LENDER PROCESSING SERVICES (LPS)

Who exactly is “Lender Processing Services”?  Googling “Lender Processing Services, will produce approximately 580,000 results.  The LPS Corporate Headquarters is located at 601 Riverside Avenue, Jacksonville, FL 32204.  The LPS Asset Management Solutions office is located at 10385 Westmoor Dr., Suite 100, Westminster, CO 80021.  Other offices are located throughout the United States, including Minnesota, Texas, New York, Pennsylvania, Michigan, Illinois, Tennessee, Washington, Arizona, Louisiana and California.

Let’s look at LPS’ time line as published on their website (www.lpsvcs.com):

	1962
	Computer Power Inc. (CPI) founded; offers Mortgage Servicing Package (MSP)

	1985
	Processed 5 million loans on MSP

	1990
	ALLTEL Information Services (AIS) acquires CPI

	 
	Processed 10 million loans on MSP

	1998
	Topped $1 billion in revenue 

	 
	Processed 20 million loans on MSP

	1999
	Acquired CSI, AIR, Southern Data Systems, MaxMilion mortgage software

	2000
	Fidelity National Financial (FNF) acquires Chicago Title

	2001
	FNF and VISTAinfo close transaction creating Fidelity National Information Services (FNIS)

	2002
	FNIS acquires Eastern Software's Empower

	2003
	FNF acquires Lender's Service, Inc. (LSI)

	 
	FNF acquires the financial services division of AIS, renames it Fidelity Information Services and relocates corporate headquarters to Jacksonville, Fla.

	2006
	A division of FNF and Certegy merge to form Fidelity National Information Services (FIS)

	 
	FIS becomes a publicly traded company

	 
	FIS named to S&P 500

	2007
	FIS launches Loan Portfolio Solutions division

	 
	FIS acquires Applied Financial Technology

	 
	FIS is ranked the #1 financial services provider in the world in the FinTech 100

	2008
	FIS acquires McDash Analytics

	 
	Lender Processing Services is formed as an independent, publicly traded company, as a result of FIS' spin off of its mortgage business segment of the same name

	2009
	FNRES becomes a division of LPS



Using LPS’ own words, LPS “is transforming how lenders and servicers are doing business by providing integrated mortgage solutions for origination, servicing, risk management and capital markets.”  LPS provides “solutions” to the top 25 lenders. 


What is the “LPS Total Mortgage Solution”?  LPS is the nation’s leading provider of mortgage processing services, settlement services, mortgage performance analytics and default solutions.    LPS offers “high-performance technology” to lenders and servicers.  “More than 1,000 financial institutions, including 30 of the top 50 largest banks, rely on LPS’ comprehensive offerings and award-winning services and support to power their businesses and sharpen their competitive edge.”  


Just when you think you may have figured out “who” LPS is and what they do, you find another “division,” “partner,” or “affiliate”, such as:

1.
Empower ®, “an enterprisewide loan origination system that enables mortgage lenders to exceed their business growth and profitability objectives.”  Empower accommodates every aspect of lending – point of sale through loan funding and post-closing, and interfaces with LPS’ servicing, flood, appraisal, tax, title and compliance services. (Note in the timeline on page 1, FNF purchased CTIC, acquired Lender’s Services, Inc. (LSI), etc.)  Empower is available in the following time-to-market options (each available in-house, or via LPS’ data center, or in a per-loan pricing model):  

· “Empower Express – LPS’ turnkey origination system to completely process a loan based on predefined rules, workflow and screens;

· Empower Express Plus – LPS’ complete origination system with a modifiable rules engine, enabling lenders to customize the predefined screens, workflow and rules to meet unique business rules;

· Empower End to End – LPS’ end-to-end solution is built on a toolkit approach that enables complete customization.”

Empower is integrated with LPS’ suite of mortgage solutions, including LSI settlement services; RealEC; MSP; and property tax, flood, valuation, imaging and document solutions.  

In July 2009, LPS named Don Covey as the managing director of the Empower Division.

2.
DecisionStream™ “gives lenders automated decision data at the point-of-sale within seconds, including instant title decisions, property tax and valuation, consumer credit, flood hazard compliance and GFE fee information” enabling lenders to make “informed origination decisions, increasing loan closing rates and enhancing the customer experience.”   
In a nutshell, DecisionStream “facilitates real-time refinance and home-equity lending decisions and helps lenders determine whether or not to proceed with a loan application prior to investing in full-scale mortgage settlement services.”
3.
RealEC Technologies Inc. collaborative partner network (B2B exchange) “enables lenders and business partners to electronically connect, collaborate and automate their business processes to eliminate paper, manual processing and other sources of friction in the origination and servicing of mortgage loans.”  (Does this elimination of paper and manual processing also eliminate critical documentation?)
On March 16 2009, RealEC announced that it surpassed a “historic milestone of more than 42 million real estate orders processed through its network since the company was founded in 1998.”  The RealEC Collaborative Partner Network processes more than 880,000 orders, 3.6 million documents and 10 million unique loan fulfillment events PER MONTH!  

The RealEC Appraisal Management platform allows lenders to “effectively manage appraisal management companies.”
RealEC Technologies provide “supply-chain-management software, integration services, intelligent product-decision tools and vendor-sourcing tools.”  

RealEC Technologies is majority owned by LPS, Inc.  Dan Sogorka is the president of RealEC Technologies.

4.
Origination Services – LPS boasts that it provides mortgage lenders “a single source solution for complete, integrated services that span the entire mortgage origination process, including:

· Largest database of flood information quickly identifying properties in a flood zone;

· One of the largest and most powerful real-time property tax databases, state-of-the-art automated auditing, real-time exception processing and fully-integrated workflow management tools for escrow servicing;

· Risk management solutions, including fraud detection and prevention, due diligence, data, and analytics that mitigate the risks facing originators;

· Highest quality appraisal and collateral risk management solutions that reduce costs and improve cycle times;

· Powerful lead generation tools that enable originators to target quality mortgage prospects and close more loans.”

· 5.
Being the nation’s largest provider of title and closing services, LPS helps lenders close loans faster through their services:

· AQUA™ Title Solution “provides automated title decisions instantly at the point-of-sale” allowing lenders to make immediate loan decisions and go directly to final documentation.  The AQUA decision is delivered to the lender within seconds and can include an AVM value, credit score, flood zone determination and preliminary legal and vesting information.  Commitments or Preliminary title reports are issued showing ownership vesting, legal description, exceptions from coverage, encumbrances (rights of way), easements, restrictions and liens (mortgages, judgments, taxes).  Full ALTA title insurance coverage is provided for single family and 2-4 units.
· HELP™ (Home Equity Loan Policy) offers instant property legal descriptions and a home equity loan title policy that covers unknown mortgages, liens and judgments of record, as well as tax record data.  (Does this eliminate the need for an attorney title search and opinion?)

· ClosingStream™ enables streamlined Web-based closings and other document signings.

6.
LPS’ “integrated technology automates the entire servicing process….”  LPS boasts that through its automated servicing process, mortgage lenders (LPS clients) are more efficient and closing costs are reduced.  (Is this comprehensive loan servicing technology detrimental to borrowers because of the “automation” and quick turnaround?  Are closing costs decreased because all services are provided by LPS and its affiliates?) 
7.
LPS’ MSP “is the mortgage banking industry’s most widely used loan servicing system.”  MSP supports multiple loan types, including home equity lines of credit (HELOCs).  “MSP processes more than 50 percent of all outstanding mortgage loans in the U.S.,” with balances exceeding $4.5 trillion!   The services cover “all areas of loan setup and maintenance, customer service, cashiering, escrow administration, investor accounting, default management and federal regulatory reporting,” but it doesn’t end there.  LPS also has a system “that enables servicers to board loans and HELOCs from MSP, non-MSP and correspondents’ origination systems; flow-servicing arrangements and minibulk acquisitions of servicing.” 
8.
LPS Desktop™ “provides process, invoice and imaging management for use throughout the mortgage lifecycle.”  This process automation tool fully integrates with any servicing system and creates a bridge between the servicing system and disparate vendor wrap systems” for improved efficiencies, reduction in costs and faster turnaround times.  LPS also provides “comprehensive document management services, including document recording, tracking and lien release.”
Desktop’s Loss Mitigation application offers a suite of loss mitigation options and features including:

· Complete workflow, queuing and loan allocation

· Comprehensive rules engine

· Automated approvals

· Generates and delivers documents, letters and reports

· Document, letter and report generation and delivery

· Configurable by client, investor, portfolio and loan type

· Integrates with servicing systems, FNMA HSSN and Wolters Kluwer’s nationwide modification document library

· Document and modification package generation

· e-Delivery of documents

· e-Signature capability

· Document recording services

LPS’ Applied Analytics Desktop Valuation™ delivers LPS’ certified appraiser’s valuation estimate with a review of the recent local market comparable sales and can be combined with a review of an existing valuation or combined with a drive-by or interior property condition report.

Field Expert™ combines a drive-by or interior broker price opinion (provided by a licensed real estate broker or agent) with the accuracy and consistency of LPS’ “expert quality control process and exclusive valuation module, to deliver the most accurate, detailed field valuation available.”  Field Expert allegedly provides the property condition and valuation information the lender or servicer needs to make better loss mitigation decisions.
9.
Magnifide® Web Services, another LPS entity, enables MSP clients and their business partners to access loan-level data directly from MSP and third-party systems on demand.  

10.
LPS’ ClosingStream™ provides a “Web-based closing solution that servicers can use to streamline the loan modification and loss mitigation processes.  With ClosingStream, workout agreements and loan modifications that formerly averaged seven to 10 days are signed the same day 50 percent of the time and within two days 80 percent of the time.”  ClosingStream has been used to complete more than 40,000 successful online closing transactions, with 98 percent borrower satisfaction.”  (Is the “98 percent customer satisfaction” measured at the time of closing?  Of these loan closings and/or modifications, how many customers are able to stay on track with their payments?)
11.
LPS Document Solutions enables mortgage lenders “to handle all document search, assignment, recordation and lien release requirements in-house, with maximum efficiency.”  If the mortgage lender chooses to outsource its document and lien release process, LPS also manages that process for the mortgage lender.  (The mortgage lender may have its name on the closing documents, but everything is being handled by LPS – behind the scenes.) 
12.
PowerCell® is LPS’ “award-winning customer service organization.”  A PowerCell team is assigned to each mortgage lender (customer).  This team “has expertise in every functional area of the mortgage servicing industry, as well as in-depth knowledge of MSP” providing “unparalleled, expert, one-source support.”  (Who are these “experts”?  What is their education?  What is their work experience prior to their employment with LPS?)
13.
Risk management solutions (valuations, due diligence, deed, assessment and mortgage performance data, property and portfolio retention data, benchmark report, and loan analytics) help servicers mitigate risk.  “LPS offers access to loan-level data for more than 39 million active first and second mortgage loans, including portfolios serviced by nine of the top 10 mortgage servicers in the nation.”  
“LPS Foreclosure Solutions, Inc. provides loan services with single-source solutions for managing foreclosures, bankruptcies and related matters, on a nationwide basis.”  “When clients refer a loan to local counsel through LPS Foreclosure Solutions, Inc., the loan timeline is managed until resolution.  Clients identify the unique requirements of their portfolios, and the loans are processed through LPS Foreclosure Solutions, Inc. to ensure the most efficient outcome.  Internal time limitations for key events are set, and active monitoring is conducted to minimize the overall timeframe from referral to resolution.  The loan-level data is reported to LPS partners on a daily basis using LPS Desktop….”
LPS emphasizes that lenders and servicers are inundated and overwhelmed with the sheer volume of foreclosures and the time-consuming tasks associated with each individual property.  That’s where LPS Agency Sales and posting (ASAP) comes to the rescue!  “ASAP is the leader when it comes to comprehensive publication, posting and auctioneer services for trustee sales.”  LPS Foreclosure Solutions streamlines the foreclosure process:
· Posting – coordinate physical posting or service of notice as required by local statutes

· Publishing – single point of contact for thousands of newspapers across the US; formatting, proofreading and transmission of your notices for the best combination of price and timeliness; confirmation of notice publication with newspapers

· Auctioneering – implementation of foreclosure sales at designated sales locations or from a centralized public place; act as client representative at foreclosure sales; collection and receipting of funds; issuance of Declarations of Postponement and of Sale

· Marketing Tools – interactive web site offers bidders a convenient, online tool to research upcoming sales and locate maps of the sales and property locations; strong advertising leads to higher sale day turnout and higher bids.

ASAP claims to reduce costs based upon the business it generates for multiple clients.  ASAP claims to provide its clients with considerable savings and shortened timelines through its large publication volume and established relationships with newspapers throughout the nation.  

ASAP claims to reduce processing time with 24/7 access to their services and information allowing its clients to follow up on properties; request services; submit and cancel orders; view images; retrieve sales results; view billing summaries; and submit bidding instructions.

ASAP claims to reduce risks as it “remains up-to-date and has a detailed understanding of statutory requirements by city, county or jurisdiction.”

14.
Allegedly having the “largest database of flood information,” LPS boasts that it is the leading provider of flood determinations in the U.S.!  (Obviously, the “flood determination fee” in the lender fees section of the HUD-1 Settlement Statement is paid to LPS or its affiliate.)
15.
Another service provided by LPS is Desktop™ Property Tax Management Solution, a “comprehensive property tax delinquency reporting and disbursement processing services and real-time Web-based access to one of the largest and “most powerful property tax databases.”  According to LPS, servicers can establish more accurate escrow accounts with tax-line integration, reducing post-close work, ensuring that property tax obligations are met on time AND protecting servicers from penalties due to delinquent tax payments.  (Again, the “tax service fee” in the lender fees section of the HUD-1 Settlement Statement is paid to LPS or its affiliate.)
16.
LPS’ default management solutions “help increase efficiency, reduce loss severities and better control internal and third-party costs” by:

· providing “fast, efficient handling of foreclosure and bankruptcy processes and procedures” including “monitoring the performance of attorneys and evictions.”  LPS also provides “centralized billing, customized accounting and up-to-date reporting, delivered directly to the client’s servicing system.”

· providing “complete, comprehensive foreclosure posting and publication services and dependable trustee sales and foreclosure auctions.”

· maintaining “a nationwide network of more than 3,500 experienced and reliable independent contractors who provide prompt and comprehensive inspection and preservation services across the U.S.”

· managing “REO assets efficiently and swiftly to expedite their removal from clients’ balance sheets, reducing overhead and loss severities.”
· offering “easy-to-use, cost-effective default title and closing solutions available through a single point of contact.”

17.
According to LPS, it has “the industry’s most robust, accurate, up-to-date deed and assessment database,” enabling the mortgage lender to instantly and accurately fill property information needs.”  LPS directly “collects, converts, updates, expands and verifies each piece of data, so you know you are getting accurate data from the aggregation source, not a third-party distributor.”

18.
McDash Online is LPS’ means of providing access to the industry’s “largest loan-level database of mortgage assets, to help mortgage participants analyze their portfolios and benchmark loan performance” and “represents nearly 70 percent of the mortgage market, including data from nine of the top 10 servicers, and spans the entire credit spectrum of agency, non-agency and portfolio products.”  McDash provides mortgage servicers with a “complete and accurate picture of their portfolios and compares it to aggregated industry data.”  LPS also “delivers valuation, analytics and fraud services” to limit its clients’ exposure to risk.
19.
LPS claims to be the “nation’s number one provider of collateral risk and valuation services.”  By combining nationwide property and appraisal databases with LPS’ desk, field and automated valuations, LPS alleges to deliver “precise information on property values, as well as accurate reviews of existing valuations.”
“Knowing the current value of a property and having insight into that property’s future value is critical to the lender’s loss mitigation strategy” and provides the information necessary for the lender or servicer to make an informed decision as to what to offer the borrower.  “For example, approving a short sale today might make more sense if the property value is expected to dramatically decrease in the next six months; however, if the value is expected to remain static and the loan to value ratio is less than 100 percent, based on the current property value, a modification or refinance could be a better option.  LPS Applied Analytics’ valuation solutions provide the valuation estimates, trends and forecasts that you need to make these critical decisions.”
LPS Applied Analytics’ Neighborhood Outlook™ report provides area price trends and forecasts, absorption rates, and days on market, as well as estimated foreclosure and REO timelines and costs for the subject property and helps to identify potential high-loss areas and determine the appropriate loss mitigation strategy.

20.
How does LPS handle fraud detection and prevention?  Those mortgage lenders working with LPS’ programs are able to scan every loan into their portfolio “for potential collateral risk, including risks associated with identity, occupancy, valuation, and sales transactions and flips.”  

21.
LPS’ “industry-dominant prepayment and default models” are used to “identify loan- and portfolio-level prepayment, delinquency, default and loss propensities.”  The “model” uses loan, borrower, property and external data to (as described by LPS) create “a uniquely powerful solution for the mortgage industry.”  (LPS doesn’t disclose this “uniquely powerful ‘solution’” is.)
22.
Market participants can utilize the LPS mortgage-investment decision tools and services to monitor loan portfolios.  “LPS can evaluate and track individual loan and property-level detail, from origination to securitization and over the life of the asset, further enhancing mortgage loan portfolio transparency at any level of analysis.”
23.
The ECM Data Validation Module assists companies with data validation including: importing of documents and data, review and validation of data to source documents, storage of documents and related “scrubbed” data, export of data to client’s servicing system.

· Captures, classifies, extracts, validates, and delivers information and documents

· Manages association of documents and their data elements

· Automates notification of document availability

· Provides seamless “one screen” view of data and associated document(s)

· Presentation of documents and their data in real time queue structure
· Reduces dependency on multiple systems, users login to a single system

· Secure application available online 24/7

24.
What else does LPS do?  According to its website:

· LPS is the leading provider of innovative technology systems for county governments, including county recording and workflow management, document management, tax deed filing and court case management.

· LPS’ SiteXdata suite of solutions and tools are industry veterans and are essential for lender and servicer credit and collection needs.
· LPS’ exclusive list generation solutions allow lenders and servicers to create highly-targeted lists over the Internet, quickly and efficiently, with up-to-the-minute accuracy.

· LPS National Flood is the leading provider of flood data and related products for insurance professionals.

· LPS’ wide variety of attributes allows lenders and servicers to select exactly the right records to create customized, precision-targeted lists, which can be downloaded in a number of formats or can generate and deliver lists to the lender and servicer, custom-tailored to meet their specifications.

· Private investors can target their potential investment property by reviewing property appraisals, sales-comparable reports, even foreclosures and tax delinquent property reports.

· LPS is a leading provider of data and software to the title insurance market.
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Joel Farrand – Sr. VP, Strategic Consulting Services


Cynthia FitzGerald – Executive VP, Customer Support & Services, Mortgage Servicing Division
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The following is taken from the LPS website “Industry Expertise”:

LPS Professionals can provide expertise in the following topics:

	· 1031 exchanges 

· Achieving efficiencies through technology 

· Appraisal management 

· Assessing valuation risk at point of origination 

· Asset management and REO disposition 

· Automating the real estate process 

· AVMs and alternative valuations 

· Bridging real estate and mortgage transactions 

· Business continuity 

· Centralized title and closing for mortgage industry 

· Collections 

· Customer retention 

· Customer service 

· Data conversions 

· Data management 

· Data security
	· Default solutions 

· Encryption 

· Field services 

· Flood zone determinations 

· Foreclosure and bankruptcy solutions 

· Fraud and risk management 

· HELOC servicing 

· Implementations 

· Information management 

· Information technology 

· Loan origination technology 

· Mitigating valuation risk 

· Mortgage servicing solutions 

· MLS systems and technology 

· Mortgage fulfillment 

· Mortgage technology 
	· Origination solutions 

· Origination technology 

· Paperless workflow for real estate industry 

· Private label servicing 

· Professional services 

· Public records data 

· Real-time processing 

· Regulatory compliance 

· Security 

· Servicing solutions 

· Setting technology priorities 

· Supply chain management 

· The value of customer relationships 

· Title insurance
Valuation and appraisal services 

· Web Services 


	To speak with an LPS expert on one of these topics, please contact Michelle Kersch at michelle.kersch@lpsvcs.com or 904.854.5043. 


“The New Momentum” is LPS’ quarterly newsletter.  Issues are accessible on the LPS website.  The latest volume is (copy and paste):  http://www.lpsvcs.com/NewsRoom/ClientPublications/Momentum/Documents/Momentum09_V2ISS4.pdf 
LSI has a separate website that is worth viewing:  http://www.lendersservice.com .  The website has a demonstration of ClosingStream.
Lender Processing Services, Inc. has capitalized on the mortgage loan industry from all angles – new loans, refis, title insurance, flood determination, credit reporting, tax services, flips, monitoring loans, foreclosures, bankruptcies, etc., etc.  LPS reported revenues of $1.9 billion in 2008 with 2009 looking even better.  Its 2009 third quarter showed an increase of 32.7% over the same period in 2008.  Lee A. Kennedy, Executive Chairman of LPS, forecasts continued gains.

LPS’ selling points are streamlining the mortgage loan processes; enforcing deadlines; eliminating paper; and “managing” the mortgage loan process from start to finish and beyond.

LPS no longer utilizes the “document execution teams” of its predecessor, Fidelity National Information Services, Inc.  With the documents readily accessible online, what prevents a document from being e-signed by someone other than the borrower?  What is to prevent increasing fraud practices?  If the majority of the fees are ultimately paid to LPS or to an LPS division or affiliate, what protection does the borrower have that the services are, in fact, actually provided – especially without any documentation?

From the standpoint of litigation, will LPS be able to produce any documentation in response to discovery requests?  Will LPS produce documentation that is maintained in their system?

Sorting out who was doing what for Fidelity National may have been a mystery, but it seems that LPS has deepened the mystery.
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