114) and other logic
(such as automated underwriting engine 52, service ordering engine 56, quality control engine 57, and so on) that
may be widely used by other systems external to system 10.

Workflow gateway 102 transmits the casefile ID to casefile data service 54 (step 226). Casefile data service 54
uses the casefile ID to access casefile database 62, which stores loan application data 134 and a codified
findings file 136 for the loan. Casefile data service 54 returns loan application data 134 and codified findings file
136 associated with the casefile ID to workflow gateway 102 (step 228). As will be described in greater detail
below, if processing has previously occurred with respect to the loan application and a task list 60 is already in
existence, then the pre-existing task list 60 is also returned to workflow gateway 102.

In one embodiment, workflow gateway 102 is further configured to receive other conditions from a user by way
of XML mtegration service logic 106 (step 230). XML mntegration service logic 106 permits one or more
additional conditions to be received from the user, for example, in the form of'a custom conditions file 66, which
may be another XML file. Any conditions received by way of custom conditions file 66 may then be added to
conditions specified in the codified findings file 136. For example, as previously mentioned, if the loan originator
notes in the sales contract that the purchaser has conditioned purchase of the property based upon completion of
a successful home inspection, the successful completion of a home inspection may be entered as a custom
condition.

Workflow gateway 102 cooperates with task manager 108 to generate task list 60 based on the conditions
identified by underwriting engine 52 and the conditions provided by the user (step 232). In an exemplary
embodiment, task list 60 takes the form of an XML document. In the preferred embodiment, workflow gateway
102 provides the codified findings file 136 and custom conditions file 66 to task manager 108, and task list 60 is
generated by task manager 108 using rules in rules repository 80. It will be appreciated, however, that functions
may be distributed in other ways. For example, these operations could instead be performed by workflow
gateway 102, or logic could be combined.

Task manager 108 parses the codified findings file 122. Based on the codified findings file 122, task manager
108 generates task list 60 and associated messages. Herein, "task manager" refers to logic that manages the
performance of tasks in connection with a loan application. Heremn, "condition" refers to a requirement that is to
be met. For example, an underwriting conditions may accompany a particular underwriting recommendation,
e.g., a loan may be recommended for approval conditioned upon one or more requirements being met. As
shown in FIGS. 4-5, examples of such conditions or requirements include requirements that particular documents
be provided, requirements that particular information in the loan application be verified, and so on. Herein, a
"task" refers to an action that needs to be performed during processing of the loan application (e.g., automatically
or manually) in order for a condition to be fulfilled. For example, if income verification is a condition of a loan
being recommended for approval, tasks may nclude ordering a copy of the borrower's W-2, receiving the copy
of'the W-2, and comparing the income as reported on the W-2 with the mcome as reported by the borrower.
Tasks are sometimes referred to herein as sub-conditions. Each different condition that is identified in the
codified findings file 136 maps to one or more tasks that need to be performed i order for the condition to be
fulfilled. Conditions may also come from other sources, such as conditions related to closing and post-closing.
Reference is also made herein to various types of lists related to conditions and tasks (e.g., task lists, checklists,
conditions lists, document checklists, shared checklists, and so on). All such lists are representative of tasks that
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need to be performed in connection with one or more loan applications. Herein, the term "list" is used to refer to
any stored data structure that comprises a plurality of data items (e.g., a plurality of tasks). The term "list" is not
meant to be limited in any way with regard to the manner (e.g., format, arrangement, location, grouping,
sequentialness, etc.) in which the data items are stored, and is not meant to preclude data other than the listed
data items being included in the data structure.

Task manager 108 includes a rules repository 80. In order to generate task list 60 from codified findings file 136
at step 232, task manager 108 accesses rules repository 80. Rules repository 80 contains various business rules
that govern business processes, requirements around findings, conditions, verification and closing tasks that need
to be performed, and so on.

In particular, to generate task list 60 at step 232, task manager 108 accesses underwriting rules 140.
Underwriting rules 140 are used to process loan application data 134 and codified findings file 136 generated by
underwriting engine 52 to generate task list 60. As indicated above, typically, each different condition that is
identified in the codified findings file 136 maps to one or more tasks that need to be performed i order for the
condition to be fulfilled. Underwriting rules 140 store the manner in which conditions map to tasks. Task
manager 108 may also access closing and post-closing rules 142, which may be comprise rules for tasks relating
to such things as scheduling closing services, title recording, quality control, funding, delivery, and so on. Closing
and post-closing rules 142 may be custom-configured (created, modified, etc.) by a lender by accessing rules
administration website 76. Rules administration website is provided by rules administration interface logic 84,
which implements rules management tier 42 (FIG. 1).

Task manager 108 further accesses lender rules 144 to generate task list 60. Lender rules 144 are lender-
specific rules for processing loan application data 134 and codified findings file 136. For example, a lender may
offer one or more custom mortgage products, and lender rules 144 allow the lender to provide customized rules
for the custom mortgage products. As another example, a lender may have a special lending program for
customers that conduct other business with the lender, such that the lender has additional information regarding
the customer which allows the lender to provide a mortgage with mmimal documentation. Lender rules 144 may
be custom-configured (created, modified, etc.) by a lender by accessing rules admimnistration website 76.

Task manager 108 further accesses vendor rules 146. Vendor rules 146 may either be accessed to generate task
list 60, or may be accessed later during processing of task list 60. Vendor rules 146 are used to determme which
service providers are selected to perform services in connection with a mortgage loan application. Preferably,
various service providers which may provide services in connection with mortgage loan applications may have
access to system 10. Vendor rules 146 may store information concerning the different relationships lenders or
mortgage brokers may have with vendors, such that the different relationship may be taken into account. Vendor
rules 146 are described in greater detail below in connection with FIG. 11.

Task manager 108 further accesses prioritization rules 148. Prioritization rules 148 may either be accessed to
generate task list 60, or may be accessed later during processing of task list 60. Prioritization rules 148 may be
used to determine the priority with which various tasks are performed relative to each other. Prioritization rules
148 may embody various business rules and algorithms that determine task priorities based on a variety of
conditions. Prioritization rules 148 are discussed in greater detail below in connection with FIGS. 18-20.

Task manager 108 further accesses meta workflow sequencing rules 150. Sequencing rules 150 may either be

patft.uspto.gov/netacgi/nph-Parser?Sect1=PT0O2&Sect2=HITOFF&p=1&u=%2Fnetahtm|%2FPTO%2Fse... 23/64



4/10/12 United States Patent: 7653592

accessed to generate task list 60, or may be accessed later during processing of task list 60. Meta workflow
sequencing rules 150 provide a lender with the ability to store proprietary workflow sequences. Different
workflow sequences may be more efficient than others, may detect problems earlier, or may avoid problems
altogether. For example, fallout may be more likely to occur at some steps than at others, so it may be more
efficient to perform those steps first. As another example, prompt follow-up in connection with certain conditions
may prevent a borrower from falling out of the pipeline. Meta workflow sequencing rules 150 instruct workflow
engine 114 when to prompt the processor to perform certain tasks, and allow tasks to be resequenced or
performed in different orders, e.g., a fraud check may be performed before mortgage insurance is obtained in
one case, and a fraud check may be after before mortgage insurance is obtained in another case. Rather than
have two different workflows, there is one workflow and the order of'the tasks is controlled by meta workflow
sequencing rules 150. This allows system 10 to incorporate proprietary ways of sequencing the order in which
tasks are performed that a lender may possess. Workflow sequencing rules 150 may also be used to control
routing of tasks to different loan processors within an organization. This allows an organization to control the way
in which tasks are delegated to different types of processors and/or processors with different skill
levels/qualifications. Meta workflow sequencing rules 150 may be used alone or in combination with other
routing/sequencing/prioritization rules described herein, for example, to provide a lender with additional ability to
customize such rules. Meta workflow sequencing rules 150 may at least in part be implemented by providing a
user nterface which provides access to a process definition language, such as specified by Workflow
Management Coalition, the international organization of workflow vendors, users, analysts and
university/research groups (www.wfme.org).

Referring now to FIG. 7, conditions used to generate task list 60 may come from a variety of sources, some of
which have already been described. For example, task list 60 may be generated based on underwriting
conditions 250 from automated underwriting engine 52, as previously described.

As an alternative to having task list 60 be generated by task manager 108 based on underwriting conditions 250,
task list 60 may be generated at least partially externally to system 10 and received via XML integration service
106. This configuration would allow system 10 to accept mput from other commercially available automated
underwriting engines (not shown), so that conditions 252 from the other underwriting engines may be processed.
In the preferred embodiment, a standard task list format is defined, and the information received from the other
underwriting engines is provided in the form of a task list 60 having the same standard format as a task list 60
generated by task manager 108. That is, if automated underwriting engine 52 is used, a task list 60 is used which
is generated by task manager 108 based on underwriting conditions 250. If another commercially available
underwriting engine is used, a task list 60 is used which is provided by way of XML integration service 106 by
the lender or loan originator using the other commercially available underwriting engine. In this case, task list 60
may be generated by the other commercially available underwriting engine, or by software that is coupled
between the other commercially available underwriting engine and XML mtegration service 106. In another
embodiment, task manager 108 may be provided with a separate interface for the other commercially available
automated underwriting engines such that information from other automated underwriting engines (e.g., in the
form of a codified findings file or other similar file) may be converted to a standard format which is provided to
task manager 108. Task manager 108 may then generate a task list 60 based on a codified findings file from the
other commercially available automated underwriting engine.

Regardless whether task list 60 is generated based on underwriting conditions 250 from automated underwriting
engine 52, or whether it is generated based on underwriting conditions 252 from other automated underwriting
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engines, task list 60 may further include tasks associated with conditions from other sources. For example, task
list 60 may further include tasks associated with conditions from a lender customizable underwriting engine. For
example, underwriting engine 52 may be made lender customizable by adding rules logic to allow lender-specific
underwriting conditions 254 to be added, as described in the above-mentioned '090 application. As described
therein, an admmistrative interface may be provided which provides tools useable by users at different lenders to
create and manage lender-specific underwriting rules and to associate the plurality of sets of lender-specific
underwriting rules with a plurality of mstitution identifiers. The administrative user interface for the customizable
underwriting engine may be separately provided or may be combined, for example, with administrative website
76. Routing logic may be included to determine whether to route a mortgage loan application for evaluation by
the rules logic, for example, based on product type. To the extent that lender customization of underwriting
engine 52 results in fewer conditions, fewer tasks may be added to task list 60.

Tasks based on other conditions (266, 268, 270) may allow other conditions not directly associated with
underwriting to be taken into account, and to allow lenders other ways to add tasks to task list 60. A list of other
lender and/or product specific conditions that must be met before the loan is approved (e.g., closing, title, etc.)
may be utilized. That is, in addition to being able to generate standard workflow conditions based on automated
underwriting findings, system 10 is also be able to generate lender-specific workflow conditions. The workflow
conditions may be generated based on customizations at the lender level, applying to all loans made by a lender.
For example, a lender may want a certain piece of information from all borrowers that is in addition to the
mformation required by a secondary mortgage market purchaser. The workflow conditions may also be
generated based on customizations at the product level. For example, the lender may want a certain piece of
mformation from all borrowers, but only in connection with certain mortgage products. The workflow conditions
may also be generated based on customizations at the casefile level, e.g., based on specific aspects of a certain
transaction. Thus, loan processors are provided with the ability to add conditions that cannot be automatically
generated based on the codified findings file 136. In the event that a lender or settlement agent uses a closing
system to automate settlement procedures, conditions 272 generated by the closing system may be received by
system 10 via an XML file at XML integration service 106 and incorporated into task list 60. Conditions or
tasks 274 to resolve data discrepancies may also be generated based on output of quality control engine 57, as
described below. System 10 may be used to facilitate processing of conditions 262-274 from such other sources
in the same manner as it is used to process conditions 260 from underwriting engine 52.

Referring again to FI1G. 2, for loans that have been previously processed, task manager 108 also performs a
reconciliation (step 234) of the task list 60 generated based on the most recent codified findings file 122 and the
pre-existing task list 60 that was generated as a result of the previous underwriting. Reconciliation is performed
using reconciliation rules 156. Operation of task manager 108 in reconciling task lists 60 is described in greater
detail below in connection with FIG. 14.

Once task list 60 has been generated, it is transmitted to workflow engine 114. Preferably, task list 60 is
transmitted to workflow engine 114 by way of translator 160. Translator 160 translates (step 236) task list 60 to
an XML format that is native to workflow engine 114. For example, where different workflow engines have
different generic jobs defined, translator 160 determines which jobs should be called by workflow engine 114 for
each document. Workflow engine 114 may for example, be implemented using the Automated Work Distributor
system available from DST Systems, Inc., 333 W. 11th Street, Kansas City, Mo. 64105 (www.awdbpm.com).

Utilization of translator 160 in combination with permitting lender customization of rules stored i rules repository
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80 facilitates mtegration of system 10 with other existing systems and facilitates providing system 10 as an
application that is made available to multiple lenders by an application service provider. Workflow engmne 114
may be any one of a number of commercially available workflow engines. Translator 160 provides an interface
which allows multiple different commercially available workflow engines to be used by providing different
translator logic for each of'the different workflow engines. This may be advantageous, for example, where
different lenders employ different workflow engines, and it is desirable to provide system 10 such that it
mtegrates seamlessly with existing workflow engines of the different lenders. Also, there is no need for a different
instance of the workflow engine 114 to be executing for each different lender.

Additionally, as previously indicated, busmess logic (e.g., for determining when particular documents need to be
obtained, for determining who orders and reviews the document, for determmning when the document is ordered,
and so on) is contained in rules repository 80. Silo-able rules may be created for each lender in rules repository
80. As a result, workflow engine 114 may be a generic workflow engine, that is, a workflow engine that is
substantially devoid of mortgage processing business logic and that instead comprises relatively generic logic not
particularly tied to mortgage loan application processing (e.g., containing document processing logic for allowing
a user to request a document, receive a document, review a document, and so on). Such logic may be reused in
many different ways in prompting the user to perform different tasks identified in task list 60. Permitting lender
customization in rules repository 80 rather than in workflow engine 114 permits the same workflow engine 114
to be used for each different lender.

In another exemplary embodiment, workflow engine 114 and task manager 108 (including rules repository 80)
are provided in integrated fashion. In this embodiment, task manager logic for generating task lists may reside
with workflow engine 114. This embodiment may be used, for example, in an embodiment that is used in
connection with only one lender rather than multiple different lenders.

After task list 60 is received at workflow engine 114, workflow engine 114 coordinates processing of the loan
application based on task list 60. Workflow engine 114 prompts users (step 238) via workflow websites 74 to
perform tasks identified in task list 60, to order services (step 240) and to receive and process documents (step
242) to fulfill underwriting conditions. Exemplary tools for service ordering are described in greater detail below
in connection with FIGS. 9-11. Also, as will be appreciated, depending on the number of conditions identified,
steps 238-242 may be performed numerous times during processing of a loan application. Steps 238-242 are
described in greater detail in connection with FIGS. 21-25.

Workflow engne 114 may include various components, such as an XML transformer, a decision engine, a view
server, an application server, and/or other components. Workflow engine 114 creates work objects and
sources. Workflow engine 114 parses the XML file received from the translator 160. An administrative interface
122 may also be provided for workflow engine 114 to allow administrative functions in connection with
workflow engine 114 to be performed.

In step 242, tasks that involve the collection of documents, either paper or electronic, may be fulfilled through the
submission and/or receipt of those documents by data capture services logic 116. Data capture services logic
116, which is coupled to data base 118, is used to implement an electronic document repository. Data capture
services logic 116 comprises logic for automating or partially automating document management services,
including services for loading documents and document-derived data nto database 118. For example, such
services may include mail processing, image scanning indexing, long term vaulting, faxing, data entry, and so on,
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as described i greater detail below. Data that may be stored may include loan application data such as
alphanumeric data and/or image data associated with loan application documents (e.g., 1003 forms, appraisal
documents, real estate purchase contracts, pay stubs, W-2's etc.), data relating to one or more product
characteristics of mortgage products offered by one or more lenders, and so on. Documents may be made
available for viewing by some or all of the relevant users (e.g., lender, third-party originator, consumer).
Database 118 provides a file management system for managing electronic copies of documents and associating
particular documents and electronic data with particular mortgage loan applications. Operation of data capture
services logic 116 is described in greater detail below in connection with FIG. 8. Exemplary screen displays that
may be provided as data is captured and processed using data capture services logic 116 and websites 74 are
shown in FIGS. 27-50, described in greater detail below.

As services are ordered and loan documents are collected, loan application data may be updated (step 244).
Update rules 154 are used to process data received as a result of loan processing to update loan application
data for a loan application. For example, information contained in the loan application data file 134 may be
updated based on data extracted from a W-2, so that the loan the lender has underwritten exactly matches the
loan the lender delivers. The updated 1003 data may be transferred back to the loan origination system 28, so
that the updated mformation may be reflected i the loan documents. The system may also provide the ability to
update non-1003 specific data, typically found in an loan origination system, into any system including, but not
limited to, additional products, systems of record and delivery systems. Update rules 154 may also be used to
provide the updated mformation to other systems, such as automated underwriting engine 52.

Resubmit rules 152 are used to determine how to proceed if a discrepancy is detected between information
provided by the borrower and nformation obtained from trusted sources. Particularly, resubmit rules 152 are
used to determine whether to resubmit a loan application for underwriting (step 246). If a discrepancy is
detected between the information provided by the borrower and information obtained from the trusted sources is
sufficiently substantial, the loan application may be resubmitted for underwriting (step 248). Resubmit rules 152
may also be used for related tolerance processing to take different courses of action based on whether and by
how much the discrepancy exceeds other tolerances (e.g., provide an alert to the user, provide a fraud alert,
send an e-mail, and so on). When the loan application is resubmitted for underwriting, the loan application data
file 134 as updated in step 244 is provided to automated underwriting engine 52. The process then returns to
step 232, where an updated task list 60 is generated. Resubmission using resubmit rules 152 is discussed in
greater detail below in connection with FIG. 13.

Steps 232-248 repeat in iterative fashion as all of the necessary documentation is collected and other tasks in
connection with processing of the mortgage loan application are completed. Each document may require a
different set of workflow steps to move toward completion status. The iterative process of steps 232-248 is
described i greater detail below in connection with FIGS. 21-25. Eventually, when it is determined that all tasks
are complete (step 250), the completed loan is ready for delivery (step 252). As will be appreciated, the steps in
FIG. 6 need not be performed in any particular order and, in some scenarios, many of the steps may be
performed in a different order or skipped altogether, as is the case with other processes described herem.

System 10 may further include workflow analysis logic 170 which is coupled to receive mformation regarding
loan processing, e.g., from workflow gateway 102. Workflow analysis logic 170 includes performance modeling
logic 1202, fallout prediction logic 1204, pipeline risk management logic 1206, credit policy analysis logic 1208,
and fraud detection logic 1210, as discussed in greater detail below in connection with FIGS. 55-57.
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Quality control engine 57 may be used to determine that an electronic mortgage document has undergone a
computer-implemented quality control process that verifies the content of the electronic mortgage dataset and to
verify that the paper mortgage documents correspond to the electronic mortgage data. Quality control engine 57
may be used to check data integrity, validity and consistency across multiple electronic and paper forms that
have been digitized. An exemplary implementation of electronic quality control engine 57 is further described in
above-referenced U.S. patent application Ser. No. 10/405,890, entitled "Electronic Mortgage Quality Control,"
filed Apr. 1, 2003. Quality control engine 57 may be integrated with the document checklist to perform quality
checks against the document checklist. For example, this may be provided to the extent in which (i)
documentation received by an electronic service order, (ii) the validation points of documents received n a
digitized format, and (iii) the electronic documents resident in existing systems (such as the uniform residential
loan application and credit report) may be validated against one another resulting in an itemized description of
differences and/or a list of tasks resulting from the differences. As shown in FIG. 7, conditions or tasks 274
generated as a result of operation of quality control engine 57 may then be ncorporated into task list 60, so that
further processing of the loan application may be performed (e.g., ordering of new documents and so on) in
order to reduce or eliminate the differences. Differences identified by quality control engine 57 in the same
manner as differences identified by resubmission rules 152, as described below.

Referring now to FIG. 8, data capture services logic 116 will now be described in greater detail. Data capture
services logic 116 may comprise logic for automating or partially automating document management services,
mcluding image capture and 1mage processing logic for loading documents and document-derived data nto
database 118. Data capture services logic 116 may be relatively generic logic, that is, comprising logic for
scanning in documents, associating documents with particular files, and so on. Data capture services logic 116
may be relatively devoid of mortgage processing business logic related to mortgage loan application processing,
such as logic for determining what information gets displayed to which users, what processing is required, and so
on. As in the case of workflow engine 114, business logic for driving operation of data capture services logic
116 is preferably contained in rules repository 80, workflow gateway 102, and task manager 108. As a result,
where existing lender systems already include data capture systems for other business operations, system 10 may
mtegrate more seamlessly with the existing lender systems.

Data that may be stored may include loan application data such as alphanumeric data and/or image data
associated with loan application documents (e.g., 1003 forms, appraisal documents, real estate purchase
contracts, pay stubs, W-2's etc.) and other data. Documents may be stored in database 118 and be made
available for viewing by some or all of the relevant users (e.g., lender, third-party orignator, consumer).
Database 118 provides a file management system for managing electronic copies of documents and associating
particular document images and alphanumeric data with each other and with particular mortgage loan
applications. Although database 118 and database 62 are shown as two separate databases, it will be
appreciated that database 118 and database 62 may also be implemented using a single database, or may be
used to store duplicate copies of the same information.

FIG. 8 shows operation of system 10 including data capture services logic 116 in greater detail, as well as other
components such as workflow engine 114, service ordering engine 56, task manager 108, and so on. It may also
be noted that exemplary screen displays that may be provided as data is captured and processed using data
capture services logic 116 and websites 74 are shown in FIGS. 27-50, described in greater detail below in
Section 3.
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At step 280, a document checklist is generated. The document checklist is configured to facilitate document
ordering and processing by listing documents necessary to satisfy all or substantially all underwriting and pre-
closing conditions. The document checklist provides users (lenders, processors, underwriters, brokers,
consumers) with the ability to view the status and retain a record of the various steps that have been taken to
order and receive the documentation. The document checklist may be configured to be a dynamic tool enabling
users to submit and communicate information and statuses and may be generated for each loan/casefile
submission.

The document checklist may be generated automatically or may be generated responsive to user inputs, for
example, depending on the level of integration with loan origination system 28. At least some level of integration
between the lender's loan origination system and the remainder of system 10 is useful in order to facilitate the
exchange of information. Ifa greater degree of ntegration exists, the document checklist may be set up
automatically and may be made accessible with a link made available in the user interface of the loan origination
system. Ifa lesser degree of integration exists, manual set up may be required by the designated casefile owner
and the document checklist may be made accessible by e-mailing the appropriate loan processor a web URL for
the document checklist for the particular casefile. It may also be desirable to allow lender configurability of the
document checklist in order to allow a lender administrator to manually designate in the document checklist such
things as which processors should perform certain tasks or which vendors should provide certain services in
connection with the loan application.

The document checklist is preferably generated based at least in part on codified findings file 136. In an
exemplary embodiment, the document checklist is generated based on task list 60, which in turn is generated
based on codified findings file 136. The document checklist is itself a task list in that it lists multiple tasks to be
performed (i.e., it lists multiple documents that need to be obtained). Herein, however, the term "document
checklist" is used specifically to refer to a task list which is presented to a user via a graphical user mterface and
which lists multiple documents that need to be obtained. Preferably, the document checklist is only a list of
documents that need to be obtained, and does not include other tasks that need to be performed (e.g., a task to
order closing services, a task to order mortgage nsurance, and so on). The document checklist may represent
conditions contained in the codified findings file that require action on the part of the consumer, loan orignator,
processor, and so on, for example, in the categories of eligibility, credit, employment/income, required funds and
appraisal. Also, the document checklist may provide an indication of the status (e.g., "document requested,"
"document received," and so on) for at least some of the needed documents. Various other information for each
document may also be shown, such as a date/time stamp, a submission date/time, a status change date/time, and
so on. An exemplary document checklist is shown in FIG. 32, described in greater detail below.

The document checklist may also be organized in a variety of ways. For example, documents on the document
checklist may be organized by borrower or by document type or document category. For example, the
document checklist may be organized by borrower to provide a list of documents required for a particular
borrower. This may be useful where a user is processing the mortgage application of a particular borrower.
The document checklist may also be organized by document type to provide a list of same-type documents that
need to be obtained. For example, if a particular processor specializes in ordering and processing property
appraisals, the processor may be presented with a document checklist showing the status of appraisals that need
to be obtained/reviewed in connection with different mortgage loan applications for different borrowers. Some
users (e.g., processors, brokers) may have the option of selecting the manner in which they wish to view the
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document checklist (e.g., by borrower, by document type, and so on).

At step 282, a document checklist is displayed or otherwise communicated to one or more relevant users. Step
282 may be performed as part of prompting users to perform tasks (step 238). The document checklist may be
displayed to different types of users (lender processors, underwriters, loan officers, brokers, consumers,
settlement agents, other service providers, and so on) by way of any of the computer systems 20 shown in FIG.
L.

System 10 may be configured to create different role-views of the document checklist (e.g., one for lender
processors/underwriters, one for loan originators such as broker or loan officers, one for settlement agents, one
for consumers, and so on). For example, the originator may have the ability to view the checklist and documents
submitted, view instructions/tools for the submission of paper and digital documents to data capture services
logic 116, access condition text associated with a specific document, choose between multiple sets of documents
to satisfy a specific condition, provide comments in the checklist specific to a document submitted, view lender's
comments in the checklist specific to a document, and view document statuses. The lender processor/underwriter
may have the ability to view the checklist and documents submitted, maintain/display the current status of all
document tasks, record document verification, access condition text associated to a specific document, provide
comments in the checklist specific to a document submitted, review broker/loan officer's comments in the
checklist specific to a document, update document statuses, add case specific documents and retrieval tasks to
the document checklist, and add lender-level items through administrative functionality. Lender administrators
may be able to view an audit trail of checklist events (by user, date, or activity such as status changes, deletes,
and so on). The consumer may have the ability to view a consumer-friendly version of the checklist and
documents submitted, view mstructions/tools for adding, viewing, and deleting paper and digital documents to
data capture services logic 116, and access condition text associated with a specific document. Other
combinations are possible. Although different views are provided, all users preferably access the same underlying
data concerning what tasks must be performed and the status of those tasks.

In an exemplary embodiment, various users are only able to view loans which are relevant to the particular user.
As previously noted, system 10 may be made available as an application to users from different lenders (i.e.,
lending institutions) and from different mortgage brokers (i.e., mortgage broker institutions). However, for
example, each particular lender is only able to view loans being made by that particular lender. Likewise, each
particular broker is only able to view loans being originated by that particular broker. Since the loans being made
by a particular lender may include loans from multiple brokers, however, a lender is able to view the loans from
multiple brokers, so long as the loans are loans being made by the lender. Likewise, since loans being origmated
by a particular broker may include loans for multiple lenders, brokers may be able to view loans for multiple
lenders, so long as the loans are being originated by the particular broker. In one embodiment, the broker must
log into system 10 separately for each different lender, and therefore is only able to see loans for a particular
lender at any given time. In another embodiment, the broker may perform a generic login into system 10, and
may see all of the broker's loans for multiple different lenders. This arrangement may also be implemented for
each of the other service providers. With regard to the consumer, each consumer is preferably only able to view
the document checklist for the loan of that particular consumer.

At step 284, documents are ordered and received. Ordering of documents using service ordering engine 56 is
discussed in greater detail below in connection with FIG. 10. In addition to ordering and receiving documents
from service vendors, documents may also be ordered and received from other nterested parties, such as
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borrowers. Documents may be received by data capture services logic 116 in a variety of ways, including faxing,
scanning, uploading, and so on. For example, to fax a document nto the data capture services logic 116, a user
may fax the document with a bar-coded and human-readable cover sheet. The document may be faxed to a fax
machine associated with data capture services logic 116, such that a digital image of the received fax is captured
by data capture services logic 116. The fax cover sheet may include (in human-readable format and bar-code
format) the following information: casefile ID, document ID, document type, lender name and/or ID, loan
originator name and/or ID, system workflow ID, system user ID, and so on. Data capture services logic 116
may be configured to generate a fax coversheet with instructions for each document responsive to user request
(e.g., the fax coversheet can be printed out for the user at a local printer responsive to user inputs received by
way of workflow-related websites 22). Consumers or service providers can fax paper documents to a
designated fax number indicated on the fax coversheet. Loan originators, processors and underwriters can also
scan documents locally and upload the documents directly through the web interface 74. Electronic documents
(e.g., Ml certification) can be delivered directly to the data capture services logic 116 by the document provider,
as will be described below in connection with FIGS. 9-10. Digital documents (pdf, scanned image) can be also
emailed directly to the data capture services logic 116 by relevant parties.

At step 286, the documents are associated with a respective loan application. Data capture services logic 116
may include logic to associate the documents with particular casefiles, for example, based on information
contained in machine-readable (e.g., barcode) format on a fax coversheet, based on the message content of an
e-mail containing the document as an attachment, based on the file content of an XML file received from a
service provider, and so on. For example, if a document is faxed, and the fax cover sheet includes a bar-code
indicating information such as casefile ID, document ID, document type, and so on, the document may be
automatically associated with a case file. A similar arrangement may be used to associate an e-mailed document
based on message content of the e-mail. On the other hand, if this information is provided on the fax cover sheet
only in human-readable form, then the documents may be associated with the loan application by logic 116
responsive to user nputs (e.g., a display screen is provided which allows a user to enter information to associate
a particular document with a particular loan application).

At step 288, task list 60 is updated to reflect receipt of the documents. Documents received electronically or
through fax/scan/email features can dynamically update status to "received" if the document is appropriately
coded for case identifier and document type identifier. Documents coded for case identifier only may be manually
reviewed and tagged for document type in order to trigger "received" status. If any non-standard documents
have been added to an otherwise standard document checklist, such non-standard documents may be manually
reviewed and checked as received.

Document-level status or case-level status may be maintained, updated, and displayed using the document
checklist. In an exemplary embodiment, the following statuses are generated at the document level: New-Select
(user may select from a set of documents that may be submitted), New-Required (document has been added to
the checklist (via underwriting condition or added at case-level) and has not been requested), Requested
(document has been requested either by an order to a service provider order or from a consumer; document has
not been received from the source), Received (document has been submitted either by fax or upload to the
document repository; document has not been reviewed for authenticity or accuracy), Accepted (document has
been reviewed by lender processor or underwriter and determined to be the correct document), Rejected
(document has been reviewed by lender processor or underwriter and determined to be incorrect or invalid),
Not Required (document is not required to satisfy the current document checklist condition, e.g., incorrect,
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erroneous, non-applicable document). Select users may be able to logically delete a document (if it is an
mcorrect document) or reassign the document to another borrower or casefile. The date on which each of the
events (status transitions) occurs may be tracked and displayed to the user. Date tracking may also be used to
support expiration notifications (e.g., e-mail notifications, notifications on the document checklist that a particular
document has expired or will expire prior to closing, and so on).

Changes in document-level status may result in changes in case-level status, which may also be displayed to the
user in connection with the document checklist. The following statuses may be generated at the case-level: New
(Checklist has been generated. No document statuses have changed.), In Process (Checklist statuses have
changed since generation. At least one document on checklist has not been accepted.), Complete (All
documents on the checklist have been accepted.), Suspend, Cancel. Again, date information (e.g., date of most
recent status change, due date, received date, and so on) may also be tracked and displayed.

At step 290, an e-mail notification or other system notification may be sent. The e-mail may be sent to provide
confirmation that the document has been received. The e-mail may provide an indication of which documents
have been received and which documents are still needed. System notifications may be sent to other user tools
with the same information. For example, a system notification may be sent to loan origination system 28 so that
any display screens provided by loan origination system 28 to a user may reflect updated status information.
Likewise, to the extent that the user is able to directly access service ordering engine 56, a system notification
may be sent to service ordering engine 56 so that any display screens provided by service ordering engine 56 to
a user may reflect updated status information. As will be seen, e-mails and other system notifications may also be
sent at other times during document collection. For example, in order to facilitate consumer access to the
document checklist, an e-mail notification may be sent with a URL for the document checklist along with login
mformation. When a loan application file is complete, an e-mail notification may be sent to the consumer to
provide confirmation that the loan application is cleared to close. Checklist, due dates and expiration dates can
automatically drive role appropriate notifications and alerts.

At step 292, access is provided to the documents to one or more loan processors. Access to view documents
by users with different roles may be governed in accordance with the above discussion concerning access to
view the document checklist. System 10 may generate and display data in one or more different formats such as
HTML (e.g., for workflow screens), monochrome TIFF (e.g., for scanned document images or uploaded
documents), PDF (e.g., for certificates from 3rd party services providers), other file formats that employ
compression (e.g., JPEG), and so on. Documents may be viewed in native or other format in a web browser via
the public nterne. Lenders may also have the ability to download or export documents from the database 118
for auditing and/or other business purposes. Downloading/Exporting may be available by loan (e.g., all
documents associated to that loan/casefile (status specific)), by document (individual documents of a
loan/casefile), or in another mariner.

At step 294, a user extracts data from the loan documents and data capture services logic 116 receives the
extracted data from website 74 and associates it with the loan application file. For example, data may be
extracted in order to verify information provided by the borrower. Data extraction may involve a loan processor
reviewing a document image and entering alphanumeric data based on the document image. Such an arrangement
is described in greater detail below in connection with FIGS. 39-40, for example. In another embodiment, the
data may be provided in a format in which manual data extraction is not necessary, such as in the form of an
XML file accompanying or substituting for an image-type electronic document. After the user has reviewed the
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document, the status of the document in the document checklist may again be updated.

A comment history may be maintained and associated with the document checklist. Comments may include
date/time stamp, an author/user name/id, and other mformation. Other free-format user comments may be
maintained, such as any comments loan processors may have regarding a particular document or casefile, or
issues requiring clarification or further nvestigation. More recent comments may be listed first in sequence. An
audit trail of actions and accesses of documents may also be maintained.

As previously noted, the above process is iterative and various ones of the above steps may be performed
concurrently as various documents are in different stages of being ordered, received, and reviewed at any given
time by one or more different users. Furthermore, the content of the document checklist (including the documents
listed and the status of each document) may be constantly changing as various users (lenders, processors,
underwriters, brokers, consumers) interact with the document checklist and as mortgage loan applications are
resubmitted for underwriting. As will be described in greater detail below, each time a loan is resubmitted to
underwriting, new findings may change the documents required for a loan, and reconciliation rules 156 may be
used to reconcile the task list 60 in use before resubmission and the new task list generated as a result of
resubmission. After reconciliation, the document checklist may also be updated to reflect current status of
required documents in view of the updated underwriting findings.

In order to communicate such changes to various users, the document checklist may be dynamically updated as
such changes occur. For example, system 10 may generate an updated document checklist automatically,
periodically, whenever a user logs on, and/or upon a user's explicit request (e.g., when a user presses a "refresh”
button on a browser). System 10 may present the most recent document checklist generated, may identify new
or additional documents and statuses not previously required, may identify documents and statuses that continue
to be required, may identify documents that are no longer required and update their status to "Not Required,"
and so on. Accordingly, the document checklist presented to different users may be dynamically updated to
reflect changes in documents required and changes in document status that occur as a result of other activities by
other users relative to the same mortgage loan application.

Once all of the required documents are received into system 10, and any data is extracted from the received
documents, digital documents can be delivered to the lender for local or alternate storage after closing. Data
extracted from the document as described above may remain associated with the document, so that image
copies of documents and associated alphanumeric data may remain associated with each other indefinitely (e.g.,
after the loan is sold one or more times in the secondary mortgage market) for subsequent processing of the
information in the mortgage loan application.

In another embodiment, data capture services logic 116 is not employed. For example, documents may be
received in paper or electronic format and the workflow engine 14 is used by a loan processor to log
ordered/received status and data stamp, and to record data from documents, without maintaining an electronic
document repository.

Referring now to FIG. 9, tasks that mvolve the ordering of services may be fulfilled through the use of service
ordering engine 56. Service ordering engine 56 provides a tool for centralized ordering and fulfillment of one or
more services that need to be performed in connection with a particular loan application. Service ordering engine
56 may be accessed by lenders to establish a connection with computer systems 301-311 associated with
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service providers in order to assess, validate or confirm information, or to populate data on the loan application
and other documents. Interfaces may also be provided to allow the service providers with a view mnto the
borrower's loan application data, e.g., in the event that certain data is needed to facilitate performance of the
requested service. The interfaces with service providers may be implemented as data feeds into system 10 or as
more comprehensive web-based interfaces (e.g., allowing employees at the service providers to access system
10 to view information and to upload documents).

Computer systems 301-311 include computer systems associated with title search services, flood certification
services, home inspection services, tax services, appraisal services, AVM (automated valuation model) services,
anti-fraud services, mortgage msurance services, escrow services, closing services, and property listing services,
respectively. A separate computer system may be associated with each different service (e.g., each different title
search service, etc.).

Computer system 301 associated with a title search service may be accessed by system 10 to receive a title
search report on a property. The title search may provide an indication regarding the extent to which a current
owner has clear/unencumbered ownership of the property, or whether the ownership of the property is
encumbered by liens, easements, clouded title, and so on.

Computer system 302 associated with a flood certification service may be accessed to determine whether a
particular home is in a flood zone. An indication that a property is in a flood zone may prompt a condition that
the consumer obtamn flood nsurance.

Computer system 303 associated with a home mspection service may be accessed to order home mspection
services. The home mspection vendor may be selected by a consumer using a consumer interface to system 10.
Issues raised during the home inspection may be included as part of the report transmitted to system 10, such
that other parties nvolved in originating the loan can assess whether any issues were raised that may result in the
borrower deciding not to purchase the property.

Computer system 304 associated with a tax service may be accessed to obtain information regarding the tax
status of the property (such as if annual property taxes have been paid, amounts of tax assessments, etc.). If
annual property taxes have not been paid, the value of the property may be impaired inasmuch as the property
may become subject to foreclosure proceedings. Also, to the extent that property taxes are escrowed, the
amounts of tax assessments may be used to determine the amount of the monthly mortgage payment.

Computer system 305 associated with an appraisal service may be accessed to have an appraisal performed on
the property. The appraisal may provide an indication of the fair market value of the property.

Computer system 306 associated with an automated valuation model (AVM) service. Like the appraisal service,
the AVM service may be accessed to obtain an indication of the fair market value of the property. An AVM
service provides the indication through an automated valuation model to model property price rather than through
a human appraiser.

Computer system 307 associated with a fraud detection service (e.g., postal service, social security number
database) may be accessed in order to provide verification and/or fraud protection service with regard to the
loan application. For example, the address information provided i the loan application may be compared to a
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postal database in order to confirm that the address is valid. The consumer name or social security number may
be compared with other databases to confirm the identify of the consumer.

Computer system 308 associated with a mortgage insurance provider may be accessed to order mortgage
msurance. Ordering of mortgage insurance may be triggered automatically, for example, if the borrower will have
less than 20% equity in the property once the loan is closed.

Computer system 309 associated with an escrow service may be accessed in order to arrange for escrow
services. The escrow services may be performed, for example, by the entity that services the mortgage loan.
Funds paid by the borrower may be held in escrow for taxes, mortgage insurance, lease payments, hazard
insurance premiums, and other payments until such payments are due.

Computer system 310 associated with a closing service may be accessed to request and schedule closing
services. A closing service can return scheduling information, which system 10 may parse and display and use to
build prioritization keys. A closing platform may be fully integrated into the system. Computer system 310 may
also be used to obtain access to the lender's data to generate loan documents, to obtain access to loan
documents generated by the lender, and to return documents after closing (i.e., as in the case of an eMortgage).

Computer system 311 associated with a property listing service 311, such as the Multiple Listing Service (MLS),
may be accessed to obtain information about a property. For example, property service 311 may be accessed to
confirm property information contained in a loan application and to confirm that a property exists. Alternatively,
property data may also be downloaded to system 10 and used to pre-populate the loan application, without the
need for the consumer to manually enter data. According to an exemplary embodiment, the MLS number may
be entered m lieu of complete property data. System 10, using the MLS number, may then access the MLS
database and retrieve any and all property data.

While certain types of vendors are shown in FIG. 9, it will be appreciated that fewer, different or additional
vendors may also be connected to system 10. For example, in exemplary embodiments, one or more of the
services (e.g., mortgage insurance) may instead be ordered via an alternate system, and/or one or more other
services may be added (e.g., post-closing services, such as a title recordation service).

Referring now to FIG. 10, an exemplary process for ordering a service and processing information returned is
shown. The process of FIG. 10 may be used in connection with any combination of the services shown in FIG.
9, for example. It may also be noted that, in operation, during the process depicted in FIG. 10, service ordering
engine 56 may access routing rules, delegation rules, deal management rules, and other rules to determine who is
responsible for ordering services, what service providers may be used and under what circumstances, and so on.
These rules are discussed i greater detail below in connection with FIG. 11.

At step 320, service ordering is triggered. In an exemplary embodiment, service ordering is triggered based on
conditions listed n codified findings file 136, either directly or indirectly (e.g., based on tasks listed in task list 60,
which is generated based on codified findings file 136). For example, codified findings file 136 may indicate that
mortgage insurance is required, and the presence of the mortgage insurance condition in the codified findings file
136 and/or in the task list 60 may prompt logic in the service ordering engine 56 to mitiate the service ordering
process. Service ordering may also be triggered based on other conditions, such as closing conditions, post-
closing conditions, and custom conditions added by a lender on a loan-by-loan basis, on a product-by-product
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basis, or for all loans/mortgage products offered by the lender. Again, inasmuch as such conditions typically
result in tasks on task list 60, task list 60 may serve as a basis for triggering the ordering of services needed to
fulfill any such conditions.

At step 322, the user is provided with a prompt to proceed with ordering one or more services. Conditions that
require ordering of services from third-party service providers may result in a link (e.g., "Order Now") being
displayed to the user as part of screen displays which permit the user to order the services. Such screen displays
may be presented to the user during condition processing, as will be discussed in greater detail below in
connection with FIGS. 26-50. At step 324, user input is received. For example, the user may click on a
particular option to proceed with ordering services (e.g., user clicks on the "Order Now" link).

At step 326, vendor rules 146 in rules repository 80 are accessed. Vendor rules 146 are used to determine
which service providers are selected to perform services in connection with a mortgage loan application. Vendor
rules 146 may store information concerning different relationships lenders may have with service providers, such
that the different relationships may be taken into account when services are being ordered. Vendor rules are
described below in greater detail in connection with FIG. 11. In another exemplary embodiment, lenders or
originators may manually select the service provider.

At step 328, service ordering options are displayed, such as with a menu or drop-down select box listing various
service providers. The set of service ordering options that is displayed is determmed based on vendor rules 146.
The options may include, for example, which one of a series of service providers the user may select, at step
330, to perform a particular service.

In the exemplary embodiment illustrated in FIG. 10, a screen-based approach for ordering services is used in
which a user is involved in the service ordering process. In another exemplary embodiment, a lights-out approach
for ordering services may be used in which services are ordered automatically without user nput. In this
embodiment, steps 322-324 and 328-330 are skipped, and vendor rules 146 are configured to narrow the list of
potential service providers that may provide a particular service in connection with a particular loan application to
a single service provider, such that it is not necessary to display a series of options to a user or to receive a
selection of one of those options. Accordingly, service ordering may occur as a background operation potentially
without knowledge or awareness by any users (unless it is desirable to provide the status of such requests on an
mformational basis while such requests are being processed).

At step 332, the service request is populated with loan application data. Particularly, loan application data (e.g.,
1003 data) may be used to pre-populate service order requests, minimizing re-keying and errors associated with
manual processes to produce a higher quality product and faster turn times. For example, for services that relate
to the property (e.g., title search, flood certification, home inspection, tax, appraisal, and AVM) information that
is pre-populated based on the loan application data may include address information concerning the property.
For services that relate to the borrower (e.g., fraud, mortgage insurance, escrow), information that is pre-
populated based on the loan application data may include borrower identification nformation. Additionally, the
service request may be populated with information such as casefile ID, document ID, document type, lender
name and/or ID, loan originator name and/or ID, system workflow ID, system user ID, and so on, so that this
mformation may be included with when the service provider transmits documents to data capture services logic
116 after the service has been performed. This allows the documents to be associated with the loan application,
as described above in connection with step 286. Order screens may also be pre-populated with other
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mformation pre-designated by the lender using administration website 76.

At step 334, the service request is transmitted to the service provider. The service request may be transmitted
via the arrangement shown in FIG. 9. Once the service provider receives the request, the service provider may
respond with an order confirmation, scheduling information, periodic status information, and/or by performing the
requested service and transmitting a report or other document containing the results of the requested service.

At step 336, results are received from the service provider. Information from the service provider may be
received electronically. As previously indicated in connection with FIG. 8, in an exemplary embodiment, the
mformation from the service provider may be received in a form that allows the mformation to be automatically
associated with a particular casefile. For example, the information may be received as an e-mail which also
mcludes the identifying information transmitted with the service request (e.g., casefile ID, document ID, document
type, lender name and/or 1D, loan originator name and/or 1D, system workflow 1D, system user ID, and so on).
As another example, the information may be transmitted as an XML file which contains this information.
Accordingly, the document from the service provider may be returned without requiring the user to take specific
actions to retrieve the document from the service provider or to associate the document with the loan application.
In other embodiments, to accommodate a lower level of integration with service provider computer systems
301-311, documents may be received in image format and may be manually associated with the loan application.

At step 338, the status of the service request is updated. Status may be updated as described in connection with
updating the status of requested documents n FIG. 8. Once a service has been performed, task list 60 and
corresponding information displayed to the user (e.g., in a document checklist) may be automatically updated to
reflect the fact that the service has been performed. In some cases, where no further action is required, status
mformation may also be updated to reflect that the condition has been cleared.

As previously noted, the document checklist may be organized, for example, by borrower or by document type.
In the event the document checklist is organized by borrower, multiple different links may be provided to order
different types of documents, and the user may order multiple documents for the same borrower. In the event the
document checklist is organized by document type, the user may order multiple documents of the same type for
different mortgage loan applications. For example, a skill-based routing arrangement may be used in which tasks
are routed based on the skills of particular users. Different users may specialize in processing different
underwriting conditions and may correspondingly be responsible for ordering different services. Users may be
provided with tools that provide the user with the ability to sort, group and/or otherwise analyze loans for
ordering services from different service providers. For example, if a user is aware that certain service providers
are offering favorable pricing for performing services in connection with properties meeting certain parameters
(e.g., properties in certain geographic regions), the user may use the tool to identify those loan applications
associated with properties meeting the service provider's parameters.

In an exemplary embodiment, computer system 301-311 may be configured to provide and system 10 may be
configured to receive an actual or estimated cost of the service provided by each of the service providers. Using
such information, system 10 may be configured to generate an accurate estimation of the actual closing costs of
the mortgage loan at a point early on in the process of originating the mortgage. The borrower then is able to
make a more informed decision about the feasibility of obtaining the mortgage since the actual costs are disclosed
upfront. In one configuration, system 10 may be configured to provide all of the actual closing costs, e.g., as a
single "all-inclusive" fee. In another configuration, system 10 may be configured to provide at least some of the
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closing costs (e.g., one or more of the appraisal costs, document recording costs, title insurance, etc.). In an
embodiment where a borrower is initially provided with mortgage product options for approved mortgage
products from a variety of lenders, as disclosed in the above referenced '701 and '484 applications, this allows a
more accurate estimation of closing costs to be provided and therefore permits a more accurate comparison of
mortgage product options between different lenders.

In one embodiment, delegation of tasks, determining how to route service requests to different service providers,
and other decisions made relative to processing a loan application may be made manually, for example, by a
lender admmistrator. In such an embodiment, the lender admmistrator may provide user nputs during the
generation of the task list and document checklist to ensure that these decisions are reflected in the task list and
the document checklist. In another embodiment, as has been described herein, vendor rules 146 mnclude business
logic to allow these decisions to be made partially or entirely by system 10 in order to facilitate conditions
processing and assist with ordering services to fulfill such conditions.

Referring now to FIG. 11, vendor rules 146 are now discussed i greater detail. Service ordering engine 56 may
be configured in different ways by different users, e.g., by permitting configurability of vendor rules 146 by the
different users. For example, if different lending institutions use service ordering engine 56, each lending institution
may configure vendor rules 146 to configure the service ordering engine 56 according to the preferences of the
particular lending institution. Likewise, if different brokers use service ordering engine 56, each broker may
configure vendor rules 146 to configure the service ordering engine 56 according to the preferences of the
particular broker (to the extent delegated). Vendor rules 146 may be configured using administrative website 76,
as will be described in greater detail below in connection with FIG. 12.

As shown n FIG. 11, vendor rules 146 may include delegation rules 343, deal management rules 344,
performance rules 346, and pricing rules 348. Delegation rules 342 may be accessed to determine whether the
service provider that will be used to perform a particular service in connection with a particular loan application is
to be selected by the lender or whether the lender has delegated the authority to select the service provider to a
broker. As previously indicated, tasks can be fully delegated (broker/loan originator has full control of selection
of vendors), partially delegated (selection of vendors is restricted to list defined by the lender) or not delegated
(selection of vendor is performed by lender processor only). In an exemplary embodiment, delegation rules 342
may be configured on a broker-by-broker basis for a given lender. That is, a given lender may delegate more
authority to some brokers than to others to select the service provider.

Deal management rules 344 may be used to permit business relationships, contracts, or other obligations with
various vendors to be taken into account. Deal management rules 344 store contract or other obligation data
relating to service providers and update information regarding fulfillment of those obligations. For example, a
lender or broker may enter into a business agreement with a service provider in which the lender agrees to order
a certain amount of services from the service provider in exchange for more favorable pricing terms. Further, the
lender or broker may want to apportion its work between multiple service providers according to predetermined
percentages (e.g., to make sure that each service provider stays busy and no one vendor becomes overloaded).
Information regarding arrangements entered into with multiple different service providers may be maintained and
tracked along with the amount of work actually sent to the different service providers. When a user is in the
process of ordering a service, the user may be provided with data relating to existing arrangements/contracts and
a comparison of the amount of work sent to each service provider. For example, information may be provided to
the user regarding the extent to which certain contracts have yet to be fulfilled (e.g., including the dollar value of
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services which must be purchased under the contract, and the deadline for purchasing such services or the
expiration date of the agreement). The tool may then be used to monitor a lender's open contracts. Further, the
tool may be used to sort the available loans and select loans meeting particular parameters. Data relating to the
lender's agreements may then be updated to reflect the services purchased from the service provider.

Performance rules 346 may be used to allocate service orders based on a comparison of a measured
performance of various vendors. For example, service requests may be allocated such that lenders that have
available capacity (as indicated by recent turnaround time) may be allocated a greater percentage of service
requests. As previously indicated, the date and time of various status changes may be tracked. The status change
mformation may be used to determine the average turnaround time (e.g., the amount of time elapsed between
when a service request is first transmitted and when results of the service are received) for each vendor. The
average turnaround time may be calculated based on data collected over a predetermmed time frame (e.g., the
preceding month). With this information, service requests may be allocated such that the vendor with the fastest
turnaround time during the preceding month receives the greatest percentage of the service requests.
Accordingly, if multiple vendors are offering equivalent pricing on services, the service requests may be allocated
to those vendors that have available capacity to turn around the service requests quickly.

As another example, performance rules 346 may be used to allocate service requests based on quality and/or
satisfaction rankings. Lenders may use websites 74 to solicit feedback from borrowers or brokers regarding the
services provided by different vendors. Alternatively, after loan status in system 10 changes to closed, an e-mail
solicitation may be sent out to one or more relevant users at e-mail addresses stored i their user profiles
soliciting such feedback. The vendors may then be ranked according to the satisfaction feedback, and the
vendors with the highest rankings may receive a greater percentage of the service requests. Performance rules
346 may also allocate service requests based on a combination of the above factors.

Pricing rules 348 may be used to determine which service provider to use in view of different pricing
arrangements that may be offered by different service providers. Pricing rules 348 may also be used to help
evaluate the tradeoff between price and other non-price factors in selecting a service provider. For example,
some service providers may have a faster turnaround time than other service providers. In some situations, faster
turnaround time may be valuable, e.g., where historical data shows that certain types of borrowers are likely to
fall out of the mortgage pipeline if certain conditions in the codified findings file take too long to be resolved or if
the mortgage application as a whole takes too long to be cleared for closing. Alternatively, historical data may
be used to track the performance quality of service providers in connection with certain types of loans,
borrowers, or properties, and pricing rules 348 may be used to evaluate a tradeoff between price and quality for
the service vendor in dealing with the different types of loans, borrowers or properties.

Lender administrative website 76 may be used to monitor the allocation of service requests between different
vendors. This allows a lender to ensure that overall allocation of service requests based on vendor rules 146 is
generally consistent with whatever other expectations the lender may have based on experience.

Referring now to FIG. 12, as previously noted, system 10 may be provided to multiple lenders and brokers as
an application made available by an application service provider, with many of the features of system 10 being
customizable to the business operations of individual lending institutions. Admnistrative website 76 may be used
to configure such lender-configurable parameters. Administrative website 76 may also be used by brokers to
configure such parameters, to the extent permitted by lenders. As will be seen, in addition to vendor rules 146,
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other rules and features of system 10 may also be configured by way of administrative website 76. Particularly,
admunistrative website 76 may include various tools for custom configuring system according to the lender's
preferences, including user profile configuration tools 360, roles/routing configuration tools 362, sequencing
configuration tools 364, delegation configuration tools 364, vendor management configuration tools 368,
document checklist configuration tools 370, website syndication configuration tools 372, expiration/notification
configuration tools 374, other configuration tools 376, vendor turn-time reporting tools 378, and workflow
productivity reporting tools 380.

User profile configuration tools 360 may be used by a lender to set up and manage the profiles of different
mdividual users that access system 10 in connection with a particular lender, ncluding individual loan processors,
individual underwriters, individual broker users, individual consumers, and so on. The profiles may include access
rights. For example, for brokers, the lender may configure the broker's ability to fax, upload and view
documents, the broker's ability to add comments to a checklist, the broker's ability to send e-mails through their
profile, and so on. The profiles may also include contact information including e-mail addresses. Users may be
given some ability to manage their own profiles, e.g., to reflect user preferences. Users may be registered through
a batch upload (e.g., file with user names, ID's, e-mail addresses, etc., into system) or through a manual
registration process through website 76. Updates to end-users' profiles, ad-hoc additions, etc., may be managed
manually by a system administrator. Tools may also be provided for a system administrator to manage user
names and passwords of individual users.

Roles/routing configuration tools 362 may be used by a lender to define the roles played by different types of
users. For example, roles configuration tools 362 may be used to configure which tasks are performed by loan
processors versus which tasks are performed by underwriters. Also, sub-roles may be defined, for example, to
the extent that different loan processors specialize in performing different types of tasks. A skill-based routing
arrangement may be used in which tasks are routed based on the nature of the task as opposed to the loan
application with which the task is associated. Different categories of users may be defined which specialize in
processing different underwriting conditions. This allows loan processors to become more specialized and to
handle a smaller number of different tasks for a larger number of loan applications.

Sequencing configuration tools 364 may be used to configure the sequences in which tasks are performed and
the prioritization given to tasks under certain conditions. Sequencing configuration tools 364 may be used to
configure the sequencing rules 150 and may be implemented using a process definition language, such as
Transitions by the Workflow Management Coalition, or other suitable language.

Delegation configuration tools 366 may be used by a lender to configure delegation rules 342. As previously
indicated, tasks can be fully delegated (broker/loan originator has full control of selection of vendors), partially
delegated (selection of vendors is restricted to list defined by the lender) or not delegated (selection of vendor is
performed by lender processor only.).

Vendor management configuration tools 368 may be used by a lender to configure deal management rules 344
and pricing rules 348. Vendor profile configuration tools 370 may be used to set up a profile for each vendor for
the particular lender, indicating the circumstances under which a particular vendor may be used, in accordance
with other rules. Different vendors may be set up for different types of services. The profile may also include
mformation in the generic profile set up by the vendor, such as the vendor's name, contact information, and e-
mail address. Additionally, lender presets and default values may be stored to facilitate pre-population of service
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requests and ordering of services without user mnput.

Document checklist configuration tools 370 provides another tool for a lender to add custom conditions for a
particular loan application at the case file level. Using the document checklist configuration tools 370, a lender
may view the conditions for a particular loan application and edit the conditions (e.g., add new conditions).

Website syndication configuration tools 372 provide the user with one or more tools to configure the various
websites and display screens to be branded for a specific lender. The websites may be branded by including
trademarks/logos of the lender, content provided by the lender, graphics relating to the lender, pricing data
configured by the lender, operational data of the lender (such as holidays, credit agency relationships, etc.), and
business policies of the lender. The fonts, colors, and other aspects of the consumer interface 140 may be
customized, for example, to make them consistent with the corporate identity of the lender. The document
checklist may accommodate syndication, i.e., it can be branded as (or part of) any lender's website or
application. HTML templates may be used to facilitate changes to the visual design and appearance of websites.

Expiration/notification configuration tools 374 provide the user with one or more tools to set up rules/parameters
for alerts and expiration notices that are sent to relevant parties for notification. For example, the parties which
receive the notices and how often the parties receive the notices may be configured.

Other configuration tools 376 may be used by a lender to configure other rules not mentioned above. A lender
may use tools 376 to configure lender rules 144, which include rules for adding conditions at the lender-level or
at the product level. For example, at the product level, special product conditions may be provided in connection
with special products targeted at emerging markets loans or loans for underserved borrowers. Tools 376 may
also be used to configure closing and post-closing rules 142, for example, to allow a lender to easily pre-
configure all checklists to include standard conditions not included in codified findings file 136 generated by
underwriting engine 52, such title insurance, flood msurance, property nsurance, regulatory and compliance
requirements, and closing conditions. Other rules, such as prioritization rules 148, resubmission rules 152, update
rules 154, and reconciliation rules 156 may also be lender-configurable using tools 376.

Vendor turn-time reporting tools 378 provide the user with one or more tools to generate reports on vendor
performance/timeliness. Timing information collected and tracked as part of service ordering and document
collection may be used to measure service provider performance through turn-time reports.

Workflow productivity and quality assurance reporting tools 380 provide the user with one or more tools to
generate reports on productivity and quality. Reports may be generated on service providers or on internal
processors. Reports may be generated showing how much time elapses before status changes for each possible
status change and for each different condition. The report may be reviewed to determine where bottlenecks are
occurring, and where new processes might be put in place to reduce the bottlenecks. Reports may be generated
at the individual, group, or entity level.

Audit trail reporting tools 382 may be used to generate reports showing audit trail activity (e.g., by user, date or
activity (status changes, deletes, etc.)), volume activity (e.g., documents received by broker, date, type), and

fallout (e.g., loans cancelled, suspended, etc.)

Audtt trail reports of user access and actions may also be generated. The system may generate a history of all
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actions taken against each individual condition. For each action, the following information may be made available:
a description of the action, the loan identifier, the date/time that the action took place, tracking number, and an
identification of the person initiating the action. Management information reports for pipeline status may also be
generated.

Referring now to FIG. 13, FIG. 13 is a flowchart showing operation of system 10, and particularly task manager
108 and resubmission rules 152, in a situation in which a mortgage loan application is resubmitted for
underwriting (FIG. 6, steps 246-248). As previously indicated, in some instances, a discrepancy may be
detected between the mortgage loan application data included as part of the mortgage loan application submitted
for underwriting and other data received from one or more trusted sources during loan processing. FIG. 13
shows the operation of system 10 in responding to such a discrepancy which may include, in some instances,
resubmitting the mortgage application for underwriting,

At step 456, the discrepancy is detected. Any information in the loan application file 134 may be compared with
mformation obtained from other sources to determine whether a discrepancy exists. Discrepancies may be
detected in a variety of ways. For example, a comparison of the borrower's income as self-reported may not
match the borrower's income as reported by trusted sources (e.g., the borrower's W-2). The discrepancy may
be detected by comparing information extracted by a loan processor from the borrower's W-2 with information
in the loan application file 134. For documents in which data is received in a format that does not require manual
data extraction, the discrepancy may be detected by comparing information received in the electronic file from
the service provider with nformation in the loan application file 134. The discrepancy may also be detected, for
example, as a result of information received from one or more of the service providers. In an exemplary
embodiment, the discrepancy is detected by workflow engmne 114 and information concerning the discrepancy is
forwarded to task manager 108 for further processing. In another embodiment, task manager 108 nformation
from workflow engine 114 obtained during loan application processing and compares the information with
mformation origmally provided in loan application file 134 to determine whether a discrepancy exists.

At step 458, the discrepancy is evaluated to assess its significance. The significance of the discrepancy may be
assessed based on a variety of factors, such as the particular parameter for which the discrepancy occurred, the
magnitude of the discrepancy, and so on. Also, different tolerance thresholds may be used for different
parameters. For example, a 5% variance may be permitted for some parameters, while a greater or smaller
variance may be permitted for other parameters.

At step 460, a determination is then made whether to resubmit the mortgage loan application for underwriting
based on the significance of the discrepancy. If the discrepancy is significant, the mortgage loan application is
resubmitted for underwriting (step 462). Preferably, update rules 154 are utilized to update the loan application
data file 134, such that the loan application data file 134 is updated and the updated file is transmitted to
underwriting engine 52 to perform the underwriting. New underwriting findings output is then received from
underwriting engine 52 (step 464) and a new task list is generated (step 466). (It will be appreciated that steps
460-466 in FIG. 13 generally correspond to steps 246, 248, 228, and 232, respectively, in FIG. 6.) In one
embodiment, the resubmission occurs automatically without input from the loan processor. In another
embodiment, the loan originator may be provided with an alert that there is a discrepancy in the loan application
data and be given the option to resubmit the loan application for underwriting. For example, where the
borrower's debt as self-reported does not match the borrower's debt as shown in the credit report, the error
may be i the credit report and not in the self-reported information. Providing an alert in this situation may
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provide an opportunity for the information in the credit report to be corrected and a new credit report to be
ordered. The determination whether to automatically resubmit the loan application for underwriting (without
operator input) or to resubmit the loan application for underwriting (upon operator approval) may be made on a
case-by-case basis dependent on the parameter under consideration and the significance of the discrepancy. The
business logic for making this determination is stored in resubmission rules 152, which may further utilize the
output of other logic such as workflow analysis logic 170.

It may also be desirable to issue one or more other alerts to a user. For example, a determination may be made
whether to issue a fraud alert (step 468) and, if the discrepancy is adequately significant, to issue the fraud alert
(step 470). Likewise, a determination may be made whether to issue one or more other types of alerts (step
472) and, if the discrepancy is adequately significant, to issue such alerts (step 474). The determination whether
to issue particular alerts may be made based on the parameter under consideration and the significance of the
discrepancy. Again, the business logic for making this determination is stored in resubmission rules 152.

In another embodiment, discrepancies in multiple parameters may be tracked and accumulated. For example, a
2% variance in borrower income and a 2% variance in borrower debt may each alone be considered inadequate
to trigger a resubmission, but the combination of discrepancies may be considered adequately significant to
trigger a resubmission. Each discrepancy that is located (even if not alone considered significant) may be tracked
and stored. Whenever a new discrepancy is found, calculations used to determine whether to resubmit the loan
application may be a function of not only the new discrepancy but also earlier discrepancies. The number of
discrepancies may also be used to trigger a fraud alert. For example, if no one discrepancy appears significant,
but the number of discrepancies is enough to raise suspicion, a fraud alert may be triggered.

Referring now to FIG. 14, FIG. 14 is a flowchart showing operation of the system of FIG. 2, and particularly
task manager 108 and reconciliation rules 156, in a situation in which a task list 60 is reconciled with a pre-
existing task list 60 after a mortgage loan application has been resubmitted for underwriting. As described above
in connection with FIG. 13, a new task list 60 may be generated when the mortgage loan application is
resubmitted as a result of a discrepancy that is detected in the loan application data during document processing
using workflow engine 114. Resubmissions may also occur as a result of other changes in loan application data.
For example, a borrower may decide to put more money down, add another borrower to the loan application,
change the term of the loan (and thereby the monthly payment), and so on. In such circumstances, the mortgage
loan application is typically resubmitted for underwriting to obtain a revised underwriting recommendation in view
ofthe changed loan application data. Typically, such changes in loan application data file 134 are received by
way of loan origination system 28 or automated underwriting website 72, as opposed to by way of workflow
engine 114, as is the case when a discrepancy is detected. As another alternative, system 10 may be configured
such that resubmissions occur for other reasons. For example, system 10 may be configured such that all loans in
a lender's pipeline are automatically resubmitted on a periodic basis (e.g., weekly, daily, hourly, etc.), such as
daily on a batch-processing basis during off hours.

When a loan application is resubmitted for underwriting, as in the above situations, an updated codified findings
file 136 and an updated task list 60 may be generated. The updated task list 60 reflects tasks that need to be
performed in connection with clearing conditions generated in connection with the updated underwriting
recommendation. However, since it is the same general transaction, a number of the conditions may have already
been met (or may have been in the process of being met) before the loan application was resubmitted for
underwriting. It is desirable for this status to be reflected in the new task list 60, so that the processing work
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performed before the mortgage application was resubmitted for underwriting is not lost.

FIG. 14 shows the process in greater detail. At step 480, after the updated task list 60 has been generated, it is
determined that the loan application has previously been underwritten and that there is a pre-existing task list 60.
In FIG. 2, if there is no pre-existing task list 60, then the process described therein proceeds directly to step
236, without performing the reconciliation process described in FIG. 14. If a pre-existing task list 60 does exist,
as is assumed in the process of FIG. 14, then reconciling the pre-existing task list 60 with the updated task list 60
is part of the process of generating the updated task list 60 before the updated task list is put into service.

At step 482, pre-existing task list 60 which is in use at workflow engine 114 is taken out of service. This
prevents users from trying to operate on pre-existing task list 60 during the time period during which
reconciliation occurs. In one embodiment, pre-existing task list 60 is then transmitted from workflow engine 114
to task manager 108. In another embodiment, task manager 108 may query workflow engine 114 as to the
status of various tasks, and workflow engine 108 may provide an answer file which specifies the status of the
various tasks.

At step 484, task manager 108 identifies tasks which are newly added in updated task list 60, tasks which have
been removed from updated task list 60 as compared to pre-existing task list 60, and tasks which are common
as between pre-existing task list 60 and updated task list 60. For example, if another borrower is added to a
loan application and the additional borrower brings additional money for a down payment, a number of
underwriting conditions may change. For example, with the larger down payment, mortgage insurance may no
longer be needed. Accordingly, ordering mortgage insurance may be identified as a removed task. However, the
mcome of the second borrower may now need to be verified. Accordingly, income verification may be identified
as a new task. Task manager 108 also identifies tasks from other sources (e.g., closing tasks) that are unlikely to
change as a result of re-underwriting,

At step 486, for tasks that are common as between pre-existing task list 60 and updated task list 60, the status
of such tasks is transferred from the pre-existing task list 60 to updated task list 60. For example, if an appraisal
has already been ordered, it is undesirable and unnecessary to order another appraisal. Reconciliation rules 156
are used to match the status of the in-progress tasks and pass along the status to updated task list 60. The status
of document requests (e.g., whether documents have been ordered, received, reviewed, accepted and so on)
may also be reflected in a document checklist generated based on the updated task list. For documents that have
been received, any documents that have been received are associated with the updated task list 60 and
document checklist. In some situations, common conditions may be routed to a loan processor for manual
reconciliation to determine whether work performed previously for a particular condition is useable in connection
with the updated task list. The status oftasks unrelated to underwriting may also be transferred from the pre-
existing task list 60 to updated task list 60.

In some situations, service orders may be changed. When the change occurs, a notification (e.g., a system
notification, an e-mail, etc.) may be sent to the service provider to notify the service provider of the change. For
example, if initial underwriting required an appraisal with a full interior inspection appraisal, and the updated
underwriting requires an appraisal with an exterior-only inspection, a notification may be sent to the appraisal
service. A computer system that maintains a scheduling information for services to be performed may be
automatically updated. In another embodiment, if the list of services to be performed is maintained by system 10,
the service request information may be automatically updated. Human processing is not required to update the
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service request.

At step 488, task manager 108 reviews the status of completed tasks and associated documents to assess
whether any of the documents have expired. For example, if a new closing date has been set, documents may be
out of date. System 10 may update task list 60 to reflect that documents need to be reordered. For example, the
consumer may be advised that a more recent paystub is needed.

At step 490, notification is provided regarding removed tasks. For example, if mortgage insurance has been
removed from the new conditions list, a notification may be sent to a service provider to cancel a service request.
This keeps the user aware of the changes in the conditions lists and avoids wasted work.

At step 492, a notification is provided regarding new tasks. If additional documents are required from the
borrower, an e-mail may be sent to the borrower indicating that new documents are required and indicating the
reason for the change.

At step 494, the updated task list 60 is transmitted to workflow engine 114, where it is put back into service.
The status of tasks listed in task list 60 may be dynamically changing due to ongoing processing of the loan
application. However, since all users then work from the updated task list 60, when task list 60 is updated, the
change in status will be apparent the next time a user views the document checklist for the loan application. It is
therefore possible to keep all nterested parties up to date on the conditions required for closing a particular loan
application. Wasted work is reduced.

Referring now to FIG. 15, FIG. 15 is a diagram depicting a loan processing method that is implemented with
system 10. FIG. 15 depicts similar subject matter as has previously been described, except that it depicts the
manner in which a feedback loop may be created to improve loan processing. Loan application data is received
at block 500. The loan application data is submitted for underwriting at block 502 and a task list is generated at
block 504. Loan application processing occurs at block 506 which may result in updates to the loan application
data at block 508. The loan application is then resubmitted for underwriting, and an updated task list is generated
which is then reconciled with the earlier task list. A synchronous feedback loop is thereby created in which loan
application data is resubmitted for underwriting based on changes in loan application data that occur downstream
during loan application processing. The loan application data may be updated numerous times and may be
resubmitted for underwriting. Eventually, a point in the process is reached in which the loan application data is
correct and the mortgage loan is ready for closing at block

In the process of FIG. 15, information flow is improved and relevant parties are kept more up to date. In
addition to having access to a role-specific versions of the checklist, relevant users may have access to a shared
checklist. The checklists may access common mnformation, such that all users are synchronized. Role specific e-
mail notifications may be used to notify loan originators, lender processors/underwriters, consumers and other
mvolved users of a change of status or other event, so that relevant users have up-to-date information. For
example, a loan originator may receive a notification when a document status changes (as defined by an
aggregate of statuses or events) or when a loan status changes (as defined by an aggregate of statuses or events).
A lender processor/underwriter may receive notification when the broker has submitted documents, when a re-
submission has occurred (e.g., a status indication or workflow message), and so on. Email notification may also
be provided to relevant parties regarding aging tasks or expiring documents.
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Referring now to FIG. 16, FIG. 16 depicts how various users may be provided with views into loan processing
using system 10. During the conditional approval phase, before underwriting conditions have been cleared,
operations focus around task manager 108. A consumer interface 520, broker interface 522, and lender
mterface 524 (including processors and underwriters) are each able to access up-to-date loan processing
mformation. Additional links may be provided to service providers. In the unconditional approval phase, after the
underwriting conditions have been fulfilled, a settlement agent interface 528 is able to access the loan application
data to generate closing documents.

Referring now to FIG. 17, FIG. 17 depicts functions that may be performed using consumer interface 520,
broker interface 522, and lender interface 524. Consumer interface 520 may provide the borrower with access
to conditions changes notifications, digital documents, loan status, a consumer friendly required documents list,
1003 data, pre-approval letters, and so on. Broker mterface 522 may provide the broker with access to
document upload tools, service ordering tools, documents received notifications, document verification tools,
loan status information, data change notifications, condition change notifications, and so on. Lender interface 524
may provide the lender with tools for uploading documents, service ordering tools, documents received
notifications, document verification tools, loan status information, data change notifications, and so on. The lender
is also provided with administrative tools for conditions management (e.g., specifying conditions at the lender,
product, or casefile level). Some tools, such as the service ordering tools, are shared.

Referring now to FIG. 18, FIG. 18 is a block diagram showing prioritization rules 148 in greater detail.
Prioritization rules 148 may assist the mortgage professional in determining the level of immediacy required for a
specific loan, condition or subcondition (task).

Prioritization may be performed based on a number of factors, such as loan closing date and/or loan received
date (e.g., the date the loan application was originally submitted for underwriting). For example, closing date
logic 530 may be used to generate prioritization information based on loan closing date. As a closing date
approaches, tasks may become more urgent. The prioritization logic may work backwards from the closing date.
For example, if several tasks need to be performed, and the total expected turnaround time for the tasks is
greater than the amount of time remaining until the closing date, then the first task may be given a high priority,
even though it does not take long to perform and even though the closing date is two weeks away (e.g., ina
situation where the middle task in the sequence typically takes 11/2 weeks to perform).

In an exemplary embodiment, prioritization rules 148 operate by allowing priority to be set to one of a discrete
number of levels, or categorical values, such as "low" urgency, "medium" urgency, "high" urgency, and "extremely
urgent." Separate rules may be established for each task and for each different condition, including threshold
levels at which the task advances from one level of urgency to the next. For example, at four weeks from closing
date, a task may be considered "low" priority. At three weeks from closing date, the task may advance to
"medium" priority, and so on.

Prioritization based on closing date may also take other factors into account. For example, logic 534 may be
used to take vendor turnaround time into account. Some services may take longer to perform or set up and
therefore may have a longer expected turnaround time than others. These differences may be reflected in
turnaround time logic 534. Further, prioritization based on expected turnaround time may be vendor-specific.
That 1s, if it is known that a particular service is to be performed by a specific vendor, the prioritization may take
mto account the expected turnaround time of that vendor. Accordingly, for example, the threshold levels at which
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