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WE1,COME MORTGAGE CORPORATION 

CONSENT AGIUSEMENT AND ORDER 

The Commonwealth of Pennsylvania, acting through the Depariment of Banking 

("Departnlent"), Bureau of Examinations, has conducted an cxaiiiination o f  Welconle Mortgage 

Corp. ("WMC") and its officers, eniployees and directors. Based on tlie filldings of the 

examination, the Bureau of  Comnpliance, Investigatioil and Lice~ising (the "Bureau") believes 

that WMC violated provisions of tlie Mortgage Licensing Act, 7 Pa. C.S. 5 61 01 et .seq. WhilC 

admits no wrongtioing. Tile parties to the above-captioned nlatier, UI 01-del- to avoid liiigatioli 

and, intending to be legally bound, hereby agree to the tenns of this Consent Agreemelit and 

Order ("Order"). 

BACKGROUND 

1 .  Tlie Department is tlic Com~nonwealth of Peilnsylvania admi~iistrative agency 

authorized and empowered to admii~ister and enl'orce tlie Mollgage Licc~isii~g Act. 

2. Tlie Bureau is priniarily responsible fol- administeri~lg aticl enforcing tlie Mortgage 

Licensing Act for ilie Departmeiit. 

3. The Moltgage Licensing Act is the successor statute to Chapter 3 of the Mortgage 

Bankers and llrokers and Consunies Equity Protection Act (the "MBBCEI'A"), 63 P.S. $ 6601 ei 



set/. On November 5 ,  2008, Chapter 3 of the MBBCEPA and the SMLA were repealed by 

oj~eratioli of law and replaced by the Mortgage Act, subsequently an~ended by the Moltgage 

Licensing Act. 

4. WMC was foriilerly lice~lsed as a First. Moltgage Bankel-, License No. 19818 

~~ursuant to the MBBCEPA and as a Secoiidary Mortgage Lender, license no. 1981 9; pill-suant to 

the SMLA. 

5. VIMC was granted a Mortgage Broker license; license no 91 089i, pursuant to the 

Moltgage Act oil January I, 2009. 

6. WMC, as a mortgage brokcr, is not authorized tci issue lock-in agreements in 

Commonwealth of  Pennsylvania or for niortgage loan transaction that fall under the juriscliction 

of the Depal?n?eiit. 

7. WMC maintained, at all I-clcvant times, its principal place o f  business in 

Pe~u~sylvania at 4634 Haitel Am, Philadelphia, PA 19136. 

8. WMC maintait~ed, at all rclevailt times, a corporate heaclquarters located at 131 

Kings Highway East, Haddonfield, NJ, 08033 (the "corl~orate office"). 

9. WMC's corporate office is licensed by the state of Ne\v Jersey as a mortgage 

lender, and is authorized in that state as a loan corresponclent, a moltgage banker, and sccoiitiw-y 

mortgage lender with license reference numnbcr 8800264. 

10. WMC is persnitted to issue lock-in agseen1ei~ts i11 New Jersey. 

1 I .  WMC's co~po~,ate office in Neu~  Jersey was not licensed as a Peiinsylvania hi-ancli 

at all relevant tilnes. 

12. On March 20, 2008, the Departillent initiated an exan~inatiosl of WMC at the 

Pennsylvania principal place ofbusiness. 



FACTUAL ALLEGATIONS 

IT The exainination by Department's Bureau of Exiilninatiorls revealed fjfleen ( I  5 )  

instances where interest rate loclc-in agreements were issued by WMC to consumers related to 

mortgage loan trailsactio~~ under the jurisdictioil oitlle Departinent. 

14. \?'i\ilC states that it is licensed in New Jersey to issue lock-in agl-eements, that it  

did not charge ally fee for the lock-in agreements at issue, and that all consuiners received the 

benefit of this agreement and were not harmed. 

15. The examination revealed that WMC's loan officel-s originated fifteen (15) 

inortgage loan applications itl\~olving Peil~~sylvaiiia properties; that were executed ill the 

Commonwealth; and were negotiated, offered and otherwise transacted in the Coin~nonwealtl~, 

all of which bore the address of interview on the Uiliforil? Residential Loall Application (ioriu 

1003) as the Haddonfield, New Jersey corporate office, rather tllan the address of  the 

Pennsylvaiiia PI-inciple place of husi~less. 

16. The appearance cif the Haddonfield, Ne\v Jersey col-porate office address on tlie 

loan al~piicatio~~s i11co11-ectly gave the appearance that the l o a ~ ~ s  were originated 50111 the 

I-Iaddonfield, New Jersey corporate office wllen that office was not licensed by Peniisylvania as a 

branch office. 

17. WMC contends that the loan applicdtio~ls at issue were not originated 111 New 

Jersey and the Haddonfield, New Jersey coiporate address listed 011 the loan applications was an 

en-or due to a co~l~putcs default in the computet- 11,i.ogr-am. 



AUTHORITY OF THE DEPARTMENT 

18. Section 61 38(a) (4) of the Mortgage Licensing Act (corresponding to Sections 

31 0(a) of the MBBCEPA and 16(1) of tlre SMLA) grants the Departvnerxt broad autl~ority to 

issue orders ibr the cnforce~l~ent of the Mortgage Licensing Act. 7 Pa. C.S. 5 613S(a) (4) 

(corresponding to 63 P.S. 9 456.31 0(a) and 7 P.S. 5 661 h(1)j. 

19. Section 6140(b) of the Morigage Licensing Act(correspoilding to Section 314(c) 

of  the MBBCEPA and Section 22(b) of the SIvILA) provides, in relevant part, tllai "[a] persoil 

liceilsed ui~der this chaptel. or director, officer, owner, partner, einl3loyee or agent of a licensee 

who ~iolates a provision of this chapter or who co~u~ni ts  ally action which would sul3ject the 

licensee to suspension, revocation or nor~rei le~~able under section 61 39 may be filled by the 

department up to $10,000 fol- each offei~se." 7 Pa C.S. $ 6140(b) (con-espondiiig to 63 P.S. 5 

456.j  14(c) and 7 P. S. $ 6622(b)). 

20. Sectioll 6151 of the Moltgage Licensing Act (corresponding to Section 318 of  tile 

MBBCEPA) provides that the Mortgage Licensi~lg Act shall apply to "(1) Any rilortgage loan 

which is: (i) ~iegotiated. orfered or otherwise transacted witliin this Coinmonwealtll, in whole or 

in part, wl~etller by the ultimate lender or any other perso!? (ii) inade 01. executed witl~iil this 

Commonwealth; or (iii) notwitl~sta~xiing tile place of execution, secure by real pr-opel-ty located 

in this Commo~~wealth" 7 Pa.C.S. $ 6151 (correspo~~ding to 63 1I.S. $ 456.31 8). 

21. Section 6123(7) oftlle h4ortgage 1,icensing Act stiltes that "a liceilsce e~lgagiilg in 

the nloltgage loarl business shall not. . . . in the case of'a r~lortgage ht-oker or ~nortgage origiilator, 

commit to close or close ~uortgage loans in its own tia~l~e, service moi-tgagc loans, cliter into 



lock-in agreemeilts or collect lock-it1 fees, provided, liowever, that a lilortgage hro1;er or 

mortgage 01-iginatoi- can provide a lender's lock-in agreement to a consumes on bel~ali 'of that 

ie~ider and collect lock-in fees payable to that lender on thc lender's behalf" 7 Pa. C.S. $ 

6113(7) (correspoiiding to Section 309(a)(5) of the MBBCEPA, 63 P.S. $ 456.309(a)(S). 

22. Section GI02 of the Mortgage Licensing Act defines a "branch" as "[a111 office or 

other place of busil~ess, otl~el- than the principal place of business, located in this Coi~imonwealth 

or any other state, where a person engages in the mortgage loan husir~ess subject to this cbal>ter." 

7 Pa. C.S. $ 61 02 (corresponding to Section 302 ofthe MBBCEPA 63 1I.S. 5 456.302). 

ALLEGED VIOLATIONS 

23. The Bureau alleges that WMC violated Section 6121(7) of the Motlgage 

Licensing Act (correspondiiig to Section 456.309(a)(5) of tlie MBRCEPA) by issuing iiiterest 

rate loci;-in agreements oil fifteen occasio~~s for Peilnsylvania mortgage loaris without t l ~ e  proper 

Pennsylvania license to do so. 

24. The Bul.eau further alleges that WMC failed to co1111~ly with Sectiori 6151 

(correspoiidi~~g to Section 456.318 of the MBBCEPA) when it did 11ot 131-opesly record the 

Pennsylvania address of its licensed location on loan applications negotiated, executed and 

secured by seal propei-ty in the Coimnor?wealth. 

RELIEF 

25. m. M'MC agrees, without admitting wrongdoing, to pay a fine of' $2,500 in 

iiistalinients of $500 a 111ont11. The fixt payment sliall be due witliin thirly (30) days of the 

Ei'rectjve Datc o f  tliis Order. Each subsequent payiilcnt shall be clue thirty days ffom the date of 

tlie previous payment until paid in full. 



26. Tlic fine payment slrall be remitted by certified check or nioiiey order niacie payable 

to tlie "Depast~l~ent of  Banking" and direct tlie payment to the attentioii of the fiollo\ving: 

Departnieiit d Banking, Bureau of Conipliance, investigatio~i and Licensing, 17 North Secontl 

Street, Suite 1300, Harrisburg, PA 171 01 

FURTHER PRO\'ISIONS 

27. Consent. Welcoiile Mostgage Corporation hereby iinowingly, willingly, 

\~oluntarily and irrevocably consents to llie entry of tliis Order, without ad~ilitti~ig wrongdoing, 

and to avoid litigatioi~, acknowledges that it understands all of the terms and conditio~is 

contained tlierein. Welcoine Mortgage Corporation, by voluntarily entering into illis Ordei-, 

waives any right to a hearing or appeal concerning the ternls, conditions ancl/o~- penalties set forth 

in this Order. 

28. Publication The Depaitiiient will publish tliis Order pursuant to its autho1-ity in 

Section 302.A. (5) ofthe Department of Banking Code. 71 P.S. $ 733-302.A. (5). 

29. Entiire A~reenient. This Order contains the whole agreement between the pai-ties. 

Tliere are no other tenns, obligations, covenants, sepresentatio~~s, statements, conditions, or 

otherwise, of any lzind whatsoever concer~~ing this Order. This Order niay be aii~endecl i ~ i  

writing by lnutual agreement by thc Bureau and Welcoiue Mortgage Corporation. 

30. B i ~ i d i n ~  Natul-e. Tlic Bureau, Welconle Mortgage Colpol-ation, and all officei-s, 

owriei-s, cluectols, employees, heirs and assigns of M'elcome Moltgage Cospo~-atioti intend to he 

and are legally bound by the terms ofthis Oi-cler. 

31. .Cou~isel. This Order is entered into by the pa~iies  upon full opl~o~tunity ibr legal 

advice 5om legal counsel. 



32. Effectiveness. Welconle Mortgage Colporatio~? liereby stipulates and agrees that 

the Order shall become effective on the date that the Bureau executes the Order ("Effective 

Dale"). 

" Q 
i W E n f o r c e i n e n t  Action. 

a. The Department reserves all of its rights, duties, and authoi-ity to enforce 

all statutes, rules and regulations under its jurisdictior against Welcome Mortgage Corl~oration 

in the future I-egai-ding all matters not resolved by this Order. 

b. Welcoiue Moltgage Corporaiioli ackiiowledges and agrees that this Order 

is only binding upon the Depariment and not any other local, state or federal agency, department 

01- office regarding matters within this Order 

34. Authorization. Tlie parties bcloul are authorized to execute this Ordel- and legally 

hind their ~.espective pa~iies. 

35 .  Countei11ai-t~. This Order may he executed in separate coullterparts. 

16. m. Tlie titles used to identif)~ the paragraphs of this docuillelrt are for the 

con~~ei~ience of reference only and do not co~ltrol the interpretation of this document. 

M'HEREFORE, in consideration of the foregoing, including the recital paragraphs. the 

Bureau and Welcome Mortgage Corj~oration intending to he legally hou~id do hereby execute 

this Consent Agreenlent and 01-der 

FOR THE COMMONM'EA1,TH OF PENNSYLVANIA 
DI2I'ARTRIENT OF BANKING 
BUREAU OF COMPLIANCE, INVESTIGATION 
AND LlCENSlNC 

and Licensing 
Dcl~al-tment of Balikillg 
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