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METHOD AND SYSTEM FORMORTGAGE 
EXCHANGE 

CROSS-REFERENCE TO RELATED 
APPLICATIONS 

0001. This application claims the benefit of Provisional 
Application Ser. No. 60/902,110 filed May 22, 2006. Further, 
this application is a continuation-in-part application of Appli 
cants copending U.S. Non-Provisional application Ser. No. 
10/937,879 titled “METHOD AND SYSTEM FORVEN 
DOR MANAGEMENT filed Sep. 10, 2004, which claims 
the benefit of Provisional Application Ser. No. 60/502,273 
filed Sep. 12, 2003. Each of the above-mentioned patent 
applications is incorporated in its entirety by reference herein. 

BACKGROUND OF THE INVENTION 

0002 1. Field of the Invention 
0003. The present invention relates to methods and sys 
tems for facilitating real estate transactions by providing 
accurate representations of the loans aborrower is qualified to 
receive, which are based on actual data, rather than estimates. 
Specifically, the present invention relates to methods and 
systems for facilitating real estate transactions that provide 
seamless integration of actions required for completing the 
real estate transaction, from entry of the borrower informa 
tion, to the closing and funding of the loan. 
0004 2. Background of the Technology 
0005. There exist in the art paper-based methods and sys 
tems for completing financial transactions, such as mort 
gages, but typically these systems are inefficient, costly, and 
add significant overhead to the transaction. Currently, the 
parties to a transaction inefficiently transfer the necessary 
documents to complete the mortgage transaction. Usually, all 
involved parties receive a new set of documents each time the 
transaction is altered. Most transactions are currently com 
pleted by transferring new sets of documents by hand. The 
systems that execute document transfers electronically typi 
cally do not integrate Sub-transactions required for the 
completion of the transaction, but instead require either a 
separate process to convert electronic data between forms, or 
hand transcription of data from one form to another. Since a 
mortgage transaction generally involves multiple parties, the 
resources needed to complete the transaction quickly accu 
mulate. 
0006 For the purposes of this application, “financial insti 
tutions' include banks, investment companies, real estate 
lenders, investment and holding companies, and any com 
mercial entity engaged in the business of financing loans or 
mortgages. "Brokers' include brokerages, real estate agents, 
corporate land purchasers, and any commercial entity, indi 
vidual or otherwise, engaged in the business of buying and/or 
selling real estate. "Potential borrower” or “borrower,” and 
“potential customer' or “customer.” are used interchangeably 
herein to describe any person, including agents of the person, 
seeking to acquire a mortgage or loan, e.g., by employing the 
services of a broker or financial institution. 
0007. A sub-transaction, also interchangeably referred to 
herein as an order or product, relates to goods or services 
being provided during the life of the underlying mortgage 
transaction. Sub-transactions define the parameters of the 
transaction or otherwise bring the underlying transaction to 
completion. Sub-transactions include transactions between 
the end users of the system (e.g., brokers, financial institu 
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tions and potential borrowers) and Vendors, such as inspec 
tion companies or closing companies that have service agree 
ments with end users or other involved parties. 
0008. The complicated nature of a mortgage or loan trans 
action, coupled with the large number of parties that must 
approve each stage of the transaction, creates difficulty in 
keeping all parties properly updated. Presently, involved par 
ties receive updated paper copies of the transaction every time 
a component of the transaction is altered, or the status of a 
sub-transaction is changed. Additionally, it is difficult for the 
parties to check the status of a transaction component until 
they receive actual notification that it has been changed. This 
lag time in notification may lead to a party entering a Sub 
transaction based on dated information. 
0009 Computer-implemented systems to manage finan 
cial transactions are known, but these systems typically do not 
manage most of or the entire lifespan of a mortgage transac 
tion. As a result, the integration of various actions and Sub 
transactions of a mortgage transaction must either be done by 
hand, or through the use of systems that are either completely 
incompatible, or, require the input of incompatible data. The 
problem is further compounded because, as a mortgage trans 
action usually requires the completion of one or more Sub 
transactions, each of which may be managed by incompatible 
or inefficiently communicating systems. 
0010. Another problem with completing financial transac 
tions in the prior art is that existing methods and systems for 
assisting a broker in loan selection lack the capability of 
providing brokers with accurate representations of the loans 
for which a potential borrower qualifies. These systems typi 
cally only provide an estimation of the types of loans avail 
able to a potential borrower, based on hypothetical conditions 
and/or incomplete or inaccurate data. Brokers often make 
loan/mortgage decisions without the benefit of all available 
information. As a result, the broker may fail to obtain the most 
advantageous loan for the potential borrower, or the broker 
may fail to obtain a loan for a qualified borrower, costing the 
broker time, unrealized commission fees, and possibly loss of 
business. This creates problems not only for potential bor 
rowers, who may receive less favorable terms on their mort 
gages, but also for brokers, who cannot secure the best loans 
for their clients. Another result of this problem is that finan 
cial institutions may experience more defaulted loans and fail 
to take full advantage of opportunities to purchase favorable 
loans. 

0011 Yet another problem with financial transactions of 
the prior art is that financial institutions typically do not 
purchase loans directly from brokers, because systems that 
allow direct cost-effective purchasing of loans are not cur 
rently available. Attempts by financial institutions to pur 
chase loans from brokers have been largely unsuccessful. 
There exist in the art methods and systems for third parties to 
purchase loans from brokers, to package the loans together, 
and to sell the packages to financial institutions. These third 
parties, also known as congregators, purchase individual 
loans from brokers, then combine the individual loans into 
packages for sale to financial institutions. This process 
increases the loan processing costs due to congregators’ fees. 
0012. There is an unmet need in the art, therefore, for 
methods and systems that provide brokers with an accurate 
representation of the set of loans for which a potential bor 
rower qualifies. There is a further unmet need in the art for 
methods and systems that allow seamless completion of vari 
ous Sub-transactions related to a mortgage transaction. 
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0013 There is a further unmet need in the art for methods 
and systems that manage mortgage transactions by integrat 
ing all or most related Sub-transactions, so that one central 
system contains all existing information about the status of 
the associated Sub-transactions. Additionally, there is an 
unmet need in the art for methods and systems that have the 
capability of identifying the order in which related sub-trans 
actions must be completed for the primary loan transaction, 
and for automatically completing the Sub-transactions. 
0014. There is a further unmet need in the art for auto 
mated loan purchasing functionality that enables financial 
institutions to purchase, or facilitate Such institutions pur 
chase of, loans directly from brokers, and brokers to solicit 
loans directly from financial institutions. 
0015 There is a further unmet need for a system that is 
tailored to the needs of individual brokers, allowing design 
flexibility and customized design based on the specifications 
of individual brokers. 

SUMMARY OF THE INVENTION 

0016. The present invention meets the above needs, and 
others, by providing a platform that embodies effective meth 
ods and systems for facilitating real estate transactions by 
providing accurate representations of the loans a borrower is 
qualified to receive, which are based on actual data, rather 
than estimates. 
0017. The present invention provides a method and system 
for electronically facilitating the completion of a mortgage 
loan using an automated underwriting engine, generating a 
decision matrix based on user input and/or existing data, and 
selecting and communicating an appropriate loan to a poten 
tial buyer. Subsequent to the selection of a favorable loan, the 
method and system of the present invention perform fulfill 
ment processing. Upon completion of the fulfillment process 
ing, an approval letteris generated. The method and system of 
the present invention may be interfaced with any number of 
systems and Subsystems to prepare the loan for closing and 
funding. 
0018 When end users begin the process of applying for a 
mortgage, a number of sub-transactions must be performed in 
conjunction with the underlying transaction, including, for 
example, property appraisal, credit history evaluation of the 
potential borrower, selection of the proper loan by an under 
writing process or engine, and application of the loan to the 
CuStOmer. 

0019. In one embodiment, the present invention compiles 
actual information obtained from potential borrowers, and 
uses the compiled information in making decisions on loan 
applications, rather than using estimates. The present inven 
tion is capable of generating generally precise or exact lists of 
loans, for which potential borrowers qualify. These lists may 
be used to assist brokers in making accurate and appropriate 
recommendations to potential borrowers. By using this sys 
tem, brokers avoid loans that are based on estimates, which 
may expose all involved parties to potential unwanted risks 
and/or liability. 
0020. One embodiment of the present invention utilizes 
fully customizable modules, back-end processing and inte 
gration, and a common base platform for running the fully 
customizable modules. The present invention seamlessly 
integrates the various systems required to complete a mort 
gage or loan transaction and associated Sub-transactions, for 
a wide range of actual implementations of these systems and 
Sub-transactions. 
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0021. In one embodiment, the present invention includes 
systems and methods for ordering the Sub-transactions 
required to complete the primary transaction. The Sub-trans 
actions may be ordered by potential borrowers, brokers, or 
primary or secondary financial institutions. In one embodi 
ment, the present invention includes systems and methods 
that allow sub-transaction vendor selection at the time of 
ordering the Sub-transaction. 
0022. The present invention efficiently carries out sub 
transactions by automating functions typically carried out 
manually. By automating these functions, the present inven 
tion eliminates transcription errors, reduces transaction costs, 
and reduces overall costs by requiring fewer employees to 
manage the Sub-transactions. Additionally, the present inven 
tion provides all involved parties with access to real-time 
updates of the transaction status and of precise costs and 
status costs of the Sub-transactions. 

0023. In one embodiment, the present invention allows 
financial institutions to view individual loan sale offers 
directly, without using a third party congregator. This allows 
financial institutions to reduce costs that would otherwise be 
paid to a third party congregator. The present invention also 
allows for more selectivity among financial institutions, since 
the financial institutions are able to purchase loans individu 
ally, rather than having to select packages presented by the 
congregators. The financial institutions, in turn, may pass the 
savings on to brokers, who receive more favorable terms for 
the loans the brokers offer for sale. 
0024. One embodiment of the present invention provides 
automated document types to help manage Sub-transactions. 
These document types include lists of conditions that poten 
tial borrowers must meet before they are considered eligible 
for a specific mortgage. For example, a potential qualified 
borrower having a good credit rating and ample working 
capital has a completely different set of requirements for loan 
approval than a potential borrower with poor credit and/or no 
access to liquid capital. Thus, the two potential borrowers 
would have remarkably different document types. In one 
embodiment, the present invention determines the set of cri 
teria to be examined for each potential borrower, creates the 
document type, and updates the document type when addi 
tional information is obtained. For information that may be 
retrieved through an electronically-managed sub-transaction, 
one embodiment of the present invention automatically 
requests the completion of the relevant Sub-transaction. For 
information that must be retrieved by hand, the present inven 
tion provides prompts for the information that needs to be 
retrieved. 

0025. One embodiment of the invention includes an 
implementation of an auction platform. The auction platform 
allows accessing brokers and financial institutions to view the 
loans available for sale or purchase. The auction platform 
provides users with the ability to filter and sort the loans by 
various characteristics, such as stratification rate, loan type, 
and requested interest rate. The auction platform allows 
financial institutions to place bids for the purchase of loans, 
allows brokers to view bids placed on the loans that have been 
offered for sale, and allows for seamless completion of trans 
actions between brokers and financial institutions. 
0026. In one embodiment, the data passes seamlessly 
between various Sub-transactions of the mortgage transac 
tion. Depending on the Vendor's preferences and the nature of 
the Sub-transaction, the system of the present invention may 
be configured so that vendors, brokers, and financial institu 
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tions have the ability to send and receive data seamlessly, 
without the need for back-end conversion. 
0027. In one embodiment of the invention, financial insti 
tutions and other users have the capability of customizing the 
system to meet specific user needs. The system is customiz 
able (e.g., in accordance with the user's preferences and 
needs) with respect to carrying out transactions and Sub 
transactions. 
0028. In one embodiment of the current invention, the 
system creates a unique profile for each transaction type. For 
example, a profile may specify the relationship between a 
broker and a financial institution or the type of loan a given 
financial institution prefers to purchase. Upon initiating a 
transaction, the current invention checks whether any party to 
the transaction is associated with any unique profiles stored 
within the database. If profiles exist, the present invention 
retrieves the information and uses it in completing the trans 
action. For instance, using the example above, if the located 
profile specifies the type of loan a financial institution is 
interested in purchasing, the system provides the financial 
institution with existing loans of the preferred types. 
0029. The present invention works in conjunction with 
other tools to streamline the process of obtaining a mortgage. 
In one embodiment of the present invention, information 
gathered by the system is stored and made accessible to 
Vendors, brokers, and financial institutions as necessary to 
complete a transaction. Thus, Sub-transactions are seamlessly 
integrated into the primary mortgage transaction. Automated 
Vendor distribution functionality provides requesting parties 
with the ability to automate the distribution of orders to select 
service providers, based upon various criteria, which can be 
saved into a profile. Additionally, service providers may be 
selected based upon Such factors as geographic location, Ven 
dor capacity, and threshold limits. 
0030 Advantages of the present invention include, among 
others: 1) allowing brokers to communicate directly with 
financial institutions; 2) reducing costs by allowing portions 
of the mortgage transaction process to be processed electroni 
cally; 3) building a decision matrix showing the most appro 
priate loan for each potential borrower and broker; and 4) 
allowing brokers to access the particular loans for which a 
potential borrower qualifies for. 
0031 Additional advantages and novel features of the 
invention will be set forth in part in the description that 
follows, and in part will become more apparent to those 
skilled in the art upon examination of the following or upon 
learning by practice of the invention. 

BRIEF DESCRIPTION OF THE FIGURES 

0032 FIG. 1 presents a computer system implementation 
capable of carrying out the functionality of one embodiment 
of the current invention. 
0033 FIG. 2 presents an exemplary system diagram of 
various hardware components and other features in accor 
dance with an embodiment of the present invention. 
0034 FIG. 3 shows a diagram of various features and 
processes carried out by one embodiment of the present 
invention. 
0035 FIG. 4 presents an example flow diagram of func 
tions performed from a broker point of view, in accordance 
with an embodiment of the present invention. 
0036 FIG. 5 presents an example flow diagram of the 
process carried out by one embodiment of the present inven 
tion when a financial institution accesses the system. 
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0037 FIG. 6 presents a high-level block diagram of the 
different modules of one embodiment of the present inven 
tion, and the interaction among these modules. 
0038 FIG. 7 shows an example open system platform 
used in conjunction with an embodiment of the present inven 
tion that utilizes Broker Front End, Automated Underwriting 
Engine, and Fulfillment Processing customizable loan pro 
cessing modules. 

DETAILED DESCRIPTION 

0039. The present invention provides methods and sys 
tems for facilitating real estate transactions by providing 
accurate representations of the loans aborrower is qualified to 
receive, which are based on actual data, rather than estimates. 
The present invention also provides methods and systems for 
facilitating the completion of a mortgage transaction and 
completing related Sub-transactions, such as obtaining credit 
reports, pre-approvals for loans, credit management for 
potential borrowers, sale of loans to financial institutions, 
generating document types for potential borrowers, building 
decision matrices for determining the most appropriate type 
of loan, and generating approval letters. In one embodiment 
of the present invention, any party to a transaction, including 
potential borrowers, brokers, financial institutions, and 
agents for the parties, may initiate a sub-transaction to further 
the completion of the primary mortgage transaction. 
0040. In one embodiment of the present invention, meth 
ods and systems for selecting the most appropriate vendor for 
each sub-transaction are implemented. In one embodiment, 
Vendors may enter information into the system related to 
Sub-transactions the vendors are capable of completing. For 
instance, a title searcher may offer to complete employment 
history checks for potential borrowers over 30 years of age for 
the price of S1,000.00. The present invention stores this infor 
mation, and when a potential borrower is being qualified for 
a loan, the system presents the vendor information to the 
broker. If the broker selects the vendor, the information is 
transmitted to the vendor, who completes the employment 
history check and enters the relevant information into the 
system. The broker can then access the entered information. 
0041. One embodiment of the present invention provides 
methods and systems for managing Sub-transactions. Man 
agement of the Sub-transactions involves identifying a Sub 
transaction that needs to be ordered; ordering the Sub-trans 
action; providing information required to complete the Sub 
transaction; and integrating the result of that Sub-transaction 
into the main transaction. One embodiment of the invention 
provides methods and systems that allow outsourcing of Sub 
transactions that cannot be completed electronically. 
0042. As an example of this feature, when a transaction is 
entered into the system, the transaction profile associated 
with the transaction may be used to determine the sub-trans 
actions that must be carried out to complete the transaction. 
The system may also provide the user with information 
regarding optional Sub-transactions related to the transaction. 
In this manner, automatic ordering of Sub-transactions that 
are specific to a given transaction can be accomplished effi 
ciently. 
0043. The present invention may be implemented using 
hardware, software or a combination thereof and may be 
implemented in one or more computer systems or other pro 
cessing systems. In one embodiment, the invention is directed 
toward one or more computer systems capable of carrying out 



US 2008/O120227 A1 

the functionality described herein. An example of such a 
computer system 200 is shown in FIG. 1. 
0044 Computer system 200 includes one or more proces 
sors, such as processor 204. The processor 204 is connected to 
a communication infrastructure 206 (e.g., a communications 
bus, cross-over bar, or network). Various software embodi 
ments are described in terms of this exemplary computer 
system. After reading this description, it will become appar 
ent to a person skilled in the relevant art(s) how to implement 
the invention using other computer systems and/or architec 
tures. 

0045. The computer system 200 includes a user interface 
202 that forwards graphics, text, and other data from the 
communication infrastructure 206 (or from a frame buffer not 
shown) for display on a display unit 230. The computer sys 
tem 200 also includes a main memory 208, preferably a 
random access memory (RAM), and may also include a sec 
ondary memory 210. The secondary memory 210 may 
include, for example, a hard disk drive 212 and/or a remov 
able storage drive 214 Such as a floppy disk drive, a magnetic 
tape drive, an optical disk drive, etc. The removable storage 
drive 214 reads from and/or writes to a removable storage unit 
218, which may also be a floppy disk, magnetic tape, optical 
disk, etc., in a well known manner. As will be appreciated, the 
removable storage unit 218 includes a computer usable stor 
age medium having stored therein computer software and/or 
data. 
0046. In alternative embodiments, secondary memory 210 
may include other similar devices for allowing computer 
programs or other instructions to be loaded into computer 
system 200. Such devices may include, for example, a remov 
able storage unit 222 and an interface 220. Examples of such 
devices may include a program cartridge and cartridge inter 
face (Such as that found in video game devices), a removable 
memory chip (such as an erasable programmable read only 
memory (EPROM), or programmable read only memory 
(PROM)) and associated socket, which allow software and 
data to be transferred from the removable storage unit 222 to 
computer system 200. 
0047 Computer system 200 may also include a commu 
nications interface 224. Communications interface 224 
allows software and data to be transferred between computer 
system 200 and external devices. Examples of communica 
tions interface 224 may include a modem, a network interface 
(such as an Ethernet card), a communications port, a Personal 
Computer Memory Card International Association (PCM 
CIA) slot and card, etc. Software and data transferred via 
communications interface 224 are in the form of signals 228. 
which may be electronic, electromagnetic, optical or other 
signals capable of being received by communications inter 
face 224. These signals 228 are provided to communications 
interface 224 via a communications path (e.g., channel) 226. 
This path 226 carries signals 228 and may be implemented 
using wire or cable, fiber optics, a telephone line, a cellular 
link, a radio frequency (RF) link and/or other communica 
tions channels. In this specification, the terms “computer 
program medium' and "computer usable medium' are used 
to refer generally to media Such as a removable storage drive 
214, a hard disk installed in hard disk drive 212, and signals 
228. These computer program products provide software to 
the computer system 200. The invention is directed to such 
computer program products. 
0048 Computer programs (also referred to as computer 
control logic) are stored in main memory 208 and/or second 
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ary memory 210. Computer programs may also be received 
via communications interface 224. Such computer programs, 
when executed, enable the computer system 200 to perform 
the features of the present invention, as discussed herein. In 
particular, the computer programs, when executed, enable the 
processor 204 to perform the features of the present invention. 
Accordingly, such computer programs represent controllers 
of the computer system 200. 
0049. In an embodiment where the invention is imple 
mented using software, the Software may be stored in a com 
puter program product and loaded into computer system 200 
using removable storage drive 214, hard drive 212, or com 
munications interface 224. The control logic (Software), 
when executed by the processor 204, causes the processor 
204 to perform the functions of the invention as described 
herein. In another embodiment, the invention is implemented 
primarily in hardware using, for example, hardware compo 
nents, such as application specific integrated circuits 
(ASICs). Implementation of the hardware state machine so as 
to perform the functions described herein will be apparent to 
persons skilled in the relevant art(s). 
0050. In yet another embodiment, the invention is imple 
mented using a combination of both hardware and software. 
0051 FIG. 2 presents an exemplary system diagram of 
various hardware components and other features in accor 
dance with an embodiment of the present invention. As shown 
in FIG.2, in an embodiment of the present invention, data and 
other information and services for use in the system is, for 
example, received from an end user 30 via a terminal 31. The 
terminal 31 is coupled to a server 33 via a network 34, such as 
the Internet, via couplings 35, 36. In one embodiment, a 
vendor 39 also inputs information/data via a terminal 37, via 
coupling 38, to the network 34. Furthermore, in one embodi 
ment, a member of an outsourced workforce 40 inputs infor 
mation/data via a terminal 41, via coupling 42, to the network 
34, and in another embodiment, a member of a financial 
institution workforce 43 inputs information/data via a termi 
nal 44 to the network 34 via coupling 45. 
0052 Each of the terminals 31, 37, 41, 44 comprises, for 
example, a personal computer (PC), minicomputer, main 
frame computer, microcomputer, telephone device, personal 
digital assistant (PDA), or other device having a processor 
and input capability. Server 33 comprises a PC, minicom 
puter, mainframe computer, microcomputer, or other device 
having a processor and a repository for data or connection to 
a repository for maintained data. 
0053. In operation, according to an embodiment of the 
present invention, via the network 34, Vendor data, transac 
tional data, Sub-transactional data, order data, and/or other 
information are communicated with the server 33. The server 
33 receives and resolves transactions, including triggering 
and resolving Sub-transactions, storing data regarding the 
transaction, Vendor, and Sub-transaction, and documenting 
the transaction (e.g., electronically). 
0054. In one embodiment, the present invention uses 
active server page (ASP) technology to deliver information 
and services to a user. This embodiment may include one or 
more ASPs stored on the server 33. Such approach reduces 
the maintenance expense and hardware expense, and results 
in limited implementation integration costs, limited Support 
expense, and low total cost of ownership. 
0055. In one embodiment of the present invention, infor 
mation relating to a transaction, Such as a loan, is stored 
electronically. This information is referred to interchangeably 
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herein as a virtual loan file. Among other features, the virtual 
loan file enables data mining, reduces post closing quality 
reviews, facilitates secondary market due diligence, stream 
lines loan servicing functions, reduces data archiving costs, 
reduces processing costs, automates routine and decision 
based processes, and reduces data entry errors. 
0056 FIG. 3 illustrates an exemplary mortgage exchange 
system 300 in accordance with one embodiment of the 
present invention. As shown in FIG.3, the present invention is 
based on an open system architecture that provides a common 
base platform 700 for using the following customizable loan 
processing modules: 1) Broker Front End 310; 2) Automated 
Underwriting Engine 320; and 3) Fulfillment Processing 330, 
each of which will be discussed in more detail below. 

0057 The Broker Front End Module 310 facilitates com 
munication between brokers and financial institutions, allow 
ing a real-time access to loan information. This communica 
tion allows brokers to provide faster, more efficient service to 
potential borrowers, and to market loans directly to financial 
institutions, bypassing congregators and thereby eliminating 
congregator commission fees. Using the broker frontend 310, 
brokers can select the most appropriate loan available for the 
potential borrower. 
0058 For a potential borrower on a corporate payroll, for 
example, some lenders may only require 25% of the loan 
amount as down payment. If the potential borrower is self 
employed, that number may be as high as 35% for some 
lenders or even 50% for others. If the potential borrower is 
only able to make a down payment of 35%, for example, the 
system 300 automatically removes from consideration banks 
that require a larger down payment. 
0059. The Automated Underwriting Module 320 (inter 
changeably referred to herein as an Automated Underwrit 
ing Engine') compiles the loan product information, com 
bines it with the potential borrower information, searches 
loan products from multiple financial institutions and 
extrapolates the information into a decision matrix, which 
provides an accurate description of a potential borrower's 
qualification for specific loans. This decision matrix is based 
on real information from financial institutions, not from com 
puter modeling estimates. Because the decision matrix is 
based on real information, if the decision matrix indicates that 
a potential borrower qualifies for a loan, then the broker can 
select that loan with confidence, and therefore begin working 
on financing the loan almost immediately. The loan search 
results can be displayed and sorted by any number of factors, 
including yield-spread premium, rate, principal and interest, 
and turnaround time. 

0060. When creating the decision matrix, the automated 
underwriting engine 320 also analyzes various conditions 
that the potential borrower may meet in order to alter the 
potential borrower's decision matrix, and informs the broker 
and/or the potential borrower that changing one of the poten 
tial borrower's loan decision metrics may qualify the bor 
rower for a more advantageous loan. For example, if the 
potential borrower paid off a credit card, or saved an addi 
tional five thousand dollars, the associated decision matrix 
would change. The automated underwriting engine 320 dis 
plays this information to brokers, allowing the brokers to not 
only select the most advantageous loan, but also to present the 
best alternatives to potential borrowers. Sometimes a rela 
tively unimportant action by the potential borrower may lead 
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to a more favorable decision matrix. The automated under 
writing engine 320 is capable of detecting this situation and 
reporting it to the broker. 
0061 The automated underwriting engine 320 automati 
cally sorts through the available loan products published by 
the financial institutions and calculates whether a particular 
potential buyer qualifies for a particular loan. Each step in the 
process determines the loan types for which a potential bor 
rower qualifies. Multiple steps thus create an exponentially 
increasing list of possibilities. In one embodiment of the 
present invention, the automated underwriting engine 320 
ties in all available information on the potential borrower, 
Such as debt-to-income ratios, the loan-to-value ratios, and 
the credit profile, and creates a profile for that borrower. In 
one embodiment of the present invention, this profile can be 
saved onto the system, so that if a potential borrower must 
repeat the process, the system can recall much of the required 
information, and update what information is needed, auto 
matically. 
0062. Upon generation of the actual loan(s) for which a 
borrower qualifies, and selection of a specific loan, the Ful 
fillment Processing Module 330 notifies the respective finan 
cial institution that its loan offer has been accepted, generates 
the approval letter, and triggers any sub-transactions that are 
in place for the loan selection event. The Fulfillment Process 
ing Module 330 also triggers any sub-transactions that the 
financial institution has specified in its profile as necessary for 
the completion of the particular loan. During this process, the 
information collected and generated by the automated under 
writing module 320 is made available to involved parties, 
including brokers, potential borrowers, Vendors, and financial 
institutions. 
0063 FIG. 4 shows a high-level view of an exemplary 
interaction 400 among the various modules used in conjunc 
tion with an embodiment of the present invention. After a 
broker accesses the mortgage exchange system at Step 401, 
potential borrower information is retrieved at step 404 and the 
interaction 400 enters into broker front-end module at step 
402. The broker front-end module then generates the docu 
ment types required and a prequalification estimated loan at 
step 420 so that the potential borrower may receive a general 
assessment of the type of loan for which the borrower may be 
able to qualify. Next, the automated underwriting engine 
collects and extrapolates the information at step 410, creates 
the required document types at step 406, recommends credit 
managements for the potential borrower at step 408, and 
generates the actual loan(s) for which the borrower qualifies 
at step 430. Upon generation of the actual loan(s), the inter 
action 400 enters a fulfillment processing module at step 412, 
which manages any required Sub-transactions, processes the 
terms of the loan with the financial institution or other lender, 
finalizes the loan, and generates an approval letter. The sys 
tem proceeds to closing and funding of the approved loan at 
step 414. 
0064. The more details of the mortgage exchange system 
and process 500 for a mortgage exchange are described with 
reference to FIG. 5. As described above, the exemplary mort 
gage exchange system is divided into three parts: a Broker 
Front-End Module 51, an Automated Underwriting Engine 
52, and Fulfillment Processing Module 53. The process 500 
starts with a broker accessing the system at step 504. At steps 
506 and 508, the broker communicates with the potential 
borrower (e.g., by telephone, e-mail, or in person), and 
retrieves and enters the potential buyer's base information, 
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Such as name, address, and Social security number. The pro 
cess 500 then compiles the base information, at step 510, 
needed to complete prequalification for the potential bor 
rower, such as a credit report 512, estimated income 514, and 
debt and asset information 516. At step 518, the information 
is compiled into a document type. 
0065. The process 500 then generates a list of available 
loans based on the prequalification at step 520. The broker 
then selects the type of loan (e.g., 10-year fixed, 30-year fixed, 
interest-only) and the options available for that loan at step 
522, based on input from the potential borrower at step 534. 
Please note that the above steps are performed on the broker 
front-end module 51. 
0066 Next, the automatic underwriting engine 52 collects 
and processes such information to create a decision matrix at 
steps 524-570. The key factors include, among others, deter 
mining whether a loan will default, weighing the strengths 
and weaknesses of the loan application, interpolating prob 
able loan Success information, based on performance of simi 
lar loans, the goals and strategies of financial institutions, 
current market factors, the possibility of selling the loan on 
the open market, and the strategy of the financial institution 
that may purchase the loan. 
0067. In addition, the automated underwriting engine 52 
performs credit management at step 530. Such as to determine 
whether the borrower may, by changing certain facts and/or 
behaviors, qualify for a more advantageous loan. As an 
example, at step 528, the automated underwriting engine 52 
takes into consideration whether completing tasks may 
improve the borrower's credit, and allows time for the poten 
tial borrower to complete the tasks or choose a different route. 
Once the credit management steps are complete, the auto 
mated underwriting engine 52 builds a decision matrix at Step 
570, which includes the potential borrower's actual qualifi 
cations, and provides a list of the loans for which the borrower 
actually qualifies at step 572, which allows the broker to make 
a loan selection at step 574. 
0068. Afterward, the process 500 continues at the fulfill 
ment processing module 53. At step 576, the loan selected by 
the broker is purchased by a financial institution that is inter 
ested in the loan, and at step 578, an approval letter is gener 
ated. The process 500 then seamlessly integrates with sys 
tems that handle closing and funding of the loan at step 590. 
0069. An alternative approach is that the mortgage 
exchange system provides for the reselling of the loan from 
one financial institution to another, as shown at step 580, so 
that secondary transactions are performed at 582. The sec 
ondary transactions are transactions involving the exchange 
and finance of the loan between financial institutions. These 
transactions typically do not directly affect the borrower. 
0070 From the financial institution's point of view, the 
process begins when the financial institution accesses the 
mortgage exchange system, which is shown at steps 550-556. 
After accessing the mortgage exchange system at Step 550, 
the financial institution enters/updates its loan purchase cri 
teria at step 552. The financial institution has the ability to 
customize these criteria, depending on the broker that is offer 
ing the loan for sale. In this way, the financial institution can 
indicate a preference of one broker over another, based on 
past performance or other factors. Once the loan criteria are 
entered, the potential loans for that financial institution are 
recorded in the mortgage exchange system for use in the 
prequalification stage at step 554. As such, at steps 556 and 
557, the potential loan is listed as available, and is used as part 
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of the input in the automated underwriting engine 52 when the 
loans for which the potential borrower qualifies at step 572. 
0071 FIG. 6 is a flowchart showing various actions, from 
a broker's point of view, preformed in accordance with one 
exemplary embodiment of the present invention. Process 600 
starts when a broker accesses a mortgage exchange system 
(not shown) at step 601. The broker enters the potential bor 
rower's base information at step 602. At steps 603 and 605, if 
the broker does not have all necessary information pertaining 
to the borrower, the process 600 determines whether the miss 
ing information may be obtained electronically. If so, the 
system generates a request for the information at step 604 
(e.g., a source of credit information). If the missing informa 
tion cannot be obtained electronically, the system prompts for 
the information to be entered at step 606, and receives the 
information when inputted at step 608. Once the necessary 
information has been entered into the system, at step 610, the 
broker selects the type of mortgage 610 in which the potential 
borrower is interested, and enters any additional information 
required. Upon entry of all required information and selection 
of the type of mortgage requested, the process 600 generates 
a list of different types of available prequalification loans at 
step 612. The broker then, at step 614, selects one of the loans 
from the list, depending on the potential borrower's prefer 
ences and purchasing ability. 
0072 After a loan is selected, the mortgage exchange sys 
tem lists the selected prequalification loan at Step 622, based 
on the financial institution's requirements for loan criteria of 
step 624. The system then extrapolates the available data from 
the loan and the potential buyer's information at step 626, and 
inputs the information into an automated underwriting engine 
at step 628. The automated underwriting engine gathers all 
the available information at step 630 and builds a decision 
matrix at step 640. Preferably, the decision matrix lists, 
among other values, possible loans and loan packages, and 
the potential value in each loan. According to the present 
invention, the matrix is configured to allow selection of the 
best possible loan, based not on estimation, but on actual data. 
0073. If more information on the potential borrower is 
required, the process 600 proceeds step 634, where it gener 
ates a request for information from the potential borrower. 
Once the necessary information has been obtained, the bro 
ker, with assistance from the potential borrower, selects the 
most advantageous loan at step 635, for example. The process 
600 then checks whether any sub-transactions at step 633 
associated with the selected loan are necessary. If so, at step 
632, the process 600 either completes the necessary sub 
transaction automatically, or creates a prompt that requires 
operator assistance for a required sub-transaction. At step 
642, when all sub-transactions are completed, i.e., the 
selected loan is completed, the mortgage exchange system 
then seamlessly provides the required information to closing 
and lending units at step 636. On the other hand, at step 633, 
if there is no Sub-transaction needed, which means the 
selected loan is completed without any sub-transactions, the 
process 600 proceeds to step 636, where the mortgage 
exchange system seamlessly provides the required informa 
tion to the closing and lending units. 
0074 FIG. 7 is a flow chart of various actions, from the 
point of view of a financial institution, that are performed in 
an embodiment of the present invention. Process 700 starts 
when the financial institution logs in a mortgage exchange 
system of the present invention as shown at step 750. At step 
751, it is determined whether an option of filtering available 
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loans using specific criteria is available. If the financial insti 
tution is not interested in filtering the loans, all loans for sale 
are displayed at step 756. If the financial institution decides to 
filter the loans, the financial institution enters the specific 
criteria at step 752 so that a list of brokers selling loans of that 
specific type is generated by the mortgage exchange system, 
as shown at step 754. The financial institution can sort and 
display the lists of loans according to different metrics, such 
as buydowns, lock type, document type, finance type, occu 
pancy or region. 
0075) Next, at step 760, the financial institution selects and 
makes an offer on a loan. At this time, approval of the financ 
ing from a broker may be needed (e.g., if more than one 
financial institution has made an offer on the loan.) as shown 
at step 762. The financial institution then, at step 764, has the 
ability to select whether to finance the loan, based on actual 
information about the potential borrower's ability to pay the 
loan back, not on estimates about the potential borrower. 
Using the information contained in a decision matrix that is 
generated by the mortgage exchange system when receiving 
necessary information of the potential borrower, the financial 
institution has the ability to view data interpolated from loans 
with similar profiles. This information provides more accu 
rate analysis of the risk that the financial institution will incur 
by financing the loan. If the financial institution makes the 
decision to purchase the loan at step 764, the process 700 
checks whether sub-transactions are required for completing 
the loan transaction at step 766. If the answer is yes, the 
process 700 either completes the sub-transactions automati 
cally, or creates a prompt that requires operator assistance for 
a required sub-transaction. When all sub-transactions are 
completed, the loan is fully processed, and the system seam 
lessly provides the required information to closing and lend 
ing units, as shown at 768. If the answer is no at step 764, 
however, the financial institution will go back to step 751 to 
select other available loan. 
0076 While the present invention has been described in 
connection with preferred embodiments, it will be under 
stood by those skilled in the art that variations and modifica 
tions of the preferred embodiments described above may be 
made without departing from the scope of the invention. 
Other embodiments will be apparent to those skilled in the art 
from a consideration of the specification or from a practice of 
the invention disclosed herein. It is intended that the specifi 
cation and the described examples are considered exemplary 
only, with the true scope of the invention indicated by the 
following claims. 

1. A method for electronically facilitating a mortgage loan 
transaction, the method comprising: 

receiving data associated with a potential borrower at a 
broker module through communications with the poten 
tial borrower, wherein the received data is actual data of 
the potential borrower; 

generating a decision matrix for the potential borrower 
based on the received data; 

generating a list of loans the borrower qualifies for based 
on the decision matrix: 

Selecting a loan from the generated list; 
managing Sub-transactions associated with the selected 

loan: 
funding the selected loan; and 
closing the selected loan. 
2. The method of claim 1, wherein managing Sub-transac 

tions associated with the selected loan further comprises: 
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identifying each sub-transaction associated with the 
Selected loan: 

ordering each identified sub-transaction; and 
receiving a result of the sub-transaction. 
3. The method of claim 1, further comprising: 
creating and storing a transaction profile related to the 

Selected loan. 
4. The method of claim 1, further comprising: 
analyzing the data using an automated underwriting. 
5. The method of claim 4, wherein analyzing the data using 

the automated underwriting further comprises: 
extrapolating information from the broker module; and 
identifying credit management actions to assist in deter 

mining loan qualification. 
6. The method of claim 1, wherein generating a decision 

matrix for the borrower based on the received data further 
comprises: 

evaluating factors selected at least one of credit history, 
income, assets, liabilities, and credit profile. 

7. A method for electronically facilitating a mortgage loan 
transaction, the method comprising: 

receiving a type of mortgage transaction requested by a 
borrower; 

generating a list of potential loans based on the received 
type; 

receiving a selection of a pre-qualification loan from the 
list of potential loans; 

generating a decision matrix based on actual information 
associated with the borrower; 

generating a list of loans the borrower is qualified for; and 
receiving a selection of one of the list of loans the borrower 

is qualified for. 
8. The method of claim 7, further comprising: 
performing Sub-transactions associated with the selected 

loan: 
funding the selected loan; and 
closing the selected loan. 
9. The method of claim 7, wherein the information associ 

ated with the borrower is input from a broker module. 
10. The method of claim 7, wherein the information asso 

ciated with the borrower is received from a stored profile of 
the borrower. 

11. The method of claim 7, further comprising: 
receiving loan purchase criteria; and 
providing a list of available loans in accordance with the 

received criteria. 
12. A system for electronically facilitating a mortgage loan 

transaction, the system comprising: 
means for receiving data associated with a potential bor 

rower at a broker module through communications with 
the potential borrower, wherein the received data is 
actual data of the potential borrower; 

means for generating a decision matrix for the potential 
borrower based on the received data; 

means for generating a list of loans the potential borrower 
qualifies for based on the decision matrix: 

means for selecting a loan from the generated list; 
means for managing Sub-transactions associated with the 

Selected loan: 
means for funding the selected loan; and 
means for closing the selected loan. 
13. The system of claim 12, wherein managing Sub-trans 

actions associated with the selected loan further comprises: 
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means for identifying each sub-transaction associated with 
the selected loan: 

means for ordering each identified sub-transaction; and 
means for receiving a result of the Sub-transaction. 
14. The system of claim 12, further comprising: 
means for creating and storing a transaction profile related 

to the selected loan. 
15. The system of claim 12, further comprising: 
means for analyzing the data using an automated under 

writing. 
16. The system of claim 15, wherein the means for analyz 

ing the data using the automated underwriting further com 
prises: 

means for extrapolating information from the broker mod 
ule; and 

means for identifying credit management actions to assist 
in determining loan qualification. 

17. The system of claim 12, wherein the means for gener 
ating a decision matrix for the borrower based on the received 
data further comprises: 

means for evaluating factors selected from at least one of 
credit history, income, assets, liabilities, and credit pro 
file. 

18. A system for electronically facilitating a mortgage loan 
transaction, the system comprising: 

means for receiving a type of mortgage transaction 
requested by a borrower; 

means for generating a list of potential loans based on the 
received type: 

means for receiving a selection of a pre-qualification loan 
from the list of potential loans; 

means for generating a decision matrix based on actual 
information associated with a borrower; 

means for generating a list of loans the borrower is quali 
fied for; and 

means for receiving a selection of one of the list of loans the 
borrower is qualified for. 

19. The system of claim 18, further comprising: 
means for performing Sub-transactions associated with the 

Selected loan: 
means for funding the selected loan; and 
means for closing the selected loan. 
20. The system of claim 18, wherein the information asso 

ciated with the borrower is input from a broker module 
CaS. 

21. The system of claim 18, further comprising: 
means for receiving loan purchase criteria; and 
means for providing a list of available loans in accordance 

with the received criteria. 
22. A system for electronically facilitating a mortgage loan 

transaction, the system comprising: 
a processor; 
an user interface for inputting information associated with 

the mortgage loan transaction; and 
a repository accessible by the processor; 
wherein the repository stores data associated with a bor 

rower that is received via the user interface, 
wherein the processor 

generates a decision matrix for the borrower based on 
the stored data; 

generates a list of loans that the borrower qualifies for 
based on the decision matrix; and 
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performs sub-transactions associated with a selected 
loan after the loan is selected from the generated list 
through the user interface. 

23. The system of claim 22, wherein the processor is 
located in at least one of a personal computer, a minicom 
puter, a main frame computer, a microcomputer, a hand held 
device, a telephonic device, and a network server. 

24. The system of claim 23, wherein the network is an 
Internet. 

25. The system of claim 23, wherein the server is coupled 
to the network via a coupling. 

28. The system of claim 25, wherein the coupling is made 
by at least one of a wired connection, a wireless connection, 
and a fiberoptic connection. 

29. A computer program code product stored in a computer 
readable medium for causing a computer to electronically 
facilitate a mortgage loan transaction, comprising: 

first computer readable program code in the computer 
readable medium for receiving data associated with a 
borrower at a broker module, wherein the data is actual 
data of the borrower; 

second computer readable program code in the computer 
readable medium for generating a decision matrix for 
the borrower based on the received data; 

third computer readable program code in the computer 
readable medium for generating a list of loans the bor 
rower qualifies for based on the decision matrix: 

fourth computer readable program code in the computer 
readable medium for selecting a loan from the generated 
list; 

fifth computer readable program code in the computer 
readable medium for managing Sub-transactions associ 
ated with the selected loan: 

sixth computer readable program code in the computer 
readable medium for funding the selected loan; and 

seventh computer readable program code in the computer 
readable medium for closing the selected loan. 

30. The computer program product of claim 29, wherein 
the fifth computer readable program code for managing Sub 
transactions associated with the selected loan further com 
prises: 

eighth computer readable program code for identifying 
each Sub-transaction associated with the selected loan: 

ninth computer readable program code for ordering each 
identified sub-transaction; and 

tenth computer readable program code for receiving a 
result of the sub-transaction. 

31. The computer program product of claim 29, further 
comprising: 

eleventh computer readable program code in the computer 
readable medium for creating and storing a transaction 
profile related to the selected loan. 

32. The computer program product of claim 29, further 
comprising: 

twelfth computer readable program code in the computer 
readable medium for analyzing the data using an auto 
mated underwriting. 

33. The computer program product of claim 32, wherein 
the twelfth computer readable program code for analyzing the 
data using the automated underwriting further comprises: 

thirteenth computer readable program code for extrapolat 
ing information from the broker module; and 
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fourteenth computer readable program code for identifying 
credit management actions to assist in determining loan 
qualification. 

34. A computer program code product stored in a computer 
readable medium for causing a computer to electronically 
facilitate a mortgage loan transaction, comprising: 

first computer readable program code means for receiving 
a type of mortgage transaction requested by a borrower; 

second computer readable program code means for gener 
ating a list of potential loans based on the received type; 

third computer readable program code means for receiving 
a selection of a pre-qualification loan from the list of 
potential loans; 

fourth computer readable program code means for gener 
ating a decision matrix based on actual information 
associated with the borrower, 

fifth computer readable program code means for generat 
ing a list of loans the borrower is qualified for; and 

sixth computer readable program code means for receiving 
a selection of one of the list of loans the borrower is 
qualified for. 

35. The computer program product of claim 34, further 
comprising: 

seventh computer readable program code means for per 
forming Sub-transactions associated with the selected 
loan: 

eighth computer readable program code means for funding 
the selected loan; and 

ninth computer readable program code means for closing 
the selected loan. 

36. A computer program product of claim 34, further com 
prising: 

ten computer readable program code means for receiving 
loan purchase criteria; and 

eleven computer readable program code means for provid 
ing a list of available loans in accordance with the 
received criteria. 

37. A computer-readable medium having instructions 
stored thereon which are executable by an electronic device 
for electronically facilitating a mortgage loan transaction by 
performing steps comprising: 
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receiving data associated with a potential borrower at a 
broker module through communications with the poten 
tial borrower, wherein the received data is actual data of 
the potential borrower; 

generating a decision matrix for the potential borrower 
based on the received data; 

generating a list of loans the borrower qualifies for based 
on the decision matrix: 

selecting a loan from the generated list; 
managing Sub-transactions associated with the selected 

loan: 
funding the selected loan; and 
closing the selected loan. 
38. A computer-readable medium having instructions 

stored thereon which are executable by an electronic device 
for electronically facilitating a mortgage loan transaction by 
performing steps comprising: 

receiving a type of mortgage transaction requested by a 
borrower; 

generating a list of potential loans based on the received 
type; 

receiving a selection of a pre-qualification loan from the 
list of potential loans; 

generating a decision matrix based on actual information 
associated with the borrower, 

generating a list of loans the borrower is qualified for; and 
receiving a selection of one of the list of loans the borrower 

is qualified for. 
39. The computer-readable medium of claim 37, wherein 

steps performed by the electronic device further comprising: 
performing Sub-transactions associated with the selected 

loan: 
funding the selected loan; and 
closing the selected loan. 
40. The computer-readable medium of claim 37, wherein 

steps performed by the electronic device further comprising: 
receiving loan purchase criteria; and 
providing a list of available loans in accordance with the 

received criteria. 


