
E S C R O W  C O R N E R

In late June 2015, a contact within the Los Angeles 
County Sheriff’s Department–Real Estate Fraud Unit, 
as well as a detective with the Beverly Hills Police 
Department (BHPD), contacted the managers of several 
title companies in the Los Angeles area to alert them of 
a recent identity theft case involving a victim residing in 
Beverly Hills, California.      
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Featured Product
September Fun Facts & Events 2015
1. September Birthstone:  Sapphire (love)
2. Zodiac Signs:  Virgo - 8/23 - 9/22,  Libra - 9/23 - 10/22
3. Flowers of the month:  Morning Glory or Aster
4. September is the harvest time for crops
5. National Preparedness Month
5. National Chicken Month
6. National Rice Month
7. National Potato Month 
8. Labor Day - first Monday of September
9.  Sept. 11  -  Patriot Day
10.  Sept. 13  -  National Grandparents Day
11.  Sept. 27 -  Chinese Mid Autumn Festival Day
12. Sept. 21  -  International Peace Day
13. Sept. 23  -  The First Day of Autumn
14. Sept. 27 -  Full Moon at 07:50 pm (PST), Lunar Eclipse

The TRID Wheel

Stop guessing. Start knowing.
Based on the new CFPB rule that goes into effect 
beginning Oct. 3, 2015, this carefully crafted and well 
planned TRID Wheel is designed to eliminate the guesswork 
in determining earliest Consummation Date. 

     Use the wheel to:
•  Instantly determines earliest Consummation Date
• Estimate required closing days by working backwards  

Limited Quantities Available. 

Get Yours Today!



Law enforcement advised an unidentified suspect had 
used the victim’s identity to seek multimillion dollar 
loans on at least three occasions which were to be 
secured against the victim’s property. The notification 
was provided as a courtesy to title companies in the 
Los Angeles area with a request for the Company’s 
assistance in the event we became aware of any further 
transactions involving the victim and subject property. 

Mike Merlo, Title Manager for one of our sister’s 
operation in Burbank, forwarded the information to 
Eldred Sotello, a Western States Underwriter, for the 
purpose of placing an Office Information (OI) posting 
on the subject property. Eldred immediately created 
and distributed a confidential memorandum, as well as 
posted it to the Fraud Prevention database. He had the 
memorandum posted to the title plant for the benefit 
of all Company operations.

Sure enough, on July 7, 2015, a title office in Burbank, 
California received a title–only order for the subject 
property from an independent escrow company 
operating in Woodland Hills, California. The order 
involved a $1.2 million loan from a private lender. 

The initial title work revealed the OI fraud alert. Title 
Assistant Jennifer Tayco immediately contacted Eldred 
to alert him of the match on the new order. Eldred in turn 
advised Jennifer and Mike of the possibility of identity 
theft of the true owner of the subject property (based 
on the alert from law enforcement), and advised them 
not to proceed any further until discussing the order 
with him and the Company’s Fraud Review Counsel.

The Fraud Review Counsel immediately contacted 
the Beverly Hills Police Department and advised the 
supervising detective of the new order. The detective 
provided further details on the extent of the fraud, 
including information that the suspect had been 
utilizing a Los Angeles area attorney through a forged 
power of attorney to facilitate these real estate 
transactions on his behalf.

The suspect was very cautious about exposing himself 
to anyone involved in the attempted transactions, 
and this was now the fifth attempt to perpetrate the 
fraud by using someone else’s property to secure a 
$1.2 million loan. As a result of the Company’s alert 
to the BHPD, the detective asked for the cooperation 
of escrow and the private lender in a sting operation 
in an attempt to try and apprehend the suspect. 

With this information at hand, Fraud Counsel, 
Underwriting and the title officer made the decision 
to immediately cancel the order and decline to insure. 
The Company prevented a potential $1.2 million fraud 
claim. 

MORAL OF THE STORY 
Our Company’s ongoing partnerships with various law 
enforcement agencies have resulted in the reduction 
or cancellation of several fraudulent transactions 
preventing potentially millions of dollars in claims 
exposure. 

Our Company has long held mutually beneficial 
relationships with law enforcement agencies that we 
anticipate will continue to grow as real estate related 
fraud continues to increase and evolve. Underwriting 
utilized the information from law enforcement to 
create the proper alerts which ultimately prevented the 
order from moving forward. 

RED FLAGS for Escrow Fraud
Substantial Equity - Normally the target properties are 
free and clear of any mortgages or other encumbrances. 
The forger will either forge a deed to himself or herself 
and take out the equity by mortgaging the property 
or impersonate the true owner and forge the owner’s 
name on a mortgage to accomplish the same result.

Absentee Owners - It is much easier for a forger to 
succeed if the true owner is not in possession of the 
property. In fact, the farther away the owner, the more 
attractive the target property becomes. Many states 
are very attractive to foreign real estate investors, and 
many individuals maintain vacation homes in states 
other than their primary residence.

Urgency to Close - This is referred to as the “super rush 
deal.” The forger will want to close the transaction as 
soon as possible. The agent will most likely receive 
numerous calls from the borrower and mortgage 
broker, if one is involved, urging that the closing be 
scheduled at the earliest possible date.

High-End Properties - The main targets of professional 
criminals are those properties that are expensive in 
relation to the local real estate market. It is not unusual 
for exclusive waterfront subdivisions to be subjected to 
this type of activity. 

Read more at www.alta.org.
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