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In the last issue of the Examiner we touched on "Empowerment". I suggested 4 major areas that 
are connected with empowerment and would discuss each area in upcoming issues. This issue 
we will talk about participation.   

     First let us define 
participation. It can have many 
meanings depending on the 
area you are working in. For 
our Association we will define 
it as ?being related to a larger 
group? (VLTA). Participation is 
a key factor in the 
development process. Ok, 
what can we do to participate? 
You can Volunteer on one of 
our committees. 
Communications, Legislative, 
Education, Membership, 
Events and Examiner are 

always welcoming new faces, new ideas. Be 
creative and write an article for the Examiner 
Magazine. 

 I have been fortunate enough to work on the 
Membership Committee, Events Committee 
and Examiner Committee. I have worked with 

wonderful committee members and have 
learned a lot. When asked to be on the Board 
my hesitation was "do I have the time", or more 
importantly ?what can I offer VLTA.? I have 
been on the Board since 2009, have served with 
wonderful directors and have learned and 
experienced a lot, which I think has helped me 
tremendously in my industry. 

Participating in VLTA is a great way to stay 
up on what is happening in your industry. You 
can make new acquaintances and network with 
your fellow comrades. The beneficial outcome 
might surprise you. By attending seminars and 
regionals you get to ?brush elbows? with other 
professionals and exchange information that 
could be helpful to you and/or your company. 
Take the journey with VLTA and be proactive. 
Be a ?doer? not a ?sitter.? New things come along 
all the time and who knows you might have 
some good input or ideals that would not only 
benefit VLTA but yourself also. 

fromthePresident

Glenda S. Brooks , VCTE, VCTSA

VLTA President 2016-2017

Middlesex Title Company

 Deltaville, VA

June 1 - 3, 2017   -    Lansdowne Resor t
Leesbur g, Vir ginia
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Due to a recent Supreme Court 

decision, Virginia will be 

re-examining boundaries for 

the Virginia House of 

Delegates. Redrawing these 

boundaries may lead to a 

special election in those 

districts affected by the 

redistricting, which may 

culminate in a significant shift 

in power within the House. 

No matter how the action 

pans out politically, VLTA is 

facing a need for additional 

PAC funds for these special elections. The PAC 

is our best tool to ensure that our industry?s 

interests are represented at the state level. To 

donate to the PAC, click here. 

In 2015, the Pamunkey Tribe became the 

first Federally recognized indigenous tribe 

from Virginia. On March 21, 2017, Senators 

Tim Kaine and Mark Warner reintroduced a 

bill that would grant federal recognition to six 

additional Virginia Indian Tribes. Tribes 

included in the Bill are the Chickahominy, the 

Eastern Chickahominy, the Upper Mattaponi, 

the Rappahannock, the Monacan and the 

Nansemond. If approved, the change in status 

would make available federal funds for 

housing, education and medical care. To learn 

more about the Bill, click here. 

fromtheExecut iveDirector

KATHLEEN E. HERNDON, PHD
Executive Director

Virginia Land Title Association

Our industry has seen so many changes at the national level that we often forget the 
changes happening right here in Virginia. 

PRIA Publishes Background Paper on Predictable Recording Fees
RALEIGH, N.C. ? On March 15, the Board of Directors of the Property Records Industry Association (PRIA) 

authorized publication of a background paper on predictable recording fees. This is the first deliverable in 

a three-part project that will include a toolkit for recording jurisdictions that are considering a predictable fee 
structure and a legislative tracking component to follow introduction and enactment of predictable fees across 
the 50 states.

This project was approved by the PRIA Board of Directors in response to inquiries from members in search of information 
about predictable fee structures, and overseen by Jerry Lewallen, president, eRecording Partners Network, and Sharon 
Martin, register of deeds, Washington Co., Wis.

Nora Dietzel, recorder of deeds, Boone Co., Mo., government co-chair of the work team that produced the background 
paper explains, ?PRIA is repeatedly asked by its government members to provide direction for counties that are seeking 
information about the predictable recording fees model and this background paper is in response to those inquiries.?

Christie Price, national marketing manager, eRecording Partners Network, business sector co-chair, observed, 
?Implementing predictable recording fees may reduce and eliminate unnecessary delays, rejections, and penalties in the 
real estate home closing transaction.?

According to PRIA President Mark Ladd, vice president of regulatory and industry affairs for Simplifile, ?The PRIA Board of 
Directors has endorsed the predictable recording fees concept and is providing background information to allow counties 
to determine whether some form of predictable fees will work in their state.?

continued on page 7
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Tax amnesty is also on the horizon in 2017. According to Yahoo Finance, ?Senate Bill 1438 (effective July 1, 2017) 

provides that the amnesty program will be open to any taxpayer that is required to file a return or required to pay any tax 

administered by the Department of Taxation but has failed to do so. Successful participation in the amnesty program 

waives all penalties and 50% of the interest due upon payment of a taxpayer's outstanding liability. Amnesty-qualified 

liabilities that are discovered after the amnesty period ends will be assessed an additional 20% penalty.? The length of the 

amnesty period and its exact dates have not yet been set by the state. Click here to learn more. Amid the onslaught of 

proposed legislation, VLTA will continue our work on flat rate recording fees and e-notarization statute clarification in the 

2017-2018 session. Now, more than ever, we need your support for our industry advocacy efforts. Donate to the VLTA PAC 

today, and help us to continue to protect Virginians? property rights. 

Of special interest is the 
feature article by Francis 
?Tripp? X. Riley, III on the 
future role of the CFPB and 
Trump Era Deregulations. You 
won?t want to miss the article 
by Palma Collins, concerning 
Electronic Real Estate 
Transactions. The Claims 
Corner Column by Dick Craig 
spotlights The Quitclaim. Back 
again is our surveyor expert, 
George O?Quinn, with a 

column on House Location 
Surveys. In these trying 

technological times, you may find of particular 
interest an article by Kaitlin Kelly on Cyber 
Insurance. Also, check out our newest contribution 
by Stephanie Campbell in our Column Tales from 
the Table. Don?t forget to stay in touch with Title 
Tips by Tute and don?t forget to take the ARTU 
challenge!! 

 I want to give a big Thank You to all of our 
advertisers and contributors for their many 
contributions. I especially want to thank our 
Examiner Editorial Board members for their 
dedication and hard work. If you enjoy writing and 

have a topic of interest, we want to hear from you! 
Send in your ideas and articles to vlta@vlta.org. 

 I look forward to seeing you at our annual VLTA 
Convention at Lansdowne Resort in Leesburg 
Virginia June 1st thru 3rd for all our members: 
Underwriters, Agents, VCTSA, VCTE and VLTA 
Vendors. It really is a wonderful time to catch-up 
with old friends, network and meet new business 
professionals and share in the wide range of 
interesting educational opportunities; after all I 
believe that learning should be a lifelong pursuit.

 

Learning is the beginning of wealth. 
Searching and learning is where the 
miracle process all begins. Learn from 
yesterday, live for today, hope for 
tomorrow. The important thing is not to 
stop questioning. 

-ALBERT EINSTEIN

The more I live, the more I learn. The 
more I learn, the more I realize the less I 
know.

 -MICHEL LEGRAND

? some food for thought!
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fromtheDirector

I hope that you enjoy this Spring Issue of the VLTA Examiner.

Julie Ann Rutledge, VCTE

Director/Editor, VLTA Examiner

from the Executive Director, continued
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As we move through 2016, most title agents will agree that cyber protection has become a 
necessary evil. It is yet another cost to add to the insurance portfolio that seems to be 
getting more expensive each year. Unfortunately, the cost for adequate protection may not 
be going down any time soon.

Cyber Insurance: 
Your Guide to Buying with Confidence

One of the biggest challenges when 
shopping for cyber insurance is to 
understand exactly what you are buying. The 
policy forms differ drastically from carrier to 
carrier and pricing is all across the board. To 
determine what kind of coverage you need, 
start to think about what your office?s 
specific exposures may be.

Here are a few of the claim scenarios we 
have come across in the title industry. Ask 
yourself if you could see yourself, or your 
employees, falling victim to any of these 
scams.

Phishing or social engineering 
scams: An employee receives revised wire 
instructions from a seller?s agent, attorney or 
lender. A few days later, she discovers the 
revised instructions came from a fraudulent 
party and the money has since left the 
country. The bank acted according to 
instructions from an authorized 
representative of the Title Agency and 
denies any liability for the lost funds.

Funds t ransfer fraud: A hacker gains 
access to your online banking system and 
successfully transfers money out of the 
escrow/operating account. Litigation ensues 
with the bank, while your account remains 
overdrawn. Assuming the role of fiduciary, 
you are responsible for safeguarding your 
client?s funds.

Extort ion: You come in to the office and 
the computer systems are completely locked 
down. No one can gain access. Your systems 
(including your clients? non-public 
information) are being held ransom. You will 
not gain access to the system and your 
client?s information may be made public 
unless you make a ransom payment.

Privacy liability: An employee is 
traveling and leaves their laptop in the 
airport. The laptop contains non-public 
information on hundreds of clients spanning 

multiple states. You must comply with each 
state?s specific regulations governing the 
breach response and notification. Some 
states require notification in as little as 24 
hours. You may be required to provide credit 
monitoring as well.

These scenarios are just a few examples of 
cyber security breaches we have seen affect 
the title industry. The frequency and severity 
of cyber-related claims continues to grow.

With this emerging market, many 
insurance carriers are jumping at the chance 
to provide cyber insurance. There are many 
options available, but it is critical to discuss 
the coverage differences with your broker. 
For example, an E&O endorsement will not 
provide the same level of coverage as a full 
cyber liability policy. Similarly, a basic 
(unendorsed) cyber policy may not provide 
appropriate coverage.

As cyber crime threats continue to 
increase, the insurance industry?s response 
will also evolve. The policy forms and 
endorsements are changing so rapidly and, 
as you can see, it is not easy to compare 
quotes. Because coverage and endorsements 
vary from carrier to carrier it is nearly 
impossible to shop based on price alone. The 
good news is that these policies offer room 
for negotiation ? as long as you (or your 
broker) know what to demand. While this 
constant state of change leads to a complex 
market and a variety of products, you cannot 
afford to shy away. It is critical to talk to 
your broker and find the coverage that is 
right for your organization.

*This article was intended for informational 
purposes only. Please thoroughly discuss your 
potential liability with your attorney and the 
coverages available to you with an insurance 
broker that is knowledgeable on the subject of 
cyber liability insurance. ?

Download a PDF of this article

KAITLIN KELLY
Fran Kelly Professional 

Liability, LLC

ABOUT THE 
AUTHOR

KAITLIN KELLY is an 
owner of Fran Kelly 
Professional Liability, LLC, 
an insurance agency which 
focuses solely on providing 
insurance products for  
members of the title 
industry. Kaitlin is a licensed 
insurance producer in 
thirteen states. She 
graduated from the 
University of Pittsburgh 
with a degree in Finance 
and a minor in Economics. 
She is also a graduate of the 
Professional Liability 
Underwriting Society. 
Kaitlin has focused 
specifically on professional 
liability, bonds and cyber 
coverage for the past 8 
years.
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So, is quitclaim a means of 
conveying title? Quitclaim is 
defined in Blacks ?as a verb, to 
release or relinquish a claim, 
to execute a quitclaim deed of 
quitclaim; and as a noun, a 
release or acquittanced given 
to one man by another in 
respect of any action that he 
has or might have against him 
[and also] acquitting or giving 
up one?s claim or title.? The 
release is usually 
accomplished by quitclaim 
deed defined in Blacks as ?a 
deed of conveyance operating 
by way of release; that is, 
intended to pass any title, 

interest, or claim the grantor may have in the 
premises, but not professing that such title is 
valid, nor containing any warranty or 
covenants for title.? 

In Virginia, quitclaim has been for eons of 
time recognized in the Virginia Code, 
currently as follows:

Whenever in any deed there shall be used 
the words: ?The said grantor (or the said?) 
releases to the said grantee (or the said?) all 
his claims upon the said lands,? such deed 
shall be construed as if it set forth that the 
grantor (or releasor) hath remised, released 
and forever quitted claim and by these 
presents doth remise, release and forever 
quitclaim unto the grantee (or releasee), his 
heirs and assigns, all right, title and interest 
whatsoever, both at law and in equity, in or 
to the lands and premises granted (or 
released) or intended so to be, so that 

neither he nor his personal representative, 
his heirs or assigns, shall at any time 
thereafter, have, claim, challenge or 
demand the lands and premises, or any 
part thereof, in any manner whatever.
So, looking for a nutshell version, a 

quitclaim deed properly executed and 
acknowledged, will have the effect of releasing 
or passing whatever title, claim (to title), or 
interest of which the grantor is possessed, or 
entitled to possess, to the grantee. It probably 
doesn?t hurt to follow the language of the 
statute in drafting. It matters not whether the 
grantor is or is not in possession of the 
premises. The states are not uniform in their 
treatment of quitclaim deeds. Virginia follows 
the common law in that a quitclaim deed 
carries no warranty whatsoever. 

Without spending too much time, let?s 
look at the lack of warranty. By contrast, 
those of us who work with title to real 
property, particularly when insuring, 
providing coverage or seeking recovery, much 
prefer warranty deeds. By convention in 
Virginia, title is conveyed with general 
warranty. By statute general warranty and 
English Covenants (of title) are one and the 
same. Because most ownership of commercial 
real estate is in one business entity or another 
in modern times, title to commercial property 
is conveyed with special warranty. In short, 
the general warranty passes back through the 
grantors, and special warranty begin and ends 
with the current grantor. From an insuring 
standpoint, in theory, the general warranty is 
superior because, a party perusing the 
warranty is not compelled to stop with his 
grantor. For insurers, this cuts two ways. If 

The Quitclaim 
How many times have you heard someone in the real estate, mortgage or 

settlement industry say ?Oh, just get a quitclaim deed, no problem?? The speaker, 

nine times out of ten, knows naught of conveyances in general let alone 

quitclaims, but is simply repeating what has become the universal remedy to what 

often is a break in a chain of title but may be a settlement of real property interests 

in a marital estate or in a partition of or lawsuit disputing title to real property. 

Typically, any legal analysis or advice is scant or non-existent. 

Richard E. (?Dick?) Craig
Counsel,

BrigliaHundley, PC

Claims Corner

1    Black?s Law Dictionary, Sixth Edition, West Group, 1990 2   Va. Code § 55-75. Effect of certain words of release in a deed
3   See Va. Code § 55-70, et seq.
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seeking recovery on a warranty, it is theoretically beneficial. If 
defending a claim, any insurer in the chain may have liability. 
What comfort does the insurer have insuring on a quitclaim 
deed? The answer is ?not much?. When will insurers insure 
under a quitclaim deed? Obviously, in the case where the 
insurer, under the policy, has ?cured? a defect by obtaining a 
quitclaim deed, it may be compelled to cover the next 
transaction down the line. In cases of dissolution of marriage 
and the treatment of the typical tenancies, the Family Law Bar 
has for a number of years resorted to the use quitclaim deeds 
as between their clients which sometimes raise other 
questions, but are routinely insured. Likewise, in trusts and 
estates, quitclaim deeds are sometimes used to transfer 
properties between spouses and to trusts without due 
consideration to the effects. 

With the foregoing discussion, why can quitclaim deeds be 
so nettlesome? First and probably foremost, a quitclaim deed 
indicates trouble. The circumstances are always important, 
and should be understood by anyone who is going to hang his 
hat on a quitclaim. If the title isn?t clear of record and the 
grantor doesn?t know what he has, then who does know? If a 
property owner decides to transfer title to a property to a trust 
by quitclaim deed, what can be the negative effect? First, 
assuming he holds under a general warranty deed and title is 
insured, he may have created a problem with his title insurer 
who liked his general warranty deed and based coverage on it. 
Generally, title insurers continue coverage by addendum, but 
may not want to do so without the same quality of warranty. 
He has broken the chain of warranties, probably without a 
thought, and probably without any counsel. 

In contrast to the foregoing example of the uses of a 
quitclaim deed, there are numerous examples where such 
deeds are actually used in fraudulent schemes of various types. 

There may be some pheromone exuded by the quitclaim deed 
that is irresistible to the nefarious. A question that sometimes 
arises in litigation is whether a purchaser who takes title under 
a quitclaim deed can be a bona fide purchaser. An example of a 
scenario where this question would arise could be in an action 
to set aside a fraudulent conveyance. Notice, actual or 
constructive, is the underpinning of the purchaser?s bona fides. 
Some argue that, by its very existence, a quitclaim deed is a 
red flag indicating a problem with title. That view is extreme, 
but in circumstances where other badges of fraud are present, 
it could be argued that the BFP was on inquiry with a duty to 
look behind the quitclaim deed. Generally, courts will look 
closely at all of the facts and circumstances of a transfer, 
whether or not by a quitclaim deed, to determine whether a 
transfer is fraudulent and should be set aside. 

I submit that a quitclaim deed in a chain of title, where the 
reason for its use is not apparent of record, can without more, 
constitute a cloud on title possibly putting a subsequent owner 
(or insurer) to the task of quieting title to the property. For 
caution?s sake, a quitclaim deed should not be used casually, 
and if it is used as necessity or last resort, thought should be 
given to the effect on future transfers.

Download a PDF of this article?

4    See Va. Code §§ 55-80, et seq.

What would you do?

Question:  You are title counsel and your customer is representing a 
purchaser in a real estate transaction. The contract requires a quitclaim deed 

from the current seller, and the purchaser will obtain an institutional first 
mortgage. The settlement entity is concerned about the availability of title insurance 

under these circumstances and contacts you. Is title insurance under these circumstances just a pipe 
dream?  

Answer: Not necessarily. Title insurers universally prefer general warranty deeds, because under 
most claim circumstances, they provide the title insurer with recourse against a third party pursuant to 
rights of subrogation. However, a quitclaim deed does not automatically preclude loan or owner?s 
policies. It all depends on the particular factual situation. 

?Underwriting and claims solutions from ARTU, Esq.? ARTU (Anal 
Retentive Title Underwriter who is spending his time ?down on the farm?), 
Esq. is the ideal title insurance counsel ?  a problem solver who 
understands not only the legal issues, but the reality of each particular risk 
determination and claim.
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They are Research, field work/data 

collection, computations/decision making 

and finally producing a Map or Plat. 

Virginia regulates House 

Location Surveys on parcels of 

2 acres or less in 18VAC 

10-20-380 et seq.

Phase One: All good projects 

start with a strong foundation. 

Research about a property is 

fundamental to every other 

phase of the process. House 

Location requests come to us 

over the internet, by fax, phone 

and walk ins. We always pull 

the most recent tax map and 

real estate assessment for our 

property and all adjoiners. We 

then obtain the current description of 

record for the same. Typically, properties 

are described in deeds as a lot, or parts of 

lots, in a subdivision or they can also be 

described by metes and bounds or a 

combination. We are all familiar with the 

description that starts ?Beginning at an Oak 

tree? or how about ?Beginning at the stump 

where we all met yesterday?! It is the Land 

Surveyors responsibility to obtain 

descriptions of record for the subject 

property and all adjoiners. Discrepancies in 

the recorded information should be noted 

on the final work product. A good Land 

Surveyor will seek any information to assist 

with the survey including but certainly not 

limited to, VDOT plans, research at 

municipal offices and their own companies 

and even other land surveyors if warranted.

Phase Two: Once research is completed 

the project is ready for the field. 18VAC 

10-20-380 contains the law for minimum 

field and office procedure. Field surveyors 

identify monumentation in the field such as 

iron pipe, stones, chisel marks, nails, trees, 

water bodies or even buildings that are 

called for in the descriptions of record. 

Proper collection and description of this 

evidence is critical. All evidence is collected 

electronically and documented. All visible 

manmade physical improvements are 

measured, identified and field located. Field 

crews are responsible to leave the property 

in the same manner found.

Phase Three: The third phase of the 

process is computations and decision 

making. Evidence located in the field is 

compared to the descriptions of record that 

have been plotted and mapped. The 

surveyor must evaluate the evidence found 

relative to the descriptions of record. There 

is an order of importance in the evidence 

Four Phases of Producing a 
House Location Plat

The Land Survey is usually represented at the settlement table in the form of 
a Map or Plat. The plat is the final work product of the Land Surveyor and 
many do not know of the process and effort required. The purpose of the 
article is to provide some basic, minimum information about what we in our 
office call the four phases of map making.

GEORGE O?QUINN
President, 

Dominion Surveyors, Inc.

Surveyor Column
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evaluated. Natural monuments are superior to artificial 

monuments which are superior to calls for adjoiners or 

bearings and distances and finally land area. Always the 

manifest intent of the deed governs. Discrepancies in the 

evidence found in the field should also be noted on the plat. 

When in the opinion of the surveyor discrepancies of such 

a magnitude exist that a land boundary survey is warranted, 

the surveyor is required to notify the client.

Phase Four: The map or plat representing the surveyors 

work and opinion is the final phase of the process. 18VAC 

10-20-380(c) identifies the minimum information that must 

be shown on the House Location Survey. The surveyors 

certification sets forth the standards used, provides the 

basis for the professionals opinion and limits the liability of 

the surveyor. The surveyor?s seal and signature indicate the 

work product was done under the direct supervision and 

control of a Licensed Virginia Land Surveyor.

Download a PDF of this article?
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Recorded Treasure

Those of you who have had the experience 
of working in various record rooms have 
undoubtedly come across some very 
interesting recorded documents. If you 
have come across an unusual instrument 
in the land records, we would like to print 
it as part of a regular feature in the VLTA 

EXAMINER. Please send us your unusual 

finds.

submitted by

LINDA H. SNYDER  
Land Title Research, Inc., 

Stafford County, VA 

Download Complete PDF 
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Part I: Lack of 
Regulations Be 
Damned
The President promised to 
drain the Washington, 
D.C. swamp of career 
?politicians? who have, 
according to him, wreaked 
havoc on and stymied the 
American dream. Yet what 
we have seen in the first 60 
days of the Trump 
Administration are steps 
to tackle department and 
agency regulations and 
rules that are 
characterized by the 
President as choking 

economic prosperity and growth. In that vein, 
the President signed an Executive Order 
freezing the implementation of new 
regulations, rules or guidance by all federal 
departments, agencies or bureaus. 
Accompanying this Executive Order is a 
memorandum explaining the scope of this 
freeze. Specifically, it provides:

With respect to regulations that have 
been published in the [Federal Register] but 
have not yet taken effect, as permitted by 
applicable law, temporarily postpone their 
effective date for 60 days from the date of 
this memorandum ? for the purposes of 
reviewing questions of fact, law and policy 
they raise. Where appropriate and as 
permitted by applicable law, you should 
consider proposing for notice and comment 
a rule to delay the effective date for 
regulations beyond that 60 day period. In 
cases where the effective date has been 

delayed in order to review questions of fact, 
law and policy, you should consider 
potentially proposing further notice-and 
comment rule making.

Coupled with this, agencies and 
departments have been instructed by the 
White House to freeze the issuance of any 
proposed rules or regulations or guidance and 
to identify to the White House all such 
proposed rules and guidance which address 
questions of fact, law and policy. Subsequently, 
on February 24, 2017, the President signed an 
Executive Order that directs each federal 
agency to create ?regulatory reform? task 
forces which will evaluate federal rules and 
recommend whether to keep, repeal or change 
them. Effectively, these two efforts have put a 
stop to new rules and rule making for all 
federal agencies. One might therefore think 
that at the offices of the CFPB it would 
accordingly be ?guns down? and ?put your 
head on your desk? when it comes to action 
that will affect the residential settlement 
services industry at-large. However, think 
again!

The CFPB was established in 2010 by the 
Consumer Financial Protection Act (CFPA) 
and has broad, independent authority to 
administer, enforce and implement 19 federal 
consumer financial laws. It also has the same 
authority to identify and then eradicate unfair, 
deceptive and/or abusive acts or practices 
(?UDAAP?) in the realm of financial services 
or products that do or can harm consumers; 
there are no statutory guidelines or definitions 
of a UDAAP. The Bureau merely follows the 
old line: ?I?ll know it when I see it.? The CFPB?s 
Office of Enforcement is charged with 
conducting civil investigations and 
recommending whether the director should 

Does the Trump-Era of Deregulations Mean No Further Action by the CFPB?

What CFPB Consent Orders Say About the 
Bureau?s Approach to Consumer Protection. 

Part I of this article generally addresses the Consumer Financial Protection Bureau?s (?CFPB?) view 

of its present role in the face of the Trump Administration?s deregulation initiatives. Part II 

addresses some recent CFPB enforcement actions and consent orders that illustrate this role.

Francis 'Trip' X. Riley III 
Partner, 

Saul Ewing LLP
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initiate enforcement actions. The President has taken no 
official action to reign in the scope or number of these 
investigations.

Except for the most high profile of issues such as Know 
Before You Owe [TRID], RESPA and TILA loan servicing 
regulations, pay-day loans and debt collection rules ? 
recent new regulations, and more importantly, official 
regulatory guidance has been scant. Rather, as the CFBP?s 
Director Richard Cordray has admitted, the Bureau wants 
to use a ?pattern of [enforcement] actions that conveys an 
intelligible direction to the marketplace, so as to create 
deterrence that can be readily understood and 
implemented.? Director Cordray summed it up this way as 
to why regulations, and by implication, interpretive 
guidance is not going to be the Bureau?s modus operendi: 
?The ?vast majority? of CFPB enforcement actions involve 
some form of deception or fraud and it is, therefore, 
difficult to create specific rules or guidance for existing 
regulations to address fraud and untruth.? He went further 
by saying that the consent orders resulting from the 
Bureau?s investigations and enforcement are meant to be 
guides to all market place participants so they can avoid 
similar violations and make immediate changes to their 
operations if necessary. Last, Director Cordray emphasized 
how the consent orders are effectively regulations by stating 
that it would be ?compliance malpractice? for executives 
not to make sure their companies were following and 
making changes to their company?s operations that are in 
keeping with those orders.

Clearly, the CFPB does not believe that its consumer 
protection mandate is fundamentally only a function of 
assuring compliance with rules that have been promulgated 
pursuant to the normal notice and comment procedure. 
Rather, this is complimented by its ability to provide 
interpretation and enforcement of the statutory law one 
consent order at a time. Moreover, the Bureau is well aware 
that some of its new final rules can be and very well might 
be eliminated by the Republican majority via that 
Congressional Review Act. Accordingly, it is unlikely that 
the CFPB and Director Cordray care much about new 
regulations and rules, and will not miss a beat in terms of 
investigations, enforcement actions and consent orders. 
Rather, the Bureau has put and will continue to keep a firm 
hand on the enforcement-tiller to fulfill what it sees as its 
mandate to regulate and solidify policy through 
enforcement actions and, quite frankly, to counterbalance 
the regulatory freeze.

States Attorneys General will also likely fill any void in 
the Bureau?s Dodd Frank Act (?DFA?) investigation and 
enforcement activities resulting from the action of the 
Trump Administration by relying on their authority under 
Section 1042 of the DFA to enforce the act and its 
regulations against covered entities doing business in their 

state. The States Attorneys General also have authority to 
bring enforcement actions under the Truth-in-Lending Act, 
Fair Credit Reporting Act and the Real Estate Settlement 
Procedures Act. Last, all states have consumer protection 
statutes of their own that prohibit UDAAP and States 
Attorneys General rely upon this catch-all statute to 
conduct investigations, bring enforcement actions and 
collect civil penalties.

So how is it that the Director Cordray through the 
CFPB?s enforcement division and States Attorneys General 
will seize this moment of frozen regulatory activity and 
de-regulation as the time to ramp up its enforcement 
activities as a means to fill the void? First, in 2016, the 
Bureau doubled the number of enforcement actions from 
that which it brought in 2015 (that does not include the 
number of investigations it initiated that resulted in 
consent orders). The number is not only extraordinary but 
so too is the subject matter ?conduct? addressed in the 
consent orders and the aggressive tenor and complexity of 
the non-compliance findings and required remedies. 
Second, in the early months of 2017 there has been a 
five-fold increase in the Bureau?s enforcement actions 
compared to the same months in previous years, and this 
does not include the number of Civil Investigatory 
Demands (?CID?) and actual full blown investigations that 
have been started since November 4, 2016. As noted, the 
judgments or consent orders that come out of these actions 
will have an impact on how members of the subject 
industry should act going forward. Similarly, in 2016 the 
State Attorney General as well as Departments of Financial 
Services and Departments of Banking and Insurance for 
California, Illinois, Indiana, Massachusetts and New York, 
to name just a few, have investigated and brought 
numerous actions against an array of consumer financial 
services companies including title insurance underwriters, 
title insurance agencies, loan servicers, and consumer 
finance companies related not only to their services and 
products and related fees, but also the lack of cyber and 
data protection and the use and sale of consumer data.

Thus, even if a new director or a commissioner is 
installed to govern the Bureau, and changes to its 
enforcement staff are ultimately made, the financial 
services industries should and likely will continue to treat 
prior consent orders as compliance criteria; thus they will 
have the ?compliance? impact Director Cordray and now 
States Attorneys General envision for them.

Part II: Recent Consent Orders and Enforcement 
Actions Tell Story to Which it is Worth Listing

The below summarizes some of the actions taken by the 
CFPB and States Attorneys General that will provide 
insight into their reliance on investigations and consent 
orders to regulate and achieve consumer protection.
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In re UniRush: A Reverse Vendor Management 
Soliloquy

Although the UniRush consent order does not 
specifically address the operations of settlement service 
industry members, like title agencies and underwriters, it 
nevertheless reveals a great deal about the CFPB?s approach 
to consumer protection through enforcement actions. 
UniRush provides pre-paid payment cards to consumers. 
The CFPB concluded that UniRush engaged in unfair and 
deceptive practices by failing to insure that its customers? 
needs would be met by its vendor (the payment processor) 
during which UniRush?s converted to that vendor?s payment 
processing system. The Bureau concluded that the 
inadequate conversion process was likely to or did cause 
substantial injury to consumers that were not unavoidable 
or outweighed by the benefit to consumers or competition. 
Specifically, it determined that UniRush acted unfairly and 
deceptively by not having: ?an incident plan that addressed 
how to address, contain and remedy consumer complaints 
or incidents during each phase of the roll out.? Thus, the 
CFPB used its investigatory and enforcement power to set 
out a requirement that financial services companies must 
have a complaint and incident plan in place that is tailored 
to catch, address and remedy problems their customers 
might face when doing business with them.

Similarly, the CFPB entered into an administrative 
consent order with a loan lead generator who sold its leads 
to debt collectors without conducting any due diligence on 
how its customers would use the data they were purchasing 
nor did it attempt to limit the manner in which the data 
could be used. The CFPB found that the customers used 
the data in unfair, deceptive and abusive manners and 
because the lead generator did not have due diligence and 
safe guards in place that might have caught or prevent this 
misuse, the CFPB concluded it was at fault for its 
customers? UDAAP violations; it provided material 
assistance to those violations according to the CFPB. These, 
and other consent orders, make clear that the CFPB will not 
allow financial services related companies to merely rely on 
their vendors or customers to act fairly, without deception, 
and not abusively, when they have the means to stop or 
mitigate against such conduct. Thus, the guidelines the 
CFPB is imposing through this consent order is that 
whether you are changing or upgrading systems or simply 
running your operations on existing systems, to the extent 
they help facilitate a consumer financial transaction, you 
must have in place a consumer incident plan that is robust 
enough to identify events that put at risk, disrupt or cause a 
failure of a consumer transaction, contained this type of 
incident, remedy the specific consumer?s problem, and 
ultimately fix the root cause.

CFPB v. Navient Corp.: The Quasi-Fiduciary 
Duty Not To Abuse Consumers

In its lawsuit against Navient Corp., a large student loan 
servicer, and two of its subsidiaries, the CFPB alleges that 
the defendants violated the Dodd Frank Act?s newly 
conceived prohibition against acts or practices that are 
abusive towards consumers by, among other things, 
steering student borrowers into loan forbearance as 
opposed to an income-based repayment program. 
Specifically, the CFPB asserts this conduct violated the 
abusive prong of the Dodd Frank Act?s UDAAP 
protections. The CFPB reached this conclusion not 
because it found Navient was taking advantage of a 
consumers? misunderstanding, but rather Navient had 
taken unreasonable advantage of a consumer?s reasonable 
reliance on Navient to act in their best interest. According 
to the CFPB student borrowers had a reasonable 
expectation that Navient would act in their interest by 
informing them about repayment options because Navient 
had promised the borrowers that it would assist them in 
managing their loans. Thus, by not providing borrowers 
information about their best financial options, acted 
abusively. This approach is consistent with the CFPB?s 
prior use of the abusive prong of the UDAAP provision 
when it concluded the relationship between the consumer 
and financial services had not been established through 
market forces and that therefore the principle of caveat 
emptor should not apply. In short, when the CFPB finds 
that a company has induced the consumer to rely upon it 
and that reliance resulted in injury to the consumer, the 
CFPB is ready to apply the abusive prong under its 
UDAAP authority.

Accordingly, the settlement services market participants 
should consider how their relationship with the consumer 
could be viewed by the Bureau as quasi-fiduciary and its 
recommendations to the consumer might be addressed in 
light of the allegations in the Navient action.

In re Prospect Mortgage; In re Keller Williams 
Mid-Williamette; In re Re/Max Gold Coast Realtors; and In 
re Planet Home Lending LLC.: The Older Targets Remain 
Targets but without Statutory or Regulatory Changes

On January 31, 2017, CFPB obtained consent orders 
against a lender and a loan servicer arising from what 
according to the Bureau was their provision of things of 
value in return for business referrals, and this time, also 
against the real estate brokers who asked for and received 
those things of value for the referrals. According to the 
CFPB these arrangements violated Section 8(a) of RESPA 
for different specific reasons. The CFPB is using these 

1 The D.C. Circuit Court of Appeals held that pursuant to Section 8(c)(2) an agreement for 
goods or services between two settlement service providers does not violate Section 8(a) 
even if a referral arrangement exists between the two and is tied to the business 
arrangement, as long as actual services or goods are being provided and the price paid for 
same is fair market value.
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consent orders to further expand its catalog of impermissible 
structures or aspects of certain common business 
arrangements, agreements and practices between settlement 
service providers that make them violative of Section 8(a) 
[make them a kickback or referral fee arrangement], and 
implicitly not covered by Section 8(c)(2).1

Market ing Services Agreements. The Bureau?s 
consent orders maintained a position that marketing services 
agreements violated Section 8(a) when the initial fees for 
those services is based on the number of clients from the 
broker the lender expects to capture and then are later 
adjusted based on actual capture rates. This is consistent with 
the principle that Section 8(c)(2) arrangements do not violate 
Section 8(a) prohibition against referral fees, even when the 
parties have a related referral agreement and as long as the 
fees paid under the service agreement are not tied to the 
volume of referrals but the fair market value of the services.

Lead Sale Agreements. The consent orders establish 
the Bureau?s position that selling raw consumer data ? name, 
email, phone numbers, etc., for a fixed fair market price is 
one thing; but a violation of Section 8(a) will occur when 
along with the transfer of that information the real estate 
agent or broker is also required to introduce the lead (or its 
customer) directly to a loan officer, recommend that the 
borrower contact the lender, or requiring the buyer obtain 
pre- approval from that lender before his/her offer is 
submitted. Last, the ?leads? were not really just leads 
according to the Bureau, but mostly they were actual existing 
customers of the broker and its agents. Thus, in the Bureau?s 
mind, the broker was not selling a lead but rather the referral 
of their customer to whom they had a fiduciary duty to act in 
their best interest. Interestingly, the Bureau could have but 
did not, find a further violation by the brokers for not 
advising their client-leads that they had an agreement under 
which they were getting paid for selling their client?s 
information. This type of conduct, according to the CFPB, 
converts a sterile sale of leads to the sale of a referral.

Desk and Office Rentals. Like with the Marketing 
Services Agreement (?MSA?) between Prospect and the real 
estate brokerage, the desk and office rental payments were 
not based on fair market value of the space, but rather on 
Prospect?s referral capture rate. Thus, again the CFPB did not 
have to address the Section 8(c)(4) exception because the 
payment was not fair market value. The Bureau also found 
that the rental rate was also a function of Prospect being 
advertised, promoted and referred to as the broker?s preferred 
lender and providing Prospect with access to agents as the 
lender to who they should all refer their clients.

Co-Market ing Agreements. The Department of 
Housing and Urban Development (?HUD?) provided 
guidance long ago on co-marketing agreements that provided 
they were not Section 8(a) violations if the payments by each 
party were commensurate with and proportional to the 

advertising or marketing benefit they each were receiving. 
The CFPB faulted the agreements identified in these consent 
orders because agents were required to advertise Prospect 
loan officers on an exclusive basis and recommend them in 
additional affirmative ways to their existing or ?hot? clients. 
Accordingly, the Bureau was able to draw a line between 
Prospect?s payments for marketing to something more than 
just that on the brokerage?s websites; namely those activities 
that fell into the ambit of a referral or recommendation.

Borrower Incent ives, Penalt ies and Other Conduct. 
It also appears that the CFPB concluded that under totality of 
the circumstances related to the above arrangements, the 
incentives that the brokers were giving to their buyer clients 
if, and only if, they obtained their mortgage from Prospect 
amounted to unfair, deceptive and abusive acts of coercion. 
This determination also seems to be based on the Bureau?s 
findings that the broker?s conduct of requiring buyers to 
obtain pre-approvals from Prospect before their purchase 
offers were submitted was also coercive. Since the Bureau did 
not rely on its UDAAP authority, but rather findings of 
Section 8(a) violations, it seems plausible that the Bureau 
concluded this conduct was a requirement for receiving 
payments related to co-marketing, lead sales and 
MSA-related payments. That is, this conduct did not stand 
alone, but rather was tied to Prospect?s agreement to enter 
into and make payments under the other arrangements.

Conclusion
Although the Trump Administration has targeted the 

CFPB regulatory activities both pursuant to its general 
deregulation efforts and more specifically as it seeks to 
change its structure and attacks the Dodd Frank Act, the 
CFPB?s and States Attorneys? General enforcement efforts 
continue unabated. Thus, settlement services industry 
members must continue to be vigilant in their efforts to 
comply with consumer protection efforts. Given the 
continued enforcement actions, this must include being 
aware of the Bureau?s and States? consent orders and 
judgments and trying to maintain their operations consistent 
with the associated findings and legal determination.

Download a PDF of this article
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My favorite quote during the years I was a Settlement Agent was ?It?s Real 

Estate, not Brain Surgery - No one is going to die!? As settlement providers, 

we often experience chaos on an everyday basis.

Settlements Gone Awry! 
Would YOU Know What To Do?

There are so many 

components that make up a 

real estate transaction, not to 

mention the number of people 

who are involved. As a 

purchase or refinance 

transaction progresses, many 

different things can occur from 

contract ratification or loan 

application to settlement and 

closing. Everything from title 

clearing issues, personality 

conflicts, buyer and seller 

disagreements over repairs to 

last minute walk through 

nightmares. It goes without saying that as 

real estate settlement professionals, we are 

more often than not, problem solvers, hand 

holders and all around peace makers. We 

often handle the daily aspects of chaos with 

a calm concise frame of mind and extreme 

professionalism. So what do we do when we 

experience that unusual transaction or a 

scenario we have never encountered? As 

the world changes, we encounter so many 

new things it is almost impossible to be 

completely prepared. It is for that reason, I 

felt it best to point out a few things that 

might assist or prepare settlement agents in 

their daily transactional processes. 

In today?s society we must be aware of 

regulatory and law changes that affect our 

daily business practices. For instance 

heterosexual marriage, same gender 

marriage, gender transition and divorce. 

What do all of these things have in 

common? Name Change! It has always 

been common place for women at marriage 

to take their husband?s last name, as well as 

to retake their maiden name after they are 

divorced. The important thing to focus on 

here is that the word ?marriage? has the 

same formal definition regardless of the 

type of couple. While name change orders 

with regard to individuals are filed in the 

land records for various reasons, often 

times they are not. After a marriage and/or 

divorce name change orders are not 

required to be formally filed in the circuit 

court land records. That being said, it is 

important to ask your customer, whether 

you are assisting a buyer or a seller, if they 

have ever been know by any other name. In 

doing so, you are covering all of your bases 

in an effort that any and all names a 

customer has been known by can be 

properly run in all of the proper indices 

during your title examination. This will 

help eliminate potential liens or other 

issues that would have not ordinarily been 

discovered.

STEPHANIE H. CAMPBELL
Old Republic National Title 

Insurance Company

Tales from the Table
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Another matter to point out is the importance of identifying 

the type of transaction you are handling. Is it a purchase? If so, 

what type? Is there a lender? Is it an all cash transaction? Is it a 

refinance? Has the property been refinanced by its owner 

previously? All of these questions will bring more depth and 

focus to the transaction at hand. By bringing identified focus, 

we are able to ask additional questions and eliminate potential 

issues that may arise at closing or prior to settlement. An 

example in particular is an all cash transaction whereby the 

buyer is a member of an Amish community. Would you know 

what to do in this scenario? Would you know what important 

questions would need to be asked to ensure a smooth closing? 

What if your transaction is a short sale or a foreclosure? Are 

you aware of the special circumstances that surround these 

types of transactions? Would you know what types of 

documentation is necessary to close these types of 

transactions? What if your buyer or seller is not an American 

Citizen? Do you know what the rules are with regard to those 

individuals? The point here is to take the time to make sure you 

understand the type of transaction you are going to close and 

what special circumstances may or may not need to be address 

during the closing process. 

It goes without saying, that Title and Settlement 

Professionals are faced with very stressful and sometimes 

chaotic days. But remember, by taking the time to identify the 

special needs of each transaction, we make certain that the 

settlements we handle and the title policies we issue are in the 

best interest and protection of each person we have been asked 

to assist during the closing process. It will also reduce stress and 

the need to say ?IT?S REAL ESTATE, NOT BRAIN SURGERY ? NO 

ONE IS GOING TO DIE!??

Download a PDF of this article
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In point of fact, electronic 

transactions have been legal for 

years. Most states passed the 

Uniform Electronic Transaction 

Act (UETA) quite a while ago. 

This Act provides that no record 

or signature may be denied legal 

effect or enforceability solely 

because it is in electronic form, 

nor may a contract be denied 

legal effect or enforceability 

solely because an electronic 

record was used in its formation. 

The purpose of the law is to 

facilitate electronic transactions 

and to set forth some standards 

and practices for these 

transactions, VA Code § 59.1-479 et seq. 

Virginia passed its initial version of UETA 

in 2000. The Federal Law, the Electronic 

Signatures in Global and National 

Commerce Act, known as ESIGN, was also 

enacted in 2000 with the goal of facilitating 

the use of electronic signatures and 

electronic records in interstate and foreign 

commerce (15 U.S.C. ch. 96).

In recent years, the Federal Housing 

Authority (FHA) and the Consumer 

Financial Protection Bureau (CFPB) have 

both released statements in favor of 

electronic closings. The CFPB conducted a 

study in 2015 that showed electronic 

closings could benefit consumers 

significantly by providing them with a 

better understanding of the documents, 

creating a more efficient process and giving 

the consumer a feeling of empowerment 

and control over the process. It sounds like 

this is the wave of the future. Shouldn?t we 

be grabbing our boards and paddling out to 

catch it? Maybe so, but we in the real estate 

settlement and title insurance business 

have some considerations that must be 

addressed.

As with much of what we do, the fact 

that there is legal support for what we are 

doing is only part of the battle. As those 

who are charged with facilitating what are 

often our clients? most important 

transactions, and those who are guardians 

of the authenticity of real estate 

transactions and the reliability of the land 

records, we need to know the documents 

we are recording are authentic, 

enforceable, and not subject to challenge. 

Title insurers have added concerns. 

Policies of title insurance specifically insure 

against fraud, forgery and impersonation. 

Owners? policies insure against documents 

being improperly executed, and that all 

acts have been done which may be 

necessary to create a document by 

electronic means. Lenders? policies 

additionally insure against invalidity and 

unenforceability of the mortgage. While 

the electronic closing may be allowed by 

E-mail, E-Sign, E-Notarize? Considerations 
surrounding electronic real estate transactions.

I can pay for my cup of coffee with my watch. I did all my holiday shopping without leaving my 

house and got a lot of the stuff delivered in 48 hours. I deposit checks, pay my taxes and buy my 

dog food online. About the only thing I can?t get on the internet is a haircut. Why, then, is it 

necessary to do all of my real estate transactions in person at the settlement agent?s office?

by

 Palma J. Collins
First American Title 

Insurance Company
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law, how do we know the right person signed? Do we know 

they understood what they were signing? What controls are 

in place to assure us of these matters?

All electronic transactions are not created equal. There 

is a vast difference between transactions utilizing electronic 

documents rather than paper, where the signers are in the 

same room along with the notary and all affix their 

electronic signature, and a transaction where the signer 

affixes their digital signature in a remote location not in the 

presence of the settlement agent. Virginia is only one of two 

states where it is legally permitted to go a step further. 

Documents may be notarized remotely with the signer 

acknowledging their signature via webcam broadcasting 

over the internet to a notary who is not physically present. 

It becomes apparent that the more remote the signing is 

from the settlement agent, and the notary, and the more 

critical the electronically signed document is to the 

transaction, the more risk exists. It is difficult to be secure 

in the knowledge that the right person signed, that they had 

the necessary legal capacity and that they understood the 

importance of what they were doing if they were not in the 

presence of the settlement agent, and it is even a bit harder 

when the acknowledgement is taken remotely. When we 

are talking about documents like deeds and deeds of trust 

as opposed to other types of settlement documents, it 

becomes absolutely vital to know the signatures are 

authentic and will not be challenged by the signer for any 

reason.

Undeniably, these problems exist in traditional ?pen and 

ink? transactions. The industry has long been concerned 

about making sure the identity of the person executing 

documents can be determined with confidence, that they 

have the necessary capacity to convey land, and they 

understand their transactions. Over the years, we?ve 

developed methods to minimize our risk. We see the 

person sign, we inspect their valid, government issued 

identification, we observe the person?s demeanor, and, 

where appropriate, we explain the documents put in front 

of them and ask if they understand. When we move to a 

remote, electronic system, we clearly need to develop a set 

of new techniques to address these customary concerns. In 

large part, this will require us to completely understand the 

electronic transaction systems we plan to use. This will also 

require us to fully vet the vendors we may consider utilizing 

to furnish these services to us and our clients. There are a 

number of factors we must think about.

First we need to know how a signer, not in our presence, 

will be identified. Will they use a password? A token? Will 

they answer secret questions (known as ?out of wallet? 

questions)? Is there biometric identification of some kind, 

like a fingerprint? Will there be a notary acknowledgement? 

Second, we need to determine what controls will be in 

place to assure that the person who has been identified is 

actually the person clicking the ?sign? button? After their 

identity is initially determined, is the time between ?logging 

in? and signing electronically tracked? On the theory that 

signing soon after log in makes it less likely that a third 

party intervened, will there be a time out feature requiring 

them to log in again? Is there a built in protection against 

any tampering once the signature is affixed? How does the 

system address whether or not the person signed 

deliberately, voluntarily and understood what it is they were 

doing? Will they sign each page? Will they answer 

questions about key factors in their transaction? Then, how 

will the gathered information be archived and be made 

available if needed for law suits, auditing or regulators? 

Finally, how are privacy and other regulatory concerns 

addressed by the company who will retain this information?

We also need to be thinking about the recordability and 

validity of the electronic records we facilitate. As 

mentioned above, Virginia is currently one of only two 

states that allow remote notaries, and Virginia has the most 

expansive statute. It is legally permissible in Virginia for a 

notary public, certified as an electronic notary public, to 

take an acknowledgement via webcam or other methods, 

utilizing controls set forth in the statute in order to 

establish identity. Virginia Code § 47.1-2 states in part:

In the case of an electronic notarization, ?satisfactory 

evidence of identity? may be based on video and audio 

conference technology, in accordance with the standards for 

electronic video and audio communications set out in 

subdivisions B 1, B 2, and B 3 of § 19.2-3.1, that permits the 

notary to communicate with and identify the principal at the 

time of the notarial act, provided that such identification is 

confirmed by (a) personal knowledge, (b) an antecedent 

in-person identity proofing process in accordance with the 
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specifications of the Federal Bridge Certification Authority, or 

(c) a valid digital certificate accessed by biometric data or by 

use of an interoperable Personal Identity Verification card that 

is designed, issued, and managed in accordance with the 

specifications published by the National Institute of Standards 

and Technology in Federal Information Processing Standards 

Publication 201-1, ?Personal Identity Verification (PIV) of 

Federal Employees and Contractors,? and supplements thereto 

or revisions thereof, including the specifications published by 

the Federal Chief Information Officers Council in ?Personal 

Identity Verification Interoperability for Non-Federal Issuers.?

Further, the Code states that the person acknowledging 

need not be physically in Virginia, nor must the Notary 

Public. As set forth in VA Code § 47.1-13, paragraphs B & D:

 B. Any notary commissioned pursuant to this title may 

likewise perform notarial acts outside the Commonwealth, 

where such notarial acts are performed in accordance with this 

chapter.

D. An electronic notarial act performed in accordance with 

this chapter shall be deemed to have been performed within the 

Commonwealth and is governed by Virginia law.

Because of consumer demand for the convenience of 

such a service, several remote notary providers have come 

into the marketplace. The concept of having your 

documents notarized without leaving your house is 

attractive, and when people are in transit, or even halfway 

around the world, it can mean a huge savings of time and 

travel. The drawback comes when these documents are 

presented in connection with transactions that are not in 

Virginia. Are these documents properly acknowledged in 

accordance with the laws of the states in which they are 

being presented? The argument is often that the Virginia 

electronic notary is entitled to ?full faith and credit?, 

referring to Article IV, Section 1 of the U.S. 

Constitution? the clause that requires all states within the 

United States to respect the ?public acts, records, and 

judicial proceedings of every other state.? While 

constitutional analysis is beyond the scope of this article, 

there is a large body of case law that interprets this clause 

and much of it holds that this duty among the states is 

limited, and does not mean that one state must substitute its 

laws for the laws of another. As a result, it is arguable that 

the application of this constitutional duty to notaries and 

acknowledgements is inappropriate and acknowledgements 

taken pursuant to methods that may not be allowable in 

another state may not have to be accepted by that state.

Documents are recorded for real estate transactions so 

that they provide constructive notice. This is the legal fiction 

which states that a person should have known of a legal 

action although they have not received personal notice and 

they are bound as though they have actual knowledge. If a 

document fails to rise to the level of constructive notice 

because it was not legally and validly acknowledged, it can 

be challenged. If such challenge successfully invalidates the 

document, it spells real trouble for the settlement agent who 

recorded it and the title company that insured it. Until other 

states jump on the bandwagon and enact statutes containing 

standards for remote notaries, it seems we cannot be 

comfortable accepting, recording and insuring transactions 

in which recordable documents, notarized remotely by 

Virginia electronic notaries, are intended to be recorded in 

and to affect land in other states.

Electronic, remote real estate transactions are coming in 

the near future. Government agencies, lenders and 

consumers will continue to vigorously press for them. State 

laws need to catch up with technological advances and we 

will need to find systems that completely address all the 

issues and concerns of the real estate community so we can 

prudently evolve to meet these marketplace demands. We 

should seek the development of processes that are not only 

as reliable and secure as our traditional processes, but look 

for the adoption of those that improve upon them.
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Appreciation is given to Justin Lischak Earley for his training 

materials which were a valuable source for this article and to 

Alice McDonnell for her assistance and editing..

ABOUT THE AUTHOR
PALMA J. COLLINS is Vice President, Senior Regional Counsel 

for the South Atlantic Region of First American Title Insurance 
Company.  In this capacity, she is involved with regulatory 
matters, agency related legal matters, as well as setting 
underwriting policy and procedures for First American legal staff 
in the South Atlantic.  Ms. Collins is a frequent lecturer on matters 
concerning Title Insurance and Real Estate law.

https://vlta.memberclicks.net/assets/docs/Examiner/23.1_e-closing.pdf
https://vlta.memberclicks.net/assets/docs/Examiner/23.1_e-closing.pdf
https://vlta.memberclicks.net/assets/docs/Examiner/23.1_e-closing.pdf
https://vlta.memberclicks.net/assets/docs/Examiner/23.1_e-closing.pdf
https://vlta.memberclicks.net/assets/docs/Examiner/23.1_e-closing.pdf
https://vlta.memberclicks.net/assets/docs/Examiner/23.1_e-closing.pdf


VLTA EXAMINER? VOLUME  23.1, SPRING 2017? www.VLTA.org? ? 23

She?s the outgoing one. He?s 
quiet. She?s a lot less likely to 
download the latest app than Junny.  
In fact, she ?has little patience? for 
computers altogether. He considers 
himself more of an ?ops? guy ?  the 
guy who gets it done (including 
Bea?s issues with technology). Until 
their recent retirement, she was the 
Agency Sales Advisor. He jokingly 
referred to himself as ?Bea?s 
Assistant.? She took delight in 
recruiting new agents and 
supporting established ones.  You?d 
likely have found them at each and 
every VLTA event. And they 
probably wouldn?t be too far from 
one another! After 60 years of 
marriage and 20 years working 
together, the Bea and Junny story is certainly one of success.

Like all good stories, this one began when Bea and Junny 
were in their pre-teens. As she tells it, it was an Italian 
Lodge dance. But she wouldn?t talk to him. Not yet, anyway. 
In fact, Junny shares that Bea was not very talkative with 
him on the several occasions they met during high school. 
They wouldn?t run into each other again until after 
graduation? after Junny spent time serving his country in 
the U.S. Air Force. This time, the connection was made, and 
it wasn?t long until Bea and Junny were married. Junny?s 
career before title insurance came with DuPont? where he 
worked until his retirement in 1993. That was when he 
reunited with the industry to work with his wife. But his 
first impression (of the industry) wasn?t necessarily positive.

?It was culture shock, coming to a small attorney?s office 
after working for someone like DuPont. There were files 
everywhere! I almost had a heart attack? it was quite a 

shocker,? he recalls. Junny even 
remembers building himself a desk out of 
cardboard cartons to keep his costs low.
Bea?s entry into the title industry 
involved a little less trauma. She crossed 
over to the title industry after helping a 
local attorney resolve an issue with a bill 
from the furniture store at which she 
worked. Impressed with her demeanor 
and problem-solving skills, the attorney 
hired her to work for his title insurance 
agency. She performed title searches for 
several years until a back injury (lifting a 
title plat book) redirected her career into 
title plant management. Over the years, 
she advanced from running a title plant 
to becoming a vice president and state 
manager with 3 national title 
underwriters before coming to WFG in 

2014. The two have been inseparable? at work and at 
home? ever since.

Bea loves the interpersonal nature of her career. In fact, 
title agents across Virginia may recognize the Sykes from 
their legendary annual Halloween visits. On those 
occasions, the power couple dressed up in costumes before 
heading out to meet their clients. But it?s not just on 
Halloween that Bea would get out for in-person meetings. ?I 
tried to be out there every day, face-to-face, visiting 
agents? most of whom I consider to be friends. I love it,? 
she says.

Needless to say, the Sykes saw more than a few changes 
during their time in the settlement services industry. Bea 
recalls her office in 1972: ?There were no computers? just 
files. When we later got our first fax machine, it sent papers 
all over the floor. A real mess! We did everything by hand. 
Everything!? Of course, technology hasn?t been the only 

After 60 years of marriage and 20 years of working together, 
WFG?s Sykes found success together.

Bea and Junny: A Love Story, Title-Style
Bea and Junny.  If that sounds like a movie title to you, you?re not far off.  It?s actually the names of  

Linwood ?Junny? and Bea Sykes, a husband and wife team at the Richmond office of WFG National Title 

who have been writing their story for years. 

Continued on page 27
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The moon on the breast of the new-fallen snow

Gave the lustre of mid-day to objects below. 

As Tute perused the palatial grounds of the country estate upon which a humble abode, owned by 

yours truly, and a financial institution which shall remain nameless, is located, with snow shovel in hand, 

the above verse came to mind, along with the realization that the traditional, and not so traditional, 

greetings of the season had been omitted from my last missive. Let me offer my most procrastinated 

good wishes for Christmas, Chanukah, Kwanzaa, Winter Solstice and the New Year, and a proactive 

(depending on publication dates) greeting for Generals Lee and Jackson, Martin Luther King, 

groundhogs, George Washington, Abraham Lincoln, St. Valentine, Thomas Jefferson, the return of 

Daylight Saving Time and Purim, Passover and Easter. Shalom and Aloha. Vaya con Dios.

I was moved, upon all this reflection, to wonder?  During the course of my short tenure as a title 

examiner, how many times have I had to chain title back to a royal grant? (We?ll ignore one ?current 

owner search? that encompassed over 300 years and modern resales of escheated property back into 

private ownership.) This question may have been precipitated as much by the fact that there have been 

(if memory serves, which it does less well than it once did) three in the last four months as by anything 

else. Not that I could pin down the specific boundaries of these grants to any specific location, but they 

were ?in the neighborhood.? 

If you should have occasion to dip deeply into the origins of the title to Virginia real estate, don?t 

overlook the resources available at the Library of Virginia. While recent budget cuts reduced the 

Library?s public hours to Tuesday through Friday, the Library has digitized its collection of grants and 

patents, which are available (presuming funding continues) 24/7/365. Go to the catalog, click on the 

?Images and Indexes? tab, and then search ?Virginia Land Office Patents and Grants.? Due to the 

assiduous copying of property descriptions by counsel over the centuries, I was able to find a grant in a 

matter of moments by searching the database using the first line of the property description as the 

?search? term (a rare and lucky happenstance). More mundane search terms (such as names) are also 

available, and search results can be refined by date or geographic features. And some of the grants 

(mostly from the Fairfax proprietary, or so it seems) still have their surveys.

And speaking of the monarchy (and its successor, the Commonwealth), Tute recently encountered an 

anomaly, a deviation from the normal procedure, in a highway taking. It doesn?t happen often?  well, let 

me rephrase that?  I have not seen it often, but I had seen it before. A certificate of taking was filed, the 

Commonwealth deposited its estimated value of the taking with the Court, and the landowner withdrew 

the funds the Commonwealth had deposited. Grumbling that it wasn?t enough. And then silence?  for 

years and years and years. (As an aside, the project for which the taking was made ended up being 

overcome by events, and was not built.)

A certificate of taking does just what its name suggests; it takes the land. Or to use the statutory 

language: ?Upon such recordation, the interest or estate of the owner of such property shall terminate 

and the title to such property or interest or estate of the owner shall be vested in the Commonwealth.? Va. 

1 Clement Clarke Moore, The Night Before Christmas (1823). (or not, see https://en.wikipedia.org/wiki/A_Visit_from_St._Nicholas for a claim 
of different authorship)

http://www.tute.us
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Code § 33.2-1021. Similar language appears in the predecessor 

version of the statute. But?  you knew there was going to be a 

?but,? didn?t you? Why else would I have brought it up??  the 

statute goes on to say ?The title in the Commonwealth shall be 

defeasible until the reaching of an agreement between the 

Commissioner of Highways and such owner?  or the 

compensation determined by condemnation proceedings?  ?

Now there?s a word you don?t see every day?  defeasible?  

basically meaning ?capable of being annulled or avoided.? A 

defeasible title is one ?voidable on the occurrence of a 

contingency, but not void on its face.? Something about that 

word strikes your humble correspondent as being at odds with 

the contractual obligations contained in a title insurance 

policy. Let?s look.

COVERED RISKS 
SUBJECT TO THE EXCLUSIONS FROM COVERAGE, 

THE EXCEPTIONS FROM COVERAGE CONTAINED IN 

SCHEDULE B, AND THE CONDITIONS, {The Company} 

insures, as of Date of Policy?  against loss or damage, not 

exceeding the Amount of Insurance, sustained or incurred 

by the Insured by reason of:

1.Title being vested other than as stated in Schedule A.
2.Any defect in or lien or encumbrance on the Title. 

This Covered Risk includes but is not limited to 
insurance against loss from
a. A defect in the Title caused by

i.  forgery, fraud, undue influence, duress, 
incompetency, incapacity, or impersonation;
ii.  failure of any person or Entity to have 
authorized a transfer or conveyance;
iii.  a document affecting Title not properly 
created, executed, witnessed, sealed, 
acknowledged, notarized, or delivered; 
?  

1.  Unmarketable Title.
?

8. Any taking by a governmental body that has occurred 
and is binding on the rights of a purchaser for value 
without Knowledge.

It could be Covered Risk 1. While the statute vests title 

in the Commonwealth, there is a possibility that title can be 

divested. It could be Covered Risk 2. The ability to divest 

the Commonwealth of title sounds like a defect in or 

encumbrance on the title. It could be Covered Risk 3. I?m 

not sure I would buy real estate knowing the seller could 

lose their title?  I?m thinking mine would go up in smoke 

shortly thereafter. It probably is not Covered Risk 8, since 

that seems to be directed at takings that aren?t required to 

be recorded in the land records (but if we fail to report the 

taking at all, that would be bad ? perhaps not Ghostbusters 

?crossing the streams? bad, but the claims department won?t 

be happy).

The next question is one of context ? What property is 

to be insured? ? in order to determine how to report the 

anomaly to the underwriter. Is the examiner searching the 

title to the property remaining after the taking, or searching 

the take for a conveyance from the Commonwealth? 

If searching the title to the remaining property, the 

examiner might ?less and except? the taking from the 

property description. That should remove the take from the 

policy coverage. If the examiner merely lists the objections 

found during the period of examination, it would be 

appropriate to point out the failure to comply with both 

steps of the taking process. An indefeasible taking would be 

noted as ?Certificate of Taking, dated ____, recorded in 

_________; Agreement after Certificate, dated _____ 

recorded in _________,? or ?Certificate of Taking, dated 

_____, recorded in _____; Final Order entered ____, 

recorded in _________.? Because this is an anomalous 

situation, the examiner should emphasize the omission, so 

the underwriter can discuss with their underwriting 

counsel. Perhaps a write up in the form of ?Certificate of 

Taking, dated _____, recorded in ______; no Agreement 

after Certificate or Final Order found.? The examiner 

should not report ?not found? unless they look and truly 

cannot find?  in both the land records and in the law files. 

In the most recent examination in which Tute discovered 

this anomaly, both the Commonwealth and the landowner 

had filed petitions to complete stage two?  and both suits 

were dismissed for inactivity under the three year rule. If 

either suit had been prosecuted to a final order awarding 

additional (or reducing) compensation, the taking statute?s 

6 A marketable title is one free from liens and encumbrances, not dependent for 
validity on doubtful question of law or fact, and not such as to expose the 
purchaser to the hazard of litigation or embarrass him in his peaceable possession. 
It is one which a prudent business man would accept. Madbeth, Inc. v. Weade, 204 
Va. 199, 129 S.E.2d 667 (1963)

5 Defective Title. A title that cannot legally convey the property to which it applies 
usually because of some conflicting claim to that property ? also termed bad title. 
Black?s Law Dictionary, Abridged 7th Ed., 1206 (West Group, 2000)

4 ALTA Owner?s Policy of Title insurance, adopted 6/17/06.

3 Black?s Law Dictionary, Abridged 7th Ed., 1206 (West Group, 2000)

2 Black?s Law Dictionary, Abridged 7th Ed., 341 (West Group, 2000)

7   Va. Code Ann § 8.01-335(B)
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requirements would have been satisfied, even if the final order 

were not recorded in the land records. (We can record 

something that exists, or add it to the description or make it a 

recital; it gets harder when it doesn?t exist.)

The trickier question is the effect on a purchaser for the 

residue (or if the project never got built, the entirety) of the 

taking. Being a simpleton, I like a simple result. I would report 

a defeasible title vested in the Commonwealth; and a right of 

(at the moment I am at a loss for how to designate this right ? 

redemption? compensation? divestiture?) held by the original 

landowner from whom the property was taken. If the original 

owner is seeking a return of the taken property, that is simple. 

If a successor in title seeks the return of the taken property, 

have they acquired an assignment of the rights of the original 

owner to additional compensation, or to the return of the 

take? Not being a wheeling, dealing, real estate investor, I can 

only suspect that given these facts, a speculative developer 

would be offering to purchase the residue from the 

Commonwealth for pennies on the dollar, and one of the 

benefits of a bargain like that (from my point of view) ought to 

be the risk of the prior owner coming forward to obtain their 

omitted compensation remains with the developer insured, 

and not with me.

How long does a landowner have to come forward and 

complain? I don?t have an answer to that question. There is a 

general constitutional rule to be considered, that of a taking 

without compensation. Or, as more elegantly stated by the 

Supreme Court: ?The power of eminent domain is an 

important element of a sovereign?s authority and is to be 

exercised in proper proceedings for the public welfare. The 

statutes confirming this power are to be strictly construed, 

and all parties must comply fully with the statutory 

requirements in any attempt to exercise or defend this right.? 

As translated by simpleton me: if you don?t follow the rules, 

you don?t get the prize. In a 1983 case, the Court found that 12 

years was not ?too long? a period for the Commonwealth to 

change its mind, and change its offer. And there was a very old 

case suggesting a defective taking was not a sufficient basis for 

a claim by adverse possession, although it might provide ?color 

of title? which could ripen, upon the admission of other facts, 

into adverse possession. All our examiner (and underwriter) 

readers know the general underwriting guideline not to insure 

an adverse possession title absent a court order no longer 

subject to any reversal upon appeal. 

May your 2017 be happy, healthy, and prosperous, and 

?Hey, let?s be careful out there!?

Tute
Download a PDF of this article

8  Commonwealth Transportation Commissioner v. Klotz, Inc., 245 Va. 101, 425 S.E.2d 508 
(1993). 

9  Highway Commissioner v. Herndon, 225 Va. 380, 302 S.E.2d 55 (1983)
10  Knight v. Grim, 110 Va. 400, 66 S.E. 42 (1909). In this case a petition to take for school 

board purposes was filed in 1886, the school board took possession in 1886, 
commissioners were appointed to view the land and ascertain compensation, made 
their report, the compensation was paid and an order entered in 1893. Color of title did 
not begin until 1893, and at the time of the trial proceeding (1908), the statutory period 
for a claim of adverse possession and not yet expired.
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change in the industry on the Sykes? watch. ?We didn?t have 
nearly as many options for title policies in the past,? Bea notes. 
?Now, there are more and more laws and regulations. One can 
search title from home? no need to go to the courthouse and 
do a 60-year search!? But Bea is the first to recognize that the 
?old ways? aren?t always the best ways anymore. 
?Unfortunately, some agents insist on doing business the way 
they always have. They don?t want to change.?

After 60 years of marriage, Bea and Junny Sykes are still 
going strong. And after 20 years of working together, they 

make an excellent example of the very best the title industry in 
Virginia has to offer. As they enter retirement together, the 
VLTA thanks them for setting an example title professionals 
can be proud of.?

Shortly after this article was originally written, but prior to its 
publication, Bea Sykes announced her retirement after over 40 
years of serving clients in the title industry. Both WFG National 
Title and VLTA thank Bea and Junny for their myriad of 
contributions, and wish them the best in the future.

June 1-3, 2017 | Lansdowne Resort & Spa

44050 Woodridge Pkwy, Leesburg, VA 20176

Register by Paper  |  Register Online 

Join us for  a spectular  event  featuring 9 continuing 

education credits for title insurance agents, attorneys, settlement agents and title 
examiners. Focusing on current issues, the education sessions will help you and 
your business to stay on top of your game in an ever-changing marketplace. 

The event also features several destination events for our attendees. Join us for 
exciting golf anytime during the event, a kayaking and paddle-boarding 
adventure, a luxurious spa day, a fun Arnold Palmer BBQ, a hilarious amphitheater 
event, a kooky moonshine cocktail hour and Gala, diverse hotel amenities, and 
even optional excursions into Washington DC and surrounding wineries. Take time 
to relax in this fabulous resort with friends and colleagues. 

Lansdowne is a 4-star hotel and resort and one of the top 10 Virginia destinations. 
With golf, hiking trails, an elaborate pool, and plenty of family activities, you can 
bring the whole family for a fabulous weekend vacation. 

 Education  |  Accommodations  |  Schedule  |  Pricing

Bea and Junny continued
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Member Discount  Programs
VLTA is shopping and everyone likes a discount! We know that title industry professionals do business with vendors they trust. If 

you know of a vendor who excels when it comes to service and quality ? let us know. We would like the opportunity to negotiate a 

discount for all our members statewide.

A sampling of Member Discount participants are below.  For more information, please email us directly. If you are a Member, simply 

click on the logo below to be redirected to the Member Discount offer. (Member login required.) Learn more about this month?s 

featured partner at 

Across
1. A real estate deed in Virginia must contain?

3. In Virginia the recordation of documents is dictated by 
what Statute?

8. The abbreviation for Uniform Electronic Transactions is 
called? 

Down
2. Electronic recording eliminates the use of what?

4. What is the process of transmitting real property 
documents electronically?

5. A person e-recording is called?

6. One standard legislation established for e-recordings is 
called?

7. The 3 basic rules that apply to recordings are called?

9. According to the U.S. Federal ENSIGN Act passed in 
2000, an electronic signature is sometime called?

10. One key legal issue that comes with e-identity is?

Crossword
e-recordings, to be or not to be

VLTA EXAMINER? VOLUME  23.1, SPRING 2017? www.VLTA.org? 29

See solution
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The Virginia Land Title Insti-
tute is a unique online training 
portal designed exclusively for 
Virginia title insurance profes-
sionals. The Virginia Land Title 

Institute is the proud host of over 80 hours of Continuing Edu-
cation for Title Insurance Agents, Attorneys, Title Examiners 
and Title Settlement Agents. Be sure to inquire about all-
inclusive VLTA membership to access our complete catalog for 
free! Visit the Virginia Land Title Institute today.

Virginia Land Title Institute

Title Insurance Pre-Licensing Course
The Title Insurance Pre-Licensing course is likely your first 

step in a new career. Whether you are a seasoned industry 
professional, or a fresh face, we welcome you to our class. VLTA 
provides concierge service to all students. We walk you through 
every step of the licensing process, and even help you locate 
resources to start your business, grow your business, and more. 
We are connected with every aspect of title insurance ?  no 

other provider can help you get started like 
VLTA. There?s more? Our instructor is an 
industry veteran, both an attorney and an 
underwriter, and works hard to prepare you 
for success on your exam. With Kevin 
Pogoda, you?ll enjoy a riotous 2 days of class 

?  we keep it fun! You?ll also benefit from the broad and 
hands-on experience of a fabulous instructor. Kevin Pogoda is a 
nationally renowned speaker who has engaged audiences of all 
kinds with his humorous and thrilling style. More st ill? With 
VLTA, you?ll have access to ongoing continuing education 
resources, the support of a caring home office, and the boost of 
our statewide network of professionals.

 If you have questions, we have answers. And most 

importantly?  our students succeed! With exam-focused 
preparation, our students boast the highest pass rate of any 

provider in Virginia. VLTA is your best choice for success. 

Course Details
The 16-Hour Course is delivered in eight 2-hour sessions, 

each complete with a narrative PowerPoint explaining each 
concept covered in the outline as well as learning checks to 
ensure you are progressing with the knowledge you need to pass 
the exam. At the end of the course, you will have access to study 
questions to prepare for the exam. Once you have successfully 
completed all portions of the class, you will be able to print the 
required course completion paperwork so that you can sit for 
the exam. You are also welcome to contact our instructor at any 
time during the course to ask questions one on one ?  YES! 
That?s right! You?ll have live instructor interaction at your 
disposal throughout the course by phone or email. No other 
course in Virginia offers such a vast array of resources to 
students at such a great price! 

Register online at the Virginia Land Title Institute.

The Virginia Certified Title Examiner 
(VCTE) Course by Julie Ann Rutledge, 
Instructor, is a basic introduction to title 
examination in Virginia. Covering a broad 
base of Virginia laws and statutes related to 
title examination, processes, and basic 
underwriting, the course prepares a new 

examiner for training in the field and ensures that existing 
examiners have a comprehensive understanding of basic title 
examination. This course is appropriate for new title 

examiners, paralegals, attorneys, and title settlement agents. 
The VCTE Course was established in August 2012, to create 

a basic foundation and to provide structured education on the 
basic title examination principles, practices and standards for 
title examination education in Virginia. The goal was also to 
create meaningful education of title search and examination 
fundamentals in order to provide a platform for continuing 
education to ensure that certified title examiners remain 
current on industry and regulatory changes in Virginia.

Register online at the Virginia Land Title Institute. 

Virginia Certified Title Examiner Course
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VLTA membership comes with important benefits
Education

Virginia Land Title Association is the only provider of the full suite of Virginia-specific land title education programs. VLTA offers 

online pre-licensing education; the Virginia Certified Title Settlement Agent ? course; the Virginia Certified Title Examiner ? course; 

continuing education; continuing legal education; and certification continuing education both live and online. Earn your mandatory 4 

hours of non-agency sponsored credits while engaging with national and local experts. VLTA members have access to 100% FREE 

online continuing education, 50% off licensure and certification courses; free regional education events; and up to 50% off our Annual 

Convention.

Advocacy
Virginia Land Title Association supports your business and the industry through advocacy and direct lobbying. Each year, we review 

and track dozens of proposed bills; develop relationships with key legislators; interact directly with entities such as the Housing 

Commission, the Virginia Insurance Continuing Education Board, the Virginia Court Clerks Association, and the Virginia State Bar; 

offer members engagement support through TAN; and propose and support VLTA-developed legislation. Our legislative committee is 

an active and thriving committee dedicated to bolstering the interests of our industry.

News, Updates, and Trainings
As a member of VLTA, you will be part of a community of professionals in the know. VLTA keeps you up to date on industry news; 

trains you for upcoming regulatory changes; and helps you stay in business with targeted workshops and webinars. A recent industry 

survey showed that as of May 14, 2015, roughly 50% of VLTA members were prepared to undergo Best Practices certification, compared 

to roughly 15% of the industry at large. VLTA members are prepared to compete in this ever-changing marketplace. Are you? 

Choose Your Level of Benefits
This year, Virginia Land Title Association is offering a tiered member benefits program. Companies can choose their level of benefits 

based on their needs. We encourage all members to consider the all-inclusive membership model. For just a few dollars more each year, 

members will have access to our new, world-class online continuing education portal, deep discounts on Convention, and free 

attendance at regional events. Who could ask for more?

RENEW YOUR MEMBERSHIP
JOIN VLTA
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