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INTRODUCTION TO


REQUIREMENT SERIES

The Company’s form of Preliminary Report requires that all numbered Schedule B exceptions shall be actual exceptions to title, meaning those items that would be shown in a policy if such were issued at the time of the report.  For this reason certain other matters to be shown on a preliminary report such as notes ("No conveyances within 6 months,"), or requirements ("We will require a copy of the trust," etc.) cannot be shown as numbered items.

The Company’s practice is to first list the actual exceptions to title, starting with taxes and assessments, and numbering each exception in sequence.  Following this listing, add the phrase "END OF SCHEDULE B."  A separate Notes & Requirements Section, lists the various notes and requirements, if any; number each note and requirements as Note No. 1, Note No. 2, Req. No. 3, etc.

There is an added advantage to this separation.  When a Note or Requirement is to be deleted before the policy is issued, it will not be necessary to change or renumber the Schedule B items that will carry forward to the policy.

RQ   1
Statement of Information Required
Req. No. ___:  The Company will require a statement of information from the parties named below in order to complete this report, based on the effect of documents, proceedings, liens, decrees, or other matters which do not specifically describe said land, but which, if any do exist, may affect the title or impose liens or encumbrances thereon.

Parties:

(Note:  The statement of information is necessary to complete the search and examination of title under this order.  Any title search includes matters that are indexed by name only, and having a completed statement of information assists the Company in  the elimination of certain matters which appear to involve the parties but in fact affect another party with the same or similar name.  Be assured that the statement of information is essential and will be kept strictly confidential to this file.)

Comment:
Show this Requirement in the Notes & Requirements  Section of the Preliminary Report whenever there are liens,  judgments, etc., revealed in the search against  parties having the same or similar names as the  parties in the title order.  This would apply  mostly to common surnames:  Smith, Jones, Gomez,  etc.  Based on local practice, the Title Department  Manager may require that this note be shown on any  report where no statement of information has been  furnished.  If the names of the buyers are not  known, show "The buyers/sellers in this title order"  for the "Parties."

Reference:
CLTA 31.02 A

Revised Ogden, Volume II, 19.17 - 19.31, inclusive

RQ   2
Requirement of Joinder of Spouse of Vestee
Req. No.      :  The Company will require that the spouse of the vestee named below join in any conveyance or encumbrance before such transaction can be insured.

Vestee:

Comment:
This Requirement is to be shown in the Notes & Requirements Section of the Preliminary Report where Code VE 4 is shown in Schedule B.

Reference:
CLTA  10.07 C, 3

RQ   3
Requirement of Joinder of Spouse If Vestee Married
Req. No. ___:  If any of the vestees herein are now married, this Company will require that the spouses of said vestee(s) join in the execution of any conveyance or encumbrance of said property.

Comment:
This Code is to be shown in the Notes section of the preliminary report where your vesting is not shown as husband and wife and there is a question as to any community interest.  In the event your vestee is married, and this is disclosed of record, the proper code to use is RQ-2.

Reference:
Pacific States Bulletin No. 86-1

CLTA 10.07

RQ   4
Termination of Joint Tenancy or Life Estate

Req. No.      :  The Company will require that there be established of record the death of the decedent named below, whose interest was established in the deed

Executed by: 

To:

Decedent:

Recorded:

Instrument/File No.

Book         Page     of Official Records

Comment:
Show this Requirement in the Notes & Requirements Section of the preliminary report when a joint tenant or life tenant is deceased, but the necessary documents to terminate the interest are not of record.  This could apply when the tenancy is created in the deed to the present owner, or in a prior deed in the chain.  The procedure is to vest in the survivor(s) and show this Requirement as a numbered requirement and make reference in the vesting like "________________ subject to Req. No. __________".  Also consider showing the lien for state and federal estate taxes (TL 4, TL 5 and TL 6).

Reference:
CLTA 30.08

RQ  5
Acknowledgment of Satisfaction, Spousal or Child Support
Req. No.      : The Company will require an Acknowledgment of Satisfaction of Matured Installments in recordable form, as it applies to Item No.      of Schedule B.  The Acknowledgment must conform to the provisions of Section 724.250 Code of Civil Procedure.  It should be executed by the named judgment creditor or if the judgment provides that payments be made to a district attorney or other officer of the court, then the officer should execute the Acknowledgment of Satisfaction of Matured Installments.

Comment:
This Requirement must always be used in the Notes & Requirements Section of the Preliminary Report where an alimony, spousal or child support judgment is shown.  It may be deleted when the judgment debtor is going out of title, only if the Acknowledgment indicates all installments which had matured prior to the date of the policy had been paid.  If the debtor continued in title on the policy, then Code JG 6 must be shown on the policy with Code JG 7 as a subparagraph.

Reference:
CLTA 16.11 and 31.05 E, F.

RQ   6
Requirement to Submit Unrecorded Lease
Req. No.      :  The Company will require that a full copy of any unrecorded lease referred to in Schedule A be furnished to this Company, together with all supplements, assignments and amendments, before issuing any policy of title insurance.

Comment:
This Requirement must be shown in any report where the lease to be insured is unrecorded and disclosed by a memorandum or short form of lease.  This Requirement can be deleted after the Title Department Manager has given approval to do so.

Reference:
CLTA 32.01 C, 3

Revised Ogden, 12.5 and 12.6

RQ   7
Requirement of Certificate, Low-Income Housing

Req. No.     : The Company will require a certification signed by an authorized representative of the   (city/county)  of        , stating that there has been full compliance with the provision of the low-income housing program as referenced in Item No.       of Schedule B herein.

Comment:
When PIQ is subject to "low-income" housing legislation (Codes CC 13, CC 14, CC 15 and CC 16), it is necessary to obtain certification of compliance from the city or county.  Until such certification is received, this Requirement must be shown in the Notes & Requirements Section of the Preliminary Report.

Reference:
CLTA 13.06 B

RQ   8
No Record of Corporation in Title 
Req. No.     :  The Company will require evidence, satisfactory to the Company, that the vestee corporation named herein

(a)
was duly incorporated on          , the date title was acquired by the said corporation; and

(b)
is now of good standing and authorized to do business in the state or country where the said corporation was formed.

Comment:
Show this write-up in the Notes section of the preliminary report when the vestee is identified as a corporation, but inquiry to the Corporate Filings Office in Sacramento shows no record of such corporation.

Reference:
CLTA  11.0 - 11.19

RQ   9
No Record of Corporation Acquiring Title
Req. No.     : The Company will require evidence, satisfactory to the Company, that  the corporation named below  is (i) validly formed on the date when documents in this transaction are to be signed,  and (ii) in good standing and authorized to do business in the state or country where the corporation was formed.

Corporation:

Comment:
Show this Requirement in the Notes & Requirements Section in the Preliminary Report when the buyer is identified as a corporation, but inquiry to the Corporate Filings Office in Sacramento shows no record for such corporation.

Reference:
CLTA 11.0 to 11.9

RQ   10
Requirement for Corporate Resolution
Req. No.     :  The Company will require a certified copy of the Resolution of the Board of Directors of the following corporation authorizing the transaction for which this Preliminary Report was ordered.

Corporation:

Comment:
This Requirement is to be shown in the Notes & Requirements Section of the Preliminary Report where a Corporation is to execute a deed of trust or convey property by deed.

Reference:
CLTA  11.06

RQ   11
Subdivision Map Act Compliance
Req. No.    :  Information in possession of the Company indicates that a division of land, as defined in Government Code Section 66424, is contemplated in the current transaction, or has been divided from a previously existing parcel of land, and involves the land described in this report.  Such division of land or contemplated division of land, would appear to fall within the purview of the Subdivision Map Act (commencing with Government Code Section 66410), and as a prerequisite to the issuance of any title insurance at least one of the following requirements must be accomplished to the Company's satisfaction:

(A)
That a Final (Tract) Map has been recorded in compliance with the Subdivision Map Act and related ordinances;

(B)
That a Parcel Map has been recorded in compliance with the Subdivision Map Act and related ordinances;  or

(C)
That a Certificate of Compliance as provided for in the Subdivision Map Act has been recorded; or that other satisfactory evidence indicating compliance or nonviolation be furnished.

Comment:  
Use this Requirement in the Notes & Requirements Section of the Preliminary Report whenever the customer's request is for a report or policy describing a parcel of land which, if conveyed, encumbered or leased, would create a subdivision or "lot split."  Refer any questions on 'lot splits' to the Title Department Manager, who will be guided  by the provisions of CLTA  34A.04 B.

Reference:
CLTA 34A.00 D;  34A.04 B

RQ   12
Requirement for Unincorporated Association,


Other than Fraternal or Labor
Req. No.     :  The Company will require the following in order to insure title in, or conveyance from, the entity named below.

(A)
A copy of the By-laws or Articles of Association (sometimes known as the "Agreement" or "Charter")

(B)
A copy of a Resolution of the Association approving the present transaction and identifying the subject land.  The Resolution should also state that the transaction is necessary for the business purposes of the Association and should name the parties who are authorized to execute documents for the Association.

(C)
A statement pursuant to Section 20002 Corporations Code, acknowledged, verified, and recorded in this County.  Such Statement must include (i) the name of the Association, and (ii) the names and titles of its officers, plus the names of other persons authorized by the Association to sign documents affecting real property.

Entity:

Comment:
Use this Requirement when the present owner, or the entity coming into title, is an unincorporated association but not a benevolent, fraternal, or labor organization.  Insert the name of the association in quotes exactly as it appears of record or as furnished by the customer.  The Manager of the Title Department must approve use of this Code.

Reference:
CLTA 59.09, 59.10 and 59.11

Revised Ogden, 6.66 - 6.68

RQ   13
Requirement for Unincorporated Association,


Fraternal or Labor
Req. No.    :  The Company will require the following in order to insure title in, or a conveyance from, the entity named below.  

(A)
A copy of the By-laws or Articles of Association (sometimes known as the "Agreement" or "Charter").

(B) 
A copy of the Resolution of the Association approving the present transaction and identifying the subject land.  The Resolution should also state that the transaction is necessary for the business purposes of the association and should name the parties who are authorized to execute documents for the Association.

Entity:

Comment:
Use this Requirement when the present owner, or the entity coming into title, is a benevolent, fraternal, or labor organization that is holding title as an unincorporated association.  Use of this Requirement must be approved by the Manager of the Title Department.  Insert the name of the Association in quotes exactly as it appears of record or as furnished by the customer.

Reference:
CLTA 59.09, 59.10 and 59.11

Revised Ogden, 6.66 - 6.68

RQ   14
Requirement for Forms LP1 or LP5
Req. No.    : The Company will require a certified copy of Form LP1 or LP5, whichever is applicable, filed with the office of the Secretary of State, pursuant to the California Revised Limited Partnership Act, Corporations Code Sections 15611 through 15723 by the following limited partnership:

Limited Partnership:

RQ   15
Certificate Required for Limited


Partnership Formed After 7-1-84
Req. No.     :  The Company will require that there be filed in the office of the Secretary of State a certificate of limited partnership in compliance with the provisions of The California Revised Limited Partnership Act, Section 15611, et seq., Corporations Code and that a Certified Copy thereof be recorded.

Vestee:

Comment:
Use this Requirement when it is disclosed that a new limited partnership is to be created.

Reference:
CLTA 44A.00, etc.

Revised Ogden, 6.70

RQ   16
Limited Partnership Formed Prior to 7-1-84
Req. No.    :  The Company will require that there be filed in the office of the Secretary of State a certificate of limited partnership for the vestee named below, in compliance with the provisions of the California Revised Limited Partnership Act, Section 15611, et seq., Corporations Code, or that the general partner(s) provide satisfactory written assurance to the Company that the certificate of limited partnership recorded as referenced below is accurate and up-to-date and that the limited partnership has not elected to be governed by the provisions of the California Revised Limited Partnership Act.

Vestee:

Recorded                  

Instrument/File No.                     Book        Page          of Official Records

Comment:
Use this Requirement when it is disclosed that an existing limited partnership desires not to be governed by The New California Revised Limited Partnership Act.

Reference:
CLTA  44A.00, etc.

Revised Ogden, 6.70

RQ 17

Statement of Partnership Authority Required

Req. No.____:  The Company will require that a certified copy of the Statement of Partnership Authority (Form GP-1) filed in the Office of the Secretary of State for the partnership named below be recorded in the Office of the County Recorder for the county in which the land is located as provided in Corporations Code Section 16105.  In addition the Company will require a list of the names and mailing addresses of all partners in the partnership if not set forth in the Statement of Partnership Authority.

Partnership:  

Comment:
This requirement should be used in all Preliminary Reports when the present owner of the land is a general partnership and no certified copy of its Statement of Partnership Authority is recorded in the County Recorder's Office.  This requirement should also be used for general partnerships acquiring title and executing a deed of trust which will be insured.  In such cases the Statement of Partnership Authority should be filed with the Secretary of State and a certified copy thereof recorded prior to or concurrently with the deed into the partnership.

Reference:
CLTA Manual Section 44C.00, et seq.

[Revised:  3/1/2002]

RQ   18
Partnership Agreement Required
Req. No.     :  The Company will require that it be provided with a full copy of the  partnership agreement of the partnership named below, together with all supplements or amendments thereto, before issuing any policy of title insurance.

Partnership:

Comment:
Use this Requirement when the owner of the land is a partnership and no agreement of partnership is of record, as it is necessary to examine a copy of the agreement and any amendments thereto to determine who may execute documents for the partnership.

Reference:
CLTA  44.00, etc.

Revised Ogden, 6.70

RQ   19
Requirement of ALTA Survey

Req. No.    :  The Company will require that an accurate ALTA/ACSM survey of said land be submitted to it for review and approval. Additional exceptions may be added to this report or the policy(ies) to be issued following a review of such survey. It is recommended that the surveyor contact the Company prior to starting the survey.

Comment:
Show this Requirement on the Notes & Requirements Section of the Preliminary Report for any ALTA Owner's policy or any ALTA lender's policy, when it is determined that a survey is required.  Also include AL6.1 in Schedule B of the report.  Remember that CLTA Manual, Section 34B.00 contains the requirements for an ALTA survey.  Usually it is more efficient to make the inspection after the survey is completed so that the survey may be referred to.

Reference:
CLTA 34B.00

Revised Ogden, 31.9 and 31.10

RQ   20
 Approval by Architectural Review Committee

Req. No.    :  The Company will require that it be furnished written evidence that the plans and specifications for the improvements on said land were approved by the architectural committee, referred to in the declaration of covenants, conditions and restrictions shown as Item No.      .

Comment:
Whenever the title policy to be issued will include certain of the Endorsement 100 series (violation of CC&Rs), the CC&Rs must be examined to determine if they provide for obtaining approval from the architectural review committee.  If such approval is required, show the above Requirement in the Notes & Requirements Section of the Preliminary Report.  Such need for approval can apply, not only to the main residence or building, but also to walls, fences, landscaping, etc.  Deletion of this Requirement must be approved by the Title Department Manager.

RQ   21
Homeowners' Association Statement
Req. No.     :  The Company will require that it be furnished a written statement from the Homeowners' Association of which said property owner is a member, which will provide that all liens, charges and/or assessments levied on said land have been paid.  Said statement should provide clearance up to and including the time of closing.  In order to avoid unnecessary delays at the time of closing, we ask that you obtain and forward said statement at your earliest convenience.

RQ   22

Status of Vestee Requirement
Req. No.    :  The Company will require that it be provided with evidence of the marital status of the vestee named in Schedule A.

Comment:
Use this Requirement  where the vesting deed does not disclose the status of the parties acquiring the title.

RQ   23
Trust Requirement
Req. No.    :  The Company will require that it be provided with either (i) a complete copy of the trust agreement and any amendments thereto certified by the trustee(s) to be a true and complete copy with respect to the hereinafter named trust, or (ii) a Certification, pursuant to California Probate Code Section 18100.5, executed by all of the current trustee(s) of the hereinafter named trust, a form of which is attached.

Trust:

Comment:
Use this Requirement  whenever the Company will be insuring based upon any deed or other conveyance, deed of trust or request for reconveyance executed by the trustee(s) of any trust.

RQ   24
Requirement of Owner's Information Statement
Req. No.    :  The Company will require that the attached "Owner's Information Statement" be completed by the owner of the estate described or referred to in Schedule A immediately prior to the close of this transaction and be returned to us.

The purpose of the Owner's Information Statement is to provide the Company with certain information that cannot necessarily be ascertained by making a physical inspection of the land.

Comment:
Use the following Requirement on Preliminary Reports when dealing with:

A.  All ALTA Owner's policies

B.  All ALTA Loan policies when dealing with

 commercial/industrial property

RQ   25
Limited Liability Company (California)
Req. No.    :  The Company will require that it be provided with the following with respect to the California limited liability company named below:

A.  A copy of its operating agreement and any amendments thereto;

B.  A certified copy of its articles of organization (LLC-1), any certificate of correction (LLC-11), certificate of amendment (LLC-2), or restatement of articles or organization (LLC-10); and

C.  A copy of the current Statement of Information form (LLC-12) filed with the Secretary of State.

Limited Liability Company:

Comment:
Use this Requirement  whenever the Company will be insuring based upon any deed or other conveyance, deed of trust or request for reconveyance executed by a California limited liability company.

RQ     26
Limited Liability Company (Foreign)
Req. No.     :  The Company will require that it be provided with the following with respect to the limited liability company named below:

A.  A current copy of the formation document certified by the appropriate state official;

B.  A copy of the LLC Agreement and any amendments thereto; and

C.  A certified copy of form LLC-5, if the form has been filed with the California Secretary of State.

Comment:
Use this Requirement  whenever the Company will be insuring based upon any deed or other conveyance, deed of trust or request for reconveyance executed by a limited liability company formed under the laws of a state other than California.

RQ    27
Notice of Completion
Req. No.    :  The Company will require that, upon completion of the improvements under construction on the land,  a Notice of Completion be recorded in the office of the County Recorder.

RQ    28
Recording of U. S. Patent
Req. No.    :  The Company will require that the Patent from the United States of America referred to below, or a certified copy thereof, be recorded in the Office of the County Recorder for the county in which said land is situated:

Patent No.

Date of Patent:

Patentee:
RQ    29
Independent Administration of Estates Act
Req. No.    :  If the transaction for which this Preliminary Report was order is to be consummated under the authority granted by the Independent Administration of Estates Act, the Company will require that it be provided with the following:

A.  A certified copy of the Letters granting the Administrator authority under the Act which must be recorded;

B.  A copy of the Advise of Proposed Action, subsequent to its filing with the Court;

C.  A copy of the Proof of Service, attesting that the Advice of Proposed Action was either personally served or sent by first class mail to all known heirs, devisees, legatees. or persons requesting special notice; and

D.  An affidavit executed by the Administrator, dated not less than 15 days after personal service or not less than 20 days after mailing of the Advice of Proposed Action, attesting that no objection was received by the Administrator and that he is not aware of any petition filed with the Court to terminate his authority, and that he will advise the Company of any change occurring prior to closing.

Comment:
Include this Requirement whenever the transaction for which a Preliminary Report was ordered involves a sale of property by the Administrator of an Estate acting pursuant to the Independent Administration of Estates Act.

Reference:
CLTA 17C:03B

California Probate Code Sections 10400-10592

Commonwealth Underwriting Bulletin 92-12

Lawyers Pacific States Bulletin 88-11

RQ    30
Deed in Lieu of Foreclosure Estoppel Affidavit
Req. No.    :  The Company will require that it be provided with an Estoppel Affidavit executed by the grantor named below, substantially in the form attached.  In lieu of the Affidavit, if the parties have entered into a formal agreement which addresses the issues of consideration and finality of the conveyance, please furnish a copy thereof for review.

Grantor:   

Comment:
Use this Requirement whenever the Company is insuring based upon a deed in lieu of foreclosure.  Forms of Affidavits for individual and corporation are set forth in section 14.05 of the CLTA Manual.  When the deed is of record and particularly if the deed of trust has been reconveyed, consult the Title Department Manager prior to questioning the sufficiency of the deed.  In the event that the deed has not been recorded, consider 14.05B of the CLTA Manual and consult with the Title Department Manager to determine specific requirements which may also include the recitals in the deed.  See RQ 30.

RQ    31
Deed in  Lieu of Foreclosure Recital
Req. No.    :  The Company will require that the deed in lieu of foreclosure contemplated by the transaction for which this Preliminary Report was ordered include the following recital:

This Deed is an absolute conveyance, the Grantor having sold said land to the Grantee for a fair and adequate consideration, such consideration, (in addition to that above recited), being full satisfaction of all obligations secured by the Deed of Trust executed by                                                                                                    
to                                                                                                   , as Trustee in favor of                                                                                               , as Beneficiary

recorded                                                   , as Instrument No.                                 .

Grantor declare(s) that this conveyance is freely and fairly made, and that there are no agreements, oral or written, other than this Deed between Grantor and Grantee with respect to said land.
RQ  32
Alien Entities
Req. No.      :  The Company will require that it be provided with satisfactory evidence that the entity named below is validly formed and existing and has capacity to acquire, hold and convey interests in real property and that the governing body of said entity has authorized the execution of all conveyances or other documents which are part of the transaction f

or which this report was ordered.

RQ  33
Public Benefit Corporation Sale, Encumbrance, Etc. 

of Health Facility
____.  The Company will require satisfactory evidence that the vestee corporation named herein has obtained a waiver or consent from the California Attorney General pursuant to the provisions of California Corporations Code Sections 5914, 5915 and 5916, with respect to the sale, transfer, lease, exchange, option, conveyance or other disposal of the land.

Comment:
Use this Requirement in the Notes & Requirements Section of the Preliminary Report whenever issuing any policies in connection with any sale, transfer, lease, exchange, option, conveyance or other disposal by a Public Benefit Corporation of a health facility.

Reference:
CLTA Manual Section 27.50

[New:  3/1/2002]

RQ   34          Corporation in Title is Suspended
Req. No.     :  The Company will require evidence, satisfactory to the Company, that the vestee corporation named herein, which was suspended, has been reinstated by the California Franchise Tax Board.

Comment:
Show this write-up in the Notes section of the preliminary report when the vestee is identified as a corporation, but inquiry to the Corporate Filings Office in Sacramento shows that the corporation is suspended. Note that under R&TC Section 23301, the corporate powers, rights and privileges of both domestic and foreign corporations can be suspended for failure to pay annual franchise taxes.

Reference:
CLTA  11.0 to 11.9

[New:  3/1/2002]

RQ   35         Corporation Acquiring Title is Suspended
Req. No.     : The Company will require evidence, satisfactory to the Company, that  the corporation named below , which was suspended, has been reinstated by the California Franchise Tax Board.

Corporation:

Comment:
Show this Requirement in the Notes & Requirements Section in the Preliminary Report when the buyer is identified as a corporation, but inquiry to the Corporate Filings Office in Sacramento shows that the corporation is suspended. Note that under R&TC Section 23301, the corporate powers, rights and privileges of both domestic and foreign corporations can be suspended for failure to pay annual franchise taxes.

Reference:
CLTA 11.0 to 11.9

[New:  3/1/2002]

RQ  36
Lease Estoppel Affidavit

_____.  The Company will require a satisfactory estoppel affidavit executed by the current holder of the lessor's interest in the lease set forth as Item _____ of Schedule B which identifies and confirms the existence of the lease and all amendments thereto and which states that the lessee is not in default under any of the terms and conditions of said lease and that said lease is in full force and effect.

Comment:
Use this Requirement in the Notes and Requirements Section of the Preliminary Report whenever issuing any policies where the estate or interest in the land is an existing lease.

Reference:
CLTA Manual Section 32.10

[New:  3/1/2002]
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