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(57) Abstract: Systems and processes may obtain and manage electronic signatures for documents for real estate transactions.
Documents for real estate transactions may be received and/or generated by the system. The documents may include metadata or
software keys that are associated with signature blocks on the documents. The system may identify the signature blocks using the
metadata or software keys and present the positions for signature by the user.
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RELATED APPLICATION
This application is related to and claimy the benefit LLR. Provisional
foation Serdal No, 80/950,320, entitled “Systems and Processes for Obtaining and
Managing Blectronic Signatures for Real Estate Transaction Docarnenis”, filad haly
is HEt G

TECHNICAL FIELD
The present invention relates to obtaining signatures on documents related to 3
real esiate vansaction and, more particularly, (o obtaming electronic sigoanwes on

Jociments related 1o real ssiate transachions.

20 BACKGROUND

Currently, docoments for real estate transactions {e.g., sale, refinancing, ot}
are created by the various parties involved in the fransaction, such as lenders, title
cornpardes, sftorneys, ete. During closing, the documents are printed and prosentad io

the parties {o.g., buyvers and sellers) to the transaction for signature, However, often

el
L4

the parties do not review the docaments and/or do pot sign the documerds i all the
required positions for signatwres, which thus delays completion of the transaction.

Delavs i complation of a fansaction may result in extra costs to & bosrower (e, i

the borrower’s fnterest rate is locked in for a fixed period), to the lender due to log

interest resalting from the delay, and to the title company due to time lost,

PRy
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SUMMARY

Systanty and processes may manage and obtain electronie signatures for roud

extate trapraction documents. The documents Yor a real estate transaction may be

reseived and/or generated by the system. The documents may mclade metadata oy
5 softwave keys that are associated with signatuve blocks on the docwrnents. The system

may deniify the signatare blovks using the metadata or software keys and present the
posttions for signature by the parties to the trnsaction. The mietadata or software keys
mmay also wentity whose signature is required {g.g., first buyer, second buyat
Hleotraauo signatures for the dovuments may be recetved and applied to the identified
) sgnanre Mocks, The docoments may also be sealed such that alieration andéor
tunpenng of the documents may be Wentified. The documents may be stored i the
systom and/or ransmitted to reamote systems for storage.
The detatls of one or more embodiments of the invention are set forth o the

accompanying drawings and the deseription below. Other features, objects, and

15 advantnges of the nvention will be apparent from the description and drawings, and

SR 1
IO 0 0ims.

DESCRIPTION OF DRAWINGS

HGL 1 dtasirates an example of a systom for obtaining electronic signatores,

reest

Fi3 2A ilastrates an examnple of a process for obtaining and managing real

My estate tansaction documents,
FIGS, 2B-1) ihustrate an example process for oblaining and managing real

gataie tansastion doecooents,

Frrst

FIG 3 illusirates an example of a process for oblaining and wanaging real

esiafe trapsaction docwments.

25 FIG 4 illustrates an example interface for managing yeal ostate fransaction

-

FIGA, S-6 ilhustrate example interfaces for verifying consent of a user.
FIG 7 illastrates an example of an interface for obtaining and managing an
slecironic signaturs of a document.
30 FIG S dHustrates auother example of an interface tor obtaining and managing

an electronio signatwre of & document,

3
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FIG 9 illustrates an example of an interface for presenting a document
generated with an eloctronic signature.
FIG 10 ilastratey an example of an tuerface for recriving notary mionmation,

FI 11 ilhustrates an exaniple of an interface for presenting documents for a

FIG 12 ihestrates an example interface for presenting a report.
FIG 12 ilustrates an example of an interface for presentation of a note oy a

real ostatsy transaction

FHEL 14 ilustrates an example of an interface for presenting a notice,
1 FIGL 15 iflustrates an example of an interface for presenting a recetved

FIG 16 thiustrates an example of an mtevface for prosenting 8 notice,

o~
N
i

Fi 17 illastrates an example of an interfiee for prosenting a notice.

’IJ

Like reference symbols in the varous drawings indicate hike clements.

5 DETAILED DESCRIPTION
Commercial and residential real estate transactions {e.g., transter, sale,
sefinancing, o) may involve g variety of documents, such as disclosares, loan

documaents, title docaments, etc. Systems and provess y obtain and manage (8.8,

gitive, store, secure and apply) signatures of rerl estate transaction
30 dovumenis. Real estate transaction docwments may be presented o users 0y review

andfor approval. Posttions in the documents {e.g., dreas or portions of a document)

¥ilaepa
LB

that reqaare signatores may be dentified and isresemed for glectramic signane.
may clectronically sign positions in docuwrnents, as appropriate.
FIGL 1 lustrates an example system 100 for obtaming and managing
I8 smignatures for real estale transaction documents. An enterprise {e.g., corporation,
service provider, ete.) may have a data managensent device to facilitate management of
real estate ransactions data. Real estate transactions often mehude dati and pumerous
documents. Frequently, changes may be made to the documents after initial creation

of a docunent and, thus, inclading a contralized reposttory through which the many

o

0 ’pzsrz:ir:s of a real estate transaction may interact on a controlled and secore basts, may

Ve - real eatate wansaction dogument maagement.
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34

A data management device 118 may be coupled 1o one or more user computers
£20 vig wonetwork 130, The data management device 110 may be a server or other

computer system that inclades a memory 1110 Iostroetions 112a, operating sysiens

P

12h, andor applications 112¢, sach as website{s) 1124, a rules engine 112¢, andivr a
docurnens manager 112 may be stored on memory 111, The webstie program 112d
may generate websites that provide an interface to facilitate access o documents

stoved 1 a memory and/or to facilitate creation of new documents by users. The
website may be accessed through the Interned, i some unplementations, The rules
engine 11320 may apply one or more rules, such as rules provided by governmental
agencies {o.g., ssury faws, tax laws, ele.y anddor industry standards, to the documents,
The docoment manager 1121 may retrieve, altow modification of, andéor oreate

focuments, The document manager T2 may generate and/or deniidy signatare

)

indicators, which are associated with signature blocks {e.g., positions in docaments for

signature, such as near a signa'im*t: iintz). The docwment manager 1 121"3’;}&},-' gererate

Na

signature blocks) and/or identifying pmmw text (.., toxt in white oy “hidden™ texd

=

that is identiflable by the system but not visible when presented to users, tex{ such as

siguatars”, “horrower”, ete.). The document manager 1121 may generats the

dovwments and inchude signate tndicators, such as metadata {e.g., text, software keys,

mersory 11 may also store data 112g, such as rules {e.g., usary laws, best pi‘iii’.?ﬁ{:i%&
olo.} b be apphied by 2 roles engine 11 2¢, documents, user mformation, ale. The
menury |1 may also mchede data 112g, such as the data used to generito resi estate
fransaction documents, what text 1s “specified fext™ for purposes of identifving
signature mdicators, elg,

The data management device 10 also includes a processor 114 {6 exeoute the
¢ 1123 andior save andfor retrieve data 112l The processor 114 may
execute the document manager 112§ (0 generate docoments, identily signature
positions of the documents, and/or seal the docinments so that foture alteration of the
documents may be evident and dentifiable. The document manager 12 may
generate signed documents based on received signatures; generats dosuments such that
aceess 1o the documents {e.g., signed or unsigned is inhibited {&.g., encrypred files);

anddor generate documents such that when documents are accessed, information
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related & the access {e.g., acoessing party, time, date, type of access, whether dats was
roodified, what portions of the document were presented, i} may be associated
andéor stered with the generated documents, The dats management device 118 also
inctades @ compranication interface 115 that may facilitate data tramsfer between the

3 data management device 110 and the aser computers 120 andior the renwsie systema
Y40 using the network 130, For example, commumication inerface 118 may fsotliaty
the retrieval of documents from remote systems 140 {e.g., databases, web servers, or
other computer systems) using the network 130, The commanication witerfage 113

may also receive vlectronie signatures from nput devices of the user campuier. The

1 copununication interface 115 may transmit signed documents o ramote systems for
S{Oi@g{f.

A user may access websites 112d o review and/or electromeatly sign
docurnenis asing a user computer 120 Some usors may access the websites 113d
asing the user compater 120 10 provide data that may be used to generate (he rea
15 catate wassacton documents, The user computer 120 may be a personal compater,
faptop, personal digital assistant (PDIA), smart phone, or uther sutlable computer, and

may inchude inpat devices such ay a digital signature pad, toach screen, siylus, ek,

¢ =
=.-

Axilustrated 1n FIG. 1, a user computer 120 may inclode a memory 121 0
store data 122 and metructions 123, such as an operating system 1232 andior other
Hy o applicstivss 123b. The user computer 120 also includes a processar to execute
mstnutions and/or to acvess andior mandpulate data 122, The aser computer 120 may

inclade & presentation interfaoe to present, for example, webpages 124 andfor other

mterfaces provided by the data management device TEL The user computer 120 also
mohides & comnuaucation interface 126 to fucthitate comnuuucation with othey
38 systems through the network 1300 The user computer may also include one or more

nput devices, such as kevboards, signature pads, touch screens, Eght pens, and nuce,
(e iditate oblaining signatuves from a user.
FIG. 2A illustrates g process for obtabning and managing signatares for real

GO

orrs

estate ransaction documents that mway be performed by systams, such as system |
10 ustrated i FIG. 1. Documents for the real estate transaction may be generated
{operation 2053, For example, a centralized repository may include infonmation
provided by one or move parties to a real estate transaction and the docaments related

i ther veal estals fransaction may be generated based on the wionmation stored i the



WO 2009/012388 PCT/US2008/070335

sepository. Docaments, such as loan documents, title documents, and other
documants, may also be retricved or otherwise accessed from a memory, fiv example,

fir w sale of & parce] of property,

Pogttions for signature in the documents may be identified {operation 218}, For
5 example, signatare udicators in docaments may be identifted. Signature indicators in
documens may include metadaty, such as text {e.g., borrower name, parly tvpe, it}
angd the system may identify the text and present the signature block associated with
the texi for signatare by the user, as appropriate. The text may be white or the color of
the background of the document so that this text does not appear when the document is
1 printed. As another example, a4 signature fndicator may inchude metadata or other

softwaire key that identifics the signature bloek. The system may identily the metadaty
or software Key and present the portion assoctated with the nietadata for signature by a
user. The metadata or software key may identify the person whese signatare is

required in the stgnatare bloek (e.g., which buyer, seller, ete, should sign the signatare

15 bleek)
A website may be accessed {operation 215) by a vser. For example, a parly o

a veal ostaty transaction {e.g., primary seller, secondary seller, buyer, i} may avcess
a websiie coupled {0 4 data management sysient.

A3

e docanends for the real estate transaction may then be presented {operation

pei

20 220) Forexamypde, a user may be presented with the document or portions thereof for

syyerment

review andior approval on the website. A usir may be roguirest {o.g.,
andfor mdustry regulations) to indicate approval andior the ability to view the
documents 'pr.i{}r i heing able to eiectr«;mic&iiy sign the documenis.

38 foperation 225). For exwnple, 8 user may sign a éig_i{a} signature pad {o.g., sach ax
N 3 B »f t: o .

Lot}

N A

sipnature pads commercially available from Topax Systems, Ine., Simit Valley, CA}
coupled 1o 8 user computer. Ay another example, an indication of the user’s signature
may be aved o sign the identified positions {o.g., indicating signature by typing the

By

yser's vame or selecting a button that indicates that a signature shopld be sdded to the

<

document) The postiions for signature may be presented automatically to a user {e.g.

2usd

sequentially’ and the user may sign the documents or portions thereof {e.g., using &
digital signatare pad or other type of electronic signature} or not sign the documents

or portions thereof (.., when reviewing the document as opposed 1o signing the
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3

dovument}. Signature may be required prior to proceeding to sign other portions of the
documend, in some implementations, This may reduce the namber of missing

signatres rom the documents. Reducing missed signatwes may reduce delays to

&

i3

parties o the ransaction that might be caused by the mussing sigoatures. In additon,
S reducing the risk of missing signatures may redaces costs to parties that facilitate the

ransactions, yach a3 a ttle company, since as thorough a review of the signatures say

nost be required {e.g., when signature is required before proceeding (o later signatires,

arature sequence of the signature blocks is specified and signatars out of

order s inhibted).

t In some implementations, rather than applying the signatuve to each posinion,
the signature may be appdind to more than cne position or the entire document
concurrently, The system may apply the user signature to the entire document.
{operation 235 The signed docwments may be stored {operation 2353 For example,

igned documents may be stored 1n a memory of the system andfor on remols

£5 0 sysioms, such as the MERS® o-Registry system.

Frocesy 200 may be implemented by system 100 or similar systems. In
addition, various operations may be added, deleted, modified, or reordered 1 process
2000 For example, postions 11 the document niay be wdentified based on the user

ontto the systerm. When a privnary borrower 1s logged onto the system, the

20 documents andfor positions in the documents for signature by the primary borrower
may be wlentified and presented to the primary borrower. However, when a seller is
fopad onto the system, simifar andvor different documents or signaiure posiions may
be wdonified andf/or presented o the user. As another example, docwments may be

penerated by the system prios fo retrieving the documents. In additton, electronie

13
(¥
[
e
0

natures may be added 10 the docurment as they are received for & document or after
signature of all signature blocks of the decument. As another examyple, alter signature
by both parties, a secure version of the signed docaments may be saved andfor
rapsmitied to remote systems. Secure versions may wdentify the date of ereation
andfor signatare, Secure versions may alse nhibit alieration of documents. u
0 addition, the signed documents may be astomatically transoutted (8., © county

b5

s, 10 fenders, o buyers, to seliers, ete.). Furthermore, sighatures on

documenis may be verified {e.g., wing forensic infmation related 1o

yes andfor romeinie informationy.

!‘ Al

x
=
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FIGE. 28-0 llustrate an example process for managing real estate transaction
documents, A request o acoess real ostate trsacthion documents may be recetved
{operation 250}, For example, a user may access a website on the Internet o request

gocnss o doauments related to the purchase of & new home.
b Real estate ansaction documents may be accessed {operation 283}, Dats
related to the real estate transaction documents may be retrieved {operation 285} and

the venl estate docoments may be generated {operation 237). For example, data

> ransaction may be retrieved and the data may be used o

popalate forms {e.g, stored in a memory of the system) for use in the real estale

oot
e
P
93
e
1=
ot
fesd
e
(4 v
24
“
7
bt
o

An interfuce for presentation of at least a portion of the dovumends may be
aperation 259). The interface may facilitate viewing and reviewing of the
veal estat transaction documents by the user roguesting access. A determination may

bo made whether the user requesting aceess is a specified party {operation 261) and

(¥

accsss 1o the real estate transaction documents may be mhibited if the useris not g

ors

o

peciiion party {operation 263}, For example, access o real estate transaction

7

documenis may bevestricted. In some implementations, specified parites, such as
partios & the transaction (e.g., lender, borrower, etc.) and parties facililating the
fransaction {e.g., title company), may be allowed to access the documents, while others
30 ave inhibiied from accessing the documents. Speeified parties may be identified by
wser information provided by a user. The type of access allowed by each party may

3.

also depend on the user, For example, borrowers may be inhibited How wodifying

;

mivrmation on the real estate transaction documents (e.g., payes name adfor payee
desuription); lenders may be allowed to modify a portion of the mformation {e.g.,

28 anwsunds, interest ates, eie), bat may be inhibited from modifying sther fyprs of
information {o.g., disclosares, property address, ete. ).

Une or mors signature blocks in the document may be identified {operation
285y, For example, signature blocks for a borrower may be identified. Tn some
implementations, the signature blocks may be identified at least partiaily based on the

30 user As an example, if the user requesting access i the selfer, the signature blocks fiw
or may be identified and the signature blocks for the borrower may uot be
wentified. Stgnature indicator(s} in the document may be tdeotified to identity the

N

signature blocks in the document {operation 267} For example, signature indicators
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(%11

20

A

s
43

may incleds metadala in real estate trapsaction docwments. A search may he
performed to slentdy the metadaty i the real estate transaction documents that are
signature udicators. As another example, a signature indicator may be text that is

<3
B

white {.g., such that the text may be wentified by the system, but may not be

presented i viewable by o user) or hidden. A ssarch for the white text or ludden text
may be performed o tdentify the signatare blocks i veal estate transaction docunsents,
As anther example, sottware keys may mark positions of the signatere blocksina
real esiate ransaction documents |

The portion of the document associated with the identified signature indicator

oy alve be idenufied {operation 269). The portion of the document may be presented

\ request for signature of the identified signature block{s} may be ransoutied
1 2713 For example, a portion of the real estate transactions documient may be
presented o the user through the interface and the user may be prompted, throogh the
auerfues, 1o sign a signature block associated with the presented portion. A reuest for

et o electronie signative of the real estate transaction documents may be

s

ransnitiad {operation 273} For example, an interface such as a webpage or a pop-up
window may be presented o the user with a consent agreement for the use of an
electronic signaturs rather than a handwritten signature. A user may select a Guk ora
batton o ndivate aceeptance. In some implementations, a user may be required o

> oode that gppears on the consent agreoment to indicate that the user consents

to the agreement. Signature of the real estate transaction documents may be intubued
if the consent fo electronic signature 18 not recerved {opervation 2738}, For example, the
aser may ot be able to proveed to the interface configured to receive the signutare, 3§
the user does not consent {o electronte signature of the real estate ransaction
documents, As another example, & message nray be transmutted fo one or more parties
{o.g., lender, tle company, ete.} that the sser does not consent to slectronic signatare.
A user may be able to view the real estate transaction documents even if the conssni (o
electromic signature 18 not received.

L e X 3

Signature(s) may be received for the signature block{s} {operation 2771 For

axanple, a user may atilize a digital signature pad to send a signature for s signature

13
H

3

Py
P

<. As another example, @ user may enter his name in an acceptable electnmue

signsiure tormal,

o
Y
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A deterndaation may be made whether more sigoatures are respired {operation
or exanmple, @ delerminabion may be made whether signatares bave not been
repetvedd for the user reguesting access and/or for any users. A determination nway be
mads whether signatures are needed from the user that requested access {operation
281y and i more signatures are required, then & request may be transmitted for
o h ey ey e IR T SN § Dottt s . 3§
stgnature of the signature blocks that have not been signed {operation 271}

yatures from the wser who requested acoess are not needed, buf signatures from

other asers are required, 3 message may be ransmitted to the party whose signatore is

R S I I S Sy T2 &
needed {operation 2833,

d real state transaction documents may be generated (operation 288}

The docwmonts may be generated such that acceas s restricted {e.g., encrypied) oy

inhibted, The documents may be generated such that when & document is avcessed,

o
>
o

access information {s.g., accesser name, time and date of access, type of access such
meschifivation or prosentation, oic.} may be obtained. The access infornration may
assocnyed with andior stored with the generated documents.

Reveived signatures may be applied to the signature block{s) of the real estate
gransaction documents {operation 287). The generated signed real estate ransaction
documents may be stored {operation 289).

The signed real estale transaction dovuments may be transmitted o one or
more parties o the real estate transaction {operation 291). For example, the real estate

&

transaction docwmeants may be emailed to the borrower(s}, selier{s}, and/or lendes{s}.
Ag another example, the veal estate transaction docaments may be autonatically sent
{o recording agencies, such as county record divisions.

The signed real estate tramsaction docanents may be ansmitied © & remole

system for storage {operation 293), The real estate transaction docunents may be

o

N

‘or example, access may be indubited, As anctber example, the rea

Feped

securely stoged,
estate transavtinn dovwments may be transmitted 0 a MERS system or similar system,
Process 203 may be implenmented by systern 106 or sumalar systems. In
addition, varions operations may be added, deleted, modified, or reordered in provess
203, lusoms ymplomentations, signature indicators may be generated. For example,
specified texd may be tdentiffed (e.g., “signature”, “borrower™, lidden text, ele} and
e aignature indicator may be generated, As another example, when documents are

generated, the signatore indicator niay be generated as well. Iy some suplementatus,

1
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the user may provide a signature one tme and apply the signature to more than one
signature Blovk {e.g., provide one signature for the real estate transaction documents
and/or provide one signature for a portion of the real estate ransaction docoments,

sueh as the HUD scetion). In soms implementations, signed dooupenis may be

=4

genented even when sdditional signatures ave needed. For example, the signed
documens may be generated after the borrower and/or co-borrower have provided
signanures and then genennied again after the seller bas provided signatures

In some implrmentations, a notary public ("notary™} may witness sigaatures for

ste ransaction documents. A notary may be ihibited from sigming read ostate

10 gansaction dovuwnends until a aser, whose signatare is being witnessed, has signed the
real eatats ransaction docoments. A notary may witness andfor provide a signature
indicating the witnessing of a signature for cach signature block or for the real estate
trapsaction documents,

in some implementiations, a sequence for the signature of documents may be

LT

specified. For example, signature of other portions of the real estafe transaction

o
(¥4

documents {¢.g., secarity documents) may be mbibited until the note in the veal estate
transaction documents is signed. As another example, stgnature of & consent {e.g.,
consent to elecivronic signature or other appropriate consentsy may be roqoestad ps‘im‘ {0
allowing signature of the real estate transaction docoments. Signature of the real estute
20 wenssction documents may be inhubited unlgss the signature of the consent s recaved.
I some implementations, the sequence for the signature of the docaments may ¢
retrievad {e.g., from & memory of the systemy), portions of the documents may be
oresenied through the interface n the sequence for signature, and/or signatures may be

reguestzd based on the specified sequence. Signature of the read estate transaction

25 documents may be inhibited if the signahwes are not provided according fo the
spaciied sequence.
in some implomentations, the signed real estate transaction docaments may be
generated after the partios have transmiticd clectronic signatures for the rewd wetate
fransaction docoments, Hach party may transmit signatures for the real estate
3 wansaction documents separately and/or concurrently.

FIG 3 iHlustrates another example of a process for managing and obtaming

signatares for electronic documents performed by systems, such as system 100

Hlustrated I FIG L Auser {e.g., title company, lender, ete.) may use the websilg



WO 2009/012388 PCT/US2008/070335

[ oo
L

cogpiad to the system to post data to the system or 3 user may bansimi the dats vig
XML post {oporation 303} An electronic signature option for the real estate
transaction may be scleocted by the user (operation 310} For examyple, the level of
security appliad to the tansaction, the type of signature verifieation performed, andfor
the secwrity applied fo the documents after signature may be selected by the party
mitiativg the process, The wyer may then provide the data for document generativas by
the system and/or provide documents for signature {(operation 315},

i

¥ the user provides data from which the documents required for the real estate

ek

ansuction may be generated, then the data may be analyzed according & stored rafes
and the documents may be generated {operation 320}, For example, analyzing data
may include, but is not lmidted 1o, analyzing the data according to HOEPA (Home
Ownership and Eguity Protection Act) rules and state igh-cost calonlatiom rules
industyy comphance ruldes, business rules, data vertfication rules, and anti-fraud rules.
The doguments may be generated as PDE (portable document format) documents, In
addition, the documents way be generated with signatore mdicators, such as signature
dentifving metadata {o.g., white text, software keys, efe.). The signanue dentifving
metadgty may facilitate identification of the signature blocks by the system,

In some Implomentations, the generation of the real estale ransaction
documents may be based on rides such as mies that govers the documents that mast be
ioluded i a real estate transgction {(0.¢., specified forms, disclosures, ete.}). The
generation of the real estate ransaction documents may be such that documents may

he added to the real sstate transacton documents, however, remaoval of ong oy more

docwments from the real estate transaction documents may be infubited {e.g., to
preserve a revord of documents wsed in a transaction for auditing purposes andior

complinge with Fair Lending practices and/or regulations).

The documents generated may be provided to an interface presented to
signatories of the documents (operation 325}, A user may be presented with the
merface through a webaite, An el to the user may be tranemitiod {operation 333},
The email o g customer may inclode a hink o the documents created,

Signatories in a real ostate transaction may access the interface thwough @
website voupled o the system {operation 335} A detenmination may be made whether
the user i a new user {(operation 340}, 1 the user 18 a pew user, the wser may be

allowed o begin the registration process {operation 345). I the user s not new andfor

27
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if the user has completed the registration process, the user may be allowed 1o login
{e.g., provide aser information sueh as a user name, 3 password, ometric
wmlrmation, andfor other identifying information) and select a document set {o.g.,
selated o @ speetfic real estate transaction) to sign {operation 350}

The user may then consent to electronic signature of the documents {operation
335). Vor example, gevernment ans/or industry {e.g., good business practics

) regelations may require consent o clectromic signatare prioe o allowing

regufations)
the user w proveed with the process. The user may be required o confirm the ability
iy view g docament {e.g., a code is presented on viewed dovaments that the user i
veguired {0 enter i a portion of the website} and/or consent 1o electromic presentation
andfor signature of the decoment.

The user may then be presented {e.g., on the websiie} the documents {(opembion
360Y. Por example, the docaments may be generated {or presentation 0 8 user on the
centeaiized reposttory and accessed through network protocels by a user computer foy
presendation o the usey
“he aser may then sign each portion of the document, as sppropriate, using the
signing pad or selecting a button that indicates approval, and & signatore may be
applied © the signature block of the document {operation 365}, The signatures may be
phied w the document or each portion of the docoment ay the user indicate
approval, In some mmplamentations, more than one signature may be applisd to the
document aller the borrower indicates approval o more than one portion of the
doecument. Por example, f the borrower indivates approval of the entive document, the
borrower’s signature may be applied to the document {e.g., globaily or on vach portion

for signasture, The user may confirm that the entire document has been signed

y document may be generated with the electronic signatures obtained and with
secnvity such that evidence of lampering will be apparent {operation 373}, For
example, the document may include a software seal that inhibuts alferation of
daocumients andfoy that records alterations made and/or access o the documents. In
some mplementatons, various rules may be applied 1o the real estate transaction
docwrnents prior 1o and/or during the generation of the signed real estate transaction
doamends. For example, rales related (o comphiance aadits and certfications based

an g

overnment and/or industry standards may be apphied to the real estate transaction

ot
fad
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docaments, Generstion of the signed real estie transaction docunients may be

mbibited 3 the documents do not comply with one or more of the rules.

RrEsY

fhe user may then print andfor fog off the website {operation 384G},

N

i

documents with signatures may be transmitted (o various parties sueh as MERSE! or

25

other electronic registry syvstems, and/or Fanme Mae {operation 385). A message {eg.,
congil) may e sent o parties whose electronic signstures have not been ohm‘;ned,

renunding the parties to visit the website and electronically sign the docomenis,

e £

reoss 300 may be implemented by system 100 or simnlar systems. in
addition, vanioas operations may be added, deleted, modified, or reordered in process
) 300, For example, positiony docoment {e.g., signature blocks) may be wentified based
on the yser that 18 logeed mnto e aystom. As apother example, documents that aze
generaied with signatures may be automatically transmitied o various parhes, sach as
bayers, sellers, lenders, title companies, ete. In some implementalions, varkus
consent ggroements may be presented to the aser as pop-up windows {¢.g., consent o

13 electronis signature). Furthermore, the signatures provided by the user may be

veritied hased on the signature provided {e.g., on a digital signature pad) and using
other factors. For oxample, forensic information such as signing speed, pressure

pointy, oo, vay be saved and/or analyzed to determing the signature’s authentiony,

addition, this forensic data may be saved with the sigmag record aud be readily

)
s

HY o availabde i a claim against the signature’s anthenticity is made or the document is
andited. Although process 300 18 deseribed 1n terms of a user that iy a borrower,
various other users, such ag sellers, may participate in this or similar processes,
FIGE. 4.9 dhastrate vanons pages of an example webaite used to manage and
obiatn elecironie signatures for docwments related to real estate transsclions. Auser
25 may acoess o website generated by the systent. Access to the websiie may be restricted
and the user may provide user information to obtain acvess to the website.
The system may be a web-based systom that can captire stgnatures frum the
users sindd spply them to a PDF file that contains the closing documents. The websitg
maay wmatdain g list of documents to be signed by individual users. As a user begins

the process, the user is allowed fo view the user’s documents. After the user provides

a5
o,
o

consent fo elechronic signature, the user may be presented with at least a portion of the
docenent for signature, The user may sign the documents by “olicking-through™ {e.8.

use the user’s fogin information as authorization) or by utilizing a signing pad that

14
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cndtects » eignatire image and forensic data. Once the user has signed all of the
documeniy, the decoments may be sealed so that tampering will be evident {e.g., the
signed documents may generated sach that access to the documents 15 inhibited and/for
such that necess mformation may be recorded when the document 13 aceessed). The
docurnents may then be registered with a reposiiory, such as the MERS® eBegistiry
angffor delivered 1o the lender,

FHR 4 illostrates an exmnple webpage that presents a fogged-on user with
names of docurnents assoctatad with the user. For example, cuce a borrower logs oy

A

the berrowsr may view all documents that the borrower has signed or will sign. &
status of the documents may be presented, in addition to the type of real estate
transaction the docements are associated with, the nanber of pages, andfor optinns
avadiable o the user with respect to the documents. For example, the aser may view
and/or sign the documents

FIG § flustraies an example webpage for verifying consent to electronio
stgnatury of docwments. Government regulations may require verification of the
abality {0 view dovuments in the media in which the documents are presented. Foy
exmmple, vertfication may be presented in the same format that the documents will be
presented {e.g., PINFYL A user may provide consent by entering & code presenied ou the

3

focumend being viewed {e.g., consent fonm} in a different portion of the website. The

7

wser may also be required to consent to electronic signature of the documents. The
user may also canced the signature of the documents, rather than consenting to the
clectronis prosentation and/or Signature.

FIG 6 illustrates an example webpage for reviewing the documents. The
documents, such as RESPA-requuired documents and/or loan documends, may be
prosentad 1o the user on the website. The user may review the docoments and seleat o
aign the documents. The aser may also print and/or save a copy of the documents.

FIG 7 illustrates an example of an electronic signatore of & dotument, The
webpage iy inchude navigation buttons for a user to move fromr & signature bloek to
the next vy the provicus sigoature block. The user may electromcally sign the
document{s) by clhicking 3 button, which causes a signatore to be inserted on the
documeni{s). The user may also select to abort the signature process, review the

docurnent{s}, and/or print portions of the document.

pand
\v 4
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FIG ¥ illastrates another example of an electronic signatore of a document.
Thy user may be presented with a pop-up winghmw or portion of the website in which a
signature sutered on a digial signatare pad s presented. The electronic signature

e

captured by the system: may then be applied 1o the signatare hlock and/or the signsture

(¥4

mayhe cleared and reentered.

popy

W1 Y ilustrates an example of a docoment generated with an electronie
sigosture. As fHustrated, the docunment is generated with the electroic signature
appdied 1o the signatere block of the document. Once signatures have bean applhied o
the signature blocks, the user has electronically signed the documents. The signed

W docwments may be stoved (e g, 1n a memory of the system and/or remate systons),
presented, andfor printed.

in some unplementations, a signature of veal estate trnwaction documents may

oo

sweed i be witnessed or notarized, FIG 10 ustrates an example of an interface HHG

o faoilitte regelving notavy information. & notary aay provide a gser information,

(%3

such as & nedary registration nomber 1010, and & password 120, The notary may then
nvarize the documents or portions thereof. The notary’s signature may be stored and
utilizad, as desired, by the notary. For example, 8 potary may select a button aller a
user applies a siguatwe to 3 docament (o indicate the signature was witnessed by the
notary. The notary's signature may then be applied to the document and/or a signanee
20 blook of the docwyment. As another example, the notary may sign a document oy
portions thereof using an electronie signature pad or by typing the sotary's nime
mdicate electronic signature. In some implementations, a nolary may be inbubited
fromy signing documents untl] signature of another party {e.g., borrower, lender, ele ) is
vecepved, Inhibiting nodarization until after a borrower signs may wncrease the
25 wecuracy of information andfor facilitate compliznce with government regulations.

'2Y4

The interface 1000 may also allow a notary to modify notary information
assoctated with the notary, For example, the notary may provide new updated
registeation information 1030 {e.g., registration number, expivation date, passwond,
place of residence, foll name, title, email address, phone namber, ste.} or update a

wnission expiration date 1040, In some mplementations, the interface may require

ey
P2
<o

specific nformation, sach as registration number and copumission expiration date,
prioy ty allowing 8 potary 1o sign real estate fransaction dovwments. In some

implementations, the interface may inclade drop-down fedds for the selection of
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sigming parties G which the notary 1s notarizing, drop-down fields {or the selection of
the state of exeoution andfor county of execation, ficlds for receiving the type of
identification used 1o verify the identity of the party whose sigbature s being
witneased, andfor Selds for the name of the dentification witness.

in somwe tmplementations, signature indicators may be generated for the notary.
Rales, such as government regulations, may identtfy which signatures & notary puust
witaesk. The notary may, it sonw tnplementations, store notary inforpation o be
used with documents for multiple real estate transactions. The nu'{ar? may provide a
signatuce for multiple signature blocks and/or for maltiple parties to 8 tansaction, in
sonie implementations. A signature by a notary may be inhibited untd parties, whose
signatures the notary is witnessing, have sigued the real estate transaction documents.

In acme implomentations, & notary may be reguired o provide real estate
fransaciion specific information. Thus, the systern may inhibil a potary froam accessing

and/or signing real esiate transaction documents untit the spectiic infomation s

transiitied 10 the systent,

In aome implementations, the signature of the notary may be managed by
govermnent regulations, such as a requirement that the notary sign an
scknowledgement form or provide dates for signature blocks {e.g., as opposed 1o pre-
popuiating dates). The systerm may inhibit the signature of signature blocks by the
notary until the rudes ave satisfied {e.g., acknowlodgement recetved, date provided,

i some implementations, the system may identify signature tocks or Hnes by
wlentifving the metadata andfor software keys associated with the signature blocks or
Jinea, The sestern may scan the documents for the metadata, such as white toxt within
a POF document, or software keyvs, present the portion for signature by a user, and
insert the appropriate signature 1o the signatare block or hne,

After the documents have been signed (g2, an indication of approval 18
rescived from a user) and/or the documents have been generated, the documents wmay
be reviewed, saved, registered with an electronie registry {e.g., a repository that
securely stores data), and/or transmitted to the appropriaie lender.

e implementations, the tnterface generated and/or presented fo 8 user

X

i

[£7]

mav depend on the type (o.g., lender, titde company, borrower, seller, ele.} of user

requesting recessing. For example, the borrowsr may be able to acooss different

oS
o}
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documents that a seller {eg., the seller may not be able to acoess the lender documents
for s bomvower). As apother example, a lender may be able to view real estat
traveacton docoments for a plorality of real estate fransactions that are Gurently
sending, have been completed, or are in the process of being completed

FIG 1T iustrates an cxample mterface 1100 generated for & lender. A londer
may access the wterface through, for example, the nternet,. A lender may log onto the
iterface using a user name and/or password. The mterface 1100 may idenuty the

togged i wser THG and present a phrality of veal estate transaction doruments 1128

v

associated with the lender. The lender may sort and/or search the real estate
fransaction documents 1120 associated with the lender through the terface HEL
The interizor may provide information about the real estate transaction documents

X
Iy

120 such as document nante 1130, dentifying sonmiber 1140, number of pages 1130,

yooi
y«.

dite the documents were signed 1160, status 1170, andfor actions that can be
perfored to the documents 118G, The status 1170 may indicate whether, for
example, the documents have been signed, what parties have signed and/or not signed
the dovuments, whether the signed documents have been generated, whother the signed
documents have been wransferred to complete the transaction andfor for storage fna
memory, eie, Althougl the interface 1100 gencrated has been desoribed n termas of &
fender’s pustomized terface, the interface may be generated and customized fiy
arious other types of users. For example, a title company”s interface may allow a title
comppany o apload survey information, As another example, a borrower’s intertace
may allow the borrower to access the co-borrower’s signed documents.

in wome unplomentations, varfous re;t»orts may be created. Foy example, the a
cortification veport may be generated, Ax illusirated in FIG. 12, a Fanuie Mae eNote
{ertiffeation Report may be generated and presented to, for example, 4 lender on the
ierface 1120, The miertace 1200 may facihitate searchiny for corttfication roports
and may preseut various certification reports satistying the searclung ertterta 1210
The cortification report may be automatically transmitied to the a:ppmpriam party, such
as Fanme Mae.

i some boplementations, various consent agreamenis may be presented o the
aser as pop-up windows. For example, a pop-up window may be generated as &

wortion of the interfyce to provide consent to electrome signature of 8 docoment. As
¥ g
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another example, a pop-up window may be gencrated to receive consent or sgrecmert
o the {ermy of the documents being signed.
FIG, 13 illustrates an example of an fnterface 1300 presenting a note for roview
andfor signature by a borrower, The interface 1300 may mcduds & ok 1310 that
3 allows the borrower to view the package of real estate transaction documents, a ink
P20 shat allows the user to view just a portion, such as the note of the real extate
transaction documents, and/or a hink 1330 that allows the borrower 1o sign the note.
When a bovrower selects the link 1330 to sign the note, an interface, such as tnterface
P40, may be generated. As tlustrated 1o FIG. 14, interface 1400 may be & popup
16 window 1o receive a consent (o the agreement. The interface 1400 may mclude a

Al

netice 1410 that a consent to the agreement will be recetved, The buterface 1408 nay
alse nclude & Hok 1428 0 accept or consent o the agreement or notice amior a hak
14380 1o reject the agreement. 11 a user accepts or consents to the ag

selecting the ik 1420 that indicates acceptance of the agreement, a signature micrface

i

wy b generated. As lustrated 1o FIG. 15, an interface 1300 to rocetve s

v
L
bow
ped
e
2

o]

,o

signafors may be genersted. The interface 1500 may present signaturgds) recoived

5

131 anddior alow g user o select 8 bink 1520 to clear or remove the signature and 8
fink 1330 io accept the signature presented. I the user or borrower acoepis the

gnature presented, an interface, such as interface 1600, may be generated to provide

23 anoues o the wser. FIG, 16 dasirates an interface 1600 that preses
that the documents have been signed and the signed real estate transaction documents
will be generated aftor all parties have signed the docaments,

As another example, a pop-up window may be used w0 mdicate that the signed
real ostate rapsaction documents have been transmitted to o thind party for secure

25 slovage {e.g., access information to the documents may be revorded and/or the

T

documenis may be sealed). FIG. 17 llustrates an example mferface 1700 that presents

a notice that the documents have been transputted for storage and for acreptance by

;,/_

Alfthough the above tmplementation describes a speeific type of certifioation
3G report for Fannie Mas, cortification reports for cther parties andfor other typea of
reports may be generated, presented, anddor tansmitted to appropriate parties.
Although a user {e.g., lender, buyer, seller, trust, efe.} has been desenibed ax

bunian, @ user may be a person, a group of people, a person oF persons mteracting with

po
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o6 OF more compders, and/or a compater systent. A user corapuier may describe one
or more cumputers and/or computer systems.
Vartous implementations of the systems and techmiques desoribed herein can
be realived in digital electronic cirowitry, integrated cireuitry, specially designad
5 ASICq (applieation specific inlegrated circuits), computer hardware, frmware,
soibware, and/or combinations thereof, These various implementations can wchsde
tmplementation in one or more computer prograrms that are executable and/or
ierpretable on & programmable system including at least one programmable
processor, which may be special or general purpose, coupled to receive data and
10 dnstroctions from, and to transmit data and tostructions (o, a storage system, at joast
one mpat devies, and at least one outpat devics.
These computer prograns {also known as programs, software, soltware
apphications or code) include machine nstractious for a programmable processar, and

can be yuplemenied in 8 high-loved procedural and/or object-oniented progrisning

oY
L

anguage, andfor in gssembly/machine language. As used herein, the term “machine-

{e.g., magnetic discs, optical disks, memory, Programmable Logic Devices (FLDsH
used o provide machine instroctions andfor data to a programmable processor,
including 2 machine-readable mediom that receives machme msiructions as a
30 machine-readable signal. The term “machine-readable signal” refers to any signal
ased to provide machine instructions and/or data to a programmuable processor.
To provide for infersction with a user, the systems amd technigues described

13

vin san be implemented on a computer {e.g., host or external hosty having a display

device {wmz., 2 CRT {cathode ray tube) or LOD (hqud orystal Lispiay_} mntory for

25 displaying information to the aser, a koyboard, and a pointing device {e.g., a mouse o7
a trackbuil} by which the user can provide input to the computer. Other kinds of
devices can be used to provide for interaction with a user as well for example,
fredhack provided 1o the aser by an output device can be any form of sensory feedback

{25, visual feedback, anditory feedback, or tactile feedbacky; and tput from the aser

(9%

{¢  can be recoived in any form, including acoustie, speech, or tacttle inpat,
The systems and technigues described herein can be implomented 2

& 8 b dexs a back-end component, as a data seyver), or that

conmputing system that includes a back-end component {e.g., as a data server}, or that

includes a middleware component {e.g., an application server), or that includes a front-
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eved compongnt {e.g., a client computer aving a graphical user mterface ora web
brovwser Srough which @ user can interact with an boplementation of the systems and
tectngues desoribed hereiny, or any combination of such back-end, nuddleware, o
froni- end components. The components of the system can be injerconnected by any
S foro oy mediom of digital date compricalon {e.g., a comammication network),
Examples of compmunication networks include & local area setwork (“LANTY, & wide

netwirk (TWANTY, and the Internet.

¥
v
-
bed
4
P

The computing systern may inclade clicots and servers, A chient and seever are
generally remote from cach other and typically interact through a compuuncation
10 aotwork, The relationship of cliont and server arises by virtue of compuior prograas
nomnng on the respective computers and having a chent-server refationship & each
other.
I addition, the systems may include various security technologies that may

resiniet acoess o docwments amd data, as appropriate. For example, asers may nead o

fanns
LA

prisvide aser imfprmation {e.g., user name, password, bipmetrie data, sndior
commbinations thergof) to receive access o the documents, In addition, dats may be

i 2 seoure form on the system. Varions other secunity technologies {e.g.,
3 ORI Q.

R

stored

metadata, private key infrastructures, public key infrastractares, gtc.) may be

inplemxnted i the systenm to comply with government and/or industry regulations
20 anddov standards,

Y oember of implementations have been deseribed. Nevertheless, i will be
understood that varwus modifications may be made without departing from the sparit
and scope of the mvention. Accordingly, other implementations are within the scope
of thus sppdication,

3ty

25 i

P

3 to he understood the implementations are not limited o particular systoms

o

or processes deseribed which may, of course, vary. It s also o be understood that the
jermunology used herein s for the purpose of desertbing particular implementations
vy, and 3s not itereded to be Hmiting. As used in this specification, the stngday

forms “87, “an™ and “the™ inchude plurad referonts uniess the content clearly indicates

SR
prty)
e

otherwise. Thas, for example, reference w “a document” ipchudes Bvo or more
documerts and reference to “an input device™ includes a combination of two or more

$10¢

or different tvpes of fnput devices,
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WHAT IR {LAIMED §5:

i A method for managing real estate transaction docoments, the method
SO
rwosiving a request for aeoess to real estate transaction docaments;
gonerating an interthee for presentation of at least & portion of the real estate
ducanenty;

restitying one or more sigoature blocks in the presented portion of the real

o 1=

o

estate ransacium documents by dentifying ong or more signature indicators iy the re
extats transaciion docoments, wherein a signatare mdicator 18 assoviated with a
siock;
yerpesiing Mgnature of the esented portion of the real state transsction
documents; and
recsiving a aigndiuu of the preseuted portion of the real estaty transaction

decuments, wherein the received signature is associated with at least one of the

2. The method of claim 1 wherein the signature indicator inclodes metadata

hat ideniifies o portion of the real estate transacton document as a signature blovk.

3. The method of claim 1 wherein the signature indicator may be fext.

4. The method of claim 1 forthor conmyprising gongrating one OF 1wore

12

signature indicators Tor the real estate transaction documents by identifving specified

text o the real estate rapsaction documents. {fext may be winte or borrower name).

3. The puthod of clain 1 further comprising genevating the real estate

sransaciinn documents.

&, The method of claim 1 further comprising generating signed real estate

transaction documents based on the recetved signatare.
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The method of olaim 6 further comprising generating the signed yeal

estate ransaction documents such that access is inhibited.

& The method of claim 6 further comprising sloring the signed real estate

ransactiog docaments,

Y The method of clabu 6 further comprising rapsinitting the signed real

estate arsaction documents © a remote system for storage.

{}. The method of clamm ¢ wherein the signed real estate transasiion
dogwments are generatad such that when the signed real estate transaction documents

3

ave avcossed, information related (o the access 1s stored in assoviation with the signed

p o

i estate ranmaction documents,

11, Themethod of claim 6 forther comprising transmitiing the signed real
sstate ransacton documents & a device of a user that provided the signature of the

rwesented portion of the real state transaction docuwments.

12, The method of claim 1 further comprising inhibiiing signature by a nolary
public prior to recetving the signature of the pressnied portion of the real estate

fransaction docoments

13, The method of claim 1 further comprising:
determining whether a user has consented to electronically signing the real
sstate avmaction docurnents; and

3

inhibiting the signature of the presented portion if the aser has not consented i
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4. An anticie comprising machine-remdable medinm storing instractions for
managing real estate transaction documents, the instroctions operable 1o cause one or
more dida provessing apparatus to perform operations comprising:

recetving a request for access 1o real eetate ransaction documents;

& generaiing an terface for presentation of at least a portion of the real cstate
duoimrents;
entitving one or more sigoature blocks in the presented portion of the real
estate ransaciion dovuments by wdentifving one or more signature indicators in the real
estats transaction documents, wherein a signature indicator 1 associatod with
10 signanwe bloek;

reguesiing signature of the presented portion of the real estate transaction

receiving a signature of the presented portion of the real estate transaction

docaments, wherein the recetved siﬁ'ndililb 1s assoviated with at least one of the

15 signature blocks; and
generating signed real estate transaction documents based on the recoived
signaturs by applying the recetved signature o the one or piore sigaahue Mocks in the
prasented porbion of the real estate transaction documents,
20 150 The article of claim 14 wheredn the instructions are further operable to
CAUSS one of mors data processing apparatus to perform operations oomprivag
gonerating the requested real estale transaction documents.
i6. Thearticle of claim 14 whercin the imstructions are further operable to
2% cause one of more data processing apparatus & perform operations comprising

gonerating one or motre siganture tdicators for the real estate trunsaction documents

by adentifiing specified text in the real estate transaction documents.
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17, The article of claim 14 wherein the instructions are further operatde &
ranse one or more data processing apparatus to perform operations comprising

T

generating one of more signature indicators for the real estate transaction documents

by idedifving metadata in the real estate transaction docomaents.
1R, A xvsiem for managing real estale transaction documents, the svsiam
ooy Mormg reat estate transaction docwments; apd
3 docanent manager adapted to
£ recetve & request for access to real estate transaction documents;
gengrate an wterface for presentation of at feast a purtion of the weal
estate doguanents;
whentify vie or more signatare blocks in the presented portion of the
real estate transaction documents by dentifying one or more signature mdicatons in the
ES real estate ravsachon docoments, whereiy  signature indicator i3 associated with 2

signature block,
reguest signatuare of the presented portion of the real estate transaction
sfocumsniy; and
receive g signature of the presented portion of the real estaty transaction
2 documents, wherein the received signature is associated with at least ong of the

RH 93”%&3 ure blocks.

19, The system of clamm 1§, wheretn the document manager is forther

configuresd t generate signed real estate transaction documents based on the receivig
38 signatore by applving the recetved signature fo the one or more signatare blocks m the
prosgated portion of the real estate transaction documents.
200 The system of claim 18 wherein the memory stores roles based onoa loast

one of govermment ntfes or indastr ¥ standar ds, and further L{\iﬁpﬁﬁali}&: 3 rufes ¢ ngine

Lyy

O configured o apply the nides o the real estate transaction documents.
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